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In 1992, the Northeast Florida CoC conducted  
its first official census and published its  

first report on the state of homelessness.

EXECUTIVE SUMMARY

What is a PIT count and why do we do it? 

On Wednesday, January 25, 2023, the Northeast Florida Continuum of Care (CoC) joined together with community 
partners, elected officials, staff, and volunteers to conduct the annual Point-In-Time (PIT). This year’s publication 
represents the first comprehensive sheltered and unsheltered report since 2019.

The PIT count is a one-day snapshot of our neighbors experiencing homelessness on a given night/day and it provides 
a relative snapshot of a dynamic condition. While it is just one day, it is anchored and focused on real people and 
the summation of this data should never minimize that we are person-centered and most dedicated to the people 
experiencing homelessness and not the number they represent. 

As we re-establish our annual count and reporting, this publication will highlight a side-by-side 10 year trend comparison 
2013/2023 to visualize the pre-COVID PIT era to this year’s data. While there may be unexplained anomalies in the 2023 
data, which may present as an under-represented count, anecdotally we believe COVID-related process modifications 
may have impacted it and are working to validate data results by planning a summer count. 

Where we would typically look at year-over-year trends, we are comparing 2020 to 2023, since 2020 represents pre-
COVID data. During the 2021 count, we did not utilize volunteers and the 2022 count was a sheltered-only count. Both 
2021 and 2022 were significantly impacted by the COVID pandemic and the community was focused on implementing 
solutions to sheltering and housing people. 

DID YOU KNOW?

https://www.changinghomelessness.org/wp-content/uploads/2021/06/2019PITReport.pdf
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The total number of persons experiencing homelessness 
The total number of persons experiencing homelessness 
in Northeast Florida decreased by 55% from 2013 to 
2023 and 19% from 2020 to 2023: 

Similarly, the number of sheltered persons decreased by 
49% from 2013 to 2023 and 15% from 2020 to 2023:

The 10-year trend for unsheltered appears to align with 
the sheltered count as it decreased 69% from 2013 to 
2023 and 27% from 2020 to 2023.

As we emerge into a reframed sense of normalcy, 
we remain optimistic. While data show a downward 
trend, we understand that we will need several years 
of reporting to demonstrate consistent and more 
reliable trends and to ensure that COVID measures to 
minimize infection did not affect our ability to collect 
information.
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METHODOLOGY 
After several years of modified PIT count methodologies, northeast Florida returned to a more standardized process. 

APPROACH 
On January 25th, 2023, approximately 80 volunteers and staff from various homeless service providers deployed 
throughout Clay, Duval and Nassau counties to survey our neighbors experiencing homelessness. Surveyors collected 
data using the Counting Us App, which the systems team combined with Homeless Management Information System 
data to ensure the most complete representation. The app allowed for live data monitoring, automatic deduplication,  
and easy reporting. The HMIS data was used to fill in some of the shelter data that was not entered through the app.

PARTICIPANTS  
The most significant difference between the pre-COVID counts and this year’s count is the use of volunteers. Consistent 
with previous counts, experienced zone commanders provided guidance and location management throughout the 
community. Furthermore, the use of volunteers not only helped us cover more ground but also brought diversity to the 
team. The volunteers came from different backgrounds and had different perspectives to share, which added dimension 
and value to the count.

DATA COLLECTION  
The Counting Us App allowed for real-time data monitoring, automatic deduplication, and easy reporting, which helped 
to confirm that all target areas were covered and that data was collected accurately. The use of HMIS data to fill in missing 
shelter data was a more efficient way to supplement the data collected through the app. Overall, the point-in-time count 
was a valuable tool in understanding the scope and nature of homelessness in the region, and will help inform future efforts 
to address this issue.

Overall, the use of volunteers and the identification of “hot spots” were significant improvements that helped us conduct 
a more comprehensive count since the onset of the COVID pandemic. However, we are planning a mid-year count in June 
2023 and hope to continue building on these improvements in the future with the aim of creating a more accurate and 
detailed picture of homelessness in our community.

This report is based on information pulled from over 40 regional social service agencies offering overnight emergency 
beds, transitional housing, and supportive services. It also relies on results of a one-day, volunteer-driven survey of 
people living in woods, streets, and cars—places not fit for human habitation.



PIT COUNT REPORT 04.30.2023 CHANGING HOMELESSNESS

6

What does it mean to be Sheltered? If someone is sheltered, they are residing in an emergency shelter or 
transitional housing temporarily. 

To be unsheltered, it means that someone is literally sleeping on the streets, tents, cars or places not meant for 
human habitation.

Working in teams across Clay, Duval and Nassau counties, 80 volunteers, which included staff from stakeholder 
and community providers, collected survey data from people experiencing unsheltered homelessness for 
the 2023 Point-In-Time count. Different areas were canvassed at different times, with volunteers asking each 
respondent whether they had completed a survey already. Every effort was made to ensure individuals were 
counted once. Volunteers canvassed areas based on community research and count planning.

Figure 1 shows that more than twice the number of people experiencing homelessness on January 25th had 
some type of shelter as compared to those who were unsheltered.

FIGURE 1
Sheltered and Unsheltered, PIT Count 2023 totals 

SHELTERED UNSHELTERED TOTAL

851 396 1,247

SHELTERED AND UNSHELTERED
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FIGURE 3
Clay County
Sheltered,
Unsheltered
Totals, 2023 SHELTERED

UNSHELTERED

TOTAL

13
3

16

Figures 3, 4 and 5, show the number of people that were sheltered and unsheltered as documented in each 
county within the Northeast Florida Continuum of Care.

FIGURE 2
Individuals Experiencing Homelessness, PIT Counts 2020 and 2023 

PERSONS 2020 2023 DIFFERENCE

Sheltered 1,001 851 -150

Unsheltered 541 396 -145

TOTALS 1,542 1,247 -295

Individuals Experiencing Homelessness, PIT Counts 2021 and 2023 

PERSONS 2021 2023 DIFFERENCE

Sheltered 992 851 -141

Unsheltered 230 396 +166

TOTALS 1,222 1,247 +25
*Our community did not conduct an unsheltered count in 2022. 

Figure 2 compares the annual totals from 2020 to 2023 and 2021 to 2023 to document the decreases/increases 
but with the caveat that all counts conducted after 2020 were impacted by the COVID pandemic by shifts in 
shelter and program operations.
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FIGURE 5
Nassau County
Sheltered,
Unsheltered
Totals, 2023

SHELTERED
UNSHELTERED

TOTAL

28
27
55

FIGURE 4
Duval County
Sheltered,
Unsheltered
Totals, 2023

SHELTERED
UNSHELTERED

TOTAL

810
366

1,176
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DEMOGRAPHICS 
With a total of 396 people identified as unsheltered, individuals 55 and older represent 25% and an increasing 
population compared to previous years, with the gender ratio approximately 3 males for every female and a few  
people that identify as not-singular-gender and transgender. 
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With a total of 851 people identified as sheltered, similar to the unsheltered individuals 55 and older, the sheltered 
55+ represent 24% demonstrating a consistent increase in the aging shelter population as well. For people in shelter, 
the ratio of males to females is much closer to a one-to-one ratio with a few that are not a singular gender and several 
transgender and people who are questioning.
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Of the people sheltered and unsheltered, 60% identified as Black, African American, or African, 35% identified as White 
and 5% are American Indian, Alaska Native or Indigenous, Asian or Asian America, Native Hawaiian or Pacific Islander and 
Multiple Races. The community population, according to Census.gov states there are 54.5% people who identify as White 
and 30.7% identified as Black or African American demonstrating a disparity in the number of people of color experiencing 
homelessness.
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Changing Homelessness reports on people who are experiencing homelessness and the various subpopulations: 
 
•	 Chronic Homelessness ~ our most vulnerable neighbor with a documented disability that has been continuously 

unhoused for one year or more, or 4+ times within 3-years, totaling 12 months. 
•	 Veterans ~ our neighbor with a verified Veterans Administration status
•	 Families with children ~ our adult neighbor with one or more children
•	 Over 55+ ~ our neighbor that is 55-years and older 
•	 Youth/Young Adults ~ unaccompanied neighbors 18-24 years old

EXPERIENCING CHRONIC HOMELESSNESS
During the 2023 PIT count, volunteers identified 62 people who met the definition of chronic homelessness. 

*During the first year utilizing a new count methodology and application resulted in invalid data. 
** In 2022, our community conducted a “sheltered only” count. 

While we are documenting a decline since 2020, we are reevaluating our methodology, application and volunteer training 
to ensure a valid count. 

The impact of chronic homelessness is far-reaching and wide-ranging. It can lead to prolonged physical and mental health 
conditions, including a heightened likelihood of dying on the streets.
 

** In 2022, our community conducted a “sheltered only” count. 

Families experiencing homelessness in Northeast Florida have remained within a relative number since 2019, and currently 
represent 23% as the total number of persons, and 9% as the total number of households. Many of these families are 
struggling to make ends meet in an ever-changing economy, and the combination of housing costs, medical and childcare 
expenses, and the increasing cost of living can quickly send them into a downward spiral.
 

SUBPOPULATIONS

Chronic
Homelessness

2013 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023

276 399 327 325 319 327 301 185 * **88 62

FAMILIES EXPERIENCING HOMELESSNESS
During the 2023 PIT count, volunteers identified 90 family households and a total of 276 people. 

Families
2013 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023

830 674 513 493 425 384 289 370 247 292 276
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** In 2022, our community conducted a “sheltered only” count. 

Like Families, Veterans experiencing homelessness in Northeast Florida have remained within a relative range since 2019, 
and currently represent 8% as the total number of persons, and 9% as the total number of households. It is important to 
note ~ our community has a robust Supportive Services for Veterans (SSVF) program, dedicated funding and committed 
partners, which continues to have a positive impact and reflect a best-practice, system of care model. 

** In 2022, our community conducted a “sheltered only” count.
***In 2023, our community reported older adults 55+. 

Young adults experiencing homelessness comprise 8% of the total count, which coincides with the total from the 2020 
count. Young adults experiencing homelessness often lack a support system. As a result, they may be more vulnerable to 
exploitation, abuse, and addiction.

VETERANS EXPERIENCING HOMELESSNESS
During the 2023 PIT count, volunteers identified 102 Veterans. 

YOUTH/YOUNG ADULTS EXPERIENCING HOMELESSNESS
During the 2023 PIT count, volunteers identified 115 youth/young adults. 

Veterans
2013 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023

324 224 184 130 125 121 118 181 160 70 102

Youth/ 
Young Adults

2013 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023

153 120 101 109 106 132 109 118 42 64 115
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OLDER ADULTS EXPERIENCING HOMELESSNESS, 55-YEARS-OLD+
During the 2023 PIT count, volunteers identified 286 older adults.  

** In 2022, our community conducted a “sheltered only” count.
***In 2023, our community reported older adults 55+. 

Older adults are a growing population experiencing homelessness in Northeast Florida, nearly 25% of the total count. This 
group of individuals are at an increased risk for a range of health and social outcomes, including poor physical and mental 
health, exposure to violence and exploitation, and lack of adequate social supports.

Older Adults,
55-years-old+

2013 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023

         286 

CONCLUSION:

A Note from Dawn Gilman: 

This year we are optimistic and well aware of the willpower demonstrated 
over the past three years. As a Continuum of Care, we locked arms and 
resolved to respond to an international pandemic. We made great strides 
and learned many lessons.  

The Point-In-Time count is a measure of one day, one moment in time that 
we can reflect upon to gain a better understanding of our neighbors 
experiencing homelessness. One opportunity, among many, to review, to 
evaluate, and to make adjustments ~ always with people central and 
fundamental to this mission.   

Throughout the pandemic, we made count modifications. In 2021, staff used 
the Counting Us Application and we did not include volunteers. In 2022, we 
conducted a sheltered-only count, as our community faced a rampant COVID 
variant. Without restraint and with every Point-In-Time count iteration, you 
stood with us.  

We are grateful to our community partners, elected officials, staff, and 
volunteers.  

Though the causes of homelessness are multifaceted, we must continue our 
work together to support those experiencing homelessness and prevent 
future generations from facing the same fate. 

Today, we stand prepared and honored to utilize the great wisdom to guide 
us to our vision of ending homelessness.  

Together, we are Changing Homelessness. 

 

Dawn Gilman 
CEO, Changing Homelessness

A Note From Dawn Gilman

This year we are optimistic and well aware of the willpower demonstrated over the past three years. As a 
Continuum of Care, we locked arms and resolved to respond to an international pandemic. We made great 
strides and learned many lessons. 

The Point-In-Time count is a measure of one day, one moment in time that we can reflect upon to gain a  
better understanding of our neighbors experiencing homelessness. One opportunity, among many, to review,  
to evaluate, and to make adjustments ~ always with people central and fundamental to this mission.  

Throughout the pandemic, we made count modifications. In 2021, staff used the Counting Us Application  
and we did not include volunteers. In 2022, we conducted a sheltered-only count, as our community faced  
a rampant COVID variant. Without restraint and with every Point-In-Time count iteration, you stood with us. 

We are grateful to our community partners, elected officials, staff, and volunteers. 

Though the causes of homelessness are multifaceted, we must continue our work together to support  
those experiencing homelessness and prevent future generations from facing the same fate.

Today, we stand prepared and honored to utilize the great wisdom to guide us to our vision of ending 
homelessness. 

Together, we are Changing Homelessness.

Dawn Gilman
CEO, Changing Homelessness



PIT COUNT REPORT 04.30.2023 CHANGING HOMELESSNESS

15

APPENDIX A:  
Ten Year Trends (with COVID-19 during 2021 and 2022)

YEAR-OVER-YEAR POINT-IN-TIME TOTALS 
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Total

Families (People)

Older Adults, 55+

2021 – COVID count, no volunteers and revised count methodology

2022 – “Sheltered only” count

2023 – First count reporting older adults 55+

2013 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023

2,768 2,049 1,853 1,959 1,869 1,794 1,654 1,542 1,222 1,049 1247

276 399 327 325 319 327 301 185 – 88 62

324 224 184 130 125 121 118 181 160 70 102

232 242 170 164 135 126 90 185 77 91 90

830 674 513 493 425 384 289 370 247 292 276

153 120 101 109 106 132 109 118 42 64 116

286



PIT COUNT REPORT 04.30.2023 CHANGING HOMELESSNESS

16

YEAR-OVER-YEAR SHELTERED AND 
UNSHELTERED TOTALS 
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APPENDIX A:  
Ten Year Trends, Continued

2021 – COVID count, no volunteers and revised count methodology 
2022 – “Sheltered only” count 

*It is important to note that these numbers may not represent homelessness in its entirety. We have yet 
to see the potential long-term impacts of the pandemic on those experiencing homelessness.le. 

Unsheltered

Sheltered

2013 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023

1671 1756 1427 1518 1437 1365 1146 1001 992 1049 851

1049 293 426 441 432 429 508 541 230 – 396
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• 	Tyler Morris, Center for Independent Living

• 	Ashley Pratt, Mayo Clinic

• 	Bill Rodgers, Veterans Administration

• 	Joe Wolf, Consultant

• 	Dr. Pedro Irvin Cohen, LISC

• 	Jimmy Peluso, VyStar Credit Union

• 	Sylvester Pinckney, Kids Hope Alliance

• 	David Garfunkel, Lift Jax

• 	Kia Mitchell, MD, Families First Medical Group

• Kemal Gasper, VyStar Credit Union

• 	Terri Lewis, One Call

• 	Penny Kievet, Retired, City Rescue Mission

• 	Whitney George, PH.D., Jacksonville University

• Tabatha Ball, Agape Community Health Center

• 	Dr. Jametoria Burton, FSCJ

• 	David Clark, Downtown Ecumenical Services

• 	Tom Daly, Ability Housing

• 	Emma Stewart, Florida Blue

• 	Nancy Eisele, LSF Health Systems

• 	Damon Green, Impact Church

• 	Sara Mitchell, United Community Outreach Ministry

• 	Amy Wilkerson, Law Office of Jared M. Wilkerson

• 	Bradley Russell, The Russell Firm

•  Charles Garrison, WGI
• 	Derek Brown, Merrill Lynch

• 	Dr. Tammy Hodo, All Things Diverse

• 	Dr. Heather Brown, RN, BSN

Northeast Florida Continuum of Care Governance Board
CHANGING HOMELESSNESS APPRECIATES THE GUIDANCE OF  
THE NORTHEAST FLORIDA CONTINUUM OF CARE GOVERNANCE BOARD:

Changing Homelessness Board of Directors
CHANGING HOMELESSNESS ACKNOWLEDGES THE LEADERSHIP AND SUPPORT 
OF OUR BOARD OF DIRECTORS:

APPENDIX B:  
Governance and Membership

CHANGING HOMELESSNESS
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•	 Ability Housing

•	 Barnabas House

•	 BEAM

•	 Catholic Charities

•	 City of Jacksonville, Veterans Services

•	 City Rescue Mission

•	 Clara White Mission

•	 Coalition for the Homeless of Nassau

•	 Daniel

•	 	Downtown Ecumenical Service Council

•	 Downtown Vision

•	 Duval County Public Schools

•	 Family Promise of Jacksonville

•	 Family Support Services

•	 Five S.T.A.R. Veterans Center Inc.

•	 Gateway Community Services

•	 Hubbard House

•	 Jacksonville Housing Authority

•	 JASMYN, Inc.

•	 Jewish Family and Community Services

•	 Liberty Center 

•	 LISC

•	 LSF Health Systems

•	 Lutheran Social Services

•	 Mental Health Resource Center

•	 Mercy Support Services

•	 Micah’s Place

•	 Mission House

•	 Presbyterian Social Ministries

•	 Quality Life Center of Jacksonville

•	 Quigley House

•	 Salvation Army

•	 Starting Point Behavioral Health

•	 Sulzbacher Center

•	 Trinity Rescue Mission

•	 United Way of NEFL

•	 Volunteers of America

•	 Youth Crisis Center

Northeast Florida Continuum of Care Member Agencies
CHANGING HOMELESSNESS IS GRATEFUL FOR THE HOPE AND COURAGE OF ALL THE ORGANIZATIONS 
DEDICATED TO REDUCING AND ENDING HOMELESSNESS:

CHANGING HOMELESSNESS



CHANGING Homelessness
660 Park Street

Jacksonville, Florida 32204
Phone: (904) 318-9184

Email: info@changinghomelessness.org



CITY OF JACKSONVILLE 
INFRASTRUCTURE TRANSITION COMMITTEE 

AFFORDABLE HOUSING SUBCOMMITTEE 
RECOMMENDATION REPORT
AUGUST 2023



A.	 Update the Housing Element of the 2045 Comp Plan with 
subcommittee recommendations and develop clear policy 
goal directives with benchmarks and timelines 

B.	 Institute a Housing Oversight Committee 

C.	 Streamline the horizontal and vertical permitting process 
D.	 Scrutinize City policies and regulations that would decrease 

housing supply

A.	 Code enforcement reforms 
B.	 Create a Landlord Registry 
C.	 Create technical assistance 

programs for landlords / 
property managers

GOAL 1:

Improve Housing Ecosystem: 
Efficacy, Coordination, and 
Oversight

A.	 Expand and commit local recurring, dedicated funding 
aimed at filling identified capital stack gaps 

B.	 Promote the construction of Missing Middle Housing and 
increase the allowed density of future development through 
zoning reform (both development department internal policy 
changes and ordinance changes) 

C.	 Prioritize government resources to create housing 
affordable to those with the greatest need, including 
persons experiencing homelessness 

D.	 Provide incentives to developers and community housing 
partners to produce more attainable housing 

E.	 Address tap and connection fee barriers to affordability

GOAL 2:

Increase Attainable Housing 
Construction and Rehabilitation 
(Low- and moderate-income 
housing supply)

GOAL 3:

Strengthen Housing and 
Resident Stability 
(Keep people in their homes / hedge 
against loss of affordability)

A.	 Raise awareness of available 
incentives 

B.	 Allow multiplexes on all 
properties within the Urban Area 

C.	 Convert city-owned commercial 
buildings to residential 

D.	 Understand capacity of non-
profit development community 
and work to increase that 
capacity

A.	 Support eviction prevention programs 
B.	 Launch a Housing Resource Center to coordinate and 

promote housing opportunities, resources, and protections 
C.	 Support homeownership preservation strategies

A.	 Support and coordinate with 
Jacksonville Transportation 
Authority (JTA) on transit-
oriented community 
developments

Overarching Goals: Short-term Strategies (0-2 years)   Medium- & Long-term  
Strategies (2+ years) 

Executive Summary: Recommendations at a Glance



Background: Setting the Stage

Jacksonville is grappling with a housing affordability crisis 
that has evolved over several decades. The local housing 
ecosystem has faced several challenges, including those 
caused by COVID-19, such as supply chain disruptions 
and increased material costs. Wage growth has not 
kept pace with rising rents and home prices. Hurricane 
destruction as well as significant housing investor activity 
have further complicated the situation. Furthermore, 
there has been a persistent lack of public will to prioritize, 
coordinate, and fund low- and moderate-income housing1 
development. As a result, a significant portion of the city’s 
residents, including low- and moderate-income families 
and individuals, are struggling to find housing that is both 
affordable and adequate.

The housing market collapse and the resulting Great 
Recession had devastating effects on housing production 
between 2010 and 2020, reducing average monthly 
housing unit starts by 33% compared to the previous 
decade2. 

As a result of these challenges and others, Jacksonville 
has a severe shortage of low- and moderate-income 
housing, which is leaving too many residents unable 
to secure safe, quality housing3. Notably, 40% of 
Jacksonville households (156,000) earn incomes below 
80% of the Area Median Income (AMI), which is the 
threshold between low- and moderate-income housing4. 
Similarly, 147,200 households (38%) are currently on the 
Jacksonville Housing Authority’s waitlist for subsidized 
housing5. Finally, as cited by the Community Foundation of 
Northeast Florida6, according to The National Low Income 
Housing Coalition, they estimate the Jacksonville area 
is currently short by more than 35,000 units of attainable 
housing and that number is expected to grow. 

Renters in Jacksonville are particularly vulnerable as their 
median household income is about $35,000 less than 
that of homeowners7. More than half of Jacksonville’s 
renter households (52.6% or 88,000) are rent burdened—

Infrastructure Transition Committee:  Affordable Housing Subcommittee Recommendation Report                            Page 2                                

A Note about 
Terminology & Tone

The subcommittee 
intentionally uses the 
descriptor “attainable 
housing” in place of 
“affordable housing” to avoid 
negative connotations and 
NIMBYisms18 that have 
become associated with the 
term over time. Whether 
considered low income 
(less than 80% Area Median 
Income / AMI) or moderate 
income (80% - 120% AMI), 
Jaxons deserve access to 
safe, quality housing that is 
affordable19 at their income 
level. Attainable housing 
encompasses diverse 
housing options that are 
accessible and realistic for 
a broad range of residents 
at risk of being priced out 
of the Jacksonville housing 
market, including those who 
earn a moderate income such 
as many teachers, police 
officers, and firefighters, 
among others. Our intent is 
to promote inclusivity and 
fairness in terms of suitable 
housing options for various 
professionals as well as those 
in vital need.



spending more than 30% of their incomes on housing8. Following the 22.5% rent increase in the 
U.S. since January 2020 and despite indications that annual rental price increases are slowing 
in some metro areas, Jacksonville rents continued to increase (7.5% year-over-year change) 
over the national average (2.4%) in 20239.

The lack of low- and moderate-income housing options has led to a surge in homelessness and 
housing insecurity. Families are forced to allocate a disproportionate amount of their income 
towards housing expenses, leaving little room for other essential needs such as healthcare, 
education, and savings. The cascading effect exacerbates existing economic disparities and 
negatively affects the overall well-being of the community.

The Affordable Housing Subcommittee was tasked with providing recommendations to Mayor 
Donna Deegan that can decrease housing burdens and increase the inventory of low- and 
moderate-income housing in Jacksonville. It is important to note that the subcommittee 
incorporated insights from various sources, including the Market Value Analysis, the Special 
Committee on Critical Quality of Life Issues, and the 2022 City of Jacksonville Affordable 
Housing Summit, among others10. The subcommittee believes the recommendations herein 
reflect and are aligned with key findings and suggestions from these reports, which have been 
thoroughly reviewed and developed by a wide range of housing advocates and stakeholders.

The housing crisis in Jacksonville is complex and requires a multi-faceted approach 
and sustained commitment from all stakeholders involved. By prioritizing this issue and 
implementing comprehensive measures immediately, the City can take significant steps toward 
ensuring safe, stable housing and housing that is affordable for all residents, fostering a 
stronger, more inclusive community.

Recommendations

In order to effectively address the magnitude of Jacksonville’s housing crisis, the 
subcommittee strongly encourages adopting a holistic approach and fidelity in terms 
of committing significant financial and human capital to the issue. To this end, the 
subcommittee recommends three parallel tracks:

1.	 Improve coordination and oversight of the housing ecosystem; 

2.	 Increase housing supply and production; and 

3.	 Strengthen housing and resident stability. 

To achieve these goals, we propose a series of short- and medium- to long-term strategies 
for each that are aimed at increasing efficiencies or addressing identified gaps and barriers.
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GOAL #1 
IMPROVE HOUSING ECOSYSTEM:  
EFFICACY, COORDINATION, AND OVERSIGHT

Oversight and coordination of the housing ecosystem will be the function and responsibility 
of the City of Jacksonville (COJ or the City). City department and leadership silos and the 
resulting lack of transparency, communication, and coordination have created an unintended 
but dysfunctional environment that hinders developers, housing-focused community partners, 
and residents / workforce from producing, supporting, or benefiting from the needed diversity of 
housing affordability options. 
 
Short-term Recommendations (0-2 years)

Strategy A: Update the Housing Element of the 2045 Comprehensive Plan with 
subcommittee recommendations and develop clear policy goal directives with 
benchmarks and timelines.

	✽ It is our recommendation that Mayor Donna Deegan’s administration develop clear policy 
goal directives for the next four and eight years on how the City of Jacksonville will handle 
the housing crisis moving forward, with actions prioritized and specific benchmarks and 
timelines announced. It is this committee’s belief that the Administration is in a unique 
position to lead and coordinate efforts to tackle this crisis head-on.

	✽ Establish a Chief Housing Officer within the Mayor’s Office—a specialized position 
responsible for leading efforts specifically focused on solving the housing crisis. The 
subcommittee recommends that this position would chair the proposed Housing Oversight 
Committee and lead activities to highlight, promote, and implement the housing policies 
and plans for the Mayor’s Administration; work with the City’s housing department to ensure 
compliance; and collaborate with and convene community partners and stakeholders, 
developers, and nonprofits to achieve the City’s housing goals. 

Strategy B: Institute a housing oversight committee.

	✽ Foster an environment of “Collaborative Housing Excellence” by establishing a Housing 
Oversight Committee. The Mayor’s Office in partnership with community leaders, 
developers, and nonprofits will be committed to shaping a dynamic and inclusive housing 
landscape. One that ensures all residents have the opportunity to secure safe, affordable, 
and dignified housing and can benefit from a vibrant and inclusive city for generations. 
Through transparent governance, innovative solutions, data-driven strategies, and 
stakeholder engagement, the Housing Oversight Committee will facilitate and advocate 
for the creation of equitable, accessible, diverse, and sustainable housing options for our 
community.
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Strategy C: Streamline the permitting process.

	✽ Adopt permitting recommendations made by the Economic Development Transition 
Committee. The goal is to reduce the permitting backlog and speed up the development 
process for housing, particularly for low- and moderate-income housing. This can be 
achieved by dissolving department silos and increasing collaboration, simplifying and 
digitizing application procedures and documentation, and providing transparent guidance.

	✽ Support the creation of an ombudsman for the Planning and Development Department and 
the Building Department. The new position would serve as a neutral intermediary between 
residents / builders / developers and the local government. The ombudsman could address 
concerns, mediate disputes, and help navigate bureaucratic processes. The subcommittee 
suggests collaborating with community stakeholders to define the new position’s scope, 
powers, and reporting structure, ensuring they have the resources to effectively serve the 
public.

Strategy D: Scrutinize city policies and regulations that could negatively impact 
housing development.

The subcommittee supports increasing the supply of all types of housing in order to address the 
housing crisis. Therefore, the City should take steps to ensure policies and regulations would 
not have an adverse effect on the existing or future supply of housing.

Medium- to Long-term Recommendations (2+ years)

Strategy A: Code enforcement reforms.

	✽ Addressing code enforcement shortfalls requires a multi-pronged approach, including the 
following:

•	 Allocate resources to hire and train additional qualified inspectors as well as invest in 
technology that streamlines inspection processes.

•	 Focus on preventive measures by educating property owners about regulations and 
maintenance (e.g., technical assistance program).

•	 Enhance citation enforcement by 1) establishing clear criteria for issuing citations along 
with creating a transparent appeals process; 2) investing in data analytics to identify 
high-priority areas for enforcement; 3) coordinating with local City departments and law 
enforcement agencies; 4) partnering with the Jacksonville Housing Authority and the 
Public Nuisance Abatement Board in order to use their subpoena authority and quasi-
judicial hearings, respectively, to hold code violators accountable; and 5) allocating 
resources to enforce citations effectively, ensuring code compliance and improving 
overall community standards.
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Strategy B: Create a landlord registry.

	✽ A landlord registry should be implemented to ensure better rental property standards and 
support and educate landlords and tenants. The registry would create a rental housing 
rating system—managed by the City of Jacksonville—that scores properties, incorporating 
information from all departments (including code enforcement). To ensure participation, 
incentives should be offered to landlords / property managers who join the registry.

Strategy C: Create a technical assistance program for landlords / property 
managers.

	✽ A technical assistance program for landlords / property managers that would function in 
coordination with existing technical assistance providers to outline the expectations of the 
City of Jacksonville and offer guidance on property management, legal responsibilities, and 
maintenance standards. This would contribute to improved living conditions for tenants and 
create more informed landlords and property managers.

GOAL #2: 
INCREASE ATTAINABLE HOUSING CONSTRUCTION 
AND REHABILITATION

Nonprofit developers, for-profit developers, and the Jacksonville Housing Authority will be 
crucial to increasing the supply of low- and moderate-income housing in the next several 
years, making up for the Lost Decade of housing production from 2010 - 2020. By overcoming 
identified financial barriers to housing development as well as incentivizing the production of 
attainable housing, the City can expect an increase in production from local partners as well as 
make Jacksonville more attractive to others seeking to expand their development operations.

Short-term Recommendations (0-2 years)

Strategy A: Expand and commit recurring, local funding aimed at filling identified 
capital stack gaps and building developer capacity in low- and moderate-income 
housing development.

	✽ Include a line item in the Mayor’s Budget for approval by City Council dedicated for low- and 
moderate-income housing development. 

•	 Housing acquisition / development and working capital should be invested in nonprofit 
developers / CHDOs and the Jacksonville Housing Authority, and other partners 
committed to long-term and perpetual housing affordability for 1) renters earning under 
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80% AMI, and 2) homeowners earning under 120% AMI. 

	✽ Co-invest in the proposed Jacksonville Attainable Housing Fund (JAHF)—a shovel-ready 
public / private partnership designed to fill capital gaps in housing projects as identified 
by local low- and moderate-income housing developers. The JAHF will provide capital for 
acquisition and fill the ~20% financial gap in 4% Low-Income Housing Tax Credit deals 
(LIHTC), providing multifamily developers a financial resource similar to Florida’s State 
Apartment Incentive Loan (SAIL) program. The JAHF anticipates leveraging up to 4X of 
project finance.

	✽ Create a new, dedicated funding source for attainable housing (e.g., levy an additional ad 
valorem tax, issue municipal bonds, etc.).  

	✽ Commit additional funding to the Jacksonville Housing Finance Authority and Jacksonville 
Housing Authority, which have the ability to use municipal bonds dedicated to low- and 
moderate-income housing development to greatly leverage (10x - 20x) those dollars. 

	✽ Commit additional funding to the existing budget line item for the Jacksonville Community 
Land Trust (JCLT)—an independent entity created by the City to receive city-owned and 
other properties that will be developed for long-term housing affordability. With additional 
resources, the JCLT will be able to acquire properties in low- to moderate-income areas with 
the greatest potential for gentrification or resident displacement.

	✽ Dedicate City of Jacksonville staff to research and coordinate applications to increase the 
amount of grant dollars to the City of Jacksonville and community partners available from 
federal / state housing grants and programs.

Strategy B: Promote the construction of Missing Middle Housing and increase the 
allowed density of future development through zoning reform: 1) Development 
Department policy changes, and 2) Ordinance changes.

Economics 101: supply and demand affect pricing. When only considering apartment rental 
units in the Jacksonville MSA, data suggest the apartment unit supply gap is projected to 
be as high as 61,000 units by 203011. This and similar indicators suggest that the City can 
expect continued high housing demand for the near future. If increased housing affordability 
is the goal, the supply of housing must be significantly increased. To this end, higher density 
housing development is a key element in the affordability equation. A housing unit situated on 
a large piece of land is usually more expensive for the market to produce than on a small plot. 
Similarly, rising land costs make housing density a viable solution for developers to distribute 
the land expenses among multiple units, thereby increasing affordability in cases where it would 
otherwise be challenging to achieve.

Figure 1 demonstrates the higher density concept with an existing infill lot; however, the 
premise is the same for newly developed lots. 
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Figure 1    Density Scenarios and Rent Affordability12 

Missing Middle Housing describes the increased unit density present in all of Jacksonville’s 
pre-1950s neighborhoods, including San Marco, Riverside, and Springfield. While these 
neighborhoods are currently considered highly-desirable, Missing Middle Housing is rarely built 
today because of current zoning code as well as pressure from homeowners rallying against 
higher density projects in their neighborhoods. Today, the vast majority of housing built is 
typically single-family homes–which require considerable land and are largely unaffordable–or 
large apartment complexes. Figure 2 shows Missing Middle Housing options that should be 
encouraged in Jacksonville. Recent strides have been made with the approval of Additional 
Dwelling Units (ADUs)13 in all zoning districts and a recently proposed bill to allow cottage 
homes in Medium Density Residential areas (MDR)14. 

Figure 2    Missing Middle Housing Options15

Lot cost: $50,000 
Build one ~2,000 sqft / 3-bed house 
Build cost: $125/ft = $250,000 
Soft costs: (20%): $50,000 
All-in-costs: $350,000 per unit 
Rent needed to achieve 5% return: 
$2,429

Lot cost: $50,000 ($25,000/unit) 
Build two~1,500 sqft / 3-bed 
townhomes 
Build cost: $125/ft = $187,500/unit 
Soft costs: (20%): $42,500 
All-in-costs: $255,000 per unit 
Rent needed to achieve 5% return: 
$1,769

Lot cost: $50,000 ($12,500/unit) 
Build four 900 sqft / 2-bed apartments 
Build cost: $150/ft = $135,000/unit 
Soft costs: (20%): $29,500 
All-in-costs: $177,000 per unit 
Rent needed to achieve 5% return: 
$1,227

Missing Middle Housing is a range of house-scale buildings with 
multiple units—compatible in scale and form with detached single-
family homes—located in a walkable neighborhood.

Detached Single-Family 
Houses

Duplex: 
Side-By-Side+

Fourplex: 
Stacked

Courtyard 
Building

Cottage  
Court

Townhouse Multiplex 
Medium

Triplex 
Stacked

Live  
Work

Missing Middle Housing

Mid-Rise
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Missing Middle Recommendations (in order of priority): 

	✽ Create a planning department policy to support new development density twice that of the 
surrounding area but not to exceed the maximum density allowed in the land use area.

•	 The current COJ Low Density Residential (LDR) land use area allows up to seven 
(7) units per acre. However, most new developments are restricted to lot sizes that 
correspond to the area surrounding the new development, which compounds the 
existing unaffordability problem. For example, a new development in an LDR land use 
area surrounded by 90 foot lots–about two lots per acre–will likely be limited to 90 foot 
lots by planning department recommendation, although the LDR land use area allows a 
maximum of seven (7) units per acre.  

	✽ Double the amount of land zoned for multifamily housing in Jacksonville in the next two 
years. Currently, 91% of Jacksonville residential land is zoned for single family homes16, 
whereas comparable cities, such as Tampa, are zoned ~80% for single family homes. The 
subcommittee recommends: 1) this multifamily land be close to or along heavily trafficked 
corridors; and 2) the City hire a consulting firm to recommend approaches about how to 
achieve this goal. 

	✽ Allow dense, small lot single family properties to be built in MDR zoned areas. 

	✽ Extend the existing Accessory Dwelling Unit (ADU) ordinance from only owner-occupied 
properties to all properties.

•	 ADUs exist throughout Riverside, San Marco, Springfield, among others, and are a 
critical component of Missing Middle Housing.

	✽ Allow quadruplexes to be built on all existing Residential Medium Density (RMD) lots platted 
prior to 2000.

•	 Currently, quadruplex construction is limited by the lot size. For example, RMD-B 
requires ~.34 acres in order to build a quadruplex. In Jacksonville’s historic 
neighborhoods, quadruplexes exist on smaller lots (.08 -.12 acres or ¼ to ⅓ the current 
RMD-B requirements).

	✽ Change the side setbacks from ten feet to five feet for duplexes, triplexes, quadruplexes, 
and townhomes in MDR areas.

	✽ Create a new, streamlined process for developing small infill sites, specifically those less 
than 20 lots located on an existing road with existing utilities.

•	 Currently, developers interested in splitting one parcel into three lots on an existing road 
have to go through the same process as a brand new 1,000 lot greenbelt17 subdivision 
on completely raw land.

	✽ Allow corner lot duplexes in all zoning districts.

	✽ Eliminate or reduce parking minimums on attainable housing developments.
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	✽ Create a Development Department policy supporting and encouraging By-Right 
development, which was recently enabled by the Live Local Act.  

Strategy C: Prioritize government resources to create housing affordable to those 
with the greatest need, including persons experiencing homelessness

	✽ When deploying the City’s resources—including pass-through federal and state resources—
prioritize the creation and preservation of housing that is affordable to households with 
incomes of 50% AMI or less.

	✽ Incentivize developers of multifamily properties to target some units for persons 
experiencing or are at risk of homelessness who are working with a Homeless Continuum of 
Care partner organization.

	✽ When funding large community projects, require housing affordable to households earning 
50% AMI be included (either in the project or by providing funding to another organization to 
provide the housing).

	✽ Implement recommendations for housing-related strategies identified by the Homelessness 
Subcommittee.

Strategy D: Provide incentives to developers and community housing partners to 
produce low- and moderate-income housing.

	✽ Incentivize developers of all types of housing to focus on building low- and moderate-
income housing.

•	 Jacksonville urgently needs more developers building or rehabilitating low- and 
moderate-income housing units. Projects characterized by high and/or increasing 
development costs and low revenues generated by low- and moderate-income 
housing often do not pencil out for developers, disincentivizing them from taking on 
these projects. The subcommittee recommends incentivizing developers who commit 
to keeping projects or units within a project affordable for defined, extended periods 
by 1) providing subsidies or no- or low-interest loans aimed at closing the gaps in the 
development capital stack, and 2) offering tax breaks and exemptions. 

	✽ Use the Jacksonville Market Value Analysis (MVA) to set the level of incentives and to direct 
them to developers of low- and moderate-income housing who are working in identified 
priority geographies.

Strategy E: Address tap and connection fee barriers to affordability.

	✽ Work with JEA to reduce the cost and impact of its recently increased tap and connection 
fees on low- and moderate-income housing projects. These dramatically increased tap fees 
exacerbate the ever-present capital gaps on attainable housing projects and disincentivizes 
developers from building new low- and moderate-income housing. 
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	✽ Collaborate with JEA to secure a commitment for upfront tap fees, irrespective of the state 
of JEA infrastructure. Frequently, property owners face additional “special assessments,” 
which can vary from $10,000 to $40,000, in addition to the standard tap fees. These 
assessments are imposed due to factors such as the condition and depth of the existing 
JEA infrastructure that serves the property.

	✽ Work with JEA to allow property owners to connect to JEA’s existing infrastructure. A 
significant issue exists regarding the presence of outdated 2-inch galvanized water lines 
in older, largely under-served neighborhoods. Despite these water lines being located 
right in front of newly constructed houses, JEA prohibits their connection for these 
properties. Instead, property owners are compelled to opt for considerably more costly well 
installations, creating a notable financial burden.

•	 JEA should be responsible for replacing / upgrading its infrastructure to enable property 
owners to connect. 

 
Medium- to Long-term Recommendations (2+ years)

Strategy A: Communicate and raise awareness of incentives.

	✽ Develop and regularly update communications, materials, and resources designed to 
promote incentives available to low- and moderate-income housing developers and 
landlords.

Strategy B: Allow multiplexes on all properties within the Urban Area.

	✽ A number of cities–Minneapolis, MN; Arlington, VA; Gainesville, FL; and Charlotte, NC–and 
states–Montana, Maine, Oregon, Washington, and California–have legalized Missing Middle 
Housing zoning. In Jacksonville, a more moderate proposal that would allow multiplex 
development on all properties within the Urban Area could have a large positive impact on 
supply and affordability.

Strategy C: Convert city-owned commercial buildings to residential.

	✽ Assess existing city-owned commercial properties and provide incentives to support the 
adaptive reuse and rehabilitation of these properties for the development of low-income and 
attainable residential units and/or mixed-use projects. 

Strategy D: Understand the capacity of the non-profit development community 
and work to increase that capacity.

Nonprofits are a critical component of the ecosystem for providing low- and moderate-income 
housing. Nonprofits focused on homeownership assist homebuyers through the process and 
are often focused on additional community priorities, such as neighborhood revitalization, family 
wealth-building, crime reduction, etc.
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Nonprofits focused on rental housing are creating housing that is affordable for its own sake–
not a means to other ends. For this reason, they will strive to retain affordability even after 
compliance restrictions terminate on a property. Additionally, providers focused on meeting 
the needs of special needs populations, including the homeless, have a mission focus and 
additional capacity to meet the specific needs of these households.

	✽ The City should develop an intentional strategy to increase the capacity of existing local 
nonprofit developers, including dedicating resources to projects they develop and fostering 
the development of additional local nonprofit developers.

	✽ The Neighborhoods Department should maintain a list of local non-profit developers and 
update their stated capacity yearly, in order to assess the total potential production capacity. 
The subcommittee recommends forming a public / private partnership to provide support for 
technical assistance and operations / staffing funding in order to maximize the production 
and monitor the progress of these developers.

GOAL #3: 
STRENGTHEN HOUSING & RESIDENT STABILITY

While increasing supply is part of the solution, Jacksonville and its residents will benefit from 
preserving and protecting housing that already exists and is affordable. To strengthen housing 
and resident stability, policies can focus on homeownership preservation, eviction prevention, 
job training, and social services to address underlying factors contributing to housing instability. 
Efforts to support and protect those at risk of displacement or losing their homes complement 
the supply strategy and are often a fraction of the per unit expense of building and rehabilitating 
housing. Collaboration and coordination between government, non-profits, and the private 
sector can play a crucial role in creating sustainable solutions and resident stability.

Short-term Recommendations (0-2 years)

Strategy A: Support and expand Jacksonville’s eviction prevention programs.

	✽ We believe that implementing and expanding access and resources in support of eviction 
prevention programs is one way to help safeguard vulnerable populations and promote 
housing stability. A few programs that should be created or expanded are:

•	 Eviction Diversion programs can be effective tools for preventing homelessness 
and maintaining housing stability. These programs reduce instances of eviction and 
displacement by providing rental assistance, legal services, and mediation between 
landlords and tenants, among other resources and services. 
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•	 Expand Relocation Assistance Voucher program funding to support tenants forced to 
relocate due to rehabilitation or demolition.

•	 Increase Emergency Rental Assistance Program (ERAP) funding.

•	 Create a Home Hardening program for home repair assistance for low- and moderate-
income housing tenants. This resource will benefit those who are dealing with 
unresponsive or unhelpful landlords but are unable to move.

•	 Allow residents on a waiting list first right of refusal for future low-income or attainable 
housing developments.

•	 Expand the Mortgage Credit Certificate program to include multifamily attainable 
housing units and support further funding of Mortgage Relief Assistance programs.

•	 Increase funding for Utility Assistance programs and update eligibility criteria to include 
individuals and families facing temporary financial hardships.

Strategy B: Launch a housing resource center.

	✽ Create a Housing Resource Center to serve as a hub for individuals and families seeking 
assistance, guidance, and information related to housing. The center will be a curated 
resource to promote housing opportunities, resources, and protections throughout the 
community.

Strategy C: Support homeownership preservation strategies.

	✽ Promote and fund interventions that will help preserve homeownership and affordability, 
including heirs’ properties, property tax relief, home repairs, home hardening and septic-to-
sewer conversion programs, and unbiased home appraisal valuations.

Medium- to Long-term Recommendations (2+ years)

Strategy A: Support and coordinate with Jacksonville Transportation Authority on 
transit-oriented community developments.

	✽ Support, prioritize, and expand ongoing coordination between the Jacksonville 
Transportation Authority (JTA), Jacksonville Housing Authority (JHA), and other groups 
by continuing the focus on transit-oriented development (TOD) opportunities throughout 
Jacksonville. TODs can contribute to economic growth, reduce traffic congestion, and 
improve quality of life by providing residents with easy access to public transportation, 
amenities, and a sense of community. These mixed-use, pedestrian-friendly neighborhoods 
center around public transportation and can revitalize forgotten communities and allow for 
additional low- and moderate-income housing developments.
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Data Source: American Community Survey, 2021 5-Year Survey

Data Sources: American Community Survey, 2021 5-Year Survey 
United Way’s ALICE online report: Duval County 2021 

Extrapolated income poverty percentage using HH of three persons  

Figure A
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APPENDIX ONE: CHARTS / GRAPHS  / RESOURCES & REPORTS



Areas Affordable at 100% 
Median HH Income 2022 

           Affordable

           Unaffordable

Source: Reinvestment Fund - 2022 Duval County Market Value Analysis (MVA)
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HOUSING AFFORDABILITY FOR 100% MEDIAN HOUSEHOLD INCOME (2018 & 2022) 
SIGNIFICANT LOSS OF AFFORDABILITY IN JUST FOUR YEARS

Figure C

Areas Affordable at 100% 
Median HH Income 2018 

           Affordable

           Unaffordable



Single-family Multifamily

Data Source: American Community Survey, 2021 5-Year Survey
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Source: Florida Apartment 
Association. Graphic included 
in Johnmichael Fernandez’s 
presentation of the First Coast 
Apartment Association to the 
subcommittee.

DUVAL COUNTY RESIDENTIAL ZONING 
91% OF ALL DUVAL COUNTY RESIDENTIAL LAND IS ZONED AS SINGLE-FAMILY WHILE 9% IS AVAILABLE FOR 

APARTMENT HOMES.

Figure E

HOUSING COST BURDEN ON DUVAL RENTERS (MEDIAN HH INCOME - $42,944) 
160,972 RENTER-OCCUPIED HH WHERE ANY CASH RENT IS PAID

Figure D
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New privately-owned housing units started: Total units

Shaded areas indicate U.S. recessions

ADDITIONAL RESOURCES, RESEARCH, & REPORTS

2022 Jacksonville Housing Partnership Strategy Summit Report  https://nonprofits.coj.net/Docs/
JHP/2022StrategySummitReport

2022 Special Committee on Critical Quality of Life Issues Report  
http://apps2.coj.net/City_Council_Public_Notices_Repository/COJ%20CQLI%20Final%20Report%2012.16.22.pdf

JAX Rental Housing Project Report https://jaxrentalhousingproject.domains.unf.edu/jrhp-reports/

2045 COJ Comprehensive Plan  
https://www.coj.net/departments/planning-and-development/community-planning-division/comprehensive-plan-elements

2022 Market Value Analysis (MVA) https://www.dupontfund.org/news/jacksonville-market-value-analysis

Sources: Census, HUD, Federal Reserve Economic Data 
Graphic included in Director Bill Killingsworth’s presentation to the subcommittee

Figure H

HOUSING MARKET COLLAPSE DURING THE GREAT RECESSION (2008) 
33% FEWER HOUSING STARTS BETWEEN 2010 AND 2020 THAN PRIOR DECADE

Figure G

Source: RealWealth - 2023 Housing Market Overview for Jacksonville Metro 
Graphic included in Director Bill Killingsworth’s Presentation to the subcommittee

POPULATION GROWTH FOR JACKSONVILLE METRO (2010 - 2023) 
WHILE HOUSING PRODUCTION DIMINISHED, IN-MIGRATION HAS SURGED

Figure F

https://nonprofits.coj.net/Docs/JHP/2022StrategySummitReport
http://apps2.coj.net/City_Council_Public_Notices_Repository/COJ%20CQLI%20Final%20Report%2012.16.22.pdf
https://jaxrentalhousingproject.domains.unf.edu/jrhp-reports/
https://www.coj.net/departments/planning-and-development/community-planning-division/comprehensive-plan-elements
https://www.dupontfund.org/news/jacksonville-market-value-analysis
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APPENDIX TWO:  

AFFORDABLE HOUSING SUBCOMMITTEE PRESENTERS & SPEAKERS 

Dwayne Alexander, President / CEO of Jacksonville Housing Authority

Dr. Irvin Cohen, Executive Director of LISC Jacksonville

Johnmichael Fernandez, First Coast Apartment Association 

Amanda Frazier-Wong, Self-Help Credit Union

John “JJ” Froehlich, Self-Help Credit Union

Justin Garrett, National Association of Residential Property Managers

Bill Killingsworth, Director, Planning and Development Department (COJ)

Suzanne Pickett, President of the Historic Eastside CDC

Robin Pfalzgraf, Executive Director of Jacksonville Community Land Trust

Alex Sifakis, President of JWB Real Estate Companies

Paul Tutwiler, CEO of NW Jacksonville CDC

Rebecca Williams, President of Fruit of Barren Trees LLC
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APPENDIX THREE:  
AFFORDABLE HOUSING SUBCOMMITTEE MEMBERSHIP

Joshua Hicks, City of Jacksonville - Chairman

Alex Sifakis, JWB Real Estate Companies - Vice Chairman

Damita Chavis, Community Member

Dr. Melissa Chester, First Coast Association of Realtist (FCAR)

Dr. Irvin Cohen, LISC Jax

Chris Crothers, Jessie Ball duPont Fund

Diana Galavis, Northeast Florida Association of Realtors

Steve Gilbert, Beaches Habitat for Humanity

Curtis Hart, Hart Resources

Michael Hodges, National Association of Residential Property Managers

Shaun Jones, Monumental Realty Services LLC

Patrick Krechowski, Balch & Bingham, LLP

Angie McKee, Watson Realty Corp and National Association of Residential Property Managers

Bryan Moll, Gateway Jax

Shannon Nazworth, Ability Housing

Robin Pfalzgraf, Jacksonville Community Land Trust

Jessie Spradley, Northeast Florida Builders Association

Garrett Dennis, Infrastructure Transition Committee Chairman (Observer)

 
Subcommittee members unanimously voted to approve this report on August 11, 2023 
(16 ayes, 0 nays).

 
Affordable Housing Subcommittee Recommendations Report written by  
Chris Crothers, Joshua Hicks, Shannon Nazworth, and Alex Sifakis



Endnotes 

1  Low-income housing: affordable for households earning less than 80% AMI. Moderate-income housing: affordable for  
households earning between 80% AMI and 120% AMI. Attainable housing: affordable for households earning less 0% - 
120% AMI. 
 
2  Average monthly housing starts: 2000 - 2010: 1.5 million  |  2010 - 2020: 1.0 million. Also, see Appendix 1, Figure G,  
p. 17. Source: Census, HUD, and Federal Reserve Economic Data (FRED). 
 
3  See the Market Value Analysis Housing Affordability comparison 2018 to 2022: Appendix 1, Figure C, p. 15.  
Source: Reinvestment Fund research contracted by the Jessie Ball duPont Fund.  
 
4  See All Duval County Households (HH) for number of households by income level: Appendix 1, Figure A, P. 14. Source: 
American Community Survey 2021 generated by Reinvestment Fund. 
 
5  Jacksonville Housing Authority PowerPoint Presentation by Dwayne Alexander to the subcommittee slide number 15. 
 
6  Sacerdote, Grace. “Impact Investing can Solve Jacksonville’s Affordable Housing Problem The Florida,” The Florida 
Times-Union, January 2023. 
 
7 Duval County Median Household Income: Renter $42,944 and Owner $77,732. Source: American Community Survey 
2021 generated by Reinvestment Fund. 
 
8 See Housing Cost Burden on Duval Renters (Median HH Income - $42,944: Appendix 1, Figure D, p. 16. 
 
9  Katz, Lili. “Rental Market Tracker: Rents Rose 2% in January—the Smallest Increase in 20 Months,” Redfin, February 
2023. 
 
10  Links to these and other reports that informed the subcommittee can be found in Appendix 1 Figure H, p. 17. 
 
11  Data retrieved from Costar by the First Coast Apartment Association. PowerPoint presentation “Affordable / Workforce 
Housing” p. 3. 
 
12  Illustration of density and resulting rent costs. Source Alex Sifakis. 
 
13  Florida Statutes (Section 163.31771(2)(a)) define ADUs as “an ancillary or secondary living unit that has a separate 
kitchen, bathroom, and sleeping area existing either within the same structure, or the same lot, as the primary dwelling 
unit.” 
 
14  Jacksonville Code of Ordinances, Zoning Section, Section 656.306. “...permits residential developments in a gross 
density range of up to 20 dwelling units per acre when full urban services are available to the site.” 
 
15  Illustration of Missing Middle Housing examples. Source: Opticos. 
 
16  See Zoning Map in Appendix 1, Figure E, p. 16. Source: Florida Apartment Association - Scarcity Dashboard / 
Residential Zoning. 
 
17  Safdie, Stephanie. “Greenbelt Policy Definition, Benefits and Examples,” Greenly Institute.  
 
18  NIMBY is an acronym for “Not in my backyard” often referring to opposition to something perceived by some as 
undesirable. 
 
19  Housing is considered affordable if occupants spend no more than 30% of gross income on housing costs.

https://www.jacksonville.com/story/opinion/columns/guest/2023/01/08/impact-investing-can-help-fill-gaps-in-the-housing-market/69775243007/
https://www.redfin.com/news/redfin-rental-report-january-2023/
http://www.leg.state.fl.us/statutes/index.cfm?App_mode=Display_Statute&Search_String=&URL=0100-0199/0163/Sections/0163.31771.html
http://jacksonville.elaws.us/code/coor_zose_ch656_pt3_subptb_sec656.306
http://jacksonville.elaws.us/code/coor_zose_ch656_pt3_subptb_sec656.306
https://opticosdesign.com/
Greenly Institute.


CITY OF JACKSONVILLE 
INFRASTRUCTURE TRANSITION COMMITTEE 

AFFORDABLE HOUSING SUBCOMMITTEE 
RECOMMENDATION REPORT
AUGUST 2023











CITY OF JACKSONVILLE
 

SPECIAL COMMITTEE

ON 

CRITICAL  QUALITY

OF LIFE ISSUES

F
IN

A
L

 R
E

P
O

R
T

December 2022



Stated simply the charge of the Council President’s 
Critical Quality of Life Issues Committee was as follows: 

The principal objective is to establish a reference guide for all the best-practices, strategies and

lessons that were identified throughout the overall process with an eye towards recommending

policies, practices, funding and/or funding vehicles that would greatly assist citizens that are presently

burdened by such critical quality of life issues. 

Contained herein are those very recommendations, a work product that evolved via a methodic

process involving members of the City Council, subject matter experts as well as concerned

and passionate citizens, many of whom could speak, first hand, of their experience as it relates

to homelessness, access to healthcare and the challenges associated with putting a roof over

their head that was within their means. As you review the report, please take special note of

the many and varied participants, making this a true community effort. 

Given the extraordinary number of engaged participants I am hesitant to “call out” a select few.

Still the success of our effort would not have been possible without their leadership…Council

Vice President Salem who served as the Vice Chair of the committee; Council members Newby,

Pittman and Howland who served as Co-Chairs of the respective working groups and their

subject matter Co-Chairs Jennifer Ryan, Paul Sapia (Access to Health Care), Dawn Gillman

(Homelessness) and Dr. David Jaffee (Affordable Housing).  An instrumental partner was the

Northeast Florida Regional Council, under the leadership of Beth Payne, who greatly assisted

me in keeping us on task and graciously agreeing to compile this report.  I also want to

acknowledge the support of Legislative Services and the Executive Council Assistants of the

respective Co-Chairs for their significant contributions. Thank you too to Council President

Freeman, both for his vision and the confidence expressed in affording me the opportunity to

lead this initiative.

So where do we go from here? Given the time, effort and energy that went into this, I firmly

believe it is incumbent upon the Administration and the Council (both current and those

elected in the coming months) to turn many of the enclosed recommendations into reality.

Beyond that we have a responsibility to our fellow citizens who are looking to their elected

officials for assistance in their efforts to overcome these critical quality of life issues.

Respectfully,

Michael Boylan 
Chair, Critical Quality of Life Issues Committee

MESSAGE FROM THE CHAIR

Committee Chair, Hon. Michael Boylan



Working Group  Recommendations

Affordable Housing

Commission a Comprehensive Study
Public/Non-Profit Housing Strategy
Incentivize Private Sector Developers
Create More Inclusionary Zoning
Acquire Land (Community Land Trust)
Develop a Tenant Bill-of-Rights
Monitor and Regulate Institutional Investors
Eviction Protection
Dedicated City Leadership
Dedicated Funding

Homelessness Have Measurable Goals
Determine Dedicated, Recurring Funding

Access to Healthcare

Develop a Marketing Campaign
Modify the UF Health Patient Requalification Timeframe
Dedicated City Leadership
Dedicated Funding

RECOMMENDATIONS
Each working group developed policy and fiscal recommendations to directly address

their specific quality of life issue in the City of Jacksonville.[16]  Table 3 provides a

summary of the recommendations. 

 

The State of Florida is fortunate to have an organization – the Florida Housing 
Coalition (FHC) – that possesses the resources and expertise to guide and advise

municipalities on the best practices and policies, and modes of implementation, to

address affordable housing. Formally involving the FHC in the policy review, formulation

and implementation process will ensure that affordable housing recommendations in

the report will not languish.   21

The synonymous processes of the working groups resulted in distinct recommendations, i.e.,

having measurable goals for homelessness and developing a market campaign for access to

healthcare. Each recommendation is elaborated below. 

Affordable Housing
The Affordable Housing Working Group developed ten policy and fiscal recommendations for

renting and purchasing affordable (workforce) housing. These are outlined and further

described below.

Table 3: Summary of Working Groups' Recommendations

Commission a Comprehensive Study
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Public/Non-Profit Housing Strategy

A multi-pronged strategy to address affordable housing should include all available

and proven strategies. Ideological opposition to government/public policy solutions

should not preclude options that can expand the supply of affordable housing and

ensure housing availability is protected from the market forces that drive up

housing costs. 

In addition to the proven success of non-profit housing operated by Ability Housing

and the Jacksonville Housing Authority, a growing number of states and counties

are pursuing this strategy. In Rhode Island the Create Homes Act will empower a

state agency to build, own, and operate housing. In Montgomery County Maryland,

the public housing authority is planning to build up to 9,000 publicly-owned 
mixed-income apartments using a revolving fund.

The City should work directly with the Jacksonville Housing Authority, Ability

Housing, Community Housing Development Organizations, Downtown 
Investment Authority and other relevant housing stakeholders. The intent is to

develop, own, and operate (non-profit) publicly owned housing, which can

provide mixed-income affordable housing options below the fair market rate and 
enhance competition in the housing market.

One of the most common methods for expanding the supply and range of

affordable housing options is to work with private sector developers through

incentive and subsidy programs to build lower cost housing. These incentives could 

22

The City should fund and commission a comprehensive study by the Florida Housing

Coalition (FHC) to conduct a current inventory of all housing related programs and

housing conditions in Jacksonville and to evaluate these recommendations for

addressing the affordable housing crisis. The FHC can provide confirmation of the

recommendations gathered and advanced by the affordable housing committee as

well as guidance in the process of implementation

The City should develop policies and programs that assist, incentivize, and provide
capital for multifamily property developers to include a percentage of units as

affordable housing below the fair market rate, as recommended in the City of

Jacksonville Comprehensive Plan 2030/Housing Elements (Objective 1.2). This

should include financial support for the programs of the Jacksonville Housing

Finance Authority (Policy 1.2.6) that fund tax-exempt multifamily mortgage revenue 
bonds and single-family mortgages for first-time, low-income residents.

Incentivize Private Sector Developers

http://webserver.rilin.state.ri.us/BillText/BillText22/SenateText22/S2939.pdf
https://www.montgomerycountymd.gov/COUNCIL/resources/EconomicDevelopment/affordable.html
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Draft 23

The current programs of the Jacksonville Housing Finance Authority (JHFA)

could be expanded further with additional funding from the city. Over the past

five years, the JHFA has assisted in the financing of 19 affordable developments,
producing over 3,500 units. The JHFA is the local entity with the experience and

track record to efficiently deliver affordable rental housing in Duval County.
These incentive programs often go under the heading of inclusionary housing.

include property tax discounts, donation of city owned property, and access to

finance capital. This was also included in the COJ 2030 Comprehensive Plan: “The

City shall continue to offer incentives to encourage the private sector to provide

more housing in price ranges accessible to very low-, low-, and moderate-income

families.”

Further, to help establish these arrangements, the City should be explicit about the

definition of affordable housing, as emphasized in the language of the

Comprehensive Plan, and the specific rent levels that would be acceptable. Where

feasible, the City could also include provisions for a financial return on their

investment that could contribute to a stream of funding for other affordable

housing programs. Incentive models and practices include:

There are currently 734 jurisdictions in 31 states with inclusionary housing programs.

The Grounded Solutions Network and ShelterForce provide guidance and resources

for developing an inclusionary housing program. 

We at the Health Planning Council of Northeast Florida were pleased to take an

active role in the COJ Council President Terrance Freeman’s Special Committee on

Critical Quality of Life Issues (CQLI) initiative. The Committee has been successful in


strategically addressing the systemic issues of lack of access to healthcare,

affordable housing, and homelessness here in Duval County. Through focused


workgroups, the Committee accurately identified the number and nature of citizens

impacted, stakeholders, gaps in resources, as well as best practices to achieve

better outcomes.  This translated into concrete recommendations as to how to


move toward specific goals and objectives.  In addition, multiple funding

mechanisms to support the recommendations and future policy were identified to

provide to City Council in a presentation of a final report expected in December. 


This entire initiative was supported through input from a vast group of agencies and

organizations involved in these areas, as well as input from the community. I am


hopeful in my expectation that action will be taken through a multi-pronged, multi-

faceted approach to achieve measurable positive outcomes, as well as ongoing


policy to sustain these efforts. 



Susan Grich, President/CEO, Health Planning Council of Northeast Florida, Inc. 
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