AGENDA ITEM
8 Planning & Zoning
Meeting
2/1/2024
MEETING DATE
TO: Planning and Zoning Board Members DATE: January 19,2024
FROM: Evan Walsnovich, Planner PHONE: 904 209-0596
SUBJECT OR TITLE: CPA(SS) 2023-09 Preserve at Wards Creek
AGENDA TYPE: Business Item, Ex Parte Communication, Recommendation, Report
PRESENTER: Thomas Ingram - Sodl & Ingram, PLLC

BACKGROUND INFORMATION:

Request for a Small Scale Comprehensive Plan Amendment to amend the Future Land Use Map designation from Agricultural-
Intensive (A-I) to Residential-D (Res-D) with a text amendment limiting development to 15 units per net developable acre, for
approximately 19.22 acres of land located at 6351 County Road 16A. This application is a companion item to PUD 2023-18.

SUGGESTED MOTION/RECOMMENDATION/ACTION:

APPROVE: Motion to recommend approval of CPA(SS) 2023-09 Preserve at Wards Creek, based upon four (4) findings of
fact as provided in the Staff Report.

DENY: Motion to recommend denial of CPA(SS) 2023-09 Preserve at Wards Creek, based upon four (4) findings of fact as
provided in the Staff Report.
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Growth Management Department

Planning Division Report
s21 Application for Small Scale Comprehensive Plan Amendment
CPA(SS) 2023-09 Preserve at Wards Creek

Planning and Zoning Agency
Evan Walsnovich, Planner
January 26, 2024

CPA(SS) 2023-09 Preserve at Wards Creek

Request for a Small Scale Comprehensive Plan Amendment to
amend the Future Land Use Map designation from Agricultural-
Intensive (A-1) to Residential-D (Res-D) with a text amendment
limiting development to 15 units per net developable acre,
provided, however, that at the time of initial development and until
December 31, 2053, all residential uses on the property shall be
income-restricted and rent-restricted for affordable housing
consistent with the State Housing Initiatives Partnership program
or other similar program administered by the Florida Housing
Finance Corporation or successor agency. The subject property
contains approximately 19.22 acres of land located at 6351 County
Road 16A. This application is a companion item to PUD 2023-18,
which proposes 288 affordable housing units.

Thomas Ingram - Sodl & Ingram, PLLC
Bull Pasture, LLC
Planning and Zoning Agency — February 1, 2024

Board of County Commissioners — March 19, 2024

District 2

SUGGESTED MOTION/ACTION

APPROVE: Motion to recommend approval of CPA(SS) 2023-09 Preserve at Wards
Creek, based upon four (4) findings of fact as provided in the Staff Report.

DENY: Motion to recommend denial of CPA(SS) 2023-09 Preserve at Wards Creek,
based upon four (4) findings of fact as provided in the Staff Report.
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MAP SERIES
Locatlon The subject property is located on the western corner of County Road 16A and State Road 16.
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Aerial Imagery: The subject property is approximately 19.22 acres in size, including approximately .55 acres
of wetlands. The subject property is currently vacant and lies to the east of the Wards Creek Planned Unit
Development, and to the west of the Bridle Ridge Planned Unit Development, where a U-Haul facility is under

construction. Property to the south includes mobile homes, and property to the north across County Road 16A
is currently undeveloped.
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Existing Future Land Use: The subject property is currently designated Agriculture Intensive (A-I) on the
Future Land Use Map. Properties in the immediate area are designated Rural Commercial, Commercial,
Residential-B and Rural/Silviculture (R/S).
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Proposed Future Land Use: The applicant is proposing a Residential-D (Res-D) Future Land Use
designation. with a text amendment limiting development to 15 units per net developable acre, provided,
however, that at the time of initial development and until December 31, 2053, all residential uses on the
property shall be income-restricted and rent-restricted for affordable housing consistent with the State
Housing Initiatives Partnership program or other similar program administered by the Florida Housing

Finance Corporation or successor agency.
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Zoning District: The subject property is zoned Open Rural (OR). The surrounding area is zoned OR and
PUD.
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APPLICATION SUMMARY
This is a request to amend the Future Land Use Map (FLUM) designation from Agricultural-Intensive (A-I)

to Residential-D (Res-D) with a text amendment limiting development to 15 units per net developable acre,
for approximately 19.22 acres of land located at 6351 County Road 16A. The text amendment provides
however, that at the time of initial development and until December 31, 2053, all residential uses on the
property shall be income-restricted and rent-restricted for affordable housing consistent with the State
Housing Initiatives Partnership program or other similar program administered by the Florida Housing
Finance Corporation or successor agency. Proposed changes to increase the allowed density of the subject
property are subject to the provisions of Chapter 163, Florida Statutes. A companion PUD zoning was
submitted with the small-scale comprehensive plan amendment. The applicant is proposing 288 affordable

housing units.

IMPACT REVIEW

Transportation:

The following assessment is a non-binding traffic impact analysis for Preserve at Wards Creek (PUD 2023-18
& CPA(SS) 2023-09) to assess for potential impact based solely upon the applicant's intent to develop within

this Comprehensive Plan Amendment application from Agricultural Intensive to Residential D for 19.22 acres.

In accordance with the CPA application, the applicant seeks to change the existing Agricultural Intensive
future land use designation to Residential D future land use to allow for the development of an affordable
housing apartment complex. Based on the companion PUD rezoning, the development is proposed to consist

of 288 affordable multi-family (apartment) units.

The proposed 288 affordable housing units is estimated to generate 1,214 daily trips and 112 p.m. peak hour
trips (ITE LUC 223 Affordable Housing).

A preliminary proportionate fair share analysis is provided for the proposed residential development
consisting of 288 affordable housing units. Based on the current roadway status within the 4-mile radius study
area (Transportation Analysis Spreadsheet dated 6/1/2023), including trips from pending concurrency
applications, the following roadway segments are currently projected to be adversely impacted based

on total committed traffic:

Link 24 (CR 16A from River Reach Pkwy to SR 16)

Link 91.1 (SR 16 from CR 16A to IGP)

Link 91.2 (SR 16 from IGP to CR 2209)

Link 92.11 (SR 16 from CR 2209 to S. Francis Rd.)

Link 92.12 (SR 16 from S. Francis Rd. to West Mall Entrance)

Link 170 (Silverleaf Pkwy from SR 16/CR 16A to CR 2209)

Link 171.2 (CR 2209 from Silverleaf Pkwy to First Coast Expressway)
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Deficient Roadways Map: Adversely impacted segments are those roadway segments within the 4-mile
radius study area that are currently over 100% of capacity based on total committed traffic and are impacted by

project traffic at 1% or greater of the approved maximum service volume.
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The required proportionate fair share for impacts to the adversely impacted segments shown above is currently
estimated to be $4,498,117.00 (preliminary estimate 10/19/2023), subject to final review in conjunction with
a formal concurrency application currently in review (CONMA]J 2023-06). The concurrency application is still

under review pending intersection analyses and school concurrency determination.

The current status of construction and/or proportionate share commitments for the adversely impacted

segments is provided in the table below. The applicant has indicated intent to use the required proportionate

share to construct roadway improvements in the area, which will be the subject of a future Proportionate Fair

Share Agreement.
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Impacted Roadway Commitments
Link | Roadway Improvement | Estimated Current Current Preserve at
ID Needed Improvement | Commitments | Status Wards
Costs (2022) Creek PFS
24 CR 16A (River Widen to 4- $32,021,010 No Commitments | Unfunded $2,244,673
Reach Pkwy to Lanes - 2.66 for 4-laning; PFS
SR 16) miles Funds $600,000
(Suburban) available for this
area
91.1 SR 16 (CR 16A Widen 4 to 6 $18,712,346 No Commitments | Unfunded $643,705
to IGP) Lanes (Urban) for 6-laning
9l1.2 SR 16 (IGP to New $10,400,289 County CR 2209 and $217,366
future CR 2209) | Construction 4- committed to SR 16
Lane (Suburban) construct CR 2209 | currently in
between design;
Silverleaf Pkwy Construction
and SR 16; and funded for
widen Link 91.2 2024 (County)
92.11 SR 16 (CR 2209 | New $11,800,154 Design underway | Design $60,181
to S. Francis Construction 4- by FDOT Funded
Rd.) Lane (Suburban) (FDOT)
Construction
currently
Unfunded
92.12 SR 16 (S. New $46,021,919 Design underway | Design $174,883
Francis Rd. to Construction 4- by FDOT Funded
West Mall Lane (Suburban) (FDOT)
Entrance)
Construction
currently
Unfunded
170 Silverleaf Pkwy | Widen 4 to 6- $24,859,049 No Commitments | Unfunded $676,166
(SR 16/CR 16A | Lane (Urban) for 6-laning
to CR 2209)
171.2 CR 2209 Widen 4 to 6- $19,964,453 No Commitments | Unfunded $481,143
(Silverleaf Lane (Urban) for 6-laning
Pkwy to FC
Expressway)
TOTALS $163,779,220 $4,498,117

[t is noted that there are significant roadway improvements planned in this area that will provide additional

travel options and a change of traffic patterns is anticipated. Specifically, the First Coast Expressway is

currently under construction by FDOT with completion estimated by 2030, which also includes additional

lanes on I-95. The County will begin construction of a 4-lane CR 2209 between Silverleaf Pkwy and SR 16 as
well as the widening of SR 16 to 4-lanes from IGP to CR 2209 in 2024. In addition, FDOT is currently in the
design phase for the widening of SR 16 to 4-lanes from CR 2209 to the West Mall Entrance with the County

and FDOT actively seeking funding for construction.
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Water and Sewer:

The St. Johns County Utility Department (SJCUD) will be able to meet the water and sewer plant capacity for

288 apartments with a total anticipated usage of 86,400 gallons per day (gpd) of water and 69,120 gpd of
wastewater based on general conditions listed in the Water & Sewer Availability Letter dated 7/14/2023
provided in Attachments & Supporting Documents. The general and specific conditions that will need to

be adhered to are also located in this letter.

Drainage and Stormwater Management:
The project will comply with all applicable federal, state, regional and local permitting requirements.

Solid W aste:

The project will comply with all applicable federal, state, regional and local requirements.

Parks and Recreation, Open Space:,

Neighborhood/Community Park: 3.46 acres
Regional Open Space: 17.28 acres
These provisions of recreation and open space are provided within the PUD Text.

Schools: There is insufficient capacity.

Mass Transit: There is sufficient capacity.
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Fire Services:

ISO's Public Protection Classification (PPC) information plays an important part in the decisions many
insurers make affecting the underwriting and pricing of property insurance. ISO analyzes the relevant data
and assigns a PPC- grading from 1 (lowest risk) to 10 (highest risk). A higher ISO rating could mean higher
homeowner insurance. This information is provided for the consideration of future homeowners. It is
important to note, St. Johns County Fire Rescue does and will continue to respond to all properties within the

County regardless of the ISO rating.

As of August 2016, ISO applies the following classification to properties in St Johns County:

e (lass 3- property within 5 road miles of an existing fire rescue station and within 1000 feet of a
creditable water supply such as a fire hydrant, suction point, or dry hydrant.

e (Class 3X- property within 5 road miles of an existing fire rescue station but beyond 1000 feet of a
creditable water supply.

e (Class 10W- property beyond 5 road miles but less than 7 road miles from an existing fire rescue
station, and has a creditable water source.

e (Class 10- property beyond 5 road miles of a recognized fire rescue station.

Based on this project submitted, the current primary fire station is located at 235 Murabella Pkwy and has a

creditable water supply; therefore, ISO would assign a rating of Class 3.

DEPARTMENTAL REVIEW

The Planning and Zoning Division has routed this request to all appropriate reviewing departments. There
are no open comments; however, staff maintained a comment concerning compatibility with the surrounding
area.

Office of the County Attorney Review:

All amendments to the St. Johns County comprehensive plan are legislative in nature. This is a policy-making
decision to determine the future growth pattern of St. Johns County (i.e. is it appropriate to expand the
development area boundary or to change the maximum theoretical growth in this area). A determination of
consistency with the Comprehensive Plan and state law and approval or denial of the proposed amendment
must not be arbitrary and capricious. Decisions on approval or denial of legislative land-use policy are
determined on whether the decision is supported by evidence that is fairly debatable (i.e. whether reasonable
minds may differ). This item is a legislative hearing, and therefore the Agency may take into account policy
preferences expressed by persons with an interest in the amendment. The types of information, evidence, and
documentation that the Agency may consider is broader than the competent substantial evidence of a quasi-
judicial hearing.

Technical Division Review:

All future site engineering, drainage and required infrastructure improvements will be reviewed pursuant to
the established Development Review Process to ensure that the development has met all applicable local
regulations and permitting requirements. No permits will be issued prior to compliance with all applicable
regulations.
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The FDOT has reviewed the proposed intersection improvements with county staff. Based on the First Coast
Expressway being completed in 2030, FDOT has opined that the widening of CR-16A from two to four lanes
would provide a better benefit.

Planning and Zoning Division Review:

This is a request for a small-scale comprehensive plan amendment to amend the Future Land Use Map
(FLUM) designation from Agricultural-Intensive (A-I) to Residential-D (Res-D), located at 6351 County Road
16A to allow 288 affordable housing units. The property contains approximately 19.22 acres. The applicant
has provided a text amendment limiting the approximate density to 15 dwelling units per net acre. All
residential uses on the property shall be income-restricted and rent-restricted for affordable housing consistent
with the State Housing Initiatives Partnership program or other similar programs administered by the Florida
Housing Finance Corporation or successor agency. A companion PUD zoning was submitted with the small-

scale comprehensive plan amendment.

Currently, the property is being utilized as a bull pasture while neighboring properties are being changed to
more intensive uses. However, the proposed change to Residential-D could be considered a “spot change” in
this area of the county given there are only several locations currently that are designated to have the highest

possible allowance of density by the Comprehensive Plan.

The Comprehensive Plan contains several policies regarding Comprehensive Plan Amendments, including
Policies A.1.2.5, A.1.2.7, and A.1.3.11. These policies state the following (provided in part):

Policy A.1.2.5: All Comprehensive Plan amendments shall provide justification for the need for the proposed
amendment and demonstrate how the proposed amendment discourages urban sprawl and not adversely
impact natural resources. In evaluating proposed amendments, the County shall consider each of the following:

a) the extent to which the proposed amendment is contiguous to an existing Development
Area which has developed in a manner providing a compact, contiguous development
pattern with the proposed amendment;

b) the extent to which population growth and development trends warrant an amendment,
including an analysis of vested and approved but unbuilt development;

c) the extent to which adequate infrastructure to accommodate the proposed amendment
exists, or is programmed and funded through an adopted Capital Improvement Schedule,
such as the County Capital Improvement Program, the Florida Department of
Transportation Five-Year Work Program, the North Florida Transportation Planning
Organization (TPO) Transportation Improvement Program, or will be privately financed
through a binding executed agreement, or will otherwise be provided at the time of
development impacts as required by law;

d) the extent to which the amendment will result in an efficient use of public funds needed for
the provision of new infrastructure and services related to it;

e) the extent to which the amendment will not result in a sprawl development pattern as
determined by Chapter 163, Florida Statutes, and will not discourage infilling of more
appropriate areas available for development within existing Development Area
Boundaries; and the extent to which the amendment will result in a sustainable
development pattern through a balance of land uses that is internally interrelated;
demonstrates an efficient use of land; ensures compatible development adjacent to
agriculture lands; protects environmental qualities and characteristics; provides
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interconnectivity of roadways; supports the use of non-automobile modes of
transportation; and appropriately addresses the infrastructure needs of the community.

f) the extent to which the amendment results in positive market, economic and fiscal benefits
of the area as demonstrated through a market demand analysis, economic impact analysis
and fiscal impact analysis.

Policy A.1.2.7: The County shall encourage urban and suburban growth within the development areas where
public facilities and services exist. Development Areas are those areas designated on the Future Land Use Map,
which depict the overall future growth pattern of the County. Areas designated R/S and A-I are not
Development Areas. Comprehensive Plan amendments to add development areas shall be discouraged unless
the applicant demonstrates the amendment provides economic development, job creation, preservation of the
natural environment, or other public benefit.

Policy A.1.3.11: states the following: “When a Comprehensive Plan amendment, rezoning or development
application is considered, the County shall ensure compatibility of adjacent and surrounding land uses. Land
uses, include but are not limited to permitted uses, structures, and activities allowed within the land use
category or implementing zoning district. Compatibility means a condition in which land uses can co-exist in
relative proximity to each other in a stable fashion over time such that no use is unduly negatively impacted
directly or indirectly by another use. Compatibility does not mean “the same as”. Compatibility refers to the
sensitivity of development proposals in maintaining the character of existing development and environments.
The compatibility of land uses is dependent on numerous characteristics which may impact adjacent or
surrounding uses... In order to ensure compatibility with a Comprehensive Plan amendment, the County may
require the submittal of a companion rezoning application, such as a PUD, Special Use request or other
application showing development of the property.”

The property fronts County Road 16A to the north and State Road 16 to the south. The applicant has provided
that the proposed development will only access County Road 16A but will have an emergency gate located on
the State Road 16 side.
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Conceptual Site Plan
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CREEK MASTER DEVELOPMENT PLAN

The subject property is surrounded by undeveloped lands and properties previously changed into both
commercial and residential Planned Unit Developments (PUDs). The largest among them is Silverleaf to the
north along County Road 16A where there are over 15,900 residential units 1,954,160 square feet of non-
residential square feet of entitlements spanning from State Road 13 in the south to County Road 210 W in the
north.

AFFORDABLE HOUSING ADVISORY COMMITTEE (AHAC) MEETING

At the monthly AHAC meeting held on Wednesday, September 20" the applicant Thomas Ingram along with
representatives from the development firm Dominium presented this project. The team gave an overview of
the funding apparatus that they utilize for projects such as this, their target demographics, and the positive
effects that they can generate on the local economy. As of that meeting, they had spoken with a number of
local businesses that were in favor of creating more Affordable Housing in the area so that their workers could
live in the same county that they work in.
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NORTHWEST SECTOR COMMUNITY MEETING

A Community meeting was held on Wednesday September 27, 2023, with more than 100 people attending.
The meeting was led by both the applicant Thomas Ingram and representatives from the development firm
Dominium, where they led with an informational session regarding funding, similar projects by Dominium,
and the exact plans for the subject property. During the question phase of the presentation, people asked about
how this specific site was chosen, scenarios that would allow for families/residents to qualify for this
development, and what improvements would be made to the existing infrastructure. The Dominium team
explained their selection process for both sites and residents followed by explaining the amount that would be
paid towards concurrency for both schools and roadways in the area. The public was concerned with how
both nearby roads and schools were deficient and overcrowded within the subject property’s vicinity. Many
residents compared this project to the Wade’s Creek PUD that was proposed on the same parcel back in July
2022 and was denied with a vote of 4-1 at the Board of County Commissioners. The general consensus
appeared to be that this more dense project would cause more disruption than the previous project which
proposed 115 dwelling units as opposed to the current 288 dwelling units.

Follow-up Community Meeting

The applicant has chosen to hold an additional community meeting on Thursday, January 25, 2024 at the
Holiday Inn - World Golf Village. Approximately, 50 people showed up to this meeting. The meeting started
off yet again with representatives from the developer Dominium explaining their process of purchasing,
developing, and maintaining the property in-line with the current Master Development Plan (MDP) Map and
Text provided. There were updates on how much this project will be paying in both impact fees and
concurrency to St. Johns County along with where the money would be going to for road improvements.
Traffic Engineers/Specialists from Kimley-Horn were there to explain what they identified as issues within
the area and how they planned to relieve them. The majority of work was focused on improving the
intersection of State Road 16, Silverleaf Parkway, and County Road 16A. Their segment of the presentation
also highlighted the planned roads of County Road 2209 and First Coast Expressway along with the expansion
of County Road 16A; these were highlighted as other factors that the developer/applicant have no control on
but would be changing the traffic patterns as they exist today. The developer chimed in that the construction
for the site itself would not begin until early 2026. Inferring that the traffic problems would not be increased
by this development for years if the proposed applications were approved at the Board of County
Commissioners (BCC) meeting. The public asked about how this particular site was chosen for an affordable
housing project when all of the surrounding developments are single-family subdivisions. The idea of
equitable housing and allowing people the opportunity to live closer to where they work were cited as the
driving forces for the decision. Members of the crowd made it clear that they believe that long commutes are
just part of everyday life and that a dense housing project would be out of place in their area of the county.

CORRESPONDENCE/PHONE CALLS
As of the writing of this staff report, Staff has received numerous phone calls and letters of opposition to this
project. All letters of opposition have been compiled and included in Attachment 3: Correspondence.

ACTION
Staff offers four (4) findings of fact to recommend approval or four (4) findings of fact to recommend denial.
These findings are subject to change in the public hearing process.

ATTACHMENTS
1. Application and Supporting Documents
2. Recorded Documents Section
3. Correspondence



PROPOSED FINDINGS OF FACT
CPA (SS) 2023-09 Preserve at Wards Creek

APPROVE

DENY

The proposed Comprehensive Plan
Amendment was fully considered
after public hearing pursuant to legal
notice duly published as required by
law.

1. The proposed Comprehensive Plan

Amendment was fully considered
after public hearing pursuant to
legal notice duly published as
required by law.

The amendment is consistent with the
Northeast Florida Strategic Regional
Policy Plan.

. The amendment is not consistent with

the Northeast Florida Strategic
Regional Policy Plan.

. The proposed Comprehensive Plan

Amendment is consistent with
applicable sections of the St. Johns
County Comprehensive Plan and the
Land Development Code.

. The proposed Comprehensive Plan

Amendment is not consistent with
applicable sections of the St. Johns
County Comprehensive Plan and the
Land Development Code.

. The proposed Comprehensive Plan

Amendment is consistent with the
Goals, Objectives, and Policies of the
St. Johns County Comprehensive Plan,
including Policies A.1.2.5, A.1.2.7,
A.1.3.11, A.1.15.2, and with other
provisions provided during the public
hearing.

. The proposed Comprehensive Plan

Amendment is not consistent with
the Goals, Objectives, and Policies
of the St. Johns County
Comprehensive Plan, including
Policies A.1.2.5, A.1.2.7, A.1.3.11,
A.1.15.2, and with other provisions
provided during the public hearing.
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APPLICATION AND SUPPORTING
DOCUMENTS



Comprehensive Plan Amendment Application
St. Johns County Growth Management Services Department
4040 Lewis Speedway
St. Augustine, Florida 32084
Phone (904) 209-0675 Fax (904) 209-0676

This application, together with ALL REQUIRED EXHIBITS and application fee, should be completed and filed with the Long Range
Planning Division prior to the established filing deadline for the public hearings before the Planning and Zoning Agency and

Board of County Commissioners. A COMPREHENSIVE PLAN AMENDMENT DOES NOT ENTITLE THE APPLICANT TO A
DEVELOPMENT PERMIT OR CERTIFICATE OF CONCURRENCY.

File No. Fee Date July 24, 2023

Property Owner(s) Bull Pasture LLC Phone (904) 825-8918

Address 4175 State Road 16 Fax

City Saint Augustine State FL  Zip Code 32092 Email allanroberts56@aol.com

Are thereany owners notlisted  [G]No [ ] Yes Ifyes please list on separate sheet to be included with your application
Applicant Thomas Ingram, Elizabeth Moore - Sodl & Ingram PLLC Phone (904) 612-9179

Address 1617 San Marco Boulevard Fax

City Jacksonville State FL  Zip Code 32207 Email thomas.ingram@si-law.com

Type of Request This is a request to amend the St. Johns County Comprehensive Plan as follows:

[ ] Text Amendment (Sign certification statement and attach additional pages as necessary)

Element Goal, Objective or Policy # Page

|E| Future Land Use Map Amendment (Complete the following sections)
Existing Future Land Use Map Designation  A| Zoning OR

Proposed Future Land Use Map Designation D Zoning PUD
Location/Description:

Property Appraiser's Parcel Identification No. 0279810000

Street Address/Location 6351 County Road 16A

Total Acreage 19.22 Overall Dimensions  see legal/sketch Flood Zone X

Adjacent Future Land Use Designation North: C South: RS, A East: RC,NC West: B, RS

Wetlands: Yes: [0] No: [ ] Type: see Habitat & Wildlife Assessment Acres: 1.27

Soil Associations: Tocoi fine sand, Sparr fine sand, Placid fine sand, Bakersville muck

Provide brief description of existing property. Include existing land cover and uses, any existing structures, infrastructure.

The property is used as a cattle pasture, with grass, a cattle pond, and a fence.



Tom Ingram
Highlight

Tom Ingram
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CONSISTENCY WITH COMPREHENSIVE PLAN (attach separate pages):

1. Provide justification/reasons for not developing in designated development areas as shown on Future Land Use Map.
Include economic reasons and, if available, market study.

2. Provide information regarding the consistency of the proposed land use amendment with the adopted Future Land
Use Element objectives and Policies and any other relevant section of the Comprehensive Plan. Also address

consistency with the Strategic Regional Policy Plan and the State Comprehensive Plan.

ESTIMATED IMPACT ON THE AVAILABILITY OF PUBLIC FACILITIES:

3. Describe how property is to be developed. Include phasing, uses and estimates of (a) number and type of dwelling
units; (b) square feet and type of commercial/industrial uses; (c) open space and recreational area; (d) buffers; (e)

wetlands; (f) drainage and infrastructure areas; and (g) other uses and sizes. Account for all acres. Provide phasing
dates and anticipated buildout.

4. (a) The project will use: [ g]public sewer or [ ]private sewer or [ ] septic tank.
(b) The project will use: [g]public water or [ ]Jprivate water or [ ]private well.

5. (a) Will the project build its own water plant? [ ]Yes [0] No.
(b) Will the project build its own sewage plant? [ ]Yes [0O]No.

6. If public or private utilities are to provide services, attach letters from the utility company or companies stating whether
the utility company anticipates the availability of capacity to service the project through all phases.

7.Estimated Water and Sewage Demand:

Phase (Years) Use GPD Peak
Water 1(10yrs) 288 mf du 86400
Sewage 1 (10 yrs) 288 mf du 69120
Water Utility Name: St. Johns County Utility Department Address: PO Box 3006, St. Augustine, FL 32085
S Utilit
ewer T Name: st. Johns County Utility Department Address: pQ Box 3006, St. Augustine, FL 32085

8.Describe anticipated drainage system:  onsite stormwater retention and treatment system permitted by County and St. Johns River
Water Management District

9. Estimate the Solid Waste Demand by 5.7 pounds per person per day or by use. Indicate methodology:

Phase (Years Number of People or Use Pounds per Day

1(10yrs) 703 4007

10. Estimate the Transportation Disadvantaged Van Services Demand by applying 1.5 percent times the number of
Dwelling Units times 2.44 Persons Per Unit. (Only applies to residential developments.)

Phase (Years) demand = Dwelling Units X 2.44 Persons Per Unit X 0.015
1 (10 yrs) 10.5

11. Estimate the Recreation and Open Space Demand of residential projects by applying the following formulas:
(a) Number of Dwelling Units X 2.4 Persons Per Unit X 5 Acres Per 1,000 Population for Neighborhood/Community
Park Recreation, by phase:

3.46

(b) Number of Units X 2.5 Persons Per Unit X 24 Acres per 1,000 Population for Regional/Open Space, by Phase.
17.28




12. Traffic — Estimate Average Weekday Peak Hour Trips by phase by number of dwelling units and square feet of each
on-residential use using the trip generation rates from the latest edition of the Institute of Transportation Engineers

Trip Generation Manual.

Phase (Years) Dwelling Units or Square Feet of Each Use Trips

see CPA/Concurrency Land Development Traffic Assessment

13. Estimate the area of impact using the Traffic Impact Methodology and Procedures contained in Appendix A of the
Land Development Code and estimate the impacts on the Levels of Service on the segments within the Area of

Impact by Phase. ATTACH CALCULATIONS (staff will complete for up to 29.99 peak hour trips).

Phase Years) | Road Segment# | Existing LOS | Project Trips | LOS with Project & Background Traffic by Phase End
see LDTA

REQUIRED EXHIBITS: (MUST BE SUBMITTED IN THIS ORDER)

. Owner’s Authorization for Agent Form. All persons listed on the deed, purchase agreement, title opinion or other acceptable
proof of ownership must complete an Owners Authorization.

2. Proof of ownership (copy of deed or purchase agreement, and title opinion).

3. Legal description and tax identification number.

4. General location map with subject property clearly identified.

S. Property Appraiser's Map with identification of subject property, zoning, and Comprehensive Plan Land Use Designation

within 300 feet of property.

6. Comprehensive Plan Future Land Use Map with subject property clearly identified.

7. Most recent aerial of site showing property boundaries.

8. Copy of soils map showing property boundaries.

8

9

1

—

. Generalized site plan with uses, phases as described in Question 13.
Water and Sewer Utility letter, if applicable (Question 16).

0. One (1) copy of application and exhibits.

NOTE: On each map include north arrow, property outline, name of person or firm who prepared the map, date of
map preparation, and source of the map.

| HEREBY CERTIFY THAT ALL INFORMATION IS CORRECT:
Signature of owner(s) or authorized person if Owner's Authorization Form is attached:
Printed or typed name(s): Thomas Inaram

Signature(s): W

—
NAME AND ADM PERSON %ECENE ALL CORRESPONDENCE REGARDING THIS APPLICATION:

Name: Thomas Inaram

Mailing Address; 1617 San Marco Boulevard

Phone: (904) 612-9179 FAX: E-mail: thomas.ingram@si-law.com
State of Florida County of St. Johns

The foregoing instrument was acknowledged before me by means of physical presence j‘_ or online notarization__

this 2 4-"day of JuilL ) , 2023, by _Tho may \I'V-'\}v G\ as
for i : s E
ONNG p ! Lo B .
= ¥k, JESSICAGIBSON /2 Ll D,“’-b@ D
Name \)(_:a‘r_:r\“ o (1 |I[9§'C ,] H‘;‘a ,:; Commission # HH 192055 3 Oath sworn™ Yes No X
82155 Bonded Thy Tro Fai Insurance 800-385-701 o -

Notary Signature (XQ " —_— ___()T\ L?’N““— My Commission expires: a/ A3/ 204 (o

0 ¥



Application for Small-Scale Comprehensive Plan Amendment
Preserve at Wards Creek (CPA(SS) 2023-09)
6351 County Road 16A
October 13, 2023

Owner: Bull Pasture LLC
Agent: Thomas Ingram, Elizabeth Moore - Sodl & Ingram PLLC

This is a request to amend the Future Land Use Map of the St. Johns County
Comprehensive Plan for a 19.22-acre site located between State Road 16 and County Road
16A, near Silverleaf Parkway. The request is to amend the land use designation from A-I
to Res-D, with a companion text policy stating the following:

The 19.22-acre property at 6351 County Road 16A and known as the
Preserve at Wards Creek shall be entitled to develop at a density up to 15
units per net developable acre. Provided, however, that at the time of initial
development and until December 31, 2053, all residential uses on the
property shall be income-restricted and rent-restricted for affordable
housing consistent with the State Housing Initiatives Partnership program or
other similar program administered by the Florida Housing Finance
Corporation or successor agency. Proposed changes to increase the allowed

density of the subject property are subject to the provisions of Chapter 163,
Florida Statutes.

CONSISTENCY WITH COMPREHENSIVE PLAN

1. Provide justification/reasons for not developing in designated development areas

as shown on Future Land Use Map. Include economic reasons and, if available,
market study.

This site is an enclave within a Development Area that encompasses the majority of north
St. Johns County.



Including this Property in the Development Area is a logical expansion of the County’s
primary Development Area, which runs from the north and east boundaries of the county
south to Matanzas Inlet and includes the Silverleaf, World Commerce Center and World
Golf Village Developments of Regional Impact. The Property is served by centralized
utilities. It is adjacent to a U-Haul storage facility under construction, and is across County
Road 16A from a designated Mixed Use area within Silverleaf, a 10,778 acre Development
of Regional Impact approved for 16,300 homes, 3.23 million square feet of commercial,
industrial and office uses, and 300,000 square feet of hospital uses. No affordable housing
is required within Silverleaf, though the developer is providing assistance for affordable
housing by other means.

Since the inception of the County Future Land Use Map under Ordinance 1990-53,
established Development Areas have been expanded to accommodate population growth,
market demand, and expanding availability of public facilities and services. The planning
horizon for future development contemplated by the 1990 plan was the year 2005, the
year that George W. Bush began his second term as President, and the year that YouTube

Preserve at Wards Creek - CPA(SS) 2023-09
October 13, 2023
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was founded. In 2005, the estimated County population was 160,266, about half of what it
is today. The 1990 population was about 85,000.! The County’s best planning efforts of
1990 simply did not attempt to predict our needs this far into the future. The current
planning horizon of the Comprehensive Plan is 2025. Recent statutory changes will
require that the planning horizon be extended.

Since the time of the original Future Land Use Map, amendments to the map have been
initiated almost entirely by applications filed by landowners. The practice of amending
the Map through landowner-filed applications can result in circumstances where, as here,
public facilities and services exist, but the property itself is designated for a future land
use which is wholly inconsistent with the development patterns and resulting in the
inefficient use of public infrastructure.

For example, the site at the southerly corner of CR 16A and SR 16 was the subject of a
land use amendment requested by the landowner to go from Residential-A to Community
Commercial in 2016, under Ordinance 2016-19. This site is now a shopping center. The
single family subdivision to the west of this site was the subject of a land use amendment
requested by the landowner to go from Agriculture-Intensive to Residential-B, under
Ordinance 2015-55. The Silverleaf development to the north was also the subject of
several landowner-initiated plan amendment requests.

The Project is proposed to be developed with multi-family uses at a density of up to 15
units per net developable acre per the companion text policy identified above. The
applicant has also requested expedited review as an Affordable Housing development
(AHD Designation) under Section 7 of the Development Review Manual. Section 7 of the
Development Review Manual allows for an expedited Development Permit review.

This application and the companion Planned Unit Development application proposes the
development of workforce housing for households meeting the definition of very low, low,
or moderate income households as provided in the State Housing Initiatives Partnership
Program (SHIP), as published in the annual updates to its “Rents Adjusted to Unit Size” and
“Income Limits Adjusted to Family Size by Number of Persons in Household” applicable to
St. Johns County.

2. Provide information regarding the consistency of the proposed land use amendment
with the adopted Future Land Use Element Objectives and Policies and any other

1 US Census data.

Preserve at Wards Creek - CPA(SS) 2023-09
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relevant section of the Comprehensive Plan. Also address consistency with the
Strategic Regional Policy Plan and the State Comprehensive Plan.

This application is consistent with the Local Housing Assistance Plan adopted by County
Resolution 2023-149. Its purpose is to “meet the housing needs of the very low, low and
moderate-income households,” “expand production of and preserve affordable housing,”
and “further the housing element of the local government comprehensive plan specific to
affordable housing.”

The proposed amendment is consistent with the Future Land Use Element Objectives and
Policies, the County Comprehensive Plan, the Strategic Regional Policy Plan, and the State
Comprehensive Plan. In particular, the proposed amendment is consistent with the
following policies, restated below, with the policies identified in italics:

FUTURE LAND USE ELEMENT OBJECTIVES AND POLICIES

Al25 All Comprehensive Plan amendments shall provide justification for the need for
the proposed amendment and demonstrate how the proposed amendment
discourages urban sprawl and not adversely impact natural resources. In
evaluating proposed amendments, the County shall consider each of the
following:

(a) the extent to which the proposed amendment is contiguous to an existing
Development Area which has developed in a manner providing a
compact, contiguous development pattern with the proposed amendment;

The property is contiguous to existing Development Areas along most of its boundaries.
Across from the Property on County Road 16A is Silverleaf, a Development of Regional
Impact approved for over 16,000 homes and over 3 million square feet of nonresidential
uses. A U-Haul storage facility is under construction along its easterly boundary. A creek
runs along the westerly boundary.

(b) the extent to which population growth and development trends warrant
an amendment, including an analysis of vested and approved but unbuilt
development;

Preserve at Wards Creek - CPA(SS) 2023-09
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St. Johns County now has a population of over 300,000. There is a local and statewide
shortage of affordable housing.? The proposed housing will help address the need for
housing for households earning less than the average median income for the area.

(©) the extent to which adequate infrastructure to accommodate the
proposed amendment exists, or is programmed and funded through an
adopted Capital Improvement Schedule, such as the County Capital
Improvement Program, the Florida Department of Transportation Five-
Year Work Program, the North Florida Transportation Planning
Organization (TPO) Transportation Improvement Program, or will be
privately financed through a binding executed agreement, or will
otherwise be provided at the time of development impacts as required by
law;

Affordable housing is infrastructure, necessary to providing services such as public
education, public safety, food, maintenance, and construction of other infrastructure. Work
is planned or underway to improve the area road network, including:

e Construction of the First Coast Expressway, connecting Green Cove Springs and
points north and west to 1-95 via a limited access toll road. This improvement is
expected to reduce regional demand on State Road 16 and International Golf
Parkway. Part of this project includes widening Interstate 95 north of International
Golf Parkway.

e (Construction of County Road 2209 from Silverleaf Parkway to State Road 16. This
improvement will provide an additional north-south route from State Road 16
north, and will ultimately be extended south. A new intersection at State Road 16,
south of International Golf Parkway, will provide an alternative route to State Road
16 north of International Golf Parkway. Construction of the segments between
Silverleaf Parkway and State Road 16 is expected this year or next.

e Widening of State Road 16. Survey and design work to widen State Road 16 from
International Golf Parkway to the West Mall Entrance (just north of 1-95) is funded
and being undertaken by the Florida Department of Transportation. This road
improvement is the top funding priority of St. Johns County. Funding for
construction will be determined at or near the time the design is complete. The
State designs road improvements that they intend to build, and St. Johns County

2 See Home Matters Report from the Florida Housing Coalition 2022, at https://flhousing.org/wp-
content/uploads/2022/08/Home-Matters-Report-2022.pdf
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has a track record of successfully obtaining regional and state cooperation for road
improvements.

Water and sewer service are available to the property by St. Johns County Utility
Department (SJCUD). The specific conditions in the Utility Availability Letter include:

1. SJCUD will require a 10-foot wide easement along the frontage of SR 16 located
outside of the right-of-way reservation for future extension along this corridor.

2. Potable water service can be provided by connection to the existing 16-inch water
main along CR 16A by completing the loop on SR 16 and offsite 16-inch
transmission along SR 16 between Ace Hardware and the King and the Bear.

3. Reclaimed water connection is available on Silverleaf Parkway. Developer shall
install a 16-inch reclaimed water main from point of connection on Silverleaf
Parkway to SR 16 and a 12-inch reclaimed water main along CR 16A to the
development.

(d) the extent to which the amendment will result in an efficient use of
public funds needed for the provision of new infrastructure and services
related to it;

The Property is at a central location for residential development in northwest St. Johns
County. County water and sewer service are currently available to the Property.

(e) the extent to which the amendment will not result in a sprawl
development pattern as determined by Chapter 163, Florida Statutes, and
will not discourage infilling of more appropriate areas available for
development within existing Development Area Boundaries; and

The proposed land use designation of the Property does not constitute urban sprawl
under Section 163.3177(6)(b), Florida Statutes for numerous reasons. This proposed
amendment is in an infill location, with extensive mixed-use development in the area.
Roads, utilities and other government infrastructure are in place.

Moreover, by placing residential uses closer to existing and planned nonresidential uses,
this amendment can help to substantially reduce energy consumption incurred in
meeting daily and weekly shopping needs.

The development of this Property assists in preservation of agricultural areas by allowing
for development of a relatively small, infill site, away from larger, contiguous agricultural
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communities such as East Palatka and the outer Hastings area. The proposed
amendment would not reduce public open space or natural lands.

)] the extent to which the amendment will result in a sustainable
development pattern through a balance of land uses that is internally
interrelated; demonstrates an efficient use of land; ensures compatible
development adjacent to agriculture lands; protects environmental
qualities and characteristics; provides interconnectivity of roadways;
supports the use of non-automobile modes of transportation; and
appropriately addresses the infrastructure needs of the community.

The Applicant will provide roadway and sidewalk interconnectivity at the site through
implementation of a companion Planned Unit Development Zoning and through
implementation of the St. Johns County Land Development Code.

()] the extent to which the amendment results in positive market, economic
and fiscal benefits of the area as demonstrated through a market demand
analysis, economic impact analysis and fiscal impact analysis.

See response to A.1.2.5(b) above.

Objective A.1.3 Surrounding Land Use: The County shall locate land uses so they are
compatible and complementary.

The proposed land use is compatible with the uses approved in existing zonings for the
surrounding property and complements the surrounding mixed-use areas.

Objective A.1.4 Historical and Archaeological Resources

A cultural resources assessment will be provided.

Objective A.1.11 Provision of Efficient, Compact Development: The County shall encourage
an efficient and compact land use pattern providing moderate overall
densities and adequate land uses to support balanced growth and
economic development.

The proposed amendment would improve the efficiency of land use patterns in northwest
St. Johns County by placing affordable housing near retail commercial development in this
area of the County.
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Goal A.2

To ensure that the Northwest Section of St. Johns County will grow in the
form of complete communities and neighborhoods within a framework of
connected development edges and recreational trails, an orderly roadway
and transportation circulation system, that will sustain and provide a
high quality of life, protection of the natural environment, a sound
economy, efficient movement of goods, services, and people and provide a
healthy social and cultural environment for all residents. For the purpose
of this Goal, the Northwest Sector shall be defined as the area of St. Johns
County bounded by Duval County, the St. Johns River, CR 208, and
Interstate 95.

Development of the Property will comply with Goal A.2. The proposed development and
land use amendment will help provide affordable housing to St. Johns County families.

Objective A.2.1.8

Northwest Sector Land Use Diversity: An overall goal of the Northwest
Sector is to achieve a diverse mixture of residential, retail, office uses and
civic uses with appropriate open space and recreational opportunities.
The County encourages a minimum ratio of one hundred and twelve (112)
square feet of retail and office space and 30 square feet of civic space per
dwelling unit as a general overall goal to achieve diversity throughout
the Northwest Sector.

The proposed amendment will diversify the housing choices and improve affordability
within the Northwest Sector, in a corridor which contains a mix of residential, retail, office,
open space and recreational opportunities.

Objective A.2.1.9

(@)

Northwest Sector General Development Pattern

Development shall respect existing development patterns and provide
for compatibility, quality and integrity of existing neighborhoods.
Screening between neighborhoods shall have a vegetation component.
The use of opaque fencing, walls and similar privacy fencing around the
perimeter of neighborhoods shall also provide natural vegetation along
the outside.

The companion zoning application will include a Scenic Edge along State Road 16. At the
other boundaries, the companion zoning application proposes a Development Edge buffer
with natural vegetation or landscaping, and screening requirements under LDC §

6.06.02(G) and (H).
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(b) Incompatibilities between existing neighborhoods shall be mitigated
through architectural design, development edges and recreational trails,
additional landscaping and similar types of screening. Proposed
mitigation for neighborhood incompatibility shall be determined by the
Board of County Commissioners. The burden of proof shall be upon the
applicant to prove to the Board of County Commissioners that the
proposed mitigation meets the intent of this policy.

The Property abuts one home situated on County Road 16A, which will be buffered by the
Scenic Edge and Development Edge. Other residences to the northwest are buffered by a

buffer parcel which includes Wards Creek and will be further buffered by the Development
Edge.

(©) Development shall identify and incorporate into its plans measures to
protect rural character, archeological, cultural, and historic sites, when
these sites are deemed to be significant by St. Johns County or the State
of Florida.

The Applicant will comply with requirements imposed by Comprehensive Plan and
the Land Development Code.

(d) Development shall avoid the creation of urban sprawl and strip
development.

Please see responses under Policy A.1.2.5 concluding that the proposed amendment does
not create urban sprawl, as defined by Florida law. The proposed amendment and
companion rezoning provides for a mixture of residential and nonresidential uses in the
area.

(e) Development shall provide accessible open space in the form of
squares, plazas, parks, greens and similar open space design. The
extent, scale and size of these open space areas shall be submitted with
the development plan. Where possible, areas used as open spaces shall
consider the use of existing agricultural or rural silvicultural areas to
help maintain the rural character of the sector.

The Property will provide all required development and scenic edges and other open
space and/or buffers in accordance with the PUD and the comprehensive plan.

)] Residential, commercial, retail, office and other non-residential uses
shall be provided in compact centers. Strip development shall be
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prohibited. Commercial, retail, office and other non-residential uses
shall be interconnected with residential areas with vehicular, bike and
pedestrian ways to assist in alleviating traffic congestion on other
roadways.

The proposed development would expand an existing mixed-use node. Appropriate
sidewalks within the project will be provided under the companion PUD.

(9) When determined appropriate, development shall provide a
mixture of housing types and price ranges to provide housing
opportunities for all residents of the Northwest and benefit the
area's economy.

N/A

(h) Development shall provide a pedestrian friendly transportation
system. Pedestrian sidewalks or bikeways shall be provided.

The proposed development will include an appropriate sidewalk system.

(i) When determined appropriate, development shall provide the location
and proposed density/intensity of development of each neighborhood,
as well as the demand, location and size of schools, civic sites and
parks in accordance with the requirements of these policies.

N/A; this application is for a single neighborhood.

0) Development shall identify major, minor collector roadways and limited
access arterial roadways. Interconnectivity within the development and
with surrounding development shall be provided.

The Property has road frontage on State Road 16 and County Road 16A. Access to the
Project will be provided via County Road 16A, which will provide interconnectivity to
Silverleaf, World Commerce Center, and surrounding uses. The Project will have an
emergency fire/rescue vehicle access on State Road 16 that would be secured by an
automatic gate and a Knox Box (rapid entry system) for use by the appropriate emergency
first responders.

(k) Development shall identify bikeways and pedestrian ways. Bikeway and
pedestrian interconnectivity within the development and with the
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surrounding area shall be provided, if feasible.

The Project will provide pedestrian/bicycle and interconnection with County Road
16A and State Road 16, and vehicular interconnection with County Road 16A as noted
above.

() Development shall identify the extent, type and location of natural
features and vistas in the planned development.

The Property has been used for cattle grazing and contains an agricultural pond. There are
approximately 0.66 acres of wetlands and 0.61 acres of artificially created surface waters
present on the north-central portion of the Property. These wetlands and surface waters
will be impacted as part of the planned development.

(m) Development shall identify existing land uses and prevalent
development patterns within and surrounding the proposed
development within the defined community.

The surrounding area is predominately mixed-use (commercial, light industrial, single
family, and multifamily residential). The prevalent development pattern is for mixed-use
development.

(n) Development shall identify development edges and recreational trails
and other environmental features within and surrounding the proposed
development within the defined community.

The Applicant will provide the required development and scenic edges in accordance
with a PUD.

(o) Development shall identify the developable land area within the
development.

Developable land within the Property is depicted on the Concept Plan.

(p) When determined appropriate, Development shall identify public
facilities and services available to the area, available capacity
and any deficiencies.

Public facilities are available to the area, including water, sewer, transportation,
electricity, solid waste, public safety and parks. A traffic study will be provided. Utilities
are available.
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(q) Development shall use underground utilities unless topography,
drainage, or similar constraints cause underground utilities not to be
feasible. This includes electric, water, sewer, cable, fiber optics, and
phone lines that may be located in the development edges.

Development of the Property will use underground utilities unless infeasible.

(r) Development shall provide a statement of the community goals and
objectives (Vision) consistent with the goals, objectives and policies of
the Northwest Sector Overlay and provide how the proposed
development meets the intent of the Vision.

The vision of this Project is to provide affordable housing in Northwest St. Johns
County. The Northwest Sector plan contemplates that the area would be
predominately residential, but with commercial support uses, schools, parks, open
spaces and civic spaces that serve the area. The proposed use is consistent with the
plan.

(s) Development shall identify the relationship to the surrounding defined
community, neighborhoods, and commercial support areas.

The proposed FLUM change will be consistent and compatible with development in the
surrounding area. The proposed land use designation is suitable given its access to the
major road network and surrounding adjacent uses. The proposed amendment will
contribute to a land use pattern that provides balanced growth in this area of the County.

(t) When determined appropriate, the Development shall identify the
proposed locations for right-of-ways and reserve right-of-way for
roadways depicted on the Northwest Sector Overlay Map.

N/A

(u) Development shall identify neighborhood support facilities that are
projected to be needed to address the impacts of the proposed
development, such as but not limited to, traffic circulation, water and
wastewater treatment plants, solid waste transfer facilities, fire stations,
emergency medical services, police stations, government buildings,
libraries, civic/cultural places, public gathering places, parks, and
schools.
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The proposed development would have needs for public infrastructure and services similar
to other existing residential uses in northwest St. Johns County, though multifamily
development has on average, considerably lower transportation and school needs than
single family development. This provision should be read in context with the County’s
Local Housing Assistance Plan and the Housing Element of the Comprehensive Plan.

Transportation Element

Goal B.1 The County shall provide countywide coordination and planning to achieve a
balanced transportation system which consists of both public and private
transportation networks and which provides for the safe and efficient movement
of goods and people, including the transportation disadvantaged.

Objective B.1.1 Level of Service Standards. The County shall maintain Levels of
Service standards based on data and analysis for all roadway segments
within the major roadway network.

Development of the Property with affordable housing will provide an opportunity for St.
Johns County workers to live closer to where they work, reducing burdens on the major
roadway network. In addition to the numerous service and retail uses in World Commerce
Center and Murabella, over three million square feet of nonresidential uses are approved
within the Silverleaf development across the street from this Property. Affordable housing
is essential for many of the workers in these developments.

Objective B.1.6 Transportation and Land Use. All residential, non-residential, and
planned unit developments shall provide a circulation system which: provides
safe access to the major roadway network; provides for proper design of local
and collector streets within such development; and otherwise supports the
objectives and policies of the Land Use and Transportation Elements of the Plan.

Access will be provided via County Road 16A, with an emergency fire/rescue vehicle access
on State Road 16 that would be secured by an automatic gate and a Knox Box (rapid entry
system) for use by the appropriate emergency first responders. The Applicant will comply
with the requirements of B.1.6.

Policy B.1.6.2 To reduce trip lengths, reduce the demand for vehicular travel and discourage
urban sprawl, the County shall adopt and enforce land use policies, standards
and regulations that increase the County’s retail and employment activities,
promote high intensity mixed use developments which include the
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requirements for multifamily housing including affordable housing and provide
convenient shopping adjacent to residential neighborhoods.

Development of the Property will assist in reducing demand for vehicular travel and
discourage urban sprawl by providing retail commercial activities closer to the residents
of northwest St. Johns County.

Policy B.1.6.4 Circulation within and between Developments. The County shall, as necessary,
ensure that development shall include features and provisions which
encourage internal automobile circulation, bicycle use, pedestrian movement,
and other features to minimize utilization of the major roadway network; and
still make provisions for public road, public bikeway, and pedestrian access to
the adjoining properties.

The Planned Development will include provisions for internal automobile, bicycle and
pedestrian interconnectivity within the Property via internal driveways, sidewalks, and
walkways.

Housing Element

Objective C.1.1 Creation and Preservation of Affordable Workforce and Special Needs Housing
The County shall continue its housing implementation policies such as density bonuses, infill
housing, and an expedited development review process for affordable workforce housing
developments that provide for the development of sufficient housing in numbers, cost, and type
to support existing and projected population throughout the planning period 2010-2025.

Policy C.1.1.1 St. Johns County shall continue to improve the supply of affordable workforce
housing for very-low, low, and moderate income households and special-needs households and
to implement neighborhood improvement initiatives. The activities initiated by the County
include the following:

(b) Applying for and administering rent supplement programs and other grants for very-low,
low, and moderate income households;

(d) Developing new and maintaining existing cooperative joint-venture relationships with the
private sector, public agencies, and non-profit organizations;

Policy C.1.1.4 The County shall maintain its existing incentives for affordable workforce
housing in the Comprehensive Plan and Land Development Code and investigate new
incentives, as necessary.
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STATE COMPREHENSIVE PLAN

> Water Quality, § 187.201(7)(b)5
The Applicant has demonstrated the availability of local and regional water supplies.
> Water Quality, $ 187.201(7)(b)10

The Project will help improve water quality by containing, treating and disposing of
stormwater in an environmentally responsible manner.

> Water Quality, § 187.201(7)(b)12

The Development will be served by central wastewater treatment facilities. The
Development’s surface water management system will be designed to comply with all
applicable requirements of St. Johns County, St. Johns River Water Management District,
and Florida Department of Environmental Protection.

» Natural Systems and Recreational Lands, § 187.201(9)(b)3

The proposed amendment will not adversely impact endangered species.
» Air Quality, § 187.201(10)(b)2

The Development will maintain air quality. No industrial uses are proposed nor any other
use likely to involve impacts to air quality.

» Land Use, § 187.201(15)(b)1

The Property is ideally located to accommodate affordable housing needs in St. Johns
County.

> Land Use, § 187.201(15)(b)3

The proposed amendment contributes to the accomplishment of this Policy by providing
an attractive and functional mix in the overall area of living, working, shopping and
recreational activities.

> Land Use, § 187.201(15)(b)6
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Development of the Property will comply with state and local policies designed to protect
water quality and quantity and protect from flooding.

» Transportation, § 187.201(19)(b)12

The Subject Property is not located in a Coastal High Hazard Area and contributes to
efficient urban development.

State Housing Strategy, See Ch. 2023-17 § 26, Laws of Fla. (C5/SB 102). The State Housing
Strategy, as recently revised, requires local governments to provide incentives to the private
sector “to be the primary delivery vehicle for the development of affordable housing.” Local
incentives may include density bonuses. State funds are to be made available only to local
governments which provide incentives or financial assistance for housing. All housing
initiatives and programs must be nondiscriminatory.

ESTIMATED IMPACT ON THE AVAILABILITY OF PUBLIC FACILITIES

3. Describe how property is to be developed. Include phasing, uses and estimates of
(a) number and type of dwelling units; (b) square feet and type of
commercial/industrial uses; (c) open space and recreational area; (d) buffers; (e)
wetlands; (f) drainage and infrastructure areas; and (g) other uses and sizes.
Account for all acres. Provide phasing dates and anticipated buildout.

Development is anticipated to occur in a single 10-year phase, with commencement to
occur no later than four years after the date the PUD is recorded. The earliest date that
residents are anticipated to move into the proposed development would be July 2026.

(a) Number and type of dwelling units
288, multifamily (affordable)

(b) Square feet and type of commercial/industrial uses
N/A

(©) Open space and recreational area

The Project complies with LDC & 5.03.03(A)’s and Coastal/ Conservation Element Policy
E.2.2.9(a)’s required minimum 25% open space. Open space areas provided within the
Project include, but are not limited to, recreation, common areas, buffers, and landscaped
areas.
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(d) Buffers

The Project will have a 10 foot natural or landscaped buffer along all property boundaries,
which may be part of the required building setbacks, Development Edge and Scenic Edge.

Except for areas where wetlands impacts (fill) occurs adjacent to preserved wetlands,
upland buffers will be required and maintained between the developed areas and the
contiguous wetlands as required under the Land Development Code.

(e) Wetlands

The Property has 0.66 acres of wetlands and 0.61 acres of other surface waters on the site.
The primary use of the Property has been as cattle pasture, with an associated cattle pond.
All of these 1.27 acres would be developed as affordable housing and an associated
stormwater management system.

0 Drainage and infrastructure areas

An on-site stormwater management system will be constructed consistent with the
requirements of St. Johns County and the St. Johns River Water Management District. The
stormwater management facilities shall incorporate natural features that provide
vegetation and buffers and promote wildlife habitat. Native aquatic vegetation shall be
encouraged and allowed to continue to the extent practicable, while also being able to
limit invasive, exotic, nuisance and excess vegetation such as high concentrations of
cattails and water hyacinth or other circumstances which interfere with the function of the
stormwater management system. Grass carp shall not be deliberately introduced. Only
herbicides approved for aquatic use may be used within stormwater ponds. Cutting,
mowing, or use of herbicides to remove native aquatic vegetation is discouraged.

() Other uses and sizes

The corresponding PUD application for this project (PUD 2023-18) contains additional
detailed information.
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Preserve at Wards Creek
PUD 2023-18
CPA(SS) 2023-09

Statement of Need

This Statement of Need is being submitted in support of the above-referenced applications.

Application PUD 2023-18 seeks to rezone approximately 19.22-acres from Open Rural (OR) to
Planned Unit Development (PUD) for a 288-unit residential community, Preserve at Wards Creek,
located at 6351 County Road 16A. Application CPA(SS) 2023-09 seeks to amend the Future Land
Use Map of the St. Johns County Comprehensive Plan from a land use designation Agriculture-
Intensive (A-I) to Residential-D (Res-D), with an affordable housing density bonus of 2 units per
net developable acre and a companion text policy designating the development as income-restricted
and rent-restricted for affordable housing for thirty years.

All units for the proposed development, Preserve at Wards Creek, will be considered affordable to

households making not more than 60 percent of area median income, also known as “low income”
households.

There is a need for this type of affordable housing in St. Johns County, and particularly in northwest
St. Johns County, where there are no affordable housing communities. In fact, there is only one
affordable housing community in northern St. Johns County. (See Exhibit A, the County’s list of
affordable multifamily rental developments, and Exhibit B, a map prepared by the applicant showing
their locations.) The total number of assisted units in the County (those units with income and rent
restrictions or a subsidy) is only 1,605 according to the Florida Housing Data Clearinghouse,
produced by the University of Florida Shimberg Center for Housing Studies.

http://flhousingdata.shimberg.ufl.edu/assisted-housing-inventory/results?nid=5500

Moreover, the National Low Income Housing Coalition published a Congressional District Housing
Profile with renter statistics provided for each Florida Congressional District. For Florida’s 5th and
6th Districts (each encompassing part of St. Johns County), there is a deficit of affordable and
available rental units totaling in the tens of thousands. (See Exhibit C, pages 5-6.)


http://flhousingdata.shimberg.ufl.edu/assisted-housing-inventory/results?nid=5500

The Attainable Housing Coalition of the St. Johns County Chamber of Commerce also published a
white paper, “Workforce Housing in St. Johns County: Unattainable — Challenges and Solutions to
Attainable Workforce Housing” (see Exhibit D). That white paper described the lack of available
rental housing units that are affordable for most essential workers, such as hospitality workers,
teachers, law enforcement, nurses, and manufacturing workers.

When the Florida Housing Coalition last looked exclusively at affordable housing in St. Johns
County in its 2015 report, “Home Matters 2015 — St. Johns County Report,” it similarly found a lack
of available, affordable rental units (see Exhibit E). Specifically, the Florida Housing Coalition
found that 14,370 households in St. Johns County were low-income and cost burdened, meaning
they paid more than 30% of their incomes for housing,.

The Florida Housing Data Clearinghouse provides additional estimates on the number of St. Johns
County households who are cost burdened as of 2022:

Total Population, 2018-2022 5-Year Estimates

Geography Population Margin of Error (+/-)

St. Johns County 278,722 AR

Sources: U.5. Census Bureau, 2018-2022 American Community Survey 5-Year Estimates

All Households, Cost Burden by Income, 2022 Estimate (Summary)

Housing Cost Burden
Geography Household Income 30% or less 30.1-50% More than 50%
St. Johns County 30% AMI or less 1,252 644 4771
St. Johns County 30.01-50% AMI 2,579 2,694 3.098
St. Johns County 50.01-80% AMI 7,606 4,748 2437
St. Johns County 80.01-100% AMI 7.195 3.871 403
St. Johns County Greater than 100% AMI 61,830 3933 1.025

Sources: Estimates and projections by Shimberg Center for Housing Studies, based on U.5. Department of Housing Development, Comprehensive
Housing Affordability Strategy (CHAS) dataset and population projections by the Bureau of Economic and Business Research, University of Florida

http://flhousingdata.shimberg.ufl.edu/population-and-household-projections/results?nid=5500

In summary, there is a need for additional affordable housing in St. Johns County. The supply of
existing units does not adequately meet the need in the County, and the proposed Preserve at Wards
Creek development will provide much-needed housing to residents who need it.


http://flhousingdata.shimberg.ufl.edu/population-and-household-projections/results?nid=5500
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County’s Multifamily Affordable Rental Developments
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Multi-family Rental Developments

If you are interested in the affordable rental apartments, you must
call or visit the individual sites.

The funding or subsidies for these apartments come from a variety of
Federal and State programs. If there are no vacancies, you are advised
to put your name on the waiting list as it usually does not take long for a
unit to become available. The rental offices have all the necessary
paperwork.

Please Note: The affordable housing properties identified on this page
are provided for informational purposes as a resource for current and
prospective residents of St Johns County who are seeking options for
affordable housing. The County makes no representations beyond
affordability with respect to these properties.

Casa Del Mar
1575 A1A South, St. Augustine, FL 32080 (View Map (https://goo.gl/maps/1mDys6HMSG52) )
(904) 471-2444
Hastings Manor

309 Richardson Place, Hastings, FL 32145 (View Map (https://goo.gl/maps/8PgJzNaQ5Zv) )
(904) 692-1208 or (352) 787-2700

Huguenot Harbor

506 Gunby Circle, St. Augustine, FL 32086 (View Map (https://goo.gl/maps/u5XcJMZDD6s).)
(904) 829-5933 or (352) 787-2700

Maxwell Manor I

28 North Whitney St., St. Augustine, FL 32084 (View Map (https://goo.gl/maps/1PJJgRngtkz) )
(904) 824-0902

Maxwell Manor II (Palmer Pointe)

43 45 Palmer St., St. Augustine, FL 32084 (View Map (https://goo.gl/maps/MGEt8DYCVcx)_)
(904) 794-0035

Oaks Apartments

30 Desoto Place, St. Augustine, FL 32084 (View Map (https://goo.gl/maps/rvshVTWHuh72) )
(904) 824-8582 or 783-0360

Old Colony

107 Masters Drive, St. Augustine, FL 32084 (View Map (https://goo.gl/maps/nkWtMN3parF2).)
(904) 824-0902




Ponce Harbor

225 Ponce Harbor Drive, St. Augustine, FL 32086 (View Map (https://goo.gl/maps/54KGgpejJQG2)_)
(904) 794-4022

San Marcos Heights

170 Hometown Lane, St Augustine, FL 32084 (View Map (https://goo.gl/maps/Wyp68USJpulresQi6) )
(904) 240-4200

www.sanmarcosheights.com (https://www.sanmarcosheights.com)

Southern Villas

52 Sunrise Blvd, St. Augustine, FL 32086 (View Map (https://goo.gl/imaps/hUXpmrkR2D22) )

(904) 829-8989

Summer Breeze & Summerset Village

305 Summer Breeze Way, St. Augustine, FL 32086 (View Map (https://goo.glimaps/gXX6A8aFLK22) )
(904) 797-1990

The Oaks at St. Johns

210 Nettles Ln., St. Augustine, FL 32095 (View Map (https://goo.gl/maps/mNkPbLQeyjG2).)
(904) 599-9899

Whispering Pines

1200 Whispering Circle, St. Augustine, FL 32084 (View Map (https://goo.gl/maps/eKjkTX9V1v72) )
(904) 808-0588

Whispering Woods

210 Whispering Woods Lane, St. Augustine, FL 32084 (View Map (https://goo.glimaps/YEe6GxVuc6P2)

)
(904) 819-0828

Woodcrest

100 Woodcrest Dr., St. Augustine, FL 32095 (View Map (https://goo.gl/maps/QivptTB32pK2) )
(904) 808-0737

Woodlawn Terrace

200 S Woodlawn St., St. Augustine, FL 32086 (View Map (https://goo.gl/maps/4tzrsq9y59C2) )
(904) 824-5011




Exhibit B

Location of County’s Multifamily Affordable Rental Developments
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Exhibit C

National Low Income Housing Coalition,

Congtressional District Housing Profile



Florida 1st District
Representative: Matt Gaetz

CONGRESSIONAL DISTRICT HOUSING PROFILE /\
.f NATIONAL LOW INCOME

DISTRICT-LEVEL RENTER STATISTICS

Total Renter Severely % with Affordable and Surplus/ (Deficit)
Households Burdened Severe Available Rental of Affordable and
Households*  Burden Units Per 100 Available Rental
Units
Income at or below 30% of AMI 16,614 12,370 74% Income at or below 30% of AMI 34 -11,014
Income between 31% and 50% of AMI 16,010 5,093 32% Income at or below 50% of AMI 61 -12,570
Income between 51% and 80% of AMI 23,359 1,150 5% Income at or below 80% of AMI 107 3,688
All Renter Households 93,832 18,823 20%

Renters make up 34%of all households in the District
Source: 2015-2019 Comprehensive Housing Affordability Strategy (CHAS) data

STATE-LEVEL RENTER STATISTICS

Total Renter Severely % with Affordable and Surplus/ (Deficit) of
Households Burdened Severe Available Rental Affordable and
Households*  Burden Units Per 100 Available Rental
Units
Income at or below 30%** of AMI 575,379 475,929 83% Income at or below 30%** of AMI 23 -443,892
Income between 31%** and 50% of AM 392,926 220,590 56% Income at or below 50% of AMI 33 -650,305
Income between 51% and 80% of AMI 590,937 114,269 19% Income at or below 80% of AMI 71 -459,261
All Renter Households 2,793,977 831,385 30%

Renters make up 33%of all households in the state
Source: 2021 American Community Survey (ACS) Public Use Microdata Sample (PUMS)

REGIONAL RENTAL AFFORDABILITY STATISTICS

Metropolitan Statistical Areas (MSAs) Total Renter AMI 30% of Rent One Bdrm One Two Bdrm Two Hours at Avg
and Counties in Districts Households AMI Affordable at  Fair Market Bdrm Fair Market  Bdrm Minimum Renter
30% of AMI Rent Housing Rent Housing Wage for Wage
Wage Wage Two Bdrm
Pensacola-Ferry Pass-Brent MSA 60,424 $79,500 $23,850 $596 $877 $16.87 $1,012 $19.46 78 $17.25
Crestview-Fort Walton Beach-Destin HMFA 26,962 $90,600 $27,180 $680 $987 $18.98 $1,172 $22.54 90 $17.36
Walton County HMFA 6,861 $85,300 $25,590 $640 $885 $17.02 $1,008 $19.38 78 $14.16

Source: Out of Reach 2022. This congressional district includes at least a portion of the Fair Market Rent (FMR) areas listed above. For FMR areas that span more than one state, the data reflect this state's geography. For districts
covering more than seven FMR areas, only the seven largest are shown.

*Severely cost-burdened households spend more than 50% of income on housing costs, including utilities. **Or poverty guideline, if higher. AMI = Area Median Income.
Last updated in March 2023. Please Contact NLIHC research staff at research@nlihc.org or (202) 662-1530 to request additional
information.



Florida 2nd District CONGRESSIONAL DISTRICT HOUSING PROFILE e |

Representative: Neal Dunn
B yaTionAL LOW INCOME
HOUSING COALITION

DISTRICT-LEVEL RENTER STATISTICS

Total Renter Severely % with Affordable and Surplus/ (Deficit)
Households Burdened Severe Available Rental of Affordable and
Households*  Burden Units Per 100 Available Rental
Units
Income at or below 30% of AMI 26,642 20,846 78% Income at or below 30% of AMI 31 -18,360
Income between 31% and 50% of AMI 17,852 6,995 39% Income at or below 50% of AMI 57 -19,170
Income between 51% and 80% of AMI 23,531 1,634 7% Income at or below 80% of AMI 101 558
All Renter Households 105,204 29,590 28%

Renters make up 36%of all households in the District
Source: 2015-2019 Comprehensive Housing Affordability Strategy (CHAS) data

STATE-LEVEL RENTER STATISTICS

Total Renter Severely % with Affordable and Surplus/ (Deficit) of
Households Burdened Severe Available Rental Affordable and
Households*  Burden Units Per 100 Available Rental
Units
Income at or below 30%** of AMI 575,379 475,929 83% Income at or below 30%** of AMI 23 -443,892
Income between 31%** and 50% of AM 392,926 220,590 56% Income at or below 50% of AMI 33 -650,305
Income between 51% and 80% of AMI 590,937 114,269 19% Income at or below 80% of AMI 71 -459,261
All Renter Households 2,793,977 831,385 30%

Renters make up 33%of all households in the state
Source: 2021 American Community Survey (ACS) Public Use Microdata Sample (PUMS)

REGIONAL RENTAL AFFORDABILITY STATISTICS

Metropolitan Statistical Areas (MSAs) Total Renter AMI 30% of Rent One Bdrm One Two Bdrm Two Hours at Avg
and Counties in Districts Households AMI Affordable at  Fair Market Bdrm Fair Market  Bdrm Minimum Renter
30% of AMI Rent Housing Rent Housing Wage for Wage
Wage Wage Two Bdrm
Tallahassee HMFA 61,320 $81,200 $24,360 $609 $941 $18.10 $1,124 $21.62 86 $14.97
Panama City MSA 24,062 $78,100 $23,430 $586 $1,010 $19.42 $1,170 $22.50 90 $17.41
Walton County HMFA 6,861 $85,300 $25,590 $640 $885 $17.02 $1,008 $19.38 78 $14.16
Jackson County 4,980 $58,000 $17,400 $435 $610 $11.73 $757 $14.56 58 $10.65
Washington County 1,907 $52,300 $15,690 $392 $575 $11.06 $757 $14.56 58 $12.36
Madison County 1,894 $53,500 $16,050 $401 $664 $12.77 $757 $14.56 58 $12.06
Wakulla County HMFA 1,779 $78,800 $23,640 $591 $863 $16.60 $1,025 $19.71 79 $15.67

Source: Out of Reach 2022. This congressional district includes at least a portion of the Fair Market Rent (FMR) areas listed above. For FMR areas that span more than one state, the data reflect this state's geography. For districts
covering more than seven FMR areas, only the seven largest are shown.

*Severely cost-burdened households spend more than 50% of income on housing costs, including utilities. **Or poverty guideline, if higher. AMI = Area Median Income.
Last updated in March 2023. Please Contact NLIHC research staff at research@nlihc.org or (202) 662-1530 to request additional
information.



Florida 3rd District
O e cammack CONGRESSIONAL DISTRICT HOUSING PROFILE g

.f NATIONAL LOW INCOME
HOUSING COALITION

DISTRICT-LEVEL RENTER STATISTICS

Total Renter Severely % with Affordable and Surplus/ (Deficit)
Households Burdened Severe Available Rental of Affordable and
Households*  Burden Units Per 100 Available Rental
Units
Income at or below 30% of AMI 25,961 20,913 81% Income at or below 30% of AMI 28 -18,778
Income between 31% and 50% of AMI 14,939 5,512 37% Income at or below 50% of AMI 63 -14,947
Income between 51% and 80% of AMI 17,583 1,243 7% Income at or below 80% of AMI 105 3,035
All Renter Households 90,651 27,943 31%

Renters make up 33%of all households in the District
Source: 2015-2019 Comprehensive Housing Affordability Strategy (CHAS) data

STATE-LEVEL RENTER STATISTICS

Total Renter Severely % with Affordable and Surplus/ (Deficit) of
Households Burdened Severe Available Rental Affordable and
Households*  Burden Units Per 100 Available Rental
Units
Income at or below 30%** of AMI 575,379 475,929 83% Income at or below 30%** of AMI 23 -443,892
Income between 31%** and 50% of AM 392,926 220,590 56% Income at or below 50% of AMI 33 -650,305
Income between 51% and 80% of AMI 590,937 114,269 19% Income at or below 80% of AMI 71 -459,261
All Renter Households 2,793,977 831,385 30%

Renters make up 33%of all households in the state

Source: 2021 American Community Survey (ACS) Public Use Microdata Sample (PUMS)

REGIONAL RENTAL AFFORDABILITY STATISTICS

Metropolitan Statistical Areas (MSAs) Total Renter AMI 30% of Rent One Bdrm One Two Bdrm Two Hours at Avg
and Counties in Districts Households AMI Affordable at  Fair Market Bdrm Fair Market  Bdrm Minimum Renter
30% of AMI Rent Housing Rent Housing Wage for Wage
Wage Wage Two Bdrm
Gainesville HMFA 47,455 $85,600 $25,680 $642 $864 $16.62 $1,038 $19.96 80 $15.58
Ocala MSA 36,694 $65,200 $19,560 $489 $806 $15.50 $995 $19.13 77 $16.56
Columbia County 6,904 $65,500 $19,650 $491 $663 $12.75 $873 $16.79 67 $15.54
Suwannee County 3,508 $59,100 $17,730 $443 $664 $12.77 $757 $14.56 58 $12.77
Levy County HMFA 3,489 $51,900 $15,570 $389 $575 $11.06 $757 $14.56 58 $11.65
Bradford County 3,171 $60,600 $18,180 $455 $665 $12.79 $758 $14.58 58 $17.64
Baker County HMFA 2,072 $81,200 $24,360 $609 $617 $11.87 $812 $15.62 62 $12.82

Source: Out of Reach 2022. This congressional district includes at least a portion of the Fair Market Rent (FMR) areas listed above. For FMR areas that span more than one state, the data reflect this state's geography. For districts
covering more than seven FMR areas, only the seven largest are shown.

*Severely cost-burdened households spend more than 50% of income on housing costs, including utilities. **Or poverty guideline, if higher. AMI = Area Median Income.
Last updated in March 2023. Please Contact NLIHC research staff at research@nlihc.org or (202) 662-1530 to request additional
information.



Florida 4th District CONGRESSIONAL DISTRICT HOUSING PROFILE e |

Representative: Aaron Bean

" yarionAL LOW INCOME
HOUSING COALITION

DISTRICT-LEVEL RENTER STATISTICS

Total Renter Severely % with Affordable and Surplus/ (Deficit)
Households Burdened Severe Available Rental of Affordable and
Households*  Burden Units Per 100 Available Rental
Units
Income at or below 30% of AMI 24,641 18,087 73% Income at or below 30% of AMI 33 -16,614
Income between 31% and 50% of AMI 17,632 5,374 30% Income at or below 50% of AMI 62 -15,964
Income between 51% and 80% of AMI 21,195 930 4% Income at or below 80% of AMI 100 242
All Renter Households 94,245 24,460 26%

Renters make up 35%of all households in the District
Source: 2015-2019 Comprehensive Housing Affordability Strategy (CHAS) data

STATE-LEVEL RENTER STATISTICS

Total Renter Severely % with Affordable and Surplus/ (Deficit) of
Households Burdened Severe Available Rental Affordable and
Households*  Burden Units Per 100 Available Rental
Units
Income at or below 30%** of AMI 575,379 475,929 83% Income at or below 30%** of AMI 23 -443,892
Income between 31%** and 50% of AM 392,926 220,590 56% Income at or below 50% of AMI 33 -650,305
Income between 51% and 80% of AMI 590,937 114,269 19% Income at or below 80% of AMI 71 -459,261
All Renter Households 2,793,977 831,385 30%

Renters make up 33%of all households in the state
Source: 2021 American Community Survey (ACS) Public Use Microdata Sample (PUMS)

REGIONAL RENTAL AFFORDABILITY STATISTICS

Metropolitan Statistical Areas (MSAs) Total Renter AMI 30% of Rent One Bdrm One Two Bdrm Two Hours at Avg
and Counties in Districts Households AMI Affordable at  Fair Market Bdrm Fair Market  Bdrm Minimum Renter
30% of AMI Rent Housing Rent Housing Wage for Wage
Wage Wage Two Bdrm
Jacksonville HMFA 198,851 $86,500 $25,950 $649 $995 $19.13 $1,188 $22.85 91 $20.92

Source: Out of Reach 2022. This congressional district includes at least a portion of the Fair Market Rent (FMR) areas listed above. For FMR areas that span more than one state, the data reflect this state's geography. For districts
covering more than seven FMR areas, only the seven largest are shown.

*Severely cost-burdened households spend more than 50% of income on housing costs, including utilities. **Or poverty guideline, if higher. AMI = Area Median Income.
Last updated in March 2023. Please Contact NLIHC research staff at research@nlihc.org or (202) 662-1530 to request additional
information.



Florida 5th District CONGRESSIONAL DISTRICT HOUSING PROFILE e |

Representative: John Rutherford

" yarionAL LOW INCOME
HOUSING COALITION

DISTRICT-LEVEL RENTER STATISTICS

Total Renter Severely % with Affordable and Surplus/ (Deficit)
Households Burdened Severe Available Rental of Affordable and
Households*  Burden Units Per 100 Available Rental
Units
Income at or below 30% of AMI 15,422 12,367 80% Income at or below 30% of AMI 25 -11,546
Income between 31% and 50% of AMI 15,054 6,022 40% Income at or below 50% of AMI 42 -17,644
Income between 51% and 80% of AMI 23,983 1,831 8% Income at or below 80% of AMI 93 -3,786
All Renter Households 101,089 20,668 20%

Renters make up 37%of all households in the District
Source: 2015-2019 Comprehensive Housing Affordability Strategy (CHAS) data

STATE-LEVEL RENTER STATISTICS

Total Renter Severely % with Affordable and Surplus/ (Deficit) of
Households Burdened Severe Available Rental Affordable and
Households*  Burden Units Per 100 Available Rental
Units
Income at or below 30%** of AMI 575,379 475,929 83% Income at or below 30%** of AMI 23 -443,892
Income between 31%** and 50% of AM 392,926 220,590 56% Income at or below 50% of AMI 33 -650,305
Income between 51% and 80% of AMI 590,937 114,269 19% Income at or below 80% of AMI 71 -459,261
All Renter Households 2,793,977 831,385 30%

Renters make up 33%of all households in the state
Source: 2021 American Community Survey (ACS) Public Use Microdata Sample (PUMS)

REGIONAL RENTAL AFFORDABILITY STATISTICS

Metropolitan Statistical Areas (MSAs) Total Renter AMI 30% of Rent One Bdrm One Two Bdrm Two Hours at Avg
and Counties in Districts Households AMI Affordable at  Fair Market Bdrm Fair Market  Bdrm Minimum Renter
30% of AMI Rent Housing Rent Housing Wage for Wage
Wage Wage Two Bdrm
Jacksonville HMFA 198,851 $86,500 $25,950 $649 $995 $19.13 $1,188 $22.85 91 $20.92

Source: Out of Reach 2022. This congressional district includes at least a portion of the Fair Market Rent (FMR) areas listed above. For FMR areas that span more than one state, the data reflect this state's geography. For districts
covering more than seven FMR areas, only the seven largest are shown.

*Severely cost-burdened households spend more than 50% of income on housing costs, including utilities. **Or poverty guideline, if higher. AMI = Area Median Income.
Last updated in March 2023. Please Contact NLIHC research staff at research@nlihc.org or (202) 662-1530 to request additional
information.



Florida 6th District CONGRESSIONAL DISTRICT HOUSING PROFILE e |

Representative: Michael Waltz
.f NATIONAL LOW INCOME
HOUSING COALITION

DISTRICT-LEVEL RENTER STATISTICS

Total Renter Severely % with Affordable and Surplus/ (Deficit)
Households Burdened Severe Available Rental of Affordable and
Households*  Burden Units Per 100 Available Rental
Units
Income at or below 30% of AMI 17,706 14,168 80% Income at or below 30% of AMI 21 -13,927
Income between 31% and 50% of AMI 14,798 6,894 47% Income at or below 50% of AMI 42 -18,863
Income between 51% and 80% of AMI 19,983 2,042 10% Income at or below 80% of AMI 88 -6,167
All Renter Households 83,111 23,486 28%

Renters make up 28%of all households in the District
Source: 2015-2019 Comprehensive Housing Affordability Strategy (CHAS) data

STATE-LEVEL RENTER STATISTICS

Total Renter Severely % with Affordable and Surplus/ (Deficit) of
Households Burdened Severe Available Rental Affordable and
Households*  Burden Units Per 100 Available Rental
Units
Income at or below 30%** of AMI 575,379 475,929 83% Income at or below 30%** of AMI 23 -443,892
Income between 31%** and 50% of AM 392,926 220,590 56% Income at or below 50% of AMI 33 -650,305
Income between 51% and 80% of AMI 590,937 114,269 19% Income at or below 80% of AMI 71 -459,261
All Renter Households 2,793,977 831,385 30%

Renters make up 33%of all households in the state

Source: 2021 American Community Survey (ACS) Public Use Microdata Sample (PUMS)

REGIONAL RENTAL AFFORDABILITY STATISTICS

Metropolitan Statistical Areas (MSAs) Total Renter AMI 30% of Rent One Bdrm One Two Bdrm Two Hours at Avg
and Counties in Districts Households AMI Affordable at  Fair Market Bdrm Fair Market  Bdrm Minimum Renter
30% of AMI Rent Housing Rent Housing Wage for Wage
Wage Wage Two Bdrm
Orlando-Kissimmee-Sanford MSA 339,923 $80,100 $24,030 $601 $1,237 $23.79 $1,422 $27.35 109 $20.72
Jacksonville HMFA 198,851 $86,500 $25,950 $649 $995 $19.13 $1,188 $22.85 91 $20.92
Deltona-Daytona Beach-Ormond Beach HMFA 63,418 $73,300 $21,990 $550 $931 $17.90 $1,135 $21.83 87 $16.02
Ocala MSA 36,694 $65,200 $19,560 $489 $806 $15.50 $995 $19.13 77 $16.56
Palm Coast HMFA 10,359 $74,600 $22,380 $560 $925 $17.79 $1,193 $22.94 92 $14.45
Putnam County 8,536 $54,700 $16,410 $410 $585 $11.25 $770 $14.81 59 $15.87

Source: Out of Reach 2022. This congressional district includes at least a portion of the Fair Market Rent (FMR) areas listed above. For FMR areas that span more than one state, the data reflect this state's geography. For districts
covering more than seven FMR areas, only the seven largest are shown.

*Severely cost-burdened households spend more than 50% of income on housing costs, including utilities. **Or poverty guideline, if higher. AMI = Area Median Income.
Last updated in March 2023. Please Contact NLIHC research staff at research@nlihc.org or (202) 662-1530 to request additional
information.



Florida 7th District
Representative: Corey Mills

CONGRESSIONAL DISTRICT HOUSING PROFILE /\
" yarionAL LOW INCOME

DISTRICT-LEVEL RENTER STATISTICS

Total Renter Severely % with Affordable and Surplus/ (Deficit)
Households Burdened Severe Available Rental of Affordable and
Households*  Burden Units Per 100 Available Rental
Units
Income at or below 30% of AMI 14,141 12,746 90% Income at or below 30% of AMI 10 -12,671
Income between 31% and 50% of AMI 13,963 8,320 60% Income at or below 50% of AMI 24 -21,471
Income between 51% and 80% of AMI 18,547 2,482 13% Income at or below 80% of AMI 82 -8,512
All Renter Households 88,723 23,916 27%

Renters make up 31%of all households in the District
Source: 2015-2019 Comprehensive Housing Affordability Strategy (CHAS) data

STATE-LEVEL RENTER STATISTICS

Total Renter Severely % with Affordable and Surplus/ (Deficit) of
Households Burdened Severe Available Rental Affordable and
Households*  Burden Units Per 100 Available Rental
Units
Income at or below 30%** of AMI 575,379 475,929 83% Income at or below 30%** of AMI 23 -443,892
Income between 31%** and 50% of AM 392,926 220,590 56% Income at or below 50% of AMI 33 -650,305
Income between 51% and 80% of AMI 590,937 114,269 19% Income at or below 80% of AMI 71 -459,261
All Renter Households 2,793,977 831,385 30%

Renters make up 33%of all households in the state
Source: 2021 American Community Survey (ACS) Public Use Microdata Sample (PUMS)

REGIONAL RENTAL AFFORDABILITY STATISTICS

Metropolitan Statistical Areas (MSAs) Total Renter AMI 30% of Rent One Bdrm One Two Bdrm Two Hours at Avg
and Counties in Districts Households AMI Affordable at  Fair Market Bdrm Fair Market  Bdrm Minimum Renter
30% of AMI Rent Housing Rent Housing Wage for Wage
Wage Wage Two Bdrm
Orlando-Kissimmee-Sanford MSA 339,923 $80,100 $24,030 $601 $1,237 $23.79 $1,422 $27.35 109 $20.72
Deltona-Daytona Beach-Ormond Beach HMFA 63,418 $73,300 $21,990 $550 $931 $17.90 $1,135 $21.83 87 $16.02

Source: Out of Reach 2022. This congressional district includes at least a portion of the Fair Market Rent (FMR) areas listed above. For FMR areas that span more than one state, the data reflect this state's geography. For districts
covering more than seven FMR areas, only the seven largest are shown.

*Severely cost-burdened households spend more than 50% of income on housing costs, including utilities. **Or poverty guideline, if higher. AMI = Area Median Income.
Last updated in March 2023. Please Contact NLIHC research staff at research@nlihc.org or (202) 662-1530 to request additional
information.



Florida 8th District
Representative: Bill Posey

CONGRESSIONAL DISTRICT HOUSING PROFILE /\
.f NATIONAL LOW INCOME

DISTRICT-LEVEL RENTER STATISTICS

Total Renter Severely % with Affordable and Surplus/ (Deficit)
Households Burdened Severe Available Rental of Affordable and
Households*  Burden Units Per 100 Available Rental
Units
Income at or below 30% of AMI 13,656 10,674 78% Income at or below 30% of AMI 26 -10,095
Income between 31% and 50% of AMI 13,713 5,398 39% Income at or below 50% of AMI 57 -11,792
Income between 51% and 80% of AMI 15,758 1,375 9% Income at or below 80% of AMI 104 1,921
All Renter Households 71,609 17,805 25%

Renters make up 25%of all households in the District
Source: 2015-2019 Comprehensive Housing Affordability Strategy (CHAS) data

STATE-LEVEL RENTER STATISTICS

Total Renter Severely % with Affordable and Surplus/ (Deficit) of
Households Burdened Severe Available Rental Affordable and
Households*  Burden Units Per 100 Available Rental
Units
Income at or below 30%** of AMI 575,379 475,929 83% Income at or below 30%** of AMI 23 -443,892
Income between 31%** and 50% of AM 392,926 220,590 56% Income at or below 50% of AMI 33 -650,305
Income between 51% and 80% of AMI 590,937 114,269 19% Income at or below 80% of AMI 71 -459,261
All Renter Households 2,793,977 831,385 30%

Renters make up 33%of all households in the state
Source: 2021 American Community Survey (ACS) Public Use Microdata Sample (PUMS)

REGIONAL RENTAL AFFORDABILITY STATISTICS

Metropolitan Statistical Areas (MSAs) Total Renter AMI 30% of Rent One Bdrm One Two Bdrm Two Hours at Avg
and Counties in Districts Households AMI Affordable at  Fair Market Bdrm Fair Market  Bdrm Minimum Renter
30% of AMI Rent Housing Rent Housing Wage for Wage
Wage Wage Two Bdrm
Orlando-Kissimmee-Sanford MSA 339,923 $80,100 $24,030 $601 $1,237 $23.79 $1,422 $27.35 109 $20.72
Palm Bay-Melbourne-Titusville MSA 57,536 $82,300 $24,690 $617 $984 $18.92 $1,196 $23.00 92 $20.66
Sebastian-Vero Beach MSA 12,192 $79,900 $23,970 $599 $941 $18.10 $1,135 $21.83 87 $14.82

Source: Out of Reach 2022. This congressional district includes at least a portion of the Fair Market Rent (FMR) areas listed above. For FMR areas that span more than one state, the data reflect this state's geography. For districts
covering more than seven FMR areas, only the seven largest are shown.

*Severely cost-burdened households spend more than 50% of income on housing costs, including utilities. **Or poverty guideline, if higher. AMI = Area Median Income.
Last updated in March 2023. Please Contact NLIHC research staff at research@nlihc.org or (202) 662-1530 to request additional
information.



Florida 9th District
Representative: Darren Soto

CONGRESSIONAL DISTRICT HOUSING PROFILE /\
" yarionAL LOW INCOME

DISTRICT-LEVEL RENTER STATISTICS

Total Renter Severely % with Affordable and Surplus/ (Deficit)
Households Burdened Severe Available Rental of Affordable and
Households*  Burden Units Per 100 Available Rental
Units
Income at or below 30% of AMI 14,307 12,612 88% Income at or below 30% of AMI 13 -12,436
Income between 31% and 50% of AMI 14,639 8,279 57% Income at or below 50% of AMI 21 -22,738
Income between 51% and 80% of AMI 19,806 2,800 14% Income at or below 80% of AMI 82 -8,575
All Renter Households 83,516 23,912 29%

Renters make up 39%of all households in the District
Source: 2015-2019 Comprehensive Housing Affordability Strategy (CHAS) data

STATE-LEVEL RENTER STATISTICS

Total Renter Severely % with Affordable and Surplus/ (Deficit) of
Households Burdened Severe Available Rental Affordable and
Households*  Burden Units Per 100 Available Rental
Units
Income at or below 30%** of AMI 575,379 475,929 83% Income at or below 30%** of AMI 23 -443,892
Income between 31%** and 50% of AM 392,926 220,590 56% Income at or below 50% of AMI 33 -650,305
Income between 51% and 80% of AMI 590,937 114,269 19% Income at or below 80% of AMI 71 -459,261
All Renter Households 2,793,977 831,385 30%

Renters make up 33%of all households in the state
Source: 2021 American Community Survey (ACS) Public Use Microdata Sample (PUMS)

REGIONAL RENTAL AFFORDABILITY STATISTICS

Metropolitan Statistical Areas (MSAs) Total Renter AMI 30% of Rent One Bdrm One Two Bdrm Two Hours at Avg
and Counties in Districts Households AMI Affordable at  Fair Market Bdrm Fair Market  Bdrm Minimum Renter
30% of AMI Rent Housing Rent Housing Wage for Wage
Wage Wage Two Bdrm
Orlando-Kissimmee-Sanford MSA 339,923 $80,100 $24,030 $601 $1,237 $23.79 $1,422 $27.35 109 $20.72
Lakeland-Winter Haven MSA 73,584 $67,500 $20,250 $506 $836 $16.08 $1,056 $20.31 81 $18.81

Source: Out of Reach 2022. This congressional district includes at least a portion of the Fair Market Rent (FMR) areas listed above. For FMR areas that span more than one state, the data reflect this state's geography. For districts
covering more than seven FMR areas, only the seven largest are shown.

*Severely cost-burdened households spend more than 50% of income on housing costs, including utilities. **Or poverty guideline, if higher. AMI = Area Median Income.
Last updated in March 2023. Please Contact NLIHC research staff at research@nlihc.org or (202) 662-1530 to request additional
information.



Florida 10th District CONGRESSIONAL DISTRICT HOUSING PROFILE e |

Representative: Maxwell Frost

" yarionAL LOW INCOME
HOUSING COALITION

DISTRICT-LEVEL RENTER STATISTICS

Total Renter Severely % with Affordable and Surplus/ (Deficit)
Households Burdened Severe Available Rental of Affordable and
Households*  Burden Units Per 100 Available Rental
Units
Income at or below 30% of AMI 29,707 25,579 86% Income at or below 30% of AMI 15 -25,134
Income between 31% and 50% of AMI 24,244 11,844 49% Income at or below 50% of AMI 28 -38,628
Income between 51% and 80% of AMI 30,169 2,642 9% Income at or below 80% of AMI 86 -11,533
All Renter Households 136,771 40,385 30%

Renters make up 52%of all households in the District
Source: 2015-2019 Comprehensive Housing Affordability Strategy (CHAS) data

STATE-LEVEL RENTER STATISTICS

Total Renter Severely % with Affordable and Surplus/ (Deficit) of
Households Burdened Severe Available Rental Affordable and
Households*  Burden Units Per 100 Available Rental
Units
Income at or below 30%** of AMI 575,379 475,929 83% Income at or below 30%** of AMI 23 -443,892
Income between 31%** and 50% of AM 392,926 220,590 56% Income at or below 50% of AMI 33 -650,305
Income between 51% and 80% of AMI 590,937 114,269 19% Income at or below 80% of AMI 71 -459,261
All Renter Households 2,793,977 831,385 30%

Renters make up 33%of all households in the state
Source: 2021 American Community Survey (ACS) Public Use Microdata Sample (PUMS)

REGIONAL RENTAL AFFORDABILITY STATISTICS

Metropolitan Statistical Areas (MSAs) Total Renter AMI 30% of Rent One Bdrm One Two Bdrm Two Hours at Avg
and Counties in Districts Households AMI Affordable at  Fair Market Bdrm Fair Market  Bdrm Minimum Renter
30% of AMI Rent Housing Rent Housing Wage for Wage
Wage Wage Two Bdrm
Orlando-Kissimmee-Sanford MSA 339,923 $80,100 $24,030 $601 $1,237 $23.79 $1,422 $27.35 109 $20.72

Source: Out of Reach 2022. This congressional district includes at least a portion of the Fair Market Rent (FMR) areas listed above. For FMR areas that span more than one state, the data reflect this state's geography. For districts
covering more than seven FMR areas, only the seven largest are shown.

*Severely cost-burdened households spend more than 50% of income on housing costs, including utilities. **Or poverty guideline, if higher. AMI = Area Median Income.
Last updated in March 2023. Please Contact NLIHC research staff at research@nlihc.org or (202) 662-1530 to request additional
information.
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Representative: Daniel Webster

.f NATIONAL LOW INCOME
HOUSING COALITION

DISTRICT-LEVEL RENTER STATISTICS

Total Renter Severely % with Affordable and Surplus/ (Deficit)
Households Burdened Severe Available Rental of Affordable and
Households*  Burden Units Per 100 Available Rental
Units
Income at or below 30% of AMI 9,950 8,017 81% Income at or below 30% of AMI 22 -7,724
Income between 31% and 50% of AMI 10,886 4,538 42% Income at or below 50% of AMI 42 -12,155
Income between 51% and 80% of AMI 13,687 1,827 13% Income at or below 80% of AMI 85 -5,026
All Renter Households 60,626 14,641 24%

Renters make up 23%of all households in the District
Source: 2015-2019 Comprehensive Housing Affordability Strategy (CHAS) data

STATE-LEVEL RENTER STATISTICS

Total Renter Severely % with Affordable and Surplus/ (Deficit) of
Households Burdened Severe Available Rental Affordable and
Households*  Burden Units Per 100 Available Rental
Units
Income at or below 30%** of AMI 575,379 475,929 83% Income at or below 30%** of AMI 23 -443,892
Income between 31%** and 50% of AM 392,926 220,590 56% Income at or below 50% of AMI 33 -650,305
Income between 51% and 80% of AMI 590,937 114,269 19% Income at or below 80% of AMI 71 -459,261
All Renter Households 2,793,977 831,385 30%

Renters make up 33%of all households in the state
Source: 2021 American Community Survey (ACS) Public Use Microdata Sample (PUMS)

REGIONAL RENTAL AFFORDABILITY STATISTICS

Metropolitan Statistical Areas (MSAs) Total Renter AMI 30% of Rent One Bdrm One Two Bdrm Two Hours at Avg
and Counties in Districts Households AMI Affordable at  Fair Market Bdrm Fair Market  Bdrm Minimum Renter
30% of AMI Rent Housing Rent Housing Wage for Wage
Wage Wage Two Bdrm
Orlando-Kissimmee-Sanford MSA 339,923 $80,100 $24,030 $601 $1,237 $23.79 $1,422 $27.35 109 $20.72
Lakeland-Winter Haven MSA 73,584 $67,500 $20,250 $506 $836 $16.08 $1,056 $20.31 81 $18.81
The Villages MSA 6,722 $83,300 $24,990 $625 $756 $14.54 $995 $19.13 77 $11.31

Source: Out of Reach 2022. This congressional district includes at least a portion of the Fair Market Rent (FMR) areas listed above. For FMR areas that span more than one state, the data reflect this state's geography. For districts
covering more than seven FMR areas, only the seven largest are shown.

*Severely cost-burdened households spend more than 50% of income on housing costs, including utilities. **Or poverty guideline, if higher. AMI = Area Median Income.
Last updated in March 2023. Please Contact NLIHC research staff at research@nlihc.org or (202) 662-1530 to request additional
information.



Florida 12th District
Representative: Gus Bilirakis

CONGRESSIONAL DISTRICT HOUSING PROFILE e |

" yarionAL LOW INCOME
HOUSING COALITION

DISTRICT-LEVEL RENTER STATISTICS

Total Renter Severely % with Affordable and Surplus/ (Deficit)
Households Burdened Severe Available Rental of Affordable and
Households*  Burden Units Per 100 Available Rental
Units
Income at or below 30% of AMI 15,828 12,719 80% Income at or below 30% of AMI 23 -12,191
Income between 31% and 50% of AMI 14,323 5,049 35% Income at or below 50% of AMI 48 -15,546
Income between 51% and 80% of AMI 16,811 1,016 6% Income at or below 80% of AMI 96 -1,648
All Renter Households 71,988 18,912 26%

Renters make up 25%of all households in the District
Source: 2015-2019 Comprehensive Housing Affordability Strategy (CHAS) data

STATE-LEVEL RENTER STATISTICS

Total Renter Severely % with Affordable and Surplus/ (Deficit) of
Households Burdened Severe Available Rental Affordable and
Households*  Burden Units Per 100 Available Rental
Units
Income at or below 30%** of AMI 575,379 475,929 83% Income at or below 30%** of AMI 23 -443,892
Income between 31%** and 50% of AM 392,926 220,590 56% Income at or below 50% of AMI 33 -650,305
Income between 51% and 80% of AMI 590,937 114,269 19% Income at or below 80% of AMI 71 -459,261

All Renter Households 2,793,977 831,385 30%
Renters make up 33%of all households in the state

Source: 2021 American Community Survey (ACS) Public Use Microdata Sample (PUMS)

REGIONAL RENTAL AFFORDABILITY STATISTICS

Metropolitan Statistical Areas (MSAs) Total Renter AMI 30% of Rent One Bdrm One Two Bdrm Two Hours at Avg
and Counties in Districts Households AMI Affordable at  Fair Market Bdrm Fair Market  Bdrm Minimum Renter
30% of AMI Rent Housing Rent Housing Wage for Wage
Wage Wage Two Bdrm
Tampa-St. Petersburg-Clearwater MSA 423,683 $82,100 $24,630 $616 $1,110 $21.35 $1,347 $25.90 104 $21.43
Homosassa Springs MSA 10,667 $68,600 $20,580 $515 $717 $13.79 $943 $18.13 73 $14.73

Source: Out of Reach 2022. This congressional district includes at least a portion of the Fair Market Rent (FMR) areas listed above. For FMR areas that span more than one state, the data reflect this state's geography. For districts
covering more than seven FMR areas, only the seven largest are shown.

*Severely cost-burdened households spend more than 50% of income on housing costs, including utilities. **Or poverty guideline, if higher. AMI = Area Median Income.
Last updated in March 2023. Please Contact NLIHC research staff at research@nlihc.org or (202) 662-1530 to request additional
information.



Florida 13th District CONGRESSIONAL DISTRICT HOUSING PROFILE e |

Representative: Anna Paulina Luna

" yarionAL LOW INCOME
HOUSING COALITION

DISTRICT-LEVEL RENTER STATISTICS

Total Renter Severely % with Affordable and Surplus/ (Deficit)
Households Burdened Severe Available Rental of Affordable and
Households*  Burden Units Per 100 Available Rental
Units
Income at or below 30% of AMI 18,573 14,950 80% Income at or below 30% of AMI 21 -14,688
Income between 31% and 50% of AMI 17,902 8,245 46% Income at or below 50% of AMI 35 -23,602
Income between 51% and 80% of AMI 22,211 2,183 10% Income at or below 80% of AMI 86 -8,440
All Renter Households 98,711 26,038 26%

Renters make up 30%of all households in the District
Source: 2015-2019 Comprehensive Housing Affordability Strategy (CHAS) data

STATE-LEVEL RENTER STATISTICS

Total Renter Severely % with Affordable and Surplus/ (Deficit) of
Households Burdened Severe Available Rental Affordable and
Households*  Burden Units Per 100 Available Rental
Units
Income at or below 30%** of AMI 575,379 475,929 83% Income at or below 30%** of AMI 23 -443,892
Income between 31%** and 50% of AM 392,926 220,590 56% Income at or below 50% of AMI 33 -650,305
Income between 51% and 80% of AMI 590,937 114,269 19% Income at or below 80% of AMI 71 -459,261
All Renter Households 2,793,977 831,385 30%

Renters make up 33%of all households in the state
Source: 2021 American Community Survey (ACS) Public Use Microdata Sample (PUMS)

REGIONAL RENTAL AFFORDABILITY STATISTICS

Metropolitan Statistical Areas (MSAs) Total Renter AMI 30% of Rent One Bdrm One Two Bdrm Two Hours at Avg
and Counties in Districts Households AMI Affordable at  Fair Market Bdrm Fair Market  Bdrm Minimum Renter
30% of AMI Rent Housing Rent Housing Wage for Wage
Wage Wage Two Bdrm
Tampa-St. Petersburg-Clearwater MSA 423,683 $82,100 $24,630 $616 $1,110 $21.35 $1,347 $25.90 104 $21.43

Source: Out of Reach 2022. This congressional district includes at least a portion of the Fair Market Rent (FMR) areas listed above. For FMR areas that span more than one state, the data reflect this state's geography. For districts
covering more than seven FMR areas, only the seven largest are shown.

*Severely cost-burdened households spend more than 50% of income on housing costs, including utilities. **Or poverty guideline, if higher. AMI = Area Median Income.
Last updated in March 2023. Please Contact NLIHC research staff at research@nlihc.org or (202) 662-1530 to request additional
information.



Florida 14th District CONGRESSIONAL DISTRICT HOUSING PROFILE e |

Representative: Kathy Castor

" yarionAL LOW INCOME
HOUSING COALITION

DISTRICT-LEVEL RENTER STATISTICS

Total Renter Severely % with Affordable and Surplus/ (Deficit)
Households Burdened Severe Available Rental of Affordable and
Households*  Burden Units Per 100 Available Rental
Units
Income at or below 30% of AMI 28,136 22,042 78% Income at or below 30% of AMI 26 -20,952
Income between 31% and 50% of AMI 21,166 8,947 42% Income at or below 50% of AMI 40 -29,534
Income between 51% and 80% of AMI 27,708 3,387 12% Income at or below 80% of AMI 20 -7,777
All Renter Households 137,491 35,059 25%

Renters make up 45%of all households in the District
Source: 2015-2019 Comprehensive Housing Affordability Strategy (CHAS) data

STATE-LEVEL RENTER STATISTICS

Total Renter Severely % with Affordable and Surplus/ (Deficit) of
Households Burdened Severe Available Rental Affordable and
Households*  Burden Units Per 100 Available Rental
Units
Income at or below 30%** of AMI 575,379 475,929 83% Income at or below 30%** of AMI 23 -443,892
Income between 31%** and 50% of AM 392,926 220,590 56% Income at or below 50% of AMI 33 -650,305
Income between 51% and 80% of AMI 590,937 114,269 19% Income at or below 80% of AMI 71 -459,261
All Renter Households 2,793,977 831,385 30%

Renters make up 33%of all households in the state
Source: 2021 American Community Survey (ACS) Public Use Microdata Sample (PUMS)

REGIONAL RENTAL AFFORDABILITY STATISTICS

Metropolitan Statistical Areas (MSAs) Total Renter AMI 30% of Rent One Bdrm One Two Bdrm Two Hours at Avg
and Counties in Districts Households AMI Affordable at  Fair Market Bdrm Fair Market  Bdrm Minimum Renter
30% of AMI Rent Housing Rent Housing Wage for Wage
Wage Wage Two Bdrm
Tampa-St. Petersburg-Clearwater MSA 423,683 $82,100 $24,630 $616 $1,110 $21.35 $1,347 $25.90 104 $21.43

Source: Out of Reach 2022. This congressional district includes at least a portion of the Fair Market Rent (FMR) areas listed above. For FMR areas that span more than one state, the data reflect this state's geography. For districts
covering more than seven FMR areas, only the seven largest are shown.

*Severely cost-burdened households spend more than 50% of income on housing costs, including utilities. **Or poverty guideline, if higher. AMI = Area Median Income.
Last updated in March 2023. Please Contact NLIHC research staff at research@nlihc.org or (202) 662-1530 to request additional
information.



Florida 15th District CONGRESSIONAL DISTRICT HOUSING PROFILE e |

Representative: Laurel Lee

" yarionAL LOW INCOME
HOUSING COALITION

DISTRICT-LEVEL RENTER STATISTICS

Total Renter Severely % with Affordable and Surplus/ (Deficit)
Households Burdened Severe Available Rental of Affordable and
Households*  Burden Units Per 100 Available Rental
Units
Income at or below 30% of AMI 22,344 19,219 86% Income at or below 30% of AMI 16 -18,693
Income between 31% and 50% of AMI 18,354 7,499 41% Income at or below 50% of AMI 38 -25,306
Income between 51% and 80% of AMI 22,918 1,702 7% Income at or below 80% of AMI 20 -6,441
All Renter Households 106,092 28,728 27%

Renters make up 39%of all households in the District
Source: 2015-2019 Comprehensive Housing Affordability Strategy (CHAS) data

STATE-LEVEL RENTER STATISTICS

Total Renter Severely % with Affordable and Surplus/ (Deficit) of
Households Burdened Severe Available Rental Affordable and
Households*  Burden Units Per 100 Available Rental
Units
Income at or below 30%** of AMI 575,379 475,929 83% Income at or below 30%** of AMI 23 -443,892
Income between 31%** and 50% of AM 392,926 220,590 56% Income at or below 50% of AMI 33 -650,305
Income between 51% and 80% of AMI 590,937 114,269 19% Income at or below 80% of AMI 71 -459,261
All Renter Households 2,793,977 831,385 30%

Renters make up 33%of all households in the state
Source: 2021 American Community Survey (ACS) Public Use Microdata Sample (PUMS)

REGIONAL RENTAL AFFORDABILITY STATISTICS

Metropolitan Statistical Areas (MSAs) Total Renter AMI 30% of Rent One Bdrm One Two Bdrm Two Hours at Avg
and Counties in Districts Households AMI Affordable at  Fair Market Bdrm Fair Market  Bdrm Minimum Renter
30% of AMI Rent Housing Rent Housing Wage for Wage
Wage Wage Two Bdrm
Tampa-St. Petersburg-Clearwater MSA 423,683 $82,100 $24,630 $616 $1,110 $21.35 $1,347 $25.90 104 $21.43
Lakeland-Winter Haven MSA 73,584 $67,500 $20,250 $506 $836 $16.08 $1,056 $20.31 81 $18.81

Source: Out of Reach 2022. This congressional district includes at least a portion of the Fair Market Rent (FMR) areas listed above. For FMR areas that span more than one state, the data reflect this state's geography. For districts
covering more than seven FMR areas, only the seven largest are shown.

*Severely cost-burdened households spend more than 50% of income on housing costs, including utilities. **Or poverty guideline, if higher. AMI = Area Median Income.
Last updated in March 2023. Please Contact NLIHC research staff at research@nlihc.org or (202) 662-1530 to request additional
information.



Florida 16th District
Representative: Vern Buchanan

CONGRESSIONAL DISTRICT HOUSING PROFILE /\
" yarionAL LOW INCOME

DISTRICT-LEVEL RENTER STATISTICS

Total Renter Severely % with Affordable and Surplus/ (Deficit)
Households Burdened Severe Available Rental of Affordable and
Households*  Burden Units Per 100 Available Rental
Units
Income at or below 30% of AMI 13,549 11,015 81% Income at or below 30% of AMI 18 -11,078
Income between 31% and 50% of AMI 12,332 5,806 47% Income at or below 50% of AMI 43 -14,676
Income between 51% and 80% of AMI 16,921 1,856 11% Income at or below 80% of AMI 20 -4,163
All Renter Households 76,432 19,104 25%

Renters make up 29%of all households in the District
Source: 2015-2019 Comprehensive Housing Affordability Strategy (CHAS) data

STATE-LEVEL RENTER STATISTICS

Total Renter Severely % with Affordable and Surplus/ (Deficit) of
Households Burdened Severe Available Rental Affordable and
Households*  Burden Units Per 100 Available Rental
Units
Income at or below 30%** of AMI 575,379 475,929 83% Income at or below 30%** of AMI 23 -443,892
Income between 31%** and 50% of AM 392,926 220,590 56% Income at or below 50% of AMI 33 -650,305
Income between 51% and 80% of AMI 590,937 114,269 19% Income at or below 80% of AMI 71 -459,261
All Renter Households 2,793,977 831,385 30%

Renters make up 33%of all households in the state
Source: 2021 American Community Survey (ACS) Public Use Microdata Sample (PUMS)

REGIONAL RENTAL AFFORDABILITY STATISTICS

Metropolitan Statistical Areas (MSAs) Total Renter AMI 30% of Rent One Bdrm One Two Bdrm Two Hours at Avg
and Counties in Districts Households AMI Affordable at  Fair Market Bdrm Fair Market  Bdrm Minimum Renter
30% of AMI Rent Housing Rent Housing Wage for Wage
Wage Wage Two Bdrm
Tampa-St. Petersburg-Clearwater MSA 423,683 $82,100 $24,630 $616 $1,110 $21.35 $1,347 $25.90 104 $21.43
North Port-Sarasota-Bradenton MSA 84,449 $90,400 $27,120 $678 $1,081 $20.79 $1,385 $26.63 107 $19.28

Source: Out of Reach 2022. This congressional district includes at least a portion of the Fair Market Rent (FMR) areas listed above. For FMR areas that span more than one state, the data reflect this state's geography. For districts
covering more than seven FMR areas, only the seven largest are shown.

*Severely cost-burdened households spend more than 50% of income on housing costs, including utilities. **Or poverty guideline, if higher. AMI = Area Median Income.
Last updated in March 2023. Please Contact NLIHC research staff at research@nlihc.org or (202) 662-1530 to request additional
information.



Florida 17th District CONGRESSIONAL DISTRICT HOUSING PROFILE e |

Representative: Greg Steube

.f NATIONAL LOW INCOME
HOUSING COALITION

DISTRICT-LEVEL RENTER STATISTICS

Total Renter Severely % with Affordable and Surplus/ (Deficit)
Households Burdened Severe Available Rental of Affordable and
Households*  Burden Units Per 100 Available Rental
Units
Income at or below 30% of AMI 13,545 10,694 79% Income at or below 30% of AMI 22 -10,608
Income between 31% and 50% of AMI 13,178 6,190 47% Income at or below 50% of AMI 38 -16,590
Income between 51% and 80% of AMI 16,904 2,204 13% Income at or below 80% of AMI 85 -6,690
All Renter Households 74,818 19,896 27%

Renters make up 24%of all households in the District
Source: 2015-2019 Comprehensive Housing Affordability Strategy (CHAS) data

STATE-LEVEL RENTER STATISTICS

Total Renter Severely % with Affordable and Surplus/ (Deficit) of
Households Burdened Severe Available Rental Affordable and
Households*  Burden Units Per 100 Available Rental
Units
Income at or below 30%** of AMI 575,379 475,929 83% Income at or below 30%** of AMI 23 -443,892
Income between 31%** and 50% of AM 392,926 220,590 56% Income at or below 50% of AMI 33 -650,305
Income between 51% and 80% of AMI 590,937 114,269 19% Income at or below 80% of AMI 71 -459,261
All Renter Households 2,793,977 831,385 30%

Renters make up 33%of all households in the state
Source: 2021 American Community Survey (ACS) Public Use Microdata Sample (PUMS)

REGIONAL RENTAL AFFORDABILITY STATISTICS

Metropolitan Statistical Areas (MSAs) Total Renter AMI 30% of Rent One Bdrm One Two Bdrm Two Hours at Avg
and Counties in Districts Households AMI Affordable at  Fair Market Bdrm Fair Market  Bdrm Minimum Renter
30% of AMI Rent Housing Rent Housing Wage for Wage
Wage Wage Two Bdrm
North Port-Sarasota-Bradenton MSA 84,449 $90,400 $27,120 $678 $1,081 $20.79 $1,385 $26.63 107 $19.28
Cape Coral-Fort Myers MSA 79,011 $83,200 $24,960 $624 $979 $18.83 $1,231 $23.67 95 $18.89
Punta Gorda MSA 14,679 $76,000 $22,800 $570 $928 $17.85 $1,142 $21.96 88 $14.43

Source: Out of Reach 2022. This congressional district includes at least a portion of the Fair Market Rent (FMR) areas listed above. For FMR areas that span more than one state, the data reflect this state's geography. For districts
covering more than seven FMR areas, only the seven largest are shown.

*Severely cost-burdened households spend more than 50% of income on housing costs, including utilities. **Or poverty guideline, if higher. AMI = Area Median Income.
Last updated in March 2023. Please Contact NLIHC research staff at research@nlihc.org or (202) 662-1530 to request additional
information.



Florida 18th District CONGRESSIONAL DISTRICT HOUSING PROFILE e |

Representative: Scott Franklin
B yaTionAL LOW INCOME
HOUSING COALITION

DISTRICT-LEVEL RENTER STATISTICS

Total Renter Severely % with Affordable and Surplus/ (Deficit)
Households Burdened Severe Available Rental of Affordable and
Households*  Burden Units Per 100 Available Rental
Units
Income at or below 30% of AMI 14,593 11,623 80% Income at or below 30% of AMI 22 -11,311
Income between 31% and 50% of AMI 13,954 4,982 36% Income at or below 50% of AMI 46 -15,410
Income between 51% and 80% of AMI 18,562 1,724 9% Income at or below 80% of AMI 20 -4,494
All Renter Households 78,830 18,548 24%

Renters make up 30%of all households in the District
Source: 2015-2019 Comprehensive Housing Affordability Strategy (CHAS) data

STATE-LEVEL RENTER STATISTICS

Total Renter Severely % with Affordable and Surplus/ (Deficit) of
Households Burdened Severe Available Rental Affordable and
Households*  Burden Units Per 100 Available Rental
Units
Income at or below 30%** of AMI 575,379 475,929 83% Income at or below 30%** of AMI 23 -443,892
Income between 31%** and 50% of AM 392,926 220,590 56% Income at or below 50% of AMI 33 -650,305
Income between 51% and 80% of AMI 590,937 114,269 19% Income at or below 80% of AMI 71 -459,261
All Renter Households 2,793,977 831,385 30%

Renters make up 33%of all households in the state
Source: 2021 American Community Survey (ACS) Public Use Microdata Sample (PUMS)

REGIONAL RENTAL AFFORDABILITY STATISTICS

Metropolitan Statistical Areas (MSAs) Total Renter AMI 30% of Rent One Bdrm One Two Bdrm Two Hours at Avg
and Counties in Districts Households AMI Affordable at  Fair Market Bdrm Fair Market  Bdrm Minimum Renter
30% of AMI Rent Housing Rent Housing Wage for Wage
Wage Wage Two Bdrm
Lakeland-Winter Haven MSA 73,584 $67,500 $20,250 $506 $836 $16.08 $1,056 $20.31 81 $18.81
Naples-Immokalee-Marco Island MSA 37,894 $98,600 $29,580 $740 $1,295 $24.90 $1,583 $30.44 122 $18.89
Sebring MSA 9,838 $63,500 $19,050 $476 $709 $13.63 $933 $17.94 72 $13.88
DeSoto County 3,866 $46,600 $13,980 $350 $664 $12.77 $757 $14.56 58 $14.03
Hendry County 3,820 $50,100 $15,030 $376 $664 $12.77 $757 $14.56 58 $16.60
Okeechobee County 3,680 $53,900 $16,170 $404 $663 $12.75 $873 $16.79 67 $13.09
Hardee County 2,637 $54,900 $16,470 $412 $595 $11.44 $783 $15.06 60 $12.84

Source: Out of Reach 2022. This congressional district includes at least a portion of the Fair Market Rent (FMR) areas listed above. For FMR areas that span more than one state, the data reflect this state's geography. For districts
covering more than seven FMR areas, only the seven largest are shown.

*Severely cost-burdened households spend more than 50% of income on housing costs, including utilities. **Or poverty guideline, if higher. AMI = Area Median Income.
Last updated in March 2023. Please Contact NLIHC research staff at research@nlihc.org or (202) 662-1530 to request additional
information.



Florida 19th District
Representative: Byron Donalds

CONGRESSIONAL DISTRICT HOUSING PROFILE

7Y

" yarionAL LOW INCOME
HOUSING COALITION

DISTRICT-LEVEL RENTER STATISTICS

Total Renter Severely % with Affordable and Surplus/ (Deficit)
Households Burdened Severe Available Rental of Affordable and
Households*  Burden Units Per 100 Available Rental
Units
Income at or below 30% of AMI 13,873 11,697 84% Income at or below 30% of AMI 16 -11,694
Income between 31% and 50% of AMI 14,090 7,233 51% Income at or below 50% of AMI 33 -18,695
Income between 51% and 80% of AMI 18,185 2,854 16% Income at or below 80% of AMI 86 -6,277
All Renter Households 81,896 22,575 28%

Renters make up 27%of all households in the District
Source: 2015-2019 Comprehensive Housing Affordability Strategy (CHAS) data

STATE-LEVEL RENTER STATISTICS

Total Renter Severely % with Affordable and Surplus/ (Deficit) of
Households Burdened Severe Available Rental Affordable and
Households*  Burden Units Per 100 Available Rental
Units
Income at or below 30%** of AMI 575,379 475,929 83% Income at or below 30%** of AMI 23 -443,892
Income between 31%** and 50% of AM 392,926 220,590 56% Income at or below 50% of AMI 33 -650,305
Income between 51% and 80% of AMI 590,937 114,269 19% Income at or below 80% of AMI 71 -459,261
All Renter Households 2,793,977 831,385 30%

Renters make up 33%of all households in the state
Source: 2021 American Community Survey (ACS) Public Use Microdata Sample (PUMS)

REGIONAL RENTAL AFFORDABILITY STATISTICS

Metropolitan Statistical Areas (MSAs) Total Renter AMI 30% of Rent One Bdrm One Two Bdrm Two Hours at Avg
and Counties in Districts Households AMI Affordable at  Fair Market Bdrm Fair Market  Bdrm Minimum Renter
30% of AMI Rent Housing Rent Housing Wage for Wage
Wage Wage Two Bdrm
Cape Coral-Fort Myers MSA 79,011 $83,200 $24,960 $624 $979 $18.83 $1,231 $23.67 95 $18.89
Naples-Immokalee-Marco Island MSA 37,894 $98,600 $29,580 $740 $1,295 $24.90 $1,583 $30.44 122 $18.89

Source: Out of Reach 2022. This congressional district includes at least a portion of the Fair Market Rent (FMR) areas listed above. For FMR areas that span more than one state, the data reflect this state's geography. For districts
covering more than seven FMR areas, only the seven largest are shown.

*Severely cost-burdened households spend more than 50% of income on housing costs, including utilities. **Or poverty guideline, if higher. AMI = Area Median Income.
Last updated in March 2023. Please Contact NLIHC research staff at research@nlihc.org or (202) 662-1530 to request additional
information.



Florida 20th District CONGRESSIONAL DISTRICT HOUSING PROFILE e |

Representative: Sheila Cherfilus-McCormi

" yarionAL LOW INCOME
HOUSING COALITION

DISTRICT-LEVEL RENTER STATISTICS

Total Renter Severely % with Affordable and Surplus/ (Deficit)
Households Burdened Severe Available Rental of Affordable and
Households*  Burden Units Per 100 Available Rental
Units
Income at or below 30% of AMI 30,526 24,668 81% Income at or below 30% of AMI 22 -23,735
Income between 31% and 50% of AMI 24,193 11,945 49% Income at or below 50% of AMI 34 -35,939
Income between 51% and 80% of AMI 26,632 2,540 10% Income at or below 80% of AMI 87 -10,914
All Renter Households 112,756 39,491 35%

Renters make up 44%of all households in the District
Source: 2015-2019 Comprehensive Housing Affordability Strategy (CHAS) data

STATE-LEVEL RENTER STATISTICS

Total Renter Severely % with Affordable and Surplus/ (Deficit) of
Households Burdened Severe Available Rental Affordable and
Households*  Burden Units Per 100 Available Rental
Units
Income at or below 30%** of AMI 575,379 475,929 83% Income at or below 30%** of AMI 23 -443,892
Income between 31%** and 50% of AM 392,926 220,590 56% Income at or below 50% of AMI 33 -650,305
Income between 51% and 80% of AMI 590,937 114,269 19% Income at or below 80% of AMI 71 -459,261
All Renter Households 2,793,977 831,385 30%

Renters make up 33%of all households in the state
Source: 2021 American Community Survey (ACS) Public Use Microdata Sample (PUMS)

REGIONAL RENTAL AFFORDABILITY STATISTICS

Metropolitan Statistical Areas (MSAs) Total Renter AMI 30% of Rent One Bdrm One Two Bdrm Two Hours at Avg
and Counties in Districts Households AMI Affordable at  Fair Market Bdrm Fair Market  Bdrm Minimum Renter
30% of AMI Rent Housing Rent Housing Wage for Wage
Wage Wage Two Bdrm
Fort Lauderdale HMFA 262,309 $82,100 $24,630 $616 $1,240 $23.85 $1,556 $29.92 120 $23.24
West Palm Beach-Boca Raton HMFA 174,325 $90,300 $27,090 $677 $1,274 $24.50 $1,578 $30.35 121 $23.39

Source: Out of Reach 2022. This congressional district includes at least a portion of the Fair Market Rent (FMR) areas listed above. For FMR areas that span more than one state, the data reflect this state's geography. For districts
covering more than seven FMR areas, only the seven largest are shown.

*Severely cost-burdened households spend more than 50% of income on housing costs, including utilities. **Or poverty guideline, if higher. AMI = Area Median Income.
Last updated in March 2023. Please Contact NLIHC research staff at research@nlihc.org or (202) 662-1530 to request additional
information.



Florida 21st District
Representative: Brian Mast

CONGRESSIONAL DISTRICT HOUSING PROFILE e |

" yarionAL LOW INCOME
HOUSING COALITION

DISTRICT-LEVEL RENTER STATISTICS

Total Renter Severely % with Affordable and Surplus/ (Deficit)
Households Burdened Severe Available Rental of Affordable and
Households*  Burden Units Per 100 Available Rental
Units
Income at or below 30% of AMI 13,202 10,652 81% Income at or below 30% of AMI 22 -10,336
Income between 31% and 50% of AMI 11,952 6,290 53% Income at or below 50% of AMI 36 -16,185
Income between 51% and 80% of AMI 15,063 2,262 15% Income at or below 80% of AMI 81 -7,746
All Renter Households 71,988 19,713 27%

Renters make up 25%of all households in the District
Source: 2015-2019 Comprehensive Housing Affordability Strategy (CHAS) data

STATE-LEVEL RENTER STATISTICS

Total Renter Severely % with Affordable and Surplus/ (Deficit) of
Households Burdened Severe Available Rental Affordable and
Households*  Burden Units Per 100 Available Rental
Units
Income at or below 30%** of AMI 575,379 475,929 83% Income at or below 30%** of AMI 23 -443,892
Income between 31%** and 50% of AM 392,926 220,590 56% Income at or below 50% of AMI 33 -650,305
Income between 51% and 80% of AMI 590,937 114,269 19% Income at or below 80% of AMI 71 -459,261

All Renter Households 2,793,977 831,385 30%
Renters make up 33%of all households in the state

Source: 2021 American Community Survey (ACS) Public Use Microdata Sample (PUMS)

REGIONAL RENTAL AFFORDABILITY STATISTICS

Metropolitan Statistical Areas (MSAs) Total Renter AMI 30% of Rent One Bdrm One Two Bdrm Two Hours at Avg
and Counties in Districts Households AMI Affordable at  Fair Market Bdrm Fair Market  Bdrm Minimum Renter
30% of AMI Rent Housing Rent Housing Wage for Wage
Wage Wage Two Bdrm
West Palm Beach-Boca Raton HMFA 174,325 $90,300 $27,090 $677 $1,274 $24.50 $1,578 $30.35 121 $23.39
Port St. Lucie MSA 42,863 $84,500 $25,350 $634 $987 $18.98 $1,275 $24.52 98 $17.04

Source: Out of Reach 2022. This congressional district includes at least a portion of the Fair Market Rent (FMR) areas listed above. For FMR areas that span more than one state, the data reflect this state's geography. For districts
covering more than seven FMR areas, only the seven largest are shown.

*Severely cost-burdened households spend more than 50% of income on housing costs, including utilities. **Or poverty guideline, if higher. AMI = Area Median Income.
Last updated in March 2023. Please Contact NLIHC research staff at research@nlihc.org or (202) 662-1530 to request additional
information.



Florida 22nd District CONGRESSIONAL DISTRICT HOUSING PROFILE e |

Representative: Lois Frankel

" yarionAL LOW INCOME
HOUSING COALITION

DISTRICT-LEVEL RENTER STATISTICS

Total Renter Severely % with Affordable and Surplus/ (Deficit)
Households Burdened Severe Available Rental of Affordable and
Households*  Burden Units Per 100 Available Rental
Units
Income at or below 30% of AMI 16,850 14,641 87% Income at or below 30% of AMI 13 -14,655
Income between 31% and 50% of AMI 16,504 8,067 49% Income at or below 50% of AMI 27 -24,360
Income between 51% and 80% of AMI 19,918 2,801 14% Income at or below 80% of AMI 80 -10,762
All Renter Households 86,321 25,823 30%

Renters make up 30%of all households in the District
Source: 2015-2019 Comprehensive Housing Affordability Strategy (CHAS) data

STATE-LEVEL RENTER STATISTICS

Total Renter Severely % with Affordable and Surplus/ (Deficit) of
Households Burdened Severe Available Rental Affordable and
Households*  Burden Units Per 100 Available Rental
Units
Income at or below 30%** of AMI 575,379 475,929 83% Income at or below 30%** of AMI 23 -443,892
Income between 31%** and 50% of AM 392,926 220,590 56% Income at or below 50% of AMI 33 -650,305
Income between 51% and 80% of AMI 590,937 114,269 19% Income at or below 80% of AMI 71 -459,261
All Renter Households 2,793,977 831,385 30%

Renters make up 33%of all households in the state
Source: 2021 American Community Survey (ACS) Public Use Microdata Sample (PUMS)

REGIONAL RENTAL AFFORDABILITY STATISTICS

Metropolitan Statistical Areas (MSAs) Total Renter AMI 30% of Rent One Bdrm One Two Bdrm Two Hours at Avg
and Counties in Districts Households AMI Affordable at  Fair Market Bdrm Fair Market  Bdrm Minimum Renter
30% of AMI Rent Housing Rent Housing Wage for Wage
Wage Wage Two Bdrm
West Palm Beach-Boca Raton HMFA 174,325 $90,300 $27,090 $677 $1,274 $24.50 $1,578 $30.35 121 $23.39

Source: Out of Reach 2022. This congressional district includes at least a portion of the Fair Market Rent (FMR) areas listed above. For FMR areas that span more than one state, the data reflect this state's geography. For districts
covering more than seven FMR areas, only the seven largest are shown.

*Severely cost-burdened households spend more than 50% of income on housing costs, including utilities. **Or poverty guideline, if higher. AMI = Area Median Income.
Last updated in March 2023. Please Contact NLIHC research staff at research@nlihc.org or (202) 662-1530 to request additional
information.



Florida 23rd District CONGRESSIONAL DISTRICT HOUSING PROFILE e |

Representative: Jared Moskowitz

" yarionAL LOW INCOME
HOUSING COALITION

DISTRICT-LEVEL RENTER STATISTICS

Total Renter Severely % with Affordable and Surplus/ (Deficit)
Households Burdened Severe Available Rental of Affordable and
Households*  Burden Units Per 100 Available Rental
Units
Income at or below 30% of AMI 20,078 17,720 88% Income at or below 30% of AMI 15 -17,141
Income between 31% and 50% of AMI 16,724 10,487 63% Income at or below 50% of AMI 18 -30,226
Income between 51% and 80% of AMI 22,812 4,034 18% Income at or below 80% of AMI 74 -15,569
All Renter Households 105,561 33,267 32%

Renters make up 35%of all households in the District
Source: 2015-2019 Comprehensive Housing Affordability Strategy (CHAS) data

STATE-LEVEL RENTER STATISTICS

Total Renter Severely % with Affordable and Surplus/ (Deficit) of
Households Burdened Severe Available Rental Affordable and
Households*  Burden Units Per 100 Available Rental
Units
Income at or below 30%** of AMI 575,379 475,929 83% Income at or below 30%** of AMI 23 -443,892
Income between 31%** and 50% of AM 392,926 220,590 56% Income at or below 50% of AMI 33 -650,305
Income between 51% and 80% of AMI 590,937 114,269 19% Income at or below 80% of AMI 71 -459,261
All Renter Households 2,793,977 831,385 30%

Renters make up 33%of all households in the state
Source: 2021 American Community Survey (ACS) Public Use Microdata Sample (PUMS)

REGIONAL RENTAL AFFORDABILITY STATISTICS

Metropolitan Statistical Areas (MSAs) Total Renter AMI 30% of Rent One Bdrm One Two Bdrm Two Hours at Avg
and Counties in Districts Households AMI Affordable at  Fair Market Bdrm Fair Market  Bdrm Minimum Renter
30% of AMI Rent Housing Rent Housing Wage for Wage
Wage Wage Two Bdrm
Fort Lauderdale HMFA 262,309 $82,100 $24,630 $616 $1,240 $23.85 $1,556 $29.92 120 $23.24
West Palm Beach-Boca Raton HMFA 174,325 $90,300 $27,090 $677 $1,274 $24.50 $1,578 $30.35 121 $23.39

Source: Out of Reach 2022. This congressional district includes at least a portion of the Fair Market Rent (FMR) areas listed above. For FMR areas that span more than one state, the data reflect this state's geography. For districts
covering more than seven FMR areas, only the seven largest are shown.

*Severely cost-burdened households spend more than 50% of income on housing costs, including utilities. **Or poverty guideline, if higher. AMI = Area Median Income.
Last updated in March 2023. Please Contact NLIHC research staff at research@nlihc.org or (202) 662-1530 to request additional
information.



Florida 24th District CONGRESSIONAL DISTRICT HOUSING PROFILE e |

Representative: Frederica Wilson

" yarionAL LOW INCOME
HOUSING COALITION

DISTRICT-LEVEL RENTER STATISTICS

Total Renter Severely % with Affordable and Surplus/ (Deficit)
Households Burdened Severe Available Rental of Affordable and
Households*  Burden Units Per 100 Available Rental
Units
Income at or below 30% of AMI 45,245 34,629 77% Income at or below 30% of AMI 28 -32,772
Income between 31% and 50% of AMI 29,802 13,324 45% Income at or below 50% of AMI 40 -44.,875
Income between 51% and 80% of AMI 30,644 3,411 11% Income at or below 80% of AMI 84 -16,846
All Renter Households 143,115 51,804 36%

Renters make up 52%of all households in the District
Source: 2015-2019 Comprehensive Housing Affordability Strategy (CHAS) data

STATE-LEVEL RENTER STATISTICS

Total Renter Severely % with Affordable and Surplus/ (Deficit) of
Households Burdened Severe Available Rental Affordable and
Households*  Burden Units Per 100 Available Rental
Units
Income at or below 30%** of AMI 575,379 475,929 83% Income at or below 30%** of AMI 23 -443,892
Income between 31%** and 50% of AM 392,926 220,590 56% Income at or below 50% of AMI 33 -650,305
Income between 51% and 80% of AMI 590,937 114,269 19% Income at or below 80% of AMI 71 -459,261
All Renter Households 2,793,977 831,385 30%

Renters make up 33%of all households in the state
Source: 2021 American Community Survey (ACS) Public Use Microdata Sample (PUMS)

REGIONAL RENTAL AFFORDABILITY STATISTICS

Metropolitan Statistical Areas (MSAs) Total Renter AMI 30% of Rent One Bdrm One Two Bdrm Two Hours at Avg
and Counties in Districts Households AMI Affordable at  Fair Market Bdrm Fair Market  Bdrm Minimum Renter
30% of AMI Rent Housing Rent Housing Wage for Wage
Wage Wage Two Bdrm
Miami-Miami Beach-Kendall HMFA 436,367 $68,300 $20,490 $512 $1,332 $25.62 $1,672 $32.15 129 $22.99
Fort Lauderdale HMFA 262,309 $82,100 $24,630 $616 $1,240 $23.85 $1,556 $29.92 120 $23.24

Source: Out of Reach 2022. This congressional district includes at least a portion of the Fair Market Rent (FMR) areas listed above. For FMR areas that span more than one state, the data reflect this state's geography. For districts
covering more than seven FMR areas, only the seven largest are shown.

*Severely cost-burdened households spend more than 50% of income on housing costs, including utilities. **Or poverty guideline, if higher. AMI = Area Median Income.
Last updated in March 2023. Please Contact NLIHC research staff at research@nlihc.org or (202) 662-1530 to request additional
information.



Florida 25th District CONGRESSIONAL DISTRICT HOUSING PROFILE e |

Representative: Debbie Wasserman Schu

" yarionAL LOW INCOME
HOUSING COALITION

DISTRICT-LEVEL RENTER STATISTICS

Total Renter Severely % with Affordable and Surplus/ (Deficit)
Households Burdened Severe Available Rental of Affordable and
Households*  Burden Units Per 100 Available Rental
Units
Income at or below 30% of AMI 17,970 15,406 86% Income at or below 30% of AMI 17 -14,913
Income between 31% and 50% of AMI 14,550 8,062 55% Income at or below 50% of AMI 22 -25,333
Income between 51% and 80% of AMI 22,042 3,751 17% Income at or below 80% of AMI 73 -14,502
All Renter Households 92,093 27,565 30%

Renters make up 35%of all households in the District
Source: 2015-2019 Comprehensive Housing Affordability Strategy (CHAS) data

STATE-LEVEL RENTER STATISTICS

Total Renter Severely % with Affordable and Surplus/ (Deficit) of
Households Burdened Severe Available Rental Affordable and
Households*  Burden Units Per 100 Available Rental
Units
Income at or below 30%** of AMI 575,379 475,929 83% Income at or below 30%** of AMI 23 -443,892
Income between 31%** and 50% of AM 392,926 220,590 56% Income at or below 50% of AMI 33 -650,305
Income between 51% and 80% of AMI 590,937 114,269 19% Income at or below 80% of AMI 71 -459,261
All Renter Households 2,793,977 831,385 30%

Renters make up 33%of all households in the state
Source: 2021 American Community Survey (ACS) Public Use Microdata Sample (PUMS)

REGIONAL RENTAL AFFORDABILITY STATISTICS

Metropolitan Statistical Areas (MSAs) Total Renter AMI 30% of Rent One Bdrm One Two Bdrm Two Hours at Avg
and Counties in Districts Households AMI Affordable at  Fair Market Bdrm Fair Market  Bdrm Minimum Renter
30% of AMI Rent Housing Rent Housing Wage for Wage
Wage Wage Two Bdrm
Fort Lauderdale HMFA 262,309 $82,100 $24,630 $616 $1,240 $23.85 $1,556 $29.92 120 $23.24

Source: Out of Reach 2022. This congressional district includes at least a portion of the Fair Market Rent (FMR) areas listed above. For FMR areas that span more than one state, the data reflect this state's geography. For districts
covering more than seven FMR areas, only the seven largest are shown.

*Severely cost-burdened households spend more than 50% of income on housing costs, including utilities. **Or poverty guideline, if higher. AMI = Area Median Income.
Last updated in March 2023. Please Contact NLIHC research staff at research@nlihc.org or (202) 662-1530 to request additional
information.
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Representative: Mario Diaz-Balart

" yarionAL LOW INCOME
HOUSING COALITION

DISTRICT-LEVEL RENTER STATISTICS

Total Renter Severely % with Affordable and Surplus/ (Deficit)
Households Burdened Severe Available Rental of Affordable and
Households*  Burden Units Per 100 Available Rental
Units
Income at or below 30% of AMI 38,044 28,642 75% Income at or below 30% of AMI 26 -28,182
Income between 31% and 50% of AMI 23,507 9,230 39% Income at or below 50% of AMI 39 -37,523
Income between 51% and 80% of AMI 23,823 1,570 7% Income at or below 80% of AMI 87 -11,276
All Renter Households 112,597 39,561 35%

Renters make up 46%of all households in the District
Source: 2015-2019 Comprehensive Housing Affordability Strategy (CHAS) data

STATE-LEVEL RENTER STATISTICS

Total Renter Severely % with Affordable and Surplus/ (Deficit) of
Households Burdened Severe Available Rental Affordable and
Households*  Burden Units Per 100 Available Rental
Units
Income at or below 30%** of AMI 575,379 475,929 83% Income at or below 30%** of AMI 23 -443,892
Income between 31%** and 50% of AM 392,926 220,590 56% Income at or below 50% of AMI 33 -650,305
Income between 51% and 80% of AMI 590,937 114,269 19% Income at or below 80% of AMI 71 -459,261
All Renter Households 2,793,977 831,385 30%

Renters make up 33%of all households in the state
Source: 2021 American Community Survey (ACS) Public Use Microdata Sample (PUMS)

REGIONAL RENTAL AFFORDABILITY STATISTICS

Metropolitan Statistical Areas (MSAs) Total Renter AMI 30% of Rent One Bdrm One Two Bdrm Two Hours at Avg
and Counties in Districts Households AMI Affordable at  Fair Market Bdrm Fair Market  Bdrm Minimum Renter
30% of AMI Rent Housing Rent Housing Wage for Wage
Wage Wage Two Bdrm
Miami-Miami Beach-Kendall HMFA 436,367 $68,300 $20,490 $512 $1,332 $25.62 $1,672 $32.15 129 $22.99
Naples-Immokalee-Marco Island MSA 37,894 $98,600 $29,580 $740 $1,295 $24.90 $1,583 $30.44 122 $18.89

Source: Out of Reach 2022. This congressional district includes at least a portion of the Fair Market Rent (FMR) areas listed above. For FMR areas that span more than one state, the data reflect this state's geography. For districts
covering more than seven FMR areas, only the seven largest are shown.

*Severely cost-burdened households spend more than 50% of income on housing costs, including utilities. **Or poverty guideline, if higher. AMI = Area Median Income.
Last updated in March 2023. Please Contact NLIHC research staff at research@nlihc.org or (202) 662-1530 to request additional
information.
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Representative: Maria Elvira Salazar

" yarionAL LOW INCOME
HOUSING COALITION

DISTRICT-LEVEL RENTER STATISTICS

Total Renter Severely % with Affordable and Surplus/ (Deficit)
Households Burdened Severe Available Rental of Affordable and
Households*  Burden Units Per 100 Available Rental
Units
Income at or below 30% of AMI 39,731 30,249 76% Income at or below 30% of AMI 26 -29,367
Income between 31% and 50% of AMI 25,598 11,793 46% Income at or below 50% of AMI 36 -41,644
Income between 51% and 80% of AMI 26,065 3,281 13% Income at or below 80% of AMI 83 -15,102
All Renter Households 135,181 46,040 34%

Renters make up 50%of all households in the District
Source: 2015-2019 Comprehensive Housing Affordability Strategy (CHAS) data

STATE-LEVEL RENTER STATISTICS

Total Renter Severely % with Affordable and Surplus/ (Deficit) of
Households Burdened Severe Available Rental Affordable and
Households*  Burden Units Per 100 Available Rental
Units
Income at or below 30%** of AMI 575,379 475,929 83% Income at or below 30%** of AMI 23 -443,892
Income between 31%** and 50% of AM 392,926 220,590 56% Income at or below 50% of AMI 33 -650,305
Income between 51% and 80% of AMI 590,937 114,269 19% Income at or below 80% of AMI 71 -459,261
All Renter Households 2,793,977 831,385 30%

Renters make up 33%of all households in the state
Source: 2021 American Community Survey (ACS) Public Use Microdata Sample (PUMS)

REGIONAL RENTAL AFFORDABILITY STATISTICS

Metropolitan Statistical Areas (MSAs) Total Renter AMI 30% of Rent One Bdrm One Two Bdrm Two Hours at Avg
and Counties in Districts Households AMI Affordable at  Fair Market Bdrm Fair Market  Bdrm Minimum Renter
30% of AMI Rent Housing Rent Housing Wage for Wage
Wage Wage Two Bdrm
Miami-Miami Beach-Kendall HMFA 436,367 $68,300 $20,490 $512 $1,332 $25.62 $1,672 $32.15 129 $22.99

Source: Out of Reach 2022. This congressional district includes at least a portion of the Fair Market Rent (FMR) areas listed above. For FMR areas that span more than one state, the data reflect this state's geography. For districts
covering more than seven FMR areas, only the seven largest are shown.

*Severely cost-burdened households spend more than 50% of income on housing costs, including utilities. **Or poverty guideline, if higher. AMI = Area Median Income.
Last updated in March 2023. Please Contact NLIHC research staff at research@nlihc.org or (202) 662-1530 to request additional
information.
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Representative: Carlos Gimenez

" yarionAL LOW INCOME
HOUSING COALITION

DISTRICT-LEVEL RENTER STATISTICS

Total Renter Severely % with Affordable and Surplus/ (Deficit)
Households Burdened Severe Available Rental of Affordable and
Households*  Burden Units Per 100 Available Rental
Units
Income at or below 30% of AMI 22,005 17,124 78% Income at or below 30% of AMI 24 -16,751
Income between 31% and 50% of AMI 17,813 8,267 46% Income at or below 50% of AMI 37 -25,029
Income between 51% and 80% of AMI 18,130 2,137 12% Income at or below 80% of AMI 84 -9,297
All Renter Households 81,878 27,740 34%

Renters make up 37%of all households in the District
Source: 2015-2019 Comprehensive Housing Affordability Strategy (CHAS) data

STATE-LEVEL RENTER STATISTICS

Total Renter Severely % with Affordable and Surplus/ (Deficit) of
Households Burdened Severe Available Rental Affordable and
Households*  Burden Units Per 100 Available Rental
Units
Income at or below 30%** of AMI 575,379 475,929 83% Income at or below 30%** of AMI 23 -443,892
Income between 31%** and 50% of AM 392,926 220,590 56% Income at or below 50% of AMI 33 -650,305
Income between 51% and 80% of AMI 590,937 114,269 19% Income at or below 80% of AMI 71 -459,261
All Renter Households 2,793,977 831,385 30%

Renters make up 33%of all households in the state
Source: 2021 American Community Survey (ACS) Public Use Microdata Sample (PUMS)

REGIONAL RENTAL AFFORDABILITY STATISTICS

Metropolitan Statistical Areas (MSAs) Total Renter AMI 30% of Rent One Bdrm One Two Bdrm Two Hours at Avg
and Counties in Districts Households AMI Affordable at  Fair Market Bdrm Fair Market  Bdrm Minimum Renter
30% of AMI Rent Housing Rent Housing Wage for Wage
Wage Wage Two Bdrm
Miami-Miami Beach-Kendall HMFA 436,367 $68,300 $20,490 $512 $1,332 $25.62 $1,672 $32.15 129 $22.99
Monroe County 13,406 $100,500 $30,150 $754 $1,370 $26.35 $1,759 $33.83 135 $18.19

Source: Out of Reach 2022. This congressional district includes at least a portion of the Fair Market Rent (FMR) areas listed above. For FMR areas that span more than one state, the data reflect this state's geography. For districts
covering more than seven FMR areas, only the seven largest are shown.

*Severely cost-burdened households spend more than 50% of income on housing costs, including utilities. **Or poverty guideline, if higher. AMI = Area Median Income.
Last updated in March 2023. Please Contact NLIHC research staff at research@nlihc.org or (202) 662-1530 to request additional
information.
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Attainable Housing Coalition of the St. Johns County Chamber of Commerce,

Workforce Housing in St. Johns County: Unattainable —
Challenges and Solutions to Attainable Workforce Housing






Attainable Housing Coalition
25T, JOHNS COUNTY CHAMBER OF COMMERCE

Essential workers keep the local economy going.
They ensure the community’s residents and visitors
experience the best quality of life. They protect our
neighborhoods and teach our children.

And many of them cannot afford to even live in the
communities they serve due to a lack of housing in
an attainable price range.

The Attainable Housing Coalition of the St. Johns
County Chamber of Commerce is a group of
businesses and individuals who recognize these
challenges and are committed to working toward
making St. Johns County a great place to live for
everyone, especially the most essential workers.

The average St. Johns County teacher would need

to earn more than three times their current wage to
afford a home at the median sales price of more than
$500,000. And homes in lower price ranges simply
aren’t available, even for rent.

These challenges have forced many of the most
fundamental workers to seek housing outside of
St. Johns County. Their extended commutes create
traffic congestion and excess wear on county
infrastructure and place an unfair burden on those
reliant on child care. In some cases, they seek new
jobs closer to home, further impacting the local
economy.

The Attainable Housing Coalition is committed to
working with builders and developers, local business
leaders, financial institutions, and government
partners to address the needs of our essential
workers now and into the future.

pl Attainable Housing Coalition of the St. Johns County Chamber of Commerce



INTRODUCTION

Essential workers play a vital role in providing services that uphold the high quality of life we
desire and expect in St. Johns County. We rely on these fundamental workers to keep us healthy
and safe, to educate our children and to respond in a time of crisis. However, due to lack of
attainable housing, many of these workers are forced to buy and rent homes outside of St. Johns
County. Their absence can lead to a decline in quality of life for all St. Johns County residents.

This Attainable Workforce Housing Report is focused on the challenges faced
by these workers who provide a high quality of life for all of St. Johns County’s
citizens, and proposes solutions to address this critical issue.

Developing policies and partnerships to address the county’s critical workforce housing needs
requires a full understanding of the complex dynamics of the housing market and the economic
contexts underpinning attainable housing. This report fully demonstrates the scope and scale
of St. Johns County’s workforce housing challenges, along with solutions to consider for policy
direction and collaboration with both public and private stakeholders.

WHO ARE ‘ESSENTIAL WORKERS?

Many fundamental workers contribute to the quality of life in St. Johns County. For this report,
“essential worker” refers to these professions, but many others fall within these income ranges.

£ 2 5

Teachers and school Nurses and other Tourism and Law enforcement and Manufacturing
support staff health care workers hospitality workers, first responders workers
including food service

KEY FINDINGS

* Population growth, changing demographics, remote employment, short-term rentals and
investor purchases are impacting the supply and demand for attainable housing.

* Relying on market fluctuations in interest rates and housing prices is not a sustainable solution
for attainable housing.

* When considering options for attainable workforce housing, the county should explore a range
of approaches for the short- and long-term implications that must also balance considerations
for financial resources, local market conditions and community support.

* No single solution will fix this issue, but the county does have options to alleviate these housing
challenges for essential workers. A comprehensive approach will involve a combination of
options tailored to the specific context and requirements of our community. For solutions
to be sustainable, they must become the cornerstone of the St. Johns County
Comprehensive Land Use Plan.



WORKFORCE HOUSING CHALLENGES

Essential workers face a number of housing challenges that can impact not only their own quality
of life but also the quality of life they contribute to for St. Johns County residents. Two primary
challenges are affordability of a mortgage or rent, as well as housing inventory in
an attainable price range.

HOUSING AFFORDABILITY
Defining ‘affordability’

Housing affordability is measured as a percentage of total household income spent on housing,
including rent or mortgage, property taxes, homeowners insurance, homeowners association
fees, community development district fees and utility costs.

The general guideline for how much income should be spent on housing is to spend no more
than 30% of a household’s gross monthly income on housing expenses. This is often referred to
as the “30% rule” and is commonly used by lenders, landlords and housing assistance programs to
determine affordability.

What workers can afford

Every worker faces different financial situations and demands, but based on home price and salary
data in St. Johns County, many of our essential workers cannot buy or rent housing in the county.
The St. Johns County Board of County Commissioners in 2023 passed an ordinance establishing
“affordable” housing as having a maximum initial sales price of $260,000 per unit. Even housing
at this price is unattainable for the essential workers highlighted in this report.

The following scenarios illustrate what these workers can afford based on the average salary of
each profession, as well as the minimum income someone would need to attain housing in St.
Johns County.

Households spending more than 30% of income on
housing expenses are considered “cost burdened.” '

1. Source: U.S Department of Housing & Urban Development



ASSUMPTIONS

lllustrating what occupations can afford for housing can be a challenge due to the complexity and
variability of individual financial situations and the wide variety of financing options offered by
lenders and governmental agencies.

The examples on the following pages attempt to standardize the scenarios using a set of criteria
that are reflective of averages whenever possible or the criteria that is typical for the essential
worker occupations selected.

Worker salaries

Tourism & hospitality Teacher Law enforcement Nurse Manufacturing
$28,300 $47,500 $55,000 $65,000 worker
Average wage for Annual base salary Officer with 5 years Registered Nurse with $65,000
food worker or hotel for 0-3 years of of experience. 5 years of experience.  College graduate with
worker. experience. Does not security clearance but
include any advanced fewer than 3 years of
degree compensation. experience.
Key figures

* The average first-time buyer pays about 6% of the home price for their down payment, while
repeat buyers put down 13%.2 We used 10% to represent both types of potential buyers.

* Median home price in St. Johns County: $510,000 *

* 30-year fixed mortgage rate: 6.87% *

* Down payment: 10% °

* Average credit score: 680-699 ¢

* Homeowners insurance: 0.00912% of home value ’

* Private mortgage insurance: 1.22% of loan amount ®

* Homeowners association fee: $200 per month °

* Median rental prices: $1,623 (1BR); $1,795 (2BR); $2,290 (3BR); $2,823 (4BR) "

2. Source: National Association of Realtors

3. Source: Northeast Florida Association of Realtors, March 2023

4, 5. Source: Bankrate

6. For moderate income in age range 18-40. Source: American Express

7. Source: Clovered

8. Average of carrier rates. PMI is required when down payment is less than 20%. Source: Nerdwallet
9. Average HOA fee across Florida. Source: HOAManagement.com

10. Source: Zumper

Shining a Light on Solutions for Attainable Workforce Housing



OWNERSHIP

To purchase a home in St. Johns County at the median price of $510,000, a buyer needs a
minimum annual income of $176,160 (assuming no more than 30% of annual income will be spent
on housing). To purchase a home at the ordinance-determined affordable price of $260,000, a
buyer needs a minimum annual income of at least $97,400. None of the essential workers
are able to attain housing in St. Johns County on single-earner wages.

$176,160 |

Annual income
needed for county
median price of
$510,000 and down
payment of $51,000

Hospitality

Affordability
gap: $147,860

Affordability
gap: $128,660

Affordability
gap: $121,160

Affordability
gap: $111,160

Affordability
gap: $111,160

$97,400 1 — — = - + - e = - - - — —
Annual income Affordability Affordability
needed for county Affordability gap: $32,400 gap: $32,400
“affordable” maximum Affordability gap: $42,400
of $260,000 and gap: $49,990
down payment of
$26,000 N
Affordability
gap: $69,100
Average Average
Average income: income:
Average income: $65,000 $65,000
' $55,000
Average $47,500
income:
$28,300

Teacher

Law
Enforcement

Nurse

Manufacturing

With two essential worker incomes, purchasing a home becomes somewhat more likely at the
$260,000 price. Notably, many hospitality workers cannot reach the necessary income, even when
combined with another essential worker’s income.

Buying a home is
unattainable at
ordinance-determined
affordable price of
$260,000 for these

Combined

combined incomes. Combined ~ Combined C.ombinléd Combined  Combined
income: income: income: income: income: income:
$56,600 $75,800 $83,300 $93,300 $93,300 $95,000

Buying a home

is somewhat
attainable at
ordinance-determined
affordable price of

$260,000 for these

o Combined ~ Combined  Combined : , : . : :
combined incomes.  “ncome ncome mome  Cpobme.  Goeame? Gtgned Gombned Combned Spamned
$102500  $112500  $112500  $110000  $120000  $120000  $130,000  $130,000  $130,000

None of the essential worker incomes combined reach the income needed for the
$510,000 median home price.

Attainable Housing Coalition of the St. Johns County Chamber of Commerce




RENTING

Rental housing is presumable option for essential workers, as it offers lower upfront costs and
fewer expenses related to property maintenance, insurance and taxes. To determine rental
affordability, the same rule applies of spending no more than 30% of income on housing.

$2823 | =B 0 B 0B 0B -
4BR county
median rent
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30% of
average
income:

$1,625

30% of

. average
30% of income:

average
income: $1,375

$1,188

30% of
average
income:

$707

Hospitality Teacher Nurse Manufacturing

Law
Enforcement

Again, housing in St. Johns County remains out of reach for food service and hospitality workers.
They would need to spend more than half their monthly income just to rent a 1-bedroom home,
and only two of the workers — a nurse or a manufacturing worker — can rent a 1-bedroom
home in St. Johns County on a single-earner income.

Multi-bedroom rental units are out of reach for many essential workers on a single income.

* Rental prices listed in this report do not reflect additional rental fees or renters insurance.

Shining a Light on Solutions for Attainable Workforce Housing




HOUSING AVAILABILITY

In addition to housing cost as a barrier to attainability for essential workers, housing availability
presents a significant challenge for both purchase and rent. The supply of single-family housing
in the county’s affordability range has dwindled over the last 20 years, while inventory of higher-
priced housing has surged.”

The following chart shows the number of homes sold under $250,000 and from 250,000 to
$499,999 over the years starting in 2000. The number of homes under $250,000 in St. Johns
County has been steadily declining since 2000 while the number of homes over $250,000 has
grown substantially and at a higher rate since 2013.

7,000

6,000

5,000

4,000

3,000

1,000

1,000

0

s Under $250,000 m—— $250,000-499,999 ¢« Linear (under $250,000)

7,000

6,000

5,000

4,000

3,000

1,000

1,000

s Under $250,000 m—— $250,000-499,999 ¢+« e Linear ($250,000-499,999)

11. Sources: Florida Housing Data Clearinghouse, Shimberg Center for Housing Studies



Unfortunately, the same availability challenge exists for rental housing units. Only 3% of available
rental units are priced in the affordability range of $1,000-$1,500 for two of the essential worker
occupations. While many more units are available in the next higher range of $1,501-$2,000, they
are unaffordable for the majority of essential workers. Based on median prices for rental units,
these available units are most likely to be 1-bedroom units and impractical for families.

$1,000-1,500
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In May 2023, the number of available rental units in St. Johns County totaled
2,369, meaning only 70 units would be available in the $1,000-$1,500 range."

Affordability and availability summary
* Purchasing a home at the median price is not attainable for any of the essential workers on their
salary alone.

* Only the combined incomes of two essential workers (at the higher wage range) meet the

minimum required income for the county’s affordable housing maximum sales price of
$260,000.

* Notably, a hospitality and food service worker could not afford even the $260,000 sales price in
most cases, even when combined with another essential worker’s income.

* Renting is only attainable for two of the essential worker occupations at the higher wage range.

* Availability of homes for purchase or rent at the price ranges our essential workers can afford is
extremely limited.

13. Source: RentCafe

Shining a Light on Solutions for Attainable Workforce Housing



HOW WE GOT HERE

The current housing market in St. Johns County is the result of a variety of familiar market
dynamics, such as supply and demand, along with new and emerging forces, like short-term
rentals.

Understanding these dynamics can help guide, direct, and prioritize the evaluation of potential
solutions to make housing more attainable for the county’s essential workers.

FACTORS IMPACTING HOUSING DEMAND

Population growth

St. Johns County’s population has increased 43% between 2013 and 2022 — from 209,647 to
306,841. Population is projected to reach more than 336,000 by 2027."
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St. Johns County has benefited from a well-deserved reputation as a desirable place to live, which
has had a positive impact on population growth. The population increase in the county has been
driven by several factors:

* Excellent schools » Strong job market * Major metro area
within 30- to 45-minute

Recreational activities Low unemployment rate commute of most

+ Natural amenities, such as « Continued development communities

beaches and parks « Larger job market

14. Source: St. Johns County Government

Attainable Housing Coalition of the St. Johns County Chamber of Commerce



Demographic changes

Changes in demographics such as an aging population, changing household sizes and migration
patterns all impact the demand for housing in St. Johns County.

Aging population: The median age in St. Johns County has increased from 42 years in 2010 to
44 years in 2021, indicating an aging population.

Increased population in older age groups: The proportion of residents age 55 and over,
especially those aged 65 to 74 years old, has grown from 8.9% in 2010 to 12.7% in 2021."¢

Shift in proportion of working-age adults: The proportion of working-age adults age 25-
65 has decreased slightly from 53% in 2010 to 50.6% in 2021."

Number of single people living alone: The percentage of total households with a
householder living alone makes up more than 25% of the total households, with more than half of
those over the age of 65." The increase in the number of single-person households has led to a
demand for smaller, less expensive homes and apartments

Generational changes

Baby boomers (1946-1964): As this generation ages, there is an increased demand for
retirement communities and homes that are more suitable for aging in place.

Gen X (1965-1980): Members of the “sandwich generation” are often raising children while
also caring for aging parents. They seek housing options that offer family-friendly layouts, larger
bedrooms and potential for multi-generational living arrangements.

Millennials (1981-1996): This demographic group represents more than 22% of the
population. Members of this group are now entering their prime home-buying years and looking
for homes that are affordable, located in walkable areas and have the latest technology.

Gen Z (1997-2012): While this generation is still relatively young, some emerging trends and
preferences indicate what will be important to them for housing. They seek housing options with
flexible floor plans, multifunctional spaces and accommodations to work or study remotely. They
prefer housing in walkable communities near public transportation, shopping, entertainment and
recreational facilities.

Overall, these changes to the population have shifted demand for different types
of housing and where those homes are located, which has had a corresponding
impact on the supply of this desired housing.

15,16, 17, 18. Source: U.S. Census Bureau



Emerging pressures on demand

In addition to the normal drivers of demand for housing, such as population growth and changing
demographics, new factors have contributed to an increase in demand.

Remote workers: Remote work has had a significant impact on the demand for housing. Many
employees are now able to work from anywhere, leading to an increased demand for homes in
what are typically vacation destinations, including areas like St. Augustine, where essential workers
live year-round. Remote workers are moving to these areas, creating competing demand with
essential workers.

Investors: Corporate investors could control 40% of U.S. single-family rental homes by 2030."
By 2030, these investors are projected to hold 7.6 million homes, or more than 40% of all single-
family rentals on the market.?

Short-term rentals: The short-term rental phenomenon has impacted not only the demand
for housing but also on supply and affordability in the =
following ways:

* With the demand for short-term rentals, homeowners E
can more easily list their homes as a vacation rental
property rather than list them for sale. This has led to an
increase in demand for homes in vacation destinations. E

* Homeowners may choose to rent out their homes only
on a short-term basis instead of to long-term tenants.

St. Johns County
experienced an 85%
increase in short-

term rentals from
2019 to 2023.21

* The availability of short-term rentals has driven up
housing prices — both for purchase and for rent —
and increased difficulty for essential workers to attain
housing in the same communities where they work.

Public transportation

With limited options for public transportation in St. Johns County, essential workers typically
must to drive to their jobs, reducing the amount of income that could be used for housing. The
lack of public transportation also extends commute times and increases traffic congestion.

Demand summary

* The significant population growth in St. Johns County has driven up the demand for housing, as
well as home prices for both purchase and rent.

* Changing demographics are shaping the demand for different types of housing.
* Remote employment, short-term rentals and investors are new factors that have impacted

demand for housing.

19. Source: MetLife Investment Managment
20. Source: CNBC
21. Source: All the Rooms



DRIVERS OF HOUSING SUPPLY
Land

Acquisition costs: Land cost is typically one of the largest expenses in any development
project. In St. Johns County, land acquisition costs have been increasing in recent years, due in
part to the increased demand for residential and commercial properties.

Site preparation costs: These costs include clearing the land, grading the site, installing utilities
such as water and sewer lines, and building access roads.

Design and planning costs: These costs include architectural and engineering fees, as well as
any costs associated with obtaining necessary permits and approvals.

Permitting and zoning costs: These costs refer to the expenses and time associated
with obtaining required permits and complying with zoning regulations when undertaking a
construction or development project.

Construction

Labor wages and materials: Labor and materials costs rose with the onset of the Covid-19
pandemic in 2020, and the upward trend has continued in the construction industry.

Higher transportation costs: Getting building materials to construction sites has become
more costly, due to increased fuel prices and other transportation-related expenses.

Construction Costs

1-Year Change Since Pre-Pandemic

Wages +5.6%

Materials +16.8% +42.5%

Total Costs +10/.% +23.9%

Sources: U.S. Bureau of Labor Statistics, Construction Outlook

Impact fees

In St. Johns County, impact fees are charged to new developments to help offset the county’s
costs of providing necessary additional infrastructure and services. These fees are typically
based on the size and type of development, and they are intended to ensure the cost of growth
is borne by the developers and new buyers rather than by current taxpayers. The fees might
include:

* Transportation: Building and maintaining roads, bridges, and other transportation
infrastructure.

* Parks and recreation: Building and maintaining parks, playgrounds, and other recreational
facilities.

* Public safety: Providing law enforcement and fire protection services.

* Schools: Building and maintaining schools to accomodate additional students.

Shining a Light on Solutions for Attainable Workforce Housing



Zoning and ordinances

Zoning regulations and ordinances can have a significant impact on the supply and type of
attainable housing depending on the specific requirements and standards set by the county.

* Zoning for single-family homes: Regulations that require a certain percentage of land
to be set aside for single-family homes can make it difficult to build developments with more
affordable options, such as apartments, townhomes or duplexes.

* Density requirements: Conversely, some zoning regulations require a low density of
development, which can make it more difficult to build attainable housing.

* Minimum lot sizes: These requirements can limit the number of housing units that can be
built on a given piece of land, reducing supply and options for attainable workforce housing.

* Parking requirements: Many zoning regulations require a minimum number of parking
spaces per housing unit, which can increase the cost of development and reduce the number
of attainable units that can be built on a given piece of land.

* Height restrictions: Keeping buildings low limits density and availability of multifamily
housing like apartments and reduces access to lower-cost housing for essential workers.

Public opinion and community resistance

Public opinion can affect housing supply through resistance to certain types of housing
development. Known as “not in my backyard” or NIMBYism, this local opposition is usually fueled
by concerns over property values, increased density or perceived negative impacts, and can lead
to stricter regulations or denial of affordable housing projects altogether.

Supply summary

* Cost of land has increased significantly in St. Johns County.

* Construction costs for labor and materials have remained high despite many supply chain issues
being resolved post-pandemic.

* Impact fees offset cost to the county but can make attainable housing development too
expensive for builders and developers.

* Zoning, ordinances and regulations have impacted the supply of housing that can be offered in
the attainable price range for essential workers.

* Public opinion and “NIMBYism” can affect housing supply by either resistance to or support of
certain types of housing development.



SOLUTIONS TO EVALUATE

When considering options for attainable workforce housing, a range of
approaches are available for the county to explore, with both short- and long-
term implications to balance with considerations for financial resources, local
market conditions and community support.

No single solution will address the lack of of attainable workforce housing. But St. Johns County
has a variety of “levers” to pull to increase availability and accessibility to housing for our most
fundamental workers.

A comprehensive approach typically involves a combination of options tailored to the specific
context and requirements of a community and must become a cornerstone of the St.
Johns County Comprehensive Land Use Plan.

Other communities around the United States have developed and implemented a variety of
programs to address attainable workforce housing shortages. The chart below summarizes these
approaches. St. Johns County can apply these best practices and tailor the plans to the unique
and complex dynamics of housing in this community.

These examples were selected based on programs or approaches that could be applied to
the environment in St. Johns County. Some were selected based on a particularly innovative
approach, similar demographics or similar economy. A consistent best practice across
many of these programs is incorporating accountability and reporting on
successes and shortfalls for the respective programs.

* Mixed-use * Density bonus * Government- * System
development Parking b owned city surplus development
. arking bonus property charge exemptions
* Transit-oriented c q
development SIS (el * Lot disposition * Affordable housing
. _ « Form-based code program impact fee
Land. 2aKinglan . _ assistance program
public land use * Multiple unit
property tax * Special tax
exemption assessment for

_ affordable housing
* Low-income rental

property tax * Expedited/
exemption streamlined
permit review for

* Purchase assistance affordable housing

program

» Opportunity zones

Shining a Light on Solutions for Attainable Workforce Housing



CASE STUDIES

LAND USE & COMPREHENSIVE PLANS

Land use and comprehensive plans shape the physical and regulatory framework for development and
provide a more sustainable solution for promoting and providing affordable housing.

Mixed-use development

Comprehensive plans can encourage mixed-use development, combining residential and commercial
uses within a single development. By integrating less expensive housing units into mixed-use projects,
governments can enhance housing attainability while promoting vibrant, walkable communities.

Transit-oriented development

Land use plans can promote transit-oriented development, which focuses on building housing and
other amenities around transit hubs. By prioritizing attainable housing in these areas, communities
can provide more robust housing options for residents who rely on public transportation, reducing
their transportation costs and increasing accessibility to areas with more jobs and essential services.

Land banking and public land use

Comprehensive plans can include strategies for land banking, where local governments acquire
land for future development, including affordable housing projects. Public land can be repurposed
for affordable housing, ensuring its availability for essential workers.

Evaluating current zoning and regulations can have a significant impact on the supply of attainable

workforce housing by attracting investors and developers to build housing in price ranges attainable
for essential workers. Zoning is important to ensure complementary use of land, such as balancing

residential areas with commercial properties. Thoughtful zoning and regulations contribute to a high
quality of life for residents by managing development, depending on the needs of the community.

Land use restrictions

Regulations often dictate how land can be used within a specific area. In some cases, these restrictions
may limit the types of housing that can be built or the density of development. If regulations prioritize
larger (thus more expensive) housing units, building less expensive housing options can be difficult.

Minimum lot sizes and setbacks

Zoning regulations can require minimum lot sizes and setbacks, which can increase the cost of
development. These requirements can limit the ability to build smaller, less expensive housing
units on available land, making these developments financially less attractive to developers.

Density restrictions

Some zoning regulations impose density restrictions, such as limiting the number of units that can
be built on a given plot of land. These restrictions can hinder the development of higher density,
less expensive housing options like apartment buildings.



Parking requirements

Zoning regulations often include parking requirements that mandate a specific number of parking
spaces per housing unit. These requirements can significantly increase construction costs, making
affordable housing more difficult for developers to provide.

Approval processes and fees

Lengthy approval processes and high permit fees can add significant costs and delays to affordable
housing development. These additional expenses can make pursuing affordable housing projects
financially unfeasible for developers and builders.

Examples

Addressing the impact of zoning and regulations on attainable housing requires collaboration between
policymakers, community stakeholders and housing advocates to promote the development of affordable
housing and requires a comprehensive approach and long-term planning. Other communities have
implemented zoning and regulation changes to promote attainable housing.

Density bonus

* Bend, Ore. Projects that defined up to 50% of the units as affordable are allowed to go to 1.5
times the standard density for that zone with a decreasing scale of 1.4 for 40% affordable, 1.3
for 30%, and so on.

¢ St. Petersburg, Fla. The Workforce Housing Density bonus allows an increase in the
number of units on a site to provide an incentive for the construction of workforce housing
which may be allowed by a zoning district either as additional units or as an additional floor area
ratio. Workforce housing bonus density dwelling units are to be mixed with, and not clustered
together or segregated in any way, from the market-rate units.

* Palm Beach County, Fla. Transfer of Development Rights is a voluntary program that allows
a property owner to achieve a density bonus by purchasing the increase in density in new
residential developments within the urban/suburban tier in unincorporated Palm Beach County
from the PBC TDR Bank, or from a property owner with land in a designated area, without
going through the land use amendment process. In order to increase density, the site must meet
requirements to become a designated area and follow defined procedures. All TDR units are
built on the development site, and 35% of TDR units are provided as workforce housing units.

Parking bonus

* Bend, Ore. For all multi-family developments at 60% of the area median income or under,
the requirement is one parking space per unit instead of 1.5.

* St. Petersburg, Fla. Reduced multifamily parking requirements for market-rate units,
affordable units, affordable senior units, and units adjacent to high-frequency transit routes to
lower the cost of development and incentivize the construction of additional units.

Cottage code
* Bend, Ore. A cottage code provides a housing type that responds to changing household
sizes and ages, e.g,, retirees, small families or single-person households; provides opportunities
for ownership of small, single-family detached units within residential zoning districts;
encourages the creation of more usable space for residents of the development through



flexibility in density and lot standards; and supports growth management through efficient use
of urban residential land. Small units (fewer than 1,000 square feet) share outdoor space.

Form based code

* Arlington County, Va. Form based code is an alternative zoning district for regulating
development that helps realize a community’s vision for a specific area. Arlington County is
uses form based code to transform Columbia Pike into a walkable community anchored by
a lively “main street,” lined with restaurants, businesses and attractive public spaces, while
preserving housing options for residents with a mix of incomes. The revitalized Columbia Pike
will accommodate more people and higher-density development, and the form based code
clearly defines and illustrate requirements for building heights, building and parking placement,
historic facades, windows, balconies and other architectural features, as well as standards for
public sidewalks, street trees, parking and parks, civic greens, and town squares. Affordable
units and energy-efficient buildings are requirements of the neighborhood’s form based code.

Government incentives or exemptions can have a positive impact on affordable housing by encouraging
its development and making it more financially viable. Here are some ways in which government
incentives or exemptions can affect affordable housing:

Florida’s ‘Live Local Act’

Gov. Ron DeSantis signed the Live Local Act into law effective July 1, 2023. The following
summary briefly describes the changes to existing county/municipal ordinances regarding the
future development of “affordable housing” in select zoning areas.”

Prior law and new law effective July 1, 2023

Prior to July 1, 2023, a county/municipality was allowed to circumvent its comprehensive plan
and zoning regulations when approving the development of affordable housing on any parcel
zoned for residential, commercial, or industrial use, subject to certain conditions.

The Live Local Act

Under the Live Local Act, each county/municipality is required to prepare an inventory list of
all real property within its jurisdiction that is owned by the county/municipality and deemed
appropriate for affordable housing.

A county/municipality must administratively authorize a proposed residential or mixed-use
project on any parcel zoned as commercial, industrial, or mixed-use, without any comprehensive
plan amendments, rezoning or other special approvals needed, provided that the project
contains at least 40% affordable units at a density that does not exceed the highest density
allowed on any parcel where residential use is allowed with a building height that does not
exceed the highest allowable building height for residential or commercial structures within one
mile of the parcel and the project satisfies all other applicable land development regulations. If
any other applicable land development regulations cannot be satisfied, then further action by
the county/municipality may be required to obtain the necessary relief, but in no event shall a

* This summary is subject to revision once the implementation details are finalized.



county/municipality require a comprehensive plan amendment or rezoning (or other special
approval) to allow the use, building height, or density.

A developer will now be able to view the county’s/municipality’s property that is deemed
appropriate for affordable housing without having to contact the county/municipality and
enter into a long-term ground lease (rather than acquiring fee title to the property) for
purposes of developing affordable housing.

Property tax discounts/exemptions

First applies to the 2024 tax roll and is repealed Dec. 31, 2059. A nonprofit can now receive
an ad valorem exemption on its land when a nonprofit enters into a 99-year ground lease
with an affordable housing developer.

The ‘missing middle’

The bill adds an ad-valorem property tax exemption for portions of property in a multifamily
project up to 75% of the assessed value if the project provides housing to persons or families
whose annual household income is greater than 80% but no more than 120% AMI; or 100%
of the assessed value if the project provides housing to persons or families whose annual
household income does not exceed 80% AMI. All developers can now receive a property tax
exemption on the portions of their properties used for affordable housing if their properties
qualify, including market rate developers.

Affordable housing property tax exemption
Allows counties and municipalities to adopt an ordinance to exempt portions of property
used to provide affordable housing.

To be eligible, the portions of the property must be used to house persons or families

whose annual income is no greater than 60% area median income; must contain more than
50 residential units of which at least 20% will be used to provide affordable housing; units
must be rented for the lesser of an amount that does not exceed the amounts specified by
the most recent multifamily rental program income and rental limit chart posted by Florida
Housing Finance Corporation (derived from Housing and Urban Development); or 10% below
the market rate; and the property must not have been cited for three code violations in the
preceding 24 months and must not have outstanding code violations or related fines before
final determination on a property’s qualification.

Amount of exemption

If all units in the development are used for affordable housing, then the local government can
exempt up to 100% of the assessed value of each residential unit used to provide affordable
housing. If fewer than 100% of the units are used for affordable housing, then the local
government can exempt up to 75% of the assessed value of each residential unit used to
provide affordable housing.

Building materials sales tax refund

An owner may receive a refund for sales tax paid for building materials used to construct property,
subject to a recorded agreement with Florida Housing, that has newly constructed units restricted
by a land use restriction agreement to provide affordable housing to natural persons or families
meeting the Extremely Low Income, Very Low Income, or Low Income limits. An affordable



housing developer can now seek a refund for sales taxes paid for building materials used for an
eligible unit. This refund can be substantial as it allows for a refund of $5,000 per eligible unit.

Corporate tax donation credit

This new law allows a corporation to receive a tax credit for money’s contributed to Florida
Housing for its State Apartment Incentive Loan, or SAIL, program. This credit is highly
complex and could be very beneficial to companies that have substantial revenue, which may
have maximized their yearly 10% charitable deduction limit and would also like to invest in
affordable housing.

Federal opportunity zones

Opportunity zones are a community development tool authorized in the Federal Tax Cuts
and Jobs Act of 2017 (H.R. 1) to encourage investment in designated areas. The Opportunity
Zone program is intended to spur investment in distressed communities by allowing taxpayers
specialized tax treatment, including deferred capital gains, for investments in Qualified
Opportunity Funds, which, in turn, must invest at least 90 percent of their assets in businesses
located in qualified Opportunity Zones. The IRS officially designates a census tract as an
Opportunity Zone based on the recommendation of a tract by the state’s governor. St. Johns
County has two opportunity zones, which include Census Tract 204 and Census Tract 210.03.
The opportunity zones are located within or adjacent to the City of St. Augustine limits.

Tax incentives

Governments can provide tax incentives to developers or investors who build or invest in attainable
housing projects. These incentives can include tax credits, deductions, or exemptions that reduce
the financial burden of developing or operating affordable housing units. By reducing the costs, tax
incentives make it more attractive for developers to engage in affordable housing projects.

Grants and subsidies

Governments can offer grants or subsidies to support the construction or operation of attainable
housing. These funds can help offset the higher costs associated with developing housing that are
attainable for low-income individuals or families. Grants and subsidies can be provided directly to
developers, housing organizations or individuals as rental assistance or down payment assistance.

Land and property incentives

Governments can provide land or property at reduced costs or through long-term leases to
promote affordable housing developments. By reducing land acquisition costs, developers can
allocate more resources toward building less expensive units, making the projects financially feasible.

Density bonuses and zoning incentives

Governments can offer density bonuses or zoning incentives to developers who include affordable
housing within their projects. Density bonuses allow developers to build additional units beyond what
is typically allowed in exchange for including affordable units. Zoning incentives can include relaxating
parking requirements, height restrictions or setback rules for affordable housing developments.



Expedited approval processes

Governments can streamline and expedite the approval processes for affordable housing projects.
Reducing bureaucratic red tape and shortening the timeline for obtaining permits and approvals,
will save developers time and money, making affordable housing projects more attractive.

Regulatory exemptions

Governments can provide exemptions from certain regulations or fees that apply to market-rate
housing developments. These exemptions can reduce costs and provide more flexibility in the
design and construction of affordable housing units.

Examples

Government incentives or exemptions can significantly impact the availability and affordability of
housing. By reducing financial barriers and providing supportive measures, governments can incentivize
developers and investors to participate in affordable housing projects, ultimately increasing the supply of
attainable housing.

Opportunity zones
* Orlando, Fla. Parramore Oaks will bring 120 new energy-efficient homes and a boost of

economic activity to a downtown Orlando, community that has been a priority investment
area for more than three decades. Parramore Oaks is located in a downtown Orlando
redevelopment area where the city is pursuing reinvestment and revitalization efforts with an
emphasis on providing more homes, cultural arts, retail, and transit options. A comprehensive
plan for the Parramore neighborhood was developed in recent years through Enhance Central
Florida — a community-generated plan for sustainable, inclusive transit-oriented development
around several SunRail stations. The comprehensive plan called for new affordable and
market-rate homes as a measure to prevent resident displacement given an increased desire
to live in downtown Orlando.

City surplus property program
* Bend, Ore. The city periodically sells city-owned land for development as affordable housing.

Lot disposition program
* St. Petersburg, Fla. The City of St. Petersburg’s Affordable Housing Lot Disposition
Program connects qualified developers to vacant lots acquired by the city through foreclosure.
The lots are provided at a nominal amount, with no up-front costs, on one condition: the
developer constructs and sells the property to a qualified buyer whose income meets
affordable housing standards notated by the city (at or below 120% area median income).

Multiple unit property tax exemption
* Bend, Ore. A 10-year tax exemption on improvements for multi-unit residential projects in
core and transit-oriented areas that meet certain public benefit requirements.

Low-income rental property tax exemptions
* Bend, Ore. Qualifying low-income rental housing projects are eligible to receive a 20-year
exemption from city property taxes.



Purchase assistance program
¢ St. Petersburg, Fla. Offers financial assistance to homebuyers purchasing a new or existing
single-family residential housing unit, condominium, townhome or cooperative apartment
located within the city’s municipal boundaries.

BUILDER/DEVELOPER INCENTIVES

Incentive programs can encourage and attract builders and developers to participate in projects that
specifically target the development or preservation of attainable housing. Providing benefits or rewards
can influence the private sector to contribute to the attainable housing supply.

Examples

System development charges exemption
* Bend, Ore. All city system development charges are exempted for housing for which the
developer or property owner agrees to record a deed restriction to maintain the property
as affordable housing.

Affordable housing impact fee assistance program
* Palm Beach County, Fla. The county utilizes impact fee investment earnings to support
the construction of affordable owner-occupied, for-sale and rental housing.

Special tax assessment for affordable housing
* Greenville, S.C. A property owner who provides affordable housing and is planning to
rehabilitate the property may apply to have their tax assessment frozen for up to 20 years at
the pre-rehab value and avoid tax increases over the same 20-year period.

Expedited/streamlined permit review for affordable housing
* St. Petersburg, Fla. An expedited permit review policy for affordable housing
developments provides for a 10-day initial permit review process.

° Instituted a process to reimburse developers of affordable single-family housing for the
cost of constructing new sidewalks up to $4,000 per development.

> Reduced multi-family parking requirements for market-rate units, affordable units,
affordable senior units and units adjacent to high-frequency transit routes to reduce the
cost of development and incentivize the construction of additional units.

‘Smart’ density
* Omaha, Neb. Prairie Queen in Papillion, Neb., near Omaha, is the nation’s first exclusively

“missing middle” housing neighborhood, with 50 acres of housing that includes duplexes,
triplexes, townhomes and similar options to accommodate a variety of household sizes
and incomes. Homes are placed around a refined network of narrow streets and blocks to
promote walkability, including thoughtful ways to “park” with alley loading and on-street
parking, which helps maintain a tranquil vibe and keeps cars from defining the character of
the neighborhood.

Prairie Queen was designed by Opticos Design of Berkeley, Calif., and the key to the project
was a MMH Neighborhood Kit system, which presents a suite of simple unit plans that can



be deployed across sites to create buildings with character and vibrant neighborhoods of
missing middle housing options.

To create efficiencies and cost savings, and to deliver projects at attainable price points,
six unit plans are standardized with the intention that the unit plans can be assembled
intelligently into a variety of building types, which in turn can be placed together to create
neighborhoods with a lot of variety and character.

LAND TRUSTS

In the community land trust model, housing is made affordable by separating its value from the value of
the land underneath it. A qualified low-income homebuyer can purchase a house, but the land is owned
by a community- based nonprofit corporation, which provides a 99-year ground lease to the homeowner.
Because the sales price of the home does not include the value of the land, the homebuyer has an
affordable monthly mortgage payment and a nominal ground lease payment.

Florida is a national leader in the growth of community land trusts and is the first
in the nation to have a certification program.

The terms of the 99-year ground lease place limitations on the resale of the home, requiring that
the home be sold to another income-qualified family. The lease prescribes a “resale formula” that
keeps the home price affordable to the next buyer while providing the seller with a fair return.
There are several types of resale formulas, but most community land trusts use what are called
“appraisal-based” formulas. These formulas set the maximum price as the sum of what the seller
paid for the home plus a certain percentage of any increase in market value (as measured by
appraisals). Most local groups starting community land trust programs spend a good deal of time
examining various types of resale formulas before deciding on one that is right for them.

Examples

* Palm Beach, Fla. In exchange for a reduced purchase price and affordable homeownership
opportunity, when a community land trust homeowner decides to sell a community land
trust home (which does not include the land), he/she agrees to sell the home to another
low- to moderate-income household for a price that is predetermined by the resale formula
contained in the ground lease. The formula is designed to balance equity gain for the owner
with a resale price that is affordable for future buyers.

* Tallahassee, Fla. The ground lease that secures the use of the land is for 99 years and is
renewable and inheritable. Homeowners pay a nominal $20-30 monthly ground lease fee to
support the community land trust nonprofit organization, and the selling price starts at the
investment in the home (mortgage plus down payment minus closing costs) and grows with
the owner’s share of the equity as the home gains value over time.
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HOM IS WHERE WE
FIND RESPITE;

where we feel safe

CONNECT FAMILY

and establish

ourselves within OQUR COMMUNITY.

QUICK FACTS:
St. Johns County isn’t paradise if you can’t afford housing.

* About 6,800 very low-income households—including hardworking families, seniors, and people with

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

* Onasingledayin January 2014, homeless service agencies counted about 1,400 people on the streets

or in shelters—including nearly 340 people in families.

* Working-class jobs tend to have lower wages in St. Johns County than in the state as a whole. In many
occupations, both blue-collar and white-collar, St. Johns County workers do not earn enough to rent a

modest apartment or buy their first home.

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

include people who are doubled up or living in hotels/motels.



A REPORT FROM THE FLORIDA HOUSING COALITION

WHY DOES HOME MATTER?

The health, safety, and welfare of St. Johns County and the strength of its economy
hinges on an adequate supply of affordable housing for working families, elders,

and people with disabilities living on fixed incomes.

AFFORDABLE HOUSING REDUCES TAXPAYER EXPENSES

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

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

- Affordable housing can improve the health and educational outcomes of low-income families and

children, reducing the public costs associated with illness and poor school performance.

AFFORDABLE HOUSING BOOSTS THE ECONOMY

- Money spent on affordable housing construction and rehabilitation has a ripple effect on local
economies. Contractors and suppliers spend money on materials and labor, and workers spend
their earnings locally.

- If the Sadowski Housing Trust Fund money is fully appropriated for housing, St. Johns County will
receive over $1.9 million in SHIP funds. This allocation will leverage a further $8.4 million from
public-private partnerships, creating nearly 200 jobs and generating over $24.8 million in positive

economic impact.

The Florida Housing Coalition has produced this report in support of Home
me Matters® (www.HomeMattersAmerica.com), a national movement to make Home a
reality for everyone by elevating the importance of Home's impact on people’s health,

education, personal success, public safety, and the economy. Participating in Home
maﬂys Matters is a coast-to-coast coalition composed of members of the general public, leaders
®  of housing and community development organizations, as well as other organizations

concerned about increasing the positive impact of Home in their communities.

FLHOUSING.ORG | THE FLORIDA HOUSING COALITION
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HOME MATTERS 2015 - ST. JOHNS COUNTY REPORT

SECTION ONE:
Introduction: Why Does Home Matter?

Home is the foundation of a vibrant community like St. Johns County. Home is our foothold in the neighborhoods
where our children play and go to school. Itis where we rest after a hard day’s work, where we store our belongings,
where our children do their homework. And for those of us who own homes, they are often our single greatest

source of wealth.

For many low-income residents in St. Johns County, however,
their housing is a source of stress rather than respite. Thousands
of working families are paying more than they can afford for
housing, and cutting back on necessities like nutritious food and
health care as a result. Other low-income families respond to
high housing costs by living in substandard housing, doubling
up with family and friends, or moving frequently, all of which
have negative impacts on their health, their childrens education,
and the wider community. By contrast, an adequate supply of
affordable housing helps families put down roots, stay healthy
and get ahead.

What is Affordable Housing?

In addition to being a basic human need, housing is a market
commodity. However, the cost of constructing and maintaining a
decent house or apartment exceeds what many low-income families
can afford to pay in rent or mortgages. Additionally, in desirable
communities like St. Johns County, more aX uent homebuyers and
renters bid up the price even of relatively modest housing. As a
result, many low- to moderate-wage workers, and people living on
fixed incomes due to age or disability, are priced out. Simply put, the
inability of the housing market to supply these families with adequate

housing is a market failure.

Every partner and every funding source in this community effort —

public, private, and nonprofit

— is an essential piece of the puzzle.

a3
p |
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Private Sector Partners
Lenders, For Profit Developers, Builders,
and Real Estate Professionals

e

Public Sector Partners

Nonprofit Partners
Nonprofit Developers, Service Providers,
and Foundations

.
\

¢
%
N

Federal, State, and Local Governments
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The way to correct this market failure is to provide
incentives that make it profitable for private developers
to invest in affordable housing. These incentives come
from public-private partnerships among lenders, real
estate professionals, community-based nonprofit
organizations, and local, state, and federal government
agencies. Affordable housing funders typically impose
high standards for building quality and property
management. Every partner and every funding

source in this community effort—public, private, and

nonprofit—is an essential piece of the puzzle.

The remainder of this section sets the stage for
understanding the importance of affordable housing,
summarizing research on its economic, health, and
education benefits. Section 2 presents data on the
need for affordable housing among low-income
households in St. Johns County, including those in
housing and those who are homeless. Section 2 also
explores the influence of prevailing wages on housing
cost burden, the tradeoffs that families must make
between housing and transportation costs, and the
implications of regional commuting patterns. Sections
3 and 4 explore drivers of housing cost burden for
low-income renters and owners, respectively, in more
detail. Section 5 examines future trends in affordable
housing supply and demand, including the Silver
Tsunami. Finally, Section 6 describes the role of the
Sadowski Housing Trust Funds and other funding
sources in crafting solutions to the affordable housing

challenges in St. Johns County.

The Benefits of Affordable Housing
Economic Benefits

Affordable

development—is an

housing—like any other housing
economic  powerhouse.

Construction and rehabilitation creates local
jobs directly, as well as creating business for local
suppliers, who in turn hire new workers to meet
the increased demand. The workers provide a
further boost to the economy by spending their
wages at local restaurants, grocery stores, and other

businesses. Once the development is finished and

A REPORT FROM THE FLORIDA HOUSING COALITION

occupied, the residents create demand for ongoing

jobs to meet their needs.

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

employee absenteeism and turnover

In addition, affordable housing programs are less
costly to taxpayers than providing social services
to persons who are elderly, have disabilities, or
are homeless or precariously housed. According
to an AARP report’, Medicaid-funded nursing
home care in Florida for seniors and people with
disabilities cost over $30,000 annually per person
served, compared to less than $10,400 for Medicaid
Home and Community-Based Services. For an
individual with developmental disabilities, HCBS
costs $30,323 annually, compared to over $109,000
for an intermediate care facility. Homeless persons
with severe mental illness, meanwhile, are often
heavy users of public crisis services such as jails
and emergency rooms. A study in Central Florida
estimates that permanent supportive housing for
chronically homeless individuals saves taxpayers an

estimated $20,000 per person*.

Health and Education Benefits

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

negative effects:

o Families in unaffordable housing are likely to

cut back on nutritious food and health care®.

WHAT IS
AFFORDABLE
HOUSING?

Misconceptions about
affordable housing
are widespread,

with many citizens
associating it with
large, distressed
public housing
projects in central
cities. However,
plenty of public
housing authorities in
communities around
the nation, large

and small, are well-
managed and have
decent units.
Furthermore, public
housing is only one
type of affordable
housing. In this
report, “affordable
housing” refers to
privately owned
housing that receives
a subsidy to bring

its rent or purchase
price down to a

level affordable to

a low-or moderate-
income family. Except
for the subsidy,
affordable housing

is indistinguishable
from non-luxury
market-rate housing—
it has the same
architectural and
landscaping styles,
and often has basic
amenities like energy
efficient appliances
and community
gathering spaces.
Substandard housing
is, by definition, not
affordable housing.
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HOUSING PLAYS A
MAJOR ROLE

For low-income individuals and families, lack of
affordable housing can have a multitude of
negative effects:

Food & Health Care

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

Health Hazards

Dust, mold, and cockroaches cari
cause asthma and allergies, and
peeling lead paint can reduce 1G=
and cause behavioral problems i
children. Unsafe structural
conditions, such as faulty wiring,
increase the risk of fire and injury.

Stress & Depression

Frequent moves are associated
with stress and depression,
and overcrowding has been
linked to poor health in
children.

Exacerbated Health Proble

Living on the streets or in
shelters poses unique health
risks. Homelessness also
makes it difficult to rest and
recuperate after illnesses,
find a place to store
medications, and keep
wounds clean and dry.

THE FLORIDA HOUSING COALITION | FLHOUSING.ORG

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

e Many low-income families move frequently
or double up with friends and relatives if they
cannot find affordable housing. Frequent moves
are associated with stress and depression, and
uwvercrowding has been linked to poor health in
children®’.

* llomelessness exacerbates a person’s pre-existing
fiealth problems, and living on the streets or in
“1elters poses unique health risks (including
fuberculosis, violence, and exposure to weather).
Homelessness also makes it difficult to rest and
rzcuperate after illnesses, find a place to store

medications, and keep wounds clean and dry"’.

“any of the health problems associated with a lack of
afferdubsle housing are closely connected to childrens
educational performance. For example, exposure to lead
pitint is known to cause developmental delays in children,
while zsthma from exposure to dust and mold can cause
children to miss school and fall behind. Frequent moves,
overcriwding, and homelessness have also been linked to

lowwer e ucational attainment in children'!.

If a luck of affordable housing can contribute to ill
ficalth and educational problems among low-income
fuintlics and children, then affordable housing is the
luundation for good health and achievement in school.
For ecxample, a study in Boston found that children
in subsidized housing were 19% less likely to be food
insecure and 35% more likely to be in good health
than children whose families were on the waiting list
[or subsidized housing'?. Additionally, both subsidized
remtal housing and homeownership have been linked to

letter iducational outcomes for children'>!.



SECTION TWO:

Housing Cost Burden and Related Factors
Low-Income, Cost Burdened Households in

St. Johns County

St. Johns County’s population of 197,115 is much smaller than
the populations of Florida’s major urban counties, and accounts
for only 1% of the state’s total population. St. Johns County has
a relative lack of diversity, with Blacks and Hispanics comprising
only 5% and 6% of the county’s population, respectively,
compared to 16% and 23% for the state as a whole. Additionally,
St. Johns County has a median household income of $64,876,
the highest in the state. By comparison, Florida’s overall median
household income is $46,956. Although the County has a higher
homeownership rate than the state as a whole, median income is

higher for both owner and renter households'.

If St. Johns County is a relatively small, wealthy community in

Florida, does it even have an affordable housing problem?

As it turns out, the answer is yes. Households in the state as a
whole are more likely to be low-income and struggling with

high housing costs, but a significant share of St. Johns County

A REPORT FROM THE FLORIDA HOUSING COALITION

households—14,370 households, or 20% of the total—are low-
income and housing cost burdened, or paying more than 30%
of their incomes for housing (see definitions in Sidebar). About
two-thirds of low-income households (67%) in St. Johns County
are cost burdened, similar to the state as a whole (69%). In other
words, although St. Johns County is relatively wealthy, its low-
income households are nearly as likely to suffer from high housing

costs as low-income households statewide (Figure 1).

Of the County’s low-income, cost burdened households, 9,305 are
severely cost burdened (Figure 2), meaning they spend more than
50% of their incomes for housing (see definitions in Sidebar).
These households represent 13%, or about one in eight, of all St.
Johns County Households. About 6,800 of these households are
“very low-income”, meaning that their incomes are no more than
50% of the median income for the area®'*. These households are
a particularly important population for local leaders to consider

when discussing affordable housing need.

Not surprisingly, the absolute number of severely cost burdened

households increases as income bracket decreases. Extremely

@ HUD uses the median income for the Jacksonville metropolitan area to determine the limits for low-income, very low-income, and extremely low-income households
in St. Johns County. Median income among both owner and renter households is lower in Duval County than in St. Johns County.

Figure 1. Low-Income, Cost Burdened Households in St. Johns County and the State of Florida.
(Source: U.S. Department of Housing and Urban Development [HUD] 2007-2011 Comprehensive Housing Affordability Strategy [CHAS] data.)

St. Johns County

14,370 Low-Income,
Cost Burdened Households

State of Florida

2,057,215 Low-Income,
Cost Burdened Households

Low-Income,
Severely Cost Burdened

Low-Income,
Not Cost Burdened

Non-Low-Income
Households

Low-Income,
Moderately Cost Burdened

FLHOUSING.ORG | THE FLORIDA HOUSING COALITION 5



HOME MATTERS 2015 - ST. JOHNS COUNTY REPORT

6

A Note on Terminology
Income and Housing Cost
Burden

According to the federal government and the
State of Florida, housing is affordable if it costs no
more than 30% of a household’s gross income.
This includes rent or mortgage payments, utili-
ties, and property taxes and insurance, if appli-
cable. If housing costs 30% or more of a house-
hold’s income, but less than 50%, the household
is considered “moderately cost burdened”, and a
household paying 50% or more of its income for

housing is “severely cost burdened”.

Florida Statutes and certain federal housing
programs define “low-income” (or “LI") house-
holds as those that earn no more than 80% of the
median income for households of their size within
their geographic area. Federal housing assistance
programs usually calculate “Area Median Income”
(AMI) for metropolitan areas and nonmetropolitan
counties within a state. “Very low-income” (VLI)

households are those that earn no more than 50%

AMI, and “Extremely low-income” (ELI) house-

holds earn no more than 30% AMI. In this report,

the term “low-income” includes all households

at or below 80% AMI, and “very low-income” in-
cludes all households at or below 50% AMI. Thus,
all ELI households are also classified as VLI and LI,

but the reverse is not true.

Florida Statutes defines a “moderate-income”
household as having an income up to 120%
AMI. In this report, “moderate-income” refers
to households with incomes

between 80% and 120% AMI.
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low-income households (0-30% AMI) with severe cost burden are
more likely to be renters, while severely cost burdened households in
the 51% to 80% income bracket are more likely to be owners (Figure 2).
Although the latter income bracket has the highest absolute number
of severely cost-burdened owner households, owners in lower income
brackets have a higher likelihood of being severely cost burdened (see

Appendix 1).

Figure 2. Severe Housing Cost Burden (Paying >50% of Income for Hous-
ing) Among Low-Income Households in St. Johns County.
(Source: HUD 2007-2011 CHAS data.)
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Please note that the data for owner households in Figure 2 includes
those with and without mortgages, and owners with mortgages
are more likely to be cost burdened. State-level data shows that
low-income owners with mortgages are also more likely to be cost
burdened than renters in the same income bracket, which may
be due in part to the proliferation of adjustable-rate mortgage
loans during the housing boom (see the Home Matters for
Florida 2015 report). In St. Johns County, the legacy of subprime
and adjustable-rate loans may also explain why homeowners
dominate the severely cost burdened households in the 51% to

80% AMI bracket in terms of absolute numbers.
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Overall, 67% of St. Johns County’s low-income households are cost burdened,
and 44% are severely cost burdened.

Y %Y YYY
SAA 00046

Homelessness

When a household’s rent or mortgage payments compete with
other basic needs, such as food and healthcare, they are at risk
of homelessness. In the 2014 “Point-in-Time” [PIT] count®,
St. Johns County identified a total of 1,401 “literally homeless”
people—those staying in shelters, on the street, or in other
places not meant for human habitation. As Table 1 shows, the
population of literally homeless people has increased by 13%
in St. Johns County since 2007, compared to a 14% decrease
statewide. Homeless people in families increased by an alarming

144% in the County, compared to a 15% decrease statewide. The

County saw more progress in reducing chronic homelessness

This translatesto 14,370

cost burdened low income households,
of which 9,305 are severely cost burdened.

among individual adults, compared to the state as a whole (a 45%
decrease compared to an 8% decrease), but experienced a 17%
increase in veteran homelessness while the state achieved a 42%
decrease. Keep in mind that Point-in-Time counts are highly
susceptible to factors such as weather and count volunteers, and
PIT counts of smaller homeless populations are likely to have a

higher level of error.

Unfortunately, family homelessness has steadily increased in St.
Johns County, according to another commonly used measure.
The U.S. Department of Education provides funding and other
support for public school districts to identify children and youth

*The U.S. Department of Housing and Urban Development (HUD) requires Point-in-Time counts of “literally homeless” people to be conducted at least biennially by
“Continuums of Care”, or geographically delineated networks of homeless service providers. Most Continuums of Care in Florida and across the nation conduct their
PIT counts on a single night in the last week of January. PIT Count data has limitations, and it is not the only data source used to understand the scope of homelessness
at the state and national levels. However, Continuums of Care across the nation have conducted PIT counts for about a decade, allowing analysts to identify homeless

population trends within and between communities over time.
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Table 1. Point-in-Time Counts of Homeless People in St. Johns County and the State of Florida.
(Source: HUD Point-in-Time Count data'”.)
Percent Change

Population in Percent Change

Homeless Population Category

St. Johns County 2014 in St. Johns County in Florida
Total Homeless Population (2007-2014)* 1,401 13% -14%
Persons in Families (2007-2014) 339 144% -15%
Chronically Homeless Individuals (2007-2014) 65 -45% -8%
Veterans (2011-2014)** 48 17% -42%

*HUD uses 2007 as a baseline year for Point-in-Time data.
** 2011 was the first year that HUD had reliable estimates of Veteran homelessness at the Continuum of Care level.

Table 2. Homeless Students Identified in Public School Districts in St. Johns County and the State of Florida.

(Source: National Center for Homeless Education'”

, Florida Homeless Education Program?®.)

St. Johns County %

Florida % Change

Population '\:;j?tt?Je;}?:s’StCuodui:;S Change (Academic (Academic Year ‘09-
Year ‘09-10 to ‘12-'13) "10to '12-"13)
Total Homeless Students 679 98% 44%
(S:P;fletle[jn;:zﬂ::;c;nal Housing, Awaiting Foster 104 3% 19%
Doubled Up or in Hotels/Motels 575 138% 50%
Unaccompanied Children and Youths 130 171% 7%

who are homeless at any time during the academic year (including
summer school), using a definition that includes children who are
doubled-up or living in hotels or motels due to their family’s loss of
housing or economic hardship. Local school district liaisons help
homeless children, youth and their families overcome barriers
to school enrollment and attendance, and help them identify the

services needed to return to stable housing'.

At the state level, the population of homeless students increased by
44% between the 2009-2010 and 2012-2013 academic years (Table
2). The increase in St. Johns County over the same period was
even sharper—98%—yielding a homeless student population of
679 children and youths by the 2012-2013 academic year. Atboth
the County and state level, the increase in student homelessness
is driven primarily by an increase in students who are doubled up
or living in hotels and motels. However, in St. Johns County, the

increase in students who are literally homeless or awaiting foster
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care placement is smaller than at the state level (3% compared to
19%), while the increase in students who are doubled up or living

in hotels or motels is greater (138% compared to 50%).

Department of Education data on student homelessness can be
used as a rough proxy for family homelessness, including families
that are doubled up or living in motels, because most of the
students identified by local liaisons are staying with their parents
or guardians. However, a significant minority of homeless
students are unaccompanied. Some of these children and youths
are truly living alone, while others are living with adult relatives,
friends, or neighbors in an informal arrangement with the child’s
parents or guardians. St. Johns County had 130 unaccompanied
homeless students in the 2012-13 academic year, a 171% increase
since the 2009-10 academic year. By comparison, the State of
Florida saw only a 7% increase in unaccompanied homeless

students during that time period.



HOMELESS CHILDREN

POPULATION
ON THE RISE

The population of homeless students increased
by 44% between the 2009-2010 and 2012-2013
academic years.

IN ST. JOHNS COUNTY

The increase over the same
period was even sharper
—98%—yielding a homeless
student population of almost
700 by the 2012-2013
academic year.
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Low-Wage Jobs

Aswe saw at the beginning of this section, St. Johns County
has the state’s highest median household income. As Table
3 shows, well-paid management occupations are a more
prominent part of the labor market for people who live
in St. Johns County. Median earnings for management
occupations and several other white-collar occupation
categories—including business and financial operation
occupations and healthcare practitioner occupations—
are higher for St. Johns County residents than for Florida
workers as a whole. Sales occupations, the top occupation
category among County residents, also have considerably
higher median earnings than in the state overall—$33,196

compared to $25,435.

For several low- and medium-skill occupation categories,
however, St. Johns County residents have lower median
earnings compared to Floridians as a whole. Food service
workers living in the County have median annual earnings
of $11,987—barely above the federal poverty line for a single
person—compared to $14,969 at the state level. County
residents in building and grounds cleaning/ maintenance
occupations are also somewhat lower paid, with median
earnings of $16,374, compared to $17,316 at the state level.
County residents in personal care and service occupations
have median earnings of only $13,174, compared to $16,489

at the state level (not shown in Table 3).

In short, many well-paid, white-collar workers live in
St. Johns County, but they mask the presence of many
residents who work in occupations with depressed wages.
Many low-income workers share housing costs with
a spouse or roommates, but this is not a failsafe way to
make housing affordable. These households can quickly
fall into financial crisis due to lob loss, illness, child care
emergencies, break-down of an automobile, or other
disruptions. Additionally, many low-income households

consist of single parents with young children?.

These lower-paid workers provide services that are vital

for the quality of life for wealthier St. Johns County

¢ This dataset is for the civilian employed population 16 years and
older in St. Johns County. Many employed people who live in St.
Johns County have jobs in other counties.
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residents, such as cooking restaurant meals, landscaping homes,
and cleaning office buildings. Not only do these workers deserve

to find affordable homes near their jobs, but they are more likely to

deliver top-quality services to their clients if they are not struggling

to keep a roof over their heads.

Table 3. Most Common Occupation Categories Among Civilian Workers (Age 16+) Living in St. Johns County and the State of Florida.

(Source: American Community Survey 2013 5-year estimates.)

Top 10 Occupation Categories

Among St. Johns County Residents

Occupation Category Median Earnings
Sales and related occupations $ 33,196
Management occupations $ 80,023
Office ar7d administrative support $ 28 808
occupations
Food prgparatlon and serving related $ 11,987
occupations
Busmes§ and financial operations $ 56,374
occupations
Educatlgn, training, and library $.39,201
occupations
Health diagnosing and treating
practitioners and other technical $ 70,091
occupations
Construction and extraction occupations $ 29,649
Buyldmg and grounds.cleanlng and $16.374
maintenance occupations
Personal care and service occupations $13,174

Housing and Transportation Costs

Faced with high housing costs in the communities where they
work, many families live in outlying communities. However,
this strategy is not entirely successful, since many of these
The Center for
Neighborhood Technology [CNT] calculates a “Housing +

families have to pay for long commutes.

Transportation Affordability Index” for communities across
the nation. Just as 30% is the maximum share of income
that a family can affordably devote to housing, CNT has
determined that 45% is the maximum affordable share of
household income that can be spent on combined housing

and transportation costs.

Top 10 Occupation Categories

Among Florida Residents

Occupation Category Median Earnings
Office ahd administrative support $27134
occupations
Sales and related occupations $ 25,435
Management occupations $ 56,964
Food prgparatlon and serving related $14.969
occupations
Educatpn, training, and library $38.256
occupations
Bw!dmg and grounds‘cleamng and $17316
maintenance occupations
Construction and extraction occupations $ 26,542
Busmessgnd financial operations $ 48,003
occupations
Health diagnosing and treating
practitioners and other technical $ 62,886
occupations
Production occupations $ 26,843

As Table 4 shows, many more St. Johns County households are cost
burdened when transportation costs are taken into account’. All
typical households at 80% AMI pay over 45% of their incomes for
housing and transportation, and the average household at this income
pays 71% of its income for housing and transportation. In addition,
95% of typical median-income households in St. Johns County are
cost burdened according to the H + T Index, paying an average of
57% of their incomes for housing and transportation. Housing +
Transportation costs are similar in neighboring Flagler County, which
has a smaller population than St. Johns County, and are lower in Duval
County. Housing and transportation costs are strongly influenced

by the flow of workers between counties, as discussed below.

9 These percentages, unlike Census data, are not based on a "universe" of actual households, but are the result of a mathematical modeling exercise using a hypo-
thetical "average" household at 80% AMI (not at or below 80% AMI). The model uses actual regional data on incomes, household composition, workers, housing
and transportation costs, and other variables to construct profiles of "average” households and determine their average housing and transportation costs.
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Table 4. Housing + Transportation Costs for Residents of St. Johns and Neighboring Counties.

(Source: Center for Neighborhood Technology [CNT] H+T Affordability Index?2.)

County of Residence / Income Level

Average Housing + Transportation

% of Households Paying

Costs (% of Income)

Income for Housing +Transportation

St. Johns / 80% of Median Income 71 100
St. Johns / Median Income 57 95
Duval / 80% of Median Income 62 97
Duval / Median Income 50 72
Flagler / 80% of Median Income 71 100
Flagler / Median Income 57 98

Regional Commuting Patterns

Economists who study regional labor markets use a “gravity”
model to understand workers’ commuting patterns. Larger
economies in a region, which tend to be communities with larger
populations, exert a “gravitational pull” on smaller communities,
attracting numerous in-commuters. St. Johns County is strongly
influenced by the “gravity” of Duval County’s economy, as well as

other employment centers in the region.

According to the most recent data available, St. Johns County had
close to 57,000 jobs. About 28,600 of these jobs were filled by County
residents, and the remaining 28,300 jobs were filled by residents of
other counties. Most employed people living in St. Johns County
commute to other counties for work. By contrast, nearly 77% of

people who live in Duval County are also employed there®.

Figure 3. Counties Where St. Johns County Workers Live.
(Source: U.S. Census Bureau 2011 LEHD data.)

Over 40% of the jobs held by St. Johns County residents are found
in Duval County, more than any other county. A somewhat
smaller share of residents (36.5%) stay in St. Johns County to
work, and about one in four workers commute to other counties,

including Hillsborough.

In addition to being affected by the “gravity” of Duval County
and other regional economies, St. Johns County exerts its own
gravitational pull on neighboring communities. As Figure 3
shows, over 18% of people who work in St. Johns County live in
Duval County, and over 30% come from counties such as Flagler,

Clay, and Putnam.

What do these commuting dynamics mean for housing

affordability in St. Johns County? It is normal for a moderately

I 28,629 Jobs
B 10.420 Jobs
2,774 Jobs
B 1.914 Jobs
[ 1,667 Jobs
] 1,041 Jobs

[] 1,034 Jobs
[] 711 Jobs
[[] 514 Jobs
[ ] 499 Jobs
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urbanized county to draw in employees from more rural
surrounding counties, even as some of its own residents out-
commute for work. However, this “normal’, seemingly inevitable
pattern may be a manifestation of the housing-transportation
tradeoft discussed above. As Table 5 shows, St. Johns County has
the highest housing costs in the region. If more people who work
in St. Johns County could afford to live here, it would reduce wear

and tear on our roads while increasing the tax base.

By the same token, could St. Johns County residents who work
in other counties simply move to those counties to reduce
their housing and transportation costs? The problem with this
approach is that the economic vibrancy and quality of life in St.
Johns County is not likely to benefit from an exodus of residents.

It takes a critical mass of residents with a variety of job skills

Table 5. Housing Costs in St. Johns County and Surrounding Counties.

(Source: ACS 2013 5-year estimates.)

to make St. Johns County the moderately powerful regional

economy that it is.

For now, these commuting patterns are the reality in which St.
Johns County operates. The issue of combined housing and
transportation costs, and the commuting patterns that arise as
families make these tradeofls, are especially relevant to “workforce”
housing. Moderately low-income individuals are more likely to
work full-time than families at or near the poverty line, and have
greater means to purchase and maintain automobiles for inter-
county commutes. To encourage our teachers, police officers, and
health care workers to live in the County, and to avoid driving

skilled young residents away, it is necessary to have a wide range

of housing options.

Median Monthly Owner Costs

County Median Gross Rent (Units With a Mortgage)

Clay $1,013 $1,487
Duval $935 $1,431
Flagler $1,039 $1,413
Orange $1,022 $1,619
Putnam $634 $992

St. Johns $1,073 $1,850
Volusia $898 $1,326

SECTION THREE:

Challenges for Renters

As Section 2 demonstrates, a majority of low-income households
in St. Johns County are housing cost burdened. This is especially
true for renters, and the prevalence of cost burden among St. Johns
County renters is similar to statewide trends (see Appendix 1). The
total number of renter households has increased in recent years
while the supply of rental housing has remained fairly constant,
with a decline in vacancy rates likely meeting the increased rental
demand (see Appendix 2). However, more efhicient utilization of
the existing rental stock in St. Johns County is not enough to meet
the housing needs of low-income renters. (See Appendix 3 for a

note about methodology for examining trends over time.)

Figure 4 shows American Community Survey data on the
percentage of renters at different income brackets that are cost

burdened. These income brackets do not perfectly correspond
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to federal and state designations of low-income, VLI and ELI
households, since they do not account for household size, but they
are a useful proxy to examine cost burden over time. Cost burden
among renter households with annual incomes below $20,000
has consistently hovered at or near 100% since 2005. For renter
households with incomes between $20,000 and $35,000, rates of

cost burden have crept up since 2005 and plateaued above 90%.

For renter households with incomes between $35,000 and
$50,000, the dip in cost burden rates in the early recession years
may indicate that landlords and property managers offered
discounts and other incentives to renters in an effort to fill vacant
units®. It may also be due to a shift in the rental market away
from high-cost units (see Figure 11 in Section 5), or to differences
in the datasets for each year (Appendix 3). In either case, it is

notable that the share of cost burdened renter households in this
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Figure 4. Housing Cost Burden among Renters in Lower Income Brackets.

(Source: ACS?.)
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income bracket was 60% in 2013, similar to the level in 2006. The
data suggests that even if the recession dampened rental costs for

renters in this income bracket, the effect is starting to wear oft.

The rest of this section discusses several factors unique to low-
income renters, and explores why housing cost burden among

these renters is high and increasing.

Mismatch Between Rents and Wages

Although St. Johns County has a relatively high median renter
income, low-income renter households are nearly as likely to be cost
burdened in St. Johns County as in the state as a whole (Appendix
1). Wealthy communities rely on many low-paid employees,
including waiters and waitresses, janitors, cashiers, security guards,
and nursing assistants. When these employees do not earn enough
to afford housing near their jobs, they may have to sacrifice food,
healthcare, and other necessities. Alternatively, they may be forced
to live in neighboring communities where housing is less expensive,
as discussed in the previous section. Both tradeoffs can impact
job performance, increasing tardiness, absences due to illness and

transportation issues, lost productivity, and employee turnover.

Figure 5 compares the median wages for key low-wage jobs with

the hourly wage needed to afford a 1- or 2-bedroom apartment at

B Annual Income Between
$20,000 and$34,999

2009 2010 2011 2012 2013

B Annual Income
< $20,000

Fair Market Rent in the Jacksonville metropolitan areas. All of the
occupations shown are among the top 15 most common in the
Jacksonville metro—with the exception of security guards, which
are the 23rd most common occupation. The median wages range
from $8.99 for food preparation and serving workers to $12.86 for
general office clerks, and none of the occupations earns enough

to afford a one- or two-bedroom apartment at Fair Market Rent.

Strikingly, the “housing wage” to afford a one-bedroom apartment
translates to an annual income over $31,000, assuming the renter
works 40 hours per week, 52 weeks per year. As Table 3 shows,
many occupation categories in St. Johns County have median
annual incomes below this threshold. This includes office and
administrative support occupations, as well as construction and
extraction occupations. Although the Fair Market Rents in Figure
5 are calculated for the whole Jacksonville metro area, it is unlikely
that they overstate housing costs in St. Johns County. As the data
in Table 5 suggests, St. Johns County actually has higher housing
costs than Duval County. The wages for specific occupations in
Figure 10 may be higher or lower in St. Johns County compared
to Duval County?®, but these figures are useful as a barometer of

housing affordability for low-wage workers in St. Johns County.

¢ The U.S. Bureau of Labor Statistics makes wage data for specific occupations available at the metropolitan area and balance-of-state level. St. Johns County is

included in the Jacksonville metro area.

FLHOUSING.ORG | THE FLORIDA HOUSING COALITION 13
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Figure 5. Comparison of Median Wages and “Housing Wages” for Common Occupations in the Jacksonville Metropolitan Area.
(Source: Florida Department of Economic Opportunity [DEQO] 201426, National Low Income Housing Coalition [NLIHC] 2014a%".)
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Shortage of Affordable and Available Rental Units

St. Johns County does have rental units, both subsidized and
unsubsidized, that are affordable to low-income households.
However, there are not enough of these units to go around. Not
only is the overall supply of affordable rentals limited, but some of
these rentals are already occupied by higher-income households.
In other words, low-income renters find themselves in a game of
musical chairs with other low-income renters and higher-income

renters for a limited number of affordable units.

This shortage of affordable and available units is illustrated
in the infographic on the adjacent page. For low-income
households overall, 98 rental units are affordable and available
for every 100 renter households. However, at lower income
levels, the shortage is obvious: only 37 affordable and available

rentals for every 100 very low-income households, and only 22

14 THE FLORIDA HOUSING COALITION | FLHOUSING.ORG

**By hand.

affordable and available rentals for every 100 extremely low-

income households®.

Please note that this measure may understate the actual prevalence
of housing cost burden among low-income households. For
example, a household at 60% AMI could live in an apartment
affordable at 75% AMI. The household would be cost burdened,
but the rental unit would still count as affordable and available
to households between 51% and 80% AMI. In fact, slightly over
half of renter households with incomes between 51% and 80%
AMI are moderately cost burdened in St. Johns County®. In
other words, the estimated 98 affordable and available rentals for
every 100 low-income households do not completely eliminate
housing affordability problems for renters in this income bracket.
Nonetheless, very low-income and extremely low-income renters

clearly have the highest level of need in St. Johns County.



Tightened Rental Market

On a national level, the rental market recovered much
more quickly than the homebuyer’s market. After peaking
in 2009, rental vacancies have declined to levels not seen
since the early 2000s. This tightening of the national
rental market has been attributed to former homeowners
entering the rental market after foreclosures, as well as to

young families delaying first-time homeownership*'.

Figure 6 shows rental vacancy rates for St. Johns County
and the State of Florida. Rental vacancies in St. Johns
County increased from 14% in 2007 to 17% in 2008, and
then declined slightly in 2009 (see Appendix 3 for data
limitations). Between 2010 and 2013, rental vacancies
plunged from 16% to 9%, which may be lower than
pre-recession rental vacancy rates. In 2013, the rental
vacancy rate had dipped to about 9%, lower than its pre-
recession level . Rental vacancy rates in Florida overall
have generally been lower, cresting at 12% in 2011 and

decreasing slightly to 11% by 2013.

Vacancy rates in any community are usually higher for
rental units than for homeownership units, reflecting the
fact that renter households tend to move more frequently.
As a result, a rental unit is more likely to be vacant at any
given time. The generally higher vacancy rates in St. Johns
County may reflect a relatively high rate of turnover among
tenants, which in turn could point to relatively high levels
of economic instability among a subset of renters. It may
also reflect a higher concentration of seasonal rentals*®.

In either case, the sharper and quicker decline in vacancy
rates in St. Johns County indicates increased competition
for rental units. Additionally, the 2013 Analysis of
Impediments to Fair Housing reports that over 3,000
rental units have been lost to condominium conversions

since the mid-2000s**.

The cost of rental units is, of course, just as important as

the supply of vacant rentals for low-income households.

In calculating rental vacancy rates, the American Community Survey
excludes vacant units that are off the market, it does not distinguish
between vacant-for-rent units that are meant for year-round or seasonal
occupancy. A rental unit is counted as “occupied” if its inhabitants at
the time of the survey live there at least three months out of the year.

A REPORT FROM THE FLORIDA HOUSING COALITION

Affordable and Available Rental Units

at Different Income Brackets.
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As Figure 5 demonstrated, rents in St. Johns County are out
of reach for many workers who earn low to moderate wages.
This is reflected in the trend of median rents relative to the
rents that are affordable to median-income renters, adjusted for

inflation (Figure 7).

Despite some year-to-year variability (see Appendix 3), both
median gross rents and the rents affordable to median-income

renters have been relatively stagnant in St. Johns County since

the depth of the Recession. At the state level, median rents have
been similarly stagnant, while affordable rents at median renter
income have declined (see Home Matters for Florida 2015).
Renter incomes in St. Johns County may be buoyed up by the
strong tourism industry and the prevalence of higher-income
renters. Nonetheless, median rents have been out of reach for the
median-income renter in St. Johns County since 2006, and the

gap does not appear to be narrowing.

Figure 6. Rental Vacancy Rates in St. Johns County and the State of Florida.

(Source: ACS*))
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Figure7. Comparison of Median Gross Rent and Affordable Gross Rent at Median Renter Income in St. Johns County.
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SECTION FOUR:
Challenges for Homebuyers

Although the Great Recession has tempered American attitudes
toward homeownership somewhat, most renters still aspire to
own a home one day*®. While a community’s affordable housing
strategy should never neglect or disparage renters, homeownership
has undeniable benefits, including a chance to put down roots in a

community, gain access to desirable neighborhoods and schools,
and build wealth.

For many low- and moderate-income families, homeownership is
a viable option—provided it includes strong underwriting criteria
and sustainable interest rates (see discussion of Figure 2 on p. 6).
Some critics blame the Community Reinvestment Act (CRA)
for precipitating the foreclosure crisis, since it requires banks
to lend to underserved homebuyers in their communities, but
rigorous research dispels this myth. CRA-regulated lenders are
subject to strong underwriting standards, and their CRA-related
loans have performed similarly to their other mortgage products.
Moreover, fewer than 10% of subprime loans in the years before
the foreclosure crisis were made by CRA-regulated institutions®,
and middle- and high-income homeowners accounted for the

most mortgage defaults after 2007.

Despite the availability of inexpensive bank-owned and short
sale homes in the wake of the foreclosure crisis, many Florida
communities still have high populations of cost burdened owners
and a limited supply of affordable homes for sale. This is certainly
true in St. Johns County, where home prices are relatively high
and over half of low-income, cost burdened households own
their homes (see Figure 2). This section compares the wages of
several occupations in K-12 education, an important sector of the
economy in St. Johns County, with the wages needed to afford a
median-priced home. We then examine the supply of homes for

sale at different price points in St. Johns County.

Low Wages Relative to Local Home Prices
The Home Matters for Florida 2015 Report showed that median
home prices in three metro areas (Melbourne, Tampa, and

Miami) are out of reach for many low- and moderate-income

A REPORT FROM THE FLORIDA HOUSING COALITION

professionals and paraprofessionals in industries that provide
essential services, such as health care, education, and public safety.
In St. Johns County, the affordability of homes for K-12 education
employees is of particular interest, since the School District plans

to build over 10 new schools in the next decade.

According to data from the St. Johns County Property Appraiser on
qualified warranty deed sales of single-family homes, townhomes
and condominiums, the median sale price for homes sold
between October 1, 2013 and September 30, 2014 was $257,000.
This is considerably higher than the statewide weighted median
price of about $166,300 for single- family homes, townhomes,
and condos in 2014*. The 2013 Analysis of Impediments to Fair
Housing found that St. Johns County has higher home prices than
the state as a whole for two reasons: 1) homes are more expensive

per square foot, and 2) homes tend to be larger.

As Figure 8 shows, the County’s median home sale price is well
out of reach for several school employees with entry-level salaries,
including teachers, secretaries and administrative specialists,
custodians, and food service managers and workerss. A teacher,
for example, could not afford to buy a median-priced home even
if s/he had a spouse with the same annual income. Even with
supplemental income from other jobs, these school employees
would be unable to afford homes (see box on page 19 for

assumptions about supplemental income).

Each entry-level school district employee shown in Figure 9 also
falls short of the income needed to buy a home at $150,000, a
price often used to describe starter homes. The required annual
income for a $150,000 home, $48,926, is close to the HUD income
limit of $50,550 for a low-income family of four in the Jacksonville

metro area.

Food service workers and custodians fall short of the income
needed even to rent a one-bedroom unit at fair market rent. The
ability of food service managers to afford a one- or two-bedroom
apartment at Fair Market Rent is dependent on their ability to

supplement their salary from the School District.

9 The assumptions for calculating “housing wages” for median-priced homes were as follows: 1) 30-year fixed rate mortgage at 4% interest, 2) FHA-insured with a
3.5% down payment, 3) Front-end ratio of 31%, back-end ratio of 41%, 4) All other household debt service is 18% of annual income, 5) Assessed value is 85% of the
purchase price, 6) Homestead exemption is $50,000, 7) Mill levy is $18.84, and 8) Property and mortgage insurance combined is 1% of the purchase price annually.

FLHOUSING.ORG | THE FLORIDA HOUSING COALITION 17
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Figure 8. Comparison of Annual Incomes for Selected Entry-Level, K-12 School Employees to Annual Incomes Needed to Afford Local Housing.
(Source: St. Johns County School District 20154, St. Johns County Property Appraiser 2014, Florida DEO 2014.)
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Figure 9. Sale Prices of Single-Family Homes, Townhomes, and Condominiums Sold from 10/1/13 to 9/30/14 (qualified warranty deed sales).
(Source: St. Johns County Property Appraiser.)
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Limited Supply of Moderately Priced Homes

Even if low- and moderate-income workers in St. Johns County
cannot afford median-priced homes, they may be able to buy
more modestly priced homes in the local inventory. However,
the supply of homes at price points available to these workers and
their families is limited. Figure 9 shows the distribution of sale
prices for single-family homes, townhomes, and condominiums
sold between October 1, 2013 and September 30, 2014. The
market is clearly skewed toward higher-priced homes, with sales

over $150,000 accounting for 83% of the total.

In the 51% to 80% AMI income bracket, St. Johns County has 2,095

cost burdened renters*?, of which 460 are severely cost burdened

A REPORT FROM THE FLORIDA HOUSING COALITION

(see Figure 2). Many of these renters would undoubtedly like to
buy a home someday. The 714 homes sold for $150,000 or less
could, in theory, have made a dent in the severely cost-burdened
renter households between 51% and 80% AMI". However, this
number would fall far short of housing moderately cost burdened
renters—let alone the 2,045 severely cost burdened owners who
may want to downsize to a less expensive house (Figure 2).
Moreover, this home sale data tells us nothing about the condition
of the homes. Many of the less expensive single-family homes
and condos may be “fixer-uppers” that require tens of thousands

of dollars in repairs.

" According to HUD's 2014 income limits, the maximum income for low-income households in the Jacksonville metro area ranges from $35,400 for a single person
to $66,750 for an 8-person household. Whether the supply of homes for sale at or below $150,000 could meet the needs of low-income, severely cost burdened
renter households depends on the number of bedrooms in the homes and the sizes of the renter households.

Annual Salaries & Estimated Supplemental Income of Selected St. Johns County School District

Employees

The table below shows detailed data for Figure 8. The St. Johns County School District, upon request, selected five occupations for
which to provide data on entry-level salary, number of days working for the School District during each calendar year, and the duration
of a daily shift. We assumed that entry-level employees in the selected occupations (except for teachers) work 8 hours per day in a com-
parable occupation on days that they are not working for the School District. Please note that these days are not all consecutive—they
include weekends and holidays during the school year, in addition to summer break. Since it would be impractical for school employees
tofill all of these days with supplemental employment, our estimates of supplemental income are conservatively high.

For supplemental employment, we used the entry-level wage for comparable occupations from the Florida Department of Economic
Opportunity’s Occupation and Employment Statistics (OES). Entry-level wages are appropriate because 1) the analysis focuses on
entry-level School District employees, and 2) these employees have such narrow windows of time outside of their School District
work that they may rely on staffing agencies, which pay lower wages than direct employment.

According to the School District data, food service workers have 6-hour shifts, teachers have 7.5-hour shifts, and the other three oc-
cupations have 8-hour shifts. We considered teachers to have full-time work, since they spend many hours outside of school grading
papers and creating lesson plans. However, we assumed that food service workers would seek enough supplemental employment
to bring their average work day up to 8 hours.

Days Not ) Total Income
Sdhes] Eiisleyes Entry-Level T Compala_ble Entry-Level When Not at Total Annual
Annual Salary Occupation Wage Income
Nelglelo]] Nelglele]]

Teachers $38,000 169 N/A N/A N/A $38,000
Food Service $11.914 179 Combmed Food Preparation and $8.45 $9,090 $21.004
Workers Serving Workers
Custodians $22,599 113 Janitors and Cleaners $8.48 $5,476 $28,075
Secretaries $38,000 l6g | Secretariesand Administrative $10.40 $7,429 $45,429

Assistants
Adml.n|§trat|ve $36,000 179 Sec'retanes and Administrative $10.40 $7.429 $43,429
Specialists Assistants
Food Service $29,050 3 Flrst—Llng Superwsors. of Food $10.90 $10,277 $39,327
Managers Preparation and Serving Workers

(Source: St. Johns County School District 2015, Florida DEO 2014.)
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SECTION FIVE:

Future Trends

The number of low-income, cost burdened households in St. Johns
County is expected to rise in tandem with overall population
growth, and the production of homes and apartments affordable to
low-income families is not likely to keep pace under a business-as-
usual scenario. Of particular concern is the “Silver Tsunami’, which
will increase the population of low-income elderly people who are
subject to high housing costs, and at risk of being institutionalized
at taxpayer expense. This section provides a qualitative analysis of

the future of housing affordability in St. Johns County.

More Low-Income, Cost Burdened Households

The Shimberg Center for Housing Studies at the University of
Florida projects the number of cost burdened households by
age of household head, income bracket, and tenure through
2040%. As Table 6 shows, the number of low-income households
that are severely cost burdened is expected to increase by over
9,000 between 2015 and 2040, from 12,128 households to 21,245
households. The number of low-income, elderly-headed, severely
cost burdened households will more than double, from 3,432 in
2015 to 7,684 in 2040. On average, the projected annual growth
rate of low-income, severely cost burdened households is 365.
For the subset of these households that are headed by an elderly

person, the projected annual growth rate is 170 households.

Affordable Housing Demand Likely to Exceed Supply

The projected increase in low-income, cost-burdened households

shown in Table 6 does not take into account any new affordable

housing production. However, if affordable units (both subsidized
and unsubsidized) are produced at a constant rate through 2040, it

is unlikely that they will meet the future need for affordable housing.

For low-and moderate-income homebuyers, new building activity
in St. Johns County will not necessarily relieve the pressure on
home prices. Although the County Building Department issued
2,533 single-family permits in 2014, the average building value
(excluding land value) was over $279,000*. By comparison, the
average sale price (building and land combined) of single-family
homes sold between 10/1/2013 and 9/30/2014 was $275,000%. It
appears that new single-family home construction is targeted to
the same aXl uent buyers who currently dominate the County’s

home sale market.

In the rental market, the share of units with rents of $1,250 and
higher has declined, while the share of units renting for $800 to
$999 has increased (Figure 10). Gross rents between $800 and
$999 are affordable to households with annual incomes between
$32,000 and $39,960, but Figure 10 shows contract rents for
vacant-for-rent units. Taking utility costs into account, some of
these units may be affordable to families at the high end of the
low-income spectrum. However, there are several reasons not
to place excessive confidence in the ability of the private rental

market to serve these families:

1. The data in Figure 10 does not compare the mix of
moderately priced units to the average size of moderately

low-income families. For example, a family of four would be

Table 6. Projections of Low-Income, SeverelyCost Burdened Households in St. Johns County*.

(Source: Shimberg Center for Housing Studies 2015a.)

2015 2020

Household Type

Average Annual
Change
(# of Households)

2025

All Low-Income, Severely Cost

Burdened Households 12,128

14,371

16,368

18,214 | 19,804 [ 21,245 365

Low-Income, Severely Cost Burdened

Owner Households 7062

8,469

9,666 | 10,867 [ 1,812 | 12,722 226

Low-Income, Severely Cost Burdened

Renter Households 21066

5,902

6,702 7,347 7992 | 8,523 138

Low-Income, Severely Cost Burdened
Elderly-Headed** Households (Owner
and Renter)

3,432 4,544

5,545 6,684 7,254 | 7684 170

*The data for all years shown are projections.
**Household head is 65 or older.
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understandably reluctant to rent a unit with only one or two

bedrooms, especially if they have children of different sexes.

2. The supply of vacant-for-rent units between $800 and $999
may not increase indefinitely. The increase seen during the
recession and its aftermath may be a market correction after

the excesses of the housing boom.

3. Asdiscussed on p. 14, low-income renters are competing with

higher-income households for moderately priced rentals.

4. Even if enough vacant-for-rent units were affordable and
available for families between 51% and 80% of AMI, these
families may prefer to buy homes. As Figure 10 shows, St.
Johns County offers limited homeownership opportunities

even for families near the top of the low-income spectrum.

The share of vacant-for-rent units below $799 per month—those
most affordable to the lowest-income families—is small and
gradually declining. Units renting for $600 to $799 per month
decreased from 18% of vacant-for-rent units in 2009 to 15% in
2013—from 584 to 329 units in absolute numbers. During the
same period, units renting for $599 or less decreased from 9%
to 8% of vacant-for-rent units, an absolute drop from 286 to

162 units. These low-cost rental units tend to be older than the

Figure 10. Rent Asked for Vacant-For-Rent Units in St. Johns County.
(Source: ACS*®))
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overall rental housing stock, and are at greatest risk of loss due to

demolition or conversion to higher-cost units*.

The subsidized portion of the rental market in St. Johns County
is limited, and the rate of production is slow. The County
currently has 1,482 subsidized rental units in 25 privately owned
developments (Table 7), with funding sources including the State
Apartment Incentive Loan (SAIL) program, Low Income Housing
Tax Credits, rental assistance contracts from HUD and the U.S.
Department of Agriculture, state HOME funds, local bonds, and
others. Since 2005, the County has lost three affordable housing
developments with a total of 156 units, due to their affordability
restrictions expiring. By 2024, another three developments with a
total of 86 units may be lost from the County’s affordable housing
stock. If the affordability restrictions for these developments are
not extended, St. Johns County will have lost about 12 subsidized

units per year between 2005 and 2024.

Production of subsidized housing in St. Johns County has slowed
since the height of the housing boom. Between 2000 and 2007,
nine developments with a total of 917 units were constructed, a
production rate of about 115 per year. Most of these units are

in six multifamily developments listed in the Shimberg Center’s

2012
B $1,000t0 $1,249

2013
Hl $1,250 or more
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Table 7. Privately Owned, Subsidized Rental Housing in St. Johns County.

(Source: Shimberg Center for Housing Studies 2015b*, data provided by local affordable housing providers*®, personal communication with property

managers®, Florida Housing Finance Corporation®'.)

Category Number of Units Number of Developments
All subsidized rental housing currently in service 1,482 25
Lost from subsidized rental stock since 2005 156 3
Affordability restrictions set to expire before 2025 86 3
Subsidized rentals constructed between 2000 and 2007 917 9
Subsidized rentals approved for funding, not yet in service 10 2

Assisted Housing Inventory, which tracks rental units constructed
or rehabilitated with major federal, state, and local funding sources
(e.g. Low Income Housing Tax Credits, HUD and USDA rental
assistance, state HOME funds, local bonds, etc.). Since 2008, local
housing providers have added 70 new units, or about 10 per year,
to the affordable rental stock through construction, acquisition,
master leasing, or assumption of management responsibilities.
Another ten units have been approved for funding, and will likely
come online in 2015 or 2016. See Appendix 5 for a list of all

subsidized rental developments in St. Johns County.

The Shimberg Center’s Assisted Housing Inventory does not
explicitly track units subsidized by the County’s State Housing
Initiatives Partnership (SHIP) program, an important locally
controlled funding source discussed in Section 6. SHIP provides
assistance primarily for homeownership activities, but also supports
rental housing. In St. Johns County, SHIP assistance strategies
include purchase assistance, rehabilitation of owner-occupied
housing, disaster recovery, assistance with utility connection fees,
and rental construction subsidies. In recent years, the number of
housing units in the County assisted by SHIP has ranged from 12 in
the 2011-12 fiscal year, when funding was severely limited, to 114
in the 2008-09 fiscal year. Between the 2006-07 and 2011-12 fiscal

years, SHIP assisted an average of 64 housing units per year®.

In a business-as-usual scenario, the annual rate of units
assisted by SHIP and state multifamily rental funds is not
likely to keep pace with the annual increase in severely cost
burdened households, let alone help the pool of severely cost-
burdened households already living in St. Johns County. If we
optimistically use available data for the most productive years
for affordable housing (115 multifamily rental units + 114 SHIP-

assisted units®?), the number of units assisted would fall short
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of the annual increase in severe cost burden (365 households

annually; see Table 6).

Moreover, St. Johns County is unlikely to return to pre-recession
rates of affordable housing production in the near future, assuming
abusiness-as-usual scenario. In recent years, affordable multifamily
developers have had difficulty qualifying for Low Income Housing
Tax Credits (LIHTC), an important source of financing for large
developments. Since SHIP funds were often used as gap financing
for LIHTC developments, the annual count of SHIP-assisted units
is likely to be lower as well. Section 6 discusses strategies for

overcoming “business-as-usual” in St. Johns County.

Silver Tsunami

As Table 6 shows, the number of low-income, elderly-headed
households that are severely cost burdened in St. Johns County
is expected to increase from about 3,400 in 2015 to over 7,600
in 2040. As people age, they are more likely to live on fixed
incomes and have disabilities, and may struggle to remain in their
homes due to high housing costs or lack of handicap-accessibility
features. Aging baby boomers, in particular, are more likely to
have high debt loads and less likely to have pensions than the
generation that preceded them, further limiting their ability to
move to more affordable, accessible homes or pay for retrofits
to their current homes. Elders whose homes are unaffordable
or lacking accessibility features may be forced to cut back on
other necessities or move into nursing homes or assisted living

facilities—at considerable taxpayer expense®.

The homeownership rate among elderly-headed households in St.
Johns County is projected to be 84% in 2040 (Appendix 4), about
the same as in 2015. Homeowners generally enter old age in a

better financial position than renters, since they often have paid off



their mortgages and have more wealth (in their homes and other
sources)*. Indeed, in St. Johns County, only 12% of elderly-headed
owner households are predicted to be low-income and severely
cost burdened in 2040, compared to 31% of elderly-headed renter
households.

elderly-headed households is so high, the majority of low-income,

However, since the homeownership rate among

severely cost burdened elderly households will be homeowners.

In many cases, elderly homeowners live in aging units that are
water-and energy-inefficient. Even if property taxes, insurance,
and any remaining mortgage costs are affordable, high water and
energy costs may push an elderly homeowner’s total housing costs
above the cost burdened threshold. These homeowners benefit
from federal, state, and local programs that subsidize energy
and water conservation measures, including sealing cracks in
the building envelope, improving insulation, fixing water leaks,
installing low-flush toilets, and repairing or replacing inefficient

heating and cooling units.

Whether or not they meet the definition for being housing cost
burdened, low-income elderly homeowners may face challenges
with housing quality and accessibility. For these elders, financial
assistance with rehabilitations and retrofits—including installing
wheelchair ramps, installing grab bars in bathrooms, and widening
doorways to make them wheelchair-accessible—can make the

difference between aging in place and being forced to move.

The County’s SHIP program often helps to pay for these repairs,
and 25% of SHIP-assisted units between the 2006-07 and 2011-
12 fiscal years were occupied by or targeted to elderly-headed
households. The share of low-income, severely cost burdened
owner households that are elderly-headed is projected to increase
from 33% in 2015 to 42% in 2040, suggesting that the County’s
SHIP program will have to spend a greater share of its funds on

programs such as owner-occupied rehabilitation.

For elderly renters that arelow-income and severely cost burdened,
subsidized and handicapped-accessible housing is often the best
approach. In fact, subsidized rental housing is generally more
likely to have accessibility features than unassisted rentals®. The
share of low-income, severely cost burdened renter households
that are elderly-headed is projected to increase from 22% in 2015
to 28% in 2040. Among the County’s privately owned, subsidized

rental housing (see Table 7), about 33% of units are targeted
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toward elderly households. This suggests that affordable rental
production is already well calibrated to the relative needs of

elderly and non-elderly low-income households.

If St. Johns County shifted all of its affordable housing resources
to constructing and rehabilitating housing for elders, it would
pit this population’s needs against the needs of children, their
parents, people experiencing homelessness, and non-elderly
people with disabilities. The best way to ensure that St. Johns
County meets the housing needs of its growing elderly population
is to ensure that local and regional affordable housing developers
have the resources they need to serve both elderly and non-elderly
households. Public- and private-sector support for dwelling-level
and neighborhood-level features that improve accessibility—
including wheelchair accommodations and access to public
transit—will ensure that elders benefit from future affordable

housing development.

With the help of SHIP funds, Mr. Pullium was able to
replace his garden tub with a low-threshold shower
equipped with grab bars and a bench.
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SECTION SIX:

Affordable Housing Resources
Despite being a wealthy community, popular with tourists and
retirees, St. Johns County has a substantial minority of households
that are low-income and struggling with high housing costs. Both
median rents and home sale prices are out of reach for many
low-income workers, and the supply of modestly priced homes
and apartments is limited. For working families who find lower-
cost housing far from their jobs, their combined housing and
transportation costs can easily absorb over half of their income.
Meanwhile, an increasing number of individuals and families are
literally homeless, doubled up, or living in motels. Going forward,
the production and preservation of affordable housing in St. Johns
County is not likely to keep pace with increased demand, let alone
meet the needs of those who are already cost burdened or without

permanent housing.

In the next few years, St. Johns County expects to become a
HUD entitlement community, making it eligible for much-
needed direct HOME and Community Development Block
Grant allocations. However, there will always be a need for a
locally controlled, highly flexible funding source, both to serve
as a local match and to fund activities that may not comply with
federal housing programs. State and local affordable housing
funds can also buffer against fluctuations in federal funding. In
St. Johns County and other Florida communities, the Sadowski
State and Local Housing Trust Funds meet this need. The
following section describes the structure and impact of the
Sadowski Funds in St. Johns County, and their role in leveraging

public-private partnerships.

Sadowski History and Major Programs
More than 20 years ago, a diverse coalition of Florida’s affordable

housing advocates, business and industry groups, and faith-
based organizations recognized the need for a dedicated state
In 1992, the state
legislature passed the William E. Sadowski Affordable Housing

revenue source for affordable housing.

Act, named after a Department of Community Affairs secretary
who had recently died in a plane crash. The Sadowski Act raised
the state documentary stamp tax on deeds by ten cents per $100
of the property’s value!, and directed the new funds to two trust

funds, one for local governments and one for the state.

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

requirements, found in Florida Statute 420, include:

e Atleast 65% must be spent on homeownership activities

e Atleast 75% must be spent on construction (including new
construction and rehabilitation)

e Atleast 30% must be used to assist very low-income households
e Atleast 60% must be used to assist low-income households

e No more than 10% may be used on administration

"In 1995, the State Legislature shifted another ten cents of documentary stamp tax revenue from general revenue to the Sadowski trust funds.

At least 30% must be used to assist

very low-income households

Each SHIP Dollar

is Required to Meet the
Following Criteria:

No more than 10% may be used —
on administration
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At least 60% must be used to —
assist low-income households

At least 65% must be spent
on homeownership activities I

N

SHIP

housing a stronger Florida

At least 75% must be spent on construction related —
activities (including new construction & rehabilitation)



The State Housing Trust Fund supports several activities,
including administration of the Sadowski funds by Florida
Housing. The main Sadowski-funded state program is the State
SAIL provides

funding on a competitive basis for the construction of affordable

Apartment Incentive Loan (SAIL) program.

multifamily rental housing. SAIL usually serves as “gap financing”
for developments with other funding sources, such as the Low

Income Housing Tax Credit.

Impact of Sadowski Funds in St. Johns County
The amount of SAIL funding that St. Johns County receives in

any given year depends on whether proposed developments in
the County receive SAIL funds from the State. SHIP funding,
on the other hand, is guaranteed so long as the State Legislature
appropriates the Sadowski Trust Fund monies dedicated for this
purpose. If the funds are fully appropriated for housing, St. Johns
County is expected to receive over $1.9 million in SHIP funds in
FY 2015-2016 (Table 8). This SHIP allocation would leverage over
$8.3 million in additional public and private funds—a ratio of 4.4
to 1. The funds leveraged by SHIP would assist 79 owner-occupied
and 28 rental units, creating nearly 200 jobs and generating over
$24.8 million in economic impact for the County. (See the Sidebar
on page 23 for a local example of using SHIP to leverage other

resources.)

In addition to boosting the County’s economy, SHIP has given
numerous low- and moderate-income families a hand up (Table
9). SHIP assisted 382 housing units in St. Johns County between
FY 2006-07 and FY 2011-12. During this time period, the share of
SHIP-assisted units occupied by elderly and homeless households

Table 8. Estimated Economic Impacts of State Housing Initiative Part-

nership Funds in St. Johns County (Source: Sadowski Coalition 2014%”.)

A REPORT FROM THE FLORIDA HOUSING COALITION

is similar to that for statewide SHIP expenditures. The share of
SHIP-assisted units occupied by households with a member with
developmental disabilities (1.3%) was lower than for the state as
a whole (3.1%). For their FY 2013-14 and 2014-15 allocations,
all SHIP communities will likely report higher shares of assisted
units occupied by people with developmental disabilities, due to
proviso language requirements in the legislative appropriation of

SHIP funds for these years.

Additional Funding Sources
As important as the Sadowski Trust Funds are, they were never

meant to single-handedly meet the affordable housing needs of
Florida communities. They were intended to leverage a wide variety
of public and private resources, including federal funding programs,
local government contributions, support from local foundations
and businesses, and volunteer hours. Local “skin in the game” is
especially important—it shows that the community recognizes how

a broad range of housing options improves its overall quality of life.

The beginning of this section discussed the potential benefits to
St. Johns County of becoming a HUD entitlement community.
Additional public support could come in the form of increased
general revenue commitments from the County government,
as well as a commitment from the Community Redevelopment
Agency to include affordable housing in new residential and
mixed-use developments. Consistent support from local public
agencies allows affordable housing developers to gain experience
and organizational capacity, laying the groundwork for leveraging

private-sector contributions.

Table 9. SHIP-Assisted Units in St. Johns County and the State of Florida.
(Source: Florida Housing Finance Corporation®®.)

Type of Impact Amount of Impact SHIP Impact FY 2006-2007 to 2011-2012

Projected Trust Fund Revenue in FY 15/16 $1,907,266 Target Population St. Johns County | State of Florida
Other funds leveraged $8,364,993 ,

Total units 382 34,872
Owner-occupied units assisted 79 Fiderly

(% of Total Units) 25% 24%
Rental units assisted 28

Homeless 1.3% 1.4%

(o) H . (o] . (o)
Total jobs created 197 (% of Total Units)

Developmental
Total economic activity generated $24,831,537 (D‘%Lssgll'lclftlslsUnits) 1.3% 3.1%
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Conclusion

Affordable Housing is Essential for St. Johns County
Having a healthy, affordable place to call home is the foundation
of our lives and the basis of a strong local economy. Affordable
housing allows low- and moderate-income working families to
live near their places of employment, and enables our elderly and
disabled family members on fixed incomes to be integrated in

their neighborhoods.

e  Affordable housing construction and rehabilitation
stimulates local economies by creating jobs and

generating business for contractors and suppliers.

o  Affordable housing improves a family’s physical and

mental health, and helps children excel in school.

o For the elderly and people with disabilities, affordable
community-based housing is one-third of the cost of

institutional care.

e For people who are chronically homeless, affordable
housing breaks the costly cycle through hospitals, jails,
and other taxpayer-funded crisis systems, saving about

$20,000 per person per year.

We Don’t Have Enough Affordable Housing in St.
Johns County:

e 14,370 households are paying more than 30% of their
incomes for housing, the maximum amount considered

affordable by experts.

e About 6,800 very low-income households are severely
cost burdened, meaning that they pay more than 50% of

their incomes for housing.

e Nearly 680 school-aged children and youths were doubled
up with family and friends, living in motels, in homeless
shelters, or on the street in academic year 2012-13, a 98%

increase from academic year 2009-10.

o  The number of unaccompanied homeless children and
youths in our public schools increased by 171% between
the 2009-10 and 2012-13 academic year.

o  St. Johns County has the region’s highest housing prices,
and a typical low-income family pays 71% of its income

for housing and transportation costs combined.

Many St. Johns County Workers Don’t Earn Enough to
Pay for Housing:

e Many low-wage workers in the region’s most common

occupations—including nursing assistants—don’t earn
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enough for a 1-bedroom apartment at Fair Market Rent.

e Even at the median renter income of $38,414, a median-
priced rental unit in St. Johns County is unaffordable.

o St Johns County has only 37 affordable and available rental

units for every 100 very low-income renter households.

e Median-priced homes in St. Johns County are well out of
reach for many low- and moderate-income homebuyers,
including many public school employees. Modestly

priced homes for sale are in short supply.

Business as Usual Won't Keep Pace with Affordable
Housing Need:

o The total number of low-income, severely cost burdened
households is projected to increase by over 9,000
between 2015 and 2040, and the number of low-income
elderly households that are severely cost burdened will

more than double.

o New single-family homes and rental vacancies are not likely

to be offered at prices affordable to low-income families.

o The current level of affordable housing subsidies available
in St. Johns County will not keep pace with the rising
demand for affordable housing.

o To ensure that the County’s growing elderly population
can live safely in their homes for as long as possible, we
must scale up our affordable housing construction and
rehabilitation efforts across the board. Accessibility

retrofits are also vital to keeping elders in their homes.

St. Johns County is at a Crossroads

In many ways, St. Johns County is grappling with the conse-
quences of its own success. Because we are an attractive commu-
nity with low taxes, our population and demand for services have
grown. As County citizens discuss the best way to sustain the
public services that contribute to our high quality of life, we must
remember that “we”—all of us—are members of this community
and have a basic need for safe and affordable housing. Our jani-
tors and nursing assistants are just as much a part of our commu-
nity as our doctors, lawyers, and retirees. Our economy depends
on the ability of every worker, job seeker, elder, and person with

disabilities to have a decent place to call home.

When a significant share of our population can’t find decent afford-

able housing, our quality of life is eroded. Employers struggle with



A REPORT FROM THE FLORIDA HOUSING COALITION

higher employee absenteeism, tardiness, and
turnover, and customers get poorer service.
Residents in substandard, low-cost housing
struggle with poor indoor air quality, high
utility costs, and other health and safety issues.
The hidden costs of insufficient affordable
housing include higher health insurance pre-
miums, uncompensated health care provided
by local hospitals, and higher taxes for public

facilities like jails and detox centers.

For affordable housing developers and their

partners, the State Housing Initiatives Part- HOME MATTERS FOR HOME MATTERS FOR
nership (SHIP), funded by the Sadowski ST. JOHNS COUNTY’S ST. JOHNS COUNTY'’S SPECIAL
Local Housing Trust Fund, has historically FAMILIES NEEDS POPULATIONS

played a keystone role in leveraging pub-
lic-private partnerships in St. Johns County.
If the County receives its full SHIP allocation
for FY 2015-16, it will create nearly 200 jobs
and generate nearly $25 million in positive

economic impact.

Clearly, one of the most important things that
St. Johns County leaders can do to promote

affordable housing is to consistently advocate

for full appropriation of the Sadowski State

and Local Housing Trust Fund monies for
housing. However, ensuring that we have a HOME MATTERS FOR HOME MATTERS FOR
ST. JOHNS COUNTY'S ELDERLY ST. JOHNS COUNTY’S VETERANS

healthy mix of housing options is ultimate-

ly a community responsibility, requiring a
community effort. This effort requires us to
look both outward and inward—outward at
more effective use of state and federal fund-
ing sources, and inward at our local tax base,
business and faith communities, charitable
organizations, and ordinary St. Johns County
residents willing to volunteer their time. A
healthier balance of homes at all price levels

means a stronger St. Johns County.

HOME MATTERS FOR HOME MATTERS FOR
ST. JOHNS COUNTY'S YOUTH ST. JOHNS COUNTY'S
AGING OUT OF FOSTER CARE ECONOMY
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APPENDIX 1:
Housing Cost Burden by Tenure

Extremely Low Income (Household Income at or Below 30% AMI)
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(Source: 2007-2011 CHAS data.)
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APPENDICES

APPENDIX 2:
Owner and Renter Housing Unit Data

Variable 2005 2006 2007 2008 2009 2010 2011 2012 2013
Owner Occupied 49,100 | 49,721 | 50,529 | 51,387 | 53,454 | 54,234| 55240 | 56,768 | 58,210
Renter Occupied 14,155 18,169 | 15,345 16,135 | 14,673 | 16,090 | 16,567 | 17253 | 17,348
Owner Vacancy Rate 2% 4% 4% 4% 5% 4% 4% 3% 3%
Renter Vacancy Rate 12% 12% 14% 17% 18% 16% 14% 12% 9%

Owner Units

. 49949 | 51955 | 52,470| 53,696 | 55973 56,730 | 57482 | 58,705 59,887
(occupied and vacant)

Renter Units
(occupied and vacant)

Homeownership Rate 78% 73% 77% 76% 78% 77% 77% 77% 77%

Percent Owner Units
(occupied and vacant)

16,122 | 20,694 | 17926 | 19,393 | 17850 [ 19,064 | 19,309 | 19,650 [ 19,085

76% 72% 75% 73% 76% 75% 75% 75% 76%

ACS. [5-year estimates for years 2009 through 2013; 3-year estimates for 2007 and 2008; 2005 and 2006 ACS]

APPENDIX 3:

A Note on Methodology

For analyses that required American Community Survey data, we used 5-year estimates whenever possible. Although 1- and 3-year estimates are
more current than 5-year estimates, they are less reliable because each data point has a relatively high margin of error. The smaller the population
of the geographic area in which data is gathered, the higher the margins of error are likely to be. Because St. Johns County has a much smaller
population than the State of Florida as a whole, analyses of trends over time are far more likely to be distorted by random variations in the estimates
from year to year. Preliminary analyses showed that, for certain variables of interest in St. Johns County, 5-year ACS data showed similar underlying
trends over time as 1- or 3-year ACS data, with fewer random fluctuations.

5-year ACS estimates were not available for some variables in some years. For 2007 through 2009, we used 3-year ACS estimates for variables
that did not have 5-year ACS estimates. The 2005 and 2006 ACS estimates are effectively 1-year estimates, although these survey years did not
have the full scope of subsequent 1-year estimates. In this report, we presented ACS data from 2005 to 2009, in addition to more recent years, for
the reader’s reference. However, readers should not use the data to draw conclusions about trends in the years when 5-year estimates were not
available, or about differences between more recent years and the years prior to 2009 or 2010. Each figure that shows a change in a variable over
time includes a citation of the ACS estimates used.

APPENDIX 4:

2040 Projections of Severe Cost Burden Among Low-Income Elderly-Headed Households.
Elderly-Headed Owner Households 39,119
Elderly-Headed Renter Households 7,729
Homeownership Rate Among Elderly-Headed Households 84%
Low-Income, Severely Cost Burdened, Elderly-Headed Owner Households 5,280
Percent of All Elderly-Headed Owner Households 12%
Low-Income, Severely Cost Burdened, Elderly-Headed Renter Households 2,404
Percent of All Elderly-Headed Renter Households 31%

(Source: Shimberg Center for Housing Studies 2015a.)
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APPENDIX 5:
Affordable Rental Housing Inventory in St. Johns County

Year Built or Added

Affordable

Development Name Units to the Aﬁordable
Housing Stock

Hastings Apartments 20 1971
Woodlawn Terrace Apartments 76 1971
Casa Del Mar Apartments 29 1978
Southern Villas Apartments 60 1981
The Oaks Apartments 32 1983
Hastings Manor Apts 23 1990
Arc Of St. Johns County 15 1992
Huguenot Harbour 34 1995
Woodcrest 90 1997
Whispering Pines - St Augustine 145 1999
Maxwell Manor* 12 2000
[Homes purchased by the Emergency Services & Homeless Coalition of St. Johns
Countyl* 13 2001
Ponce Harbor 144 2002
Whispering Woods 200 2003
Oaks At St. Johns 160 2004
[Homes purchased by the Emergency Services & Homeless Coalition of St. Johns County]* 4 2004
Summer Breeze Apartments 132 2006
Summerset Village Senior 216 2006
Maxwell Manor || 36 2007
[Home purchased by the Emergency Services & Homeless Coalition of St. Johns County]* 1 2009
[Single-family homes purchased by St. Johns Housing Partnership]* 6 2009
E\;?r:r(:lceo:'i?nn;i]ziums purchased and four condominiums master-leased by Alpha-Omega 8 2010 (approx.)
[Homes purchased by St. Jghns County vyith Neighborhood Stabilization Program funds, 7 5011
managed by St. Johns Housing Partnership]*
[Homes purchased by the Emergency Services & Homeless Coalition of St. Johns County]* 1 2013
Old Colony Apartments* 8 2014
Pacetti Group Home* 6 Not yet in service
Moultrie Lakes Condominiums* 4 Not yet in service

*Not listed in Shimberg Center’s Affordable Housing Inventory

(Source: Shimberg Center for Housing Studies 2015b, data provided by local affordable housing providers, personal communication with property managers, Florida
Housing Finance Corporation.)
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The Florida Housing Coalition expresses its gratitude to St. Johns Housing
Partnership, a St. Augustine-based not-for-profit organization committed to
promoting safe, decent and affordable housing in north Florida.

Since 1998, St. Johns Housing Partnership has developed, rehabilitated,
and retrofitted homes for low-income families, elders, and people with disabilities in
St. Johns County. The Partnership has been a tireless advocate for

the Sadowski State and Local Housing Trust Funds.

St. Johns
HOUSING
PARTNERSHIP



Affordable Housing is an Integral Part of Community Revitalization and Economic Development

The Florida Housing Coalition, FOR MORE INFORMATION,
Inc., is a nonprofit, statewide CONTACT:
membership organization The Florida Housing Coalition
which brings together housing 1367 E. Lafayette St., Ste. C
advocates and resources so Tallahassee, FL, 32301
that all Floridians have a quality (850) 878-4219
affordable home and suitable info@flhousing.org

living environment. FLHousing.org
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THE POINT OF BEGINNING.

A PARCEL OF LAND IN SUBSECTION 5 (OR LOT 5) OF THE ANTONIO HUERTAS GRANT,
SECTION 38, TOWNSHIP 6 SOUTH, RANGE 28 EAST, ST. JOHNS COUNTY, FLORIDA, BEING
MORE PARTICULARLY DESCRIBED AS FOLLOWS:

COMMENCE AT THE INTERSECTION OF THE SOUTHWESTERLY RIGHT-OF-WAY LINE OF
STATE ROAD NO. 16A (A 200" RIGHT-OF-WAY) WITH THE NORTHWESTERLY RIGHT-OF-WAY
LINE OF STATE ROAD NO. 16 (A 66' RIGHT-OF-WAY); THENCE SOUTH 72°52'08" WEST, ALONG
SAID NORTHWESTERLY RIGHT-OF-WAY LINE, A DISTANCE OF 1057.69 FEET TO THE
SOUTHWEST CORNER OF THOSE LANDS DESCRIBED IN OFFICIAL RECORDS BOOK 3950,
PAGE 18 (PARCEL B) OF THE PUBLIC RECORDS OF ST. JOHNS COUNTY, FLORIDA AND THE
POINT OF BEGINNING; THENCE FROM SAID POINT OF BEGINNING, CONTINUE SOUTH
72°52'08" WEST ALONG SAID NORTHWESTERLY RIGHT-OF-WAY LINE, A DISTANCE OF 290.16
FEET TO THE SOUTHEAST CORNER OF THOSE LANDS DESCRIBED IN OFFICIAL RECORDS
BOOK 1603, PAGE 1424 OF SAID PUBLIC RECORDS; THENCE NORTH 43°32'54" WEST, ALONG
THE EAST LINE OF LAST SAID LANDS, A DISTANCE OF 910.05 FEET TO THE MOST
NORTHERLY CORNER OF LAST SAID LANDS, SAID CORNER BEING ON THE
SOUTHEASTERLY LINE OF THOSE LANDS DESCRIBED IN OFFICIAL RECORDS BOOK 649,
PAGE 107 OF SAID PUBLIC RECORDS; THENCE ALONG SAID SOUTHEASTERLY LINE THE
FOLLOWING TWO (2) COURSES: COURSE ONE (1) NORTH 22°06'14" EAST, A DISTANCE OF
461.64 FEET; COURSE TWO (2) NORTH 14°22'56" WEST, A DISTANCE OF 246.77 FEET TO THE
SOUTHEAST CORNER OF THOSE LANDS DESCRIBED IN OFFICIAL RECORDS 649, PAGE 109
(PARCEL 1) OF SAID PUBLIC RECORDS; THENCE NORTH 33°39'53" EAST, ALONG THE EAST
LINE OF LAST SAID LANDS, A DISTANCE OF 300.10 FEET TO THE SOUTHWESTERLY
RIGHT-OF-WAY LINE OF STATE ROAD NO. 16A; THENCE SOUTH 54°13'24" EAST, ALONG SAID
SOUTHWESTERLY RIGHT-OF-WAY LINE, A DISTANCE OF 792.15 FEET TO THE MOST
NORTHERLY CORNER OF THOSE LANDS DESCRIBED IN OFFICIAL RECORDS BOOK 3950,
PAGE 18 (PARCEL B) OF SAID PUBLIC RECORDS; THENCE ALONG THE WESTERLY LINE OF
LAST SAID LANDS THE FOLLOWING TWO (2) COURSES: COURSE ONE (1) SOUTH 35°46'36"
WEST, A DISTANCE OF 400.00 FEET; COURSE TWO (2) SOUTH 17°07'52" EAST, A DISTANCE
OF 735.65 FEET TO THE NORTHWESTERLY RIGHT-OF-WAY LINE OF STATE ROAD NO 16 AND
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Preserve at Wards Creek
PUD 2023-18
CPA(SS) 2023-09

Northwest Sector Community Planning Public Participation Meeting - Summary
Wednesday, September 27, 2023, from 6 to 8 p.m.
Legends 3 Room at Renaissance St. Augustine - World Golf Village,
500 South Legacy Trail, St. Augustine

Prepared by Applicant

A Northwest Sector Community Planning Public Participation Meeting regarding the Preserve
at Wards Creek applications for a rezoning to PUD (PUD 2023-18) and a small-scale
Comprehensive Plan amendment (CPA(SS) 2023-09) was held on Wednesday, September 27,
2023, from 6:00 to 8:00 p.m. at the Renaissance St. Augustine - World Golf Village.

Notice of the meeting was provided pursuant to Section 33 of the St. Johns County
Development Review Manual. (See Exhibit A for the meeting notice affidavit). Specifically,
notice of the meeting was published on September 11, 2023 in the St. Augustine Record. (See
Exhibit B.) Individual notices were also mailed on September 1, 2023 to the property owners
located within 300 feet of the subject property boundaries. (See Exhibit C for list of
individuals who received notice, and Exhibit D for notice provided.) A public information sign
was posted at the subject property on September 11, 2023. (See Exhibit E.) Finally, on the
day of the meeting, public information signs were posted at the venue. (See Exhibit F.)

Approximately 200 individuals attended the meeting, but only 128 signed the attendance
sheet. (See Exhibit G for sign-in sheet.)

Attending on behalf of the applicant/property owner were Katessa Archer, Sarah Shambrook,
Thomas Williams, and Alex Baker for Dominium; Jack Hulsberg and Chris Reuther for Kimley-

Horn, the project engineer; Natalie DeYoung of Wingard, project consultant; and Tom Ingram
and Beth Moore of Sodl & Ingram, counsel to the applicant.

Katessa Archer gave a slideshow presentation showing the project location and site plan. She
also explained the need for affordable housing in the County and how this project would help
meet that need by offering housing opportunities to workers in a location closer to their
places of employment.

The questions and comments from the attendees generally expressed support for the mission
of affordable housing and recognized the affordable housing shortage in the County but also
voiced numerous concerns. The predominant concerns consisted of traffic and overcrowding
in schools. For example, several individuals complained about the capacity at local schools
and their use of portable classrooms, and how the location of this development would mean
busing would not be provided—further adding to traffic based on the lack of infrastructure for
students to walk to school. Other attendees provided personal anecdotes about local traffic.
Dominium discussed some of the roadway improvements coming to the area.



Preserve at Wards Creek
PUD 2023-18
CPA(SS) 2023-09

Some attendees were not as supportive of the mission for affordable housing. One attendee
referred to the project as a “hot steaming turd” and another stated that it would be a low-
end development that would negatively affect property values. Several attendees stated that
workers should instead live in a cheaper neighboring county and commute longer. In response,
Dominium recounted a meeting from earlier in the day where Flagler Health could not hire
surgical technicians because of their requirement to live within 30 minutes of the hospital.
Moreover, Dominium also explained that those workers who commute longer also contribute
to the traffic concerns that attendees complained about.

Several attendees asked procedural questions about when the applications would be
presented at the PZA and BOCC hearings, and about the current zoning of the property and
the rezoning requested. One attendee asked whether the County could require affordable
housing to be more spread across multifamily developments rather than all concentrated in
one, and there was a discussion of the types of incentives and the zoning the County could
enact. Moreover, some attendees asked about specifics of the affordable housing regulations
and what type of limits would be imposed on the income of residents and how those numbers
were calculated.

At one point, an attendee who had finished asking a question tried to maintain control of the
microphone by shoving a Dominium representative to the floor.

Approximately 40 attendees were able to ask questions or provide comments during the
meeting. A more thorough recitation of the questions and comments is enclosed. (See
Exhibit H.)
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Exhibit A

Community Meeting Notice Affidavit

(see attached)



St. Johns County Growth Management Department
Planning & Zoning Section
4040 Lewis Speedway
St. Augustine, Florida 32084
Phone: 904 209-0675 Fax: 904 209-0576 E-mail:

landept@sijcfl.us

COMMUNITY MEETING NOTICING AFFIDAVIT

Date: October 17, 2023

| hereby certify that the Community Planning Public Participation Meeting noticing procedures outlined in
Development Review Manual Section 33, and as required by Comprehensive Plan Policy A.2.1.7, have been
properly completed for application number PUD23-18; CPA(SS)23-9 for a Community Meeting held

on September 27, 2023 . | understand that the Community Meeting must be held at least 15 days prior to
the Planning and Zoning Agency hearing, and that this affidavit must be completed and returned within three
business days of the community meeting with a summary of the discussion or the item may be continued to

the next available hearing date.
Notice Requirement

Adjacent Property Owner Notice
sent 15 days prior to scheduled meeting

Date and Initials

9/1/2023 %{/l

[‘_lx;'] Sign(s) Posted 15 days prior to
scheduled meeting

9/11/2023 %{4

Published Notice with copy to
Planning and Zoning 15 days prior to
scheduled meeting

9/11/2023 EAM

X Signs posted at location meeting

9/27/2023 Z{A

Flyers posted within Northwest
se or (optional)

lopaltth ooz

Applicant Signature

STATE OF FLORIDA
COUNTY OF ®Duval

October 17, 2023

Date

The foregomg instrument was acknowledged before me by means of [ﬁphyswal resence or [J online notarization,

this H 1 day of Oofbb 201_3 by E([zabﬁ Moore
as _ amthorined ngam\m{w/ for affli(,ml\f )

Mpttes Pettr—

“"':,','o, MATTHEW DRAWDY
~ Notary Public-State of Florida

;§ Commission # HH 238335 |}

¥ My Commission Expires i  Name:

“,
2
'z

Wy,

LR

% Notary Public, State of Florida
atfiuv Dawdy

23 G i
S March 09, 2026

Type of Identification Produced

My Commission Expires: &z 9 [ 2016
My Commission Numberis: 13 §335

Personally Known Y0 OR Produced Identification

November 18,2013
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Exhibit B

Proof of Publication

(see attached)



LOCALIQ

FLORIDA

PROOF OF PUBLICATION

Matthew Drawdy

Sodl and Ingram PLLC
1617 San Marco BLVD
Jacksonville FI. 32207-3001

STATE OF WISCONSIN, COUNTY OF BROWN

Before the undersigned authority personally appeared, who
on oath says that he or she is the Legal Coordinator of the
St Augustine Record, published in St Johns County, Florida;
that the attached copy of advertisement, being a Main Legal
CLEGL, was published on the publicly accessible wehsite of
St Johns County, Florida, or in a newspaper by print in the
issues of, on:

09/11/2023

Affiant further says that the website or newspaper complies
with all legat requirements for publication in chapter 50,
Florida Statutes.

Subscribed and sworn to before me, by the legal clerk, who

is personally known to me, on 09/11/2023

Legal Clerk W \MKN\

Notary, State of WI, County of Brcmfn .
g% b

My commision expires
Publication Cost: $191.68

Order No: 9261911 # of Copies:
Customer No: 972868 1
PO #: Preserve at Wards Creck NW Sector
Comty Mig
THIS IS NOT AN INVOICE!

Please do not use this form for payment remiitance.

MARIAH VERHAGEN
Notary Public

State of Wisconsin

PO Box 631244 Cincinnati, OH 45263-1244

Page 1 of 2



NOTICE OF COMMUNITY MEETING
Wednesday, Seplember 27, 2023 al 6:00 P.M.
(presentation at 6:30)

RENAISSANCE ST. AUGUSTINL - WORLD GOLK VILLAGL
500 South Legacy Trail, St. Augustine

NOTICE OF NORTHWEST SECTOR COMMUNITY
PLANNING PUBLIC PARTICIPATION MEETING
REGARDING applications for rezoning (PUD 2023-18) and a
small-scale amendment Lo the S Jobns Counly Comprehensive
Plan (CPA(SS) 2023-9). The subject property is located al

6351 Counly Road 16A and consists of approximalely 19.22
acres (ronting Counly Road 16A and Stale Road 16, belween
Windwalker Drive and Silverleaf Parkway. These applications
proposc to rezone the subject property from Open Rural (OR)
to Planncd Unit Development (PUD), and to change the Future
Land Use Map designalion of the property [rom Agriculture
Inlensive (A-T) Lo Residential-1) wilth an accompanying Lext
amendment Lo limil residential uses Lo allordable housing

unlil 12/31/2038 and o allow up Lo 15 dwelling units per net
developable acre, The primary intended use is mullifamily. The
projeet is known as Preserve at Wards Creek.

NOTICE IS TTEREBY GIVEN THAT a communily meeling will
be held to discuss the proposed applications on Wednesday,
September 27, 2023, from 6:00pm - 8:00pm at the Renaissance
St. Augustine - World Golf Village, 500 South Legacy Trail, St.
Augusline, Florida. The presenlalion will begin at 6:30pm. The
public is inviled Lo allend, and parlicipalion is welcomed.

NOTICE TO PERSONS NEEDING SPECIAL
ACCOMMODATIONS AND TO ALL HEARING-IMPAIRED
PERSONS: In accordance wilh the Americans with Disabilities
Act, persons needing a special accommodalion Lo parlicipate in
the proceedings should contact Thomas Ingram at

{904 612-9179. For hearing impaired individuals: Ilorida Relay
Service: [-800-955-8770, no later than five (5) days prior to the
datc of the communily meeling. For other relaled questions,
please conlacl Thomas Ingram al (904) G12-9179 or
thomas.ingram @@si-law.com. ED- 37158050
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Exhibit C

Notice Recipients

(see attached)
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CPA(SS)_2023000009(Preserve at Wards Creek)

AMAJ LLC
2160 AUTUMN COVE CIR
FLEMING ISLAND FL 320030000

ARBOR MILL AT MILL CREEK HOMEO
2800 N 6TH ST UNIT 1

PMB 305

SAINT AUGUSTINE FL 320840000

ARC OF THE ST JOHNS INC
2101 ARC DR
SAINT AUGUSTINE FL 320840000

BENNER SMITH LIMITED LLC
191 SURFSIDE AVE
SAINT AUGUSTINE FL 320840000

BILLS MICHAEL A MEGAN A
133 WINDWALKER DR
SAINT AUGUSTINE FL 320920000

BRUNKE ROBERT J
6400 COUNTY ROAD 16A
SAINT AUGUSTINE FL 320921802

CHACHRA KOKIL
2808 S PORTOFINO RD
SAINT AUGUSTINE FL 320920000

CHARD ANNA C
6345 STATE ROAD 16
SAINT AUGUSTINE FL 320922108

DEAN AMANDA V,CHAD A
157 WINDWALKER DR
SAINT AUGUSTINE FL 320920000

EPISCOPAL CHURCH IN THE DIOCES
325 N MARKET ST
JACKSONVILLE FL 322020000

Page 1 of 1

Use Avery Template 5160 / Print setting --> Page Sizing & Handing --> Actual size

FRUIT COVE BAPTIST CHURCH JAX
501 STATE ROAD 13
SAINT JOHNS FL 322592832

GOOGE JASON,CHLOE
167 WINDWALKER DR
SAINT AUGUSTINE FL 320920000

LEE BRIAN C,CHERYL
6399 COUNTY ROAD 16A
SAINT AUGUSTINE FL 320921801

MILL CREEK SHOPS LLC
5207 DOOLITTLE RD
JACKSONVILLE FL 322540000

MORRIS HARRY LEE ETAL
9585 CR 13N
SAINT AUGUSTINE FL 320920000

ORTIZ JUAN ANTONIO ET AL
177 WINDWALKER DR
SAINT AUGUSTINE FL 320920000

ST JOHNS COUNTY
500 SAN SEBASTIAN VW
SAINT AUGUSTINE FL 320840000

SUEPAGE HOLDINGS LLC
569 PONTE VEDRA BLVD
PONTE VEDRA BEACH FL 320820000

U-HAUL CO OF FLORIDA

C/O AMERCO REAL ESTATE COMPANY

2727 N CENTRAL AVE
PHOENIX AZ 850040000

WEBB PATRICIA LEE CHARD
6355 STATE ROAD 16
SAINT AUGUSTINE FL 320922108

WHITES FORD INVESTMENTS LLC
50 SILVER FOREST DR

STE 200

SAINT AUGUSTINE FL 320920000

WHITES FORD TIMBER LLC

50 SILVER FOREST DR

STE 200

SAINT AUGUSTINE FL 320920000

WILDER FAMILY TRUST D:03/25/13
147 WINDWALKER DR
SAINT AUGUSTINE FL 320920000

SJC GIS Division 8/22/2023



PIN NAME ADDRESS ADDRESS 2 CITY ST ZIP LEGAL DESCRIPTION
0280750070 5-4M ANTONIO HUERTAS GRANT SUB SEC 5 PT OF NE1/4
OF SE1/4 OF SW1/4 LYING SE OF SR 16 112.06FT ON RD
FLEHING SLIDEL |53 ANTONO HUSRTAS SRANT S T oWt oF
0279830001 ARBOR Mlhlb/:\ATEgILL CREEK 2800 N 6TH ST UNIT 1 PMB 305 SAINng(L)Jg(ZLOJ(?JOINE FL [97/13-22 WAR%%SRSECE_T ;’\I/?V,?\\A(;:'I:fgs[)vl\fl;\;ll.F[_)IZE—Z R-1 R-2 R-3
0280750050 ARC OF THE ST JOHNS INC 2101 ARC DR SAINng(LJJS(ZLOJSJOINE FL | 54K ANTC?::\“SOET/[:%T:Té\?\/lcifﬁyﬂ-\jEUSBESCI)EE:SSRP]TGOF NE1/4
0280050070 BENNER SMITH LIMITED LLC 191 SURFSIDE AVE SAINng(LJJS(ZLOJSJOINE FL 5_363\%’\3210(;\‘::0535!55%:?? EYTNAQLSCL)JESPJIg'-:ZLSSgé{# OF
0279830330 BILLS MICHAEL A,MEGAN A 133 WINDWALKER DR SAINng(L)Jg(;LOJS(;I'OINE FL 97/13-22 WARDS CREEK LOT 33 OR4914/1618
0279900000 BRUNKE ROBERT J 6400 COUNTY ROAD 16A SAINTSSEJSZLIJSJZINE FL 5_22AO’(:\‘>II-:|-'I(')CN)IFOSTI\Lljli?-IC-)?:SN(\;‘/\IR]ﬁjl\IIYSHtIJg E%BFSCERE:EGELY
0279900080 CHACHRA KOKIL 2808 S PORTOFINO RD SAINng(L)Jg(;LOJS(;I'OINE FL |5-2H SEIS\’/\;IZ Eﬁﬁgﬁﬁg gsé’;Tng?;)Egifg’\?ESW1/4
oo sTATERORD 16 SANTAUCUSTVE L | 545 AVTONO HUERTAS CRAT oUB SUB S5 P OF
0279830310 DEAN AMANDA V,CHAD A 157 WINDWALKER DR SAINng(L)Jg(;LOJS(;I'OINE FL 97/13-22 WARDS CREEK LOT 31 OR4893/338
0279810021 EPISCOPAI|3—|82L|;§CH IN THE 395 N MARKET ST JACgZSZOCg\O/(I)IE)I(_)E FL ANTONIO HUERTASC(;?QANLEL;587TZL%F SEC 5 LYING N OF
0279810070 FRUIT COVE BJ:AAI;’(TIST CHURCH 501 STATE ROAD 13 SAISNZ'I'Z;SZHSN3§ FL 5-1G ANTOSI\élc(:);#J;RF;F_I_AEY(IBI\ITQEITOSFUSRP;[I'G%FSSVZ\I./IZ OF SuB
0279830300 GOOGE JASON,CHLOE 167 WINDWALKER DR SAINng(L)Jg(;LOJS(;I'OINE FL 97/13-22 WARDS CREEK LOT 30 OR4897/1832
0279810040 LEE BRIAN C,CHERYL 6399 COUNTY ROAD 16A SAINT AUGUSTINE FL 5-1D ANTONIO HUERTAS GRANT SUB PT OF S1/2 SUB

320921801

SEC 5 161.9FT ON CR 16A

CPA(SS)_2023000009(Preserve at Wards Creek)

St. Johns County GIS Division 8/22/2023




PIN NAME ADDRESS ADDRESS 2 CITY ST ZIP LEGAL DESCRIPTION
0280300000 MILL CREEK SHOPS LLC 5207 DOOLITTLE RD JAC§25205§\0/(I)I6I(_)E FL S-4A Ag;?\lNl}(ZDgggsvzﬁfgﬁgggfz?’ISITPi}éI?ASDEC SPT
SNTAUCUSTINEFL. | 541 ATONO HUERTAS CRan o sup scc s Tor
0279830290 ORTIZ JUAN ANTONIO ET AL 177 WINDWALKER DR SAINng(L)Jg(;LOJS(;I'OINE FL 97/13-22 WARDS CREEK LOT 29 OR4951/582
0279830000 ST JOHNS COUNTY 500 SAN SEBASTIAN VW SAINng(L)Jg(ZLOJ(?JOINE FL |97/13-22 WARDS CREECKOTJON\_II_VYS F?|5E|IQDICATED TO ST JOHNS
caonsoooo2 | T0mms couny 500 s seoASTAN W SAINT AUCUSTIVEFL | &S5 ANTONO HUERTAS GRS SUp SEC - 1
0280700000 SUEPAGE HOLDINGS LLC 569 PONTE VEDRA BLVD PONEE ;/ZEODBEQOE(?ACH 542&?;8?ISOV\ll—IlL/JfglASSEg§A4NI655LEJ)BF'II:')T03F8212{% OF
0279810062 U-HAUL CO OF FLORIDA clo AMEES&SAE’\?YL ESTATE 2727 N CENTRAL AVE PHOENIX AZ 850040000 S_SJé:(IB ?EJI%glgvv%ERgé:}gggl\Nr\cvngB gl-?r fGF-SBlléfDSLléB
0280750040 WEBB PATRICIA LEE CHARD 6355 STATE ROAD 16 SAINTSSEJSZLZJ:?&;NE FL >4 QEZNCLE SILEJ]I_E/EBAI:SS(\;;\I?ﬁrEYSII&IJg 2;8()?:%%51:1— OF
0279810010 | WHITES FORD INVESTMENTS LLC 50 SILVER FOREST DR STE 200 SAINng(L)Jg(;LOJS(;I'OINE FL 5-1A AN;(E)(’;II?Li?ﬁggAgFGgéTgAszL;Bz I;’(Tl(ggF?WlM OF
0279800000 WHITES FORD TIMBER LLC 50 SILVER FOREST DR STE 200 SAINng(L)Jg(;LOJS(;I'OINE FL 5 ANTSV’\\IHI(/)ZJ—C')LIJ:ESVT/?Z)GLRYAI\B’]‘; flLéBOIA:LéRS?EISB&SEg 5(EX
0279830320 | WILDER FAMILY TRUST D:03/25/13 147 WINDWALKER DR SAINT AUGUSTINE FL 97/13-22 WARDS CREEK LOT 32 OR4963/1781 & 5510/1766

320920000

CPA(SS)_2023000009(Preserve at Wards Creek)

St. Johns County GIS Division 8/22/2023



~i

027990 0080 027990 0000

027981 0021

Athe ns g,
r

Blg DOg B
r

I
027983 0330

027983 0320
I\
027983 0310

~~_027983.0000— @27283 0300
N4
027983 0290

fﬁ%“*y

0279830001

027981 0062
028000 0000

028005 0070 028010

027981 0070

028075 0070
\\028070 0000 028075 0040
\ 028050 OOOOX\

[
°l
2
S
e
)
>

027981 0010

028075 0030 028075 0050

027980 0000

\ e Ro?

0002 \_

028030 0000

Parcels within 300’ of

PUD 2023000018
Preserve at Wards Creek

®

Map Printed: 8/22/2023



PUD_2023000018(Preserve at Wards Creek)

AMAJ LLC
2160 AUTUMN COVE CIR
FLEMING ISLAND FL 320030000

ARBOR MILL AT MILL CREEK HOMEO
2800 N 6TH ST UNIT 1

PMB 305

SAINT AUGUSTINE FL 320840000

ARC OF THE ST JOHNS INC
2101 ARC DR
SAINT AUGUSTINE FL 320840000

BENNER SMITH LIMITED LLC
191 SURFSIDE AVE
SAINT AUGUSTINE FL 320840000

BILLS MICHAEL A MEGAN A
133 WINDWALKER DR
SAINT AUGUSTINE FL 320920000

BRUNKE ROBERT J
6400 COUNTY ROAD 16A
SAINT AUGUSTINE FL 320921802

CHACHRA KOKIL
2808 S PORTOFINO RD
SAINT AUGUSTINE FL 320920000

CHARD ANNA C
6345 STATE ROAD 16
SAINT AUGUSTINE FL 320922108

DEAN AMANDA V,CHAD A
157 WINDWALKER DR
SAINT AUGUSTINE FL 320920000

EPISCOPAL CHURCH IN THE DIOCES
325 N MARKET ST
JACKSONVILLE FL 322020000

Page 1 of 1

Use Avery Template 5160 / Print setting --> Page Sizing & Handing --> Actual size

FRUIT COVE BAPTIST CHURCH JAX
501 STATE ROAD 13
SAINT JOHNS FL 322592832

GOOGE JASON,CHLOE
167 WINDWALKER DR
SAINT AUGUSTINE FL 320920000

LEE BRIAN C,CHERYL
6399 COUNTY ROAD 16A
SAINT AUGUSTINE FL 320921801

MILL CREEK SHOPS LLC
5207 DOOLITTLE RD
JACKSONVILLE FL 322540000

MORRIS HARRY LEE ETAL
9585 CR 13N
SAINT AUGUSTINE FL 320920000

ORTIZ JUAN ANTONIO ET AL
177 WINDWALKER DR
SAINT AUGUSTINE FL 320920000

ST JOHNS COUNTY
500 SAN SEBASTIAN VW
SAINT AUGUSTINE FL 320840000

SUEPAGE HOLDINGS LLC
569 PONTE VEDRA BLVD
PONTE VEDRA BEACH FL 320820000

U-HAUL CO OF FLORIDA

C/O AMERCO REAL ESTATE COMPANY
2727 N CENTRAL AVE

PHOENIX AZ 850040000

WEBB PATRICIA LEE CHARD
6355 STATE ROAD 16
SAINT AUGUSTINE FL 320922108

WHITES FORD INVESTMENTS LLC
50 SILVER FOREST DR

STE 200

SAINT AUGUSTINE FL 320920000

WHITES FORD TIMBER LLC

50 SILVER FOREST DR

STE 200

SAINT AUGUSTINE FL 320920000

WILDER FAMILY TRUST D:03/25/13
147 WINDWALKER DR
SAINT AUGUSTINE FL 320920000

SJC GIS Division 8/22/2023



PIN NAME ADDRESS ADDRESS 2 CITY ST ZIP LEGAL DESCRIPTION
0280750070 5-4M ANTONIO HUERTAS GRANT SUB SEC 5 PT OF NE1/4
OF SE1/4 OF SW1/4 LYING SE OF SR 16 112.06FT ON RD
FLEHING SLIDEL |53 ANTONO HUSRTAS SRANT S T oWt oF
0279830001 ARBOR Mlhlb/:\ATEgILL CREEK 2800 N 6TH ST UNIT 1 PMB 305 SAINng(L)Jg(ZLOJ(?JOINE FL [97/13-22 WAR%%SRSECE_T ;’\I/?V,?\\A(;:'I:fgs[)vl\fl;\;ll.F[_)IZE—Z R-1 R-2 R-3
0280750050 ARC OF THE ST JOHNS INC 2101 ARC DR SAINng(LJJS(ZLOJSJOINE FL | 54K ANTC?::\“SOET/[:%T:Té\?\/lcifﬁyﬂ-\jEUSBESCI)EE:SSRP]TGOF NE1/4
0280050070 BENNER SMITH LIMITED LLC 191 SURFSIDE AVE SAINng(LJJS(ZLOJSJOINE FL 5_363\%’\3210(;\‘::0535!55%:?? EYTNAQLSCL)JESPJIg'-:ZLSSgé{# OF
0279830330 BILLS MICHAEL A,MEGAN A 133 WINDWALKER DR SAINng(L)Jg(;LOJS(;I'OINE FL 97/13-22 WARDS CREEK LOT 33 OR4914/1618
0279900000 BRUNKE ROBERT J 6400 COUNTY ROAD 16A SAINTSSEJSZLIJSJZINE FL 5_22AO’(:\‘>II-:|-'I(')CN)IFOSTI\Lljli?-IC-)?:SN(\;‘/\IR]ﬁjl\IIYSHtIJg E%BFSCERE:EGELY
0279900080 CHACHRA KOKIL 2808 S PORTOFINO RD SAINng(L)Jg(;LOJS(;I'OINE FL |5-2H SEIS\’/\;IZ Eﬁﬁgﬁﬁg gsé’;Tng?;)Egifg’\?ESW1/4
oo sTATERORD 16 SANTAUCUSTVE L | 545 AVTONO HUERTAS CRAT oUB SUB S5 P OF
0279830310 DEAN AMANDA V,CHAD A 157 WINDWALKER DR SAINng(L)Jg(;LOJS(;I'OINE FL 97/13-22 WARDS CREEK LOT 31 OR4893/338
0279810021 EPISCOPAI|3—|82L|;§CH IN THE 395 N MARKET ST JACgZSZOCg\O/(I)IE)I(_)E FL ANTONIO HUERTASC(;?QANLEL;587TZL%F SEC 5 LYING N OF
0279810070 FRUIT COVE BJ:AAI;’(TIST CHURCH 501 STATE ROAD 13 SAISNZ'I'Z;SZHSN3§ FL 5-1G ANTOSI\élc(:);#J;RF;F_I_AEY(IBI\ITQEITOSFUSRP;[I'G%FSSVZ\I./IZ OF SuB
0279830300 GOOGE JASON,CHLOE 167 WINDWALKER DR SAINng(L)Jg(;LOJS(;I'OINE FL 97/13-22 WARDS CREEK LOT 30 OR4897/1832
0279810040 LEE BRIAN C,CHERYL 6399 COUNTY ROAD 16A SAINT AUGUSTINE FL 5-1D ANTONIO HUERTAS GRANT SUB PT OF S1/2 SUB

320921801

SEC 5 161.9FT ON CR 16A

PUD_2023000018(Preserve at Wards Creek)

St. Johns County GIS Division 8/22/2023




PIN NAME ADDRESS ADDRESS 2 CITY ST ZIP LEGAL DESCRIPTION
0280300000 MILL CREEK SHOPS LLC 5207 DOOLITTLE RD JAC§25205§\0/(I)I6I(_)E FL S-4A Ag;?\lNl}(ZDgggsvzﬁfgﬁgggfz?’ISITPi}éI?ASDEC SPT
SNTAUCUSTINEFL. | 541 ATONO HUERTAS CRan o sup scc s Tor
0279830290 ORTIZ JUAN ANTONIO ET AL 177 WINDWALKER DR SAINng(L)Jg(;LOJS(;I'OINE FL 97/13-22 WARDS CREEK LOT 29 OR4951/582
0279830000 ST JOHNS COUNTY 500 SAN SEBASTIAN VW SAINng(L)Jg(ZLOJ(?JOINE FL |97/13-22 WARDS CREECKOTJON\_II_VYS F?|5E|IQDICATED TO ST JOHNS
caonsoooo2 | T0mms couny 500 s seoASTAN W SAINT AUCUSTIVEFL | &S5 ANTONO HUERTAS GRS SUp SEC - 1
0280700000 SUEPAGE HOLDINGS LLC 569 PONTE VEDRA BLVD PONEE ;/ZEODBEQOE(?ACH 542&?;8?ISOV\ll—IlL/JfglASSEg§A4NI655LEJ)BF'II:')T03F8212{% OF
0279810062 U-HAUL CO OF FLORIDA clo AMEES&SAE’\?YL ESTATE 2727 N CENTRAL AVE PHOENIX AZ 850040000 S_SJé:(IB ?EJI%glgvv%ERgé:}gggl\Nr\cvngB gl-?r fGF-SBlléfDSLléB
0280750040 WEBB PATRICIA LEE CHARD 6355 STATE ROAD 16 SAINTSSEJSZLZJ:?&;NE FL >4 QEZNCLE SILEJ]I_E/EBAI:SS(\;;\I?ﬁrEYSII&IJg 2;8()?:%%51:1— OF
0279810010 | WHITES FORD INVESTMENTS LLC 50 SILVER FOREST DR STE 200 SAINng(L)Jg(;LOJS(;I'OINE FL 5-1A AN;(E)(’;II?Li?ﬁggAgFGgéTgAszL;Bz I;’(Tl(ggF?WlM OF
0279800000 WHITES FORD TIMBER LLC 50 SILVER FOREST DR STE 200 SAINng(L)Jg(;LOJS(;I'OINE FL 5 ANTSV’\\IHI(/)ZJ—C')LIJ:ESVT/?Z)GLRYAI\B’]‘; flLéBOIA:LéRS?EISB&SEg 5(EX
0279830320 | WILDER FAMILY TRUST D:03/25/13 147 WINDWALKER DR SAINT AUGUSTINE FL 97/13-22 WARDS CREEK LOT 32 OR4963/1781 & 5510/1766

320920000

PUD_2023000018(Preserve at Wards Creek)

St. Johns County GIS Division 8/22/2023



Preserve at Wards Creek
PUD 2023-18
CPA(SS) 2023-09

Exhibit D

Mailed Notice

(see attached)



September 1, 2023

Dear Neighbors,

We are hosting a community meeting to discuss applications filed with St. Johns
County to develop a multi-family residential development at 6351 CR-16A. This
property is located near the intersection of County Road 16A and State Road 16.
The proposed development would include up to 288 multifamily homes on the
approximately 19.22-acre property, as affordable housing. Please see the attached
public notice and illustrative site plan for more detail. Dominium Development &
Acquisitions is seeking to be the developer of this property following the property’s
sale and obtaining all required permits and approvals.

Community Meeting

September 27th, 2023

6:00 PM to 8:00 PM

World Golf Village Renaissance St. Augustine Resort
500 S Legacy Trail,
St. Augustine, FL 32092

We will have a presentation beginning at 6:30pm, and we will be available before
and after the presentation if you have any questions or comments.

If you have any questions or would like additional information, please do not
hesitate to contact us at Thomas.Williams@dominiuminc.com.

Sincerely,

Katessa Archer
Senior Vice President & Project Partner
Dominium

Thomas Ingram, Sod| & Ingram PLLC
Applicant/Agent for landowner, Bull Ranch LLC

Attachment: lllustrative Site Plan, Public Notice for Community Meeting

What we do hits H O M E.



NOTICE OF COMMUNITY MEETING
Wednesday, September 27, 2023 at 6:00 P.M. (presentation at 6:30)
RENAISSANCE ST. AUGUSTINE — WORLD GOLF VILLAGE
500 South Legacy Trail, St. Augustine

NOTICE OF NORTHWEST SECTOR COMMUNITY PLANNING PUBLIC PARTICIPATION
MEETING REGARDING applications for rezoning (PUD 2023-18) and a small-scale
amendment to the St. Johns County Comprehensive Plan (CPA(SS) 2023-9). The
subject property is located at 6351 County Road 16A and consists of approximately
19.22 acres fronting County Road 16A and State Road 16, between Windwalker Drive
and Silverleaf Parkway. These applications propose to rezone the subject property from
Open Rural (OR) to Planned Unit Development (PUD), and to change the Future Land
Use Map designation of the property from Agriculture Intensive (A-l) to Residential-D

with an accompanying text amendment to limit residential uses to affordable housing

until 12/31/2038 and to allow up to 15 dwelling units per net developable acre. The

primary intended use is multifamily. The project is known as Preserve at Wards Creek.
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NOTICE IS HEREBY GIVEN THAT a community meeting will be held to discuss the
proposed applications on Wednesday, September 27, 2023, from 6:00pm - 8:00pm at



the Renaissance St. Augustine — World Golf Village, 500 South Legacy Trail, St.
Augustine, Florida. The presentation will begin at 6:30pm. The public is invited to
attend, and participation is welcomed.

NOTICE TO PERSONS NEEDING SPECIAL ACCOMMODATIONS AND TO ALL HEARING-
IMPAIRED PERSONS: In accordance with the Americans with Disabilities Act, persons
needing a special accommodation to participate in the proceedings should contact
Thomas Ingram at (904) 612-9179. For hearing impaired individuals: Florida Relay
Service: 1-800-955-8770, no later than five (5) days prior to the date of the community
meeting. For other related questions, please contact Thomas Ingram at (904) 612-9179
or thomas.ingram@si-law.com.




SITE PLAN NOTES
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Preserve at Wards Creek
PUD 2023-18
CPA(SS) 2023-09

Exhibit E
Posted Signs at Subject Property

COMMUNITY MEETING
'Waed

COMMUNITY MEETING
Wednesday, September 27, 2023 A
6:00 P.M. - 8:00 P.M. (presentation at 6:30)
Location: Renaissance St. Augustine - World Golf Village

500 South Legacy Trail, St. Augustine

NOTICE OF NORTHWEST SECTOR COMMUNITY PLANNING
PUBLIC PARTICIPATION MEETING TO DISCUSS applications for
rezomng (PUD 2023-18) and for a small scale amendment to the St. Johns
County Comprehensive Plan (CPA (88) 2023-9), filed for this property.
Proposed Development: 288 multifamily (affordable) dwelling units on
19.22 acre site at 6351 County Road 164, between Windwalker Drive
and Silverleaf Parkway.

Zoning change - Open Rural (OR) to Planned Umit Development (PUD
Comprehensive Plan change - Agnculture (A-1) to Residential-D with
text amendment

NOTICE TO PERSONS NEEDING SPECTIAL ACCOMODATIONS AND TO ALL 24"W x 24"H x 4mm Coroplast sign

HE.-\RI\'(_:—I\'IP,_\IRED P_ERSO\S: In nf‘c\}rd.mce _wiﬂ: ll;_e- Americans \f-ilh Disabilities w/ digimfprint over!ay & SCEP stakes
Act, persons needing a special accomimodation to panicipate in the proceedings. should ary 2

contact Thomas Ingram at (%04} 612-0179, For hearing impaired indivicuals: (Smg."e -Sided)

Flarida Relay Serviee: 1-RO0-955-877(. no later than five (3) davs pricr to the date of the

comnmnity mecting. For other related questions, please contact Thomas Ingram ar

(904) 612-9179 or thomas ingram(@si-law.com,
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Preserve at Wards Creek
PUD 2023-18
CPA(SS) 2023-09



Preserve at Wards Creek
PUD 2023-18
CPA(SS) 2023-09



Preserve at Wards Creek
PUD 2023-18
CPA(SS) 2023-09



Preserve at Wards Creek
PUD 2023-18
CPA(SS) 2023-09

Exhibit F

Posted Signs at Meeting Site



Preserve at Wards Creek
PUD 2023-18
CPA(SS) 2023-09



Preserve at Wards Creek
PUD 2023-18
CPA(SS) 2023-09

Exhibit G

Meeting Sign-In Sheets

(see attached)



PUD 2023-18
CPA(SS) 2023-09

Preserve at Wards Creek

September 27, 2023

Northwest Sector Community Meeting — Sign-In Sheet
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PUD 2023-18
CPA(SS) 2023-09

Preserve at Wards Creek

Northwest Sector Community Meeting — Sign-In Sheet

September 27, 2023
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PUD 2023-18
CPA(SS) 2023-09 September 27, 2023
Preserve at Wards Creek
Northwest Sector Community Meeting — Sign-In Sheet
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PUD 2023-18
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Northwest Sector Community Meeting — Sign-In Sheet

Preserve at Wards Creek

September 27, 2023

Name

Phone Number

Address
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Exhibit H

Questions and Comments

(see attached)



Community Meeting - 9/27/23

Question #1:
Can you provide the application numbers and what is pending?
- Comprehensive land use/rezoning pending

Question #2:
Has this been presented to the planning board yet?
- Dates pending, this meeting is the first step
- Clarification - this meeting is the first step in the process, Dominium’s responsibility, not
the county

Question #3:

We sat before another company a few years ago, same concept, single family residents, 115
units, and the county declined it because of the roadways, school overcrowding. Why would you
think if 115 homes is too much for the area, that 288 apartments and families would fit with
current infrastructure we have? We already have portable classrooms at our schools. This
development is 1.7 miles from the school. Based on school’s requirement, all of those schools
would walk to school. More traffic.

- School capacity - there will be children at the properties. We're looking at 46-47 students
living at this property based on the county’s calculation. Based on current data for school
district.

- Another issue with school capacity - not just school capacities - teachers. Teachers are
being priced out of this market. Without enough teachers at the schools you'll have
larger class sizes.

Question #4:
Based on employment slide - if an officer from Jax moved in there, are they not allowed to?
- We can't discriminate based on Fair Housing rules.

So it’'s not earmarked for SJC workers?

- We can't do that due to FHA. But we hope to do an essential workers employer
preference. Hopefully we can work with the county, school district, flagler health, baptist,
sheriff's office - and we can hopefully preference your residency.

- Biggest issue is when do they become availability and how do they get access? Through
these agreements and MOUSs that have been presented, the school districts, county
government, would get priority access to when those units are coming online when
they’re first built. We do have a lot of considerations. FH laws are a very real issue. Well,
not an issue - they're laws. These commitments we’d make through a community
benefits agreement is unlike what other developers have done with the county. That's on
the table as part of the negotiations, but we can't specifically set aside units for essential
workers only to live there.

Why didn’t you answer the question about the 115 unit?



- It was market rent, all single family for rental. There was some opposition. County
commissioners chose to deny it. Obviously there’s concern in the area about traffic. That
application was filed well over a year ago, it was voted on about one year ago. Since
then, changes have occurred in the area. CR 209 from Silver Lake Parkway has been
funded for construction to SR 16. It's out for bid right now. That’s an update | received
this morning from the administration - believe it's a 3-year process. Will be done in
phases. First phase of construction is out for bid now. As much as I'd like for roads to
happen overnight, that's not the case. County is building more roads.

Question #5:
Has there been a study about traffic or school impact? | leave the house at 5:30 a.m. and have
to wait two traffic lights to get out. Our school systems are overtaxed. We can’t staff schools we
have with teachers. There’s not a lack of sympathy or understanding of the need. Housing is a
nightmare. It's either for the elitist, those of us who have worked our whole lives to afford a nice
home and we want to protect it. Not trying to be insensitive to people who are trying to get
started. | just think this is a poor choice of location.
- 46-48 students; 45% anticipated for elementary school, 20% middle, 35% for high school
- Anticipating 100-140 trips at peak hours, which is how traffic methodology is done. A lot
of our workers are shift workers. Many trips are off peak hours. It varies with the resident
population.

Question #6:

| agree with the gentleman that this is a noble project, it's beautiful what you've created. I'm in
favor of something like this. This location is extremely difficult. I'm a mother of 5. We have two
lane roads - highways from our house to the schools. It's not your issue, but | don’t understand
the zoning. New here - moved a year ago, never seen some of the issues we're facing. | know
there’s been a large influx. I'm compassionate toward it. One little tiny window into the traffic
issue. | have 3 high schoolers, kids at 3 different schools. If I'm driving my kids to school each
day, I'm spending two hours a day each way. | don’t have carpool options or bus options where
| am, we're that far away. For my three daughters to drive to Tocoi Creek - they left 1:15 early
for school on the first day and still didn’t make it on time. That's a 7.7 mile drive. Someone could
argue it shouldn’t be that way. The school is strict about tardies. | admire the project, but this is
a logistical nightmare for families and wanted to make my voice heard. I'm all in favor of a
solution - need infrastructure. Either the county fixes it first, or... my 3 girls couldn’t park
anywhere at the high school, and they were told they’re out of luck. This is why people are so
upset. There’s no reason my children should have to leave 1.5-2 hours early trekking to school.
There needs to be solutions before something like this is planned.

Question #7:
| have a 9th grader at Wardes Creek. 2nd grade - in the building. 3rd grade - portables. 4th
grade - portables. Can't do any assemblies with parents. There’s no room. You need to wait.
Silver Leaf isn’t even close to capacity and that will kill us.
- lwant to talk about the timeline. Rezoning will be in December, and it will take about 2
years for this project to get closed. Actual timeline to get operating is 3-4 years.



Question #8:
You said zoning will be - it's already a done deal?
- No, zoning will be voted on in december.

Question #9:

I moved here in 2016. | want housing for everybody but we can’t have any more development.
We had the biggest argument - they were proposing 1,600 houses. They were proposing a
widening for SR 16 when | moved here. Still waiting. This is just not the time and not the place.
We're already over capacity on schools, roads, etc. County can say we aren’t, but we are. We
live here. We know.

Question #10:

Most teachers making $68K aren’t going in there. | worked and had a police HUD housing 22 of
last 25 years. 45 kids? You're smoking something. No way. That's crock. That's why we don’t
live in Jacksonville. We don't live here. | drive an hour to work. | didn’t get any handouts. |
worked hard to buy a nicer place. You say we need it here, no. This is St. Augustine. It's a nice
place. You want to drop a hot, steaming turd on it.

Question #11:
Can | get a show of hands here of who wants it?

Question #12:

My name is Jed Dawvis, | live at the King and Bear. The traffic problem has been reiterated
enough. The school problem has been well articulated. My comments here are not to you folks.
| have a lot of respect to you for being here. You knew exactly what you were going to get into.
My comments are to the residents. These folks don't give a damn about our congestion and our
roads and schools. Don’t waste your breath trying to convince them not to build it. Our
commissioner is representing us, | hope. The thing I'd suggest to you, and we fought an issue
like this and were successful. When this gets to the point that we need to go to the planning
commission, you need to go and show up. And you need to write the school board and talk
about the overcrowding and the road. And when you write that $50 check to the lawyer who will
be hired to fight this, write the extra 0 on the end because that’'s what it will take to fight this
project.

Question #13:

As we all know, there’s an affordable housing shortage in SJC. | know the work you're doing is
needed. | do wonder why you chose this spot. | would think it would be in your interest to pick a
palace that's not as saturated or as in demand where the land would be cheaper.

- |l can talk about that. Land all over the county is expensive. Everyone here knows,
development and growth here has been exponential. Land is trading at unforeseen
rates. As part of our negotiations, finding affordable land is a concern. We focus a lot on
our location. Part of who we're serving - there’s a lot of population here, but not a
population of this (points to workers chart) here. Keeping people who can work in those



roles here is important. | get that may not satisfy why we chose this location. It's a
different algorithm for what we look for. In the five nearest zip codes, there’s over 7,000
households who qualify to live in our projects. And they're here and they’re working. And
they’re driving on our roads. These residents need to live closer to where they work,
send their kids, everything else everyone else in the room has the benefit of.

Question #14:
You manage the Oaks at St. John, is that correct?

- We do. It's an existing affordable project across from Nease High School in PVB. We
acquired that project just very recently, and we’re about to close on a substantial
rehabilitation in December this year. $40K per unit to improve that community, which is
one of the only existing affordable housing communities in SJC.

Question #15:

Most families move here to get in the education system. With this overcrowding, that won't be a
selling point for anyone any more. It's watered down. The infrastructure is not there to support
any of it. Every vacant lot is being taken up. If they put a strip mall next to a middle school, that's
a problem. We've been promised a park for five years now. We can't afford to have anyone else
build another house here. There’s no room.

Question #16:
Have you closed on this or just under contract?
- It's under contract right now.

Commissioner Arnold, | think you've heard the concerns. | don’t think anyone in here is opposed
to the affordable aspect of that. You could build $1M condos and we’d be opposed. You can
humanize it all you want - you'll add to the human problems people are dealing with by building
this project, since it's within 1.7 miles of school. Kids can’t be bused to school. There’s not
infrastructure for them to walk to school. There will be fatalities. We need to show up at planning
and zoning. If this doesn’t pass, they’ll move on to another property.

Question #17:

Yes, it's a great idea, however 99% of the people that rent the apartments are people who
moved down here from New York, New Jersey, California. It won’t be housing police, fire,
nurses. Those are the people who will come in before they do. WGV was a high-end
community; past tense. We are no longer a high end community. There’s been so much
construction, damage to the environment, air is disgusting. We're getting more wildlife into our
communities. Enough is enough. Need to stop tearing down the trees. Bring the oxygen back to
earth. This is all getting destroyed.

Question #18:

In reference to income range - because of FHA and HUD housing laws, you can'’t discriminate
on the high end of people wanting to move in there, meaning you can lower the income limits,
but you can’t discriminate from the lower income up. We’ll potentially have a low-end housing



development next door. Country wide, look at any major city with low income housing, the
property values suffer greatly, not to mention issues with schools, infrasturcture, roads. WE
have another school and sports complex being built on a two lane road. Add in 288 units more,
even if one child per unit, which is outrageous if you have 3-4 bedroom. That's 288 kids to add
in to the schools, not to mention additional traffic of 1-2 household car. It's just unsustainable.

- The one thing I'll say that needs to be clear: someone has to make 2x the rent in order to
live there in that month. They have to prove that they have an income to qualify. We
can't go above the income limits because that would exceed 60% AMI and put us in
violation of very specific restriction agreements that come with financing agreements.
But being at or below these income levels, you have to prove income.

- Once you qualify to live at our projects, as your wages increase while you're living at our
projects. That would be completely against how the affordable housing system works.

There’s nothing to say people living in the services need to live in the same district. How would
that affect property values?

- I'll let Sarah take that, the research doesn’t support that claim.

- Sarah: We do development across the country. We try to work through what we can.
What we heard was a lot of concern about school and traffic. We'll go back to the
commissioners. We're not trying in any way to take away from the asset in your home
and equity in that property. What we pride ourselves on is making sure our properties
remain exactly what we showed you in those photos. We own and manage these for 30
full years. We do our own property valuation studies based on assessor data. There’s
been plenty of data on this ,I'm happy to share with the commission. When a property is
well managed and well maintained, property values don’t go down and actually increase.
The main economic benefit is that $3.5M that has the potential to go back in the county
based on $700-$1,000 rental savings. The tenants here already live in SJC but are
paying 70-80% of their income on rent. This is providing a public benefit that doesn’t
exist.

We need the infrastructure first. With all due respect, the RV Park down on 207 and 95 has a
much nicer clubhouse and pool area than that.

Question #19:
It's a good endeavor, however when you consider in your methodology and analysis, facts and
assumptions - the premise that the workers need to live in the same county is a flawed
assumption. I've been 30 years in the army. Just left the DC/VA area. Workers don’t have to live
in old town virginia. It's not that I'm not sympathetic, but | drove over an hour. You're shifting the
pain to the people who live it. | get it - they might have a longer drive. Welcome to the real
world. We're coming out on the short end of the stick. We work hard for everything we've
earned. We've seen this happen. | got your facts, statistics, and studies. But you're going to get
a fight.

- Want to give a quick story we heard today.



- We met with Flagler Health in their HR department. In response to not having to live
near your place of work. They're struggling to get people to work - and make income
limits. One of their rules is surgical techs have to live within 30 minutes of where they
work. They can’t change the rules - matter of life and death. They can't get those people
in St. Augustine. They can't afford to live here.

- Flagler is coming into this area with 500 more jobs in this area.

Question #20:

Look, everyone would agree the rents for people who don’t own a home are ridiculous in SJC.
They’re obscene. They're throwing apartment communities up like matchboxes. And they can't
get them up fast enough because of what you're showing. The county needs to step in and stop
developers from charging rents so people can live in this county. | don't have anything against
what you're trying to do. | applaud what you’re trying to do, you see a need, want to address
that need, that’s honorable and noble. This is not the place to do it. There’s so much land in
SJC. Stop trying to shove things down a small slice of land when we have thousands of acres to
utilize. There needs to be more thought about planned construction, roadways, etc. Let's stop
throwing things on top of each other.

Question #21.
My name is Charlie Hunt. I'm a highly concerned citizen. I'd like to talk about workforce housing.
Is that whole project covered with workforce housing program?

- 100% of the units would be affordable, yes.

So affordable under the affordable act or workforce housing?

- It's not a county designation we’re proposing; under section 42 LIHTC, which is a tax
code stated by the IRS. How our program was started, which is a good caveat to
differentiating our product from section 8. Was to motivate private developers to create
quality affordable housing, rather than housing mandated to be created by states and
local municipalities. Financing to keep this affordable for 30 years is a federal program,
not a county specific designation.

Seems like it's overlapping. What is workforce housing compared to affordable? Who's in teh
workforce? If you have a job, are you in the workforce?
- The reason we use affordable, technically the government hasn’t changed the term for
what we're proposing. If you look at land use restrictions, it would be called affordable.
Workforce is another term.

I'm looking at what the county went over earlier this year for workforce housing zoning
designation. It clearly states the max sales price would be $260K put against it, and increase
percentage to 30%.
- That's for single family homes.
- The 30% designation is based on someone’s income allocated for housing costs.
- It's confusing - people use workforce in generic ways. The county has a workforce
housing zoning district. That’s not proposed as part of this. We’re doing a PUD zoning



district. Workforce housing zoning district has a density bonus if you have a sales price
for a single family home or townhome under $260K. Also provisions for rental, but
doesn't apply to this development. One under construction on US 1. But not this.

Earlier you stated the apartments across from Nease - is that the only one?
- It's one of the only affordable housing developments in SJC. In the five zip code area
where that project is, no others there.

You know there’s a lot here in SJC?
- The total units in SJC is currently 447 for the 7,700 workers who qualify for LIHTC
housing.

Just wanted to make sure you get it straight.
- It's one of the only ones that is financed the way this is. The only one financed at 4%.

Question #21:
How are you being compensated by the federal government?

- We're not. Tax credits are sold to banks who have a CRA need in specific areas -
community revitalization act to incentivize banks to invest in affordable housing. They
get the benefit for the sale of the tax credits, sale of those credits provides the equity for
these projects.

Question #22:

| was just reading the other day about a town next to us, begging and pleading to bring their
downtown back to life. Hastings. They were getting discounts on downtown communities for
people to buy buildings where someone is in. | think that would be a perfect place to do it. They
want it. Plenty of farm land.

Question #23:

| think it's great we're trying to do this, the timing is terrible. The school system just added more
portables to a brand new school, Mill Creek, Wards Creek, Pacetti Ba. We're pulling in from
other areas. There’s another section, silver leaf has been given it at 16A. County can't afford it.
We're putting the cart before the horse. We have to take care of infrastructure. There’s no plans
to fix 16A. From silverleaf to ace hardware, that's in planning stages. 16 is nothing but a
bottleneck now. Try going through there at 5. We have apartment complexes going up
everywhere. There’s one beside Murabella. Another beside publix. They’re going everywhere.
Down by 16, massive complexes. Affordable? ... they say there will be some just below the
market rate. Silver leaf is luxury. You threw a chart up there showing a difference between
average prices. What's the square footage comparison between what your units are? What's
the average market size between other units and yours? I'm not against this development, but
the density at this point right now, I'd rather have the one presented a year ago vs. high density,
three stories. Bring the stories down. The area can’t hold it right now. The infrastructure’s not
there. Maybe the developer can kick in some money to fix 16A.



Question #24:
When is Planning & Zoning scheduled?
- November 2, and BOCC is December 19.

Question #25:
Kimberly Pagan - | live in Heritage Landing. Thank you for being here. | know you've done a lot
of research over the past year, but a lot has changed this year. Silver Leaf is one of them. |
wrote this information down for you to review later. Silver Leaf is zoned for 16,300 residential
units. It's huge. Larger than Nocatee. Currently they are maybe 30% developed. We are not
anywhere near that. There’s schools supposed to be there, being pushed to 26-27 school year.
We have a few years there. | have nothing against the affordable housing. | think it's great - full
support of it, but not in support of the location. That's really hard for us. The entry/exit - not
emergency side - is on 16A, where that will be the new and only entrance to the St. Johns
expressway. Wards Creek has 1,160 students, capacity is 760. We have 32 portables, three of
the grades are out there. Silver Leaf has killed us. Even 50 kids there is too much for us to
handle now until the school board figures all that out. We're all taking the brunt of it every day.
Even coming here, | went through 3 red lights before | could turn left. That’s not your fault. What
you're doing is great and amazing, I'd just offer looking at Durbin.

- That’s an example of a really constructive comment. Part of what we can change is the

entry/exit. We can potentially look to make that better.

Question #26:
Do you all sit on these school board meetings? One happened earlier this week.
- We usually watch them post-meeting.

There was one that went over a lot of rezoning and impacts. Speaking on the comment about
Pacetti Bay being over capacity. They're at capacity for electric work. They can’t take more.
They’re at critical capacity. | think this project is fine, the plans are beautiful. Did you look at
other locations or land?

- I've been trying to find a site for 3-4 years. We've worked at multiple locations. As people
are talking about Hastings - that’s pretty rural from a developer’s perspective. That
doesn't help with traffic issues - people are still commuting to service more populated
areas. | know people want me to say we’'ll change the location of the site, but we're not
going to do that. I look at sites on a daily basis it seems.

I know we're all mad, but we need to be more respectful and kind.

- Tom: on the school issue, as well as traffic, the 1990 population of this county was about
85,000. In 2005, the county population was about 160,000. There’s been a lot of change
here, and unsurprisingly, the county didn’t have infrastructure for the 300K+ residents
who were here in 1990 or 2005. Many developments you live in today went through a
similar process where there wasn'’t sufficient roads or schools. The previous
development at Wards Creek had deficiencies. WGV was originally St. Johns Harbor.
Each has built or helped fund infrastructure. There’s not enough for SilverLeaf, but



they've committed tens of millions of dollars to help improve infrastructure.
Commissioners talked at their last meeting about how the state’s system for funding new
schools is not keeping up with SJC’s needs. I'm sure you'd agree. THe formula doesn’t
work. There’s an opportunity to lobby them. We know they’re not keeping up as much as
they do. | don’t see portables going away. It's not perfect, but if you have an opportunity
o talk to representative stevenson or hudson, bring up this issue. It's real. | think this
group - we're smart enough to show them we need even more schools than the pace
we’re going now. If we say, we can'’t build another single house - we'll still have
portables, and that won't trigger the need for schools. The county won'’t pay for more
roads. You can't afford, | can’t afford, to widen roads speculatively about estimates on
who might live here in the future.

Question #27:

More of a statement than a question. | hear the construction concerns, schools, traffic. One
thing | haven’t heard is anyone complaining about lack of police, fire and EMS. There’s a decent
portion of the population that's elderly. The police, fire are all understaffed. I'll echo what the
gentleman said earlier - cart before the horse. Thing to take away from these meetings are...
these guys are doing their job. They're here to propose this. If it goes through, it goes through. If
it doesn’t, in 1-2 years we’ll be in the same room with another group. As long as there’s a parcel
of land, someone will want it. We need to get in the ears of our county commissioners. They're
the ones controlling this. These people are powerless without our approval. If they’re not
listening to us, we need to vote them out.

Question #28:
Is it zoning that approves it?
- Planning and zoning commission is a recommendation, final vote is with BOCC.

Question #29:

So you have two months before approval or disapproval. How many exemptions have you
asked for, or impact fees? | know you haven't talked to the schools or sheriff’s office, because
I've talked to them. | want to make sure this is a for profit organization, not nonprofit.

- lwant to get the application numbers. We're not seeking any waivers from the land
development code at all. Because this is 100% affordable housing, we sought waivers
from concurrency fees. We've since run the numbers, and we’re not seeking any waivers
from impact fees or concurrency. We'll be subject to the same concurrency requirements
the subdivisions around us are subject to. No exemptions for height, setback.

- Fees will be fully funded when the project closes, sometime in mid-2024.

- We have a development edge on the boundaries. Four boundaries - two on roads and
two with neighbors. On our neighboring property we have a development edge. On road
frontages, we have a 75-foot buffer. Those are minimums - we didn’t propose to change
those.

The documents I'm looking at now say you did propose that.
- I'll go back and look.



- They're full buffers - we haven't asked for variances from that perspectives.

- Follow-up from Tom: There is provision for averaging, in our site plan, there’s not an
average and I'm happy to make a clarification if that satisfies the group. My
understanding is that there aren’t any issues on the site plan.

Question #30:
Have you changed your opinion based on what you've heard?

- lwould say yes in terms of the need to continually look at the traffic situation and school
capacity. We've heard those previously, but we’ll do more due diligence. We'll go meet
with the school district and school board if they're willing to. We can look into traffic
things. In addition to this, not only have we been meeting with neighbors, we have been
doing that with the local and business community. We’ve heard a different side fo the
story that wasn’t present here tonight.

But you're sure there's a need for it?
- I'mvery sure there’s a need for it.

We live here, you flew in from Atlanta, but how would you know what'’s better for our community
than we do?
- We don't know what'’s better for your community - which is why we have this public input

process, and part of local government. AS someone who appreciates local government,
i'm happy with people who have said go talk to your commissioner. We have no qualms
about that. We hope that happens. When we're all speaking with county commissioners,
it's their role to determine solutions for the entire county - not just specific neighborhoods
and areas. It’s great. It's the local government. Talk to your commissioners, vote. Those
are all fantastic things.

Question #31.:
| actually lived in Nocatee, | moved here to get away from the traffic. And found out it was a lot
worse. A lot of issues I'm encountering - | can’t get a new doctor close to me, | can’'t get a new
dentist or ophthalmologist next to me. | have to drive 45 minutes because | can’t get that service
or support. There are no clinics to go to. My friends’ kids work late at night. You don'’t get an
uber out here. We don't have public transportation out here. | don’t understand how you can
build this type of place. It's not that we don’t support it.

- Most of our residents have vehicles. The use of an uber, | could't tell you about a

specific situation but our residents do have a vehicle.

But if they break down they can't get home, and it’s really dark out that way.

Question #32:

My big thing is, | live in Heritage Landing, which is right next to Wards Creek. With this new
property going in possibly, that could zone some of our kids to go to a different school way
further down the road. They have a lot of zoning meetings going on about this schools. | know
people are pissed off about Pacetti haven’t so many people. They’re fighting to keep their kids in



Pacetti. That's causing a shift on us, our kids - ones who go to Wards Creek, my kid will start in
the next few years. He might end up in Piccalotta - because of the people moving in. People
move here for the school districts. One of the things that hit hard was the school district, nad
now we might be getting forced out of the schools we wanted to be in.

Question #33:

I've owned out in WGV for over 20 years. I've seen the huge explosion. We're looking at the
need for affordable housing, does it have to be concentrated in one project? Can there be
opportunities? You're coming in as the developer - does the government allow for those who
need affordable housing to secure housing in other existing multifamily locations like SilverLeaf
has planned several multi family. This is a question about the technicality - can those families
have the opportunity to live in other complexes that are not developed as a single affordable
housing question?

- Great question. Unfortunately the federal government cannot mandate that. The only
vehicle that could have been used, unless prioritized by the developer themselves
unless it was agreed to as part of the zoning. So you'll have multi family in silverleaf and
SJC that has not been designated as affordable housing. Federal government an’t
mandate that, typically done through zoning.

- There’s something called a housing choice voucher. Replaced section 8. | could take a
voucher to a market rate property and that would make up my rent. Problem is those are
oversubscribed. It's a federal subsidy with a lot of politics behind it. Not usually funding
happening for those vouchers. We're meeting with Jacksonville housing finance
authority, not one in SJC. They have a wait list for 6-7 years, thousands of families. And
the government can’t mandate its acceptance. There are concerns from residents and
other peoples. This program replaced section 8 in 1986 under president reagan under
his tax plan. This was created to bring private equity into public necessity.

- Some counties have mandates for affordable housing, but not in SJC.

Question #34:
To clarify her question - are there regulations? You mentioned zoning - they can enforce as part
of any zoning throughout the county to have portions for affordable housing?

- The state does allow for some of that, subject to certain things, to try to encourage
developers. Local government has to offer it as an incentive, not a mandate. There are
ways to do that. Other obstacles - one is zoning, the cost of concurrency and impact
fees, there are a lot of obstacles. It's like baby sea turtles in a documentary trying to go
out in the ocean, get picked off by sharks.

Question #35:

I'm Robin Waycot. Earlier today | wanted to do some research on Dominium, | found myself on
Apartment Finder website, found 175 properties owned by Dominium. | read through some
reviews. The common thing | saw was poor management, pest problems with cockroaches,

rats, crime, trash piling up, managers themselves being difficult. | encourage everyone here to
read Dominium, read the reviews, see what residents have to say about Dominium. How can we
be assured that the property you're proposing to build won’t have those problems?



- The way in which Dominium was founded, we didn’t start constructing new construction
until 2012. We got our base with existing properties, acquiring properties like Oaks at St.
John with existing populations, had been mismanaged for 15-20 years, aging properties.
Many reasons a property may not be operated as efficiently or as well as they should be.
Our portfolio is not mainly new construction - mainly 20, 25, 30 years old. With that, you
have tenants who have lived at properties for 10-15 years, that you need to look at our
entire project and have conversations about how we manage a property, and how a
resident is behaving. Many of these are old properties.

But why are residents there 10-15 years if you're trying to get them out?
- On average it's 4-5 years.

Do you have stats on that?

- The stats are 48-60 months, and top reason is to buy a home.

- In any given year, Dominium houses residents reaching 71,000 people. I've lived in an
apartment since | graduated college a while ago. I've never written a review for one I've
lived in, and I've liked every one of them. Our property management team is focused on
making sure if there’s a bad review, they follow up. That's why we have PM on every
single site. We take it seriously. We're not going to ask people not to review - if they're
upset we want to work through it. We're happy to take you to a tour of our properties in
Florida. We're happy to introduce you to residents. WE want you to see how seriously
we take this. Some reviews won’t be good.

Question #36:
What about homelessness?
- You're talking about our pro-bono program. We have a partner who wanted to donate
100% of his practice to help with permanent supportive housing. We don’t own or
operate that. We partnered with Catholic Charities.

Question #37:
Non school, non road question. In your calculation, do you factor in government subsidies
welfare? In theory could you have a resident here that % of their income is welfare?
- As part of participating in the affordable housing program, we do accept housing choice
vouchers. That could include vouchers. We are required and mandated to accept those
as a part of participating in the program.

Question #38:

My name is Jill Lumpkin, I'm in Bartram Downs. Me and my husband are vets. | have a question
with respect to zoning. | want to understand; got on the SJC property assessor. | live close to
the vicinity. There are cows grazing next door. It's grazing class 3 - you mentioned a rezoning
meeting coming up for a determination. What is the current zoning and what are you trying to
change it to?



- Current zoning is open rural. The county does not upzone private property, they wait for
applicants to apply for it. So pretty much every new development that’s occurred for the
last 25 years was open rural or something close to it before an applicant came in.

I'm looking at the table of allowable uses for zoning districts. I'm seeing open rural could be
used for several uses; would it still be considered open rural once you zone it as residential or
commercial?

- This would be a zoning change. It's currently zoned open rural, and we’re asking for
customized zoning known as PUD. By county policy, all developments in the northwest
sector have to be custom zoning or PUD.

- PRDis aflavor of PUD. That was something more common about 15-20 years ago.

My thought process is that the weakest link in the chain is your zoning. It seems like SJC seems
to raze the forest, impact waterways, impact the way of life. I'd submit that there may be other
places that need this urban revitalization that are existing eyesores where low income people
need help. | think you indicated no elevators? If you have someone who's handicapped or a
veteran - like myself - do we fall into this?
- The project itself has to be ADA compliant. All our first floor units are compliant from that
perspective. If a resident was handicapped they’d be designated for those units.

There are cattle on the property. Where is the water coming from?
- Utilities would be through St. Johns utilities - public water/wastewater.



ST. JOHNS COUNTY
Affordable Housing Development (AHD) Designation Application

RENTAL DEVELOPMENTS (MULTI- AND SINGLE-FAMILY)
(Sources of data below are available from Housing & Community Services.)

This form must be completed and submitted to the SHIP Program, St. Johns County Housing & Community
Services Division, 1955 U.S. 1 South, Suite 600, St. Augustine, FL 32086. Mailing address is P.O. Drawer
349, 32085; fax number is (904) 823-2481. Call 823-2779 or 823-2626 for an appointment if assistance is
needed with the application. If the development is determined to be an AHD for expediting the review
process, the developer/builder will be provided with a signed sheet stating the AHD. This sheet must be
attached to the front of all copies of the review package.

Preserve at Wades Creek 8351 County Road 16A, St. Augustine, FL 32092

Project Name Address/Location
Dominium

Developer's/Builder's Name(s

e aaes Aschor 375 Northrige oa)ad, Suite 500, Atlanta, GA 30350 Katessa rﬁhgg:g::g?-?%sso

and Thomas O. Ingram, Sodl & ingram, PLLC. 16817 San Marco Blvd., gram,
_.lacksonville FI 32207
Mailing Address Telephone(s)

STANDARDS
A, 100 % of the units or units of total units have been reserved for

tenants earning 60 percent of less of the Jacksonville MSA median income. Rents shall not exceed
limits adjusted for bedroom size as referenced above.

B. If any SHIP or other County funds are utilized, rents shall be maintained at affordable
rates for a minimum period of 15 years on units assisted. Copies of annual income
reporting shall be provided, at developer’s expense, to the SHIP Program.

C. Financing has been: applied for or received from:

SAIL LIHTC HOME Rural Development

private (list lending institutions)

___ other (specify), LIHTC will be applied for after zoning approval; use of 4% LIHTC is anticipated.

OPTIONS/INCENTIVES

E. On the following pages are requests for impact or other fees to be (partially) paid by SHIP, the
Board of County Commissioners, or utility servers if availabte.

F. On the following pages are requests for density bonuses, and other contributions, if available.

Revised February 19, 2002 7-4



ST. JOHNS COUNTY
Affordable Housing (AHD) Designation

Compliance Agreement for Rental Development (Multi- or Single-
Family)

| am in agreement with the terms and conditions of the preceding Affordable Housing Development
(AHD) Designation instructions and application, which state guidelines for participation in this
procedure. | understand that in each project designated as an Affordable Housing Development
(AHD): | agree to follow any state or federal program’s guidelines for set-aside units if applying for
such financing programs, or to set aside at least 50 percent of the units for tenants earning 60
percent or less of the Jacksonville MSA median income; rents shall not exceed the cited limits on
bedroom size: if SHIP or other County funds are expended, | agree to maintain all assisted units at
affordable rates for 15 years and to submit copies of all annual reports on tenant income to St
Johns County SHIP Office; and | have applied for or am in the process of applying for financing
stated below,.

| agree to notify the SHIP Office of any changes in this application. | understand that false claims
made or not reported by me in order to receive the AHD may result in future AHD designation
requests associated with me or my business to be denied consideration.

Funding sources/lenders that have been or will be applied to are:
Florida Housing Finance Corporation, St. Johns County

Impact or other fee considerations requested (if available): Yes

Density bonuses requested (if available): Yes: will seek comprehensive plan map and text amendment

Deferred utility connections or other contributions applied for: Yes

//;’% Thomas O. Ingram

Signature ~ Name typed or printed
Sodl & Ingram PLLC July 26, 2023
Name of company or business Date

ek d kR kR dEE kAR Rk RkEtdkdRddk ik dkddidhidibdbihiddirrxrr

This development is designated as an Affordable Housing
Development (AHD). Please offer all expediting of permitting
agievelo ment review available.

G weh ‘1\%'\3@9{3
Hﬁmgﬂ ¥

Revised February 19, 2002

o,
Director,



Preserve at Wards Creek
Affordable Housing Development {AHD) Designation Application

July 26, 2023 (revised Sept. 27, 2023)

E. Requests for fee waivers and exclusions.

This is a proposed workforce/affordable housing development on 19.22 acres at 6351 County Road 16A,
near Silverleaf Parkway. All 288 units will be affordable for a period of 30 years. Specifically, the project
would use eligibility criteria which are consistent with rent and income data calculated annually by the
United States Department of Housing and Urban Development. All of the dwellings would be reserved
for households earning at or below 60% of the Area Median Income. The Area Median Income is based
upen incomes in the Jacksonville Metropolitan Statistical Area {MSA), which varies by the number of
members in each household.

The developer is Dominium, a national developer, owner and operator of affordable multifamily
developments. It is among the top 50 largest apartment owners and the top 25 largest builders of
multifamily in the country. Dominium has over 5,700 multifamily homes in their management in Florida
across 26 developments, employing 150 in our state.

Dominium seeks to be a long-term partner with the County, the School District and other organizations
to help meet the County’s housing needs.

No fee waivers or exclusions are requested.

F. Request for Affordable Housing Density Bonus.

Pursuant to sections 5.07.02 and 5.07.03 of the Land Development Code and Future Land Use Policy
A.1.11.1{m)(7), we hereby request an affordable housing density bonus of two (2} units per net
developable acre, so as to allow fifteen {15} units per net developable acre. This is needed to help make
the development viable and to increase the supply of affordable housing.

This request is consistent with the County Comprehensive Plan. In particular, the following Goals,
Objectives and Policies are furthered and implemented:

Housing Element
Objective C.1.1 Creation and Preservation of Affordable Workforce and Special Needs Housing

The County shall continue its housing implementation policies such as density bonuses, infill housing,
and an expedited development review process for affordable workforce housing developments that
provide for the development of sufficient housing in numbers, cost, and type to support existing and
projected population throughout the planning period 2010-2025.



|

Policy C.1.1.1 St. Johns County shall continue to improve the supply of affordable workforce housing for
very-low, low, and moderate income households and special-needs househalds and to implement
neighborhood improvement initiatives. The activities initiated by the County include the following:

* % Kk

{b) Applying for and administering rent supplement programs and other grants for very-low, low, and
moderate income households;

* % %k

(d) Developing new and maintaining existing cooperative joint-venture relationships with the private
sector, public agencies, and non-profit organizations;

&k &k

Policy C.1.1.4 The County shall maintain its existing incentives for affordable workforce housing in the
Comprehensive Plan and Land Development Code and investigate new incentives, as necessary.

Intergovernmental Coordination Element

Policy G.1.11.1 St. fohns County shall continue to improve the supply of affordabie housing for very-low,
low-, and moderate-income households, workforce and specia [-needs households, and to implement
redevelopment programs and neighborhood improvement initiatives. The activities initiated by the
County include applying for various funding programs {for housing rehabilitation, infrastructure, public
facilities, rent supplement, etc.); developing cooperative, joint-venture relationships {with the private
sector, public agencies, and non-profit agencies); providing support to the Affordable Housing Advisory
Committee (AHAC); administering the State Housing Initiatives Partnership {SHIP) Program Housing and
Finance Authority and other housing programs that supply affordable/workforce housing; and
administering the existing and/or consider new Community Redevelopment Agencies (CRA's).

Policy G.1.11.6 The County shall continue to support cooperative and partnership activities among local
governments, the private sector, and non-profit organizations, such as the St. Johns Housing Partnership,
the Emergency Shelter and Homeless Coalition, and Housing Finance Authority, to provide housing
assistance to meet the needs of very-low, low, and moderate income households.

Preserve at Wards Creek, Affordable Housing Designation
July 26, 2023 (revised Sept. 27, 2023)
Page 2



ATTACHMENT 2
RECORDED DOCUMENTS SECTION



ORDINANCE NO. 2024 -

AN ORDINANCE OF THE COUNTY OF ST. JOHNS, STATE OF
FLORIDA, AMENDING THE 2025 COMPREHENSIVE PLAN,
ORDINANCE NO. 2010-38, AS AMENDED, TO CHANGE THE
FUTURE LAND USE MAP DESIGNATION FROM
AGRICULTURAL-INTENSIVE (A-I) TO RESIDENTIAL-D
(RES-D) WITH A TEXT AMENDMENT FOR
APPROXIMATELY 19.22 ACRES OF LAND LOCATED AT 6351
COUNTY ROAD 16A; PROVIDING FOR FINDINGS OF FACT;
FINDINGS OF CONSISTENCY; SEVERABILITY; AND AN
EFFECTIVE DATE.

WHEREAS, Chapter 125 and 163, Florida Statutes provide for the Board of County
Commissioners to prepare, implement and enforce Comprehensive Plans and Land Development
regulations for the control of development within the County;

WHEREAS, Section 163.3184 and 163.3187 Florida Statutes provide the process for the adoption
of Comprehensive Plan amendments; and,

NOW THEREFORE BE IT ORDAINED BY THE BOARD OF COUNTY COMMISSIONERS OF
ST. JOHNS COUNTY, FLORIDA:

SECTION 1. The St. Johns County Comprehensive Plan is amended to change the Future Land Map
designation from Agricultural-Intensive (A-I) to Residential-D (Res-D), with a text amendment, for

approximately 19.22 acres of land located at 6351 County Road 16A as described and shown on the attached
EXHIBITS A, B and C.

SECTION 2. The 2025 Comprehensive Plan amendment described in Section 1 is based upon the following
Findings of Fact:

(a) The amendment was fully considered after public hearing pursuant to legal notice duly
published as required by Law.

(b) The amendment is consistent with the Northeast Florida Strategic Regional Policy Plan.

(c) The amendment is consistent with the applicable sections of the St. Johns County
Comprehensive Plan and the Land Development Code.

(d) The amendment is consistent with the Goals, Objectives, and Policies of the St. Johns County
Comprehensive Plan, including Policies A.1.2.5, A.1.2.7, A.1.3.11, A.1.15.2, and with other
provisions provided during the hearing.

SECTION 3. The remaining portions of the St. Johns County Comprehensive Plan, Ordinance No. 2010-
38, as amended and the 2025 Future Land Use Map, as amended, which are not in conflict with the
provisions of this ordinance, shall remain in full force and effect.

SECTION 4. Should any section, subsection, sentence, clause, phrase or portion of this ordinance be held
invalid or unconstitutional by any court of competent jurisdiction, such portions shall be deemed a separate,
distinct and independent provision and shall not affect the validity of the remainingportions.



SECTION S. It is the intent of the St. Johns County Board of County Commissioners that scriveners and
typographic errors which do not change the tone or tenor of this Ordinance may be corrected during
codification and may be authorized by the County Administrator or designee, without public hearing, by
filing a corrected or recodified copy of the same with the Clerk of the Board.

SECTION 6. Small scale development amendments may not become effective until thirty-one (31) days
after adoption. If challenged within thirty (30) days after adoption, small scale development amendments
may not become effective until the state land planning agency or the Administration Commission,
respectively, issues a final order determining that the adopted small scale development amendment is in
compliance. No development orders, development permits, or development dependent on this amendment
may be issued or commence before it has become effective.

SECTION 7. This ordinance shall be recorded in a book of land use regulation ordinances kept and

maintained by the Clerk of Court in accordance with Section 125.68, Florida Statutes.

PASSED AND ENACTED BY THE BOARD OF COUNTY COMMISSIONERS OF ST. JOHNS
COUNTY, FLORIDA, THIS DAY OF 2024.

BOARD OF COUNTY COMMISSIONERS OF
ST. JOHNS COUNTY, FLORIDA

BY:

Sarah Arnold, Chair

ATTEST: Brandon J. Patty, Clerk of the Circuit Court & Comptroller

BY:

Deputy Clerk

Effective Date:




EXHIBIT A

2025 Future Land Use
From Agricultural-Intensive
To Residential-D
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Exhibit B

Legal Description

The Preserve at Wades Creek
Parcel 0279810000

Owner: Bull Pasture LLC
6351 County Road 16A

July 14, 2023

A PARCEL OF LAND IN SUBSECTION 5 (OR LOT 5) OF THE ANTONIO HUERTAS
GRANT, SECTION 38, TOWNSHIP 6 SOUTH, RANGE 28 EAST, ST. JOHNS
COUNTY, FLORIDA, BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS:

COMMENCE AT THE INTERSECTION OF THE SOUTHWESTERLY RIGHT-OF-WAY
LINE OF STATE ROAD NO. 16A (A 200' RIGHT-OF-WAY) WITH THE
NORTHWESTERLY RIGHT-OF-WAY LINE OF STATE ROAD NO. 16 (A 66' RIGHT-
OF-WAY); THENCE SOUTH 72°52'08" WEST, ALONG SAID NORTHWESTERLY
RIGHT-OF-WAY LINE, A DISTANCE OF 1057.69 FEET TO THE SOUTHWEST
CORNER OF THOSE LANDS DESCRIBED IN OFFICIAL RECORDS BOOK 3950,
PAGE 18 (PARCEL B) OF THE PUBLIC RECORDS OF ST. JOHNS COUNTY,
FLORIDA AND THE POINT OF BEGINNING; THENCE FROM SAID POINT OF
BEGINNING, CONTINUE SOUTH 72°52'08" WEST ALONG SAID NORTHWESTERLY
RIGHT-OF-WAY LINE, A DISTANCE OF 290.16 FEET TO THE SOUTHEAST
CORNER OF THOSE LANDS DESCRIBED IN OFFICIAL RECORDS BOOK 1603,
PAGE 1424 OF SAID PUBLIC RECORDS; THENCE NORTH 43°32'54" WEST,
ALONG THE EAST LINE OF LAST SAID LANDS, A DISTANCE OF 910.05 FEET TO
THE MOST NORTHERLY CORNER OF LAST SAID LANDS, SAID CORNER BEING
ON THE SOUTHEASTERLY LINE OF THOSE LANDS DESCRIBED IN OFFICIAL
RECORDS BOOK 649, PAGE 107 OF SAID PUBLIC RECORDS; THENCE ALONG
SAID SOUTHEASTERLY LINE THE FOLLOWING TWO (2) COURSES: COURSE
ONE (1) NORTH 22°06'14" EAST, A DISTANCE OF 461.64 FEET; COURSE TWO (2)
NORTH 14°22'56" WEST, A DISTANCE OF 246.77 FEET TO THE SOUTHEAST
CORNER OF THOSE LANDS DESCRIBED IN OFFICIAL RECORDS 649, PAGE 109
(PARCEL ) OF SAID PUBLIC RECORDS; THENCE NORTH 33°39'563" EAST, ALONG
THE EAST LINE OF LAST SAID LANDS, A DISTANCE OF 300.10 FEET TO THE
SOUTHWESTERLY RIGHT-OF-WAY LINE OF STATE ROAD NO. 16A; THENCE
SOUTH 54°13'24" EAST, ALONG SAID SOUTHWESTERLY RIGHT-OF-WAY LINE, A
DISTANCE OF 792.15 FEET TO THE MOST NORTHERLY CORNER OF THOSE
LANDS DESCRIBED IN OFFICIAL RECORDS BOOK 3950, PAGE 18 (PARCEL B) OF
SAID PUBLIC RECORDS; THENCE ALONG THE WESTERLY LINE OF LAST SAID
LANDS THE FOLLOWING TWO (2) COURSES: COURSE ONE (1) SOUTH 35°46'36"
WEST, A DISTANCE OF 400.00 FEET; COURSE TWO (2) SOUTH 17°07'52" EAST, A
DISTANCE OF 735.65 FEET TO THE NORTHWESTERLY RIGHT-OF-WAY LINE OF
STATE ROAD NO 16 AND THE POINT OF BEGINNING.



Exhibit “C” Text Amendment

The 19.22-acre property at 6351 County Road 16A and known as the Preserve at Wards Creek shall be
entitled to develop at a density up to 15 units per net developable acre. Provided, however, that at the
time of initial development and until December 31, 2053, all residential uses on the property shall be
income-restricted and rent-restricted for affordable housing consistent with the State Housing Initiatives
Partnership program or other similar program administered by the Florida Housing Finance Corporation
or successor agency. Proposed changes to increase the allowed density of the subject property are
subject to the provisions of Chapter 163, Florida Statutes.



ATTACHMENT 3
CORRESPONDENCE



15 October 2023

To: St Johns County and Planning & Zoning Division, 4040 Lewis
Speedway, St Augustine, Florida 32084

Subject: 6351 County Road, 16A

We live in Wards Creek, 133 Windwalker Drive, St Augustine, Florida,
32092, 300 feet from the subject property.

A few questions before | provide our issues related to the proposed
build of 288 apartments at 6351 County Road, 16A.

1. How many years behind is the County with infrastructure
improvements to enable and handle additional builds like the 288
apartments?

A. Traffic and Roadways?
B. Services (Fire and Police)?
C. Schools?

2. Trafficand Roadways. There is already a serious congestion
issue on CR16 and SR16. Both roads, especially the intersections,
have experienced heavy traffic and numerous accidents. In fact,
SR16 and Pacetti Road and International Parkway are among the
most dangerous intersections in the county. This is within a 2.3
mile radius of the proposed build. The estimated number of
vehicles along a one-mile stretch of road of 16A leading to the
intersection of CR16 and SR16 is over 1,000. This includes Wards



Creek, Hollow Oaks, and Arbor Mill. This does not include the
build of the Episcopal Church that will draw an estimated 1300
Perishers and their vehicles over three services. Another build is
the U-Haul facility that will add additional traffic. This does not
include the future builds along Silver Leaf that will add to an
already serious problem at CR16 and SR16. What is the plan to
improve the infrastructure and widen roads from two to four
lanes to support the current and proposed builds of commercial
and Family homes?

The proposal to add 288 more apartments to this stretch of road
will add 576 more vehicles. Highly recommend not building the
apartment complex.

. Services (Fire and Police). St Johns County is growing faster than
any county in Florida. There are only 2 fire stations that service
zip code 32092. The county experienced 61,373 calls in 2022 an
increase of 8.7% from the previous year. What is the current or
future plan to add more growth and personnel for fire and EMT
service to an explosive growth in population? There are 512
sworn law enforcement officers in the county which equals 1.28
deputies per 1,000 residents. In the NW district there were
64,826 service calls in 2021. The service calls included: offenses 2,
547; traffic citations 2,707; traffic warnings 7,386; crashes 2,590
and arrests made 572. The NW district had one of the highest
number of law enforcement issues in St Johns County.
Neighboring NE district which has a seam that runs between the
districts specifically CR16 and SR16 is the highest in most law
enforcement violations. What is the current or future plans to
increase the number of law enforcement personnel to service
the explosive growth of personnel moving into the county?
Safety and Security are two critical needs for those who live in our
community to feel safe at home and around their home.



The proposal to add 288 more apartments will further strain the
thinly financed public services. Highly recommend not building
the apartment complex.

. Schools. There are 293,000 students enrolled in SIC public
schools. There are 536 portables in the district and the number is
growing. There are only 2 schools serving our area. Mill Creek
Elementary School (k-8) and Tocci Creek High School. Both
schools are experiencing overcrowding. Silver Leaf advertised 2
elementary schools and a high school. These three schools will
not be available until 2030. The plan is not to add more portables
but to build schools to support growing population now.

The build of the 288 apartments would further add to the
already overcrowding of both schools. Highly recommend not
building the apartment complex.

We grew up in Northern Virginia, specifically Fairfax County, and
have observed and felt the extreme growth without
infrastructure improvements in all areas mentioned in this
document. We retired from the military after 40 years and
selected St Augustine as our home. It was the right choice
however, if the growth does not slow, we all will experience
exponential growth and the issues a district or community does
not want. This is not DUVAL but it could be if the commissioners
of St Johns County allow this growth to happen!

Mike & Megan Bills






Evan Walsnovich

From: Ernest WILDER <ernest.wilder@gmail.com>
Sent: Sunday, November 5, 2023 11:31 AM

To: Evan Walsnovich

Cc: Sylvie

Subject: proposed re-zoning / Preserve at Wards Creek

Property Address — 6351 County Road 16A, Preserve at
Wards Creek

Hello Mr. Walsnovich — my wife and | live at 147 Windwalker Drive, located in the Wards Creek
subdivision, and within 300 feet of the proposed zoning change. We’re aware of the December 21, (1:30
p.m.) meeting and will attend, but wanted to voice our objection to this development in advance. The
following issues must be considered —

School overcrowding — the highly touted County school system is under siege as residential
development expands at unprecedented levels !! Unless we missed some information regarding Silver
Leaf, there doesn’t appear to be any new schools planned for (and/or within) the Silver Leaf
development, in the next 3-5 years. We see a new high school being built on 16A.....much land clearing
all around it for more homes.

Traffic congestion — what used to be a 5-8 minute drive from our neighborhood to shops and services
in Murabella, takes at least 30 minutes on weekdays......no accidents or foul weather to blame !! Even
longer if you turn left on International Golf Parkway (IGP) to access I-95 on ramps. What will IGP be like
once Home Depot and Bass Pro Shops are constructed ??

Public services — no new police stations or fire houses within Silver Leaf, and how many thousands of
new homes are being built (or have been built) ??

Preserve at Wards Creek — 288 apartments with many having 3-4 bedrooms.....how can nearby schools
handle this student population increase, not forgetting the burden posed by Silver Leaf, and more
residential development coming on 16A (?) Please look closely at the developers site plan.....one
driveway out of the Preserve on to 16A !! There'll be traffic congestion in the apartment parking lot !!

We're aware of the need for affordable housing, but this solution is a terrible fit on so many important
fronts. An earlier (rental, single family home) development proposed for this property was rejected by
Planning and Zoning , (and perhaps the County Commissioners as well) on or around July 2022. We're
hopeful that similar commonsense thinking will prevail !!

Ernie Wilder and Sylvie Durand-Wilder
147 Windwalker Drive

St. Augustine, FL 32092

cell (703) 282-3030



Evan Walsnovich

From: AT&T Mail <cglover1962@att.net>
Sent: Saturday, November 4, 2023 10:11 AM
To: Evan Walsnovich

Subject: New development at 16 and 16a

My husband and | are against the new development. Not because we are against affordable housing but because their is
nothing said about the congestion already in place on the roads. Also the schools are already overcrowded. The area is
already being overbuilt without consideration of problems already in the area! We are tax payers in St. John’s county
and live in heritage landing, which is close to the proposed location. Carolyn and Ron Glover

Sent from AT&T Yahoo Mail for iPhone

CAUTION: This email originated from outside of the County. Do not click links or open attachments unless you recognize
the sender and know the content is safe. If you believe this message is fraudulent or malicious, please contact MIS for
further assistance.




Evan Walsnovich

From: Chris Mangefrida <chrism@bozard.com>
Sent: Saturday, November 4, 2023 8:56 AM
To: Evan Walsnovich

Subject: The Preserve at Wards Creek Apartments

To whom it concerns,

| am writing this email to voice my opinion in the matter of building the apartment complex at the corner of 16&16a. |
would like to start off by stating how this is the modern day Greeks using a Trojan horse to gain access to the city of
Troy. What started out a single family homes to offer families a quality life in this county has turned into a greed filled,
profit centered change in plans to pack as many people into the smallest plot of land humanity possible. This is a slap in
the face to the people who live in this area who agreed on the houses only to realize it was the first step in an elaborate
plan.

The traffic alone should be enough to vote against this plan. The amount of time it takes to get through the light at SR-
16 and International golf parkway is insane. When | got to work at 5:30am it takes me 18 minutes. On the way home it
takes me 18 minutes just to get through that light. No matter which way you trying to go through it. When headed west
on SR-16 traffic is stopped at the Murabella neighborhood entrance which is about 1 mile from the light. This forces
people to drive through that neighborhood causing danger to the kids that live in there. Trying to get to Mill Creek
Elementary in the morning takes about 30 minutes. This traffic is so bad that parents end up parking in the Publix
parking lot off international golf parkway and walking across the street.

If the traffic wasn’t bad enough, the over crowding in Mill Creek elementary and Tocoi Creek high school should be. |
have 3 kids currently at Mill Creek. My youngest are in kindergarten. The cafeteria is not big enough to support the
current amount of students School starts at 8:30 and at 10am they go eat lunch. This means that they go from 10am
until 3:30 when they get home before they get to eat again. Furthermore the brand new high school is already holding
class in portables.

Now let’s talk about school transportation. There are two buses that service the neighborhood of Arbor Mill. These two
buses only pick up the kids in our neighborhood that go to Mill Creek. One of those buses makes two runs. The lack of
current support for the school is alarming and adding more kids that would ride those two buses would just be
negligent. The kids that get picked up first get to school at 7:50. The kids that get picked up second regularly do not get
there before the bell rings causing them to either not get an opportunity to go eat breakfast or miss 30 minutes of class.

| hope you will take the concerns | have mentioned into consideration and think about the current residents quality of
life before making a final decision on this project. This area has already been duped by the county over the school that
was slated to be built and only accessed inside of Silverleaf, only to have those plans revised. Between that school, the
addition to Shearwater neighborhood and the continued building in Silverleaf SR-16a and SR-16 can not handle any
additional traffic.

Thank You,

Chris Mangefrida

Service Manager

Bozard Ford Lincoln

(904)824-1641
This message and any accompanying attachment(s) may contain confidential and copyrighted information. If you are not
the addressee(s) indicated in this message or responsible for delivery of the message to the addressee(s), do not copy or
deliver this message or the attachments to any other person including the intended recipient. Please destroy this
message and notify the Sender if this is the case.Any comments and statements contained within this message should

1



be seen as opinions and not statements of fact and for information purposes only. Bozard Ford Lincoln will not accept
liability for any loss suffered as a result of relying on this message unless the message indicates that the information is
subject to an express warranty and has been authenticated by a digital signature capable of verifying the integrity of the
message.

CAUTION: This email originated from outside of the County. Do not click links or open attachments unless you recognize
the sender and know the content is safe. If you believe this message is fraudulent or malicious, please contact MIS for
further assistance.



Evan Walsnovich

From: Kate <k.latycheva@gmail.com>
Sent: Friday, November 3, 2023 4:02 PM
To: Evan Walsnovich

Subject: Letter of opposition

Dear Evan Walsnovich:

| wish to express my sincere opposition to the Preserve at Wards Creek project. As a current resident/homeowner at
Arbor Mills, my development will be significantly affected by the proposed housing.

1) as it is, traffic is already horrendous at various times throughout the day.
2) there is already not enough retail stores to accommodate the current area residents
3) schools and day cares are overcrowded and waitlisted

4) difficult to find a clinic or dentist as a new patient due to overwhelming amount of current patients for doctors or
dentists

Please feel free to reach out to me for further discussion. | will do my best to attend the next scheduled meeting.
Thank you,

Sincerely
Kate Latycheva

CAUTION: This email originated from outside of the County. Do not click links or open attachments unless you recognize
the sender and know the content is safe. If you believe this message is fraudulent or malicious, please contact MIS for
further assistance.




Evan Walsnovich

From: Meghan Craig <meghancraig1@gmail.com>

Sent: Friday, November 3, 2023 3:49 PM

To: Evan Walsnovich

Subject: Opposition to Rezoning for Preserve at Wards Creek
Hi Even,

| am a resident who lives in the Wards Creek community (right next to the proposed site) and | would like to voice my
opposition to this project and the rezoning.

Over the years, we have seen the impacts of the overdevelopment in our area. A drive to the grocery store that used to
take 5 minutes now takes over 20 minutes to go a few miles. The addition of portables to brand new schools is another
indication that we do not have the right infrastructure in place to handle today's current residents, let alone, new multi-
family units.

The biggest issue | have is the flat out lies from the developer regarding the impact on the current school system. Based
on their proposed 288 multi-family units, they are anticipating only 42-48 additional students in the school district. If we
assume that for a 2 bedroom, 3 bedroom, or 4 bedroom unit, the parent(s) accounts for only one bedroom and the
remaining are for school-age kids, then that could mean an additional 588 kids in the school district.

# of # of Primary | Pot
Units |Bedrooms| Bedrooms E
2 Bedroom 60 120 60
3 Bedroom 156 468 156
4 Bedroom 72 288 72

Even if all the non-primary bedrooms are not occupied 100% by school-age children, there will still be a significant
impact on the schools as well as the roadways.

Thank you for your time and attention.
Regards,

Meghan Craig
444 Windwalker Dr.

CAUTION: This email originated from outside of the County. Do not click links or open attachments unless you recognize
the sender and know the content is safe. If you believe this message is fraudulent or malicious, please contact MIS for
further assistance.




Evan Walsnovich

From: Mark Ferry <markaferry59@gmail.com>
Sent: Thursday, November 2, 2023 5:34 PM
To: Evan Walsnovich

Subject: Preserve at Wards Creek project

Thursday, November 2, 2023

Dear Evan Walsnovich:

| wish to express my opposition to the Preserve at Wards Creek project. There has been so much
development of land into housing in this area over the past 6 years that there isn’'t enough
infrastructure or retail stores to support any more. We are already oversaturated and overcrowded. It
often takes 20 minutes to get from 16/16A down to 16/IGP as it is now. If we add more families to the
area the traffic will be untenable.

Thank you.

Mark Ferry

CAUTION: This email originated from outside of the County. Do not click links or open attachments unless you recognize
the sender and know the content is safe. If you believe this message is fraudulent or malicious, please contact MIS for
further assistance.




Evan Walsnovich

From: Robin Mecka <wrm1082@icloud.com>
Sent: Wednesday, November 22, 2023 4:18 PM
To: Evan Walsnovich

Subject: Rezoning wards creek

Evan Walsnvich,

| am writing in regards to the rezoning of the current cow pasture for the Preserve at Wards Creek housing project. With
all due respect what are you all thinking? This area is already a nightmare with all the construction, most of it isn’t near
completion. When we moved here years ago to be closer to my aging parents in World Golf Village it was a rural area.
We were 5-8 minutes away. Now there is almost nothing left not being built on. It frequently takes me 30-45 minutes
to travel 2 miles to Publix. Traffic backs up during school drop off/pickup times for hours. Never mind when the regular
accident on 195 that blocks travel lanes is diverted through SilverLeaf. So many poor decisions have been made already,
now this? We never see eagles anymore, just dead wildlife on the side of the road, since they have no where to live.
Also, I'm not sure if you travel in this area but affordable/low income housing? What services are available here? No
mass transit, not even sidewalks most places and already overcrowded schools. The only grocery store is Publix and
although they area really nice, affordable isn’t a word | would use to describe them.

If we wanted to live in a crowded over populated area we would have moved to Duval. Everything that made St Johns
county special has changed. It’s just so sad.

When considering this matter please keep the current residents in mind.

Sincerely,

Robin Mecka

Sent from my iPad
CAUTION: This email originated from outside of the County. Do not click links or open attachments unless you recognize

the sender and know the content is safe. If you believe this message is fraudulent or malicious, please contact MIS for
further assistance.



From: Tami Rich <trich@sjcfl.us>
Sent: Thursday, December 14, 2023 4:29 PM

To: Trevor Steven <tsteven@sjcfl.us>; Jennifer Gutt <jgutt@sjcfl.us>
Subject: FW: Re -zoning hearing on December 21, 2023 for 16A multi unit proposal

Maybe REZ 2023-16 ??

From: Adele Collins <adelejcollins@msn.com>

Sent: Thursday, December 14, 2023 4:15 PM

To: FAXPLANDEPT <faxplandept@sjcfl.us>

Cc: Commissioner Christian Whitehurst <bcclcwhitehurst@sjcfl.us>; Commissioner Sarah Arnold
<bcc2sarnold@sjcfl.us>; Commissioner Roy Alaimo <bcc3ralaimo@sjcfl.us>; Commissioner Krista Joseph
<bccdkjoseph@sjcfl.us>; Commissioner Henry Dean <bcc5hdean@sijcfl.us>

Subject: Re -zoning hearing on December 21, 2023 for 16A multi unit proposal

Good Afternoon,

| am writing concerning the upcoming rezoning of a parcel of land on 16A next to Wards Creek development to be held
on December 21, 2023 at 1330. | would like a copy of the environmental impact study for this plot of agricultural land.
The land is used for hunting and feeding purposes by the adjacent Great Blue Heron colony in the trees next to it and
Wards Creek, and also for a Bald Eagle that has its nest in the trees between Arbor Mills and Wards Creek.

Both of these species are listed on the current list held by the National Archives for the Migratory Birds Treaty Act of
1918 and the Bald Eagle is also listed in the Bald and Golden Eagle Protection Act of 1940. Both bird species are to be
protected from building that will limit their food sources. Both species are seen almost daily hunting rodents, snakes and
large grubs in this agricultural field.

This is why | am requesting a copy of the environmental impact report that has to have been completed by the potential
construction company of the multi unit development prior to any rezoning of the land.

Thank you for all you do to protect St. John’s County and our migratory bird population that are essential to our St.
Johns County ecosystem.

Sincerely,

Adele Collins

Retired Federal Biologist

108 Athens Drive

St. Augustine FL 32092

Sent from Mail for Windows

CAUTION: This email originated from outside of the County. Do not click links or open attachments unless you recognize
the sender and know the content is safe. If you believe this message is fraudulent or malicious, please contact MIS for
further assistance.




Evan Walsnovich

From: Alan Irvine <alanirvine@comcast.net>

Sent: Tuesday, December 19, 2023 7:32 AM

To: Commissioner Sarah Arnold; Evan Walsnovich
Subject: NO affordable housing.

Sarah,

| strongly object to the affordable housing proposed for Hwy 16 @ Silverleaf.

SIC should instead hold the current property managers accountable for what is already here.

Why would a county want to approve more of this. This development listed below is 12 months old , and | am sure
when it was pitched to the commissioners they all talked about how great it would be.

The proposed new development will be no different.

Tenants say they’'re moving out of St. Johns
County affordable housing complex due to
‘disgusting’ living conditions

news4jax.com

CAUTION: This email originated from outside of the County. Do not click links or open attachments unless you recognize
the sender and know the content is safe. If you believe this message is fraudulent or malicious, please contact MIS for
further assistance.




Evan Walsnovich

From: SCOTT CRAIG <sjcsgtO5@hotmail.com>

Sent: Monday, December 18, 2023 4:05 PM

To: Evan Walsnovich

Subject: Affordable housing project - Rt16a
Attachments: Opposition to the Preserve at Wards Creek.pdf

Good afternoon Mr. Walsnovich:

We are writing you as residents of Wards Creek in regard to the proposed affordable apartment complex on Rt 16a
between the Wards Creek community and the U-Haul facility. It is our understanding this matter will be coming before
your department on December 21° asking for a zoning change to accommodate this PUD. We attended the community
meeting arranged by the developer to have a full understanding of the proposal. This proposal includes 288 apartments
of which 60 are 2 bedrooms, 156 are 3 bedroom and 72 are 4 bedrooms. The developer claims this complex will only
impact our currently overburdened school system by 42-48 students. Purely based on the numbers this is completely
under estimated, why would a family have 2, 3 or 4 bedroom units and not have children? This shows that all 288 units
have the capacity to house children. The complex will have 622 spaces for 288 units, that is potentially 622 additional
vehicles impacting our already congested roadways in this area. The bottom line is the infrastructure is not in place to
support the size of this proposed complex. We already saw two years ago that a 115 single family rental home
community was stopped for these same reasons it doesn’t make any sense that a complex more than double that size
would be permitted. We have attached a document with the issues that further detail the problems for our community
and surrounding communities for your review. Based on these issues we are requesting that you do not approve the
rezoning of this parcel of land for this multifamily apartment complex.

Thank you,

Scott & Meghan Craig
444 Windwalker Dr.

Get Outlook for iOS

CAUTION: This email originated from outside of the County. Do not click links or open attachments unless you recognize
the sender and know the content is safe. If you believe this message is fraudulent or malicious, please contact MIS for
further assistance.




Opposition to the Preserve
at Wards Creek

Affordable Housing - 11 Apartment Buildings with 288 Units




 Build Site right next to Wards Creek (SR 16A and
SR 16) with entrance off SR 16A

e 11 Three Story Apartment Buildings
e 288 Units

. * 60 - 2 bedroom units
Qu I C k Fa CtS * 156 - 3 bedroom units

e 72 -4 bedroom units

tO t h e * Target Residents are low income families

* 622 Parking Spaces
P ro O S e d * Income limits for residents (2023)
p * 1 person-$37,200
B " ‘ d 2 people - $42,480

3 people - 547,820
4 people - $53,100
5 people - $57,360
* 6 people-561,620

* |ncome limits are never reverified after
acceptance




Issues with Proposed Build — School Capacity

* Developer claiming impact on schools to be
42-48 students.

* With the target community for this site
being families, the number of student Number| Total | Primary | Additional
impacts will likely be significantly higher. -

« With most school’s being close to capacity, 2 ge:mm o ses roe i1y
the additional hundred of students will also ecroom

. t h d 4 Bedroom 72 288 72 216
require more teacher ana resources Total )38 376 )88 538




Issues with
Proposed

Build — School
Transportation

The proposed site is under 2 miles from
all surrounding schools

School policy is that school buses do not
pick up students if their home is under 2
miles from the school

This will cause an increase in school traffic
from parents dropping kids off and
picking kids up

If they are zoned to Wards Creek
elementary, there are no sidewalks along
SR 16

Shortage of bus drivers currently causing
double runs for both pick up and drop off




Issues with Proposed
Build — Income
Limits

Developer marketing this to benefit the
St. Johns County workforce, claiming to
be targeted towards Fire, Police,
Teachers and Nurses.

Federal law would prohibit them from
only renting to the St. Johns County
workforces. They are not allowed to
dictate who can/can’t live there based
on where they currently work.




Issues with Proposed Build - Infrastructure

efin
Lack of available
schools now, some
are planned for
future years and

others have not
been funded

Ywar
war
wyr

Increase road
congestion (wait
times at SR 16 and
IGP steadily
increasing)

Slower emergency
response times

Social programs for
affordable housing
residents is not
readily available

How does all this
new build affect the
utilities?

Lack of public
transportation

Electrical Grid
Water Supply
Sanitation
Natural Gas Supply



Voice Your Opposition

Evan Walsnovich

_Lead Planner ewalsnovich@sjcfl.us

Commissioner
Arnold

Planning and

bcec2sarnold@sjcfl.us

st .
Zoning Meeting Thursday, December 215* @ 1:30pm



Evan Walsnovich

From: Richard Loeffert <rsstaug@yahoo.com>

Sent: Thursday, January 18, 2024 1:41 PM

To: Evan Walsnovich

Subject: Wards Creek Preserve Apartments Proposal SR16 and 16a

Because of inadequate infrastructure, extremely overcrowded schools, overcrowded roads and
inadequate access to the proposed site.we are totally against this proposed
development.

Richard and Sally
Loeffert
139 Athens
Drive
St Augustine FI 32092

CAUTION: This email originated from outside of the County. Do not click links or open attachments unless you recognize
the sender and know the content is safe. If you believe this message is fraudulent or malicious, please contact MIS for
further assistance.




Evan Walsnovich

From: Daniel Malloy <dvm527@bellsouth.net>
Sent: Thursday, January 18, 2024 7:31 PM

To: Evan Walsnovich

Subject: Wards Creek Developement

As an 18 year WGV resident | wish to go on record that | firmly oppose the proposed development of
the acreage on SR 16 Just consider the following

Wards Creek elementary seriously overcrowded presently

Siverleaf is adding 9000 homes to our area

The traffic already is in creditably heavy

What once was a pleasant place to live is becoming a nightmare

| ask you please come out here some day around 5PM to see the traffic backups on SR 16 and WGP
There has to be a better place for this project

Dan Malloy
2441 Den St

CAUTION: This email originated from outside of the County. Do not click links or open attachments unless you recognize
the sender and know the content is safe. If you believe this message is fraudulent or malicious, please contact MIS for
further assistance.




Evan Walsnovich

From: Sherri <spapa.howard@gmail.com>
Sent: Friday, January 19, 2024 7:04 AM
To: Evan Walsnovich

Subject: project: PUD 2023-18,

Dear Mr. Evan Walsnovich,

| write this letter as a resident of the area. Please do not allow this project to be approved.
There are too many projects approved in this area. This is unfair to the residents in the
community as well as all of the growth in the area.

Sherri Howard

CAUTION: This email originated from outside of the County. Do not click links or open attachments unless you recognize
the sender and know the content is safe. If you believe this message is fraudulent or malicious, please contact MIS for
further assistance.




Evan Walsnovich

From: Beth Pospyhalla <bethpos@bellsouth.net>

Sent: Friday, January 19, 2024 8:33 AM

To: Evan Walsnovich

Subject: Preserve at Ward's Creek Affordable Housing Project
Evan,

We strongly OPPOSE the proposed affordable housing development near Silverleaf and CR 16A. Not sure where you live,
but we live within blocks of that intersection (in King & Bear) and it is a total MESS! The development in this area was
not carefully planned, traffic is abominable. Nothing should be done until the roads can adequately accommodate the
traffic. We have lived in the same home for 18 years and are disgusted/disappointed with the turn of events in our
county. While | am one of the few that is in favor of the Silverleaf development, because of the N/S thoroughfare of CR
2209 (which was much needed)! We still see too much development and are concerned about not only the horrific
traffic, but the lack of schools, the runoff from all the development (storage, housing, shopping etc). Not the right
location!

RECONSIDER THE LOCATION OF THIS PROJECT!
Beth Pospyhalla

2129 Crown Drive
St. Augustine, FL 32092

Sent from my iPad

CAUTION: This email originated from outside of the County. Do not click links or open attachments unless you recognize
the sender and know the content is safe. If you believe this message is fraudulent or malicious, please contact MIS for
further assistance.



Evan Walsnovich

From: Donna Raiff <dfjre3@gmail.com>

Sent: Friday, January 19, 2024 12:03 PM

To: Evan Walsnovich

Subject: Preserve at Ward's Creek Affordable Housing project
Sir

This email is to express our concern and request the two applications that make up this
project the Preserve at Ward Creek project, PUD 2023-18 and CPA(SS) 2023-09 be
denied. As a resident of King and Bear we have major concerns and issues with this
project. The concerns are as follows:

- Lack of infrastructure to support this project. With current growth already in work, The
current infrastructure does not support this growth. Traffic congestion and unacceptable
delays multiple times during the day already occur. This expansion will exasperate a
current problem.

- High potential for increased crime brought on by affordable housing residents.

- Degradation of property values in King And Bear due to proximity of “Affordable
Housing”

- Egress from the back gate of King and Bear is hazardous with current growth. Additional traffic
flow will exasperate this issue.

Controlled growth vs the current strategy of unbridled growth to line the developers pockets
without concern of current residents and majority taxpayers needs to be stopped and reassessed
in a total community perspective.

Request OUD 2013-18 and COA(SS) 2923-09 be denied.

Thank you for your time,

Respectfully,

Herman’s and Donna Raiff

3194 Crown Drive
St Augustine, FL 32092



Evan Walsnovich

From: Jesse Kane <jesseakane@yahoo.com>

Sent: Monday, January 22, 2024 8:07 PM

To: Evan Walsnovich; Commissioner Sarah Arnold

Subject: PUD2023-18, CPA ( SS)2023-09 Ward's Creek Affordable Housing Project

Dear Mr. Walsnovich and Ms. Arnold,

We wish to express our opposition to the two applications listed above. We are opposed to further development along the
area bound by SR 16 and CR 16A in the World Golf Village Area.

When we purchased our home at 4858 Boat Landing Drive almost 10 years ago, we did so with the idea that it would be
our retirement residence. We did so with the idea that it would be close to our children who live in St Johns County and
that a gated community would allow us to walk the neighborhood with less concern about being an easy target to crime
and traffic. Further, there was much less commercial and residential development. We are getting close to retirement and
when we are there on weekends and holidays, we are astonished at the large amount of traffic and congestion that is
present. It is difficult to get onto 16A from World Golf Village and with more housing proposed it will be almost impossible
to get onto the road.

The entire area is unprepared for more development. It seems like there has been no planning for this area.With a new
school being built further up SR 16 to handle the Shearwater expansion, traffic on SR 16 will be backed up tremendously
on the road with one lane in each direction. Compare that to Silverleaf that already has a road with 2 lanes in each
direction and Longleaf Pine which handles traffic from Rivertown and has 2 lanes in each direction. The roads that border
the land proposed for rezoning should be widened before any further development occurs and the cost should be
handled, at least in part, by the developers.

So in conclusion, we are opposed to any zoning changes that would increase the population until the infrastructure is built
to handle it and all the housing in the Silverleaf and Rivertown areas is completed. Otherwise it will be a significant safety
issue and senior citizens like us will bear the brunt of the problem and we fear there will be significant casualties and loss
of life.

Thank you for your attention to this matter,

Janice and Jesse Kane, M.D

CAUTION: This email originated from outside of the County. Do not click links or open attachments unless you recognize
the sender and know the content is safe. If you believe this message is fraudulent or malicious, please contact MIS for
further assistance.
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	CPA(SS) 2023-09 Preserve at Wards Creek
	01 Staff report
	Subject:  CPA(SS) 2023-09 Preserve at Wards Creek
	REQUEST:  Request for a Small Scale Comprehensive Plan Amendment to amend the Future Land Use Map designation from Agricultural-Intensive (A-I) to Residential-D (Res-D) with a text amendment limiting development to 15 units per net developable acre, p...
	SUGGESTED MOTION/ACTION

	Location: The subject property is located on the western corner of County Road 16A and State Road 16.
	Existing Future Land Use: The subject property is currently designated Agriculture Intensive (A-I)  on the Future Land Use Map. Properties in the immediate area are designated Rural Commercial, Commercial, Residential-B  and Rural/Silviculture (R/S).
	Zoning District: The subject property is zoned Open Rural (OR).  The surrounding area is zoned OR and PUD.
	APPLICATION SUMMARY
	This is a request to amend the Future Land Use Map (FLUM) designation from Agricultural-Intensive (A-I) to Residential-D (Res-D) with a text amendment limiting development to 15 units per net developable acre, for approximately 19.22 acres of land loc...
	IMPACT REVIEW
	Transportation:
	The following assessment is a non-binding traffic impact analysis for Preserve at Wards Creek (PUD 2023-18 & CPA(SS) 2023-09) to assess for potential impact based solely upon the applicant's intent to develop within this Comprehensive Plan Amendment a...
	In accordance with the CPA application, the applicant seeks to change the existing Agricultural Intensive future land use designation to Residential D future land use to allow for the development of an affordable housing apartment complex. Based on th...
	The proposed 288 affordable housing units is estimated to generate 1,214 daily trips and 112 p.m. peak hour trips (ITE LUC 223 Affordable Housing).
	A preliminary proportionate fair share analysis is provided for the proposed residential development consisting of 288 affordable housing units. Based on the current roadway status within the 4-mile radius study area (Transportation Analysis Spreadshe...
	Link 24 (CR 16A from River Reach Pkwy to SR 16)
	Link 91.1 (SR 16 from CR 16A to IGP)
	Link 91.2 (SR 16 from IGP to CR 2209)
	Link 92.11 (SR 16 from CR 2209 to S. Francis Rd.)
	Link 92.12 (SR 16 from S. Francis Rd. to West Mall Entrance)
	Link 170 (Silverleaf Pkwy from SR 16/CR 16A to CR 2209)
	Link 171.2 (CR 2209 from Silverleaf Pkwy to First Coast Expressway)
	The required proportionate fair share for impacts to the adversely impacted segments shown above is currently estimated to be $4,498,117.00 (preliminary estimate 10/19/2023), subject to final review in conjunction with a formal concurrency application...
	Water and Sewer:
	The St. Johns County Utility Department (SJCUD) will be able to meet the water and sewer plant capacity for 288 apartments with a total anticipated usage of 86,400 gallons per day (gpd) of water and 69,120 gpd of wastewater based on general conditions...
	Drainage and Stormwater Management:
	The project will comply  with all applicable federal, state, regional and local permitting requirements.
	Solid Waste:
	The project will comply with all applicable federal, state, regional and local requirements.
	Parks and Recreation, Open Space:,
	Neighborhood/Community Park:  3.46 acres
	Regional Open Space:  17.28 acres
	These provisions of recreation and open space are provided within the PUD Text.
	Schools:  There is insufficient capacity.
	Mass Transit:  There is sufficient capacity.
	Fire Services:
	ISO's Public Protection Classification (PPC) information plays an important part in the decisions many insurers make affecting the underwriting and pricing of property insurance. ISO analyzes the relevant data and assigns a PPC- grading from 1 (lowest...
	As of August 2016, ISO applies the following classification to properties in St Johns County:
	 Class 3- property within 5 road miles of an existing fire rescue station and within 1000 feet of a creditable water supply such as a fire hydrant, suction point, or dry hydrant.
	 Class 3X- property within 5 road miles of an existing fire rescue station but beyond 1000 feet of a creditable water supply.
	 Class 10W- property beyond 5 road miles but less than 7 road miles from an existing fire rescue station, and has a creditable water source.
	 Class 10- property beyond 5 road miles of a recognized fire rescue station.
	Based on this project submitted,  the current primary fire station is located at 235 Murabella Pkwy and has a creditable water supply; therefore, ISO would assign a rating of Class 3.
	DEPARTMENTAL REVIEW
	The Planning and Zoning Division has routed this request to all appropriate reviewing departments. There are no open comments; however, staff maintained a comment concerning compatibility with the surrounding area.
	All amendments to the St. Johns County comprehensive plan are legislative in nature. This is a policy-making decision to determine the future growth pattern of St. Johns County (i.e. is it appropriate to expand the development area boundary or to chan...
	Technical Division Review:
	All future site engineering, drainage and required infrastructure improvements will be reviewed pursuant to the established Development Review Process to ensure that the development has met all applicable local regulations and permitting requirements....
	The FDOT has reviewed the proposed intersection improvements with county staff. Based on the First Coast Expressway being completed in 2030, FDOT has opined that the widening of CR-16A from two to four lanes would provide a better benefit.
	Planning and Zoning Division Review:
	This is a request for a small-scale comprehensive plan amendment to amend the Future Land Use Map (FLUM) designation from Agricultural-Intensive (A-I) to Residential-D (Res-D), located at 6351 County Road 16A to allow 288 affordable housing units.  Th...
	Currently, the property is being utilized as a bull pasture while neighboring properties are being changed to more intensive uses.  However, the proposed change to Residential-D could be considered a “spot change” in this area of the county given ther...
	The Comprehensive Plan contains several policies regarding Comprehensive Plan Amendments, including Policies A.1.2.5, A.1.2.7, and A.1.3.11. These policies state the following (provided in part):
	Policy A.1.2.5: All Comprehensive Plan amendments shall provide justification for the need for the proposed amendment and demonstrate how the proposed amendment discourages urban sprawl and not adversely impact natural resources. In evaluating propose...
	a) the extent to which the proposed amendment is contiguous to an existing Development Area which has developed in a manner providing a compact, contiguous development pattern with the proposed amendment;
	b) the extent to which population growth and development trends warrant an amendment, including an analysis of vested and approved but unbuilt development;
	c) the extent to which adequate infrastructure to accommodate the proposed amendment exists, or is programmed and funded through an adopted Capital Improvement Schedule, such as the County Capital Improvement Program, the Florida Department of Transpo...
	d) the extent to which the amendment will result in an efficient use of public funds needed for the provision of new infrastructure and services related to it;
	e) the extent to which the amendment will not result in a sprawl development pattern as determined by Chapter 163, Florida Statutes, and will not discourage infilling of more appropriate areas available for development within existing Development Area...
	f) the extent to which the amendment results in positive market, economic and fiscal benefits of the area as demonstrated through a market demand analysis, economic impact analysis and fiscal impact analysis.
	Policy A.1.2.7: The County shall encourage urban and suburban growth within the development areas where public facilities and services exist. Development Areas are those areas designated on the Future Land Use Map, which depict the overall future grow...
	Policy A.1.3.11: states the following: “When a Comprehensive Plan amendment, rezoning or development application is considered, the County shall ensure compatibility of adjacent and surrounding land uses. Land uses, include but are not limited to perm...
	The property fronts County Road 16A to the north and State Road 16 to the south.  The applicant has provided that the proposed development will only access County Road 16A but will have an emergency gate located on the State Road 16 side.
	Conceptual Site Plan
	The subject property is surrounded by undeveloped lands and properties previously changed into both commercial and residential Planned Unit Developments (PUDs). The largest among them is Silverleaf to the north along County Road 16A where there are ov...
	AFFORDABLE HOUSING ADVISORY COMMITTEE (AHAC) MEETING
	At the monthly AHAC meeting held on Wednesday, September 20th the applicant Thomas Ingram along with representatives from the development firm Dominium presented this project. The team gave an overview of the funding apparatus that they utilize for pr...
	NORTHWEST SECTOR COMMUNITY MEETING
	A Community meeting was held on Wednesday September 27, 2023, with more than 100 people attending.
	The meeting was led by both the applicant Thomas Ingram and representatives from the development firm Dominium, where they led with an informational session regarding funding, similar projects by Dominium, and the exact plans for the subject property....
	Follow-up Community Meeting
	The applicant has chosen to hold an additional community meeting on Thursday, January 25, 2024 at the Holiday Inn – World Golf Village. Approximately, 50 people showed up to this meeting. The meeting started off yet again with representatives from the...
	CORRESPONDENCE/PHONE CALLS
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