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Commencement – 6:30 PM             City Council Chambers - Municipal Complex 
Thursday, April 26, 2018      600 W. Blue Heron Blvd., Riviera Beach, FL 33404 

If you wish to speak on any item(s) on this agenda, please complete a public comment card and provide it to Planning 
and Zoning Staff.  Cards must be submitted prior to Board discussion of an item. Thank you. 

I. MOMENT OF SILENCE AND PLEDGE OF ALLEGIANCE

II. ROLL CALL
Tradrick McCoy, Chairperson Rena Burgess, Vice-Chair  
James Gallon, Board Member Edward Kunuty, Board Member 
Margaret Shepherd, Board Member Vacant, Board Member 
Vacant, Board Member
Jon Gustafson, 1st Alternate Member Anthony Brown, 2nd Alternate Member 

III. ACKNOWLEDGEMENT OF BOARD MEMBER ABSENCE NOTIFICATION

IV. ADDITIONS AND DELETIONS TO THE AGENDA

V. DISCLOSURE BY BOARD MEMBERS AND ADOPTION OF THE AGENDA

VI. APPROVAL OF MINUTES – April 12, 2018.

VII. UNFINISHED BUSINESS – None.

VIII. NEW BUSINESS

A. AN ORIDNANCE OF THE CITY COUNCIL OF THE CITY OF RIVIERA BEACH, PALM
BEACH COUNTY, FLORIDA, AMENDING CHAPTER 31 OF THE CITY’S CODE OF
ORDINANCES ENTITLED, “ZONING”, ARTICLE 1, “IN GENERAL”, SECTION 31-1,
“DEFINITIONS”; AND AMENDING ARTICLE VII, “OFF-STREET PARKING AND
LOADING”, SECTION 31-577, “OFF-STREET PARKING RATIOS”; IN ORDER TO ADD
DEFINITIONS FOR AND ASSOCIATED WITH AFFORDABLE HOUSING, LOW INCOME
HOUSING, WORKFORCE HOUSING AND SIMILAR; AND TO PROVIDE SPECIFIC
PARKING RATIOS FOR THE ABOVEMENTIONED USES; PROVIDING FOR
CONFLICTS, SEVERABILITY AND CODIFICATION; AND PROVIDING FOR AN
EFFECTIVE DATE.

B. AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF RIVIERA BEACH, PALM
BEACH COUNTY, FLORIDA, ABANDONING AN UNNAMED ROAD RIGHT-OF-WAY
LOCATED WITHIN THE CITY, APPROXIMATELY 50 FEET WIDE, ADJACENT TO AND
SURROUNDED BY THE REAL PROPERTY ADDRESSED AS 1555 DR. MARTIN
LUTHER KING JR. BLVD., PARCEL CONTROL NUMBER 56-43-42-06-000-0090, AS
RECORDED IN PLAT BOOK 5, PAGE 67 OF THE PUBLIC RECORDS OF PALM BEACH
COUNTY, FLORIDA, AS “WILLIAM TAYLOR’S SUBDIVISION”, CONTAINING
APPROXIMATELY 30,000 SQUARE FEET, 0.68 ACRE, MORE OR LESS; PROVIDING
CONDITIONS; PROVIDING FOR SEVERABILITY AND CONFLICTS; AND PROVIDING
FOR AN EFFECTIVE DATE.
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C. A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF RIVIERA BEACH, PALM 
BEACH COUNTY, FLORIDA, APPROVING A SITE PLAN APPLICATION ASSOCIATED 
WITH THE REAL PROPERTY ADDRESSED AS 1555 DR. MARTIN LUTHER KING JR. 
BLVD., PARCEL CONTROL NUMBER 56-43-42-06-000-0090, COMMONLY KNOW AS 
THE STONYBROOK APARTMENTS; PROVIDING SPECIFIC CONDITIONS OF 
APPROVAL; AND PROVIDING FOR AN EFFECTIVE DATE. 
 

   

IX. WORKSHOP ITEMS – None.  
    

X. GENERAL DISCUSSION 
  

A. PUBLIC COMMENTS  
B. CORRESPONDENCE 
C. PLANNING AND ZONING BOARD COMMENTS  

  

1. Project Updates / Upcoming Projects 
2. Upcoming P&Z Board Meetings – May 10, 2018 / May 24, 2018   

 

XI. ADJOURNMENT 
 
 
NOTICE: In accordance with the Americans with Disabilities Act, persons in need of a special accommodation to participate in this 
proceeding shall, within a reasonable time prior to any proceeding, contact the City of Riviera Beach, 600 West Blue Heron Boulevard, 
Riviera Beach, Florida 33404, Telephone 561-845-4000 or TDD 561-840-3350, www.rivierabch.com. 

http://www.rivierabch.com/
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                 CITY OF RIVIERA BEACH
               PLANNING AND ZONING BOARD

                         
                         - - -

                Thursday, April 12, 2018

                    Council Chambers
              600 West Blue Heron Boulevard
                 Riviera Beach, Florida

                 6:35 p.m. - 6:56 p.m.

                         - - -

IN ATTENDANCE:

   Rena Burgess, Chair
   Tradrick McCoy, Vice Chair
   James Gallon, Board Member
   Margaret Shepherd, Board Member
   Jon Gustafson, First Alternate Member
   Anthony Brown, Second Alternate Member
   Jeff Gagnon, Acting Director of
           Community Development
   Lina F. Busby, Assistant City Attorney

Page 2

1           BE IT REMEMBERED that the following Planning
2 and Zoning Board meeting was had at Riviera Beach City
3 Hall Council Chambers, 600 West Blue Heron Boulevard,
4 Riviera Beach, Florida, on Thursday, April 12, 2018,
5 beginning at 6:35 p.m., with attendees as hereinabove
6 noted, to wit:
7                          - - -
8           CHAIR BURGESS:  Good evening.  The time is
9 6:35, and we're ready to begin our meeting.  We'll

10 start with a moment of silence and the Pledge of
11 Allegiance.
12           (Moment of silence observed.  Pledge of
13 Allegiance recited.)
14           CHAIR BURGESS:  Roll call.
15           MR. GAGNON:  Anthony Brown.
16           MR. BROWN:  Present.
17           MR. GAGNON:  Jon Gustafson.
18           MR. GUSTAFSON:  Present.
19           MR. GAGNON:  James Gallon.
20           MR. GALLON:  Present.
21           MR. GAGNON:  Margaret Shepherd.
22           MS. SHEPHERD:  Here.
23           MR. GAGNON:  Edward Kunuty.
24           (No response.)
25           MR. GAGNON:  Tradrick McCoy.
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1           VICE CHAIR McCOY:  Here.
2           MR. GAGNON:  Rena Burgess.
3           CHAIR BURGESS:  Here.
4           MR. GAGNON:  We have a quorum.  And in the
5 absence of Mr. Kunuty and two other permanent members,
6 I would ask that both alternates, Mr. Gustafson and
7 Mr. Brown, receive voting rights for tonight's meeting.
8           CHAIR BURGESS:  Okay.  Item III,
9 acknowledgment of Board member absence notification.

10           MR. GAGNON:  Yes, thank you, Madam Chair.
11           For the record, Jeff Gagnon, Acting Director
12 of Community Development.
13           I did hear from Mr. Kunuty tonight, and
14 there's a family illness, so he will not be able to
15 make it.
16           CHAIR BURGESS:  Thank you.
17           Item IV, additions and deletions to the
18 agenda.
19           MR. GAGNON:  Yes, thank you.
20           I wanted to make note of the fact that within
21 the hard copy binders presented to the Planning and
22 Zoning Board, there's a tab that has the yellow sticky
23 on it.  What that is for is indicating a page that was
24 added to the informational packet.  Staff accidentally
25 omitted the specific conditions of approval associated
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1 with the project.  These are our, I guess, boilerplate
2 conditions that are code based which we would apply to
3 any development project or any expansion project, so
4 that was included within the binder.  We also have
5 public reference copies available in the back of the
6 chambers tonight, as well as public comment cards
7 available for public comment.
8           That concludes additions and deletions.
9           CHAIR BURGESS:  All right, thank you.

10           Item V, disclosure by Board members, and
11 followed by the adoption of the agenda.  Are there any
12 disclosures?  Is there a motion to adopt the agenda?
13           VICE CHAIR McCOY:  Move to adopt.
14           CHAIR BURGESS:  Is there a second?
15           MR. BROWN:  Second.
16           CHAIR BURGESS:  Roll call.
17           MR. GAGNON:  Anthony Brown.
18           MR. BROWN:  Yes.
19           MR. GAGNON:  Jon Gustafson.
20           MR. GUSTAFSON:  Yes.
21           MR. GAGNON:  James Gallon.
22           MR. GALLON:  Yes.
23           MR. GAGNON:  Margaret Shepherd.
24           MS. SHEPHERD:  Yes.
25           MR. GAGNON:  Tradrick McCoy.
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1           VICE CHAIR McCOY:  Yes.
2           MR. GAGNON:  Rena Burgess.
3           CHAIR BURGESS:  Yes.
4           MR. GAGNON:  Unanimous vote.
5           CHAIR BURGESS:  All right, approval of the
6 minutes from the March 22nd, 2018 meeting.  Is there a
7 motion to accept?
8           VICE CHAIR McCOY:  So moved.
9           CHAIR BURGESS:  Is there a second?

10           MR. GUSTAFSON:  Second.
11           CHAIR BURGESS:  Roll call.
12           MR. GAGNON:  Anthony Brown.
13           MR. BROWN:  Yes.
14           MR. GAGNON:  Jon Gustafson.
15           MR. GUSTAFSON:  Yes.
16           MR. GAGNON:  James Gallon.
17           MR. GALLON:  Yes.
18           MR. GAGNON:  Margaret Shepherd.
19           MS. SHEPHERD:  Yes.
20           MR. GAGNON:  Tradrick McCoy.
21           VICE CHAIR McCOY:  Yes.
22           MR. GAGNON:  Rena Burgess.
23           CHAIR BURGESS:  Yes.
24           MR. GAGNON:  Unanimous vote.
25           CHAIR BURGESS:  Item VII, unfinished
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1 business.  Being none, we'll move on to item eight, new
2 business.
3           MR. GAGNON:  Yes, thank you, Madam Chair.
4           We have one item under new business tonight,
5 which is letter A, a resolution of the City Council of
6 the City of Riviera Beach, Palm Beach County, Florida,
7 approving site plan application SP-17-06 to add
8 approximately 4,330 square feet in building area to an
9 existing wholesale and warehouse building, currently

10 13,204 square feet in building area, for a total of
11 17,534 square feet in building area, on a 1.3 acre
12 parcel of land located at 2020 Seabird Way, identified
13 by parcel control number 56-43-42-30-16-000-0110,
14 having an industrial future land use designation and an
15 industrial planned unit development zoning designation,
16 and providing for an effective date.
17           So again, tonight we have a request from
18 Abel, which is the name of the current company.
19 They've been existing within the City for some time
20 now.  They're looking to expand existing operations.
21           At this time I would like to ask Mr. Josue
22 Leger, who is our Senior Planner and GIS specialist, to
23 present to the Board a brief PowerPoint presentation.
24 The agent for the applicant is present, as well as the
25 applicant, if the Board has any questions following
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1 staff presentation.
2           CHAIR BURGESS:  Okay.
3           MR. LEGER:  Thank you, Jeff.
4           Thank you, Madam Chair.
5           Good evening, everyone.
6           CHAIR BURGESS:  Good evening.
7           MR. LEGER:  I'm Josue Leger, as Jeff
8 mentioned earlier, with Development Services, Planning
9 and Zoning Division.  This will be a brief presentation

10 with regards to the application before you tonight.
11           As Jeff already read the request into the
12 record, so the request before you is pretty much to
13 expand in building area for the applicant, Abel
14 Unlimited Warehouse.
15           The property is located approximately south
16 of West Blue Heron Boulevard, west of North Congress
17 Avenue, at 2020 Seabird Way.  Currently the future land
18 use of the property is industrial; the current zoning,
19 industrial planned unit development, which is the IPUD.
20           The property size is approximately 1.3 acres.
21 Existing building square footage, 13,204 square feet.
22           Of course, currently you can access the
23 property along Seabird Way at the northwest and
24 southeast corner of the property.  This is the proposed
25 site plan.  The applicant is currently -- the existing
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1 square footage is 13,204 square feet, proposing 4,330
2 square feet, and they're maintaining access to the
3 property as it exists right now along Seabird Way at
4 the northwest corner and southeast corner of the
5 property.
6           This is a landscape that's provided.
7           This is the elevation plan.  The shaded
8 indicates the addition.
9           Staff recommends consideration of this site

10 plan application with the following six conditions.
11           A two year landscaping performance bond for
12 110 percent of the value of the property, which is
13 required by code.
14           Construction and landscape improvement must
15 be initiated within 18 months of the effective dates of
16 the resolutions.
17           City Council authorizes City staff to approve
18 future amendments to the site plan as long as it
19 doesn't exceed five percent from the original approved
20 site plan.
21           This development must receive final
22 Certificate of Occupancy prior to finalized building
23 plans.
24           All future advertising must state that the
25 development is located in the City of Riviera Beach.
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1 Fees and penalties in accordance with the City Code,
2 Section 31-554, will be levied against the property
3 owner and/or business for violation of this condition.
4           Once approved, this resolution shall
5 supersede any previous site plan approval resolutions
6 associated with this property, causing previous site
7 plan approval resolutions to be null and void.
8           This concludes my presentation.  If you have
9 any questions, I'll turn it over to the Board.  Thank

10 you.
11           CHAIR BURGESS:  Thank you.
12           There's no comment cards, so we'll move into
13 questions from the Board.  So we'll start off with
14 Mr. Brown.
15           MR. BROWN:  No comments.
16           CHAIR BURGESS:  Okay, Mr. Gustafson.
17           MR. GUSTAFSON:  No comment.
18           CHAIR BURGESS:  Mrs. Shepherd.
19           MS. SHEPHERD:  No comments.
20           CHAIR BURGESS:  Mr. Gallon.
21           MR. GALLON:  No comment.
22           CHAIR BURGESS:  Mr. McCoy.
23           VICE CHAIR McCOY:  Just a question of the
24 applicant, Madam Chair.
25           CHAIR BURGESS:  Go ahead.
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1           VICE CHAIR McCOY:  Just as informational
2 purposes, so what drives the expansion of this
3 property?  Is it new business, additional business?
4 And what impact economically does it have on the
5 community?
6           MR. SCHMIDT:  Let me try to answer this for
7 you.  Jon Schmidt, agent for the applicant.
8           Abel Unlimited is -- I'm not sure how long
9 they've been in town, but there's approximately 15

10 employees there.  What they provide is hazardous
11 materials -- hazardous material and cautionary
12 products, so orange cones, vests, eye and hand
13 protection.  So it's just really a warehouse.  Again,
14 about 15 employees.  This won't cause any more
15 employees.  It's just additional stockroom for
16 expansion of items and being able to keep more product
17 on site.
18           VICE CHAIR McCOY:  Okay, thank you, Madam
19 Chair.
20           CHAIR BURGESS:  Okay, so the items are on
21 site.  They're not hazardous materials, they're just
22 supplies?
23           MR. SCHMIDT:  No.  Sorry.  No, no, it's to
24 take care of hazardous supplies, I guess, for lack of a
25 better term.
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1           MR. GAGNON:  Safety wear.
2           MR. SCHMIDT:  Safety.  Thank you; thank you.
3 Safety wear.
4           CHAIR BURGESS:  Okay, safety wear.
5           MR. GAGNON:  To prevent hazards.
6           CHAIR BURGESS:  Safety wear to prevent
7 hazards.
8           MR. SCHMIDT:  Thank you.
9           CHAIR BURGESS:  Thank you for that

10 clarification.
11           MR. SCHMIDT:  Thank you.
12           CHAIR BURGESS:  Does the Board have any more
13 questions?  All right, so I think we're ready for a
14 vote.  Is there a motion?
15           VICE CHAIR McCOY:  Move to approve, Madam
16 Chair.
17           CHAIR BURGESS:  Is there a second?
18           MR. BROWN:  Second.
19           CHAIR BURGESS:  Roll call.
20           MR. GAGNON:  Anthony Brown.
21           MR. BROWN:  Yes.
22           MR. GAGNON:  Jon Gustafson.
23           MR. GUSTAFSON:  Yes.
24           MR. GAGNON:  James Gallon.
25           MR. GALLON:  Yes.
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1           MR. GAGNON:  Margaret Shepherd.
2           MS. SHEPHERD:  Yes.
3           MR. GAGNON:  Tradrick McCoy.
4           VICE CHAIR McCOY:  Yes.
5           MR. GAGNON:  Rena Burgess.
6           CHAIR BURGESS:  Yes.
7           MR. GAGNON:  Unanimous vote.
8           MR. SCHMIDT:  Thank you for your
9 consideration.  Appreciate it.

10           CHAIR BURGESS:  Thank you.
11           Okay, we're ready for item X, general
12 discussion.  Public comments, there's no comment cards
13 submitted.  Is there any correspondence?
14           MR. GAGNON:  No ma'am.
15           CHAIR BURGESS:  No correspondence.  So we're
16 on item C, nomination of the Chairperson and Vice
17 Chairperson.
18           MR. GAGNON:  So if I recall correctly, this
19 is your second consecutive term as Chairperson,
20 correct?
21           CHAIR BURGESS:  Correct.
22           MR. GAGNON:  And this was Mr. McCoy's second
23 consecutive term as Vice Chair.  Is that correct as
24 well?
25           CHAIR BURGESS:  Yes, yes.
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1           MR. GAGNON:  So the same way I thanked both
2 of you for taking on that role in a leadership
3 capacity, I'd like to do so again for the past year's
4 timeframe.  It's very important that we have people
5 step up for these positions, and our meetings always go
6 exceedingly well because of that.  And I think that
7 it's shown in just the decorum of our meetings, and
8 it's much appreciated from the staff level.
9           So I just wanted to let you know that we

10 appreciate your time and effort, as well as all the
11 volunteer Board members for the Planning and Zoning
12 Board.
13           CHAIR BURGESS:  Thank you.
14           MR. GAGNON:  So at this time, just to go over
15 the process very briefly, what I'll do is open up the
16 floor for nominations of Chair.  Any Board member can
17 nominate any other other Board member or themselves.
18 Following that period of time, we will close
19 nominations, we will see if the individuals nominated
20 would like to be the Chairperson or not.  You could
21 respectfully decline a nomination.  And once we narrow
22 down the potential candidates, we will do a roll call
23 vote to determine who will function as Chair.  We'll do
24 the same process for the Vice Chair seat.
25           So at this point, I'd like to open the floor
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1 for any nominations for the Chairperson of Planning and
2 Zoning Board.
3           VICE CHAIR McCOY:  I nominate Mr. Gallon for
4 Chair.
5           MR. GALLON:  I don't think I'm ready for that
6 role yet.  I think you both are doing a great job of
7 things.  I think it should stay as it is.
8           VICE CHAIR McCOY:  Make a nomination then.
9           MR. GALLON:  I make the nomination to keep

10 the status quo, as it is.
11           VICE CHAIR McCOY:  Say the name.
12           MR. GALLON:  Okay.  I make the nomination to
13 have Tradrick McCoy as Vice Chair.
14           VICE CHAIR McCOY:  We're on Chairperson.
15           MR. GALLON:  Say again.
16           VICE CHAIR McCOY:  We're nominating for
17 Chairperson.
18           MR. GALLON:  Oh, okay.  Well, why don't we
19 switch it up.  Why don't we give Mr. McCoy the
20 Chairperson.
21           MR. GUSTAFSON:  Second.
22           MR. GAGNON:  Okay, so Mr. McCoy, would you
23 accept that nomination?
24           VICE CHAIR McCOY:  Humbly, I accept.
25           MR. GAGNON:  Are there any other nominations
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1 from the Board?
2           And hearing none, congratulations, Mr. McCoy.
3 You are the new Chair of the Planning and Zoning Board.
4           CHAIR BURGESS:  Congratulations.
5           MR. GAGNON:  So would you like to take over
6 for nomination of Vice Chair?
7           VICE CHAIR McCOY:  No.  Ceremonially, I think
8 she should go ahead and finish out her duty.
9           CHAIR BURGESS:  And I thank you.

10           MR. GAGNON:  So for nomination of Vice Chair,
11 the floor is open for any nominations from the Board.
12           VICE CHAIR McCOY:  Madam Chair, Ms. Burgess,
13 would you like to accept the nomination for Vice Chair?
14           CHAIR BURGESS:  Yes, if there's no other
15 nominations.
16           MR. GAGNON:  Okay.  Floor is open for any
17 other nominations.
18           Hearing none, congratulations, Ms. Burgess,
19 on your nomination as Vice Chair of the Planning and
20 Zoning Board.
21           CHAIR BURGESS:  Thank you.
22           VICE CHAIR McCOY:  Madam Chair, question.
23           So Mr. Gagnon, where are we with our
24 alternates being put forth to the Board as regular
25 members, because respectfully, I really want other
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1 individuals of this Board that come out and participate
2 to be a part of the process and understand how it is to
3 facilitate a meeting.
4           It's really not, you know, I think an equal
5 opportunity that it seems to be me, Ms. James and
6 Mr. Kunuty that, at least for probably five years now
7 have been revolving Chairpersons.  So do you know when
8 that's going to come before the Board, because, you
9 know, quite honestly, whenever they do become regular

10 members, I would ask that we hold another nomination of
11 Chair and Vice Chair.
12           MR. GAGNON:  Okay, I think it's really up to
13 the Board if you want to reconsider the Chair and Vice
14 Chair motions at that time.
15           The request had previously been made to City
16 Council, and I think it's something that we need to try
17 to elevate on the priority list as far as bringing the
18 agenda item forward.  There won't be an item on the
19 18th meeting.  However, if I can get feedback as far as
20 potential new members --
21           VICE CHAIR McCOY:  Can I stop you?  And why
22 not?  Why can't there be an item, because I see these
23 meetings, everything else gets added on from community
24 benefits.  But no, we are a functioning body of this
25 Board, and in fact, we're procedural and we're also
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1 required.  So I don't want to keep getting pushed down
2 the line.
3           But I know certainly, you know, these folks
4 come out and give of their time.  That's the least --
5 and you know, if it requires a personal letter or an
6 e-mail to the City Manager to have our alternate
7 members to be added as regular members, I'll certainly
8 do that.  But, you know, to keep pushing this can down
9 the road is -- you know, it really takes every bit of

10 30 seconds for them to vote to make Mr. Gustafson and
11 Mr. Brown regular members.
12           And what I don't want to see happen is
13 applications come in, and in some kind of way they get
14 overlooked and they remain in the alternate positions
15 and new appointees come into the regular member
16 positions.
17           So is it something that we should do as a
18 Board, to make a motion, or is it appropriate to do a
19 letter?  But, you know, that's just being fair.  And I
20 would only ask that because they give of their time and
21 take from their families, and I want to make sure that
22 they have the fullness of what this Board represents
23 and the service that we do to the community.
24           MR. GAGNON:  Understood.  And I think there
25 was discussion at the last meeting as well, where from
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1 my perspective, I share the same sentiment as far as
2 providing the opportunity for alternate members to
3 function as full-time Board members, especially because
4 they've had that opportunity inadvertently due to other
5 vacancies.
6           VICE CHAIR McCOY:  Sure.
7           MR. GAGNON:  So the timing of the agenda
8 item, it really came down to really me not being able
9 to prepare the item for the 18th.  We had at least

10 eight other agenda items that will be on that meeting,
11 so --
12           VICE CHAIR McCOY:  You say we, you mean your
13 department?
14           MR. GAGNON:  From my department, yes.
15           VICE CHAIR McCOY:  Okay.  Well, that's
16 understandable, but --
17           MR. GAGNON:  Yes, and it's something that I
18 do want to prioritize, but I was really hoping to get
19 other individuals interested in participating.  I know
20 that some time ago, during the last nomination of Board
21 member process, we had interested residents of the
22 Board, so we want to reach back out to those
23 individuals to see if they're still interested.  It
24 would be optimal, from my perspective, to provide an
25 agenda item that gave more options for new appointments
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1 as well.
2           So staff will make the recommendation to
3 transfer both alternate members to a permanent member
4 seat and a permanent member role, but I was really
5 hoping to have other individuals available to serve in
6 the other vacancy capacity and to fill in for those
7 alternate positions as well.  Instead of having two
8 items, just doing one bite of the apple.
9           VICE CHAIR McCOY:  Sure.

10           Thank you, Madam Chair.
11           CHAIR BURGESS:  All right.  Project updates
12 and upcoming projects.
13           MR. GAGNON:  I don't have any updates or
14 upcoming projects at this time.  However, I do
15 anticipate meeting on the 26th, and I think the -- I
16 guess in follow-up to the Board member nomination item,
17 I think our following meeting on May 5th might be the
18 upcoming City Council meeting, so I'll try and
19 prioritize an agenda item for that meeting, even if we
20 don't have other interested residents for the Board.
21 So that way, we can at least make the shifts that we
22 need to.
23           CHAIR BURGESS:  Okay, are there -- just going
24 to go down the line and see if there's any other
25 comments from the Board before we dismiss.
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1           Mr. Brown.
2           MR. BROWN:  No comments.
3           CHAIR BURGESS:  Mr. Gustafson.
4           MR. GUSTAFSON:  Nothing.
5           CHAIR BURGESS:  Mrs. Shepherd.
6           MS. SHEPHERD:  Mr. Gagnon, what day did you
7 say the next Board meeting was on?
8           MR. GAGNON:  I thought it was May 5th, and
9 that was for City Council.  Let me look at my calendar.

10           CHAIR BURGESS:  I think that's a Saturday.
11           MR. GAGNON:  Well, it won't be on that day
12 then; it won't be on that day.  I don't know why it
13 stuck in my head.  Oh, it's the 2nd.  That's definitely
14 not the right day.
15           MS. BUSBY:  Our next meeting, May 10th?
16           MR. GAGNON:  No, for our next Council meeting
17 following the 18th.  So the first Council meeting in
18 May would be May 2nd, which is the first Wednesday.  So
19 it's not on the 5th, it's on the 2nd.  So thank you for
20 that clarification.
21           MS. SHEPHERD:  And the next Planning and
22 Zoning meeting is, correct, April 26 and May 10th?
23           MR. GAGNON:  I'm going to double-check,
24 because I'm not trusting my brain at this point.  Yes,
25 the 26th will be our next Planning and Zoning Board
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1 meeting.
2           MS. SHEPHERD:  Okay, thank you.
3           CHAIR BURGESS:  Okay, Mr. Gallon.
4           MR. GALLON:  Nothing.
5           CHAIR BURGESS:  Mr. McCoy.
6           VICE CHAIR McCOY:  Nothing, Madam Chair.
7           CHAIR BURGESS:  And I don't have anything, so
8 is there a motion?
9           MS. SHEPHERD:  Motion to adjourn.

10           CHAIR BURGESS:  All right, we're adjourned.
11           (Whereupon, at 6:56 p.m., the proceedings
12 were concluded.)
13
14
15
16
17
18
19
20
21
22
23
24
25
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1                  C E R T I F I C A T E
2
3
4 THE STATE OF FLORIDA )

                     )
5 COUNTY OF PALM BEACH )
6
7
8           I, Susan S. Kruger, do hereby certify that
9 I was authorized to and did report the foregoing

10 proceedings at the time and place herein stated, and
11 that the foregoing pages comprise a true and correct
12 transcription of my stenotype notes taken during the
13 proceedings.
14           IN WITNESS WHEREOF, I have hereunto set my
15 hand this 16th day of April, 2018.
16
17
18
19
20
21                       ______________________________

                      Susan S. Kruger
22
23
24
25
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CITY OF RIVIERA BEACH, STAFF REPORT 
TEXT AMENDMENT REQUEST: OFF-STREET PARKING  
APRIL 19, 2018 

 
 
AN ORIDNANCE OF THE CITY COUNCIL OF THE CITY OF RIVIERA BEACH, PALM 
BEACH COUNTY, FLORIDA, AMENDING CHAPTER 31 OF THE CITY’S CODE OF 
ORDINANCES ENTITLED, “ZONING”, ARTICLE 1, “IN GENERAL”, SECTION 31-1, 
“DEFINITIONS”; AND AMENDING ARTICLE VII, “OFF-STREET PARKING AND 
LOADING”, SECTION 31-577, “OFF-STREET PARKING RATIOS”; IN ORDER TO ADD 
DEFINITIONS FOR AND ASSOCIATED WITH AFFORDABLE HOUSING, LOW 
INCOME HOUSING, WORKFORCE HOUSING AND SIMILAR; AND TO PROVIDE 
SPECIFIC PARKING RATIOS FOR THE ABOVEMENTIONED USES; PROVIDING FOR 
CONFLICTS, SEVERABILITY AND CODIFICATION; AND PROVIDING FOR AN 
EFFECTIVE DATE. 
 
 

 
A. Applicant:  Millennia Housing Development, LTD (hereinafter Millennia). 

 
B. Request: To amend the City’s land development regulations to add new definitions and to 

require a ratio of one parking space required per unit for an affordable multi-family housing 
community that has or will have a long-term affordability restriction. 
 

C. Location: The City’s land development regulations have a citywide impact.  As proposed, this 
amendment would impact residential properties with affordability restrictions.   

 
D. Background and Staff Analysis:  The applicant, Millennia, is currently the acting property 

manager for the Stonybrook Apartments, located at 1555 Dr. Martin Luther King Jr. Blvd.  
Millennia desires to purchase the development from the current owners, GMF Stonybrook, 
LLC.and has proposed significant site renovations, including a new 4,482 square foot 
community building with office as well as renovations for all existing units. 

 
The Stonybrook Apartments were constructed in 1972 and the City’s parking regulations (Off-
Street Parking Ratios) were implemented in 1982, and amended from time to time thereafter.  
This has caused the Stonybrook Development to have an inadequate number of parking 
spaces as originally constructed in accordance with current codes and the City would consider 
this property to be legally non-conforming.  The current renovation proposal and construction 
of a new community center would require the development to come into conformity with 
current City Codes, including parking ratios. 
 
The current automobile parking space ratio for residential uses is two parking spaces per unit.  
In summary, this proposal would create a new code definition for affordable housing and also 
require a parking ratio of one automobile parking space per residential unit.    

 
   
E. Recommendation: City staff recommends board consideration of the proposed ordinance. 
 
 

 



Affordable Housing Conditions, Needs and Recommended Practices for the Local 
Jurisdiction, Riviera Beach, Florida 

(1) source: US Census Bureau, www.census.gov/quickfacts 
(2) source: US Census Bureau, www.census.gov/quickfacts; The Census Bureau defines poverty utilizing the U.S. Office of 

Management and Budget's (OMB) Statistical Policy Directive 14.  The Census Bureau uses a set of money 
income thresholds that vary by family size and composition to determine who is in poverty. If a family's total 
income is less than the family's threshold, then that family and every individual in it is considered in poverty. The 
official poverty thresholds do not vary geographically, but they are updated for inflation using Consumer Price 
Index (CPI-U). The official poverty definition uses money income before taxes and does not include capital gains 
or noncash benefits (such as public housing, Medicaid, and food stamps). More information on this process can 
be found at the following link: https://www.census.gov/topics/income-poverty/ poverty/guidance/poverty-
measures.html . 

(3) source: affordable housing online.com.  The properties identified with low income housing units are: Stonybrook 
Apartments with 216 units, Villa Franciscan with 85 units, Mystic Woods Ph 1 and Ph II with 162 units, Indian 
Trace Apartments with 330 units and 1600 W.16th St. with 122 units. 

(4) Per telephone discussion with John W. Hurt, Executive Director of the Riviera Beach Housing Authority, on 
February 7, 2018.  It was mentioned that another 180 of affordable rental units are being planned and developed 
by the Housing Authority and the Housing Trust Group, LLC. 

 
Overview 
This brief study identifies the affordable housing stock and impoverished community statistics in the City 
of Riviera Beach.  This study also recommends short term and long term best practices that the city 
leaders can utilize in order to meet the affordable housing needs for its residents. 
 
The conclusion of this study identifies that there is a deficit of affordable housing in the City of Riviera 
Beach and that changes in municipal policy are warranted in order to address this issue. 
 
Population Statistics 
As of July 2016, the City of Riviera Beach, FL had a population of 34,244 (1).  Approximately 23.6% of 
Riviera Beach’s population (approximately 7,610 persons) were identified as impoverished (2). 
 
Affordable Housing Stock Statistics 
There are currently six existing low-income housing apartment complexes in the City of Riviera Beach, 
containing roughly 915 affordable apartment units (3).   According to the Riviera Beach Housing 
Authority there are no public housing units available; nor does the Riviera Beach Housing Authority 
manage a Section 8 Housing Assistance Program (4). 
 
Based on population and housing stock statistics there are approximately 915 apartment units, 
serving eligible low income persons, for over 7,600 impoverished persons in Riviera Beach.  This 
equates to this community having only the amount affordable housing units for 12% of this 
population. 
 
Alternatively, assuming that a portion of the impoverished population of 7,600 are related and can be 
classified as “Impoverish Families” (which would be defined as multiple, related individuals, including 
inter-generational family members, all who qualify as impoverished); and, for discussion purposes, 
assuming that the average Impoverished Family has four persons in the household, this scenario would 
result in 1,900 Impoverished Families in Riviera Beach that would need affordable rental housing.  Based 
on the amount of known multi-family affordable housing in Riviera Beach, over 50% of Impoverished 
Families would be without affordable housing. 
  
Conclusion 
Based on the lack of supply of affordable housing product and the age and condition of some of the 
existing multi-family affordable housing stock, it is recommended that the City of Riviera Beach identify 
and implement short term and long term municipal policies to cause the construction of new affordable 
housing and the rehabilitation of the existing, older, affordable housing complexes. 
 
 

http://www.census.gov/quickfacts
http://www.census.gov/quickfacts
https://www.census.gov/topics/income-poverty/%20poverty/guidance/poverty-measures.html
https://www.census.gov/topics/income-poverty/%20poverty/guidance/poverty-measures.html


(5) The Urban Institute , “ Miami and the State of Low- and Middle-Income Housing, March 2017.  
https://www.urban.org/research/publication/miami-and-state-low-and-middle-income-housing 

 

Best Practices Recommendations 
 
From a policy perspective, it is important to know what’s driving the challenges to housing development 
and redevelopment which impacts the affordability of the housing product.   If affordable housing options 
are decreasing or not growing to meet the needs of a community, it could be due to, among other things: 
rising development costs, local government restrictions, rising construction and material costs.    
 
Options that local governments can explore as immediate remedies would involve differentiating zoning 
and building requirements for market rate developments versus affordable housing developments.  
Further local governments should explore differentiating requirements of affordable rehabilitation 
projects from the new construction of affordable housing developments.  Examples of such immediate 
remedies include: 
 

• Streamline the review and permitting processes to reduce time and cost to the applicants 
• Relax zoning requirements for affordable housing projects, particularly where market 

demand zoning requirements would not be applicable.  This would reduce timely 
variance hearings and costs to the projects. 

 
To address the significant shortfall of available affordable housing in a community, long-term planning, 
policy determinations and program implementation must to occur at the local governmental level.  
Depending upon a city’s unique demographic, cultural needs, and political context, planners should 
identify policies unique to that community and identify the available resources in order to ensure the 
success of any program. 
 
Immediate Term Remedies for Affordable Housing 

• Streamlining plans reviews and reducing fees (5) 
o Allowing for 3rd party plans review by eligible, independent engineering firms in order to 

increase review and approval timing. 
o Eliminating building permit fees for entities utilizing 3rd party plans reviewers 

 
• Relaxing zoning requirements for affordable housing rehabilitation projects (5)  

o Reduced parking space requirement for new construction projects at a one space per unit 
requirement 

o Reduced parking space requirement for rehabilitation of existing affordable housing 
project, where no additional residential units are being added.  An existing housing 
project undergoing a substantial rehabilitation, which is grandfathered into the current 
municipal zoning code as “legal non-conforming,” should not be required to add any 
additional parking spaces. 

 
Long Term Remedies 

• Identify areas within the community, where public transportation and access to healthy food 
markets, education and community services are easily attainable. 
 

• Identify areas where elderly services and disability assistance along with family needs and child 
care assistance are needed. 
 

• Establish Community Operated Land Banks – which addresses the high cost of land prices and 
allows for planning and implementation of affordable housing. (5)     
 

• Create Neighborhood-Zoned Tax Increment Financing Districts (5)   
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  Legislation Ordinance 

#                     

 
 

City Hall 
  

 
 

File Number:                    _  Final Action Date: _ /__/2018 
 

AN ORDINANCE OF THE C I T Y  O F  _ _ _ _ _ _ _ _ _ _ _ _ _ _ ,  _ _ _ _ _ _ _  
COMMISSION AMENDING ORDINANCE NO. _ _ _ _ _ _ , THE ZONING 
ORDINANCE OF THE CITY OF __________, FLORIDA, AS AMENDED, 
SPECIFICALLY BY AMENDING ARTICLE _ _ , SECTION _ _ , ENTITLED 
"DEFINITIONS OF TERMS", TO ADD DEFINITIONS FOR AFFORDABLE  
HOUSING, ATTAINABLE  MIXED-INCOME HOUSING, EXTREMELY LOW 
INCOME HOUSING, AND WORKFORCE HOUSING; AND BY AMENDING 
ARTICLE _ _ , SECTION _ _ _ _ , ENTITLED, "AFFORDABLE HOUSING 
SPECIAL BENEFIT PROGRAM SUPPLEMENTAL  REGULATIONS" , TO ADD 
INCENTIVES, INCLUDING DENSITY BONUSES, FOR THE DEVELOPMENT 
OF PROJECTS PROVIDING HOUSING FOR MIXED-INCOME POPULATIONS 
AT OR BELOW ONE HUNDRED FORTY PERCENT (140%) OF AREA  MEDIAN   
INCOME AS ESTABLISHED BY THE UNITED STATES DEPARTMENT OF 
HOUSING AND URBAN DEVELOPMENT; CONTAINING A SEVERABILITY 
CLAUSE; AND PROVIDING FOR AN EFFECTIVE DATE. 

 
WHEREAS, on _________, 20__, Ordinance No.                  , the Zoning 

Ordinance of the City of _ _ _ _ _ _ _ _ _ _ , Florida, was adopted as the City of ___________’s 
("City") Zoning Ordinance ("City Code"); and 

 
WHEREAS, the National Low Income Housing Coalition has found a full-time minimum 

wage worker cannot afford a one-bedroom rental unit at Fair Market Rent in any state within the 
United States of America; and 

 
WHEREAS, the C ode codifies several Development incentives for affordable housing 

projects; and 
 

WHEREAS, the affordable housing projects currently incentivized by the Code only serve 
residents at or below sixty percent (60%) of the Area Median Income ("AMI"); and 

 
WHEREAS, these projects tend not to serve residents substantially below sixty percent 

(60%) of the AMI or residents between sixty percent (60%) of the AMI and one hundred forty 
percent (140%) of the AMI; and 

 
WHEREAS, Article _ _ , Section _ _ _ _ _ _  of the Code lists distributed Affordable and 

Workforce Housing as a Guiding Principle of City; and 
 

WHEREAS, it has been determined that adding Article __, Sections _____ and _____ 
to the Code are required to encourage distributed, attainable, mixed-income development; 
and 

 
WHEREAS, the Planning and Zoning Board ("PZB") , at its meeting of                 _ , 

201__, following an advertised hearing, adopted Resolution No. _______________ , Item No.                                                                                               
_                 , by a vote of ___ to ___ (_-_), recommending approval of this item to the 
City _______________ Commission; and 
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File ID:  ____ Enactment Number: ________ 
 

 
WHEREAS, the City ______, after careful consideration of this matter, deems it 

advisable and in the best interest of the general welfare of the City and its citizens to amend the 
Riviera Beach Code as hereinafter set forth; 

 
NOW, THEREFORE, BE IT ORDAINED BY THE ________ COMMISSION OF THE CITY 

OF _____________, FLORIDA: 
 

Section 1.  The recitals and findings contained in the Preamble to this Ordinance are 
adopted by reference and incorporated as if fully set forth in this Section. 

 
Section 2.  The Code is hereby amended by making modifications to Article _ _  in the 

following particulars: 1 

 
 
NOTE: Article Numbers and Subsection Numbers are placeholders and for discussion purposes only.  The 
actual appropriate Article numbers and Subsection numbers in the Code need to be inserted. 

"* * * 
ARTICLE  “1”. DEFINITIONS 

 
* * * 

 
Code SubSection ”1.2”  DEFINITION OF TERMS 

 
* * * 

 
Affordable Housing: An owner-occupied or rental Dwelling Unit with a purchase cost, 
value, or monthly rental, as applicable, equal to or less than the amounts established by 
the applicable standards for those individuals whose income is at or below 60 percent of 
Area Median Income as published by the United States Department of Housing and Urban 
Development and certified by the Department of Community and Economic Development. 

 
* * * 

 
Extremely Low Income Housing: An owner-occupied or rental Dwelling Unit with a 
purchase cost, value, or monthly rental, as applicable, equal to or less than the amounts 
established by the applicable standards for those individuals whose income is at or below 
30 percent of Area Median Income as published by the United States Department of 
Housing and Urban Development and certified by the Department of Community and 
Economic Development. 

 
* * * 

 
 
 
 
 

 

1 Words and/or figures stricken through shall be deleted. Underscored words and/or figures shall be added. 
The remaining provisions are now in effect and remain unchanged. Asterisks indicate omitted and 
unchanged material. 
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File ID: 
 

Enactment Number: ______ 
 

 

 
Workforce Housing: An owner-occupied or rental Dwelling Unit with a purchase cost, 
value, or monthly rental, as applicable, equal to or less than the amounts established by 
the applicable standards for those individuals whose income is between 60 percent to 
140 percent of Area Median Income as published by the United States Department of 
Housing and Urban Development and certified by the Department of Community 
Development. 

 
* * * 

 
Warrant: City process of review by the necessary City Departments designated and led by the Director 
of Community Development, to determine the approval of, and conditions to, approval for projects 
eligible under Section “1.2” of the Code. 

 
* * * 

 
Code Section ”2.1” AFFORDABLE HOUSING SPECIAL BENEFIT PROGRAM SUPPLEMENTAL 
REGULATIONS 

 
 

Code Sub section “2.1.1”  As a pre-requisite to qualify as an Affordable Housing 
Development eligible for any of the special benefits described in Section “2.1”, an applicant 
shall submit to the Department of Community Development: 

 
a. Certification by the City's Community Development Department that the 
proposed Development does currently, and/or will in the future, provide a minimum of 
eighty percent (80%) of the Dwelling Units (Multi-family or Elderly) as Affordable 
Housing serving residents at or below sixty percent (60%) of the area median 
income (AMI) as published by the United States Department of Housing and Urban 
Development annually; or that the proposed Development is a mixed-income 
building providing at least forty percent (40%) of the units as Affordable Housing 
serving residents at or below sixty percent (60%) of AMI or providing at least 
twenty percent (20%) of the units as Affordable Housing serving residents at or 
below fifty percent (50%) of AMI, and is not restricted to elderly residents; and, 

 
b. An existing Housing Payment Assistance Contract, as issued to the property by 
the United States Department of Housing and Urban Development, confirming the 
property will meet the criteria in subsection (a) above for a period of no less than 
five years (5) years with extension options available to the property; or, 

 
c. A recorded covenant running with the land acceptable to the City confirming 

the property meets or will meet the criteria in subsection (a) above for a period 
of no less than twenty (20) years from the date of the issuance of a final 
Certificate of Occupancy. 

 
Code Sub section “2.1.2”. In place of any conflicting provisions elsewhere in this Code, Affordable 
Housing Developments may be developed in accordance with the following, subject to a Warrant. 
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File ID: 
 

Enactment Number: ______ 
 

 

 
Code Sub section “2.1.3” Parking requirements for those units that qualify as existing Affordable Housing 
may be reduced as stated below. The parking reductions below may be cumulative; however, in no 
event shall parking be reduced by more than eighty percent (80%) of the spaces required under the 
current code, Section _______.  

 
a. For projects that existed as Affordable Housing prior to the enactment of this 
Section of the Code, and meeting the qualifications outlined in Section “2.1”  is 
eligible:  

i. To have the parking requirement reduced by Right to provide a 
maximum of one (1) parking space per every two (2) Dwelling 
Units provided as Af fo rdab le  Housing .  

ii. To have the parking requirement reduced b y W arrant ,  an 
additional fifteen percent (15%), upon a showing that the 
reduction in off-street parking is justified in view of the nature 
and type of prospective occupancy and the economic 
circumstances involved, and that the impacts from such 
reduction are not likely to unduly burden traffic and parking 
facilities in the neighborhood.  

 
b. For projects proposing to be Affordable Housing, that did not exist as Affordable 
Housing under the qualifications outlined in Section “2.1”, at the time of enactment 
of this Section of the Code; but will become eligible as Affordable Housing under 
Section “2.1” is eligible: 

i. To have a s ix t y percent (60%) reduction in required parking 
as permitted by Right. 

ii. To have the parking requirement reduced by Warrant  an 
additional fifteen percent (15%), upon a showing that the 
reduction in off-street parking is justified in view of the nature 
and type of ex is t ing and/or  prospective occupancy and the 
economic circumstances involved, and that the impacts from 
such reduction are not likely to unduly burden traffic and 
parking facilities in the neighborhood. 

 
c. Parking for development proposals providing Housing for the Elderly may 
be reduced by Warrant to provide a maximum of one (1) parking space per 
every two (2) Dwelling Units provided as Elderly Housing , upon a showing 
that the reduction in off-street parking is justified in view of the nature and 
type of prospective occupancy and the economic circumstances involved, and 
that the impacts from such reduction are not likely to unduly burden traffic and 
parking facilities in the neighborhood. 

 
 

 
* * *" 
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File ID: 
 

Enactment Number: ______ 
 

 

 

Section 3 . If any section, part of a section, paragraph, clause, phrase or word of this 
Ordinance is declared invalid, the remaining provisions of this Ordinance shall not be affected. 

 
Section 4.  It is the intention of the City __________ that the provisions of this Ordinance 

shall become and be made a part of the C o de , which provisions may be renumbered or 
relettered and that the word "ordinance" may be changed to "section", "article", or other 
appropriate word to accomplish such intention. 

 
Section 5.  This Ordinance shall become effective thirty (30) days after final reading and 

adoption thereof. 
 

APPROVED AS TO FORM AND CORRECTNESS: 
 
 

CITY OF __________________, FL SIGNATORY 
________________________ __________ 
PRINT NAME   DATE 
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Parking Management Plan for 
Azure Estates

Prepared by 

Rita Mooney, Vice President

February 15, 2018

1555 Martin Luther King Drive 
Rivera Beach, Florida 33404



(1) Attachment A, Current Site Plan of Stonybrook Apartments, Current Conditions 
(2) Attachment B, MHM Parking Survey of Stonybrook Apartments, December 2017 
(3) The Urban Institute, “ Miami and the State of Low- and Middle-Income Housing, March 2017. 

https://www.urban.org/research/publication/miami-and-state-low-and-middle-income-housing 

PARKING MANAGEMENT PLAN 

Azure Estates 

Overview 
Azure Estates currently known as Stonybrook Apartments, is located in Rivera Beach, 
Florida, (the “Property”).  The community consists of 216 apartment homes with rents 
calculated exclusively to the household’s adjusted income and subsidy funded by the U.S. 
Department of Housing and Urban Development (“HUD”) via a Project Based Section 8 
contract.  The floorplan mix for the community is quite desirable and includes 108 two 
bedroom and 108 three bedroom apartment homes available for families that qualify for 
rental assistance from HUD.  

Millennia Housing Management, Ltd. is currently the management agent of the property and 
will be the management agent for the purchaser, Azure Estates FL TC, LP.   MHM currently 
manages over 250 affordable multi-family housing communities in over 25 states.   As part 
of our evaluation of the parking needs and operational practices historically utilized at 
Stonybrook Apartments, we conducted a parking needs assessment of the property. 

Summary of Parking Spaces and Usage 
In order to maintain a safe and secure environment, property management requires residents 
of the Property with cars to utilize a property parking sticker to identify their vehicle.  This 
process permits management to discern between residents’ vehicles and guest vehicles.  
There is a history of unwanted visitors, trespassing onto the property and peddling unwanted 
services and materials out of their vehicles.   

There are currently 245 existing parking spaces, including 4 handicapped spaces, at the 
Property. (1) After several surveys conducted by property management staff, which occurred 
on different days, at various times of the day, it was concluded that on a regular basis the 
residents utilized only 29% of the parking spaces at the Property. (2)  This leaves 71% of the 
spaces available for staff, vendor and guest parking.     

Regional and National Findings 
The parking needs of the Property are consistent with national trends as well as Millennia’s 
parking usage at its other affordable properties.   

The Urban Institute (“TUI”), a nonprofit policy advisory group which is dedicated to 
analyzing and resolving to improve the lives of the most vulnerable, strengthen communities 
and guide the public sector, recently examined the state of Low- and Middle- Income 
Housing for the Miami Dade area and found that a common concern as an obstacle to the 
development of affordable housing are the strict parking requirements applied to affordable 
projects. (2)  Such steep parking requirements are perceived as being too high and costly to 
implement for affordable developments.  Steep minimum parking requirements were also 
found to not support transit-oriented developments, which were stated to be an important 
amenity for low income housing communities in the region. (3) 

https://www.urban.org/research/publication/miami-and-state-low-and-middle-income-housing


(4)   Non-Profit Housing Association of Northern California, “Rethinking Residential Parking”, April 2001. 
http://nonprofithousing.org/wp-content/uploads/2014/Toolkits/Original%20Toolkit/mythsandfacts.pdf 
(5) Attachment C, Proposed Site Plan of Stonybrook Apartments, Post-Construction Conditions 

The Non-Profit Housing Association of Northern California, as early as 2001, stated a 
conclusion that mirrors Millennia’s position on the issue, affordable housing does not need 
more parking and instead should have reduced parking requirements. (4)   Simply stated, 
higher income households own, or lease, significantly more vehicles than lower income 
households.   We find this statement to be is accurate in the case of the Property, whose 
residents utilize only 29% of the current available parking spaces. 

Proposed Parking Plan 
Post rehabilitation the Property will maintain 248 parking spaces. (5)  This conclusion has 
been reached for the following reasons: 

a. The current excess of parking spaces available at the Property, 71%,

b. The rehabilitation project will not add any additional residential units to the Property,
c. The Property will continue to operate as affordable housing long into the future,
d. Construction of additional parking spaces would cause a reduction in green space

and amenity space for the residents
e. Construction of additional spaces would be cost prohibitive to the overall project.

The Parking Plan for Azure Estates is to assign blocks of parking spaces nearest to each 
building for residents with vehicles.  All residents will be required to register their vehicle 
with the property management office and display a parking sticker on their vehicle. 
Attachment B shows the proposed parking layout for the Property, post-rehabilitation. 

Our management practices and zero tolerance policies are designed to create a well-managed, 
safe and secure living environment while transforming this property to become a positive 
influence in its community.  

http://nonprofithousing.org/wp-content/uploads/2014/Toolkits/Original%20Toolkit/mythsandfacts.pdf
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ATTACHMENT A - CURRENT SITE PLAN



Stonybrook Parking Analysis

ATTACHMENT B



Photo taken at 4pm-Parking Lot between O&M



Photo taken at 4pm-Parking Lot between J&M



Photo taken at 4pm-Parking Lot by I Building



Photo taken at 4pm-Parking Lot behind H



Photo taken at 4pm-Parking Lot behind H



Photo taken at 4pm-Parking Lot by G



As an example-
There were 16 vehicles parked in the lot by the G&D building.  Only 3 of those vehicles had resident 
stickers. 

In the parking lot between O&M only 3 out of the 25 cars parked there had resident stickers. 



Photo of a resident sticker
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Photo taken at 8pm-Parking Lot behind H



Photo taken at 8pm-Parking Lot behind I



Photo taken at 8pm-Parking Lot by I
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Photo taken at 8pm-Parking Lot by I



Residents with cars 
Building A-J



Residents with cars 
Building K-P
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2 STORY BLOCK BUILDING4,603± SQ.FT.BUILDING HEIGHT = 20.4'±, FFE=18.2'BUILDING "D"

2 STORY BLOCK BUILDING
4,603± SQ.FT.
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P O L I C Y  C H A L L E N G E S

With growing numbers of renter households 

facing cost burdens, funding for housing 

assistance is falling even further behind 

need. As a result, production of new 

affordable units and preservation of 

the aging assisted stock are becoming 

increasingly urgent. To make the most 

of limited government dollars, it is also 

essential to develop new strategies to link 

housing assistance with supportive services 

for the nation’s most vulnerable populations. 

GAPS BETWEEN ASSISTANCE AND NEED 

While substandard housing conditions were the initial ratio-

nale for public intervention in housing markets, affordability 

issues have largely replaced quality problems as the pri-

mary focus of rental housing policy. And in a decade where 

housing costs have risen faster than incomes, questions of 

housing displacement and economic inclusion in America’s 

communities are becoming even more pressing. 

While rising housing costs have affected households of all 

incomes, the consequences are most severe for those at 

the low end of the economic ladder. These households face 

the difficult choice of paying larger shares of their limited 

incomes for housing, crowding into smaller or lower-quality 

units, or moving to less expensive areas. For very low-income 

households (earning up to 50 percent of the area median 

income or AMI), federal rental assistance programs are the 

primary source of relief from high housing costs. 

But housing assistance is currently not an entitlement. 

Indeed, just over one in four (26 percent) eligible households 

received assistance in 2013. To receive assistance, house-

holds must apply to individual programs and wait for a unit 

or housing choice voucher to become available. In 2013, the 

average wait time for a public housing unit was 13 months 

and the average wait time for a voucher was 23 months. 

Since public housing authorities often close waiting lists 

when demand greatly exceeds availability, wait times in 

high-cost locations can be significantly longer.  

Despite an 18 percent jump in the number of very low-

income households from 15.9 million in 2007 to 18.5 mil-

lion in 2013, real funding for the largest HUD programs 

remains below 2008 levels. Although the number of vouchers 

increased from under 2.1 million in 2004 to about 2.2 million 

in 2014, this increase was more than offset by the loss of 

105,700 public housing units and 145,600 units with project-

based rental assistance. 
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As of 2014, 1.1 million households lived in public hous-

ing units owned and operated by local housing authori-

ties (Figure 27). Another 1.2 million lived in units with 

project-based rental assistance, and 2.2 million households

received vouchers that pay a portion of private market 

rents. The US Department of Agriculture subsidized another

405,000 rental units. 

The US Treasury Department’s Low Income Housing Tax 

Credit program remains the primary source for additions

to the affordable rental stock. The LIHTC program provides 

9 percent tax credits, which are allocated annually based

on population to state housing finance agencies, and 4 

percent credits, which are used to support developments

with tax-exempt bond financing. Housing developers 

sell the tax credits to private investors to subsidize the

construction or preservation of units affordable to low-

income households.

Because LIHTC credits are a tax expenditure, the program

does not require annual appropriations from Congress. 

Real tax expenditures for the program have thus risen

modestly since 2008, reaching close to an estimated $8 bil-

lion in 2015. With these credits, an average of 76,200 new

affordable rental units were placed in service each year 

from 2009 to 2013. Assuming that the trend continued in

2014, the LIHTC program will have helped add or preserve 

a total of more than 2.2 million subsidized units since its

inception in 1986. 

Given that maximum rents for most LIHTC units must be 

affordable to households with incomes at 60 percent of AMI,

renters with lower incomes must either pay more than 30 

percent of their incomes for housing or receive an additional

form of subsidy. Indeed, based on data in 10 states, a study 

by New York University’s Furman Center and the University

of Massachusetts Boston found that about half of LIHTC-

eligible units received additional rental assistance. In 2009–

2010, 78 percent of LIHTC renters that received additional 

subsidies had incomes at or below 30 percent of AMI.

President Obama’s proposed FY2016 budget includes revised

requirements that would provide more flexibility for devel-

opers, raising the maximum income of LIHTC tenants to 80

percent of AMI and requiring that the average income of 

households in affordable units not exceed 60 percent of AMI.

This income-averaging strategy would not only provide deep-

er subsidies for households with extremely low incomes, but

also encourage development of properties serving renters 

with a broader mix of incomes.

Some states and localities have programs for rental assis-

tance and affordable housing production and preservation

that supplement federal support. Inclusionary zoning, hous-

ing trust funds, and other local approaches provide promis-

ing models for cities facing rental affordability issues. But 

like federal programs, these efforts have not reached a scale

sufficient to close the gap between assistance and need. 

PREVENTING LOSSES FROM THE ASSISTED STOCK

With the cost of private-market rentals out of reach for so 

many households, preserving the existing stock of affordable

housing is critical. At risk are nearly 2.2 million privately 

owned and federally assisted units whose affordable-use

periods will end between 2015 and 2025. At that point, prop-

erty owners can convert their units to market rents.

Nearly 60 percent of the rentals with expiring subsidies are

LIHTC units. In many cases, these units can be success-

fully retained in the affordable inventory if the property

receives other subsidies with affordability restrictions, the 

owner obtains a new allocation of tax credits to fund capi-

tal improvements, or the property continues to operate as 

affordable housing without substantial new public subsidies.

However, a 2010 Ernst & Young report estimates that about 5 

percent of LIHTC units converted to market rate at the end

of their initial 15-year affordable-use periods. 

Meanwhile, units subsidized through HUD’s project-based 

rental assistance program account for over a quarter of the

subsidized housing stock that is approaching the end of its 

affordable-use period. According to a 2015 HUD report, about

6 percent of subsidized units of this type in 2005 were no lon-

ger in the affordable housing stock in 2014. The highest opt-

out rates are among properties that include units occupied by 

families, have for-profit ownership, or charge below-market

rents. Given that more than half (53 percent) of the subsidized 

units of this type cost less than the fair market rent, a signifi-

cant share of this stock is at risk of loss (Figure 28). 

The aging of the nation’s public housing stock is also a 

concern, with more than half of the units built before

1970. In 2010, HUD estimated that the total repair and 

replacement needs for these aging units was about $26

billion, or $23,400 per unit. Annual upkeep would require 

another $3.4 billion, or an average of $3,200 per unit.

Meanwhile, appropriations for capital repairs to public 

housing fell in real terms from about $2.8 billion in FY2010

to just under $1.9 billion in FY2015, no doubt exacerbating 

the maintenance backlog.

Notes: FMR (fair market rent) includes rent plus tenant-paid utility costs. Project-based rental 
assistance refers to units subsidized through project-based Section 8, Rent Supplement Program, 
Rental Assistance Payments, and Project Rental Assistance Contracts for Section 202 and Section 
811 programs. 
Source: JCHS tabulations of National Housing Preservation Database.
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FIGURE 28

Notes: Units can be assisted through more than one program. The count of LIHTC units is 
cumulative and the 2014 estimate is the annual average number of units placed in service in 
2009–13. Project-based rental assistance refers to units subsidized through project-based Section 8, 
Rent Supplement Program, Rental Assistance Payments, and Project Rental Assistance Contracts 
for Section 202 and Section 811 programs.
Sources: US Department of Housing and Urban Development, FY1999–2014 Annual Performance 
Reports and LIHTC Database.
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To help preserve and improve these properties, Congress 

authorized the Rental Assistance Demonstration (RAD) in

FY2012. Under the first phase of the program, public hous-

ing agencies and private owners of subsidized properties

could convert to long-term contracts and leverage public 

and private sources to fund capital needs, including tax

equity through the LIHTC program. As of January 2015, pub-

lic housing agencies and their partners had raised over $485

million in private capital to make improvements, equivalent 

to $37,000 per unit in participating properties. HUD received

approval in FY2015 to expand the first component of RAD, 

limited to the public housing and moderate rehabilitation

programs, from 60,000 units to 185,000 units. The second 

component of the program will help preserve the long-term

affordability of about 38,000 rental units subsidized through 

other legacy HUD programs.

GEOGRAPHIC CONCENTRATION OF ASSISTED HOUSING

With income inequality on the increase in the United States,

creating access to opportunity must be a housing policy 

priority. As a 2015 analysis of HUD’s Moving to Opportunity

demonstration shows, the impacts of neighborhood qual-

ity on children’s future economic prospects are profound.

Indeed, each year spent in a lower-poverty community 

improves the chances that a child would attend college and

have higher earnings as an adult. 

But starting with the large public housing developments 

built in the 1940s and 1950s, assisted rental units were often

clustered in disadvantaged neighborhoods. Because many of 

the assisted units built decades ago are still in service, the

segregation of very low-income households persists today, 

particularly among tenants of public housing. In 2013, some

27 percent of public housing units were located in census 

tracts with poverty rates of at least 40 percent, compared

with just 6 percent of all rental units. Only 12 percent of these 

units were in neighborhoods with poverty rates under 10

percent, compared with 42 percent of all rentals. Furthermore, 

four out of ten public housing units were in tracts where at

least three-quarters of residents were black or Hispanic, 

compared with just one out of six rentals overall.

While also disproportionately located in high-poverty, high-

minority neighborhoods, rentals subsidized under the hous-

ing choice voucher and LIHTC programs are found in a

broader range of communities (Figure 29). Indeed, just 10–12 

percent of these affordable units are located in census tracts

with poverty rates of at least 40 percent, and a quarter are 

located in tracts with poverty rates under 10 percent. In addi-

Notes: FMR (fair market rent) includes rent plus tenant-paid utility costs. Project-based rental 
assistance refers to units subsidized through project-based Section 8, Rent Supplement Program, 
Rental Assistance Payments, and Project Rental Assistance Contracts for Section 202 and Section 
811 programs. 
Source: JCHS tabulations of National Housing Preservation Database.
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FIGURE 28

Notes: Units can be assisted through more than one program. The count of LIHTC units is 
cumulative and the 2014 estimate is the annual average number of units placed in service in 
2009–13. Project-based rental assistance refers to units subsidized through project-based Section 8, 
Rent Supplement Program, Rental Assistance Payments, and Project Rental Assistance Contracts 
for Section 202 and Section 811 programs.
Sources: US Department of Housing and Urban Development, FY1999–2014 Annual Performance 
Reports and LIHTC Database.
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tion, only 27–30 percent of voucher and LIHTC units are in 

neighborhoods where at least three-quarters of residents are

black or Hispanic.

In an effort to clarify and strengthen the regulatory land-

scape for fair housing, HUD recently ruled that all local and

state governments that receive HUD funds—as well as all 

public housing agencies—must conduct an Assessment of

Fair Housing that identifies patterns of segregation and then, 

based on local input, set priorities for addressing disparities

in housing needs and access to opportunity.  While this pro-

cess will spur greater local attention to fair housing issues,

the impacts of the rule will depend on the goals established 

by the grantees, the criteria for HUD review and acceptance,

and the extent to which the findings are used in planning 

processes.

The Supreme Court’s recent ruling in Texas Department of

Housing and Community Affairs vs. Inclusive Communities Project 

may similarly alter the future location of LIHTC properties.

In June 2015, the court affirmed that discrimination claims 

under the Fair Housing Act can be supported by evidence

of disparate impact, allowing challenges to practices that 

adversely affect minorities without direct racial discrimina-

tion. With this decision, the Inclusive Communities Project’s 

challenge to the allocation of LIHTC tax credits in the Dallas

metropolitan area can proceed, clearing the way for similar 

challenges in other cities. Again, however, the full implica-

tions of this ruling will be known only as these cases are 

decided in the coming years.

GROWING NEED FOR INTEGRATED SERVICES 

Rental subsidies alone may not address the underlying

causes of housing instability among very low-income house-

holds, particularly older adults with chronic health condi-

tions or disabilities; working-age adults that lack living-wage 

jobs, skills training, and/or access to affordable childcare;

and formerly homeless individuals with a history of domes-

tic violence, substance abuse, or mental illness. For these

households, rental assistance programs offer an effective 

platform for delivering supportive services.

Households headed by elderly adults (aged 62 and over) and

adults with disabilities make up a sizable share of those receiv-

ing rental assistance (Figure 30). Limited mobility is a common

age-related disability. Indeed, the 2011 American Housing 

Survey indicates that 46 percent of assisted renters in this age

group have serious difficulty walking or climbing stairs. 

HUD’s Section 202 program is currently the only federal 

program focused on providing affordable housing with sup-

Note: Poverty rate refers to share of families in census tract with incomes below the federal poverty level in 2013.
Source: JCHS tabulations of US Census Bureau, 2009–13 Five-Year American Community Surveys and US Department of Housing and Urban Development, 2013 Picture of Subsidized 
Households and LIHTC database.
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FIGURE 29

Notes: Elderly adults are aged 62 and over, the cutoff for age-restricted units. Adults with disabilities 
are under age 62. Household counts include those assisted by Housing Choice Vouchers, Public 
Housing, Project-Based Section 8, Section 202, Section 811, Rent Supplement, Rental Assistance 
Program, McKinney-Vento Permanent Supportive Housing, Housing for Persons with AIDS, and USDA 
Section 521. 
Source: Center on Budget and Policy Priorities, Federal Rental Assistance Factsheet. 
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portive services to older renters with very low incomes. But 

after producing nearly 400,000 units since its inception in 

1959, the program has not included funding for new con-

struction since FY2011. The focus of the Section 202 program 

has shifted toward health-centered, cost-saving initiatives 

designed to help older very low-income renters avoid insti-

tutional care. HUD is currently working with the Department 

of Health and Human Services on several other efforts to 

integrate healthcare services for seniors in assisted housing 

and to increase access to affordable housing for older adults 

with disabilities who want to leave institutional care. 

Rental assistance programs also provide opportunities to inte-

grate services that help working-age households improve their 

earnings potential. For example, HUD’s Family Self Sufficiency 

(FSS) program, administered by public housing agencies in 

collaboration with local partners, provides employment and 

other social services to households living in public housing or 

holding vouchers. When assisted households increase their 

incomes, the difference in rent above the share they would 

normally pay (usually 30 percent) is placed in escrow and 

rebated upon successful completion of the program. As of 

FY2014, more than 72,000 households had participated in 

FSS, and over half (56 percent) of those participating for at 

least one year increased their incomes. Building on the FSS 

program, HUD plans to roll out the Bridge to Family Self-

Sufficiency, a demonstration program that replaces the rent-

based escrow accounts with mentoring to build participants’ 

goal-setting and decision-making skills.

Permanent supportive housing, which has been a critical 

element in efforts to eliminate homelessness, is another 

example of how rental assistance can be used as a plat-

form for providing coordinated services. A 2014 study by 

the University of Pennsylvania and the US Department 

of Veterans Affairs found that the addition of one unit of 

permanent supportive housing for every 10,000 individuals 

leads to a 1.0 percent reduction in chronic homelessness. 

Combining supportive services with affordable housing has 

also reduced public expenditures on homeless adults, who 

are frequent, high-cost users of the healthcare and crimi-

nal justice systems. Indeed, a 2010 report by the Virginia 

Coalition to End Homelessness indicates that the daily cost 

of a permanent supportive bed in Virginia was just $49, com-

pared with $70 for a bed in a local jail and $598 for a bed in 

an adult psychiatric state hospital. 

At the same time, though, operating expenses for permanent 

supportive housing developments are higher than for afford-

able housing developments. To address this cost issue, the 

innovative pay-for-success (or pay-for-performance) model is 

gaining ground as an alternative funding strategy. Under this 

approach, private investors provide upfront capital for social 

services, while government or philanthropic funders agree to 

repay the capital with profit if specified outcomes are achieved. 

In this way, service providers can tap new funding sources, 

shifting risk from the government to private investors. 

IMPROVING THE ENERGY EFFICIENCY OF THE RENTAL STOCK

The residential housing sector has a large carbon foot-

print, accounting for about 22 percent of national energy 

consumption and a similar share of domestic CO2 emis-

sions. According to the most recent Residential Energy 

Consumption Survey (RECS), renters were responsible for  

nearly a quarter of all residential energy use in 2009. On a 

per-household basis, renters living in single-family homes 

consumed 19 percent less energy than owner-occupants, 

while renters living in multifamily units consumed 29 per-

cent less energy than owner-occupants. Lower energy use 

among renters reflects in part the smaller average size of 

rentals relative to owned units. While the 2015 RECS is not 

yet available, survey results will no doubt show higher ener-

gy use in the rental sector because of increases in both the 

rentership rate and the share of single-family rentals.

Notes: Elderly adults are aged 62 and over, the cutoff for age-restricted units. Adults with disabilities 
are under age 62. Household counts include those assisted by Housing Choice Vouchers, Public 
Housing, Project-Based Section 8, Section 202, Section 811, Rent Supplement, Rental Assistance 
Program, McKinney-Vento Permanent Supportive Housing, Housing for Persons with AIDS, and USDA 
Section 521. 
Source: Center on Budget and Policy Priorities, Federal Rental Assistance Factsheet. 
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Cumulative improvements to the energy efficiency of the 

rental stock occur through construction of new units, loss

or replacement of older units, and retrofits of existing units. 

For example, rentals built in the 2000s consumed 28 percent

less energy on average in 2009 than those built before 1980 

(Figure 31). Nonetheless, the typical unit built before 1970 used

nearly 25 percent less energy in 2009 than same-age rentals 

in 1980, highlighting the critical importance of retrofits.

While a variety of government and private initiatives have

attempted to reduce energy use in the rental housing sector, 

significant gains require better alignment of the incentives

facing renters and property owners.  Property owners gener-

ally pay the up-front costs of efficiency improvements, but

tenants receive the benefit of lower energy costs because 

they typically pay for utilities. As a result, property owners

do not capture the full return on their investments unless 

they charge equivalently higher rents. While several propos-

als related to lease structures and energy-use disclosures 

have attempted to alter this disincentive to invest, none have

been widely adopted.

Moreover, improving the efficiency of rental housing involves 

complex tradeoffs related to household location decisions.

Transportation-related energy use is a major component of 

a rental unit’s energy footprint, given that location deter-

mines tenants’ travel options. Improving the efficiency of 

the overall rental stock therefore involves not just reducing

the energy use of individual units, but also renters’ trans-

portation-related energy use. A further complication is that

efforts to improve the energy efficiency of the rental supply 

may conflict with other critical policy objectives, including

affordability if property owners pass the costs of retrofits on 

to tenants.

THE OUTLOOK

The need for rental housing that low- and moderate-income

households can afford is already great and growing. Although 

multifamily construction is booming, most new rentals are

targeted to the high end of the market. And with the huge 

millennial population poised to enter the housing market,

the pressure on rents will only increase. 

The strained political climate and caps on nondefense 

discretionary spending have held down appropriations

for federal rental assistance programs. Recognizing these 

limitations, the federal government has made new efforts

to integrate affordable housing, healthcare, and supportive 

services for the most vulnerable households, including the

working poor and older adults with chronic health condi-

tions and disabilities.

There is broad recognition that neighborhood quality directly

shapes the economic opportunities available to low-income 

renters. Indeed, increasing the access to communities with

good-quality schools, low crime rates, and proximity to 

employment and transit can result in better economic out-

comes for both parents and children. Improvements to exist-

ing rental assistance programs would help more low-income

households find homes in a broader range of neighborhoods. 

At the same time, however, developing new rental housing in

disadvantaged communities can be an important means for 

fostering neighborhood revitalization.

Each of these policy issues deserves attention and debate.

While specific solutions vary across markets, the ultimate 

goal must be to ensure that the nation’s rental housing stock

meets the needs of the diverse renter population and that 

America’s communities are inclusive of all households.
Note: Single-family category excludes mobile homes.
Source: JCHS tabulations of 2009 Residential Energy Consumption Survey.
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Executive Summary 
Miami and Miami-Dade County have experienced rapid population growth and development in recent 

years, particularly in the city’s booming downtown. The influx of new residents and development of 

extensive market-rate and high-end units have led to rising housing costs for many households. This is 

especially true for low- and middle-income (LMI) households (i.e., families who make between 50 and 

120 percent of the area median income), who make too much for subsidies and too little to pay market 

prices. This report examines the state of LMI housing in Miami through a data-rich analysis of 

population and housing market changes from 2000 to 2015. Through a typology, we identify which 

neighborhoods are changing the most for LMI residents and which ones most need to create and 

preserve LMI housing. Finally, informed by our meetings with stakeholders, we identify policy and 

programmatic tools that could make a difference for LMI housing affordability in Miami and Miami-

Dade County. 

Population and housing stock trends indicate that Miami-Dade County grew tremendously from 

2000 to 2015, especially in the city of Miami. Miami’s downtown area has gone through rapid 

transformation, as have other neighborhoods, such as Edgewater and Wynwood. The following findings 

describe where Miami’s LMI families live and how their housing has changed: 

 Opa-locka, as well as Miami neighborhoods Allapattah, Liberty City, Little Haiti, Little Havana, 

and Overtown, are areas where more than 8 in 10 households are very low income and low- to 

middle-income. These neighborhoods have high proportions of renters and below-average rent 

relative to the rest of the area. In these neighborhoods, creating and preserving affordable 

housing for LMI families remains feasible and much needed. 

 Renter cost burdens have increased all over the county and city. In 2000, 27 percent of LMI 

renter households were cost burdened (i.e., spent more than 30 percent of their income on 

housing costs). By 2015, three-quarters of LMI renter households in Miami were cost 

burdened. In Coral Way, Downtown, Edgewater, and West Flagler, more than 8 in 10 LMI 

renters were cost burdened. The most dramatic shift may be in Wynwood, where just 15 

percent of LMI renter households were cost burdened in 2000, which increased to 74 percent 

by 2015. 

 Downtown, Edgewater, and Wynwood saw tremendous development of new housing units, 

with new units dominating by 2015, in contrast to a majority pre-1980 stock in 2000. This 
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reflects tremendous development in these areas, which is replacing older and previously 

affordable housing with newer and more expensive units, leaving less housing for LMI families. 

 Allapattah, which is near Downtown, Edgewater, and Wynwood, may be on the precipice of 

tremendous change and gentrification. The Miami arts community has extended beyond 

Wynwood, and land and buildings are being purchased to establish art galleries in Allapattah. 

Homeowners report being approached directly by real estate investors to purchase their 

homes, and area renters are concerned they may be at risk of displacement. Without 

prioritization from county or city leadership, Allapattah may be at risk of losing its Dominican 

community heritage, multigenerational LMI families, and affordable housing. 

In meetings with housing stakeholders in Miami, we heard about barriers to LMI affordable housing, 

as well as tremendous opportunities for programmatic and policy solutions. Key points include the 

following: 

 Developers seem to have tremendous sway over the affordable housing discourse. A recent 

effort to create a mandatory inclusionary zoning regulation was tabled, in part because of 

insufficient awareness of the larger benefits to the community among developer-friendly 

politicians. Some stakeholders discussed a possible need for greater public awareness about 

why preserving and creating affordable housing for LMI households is important for the 

community, as well as benefits of other policy solutions, such as community land banking. To 

secure affordable housing and to meet developers’ needs, the county and city should enhance 

developer-based incentives in a manner that quality, affordable housing is created and 

retained. Structuring tax benefits as an annuity would encourage developers to be invested in 

the long-term success of the affordable housing they build. More expedient permitting 

approvals and fewer parking requirements for new developments would increase supply. 

Restructuring property taxes to help LMI homeowners deal with increasing property values 

and appraisals in gentrifying neighborhoods would allow more LMI families to stay in place. 

 Community groups are often absent from the affordable housing discussion, but should be 

integrated into the process. Community groups offer insights into what residents want and can 

educate the public about why affordable housing projects benefit the whole area. Similarly, 

philanthropies and nonprofits could be public conveners and catalysts for community-led 

initiatives surrounding economic and neighborhood development. For example, area 

nonprofits, philanthropies, and community organizations could organize a bank consortium to 

assist mom-and-pop landlords. The consortium could help landlords work with banks to finance 
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often-deferred property maintenance, enhancing the preservation of area affordable housing. 

Furthermore, community groups and other nonprofits could help inform current LMI renters 

about how to transition into homeownership. 

 Public transportation was raised repeatedly as both a barrier to and an opportunity for LMI 

affordable housing development. Without sufficient public transportation in LMI 

neighborhoods, the combined housing and transportation costs pose a tremendous burden to 

LMI families. But with new public transportation developments on the horizon, including plans 

to expand the current network with six new lines, there could be an opportunity to develop 

affordable housing at transportation sites. City-county land set-asides on Department of 

Transportation property or adjacent to transportation hubs could offer potential for making 

Miami more affordable and accessible to LMI families. 

 Finally, Allapattah residents want to build their own entrepreneurial skills and the acumen of 

the community. This is true across many areas of Miami and suggests that an important link in 

the housing affordability puzzle is increasing residents’ earning potential. Better supporting 

residents’ entrepreneurial drive, including current business owners and mom-and-pop 

landlords, would enhance LMI families’ incomes and would better preserve the affordable 

housing supply. By educating landlords on how to maintain and expand their businesses and on 

the importance of preserving affordable housing, more housing options for LMI families could 

be secured. 
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Miami and the State of Low- and 

Middle-Income Housing 

Introduction 

Miami is undergoing a renaissance in its housing and economy. Accompanying such change and growth, 

however, is a history of challenges for low- and middle-income (LMI) residents, as well as heightened 

concerns about preserving and developing affordable housing. Renters, in particular, are vulnerable in 

Miami, with rents on the rise in many neighborhoods and a housing stock that is not keeping pace with 

the demand for affordable units. Although Miami’s lowest-income renters are eligible for federal 

housing subsidies, other LMI families make too much to qualify for subsidies and too little to afford 

rising housing prices. Consequently, there is a need to understand the state of LMI housing in Miami’s 

neighborhoods and to identify opportunities to bolster affordable housing and strengthen communities.  

This report explores the state of LMI housing in Miami within the city’s neighborhoods and among 

the additional municipalities of Miami-Dade County.
1
 By focusing on households making between 50 

and 120 percent of the area median income (AMI), or about $24,050 to $57,720 a year,
2
 this report 

highlights households who may be especially challenged by Miami’s rising housing costs. Furthermore, 

this report describes Miami’s LMI households and affordable housing within a neighborhood context, 

reflecting how the community, developers, and planners think about these issues. 

The report has two key components. First, a data-rich analysis of demographic, economic, and 

housing trends is presented across Miami’s municipalities and neighborhoods to identify where the 

most potential exists for maintaining and creating affordable housing for LMI households. Second, 

insights from meetings with stakeholders involved in housing and community development in Miami-

Dade County are summarized to best identify the direction the city and its residents should move 

toward on these issues. Through integrating rigorous neighborhood-level data and the guidance and 

policy needs of those working directly in the community, we can identify strategies to preserve the 

economic diversity of Miami’s residents and to ensure that all may benefit from the city’s prosperity. 
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BOX 1 

LMI Households within the Continuum of Affordable Housing Choices and Strategies 

 

A continuum of affordable housing options and strategies align with family income levels defined in 

relation to the area median income. Municipalities generally pursue a range of policy and programmatic 

options to meet families’ needs across the income spectrum. The strategies listed above are only a 

sample of the options and best practices municipalities use.  

This report focuses on the needs of low- to middle-income (LMI) families who earn too much to 

qualify for publicly subsidized rental assistance, but not enough to afford much of the market-rate 

housing available. For LMI families, municipalities typically pursue strategies that expand their access to 

affordable rental and owner-occupied workforce housing or assist them with homeownership. The 

strategies municipalities pursue for LMI families vary by place and local context. These context-specific 

policy and program options are the focus of this report.  
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A Brief History of Housing in Miami Neighborhoods 

Miami was officially incorporated as a city in 1896, and most of its housing development occurred 

during the 20th century. Miami came of age alongside federal housing policy, the creation of public 

housing, and practices such as exclusionary zoning and redlining and the forced relocation of black 

residents for development projects such as the creation of the federal highway system.
3
 Other 

dynamics, such as the influx of Cuban, Haitian, and Central American immigrants over the second half of 

the 20th century and the city’s attractiveness to foreign real estate investors and other high-end 

buyers, have also marked Miami’s housing history (Keenan 2005). A richer picture of Miami’s affordable 

housing issues for LMI households emerges by understanding the history of housing policy and 

development across neighborhoods and municipalities. 

In the early 20th century, racial segregation defined the residential patterns of Miami’s 

neighborhoods. The Overtown neighborhood was created via a “color line” to house black residents and 

to exclude them from living in the city center. In the early 20th century, Overtown was heavily 

populated and poorly supported by the city in terms of roads, public schools, sanitation, plumbing, and 

electricity. In response to Overtown’s poor conditions, a public housing development was created in the 

Liberty City neighborhood for black Miamians. Overtown and Liberty City were further linked in the 

1950s, when planners constructed I-95 through the middle of Overtown, which forced residents to 

relocate, and many went to Liberty City.
4
 Today, these two historically black neighborhoods are home 

to many LMI households. The city’s history of residential segregation persists: Miami remains 

characterized by high rates of geographic segregation by race and ethnicity (HOPE 2015). 

Miami’s history as a destination for immigrants is also important for understanding residential 

patterns. Over half of Miami’s residents are foreign born and diverse by country of origin (HOPE 2015). 

In the 1960s, refugees from Cuba settled in the Little Havana neighborhood. Immigrants from Haiti and 

Central America arrived in the 1980s and settled in neighborhoods such as Little Haiti and Allapattah 

(Fowler 2014; HOPE 2015; Keenan 2005). In addition to cultural and language barriers, the tens of 

thousands of immigrants who come to Miami each year are extremely low income, resulting in 

overcrowding in many housing units (Keenan 2005). Consequently, affordable housing for LMI 

households in Miami has to be considered within the context of language barriers, cultural sensitivities, 

and the limited resources new immigrants have when they arrive. These factors have important 

implications for equal access to housing information, gentrification, and displacement (Fowler 2014), as 

well as how Miami’s funds for affordable housing are used to assist diverse and resource-constrained 

populations (Keenan 2005).  
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Another consideration in Miami’s history of housing affordability for LMI households is the 

onslaught of investor-purchased real estate and speculation before the Great Recession and housing 

bubble. In the 2000s, investor speculation contributed to overbuilding in Miami, resulting in an 

oversupply of housing units and a vacancy rate of 21 percent from 2010 to 2014, nearly 10 percentage 

points above the national average.
5
 From 2000 to 2006, just before the housing crisis, investor home 

purchases constituted 19 percent of sales and contributed to rising home prices (HUD and Treasury 

2012). Some investor speculation in Miami in the precrisis years was driven by foreign investments, 

building up a supply of owned housing units that remained unoccupied (Keenan 2005). Because of 

investor speculation and overbuilding (especially downtown condominiums), rental prices rose and 

expedited gentrification in neighborhoods traditionally affordable for LMI residents. While additional 

condo units created more housing stock, the units primarily met the interests of high-income residents, 

not LMI residents in need of affordable housing (DCED 2015). 

Following the housing crisis, Miami experienced severe challenges, including the nation’s highest 

rates of mortgages at risk of foreclosure, as well as one of the nation’s longest foreclosure processes 

(HUD and Treasury 2012). This affected Miami’s LMI homeowners in two ways. First, many LMI 

homeowners experienced housing distress, particularly because of defaults from the subprime lending 

crisis and then from the aftermath of rising unemployment. Second, because of the housing crisis, access 

to credit tightened (HUD and Treasury 2012), which affects LMI prospective homeowners’ abilities to 

purchase homes. Because of these factors, more middle-income residents entered the rental market 

looking for low-cost rentals (DCED 2015), and renters across the city have faced declining vacancy 

rates, a tighter supply of rental units, and rising rents (HUD and Treasury 2012). Another competing 

market force was foreign real estate investors primarily paying for property in cash. In 2012, Miami was 

the only US city projected to have double-digit increases in home values (DCED 2015). These and 

others forces contributed to declining housing affordability, leaving 62 percent of Miami’s renter 

households cost burdened and increasing hardship for LMI homeowners. 

Because of recent housing market changes, some neighborhoods have experienced tremendous 

change. One such neighborhood is Wynwood, a historically working-class and Puerto Rican 

neighborhood that was once a thriving industrial and factory area (DCED 2015).
6
 For the past decade, 

Wynwood has experienced gentrification because of its arts scene and a new commercial and housing 

development called Midtown (DCED 2015).
7
 As developers’ interest in the area grew and Midtown was 

constructed, long-standing businesses and residents were excluded from plans, and neighborhood 

community-based organizations were promised support that did not necessarily materialize.
8
 In the 

mid-2000s and upon Midtown’s construction, property taxes, rent, and evictions increased, as 

unaffordable condos were built and more affluent residents moved to the neighborhood.
9
 Wynwood is 
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now considered to be “at the intersection of contemporary culture and urban revitalization” and is 

advertised as having a mix of high-rise condos, “industrial chic lofts,” and old-fashioned community 

festivals (DCED 2015). Edgewater, next to Wynwood, has blossomed as well, because of its coastal 

location and upzoning.
10

 Many incumbent LMI residents can no longer afford to stay, a pattern 

emerging across Miami. 

Community groups and the Miami-Dade County government have called recent attention to the 

tremendous need for affordable housing. Miami-Dade County just committed over $48 million to 

renovate the Liberty Square public housing development, which will add 1,572 housing units, 757 of 

which are public housing, with the remainder being privately held affordable and mixed-income rentals 

and homes. Despite this investment, the affordable housing crisis in Miami will persist: rents increased 

62 percent in the last decade, and most residents are cost burdened. Community groups, such as 

Housing Opportunities for All (HOPE), Miami Homes for All, and the South Florida Community 

Development Coalition, have conducted research and submitted recommendations to stakeholders to 

increase the availability of affordable housing. Such recommendations include calls to expand the 

inclusionary zoning policy and local Affordable Housing Trust Fund programs; to generate more mixed-

income, mixed-use housing; and to establish new funding for extremely low income people (HOPE 

2015; Miami Homes for All 2016). To address the lack of affordable housing and discriminatory housing 

practices, Miami-Dade County has provided incentives to developers to rehabilitate and build more 

affordable housing units. The county also funded a Fair Housing Education and Outreach initiative and 

implemented the Workforce Housing Program in October 2015 to expand affordable housing to 

middle-income families (HOPE 2015). At the federal level, the new Affirmatively Furthering Fair 

Housing rule provides tools to help localities pursue the goals set forth by the Fair Housing Act of 

1968.
13 

Even so, more work needs to be done to support those most affected by Miami’s affordability 

gap.
14

 

The history of housing in Miami-Dade County demonstrates that the diversity of its population and 

neighborhoods fueled its growth. But without preserving this diversity, particularly among LMI 

households and among the racial and ethnic populations who have had a historic presence in the city, 

Miami may soon look different. 
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BOX 2 

Defining Miami’s Neighborhoods 

Neighborhoods often reflect shared community identity across cities—boundaries understood by 

residents—but not often quantified in official data sources. This report presents data at the 

neighborhood level, using geographic information system boundaries from the real estate source Zillow 

to aggregate census tract–level data into the corresponding neighborhoods.
a
 Analyses in this report are 

broken out for neighborhoods wherever permitted with the data available. Figure 1 shows 13 

neighborhoods in the city of Miami and 29 municipalities in the remaining area of Miami-Dade County.
b
  

a Neighborhood analyses by Florida International University are available at “Neighborhood Changes,” Florida International 

University, Green School of International and Public Affairs, The Metropolitan Center, accessed March 15, 2017, 

https://metropolitan.fiu.edu/research/periodic-publications/neigborhood-changes/. Neighborhood designations by the real 

estate company Zillow are available at “Zillow Neighborhood Boundaries,” Zillow, accessed March 15, 2017, 

http://www.zillow.com/howto/api/neighborhood-boundaries.htm. The crosswalk in the appendix demonstrates which census 

tracts correspond with which neighborhood designations for Miami-Dade County. 
b Several municipalities were excluded from this analysis during the creation of municipality-level tabulations because of their 

small size. 
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FIGURE 1 

Municipalities in Miami-Dade County and Miami’s Neighborhoods   
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Changing Demographics in Miami’s Neighborhoods 

People drive diversity and development in any city. Understanding population dynamics is critical for 

identifying LMI housing opportunities. To understand Miami’s neighborhoods and Miami-Dade 

County’s municipalities, we describe both the populations living in them and how these areas have 

recently changed. In this analysis, we rely on data from the 2000 Decennial Census and the American 

Community Survey’s five-year sample from 2011 to 2015 for localized data (referenced as “2015” in 

this report). As these data show, Miami neighborhoods remain partitioned by race and ethnicity, but are 

changing with respect to who lives in them. 

Population and Households  

Miami’s neighborhoods and surrounding municipalities in Miami-Dade County have undergone 

considerable changes. In 2000, 362,470 people lived in Miami, and 2,253,362 people lived in Miami-

Dade County.
15

 By the 2011–15 American Community Survey, Miami’s population was 424,632, and 

the population for Miami-Dade County was 2,639,042.
16

 Households grew 17 percent in Miami alone 

from 2000 to 2015, an additional indicator of the considerable growth (appendix table A.1). 

This growth was most prominent in Miami, which experienced the largest absolute population 

growth, adding over 63,000 residents from 2000 to 2015. Hialeah Gardens and Homestead grew the 

most in percentage terms at 74 and 76 percent, respectively. Within Miami’s neighborhoods, 

Downtown’s population increased 193 percent. Edgewater and Wynwood grew, 42 and 41 percent, 

respectively. Meanwhile, Overtown and Upper Eastside lost population between 2000 and 2015 

(appendix table A.1). 

Neighborhoods and municipalities across Miami-Dade County that had population booms had 

increased households. This was most notable in downtown Miami, which had a 261 percent increase in 

households from 2000 to 2015, reflecting an apartment and condominium building boom. 

Key Demographics: Race, Ethnicity, and Age 

Miami-Dade is characterized by a diverse population, and its neighborhoods tend to reflect residential 

clustering by race and ethnicity and among younger and older households. In 2015, 71 percent of Miami 

residents identified as Hispanic, and 16 percent identified as black. Over 9 in 10 residents of Hialeah, 
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Hialeah Gardens, Sweetwater, and West Miami were Hispanic (figure 2 and appendix table A.2). Seven 

in 10 residents of Miami Gardens identified as black. Such racial divisions exist within the city’s 

neighborhoods, too. Allapattah, Coral Way, Flagami, Little Havana, and West Flagler were over 80 

percent Hispanic, while Liberty City, Little Haiti, and Overtown were predominately black (figure 3 and 

appendix table A.2).  

Other demographic information (e.g., age of household members) suggests where families with 

young children and older residents live in Miami-Dade County, both of which have implications for 

housing stock and affordability. In 2000, about one-third of Miami households had at least one child 

under age 18, and one-third had at least one person over age 65 (appendix table A.3). Except in 

Downtown and West Miami, the share of households in the city and county with a resident age 65 or 

older changed little between 2000 and 2015. In contrast, the share of households in Miami with a 

member under age 18 declined notably in many neighborhoods and municipalities. Over 4 in 10 

households in Hialeah Gardens, Homestead, Miami Shores, and Pinecrest had children in 2015, but 

most neighborhoods and municipalities had notable declines since 2000. Inside Miami, one-third or 

more of households in Little Haiti and Liberty City in 2015 had children under age 18, but this 

represents a decline of 10 percentage points or more since 2000. Areas with large numbers of families 

need housing with multiple bedrooms, a consideration for future affordable housing. 
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FIGURE 2 

Hispanic Population in Miami-Dade County Neighborhoods and Municipalities 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Source: Urban Institute tabulations of 2011–15 American Community Survey data.  
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FIGURE 3 

Non-Hispanic Black Population in Miami-Dade County Neighborhoods and Municipalities 

 

Source: Urban Institute tabulations of 2011–15 American Community Survey data. 

Note: NH = non-Hispanic. 
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LMI Households: Who Are They, Where Are They Concentrated, and How Have 

They Changed?  

Amid an influx of new arrivals and increased high-end development, where do LMI households (i.e., 

those who earn 50 to 120 percent of the Miami-Dade AMI) live, and how have neighborhood income 

distributions changed (appendix table A.4)? Certain municipalities and neighborhoods have more LMI 

and very low income (VLI) residents than others (figure 4).
17

 Eighty-three percent of households in Opa-

locka are either VLI or LMI. In Miami, over three-quarters of households in Allapattah, Flagami, Liberty 

City, Little Haiti, Little Havana, and Overtown were either VLI or LMI households. These neighborhoods 

need interventions that expand and preserve the supply of affordable housing units and that increase 

incomes. Compare this with Downtown, Edgewater, and Wynwood, which had notable drops in VLI and 

LMI households between 2000 and 2015 (down 24, 11, and 19 percentage points, respectively). In 

Downtown and Edgewater, it may be too late to counter market forces and maintain income diversity 

and affordable housing. 

Not surprisingly, many municipalities with high percentages of VLI and LMI residents have high 

poverty rates. At least 4 in 10 households in Liberty City, Little Haiti, Opa-locka, Overtown, and 

Wynwood were in poverty in 2015 (appendix table A.5). 

Who lives in the average LMI household? The average LMI household head is around age 50, prime 

working age, and the average household size is 2.58 people. Very low income household heads were on 

average six years older than LMI heads and seven years older than high-income heads. Very low income 

households tended to be smaller than LMI households, and LMI households were only slightly smaller 

than high-income households (table 1). Heads of VLI and LMI households were largely clustered in the 

service, retail, cleaning, and construction sectors. The most common occupation for household heads 

for both groups is maids and housekeeping cleaners. High-income heads were more commonly in 

managerial or professional occupations (table 2).  
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FIGURE 4 

Share of Very Low Income or Low-Income Households in Miami-Dade County Neighborhoods and 
Municipalities, 2011–15 
 

 

Source: Urban Institute tabulations of 2011–15 American Community Survey data. 

Notes: LMI = low and middle income. VLI = very low income. 
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TABLE 1 

Selected Characteristics by Income Group, Miami-Dade County 

 Very low income 
(<50 percent AMI) 

Low to middle income (50 
to 120 percent AMI) 

High income (>120 
percent AMI) 

Average age of household head 56.9 50.9 49.9 
Household size 1.89 2.58 3.01 

Source: Urban Institute tabulations of 2011–15 American Community Survey Public Use Microdata Sample. 

Note: AMI = area median income. 

TABLE 2 

Top 10 Reported Occupations for Head of Household by Income Group, Miami-Dade County 

 Count Share of total (%) 

VLI head of household   
Maids and housekeeping cleaners 8,159 6.9 
Unemployed and last worked 5 years ago or earlier or never 4,669 3.9 
Cashiers 3,856 3.3 
Retail salespersons 3,467 2.9 
Janitors and building cleaners 3,040 2.6 
Construction laborers 2,848 2.4 
Driver/sales workers and truck drivers 2,706 2.3 
Nursing, psychiatric, and home health aides 2,429 2.1 
Waiters and waitresses 2,193 1.9 
Cooks 1,990 1.7 

LMI head of household   
Maids and housekeeping cleaners 7,490 2.9 
Driver/sales workers and truck drivers 7,122 2.8 
Janitors and building cleaners 6,482 2.5 
Retail salespersons 5,984 2.4 
Nursing, psychiatric, and home health aides 5,845 2.3 
Secretaries and administrative assistants 5,761 2.3 
Construction laborers 4,622 1.8 
First-line supervisors of retail sales workers 4,372 1.7 
Cashiers 4,602 1.8 
Customer service representatives 3,971 1.6 

High-income head of household   
Miscellaneous managers 14,534 3.7 
Elementary and middle school teachers 10,289 2.6 
First-line supervisors of retail sales workers 8,954 2.3 
Registered nurses 8,708 2.2 
Secretaries and administrative assistants 7,327 1.9 
Driver/sales workers and truck drivers 7,320 1.9 
Accountants and auditors 6,897 1.8 
Chief executives and legislators 6,879 1.8 
First-line supervisors of nonretail sales workers 6,265 1.6 
Retail salespersons 6,389 1.6 

Source: Urban Institute tabulations of 2011–15 American Community Survey Public Use Microdata Sample. 

Notes: LMI = low and middle income. VLI = very low income. 
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Renters and Homeowners 

Miami is a city of renters. Compared with all other municipalities in Miami-Dade County, the city of 

Miami had the highest share of renter-occupied housing units. Only Sweetwater, with 70 percent renter 

households, is close to the city’s rates. Sixty-nine percent of Miami’s occupied units were inhabited by 

renters in 2015, up from 65 percent in 2000 (figure 5 and appendix table A.6).  

In some Miami neighborhoods, over three-quarters of households were renters in 2015. This 

includes Allapattah (80 percent), Downtown (76 percent), Little Haiti (77 percent), Little Havana (87 

percent), Overtown (85 percent), and Wynwood (79 percent). Renters are particularly vulnerable to 

price increases in the housing market and are not positioned to accumulate wealth through 

homeownership, which has long-term implications for asset building and financial security. Downtown 

had a 7 percentage point drop in renter-occupied housing units between 2000 and 2015. Much of this 

change is because of extensive development. 
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FIGURE 5 

Share of Renter-Occupied Households in Miami-Dade County Neighborhoods and Municipalities 

 

Source: Urban Institute tabulations of 2011–15 American Community Survey data. 
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Housing Units 

Naturally occurring affordable housing (NOAH) units are below market rate—without relying on public 

subsidies for their affordability—and are important for meeting LMI families’ needs. NOAH 

opportunities tend to be located in neighborhoods and municipalities that have older housing stock or 

available apartments at prices LMI households can afford. There have been notable decreases in 

Miami’s stock of small multifamily structures (i.e., those containing two to nine units), which tend to 

characterize NOAH in older neighborhoods (DCED 2015). This section looks at the housing stock 

across Miami-Dade County’s neighborhoods and municipalities, including the availability, age, and price 

of rental units, as well as property values, to understand change in affordable housing.  

Changing Housing Stock 

Miami saw many changes in its supply of housing between 2000 and 2015. Several surrounding 

municipalities in Miami-Dade County saw sizable increases in the total number of housing units 

(appendix table B.1). The housing stock in Aventura, Hialeah Gardens, Homestead, Opa-locka, South 

Miami, and Sunny Isles Beach all grew at least 50 percent.  

Miami’s stock grew nearly 30 percent from 2000 to 2015. Nearly 19,000 units were added in 

Downtown alone, accounting for about 43 percent of Miami’s new housing units. Downtown had nearly 

four times more housing units at the end of 2015 than it had in 2000. Meanwhile, Edgewater’s and 

Wynwood’s housing stock increased 65 and 56 percent, respectively. These changes align with recent 

development in these neighborhoods and are not present in all Miami’s neighborhoods. Overtown and 

Upper Eastside had reductions in their housing stock, which may explain population decline in both 

neighborhoods. 

NOAH neighborhoods are generally characterized by older housing stock, as units in older 

structures are typically more affordable, in part because their quality and condition may be lower. In 

this analysis, we consider housing units built before 1980 to be “older stock.” As of 2015, several Miami-

Dade municipalities had extensive pre-1980 housing stock, including Hialeah, Miami Gardens, Miami 

Springs, North Miami Beach, Opa-locka, Palmetto Bay, Pinecrest, Sweetwater, and West Miami. In 

these locations, over three-quarters of housing units in 2015 were built before 1980 (appendix table 

B.2). In Miami Springs and Opa-locka, most rentals were priced at less than $1,000 a month (appendix 

table B.3).  
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Nearly half of Miami’s rental units were built before 1980, but this varies across neighborhoods. In 

2000, 87 percent of units in Wynwood were built before 1980. By 2015, just 26 percent were pre-1980, 

indicating the neighborhood’s recent development pressures (appendix table B.2). The share of units in 

this neighborhood with rents under $1,000 a month dropped from 96 to 58 percent between 2000 and 

2015 (appendix table B.3).  

The Miami neighborhoods Allapattah and Wynwood had considerable shifts from single-family 

units to multifamily housing units from 2000 to 2015. The share of single-unit dwellings decreased from 

43 percent to 31 percent in Allapattah and from 38 to 20 percent in Wynwood (appendix table B.4). 

Single-family housing units have historically been larger units more appropriate for families, including 

LMI families. New development is promising for historically underinvested neighborhoods, but in tight 

rental markets, the result can be reductions in available and affordable housing, especially housing for 

families. In LMI neighborhoods that are still affordable, ensuring that some of the new units built are 

appropriate for current families will be important in stemming displacement. 

Renter Cost Burden 

Most LMI households are renter households in Miami-Dade County, and certain municipalities and 

neighborhoods have higher shares of affordable and older rental housing units.
18

 But is such housing 

truly affordable to LMI households in Miami, and are LMI families burdened by housing costs? This 

section describes how renter households, and LMI households in particular, are faring with respect to 

housing cost burden. A household is cost burdened if it spends 30 percent or more of household income 

on housing. 

Among renter households in 2015, over 6 in 10 were cost burdened in the county and city 

(appendix table A.7). Renters across all income groups had similar rates of housing cost burden in Miami 

and Miami-Dade County (figure 6). Nearly 8 in 10 VLI renters (below 50 percent of AMI) in the city and 

county were considered housing cost burdened. Three-quarters or more of LMI renters (50 to 120 

percent of AMI) were also housing cost burdened.  
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FIGURE 6  

Cost-Burdened Renter Households in Miami-Dade County and Miami 

Source: Urban Institute tabulations of 2011–15 American Community Survey data. 

Note: AMI = area median income. 

Figure 7 shows changes in the rates of housing cost burden between 2000 and 2015 for renter 

households in Miami-Dade County and the city of Miami. The rates of housing cost burden increased for 

renters in neighborhoods across the income spectrum. The county saw a 15 percentage point increase 

in the rental housing cost burden rate, and the city saw a 14 percentage point increase. This increase 

was particularly dramatic for LMI renters, where rates increased from 36 percent to 80 percent in 

Miami-Dade County and from 27 percent to 75 percent in Miami. Low- and middle-income households 

have experienced a considerable tightening in the availability of affordable rental units, a trend unlikely 

to change without interventions. 
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FIGURE 7  

Renter Households by Cost Burden in 2000 and 2015, Miami-Dade County and Miami 

Source: Urban Institute tabulations of 2000 Decennial Census and 2011–15 American Community Survey data. 

Note: AMI = area median income. 

Lending Activity 

The Great Recession had a substantial impact on lending activity in Miami and Miami-Dade County. 

Home Mortgage Disclosure Act data on home purchase loans originated between 2007 and 2015 

reveal a 40 percent drop in the number of loans issued in Miami and a 54 percent drop in Miami-Dade 

County. This decline was dramatic for low-income neighborhoods (neighborhood income less than 50 

percent metropolitan statistical area median). There was a 78 percent decline in loans issued in low-

income communities in the city and an 86 percent decline in low-income communities in the county. 

Lending recovery from the lowest point in 2010 has primarily been driven by loans issued in middle- and 

upper-income neighborhoods (figures 8 and 9), but 2015 shows some signs that this is changing in 

moderate-income neighborhoods.  

Only upper-income neighborhoods in Miami, which saw a 318 percent increase in lending, 

experienced loan growth between 2007 and 2015. In contrast, the county experienced a 39 percent 

decline in lending in upper-income neighborhoods. Fifty-one percent of loans issued in Miami-Dade 

County in 2015 went to upper-income neighborhoods (up from 38 percent in 2007). In comparison, just 
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14 percent of loans issued in Miami-Dade County in 2015 went to homes in LMI neighborhoods (down 

from 22 percent in 2007). 

The analyses in figures 8 and 9 do not include loans for multifamily units (i.e., properties with more 

than five units) because the number of dwelling units on the property is not specified, making it 

impossible to determine if it is a small or large multifamily development (Bureau of Consumer Financial 

Protection 2015). But for both the city and the county, multifamily housing units were a small share of 

originated loans. In Miami-Dade County, multifamily housing accounted for less than 1 percent of loans 

originated each year from 2007 to 2015. In Miami, the multifamily share was between 1 and 2.5 percent 

each year.  

FIGURE 8 

Home Purchase Loans Originated by Neighborhood AMI Group, Miami-Dade County 

 

Source: Urban Institute tabulations of Home Mortgage Disclosure Act data, 2007–15.  

Note: AMI = area median income. MSA = metropolitan statistical area. The figure includes one- to four-unit family dwellings and 

manufactured housing. Multifamily housing units, which account for less than 1 percent of loans originated each year, are 

excluded from the analysis. 
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FIGURE 9 

Home Purchase Loans Originated by Neighborhood AMI Group, City of Miami  

Source: Urban Institute tabulations of Home Mortgage Disclosure Act data, 2007–15. 

Note: AMI = area median income. MSA = metropolitan statistical area. The figure includes one- to four-unit family dwellings and 

manufactured housing. Multifamily housing units, which account for 1 to 2.5 percent of loans originated each year, are excluded 

from the analysis. 

Neighborhood Change Typology: Understanding 

Opportunities for Preserving and Creating LMI Housing 

 

Understanding population change, housing dynamics, and affordable housing stock across Miami’s 

neighborhoods helps determine the best opportunities to preserve LMI housing. The changing 

demographics of various neighborhoods, housing stock, and lending markets suggest that some areas 

are ripe for protecting NOAH, other areas may be too developed, and other areas receive too little 

investment. This section presents data from a typology created to identify neighborhoods where 

affordable housing needs can best be addressed, so residents across the income distribution can 

continue to live in and contribute to Miami’s diverse community.
19

 We focus on Miami neighborhoods in 
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this section because of the dramatic development that has occurred since 2000 that is burdening LMI 

households. 

Composite Index  

To understand how these neighborhoods have changed in the past decade, we created a composite 

index that accounts for resident economic success, housing accessibility, and changes within 

neighborhoods that might affect LMI households. We based our index on the Kirwan Institute’s 

Opportunity Index and tailored it to assess factors affecting LMI households more directly.
20

 Our 

composite index uses eight indicators of residents’ economic success and housing market health in 

concert to understand how neighborhoods have changed (table 3). Residents’ economic success is 

indicated by a low unemployment rate, low poverty rate, shorter commute time, and an entropy index 

for residential income mix (which measures how well integrated a neighborhood is among people of all 

income levels, with a special focus on how well represented LMI households are).
21

 Neighborhood 

housing market health is indicated by higher property values, lower vacancy rates, lower housing cost 

burdens, and higher homeownership rates. 

In constructing these indexes, we used data from the 2000 Decennial Census and the 2011–15 

American Community Survey. In characterizing neighborhoods, we looked at the “match” between 

residents’ economic success and the area’s housing market health. The neighborhoods we identify for 

LMI affordable housing interventions are not the highest ranking in either component index. For 

example, a neighborhood that ranks high on economic success and housing market health may already 

be inaccessible to LMI households. In contrast, neighborhoods that rank in the middle and below may 

present opportunities for LMI-specific community development or preservation. 

TABLE 3 

Neighborhood Change Composite Indexes  

Resident economic success index Housing market health index 

Unemployment rate  Property value (median home value) 
Poverty rate Vacancy rate 
Percentage with 45-minute commute or longer Percentage cost burdened in renting or owning  
Entropy index for resident income mix Homeownership rate 
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Neighborhood Rankings 

The composite index analysis indicates that resident economic success and housing market health trend 

together for most neighborhoods (table 4 and figures 10 and 11). In the overall rankings in 2011–15, 

Coconut Grove, Coral Way, Edgewater, and Upper Eastside were in the top third of neighborhoods for 

resident economic success and housing market health. Downtown just missed being in this tier of 

neighborhoods, having risen in rankings since 2000 because it has attracted high-income residents, 

putting it second overall in the economic success rankings. Edgewater was the success story in the top 

third of neighborhoods, having jumped in the rankings because of improvements in both resident 

economic success—high-income residents moved in—and its housing market health. While this top-tier 

cohort of Miami neighborhoods has fared better than others, its growth and success may be pricing out 

residents by not including enough LMI-friendly development. Inclusionary zoning could stymie the 

rapid displacement of LMI and VLI families, but developers have not been provided sufficient 

incentives, and Miami-Dade’s current political climate does not favor passing mandatory inclusionary 

zoning.  

The component indexes of resident economic success and housing market health also trend 

together for neighborhoods ranking at or near the bottom. Liberty City and Overtown had the lowest 

rankings, owing largely to residents’ economic challenges. Although housing in these neighborhoods 

may be accessible to LMI families, other interventions, such as workforce development programs, may 

be more urgently needed. Meanwhile, Wynwood had a tremendous influx of high-income residents, and 

its residential economic success ranking moved from the bottom to the middle. Wynwood was not 

ranked higher because of significant challenges in its housing market. Rising rents and property values 

are burdensome to the low-income residents who remain in this rapidly gentrifying neighborhood. In 

the other low-ranked neighborhoods (Little Haiti, Liberty City, and Overtown) residents’ economic 

struggles have changed little since 2000, suggesting that interventions should improve economic 

prospects and affordable housing in tandem.  
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FIGURE 10 

Miami Neighborhood Composite Scores, 2000 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Source: Urban Institute tabulations of 2000 Decennial Census data. 
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FIGURE 11  

Miami Neighborhood Composite Scores, 2015 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Source: Urban Institute tabulations of 2011–15 American Community Survey data. 

The middle-ranked neighborhoods are perhaps most central to Miami’s challenges with providing 

affordable housing to LMI households. Three neighborhoods—Allapattah, Flagami, and West Flagler—

have dropped in our composite ranking since 2000 (table 4). These declines are reflected in both 

component indexes, meaning that compared with the situation in 2000, residents in 2015 are struggling 

economically and having trouble keeping pace with housing burdens. Downtown is an outlier in this 

group, as resident economic success has improved as the housing market has improved. In the coming 
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years, Downtown may rise even higher in the rankings. Downtown’s rapid gentrification is propelling it 

higher in the rankings, while residents’ struggles in other neighborhoods suggest that interventions 

targeted to help residents with housing and economic success are needed to keep them from slipping 

further. 

TABLE 4 

Neighborhood Change Typology Rankings 

Neighborhood 

Overall 
ranking 
(2000) 

Overall 
ranking 
(2015) 

Overall 
change 
(2000–

15) 
RES 

(2000) 
RES 

(2015) 

RES 
change 
(2000 

to 
2015) 

HMH 
(2000) 

HMH 
(2015) 

HMH 
change 
(2000–

15) 

Coconut Grove 1 1 0 1 1 0 1 1 0 
Coral Way 2 2 0 2 4 -2 2 3 -1 
Upper Eastside 5 3 2 5 6 -1 4 2 2 
Edgewater 7 4 3 7 3 4 7 4 3 
Downtown 8 5 3 8 2 6 10 6 4 
West Flagler 3 6 -3 3 7 -4 3 5 -2 
Flagami 4 7 -3 4 5 -1 5 7 -2 
Allapattah 6 8 -2 6 9 -3 6 8 -2 
Little Havana 9 9 0 9 10 -1 9 12 -3 
Little Haiti 11 10 1 10 11 -1 11 9 2 
Wynwood 12 11 1 13 8 5 12 13 -1 
Liberty City 10 12 -2 11 12 -1 8 10 -2 
Overtown 13 13 0 12 13 -1 13 11 2 

Source: Urban Institute analysis of 2000 Decennial Census and 2011–15 American Community Survey data.  

Notes: HMH = housing market health. RES = resident economic success. 

To understand the forces contributing to neighborhood changes across Miami, we will dive in to 

each component index.  

Resident Economic Success Index 

The economic success index measures whether residents are struggling in the economy and whether 

the neighborhood reflects income diversity. The index comprises neighborhood unemployment rates, 

poverty rates, the percentage of residents with commutes longer than 45 minutes, and an entropy 

index, that measures the neighborhood’s income mix with a focus on LMI households.  

The level of resident economic success in most Miami neighborhoods has been relatively stable at 

the top and bottom, with the exception of Downtown, Edgewater, and Wynwood (table 5). These 

neighborhoods had remarkable population shifts from 2000 to 2015, such that unemployment and 
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poverty rates dropped considerably (appendix table C.1 and figures 12 and 13). The unemployment rate 

decreased 13 percent in Wynwood, and the poverty rate decreased 16 percent in Downtown from 

2000 to 2015. The downside of these shifts is that Edgewater and Downtown became less economically 

mixed to the exclusion of LMI families (see the entropy index in appendix table C.2). 

Coconut Grove residents had the most economic success in both 2000 and 2015, with 

comparatively lower levels of unemployment and poverty than lower-ranking neighborhoods and 

shorter commute times than other neighborhoods (appendix tables C.1 and C.2 and figures 12 and 13). 

Coconut Grove residents’ income mix decreased since 2000 and is now the city’s least economically 

mixed neighborhood (appendix table C.2). It remains the neighborhood with the highest median income 

(table 5). 

Neighborhoods ranking low in resident economic success in 2000—including Liberty City, Little 

Haiti, and Overtown—remained at or near the bottom in 2015. These low rankings are driven by higher 

unemployment and poverty rates. Over half of Overtown’s households were in poverty in 2015 

(appendix table C.1 and figures 12 and 13). Workers in Liberty City and Overtown had the longest 

average commutes to their jobs relative to other neighborhoods. In these two neighborhoods, families 

also had the lowest median incomes ($23,511 in Liberty City and $14,937 in Overtown in 2015), which 

indicates that the quality of jobs—not just their existence or proximity to housing—is a top concern. 

These three neighborhoods moved closer to parity in income mix by 2015 (appendix table C.2), 

suggesting high-income residents moved in as prices rose across the spectrum of housing.  

Neighborhoods ranked in the middle for resident economic success—Allapattah and West Flagler—

reflect residents’ economic struggles since 2000. Unemployment rates have not changed, but the 

poverty rate has ticked up slightly (appendix table C.1 and figures 12 and 13). Meanwhile, commute 

times have increased more than in similar neighborhoods, suggesting that residents are traveling 

farther for employment (appendix table C.2). This implies that these neighborhoods may benefit from 

economic development efforts to help residents stay afloat. 
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TABLE 5 

Neighborhood Median Family Income: 2000 to 2015 

Neighborhood 
Median family income 

2000 ($) 
Median family income 

2015 ($) 
Change in median family 

income ($) 

Coconut Grove 122,223.30 88,903.31 -33,319.98 
Coral Way 48,988.34 43,344.86 -5,643.48 
Upper Eastside 47,084.50 46,594.88 -489.62 
Edgewater 30,771.24 61,725.54 30,954.30 
Downtown 29,313.43 59,535.88 30,222.45 
West Flagler 42,259.16 29,607.29 -12,651.88 
Flagami 44,542.66 26,985.98 -17,556.68 
Allapattah 31,250.63 22,995.00 -8,255.63 
Little Havana 28,921.95 21,099.05 -7,822.90 
Little Haiti 30,769.75 24,511.08 -6,258.67 
Wynwood 23,923.75 31,256.26 7,332.51 
Liberty City 27,229.29 23,511.38 -3,717.91 
Overtown 20,674.25 14,937.42 -5,736.83 

Source: Urban Institute analysis of 2000 Decennial Census and 2011–15 American Community Survey data.  

Notes: Median income in 2000 was inflation adjusted to 2015 constant dollars. 
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FIGURE 12 

Miami Unemployment Rate, 2000 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Source: Urban Institute tabulations of 2000 Decennial Census data. 
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FIGURE 13 

Miami Unemployment Rate, 2015 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Source: Urban Institute tabulations of 2011–15 American Community Survey data. 
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Housing Market Health Index  

The housing market health index assesses the accessibility of the neighborhood’s housing market using 

neighborhood property values, vacancy rates, the percentage of residents cost burdened in renting or 

owning, and the homeownership rate. Most neighborhoods have undergone considerable change in 

housing market health since 2000. The exceptions are neighborhoods with the least accessible housing 

markets for LMI families, including Coconut Grove, Coral Way, Downtown, Edgewater, and Upper 

Eastside. These neighborhoods had the highest property values in 2015; the median was $250,000 or 

higher. The median value of a home in Coconut Grove in 2015 was the highest among all the 

neighborhoods at $559,450. Coconut Grove also had the highest homeownership rate of all the 

neighborhoods at over half of all residents owning (appendix tables C.3 and C.4). Other neighborhoods 

have seen few changes since 2000, including Allapattah, Flagami, and Liberty City, where values have 

increased less than $15,000 over 15 years (figures 14 and 15). Cost burden was highest in Wynwood, 

with 62 percent of residents burdened by housing costs (appendix table C.4). 

Neighborhoods most accessible to LMI families are those whose residents are less economically 

successful, but this is changing. Little Havana, Overtown, and Wynwood saw an increase in 

homeownership between 2000 and 2015 (appendix table C.4). Although homeownership rates in these 

neighborhoods are still low, the increases suggest the neighborhoods have become more desirable. The 

entropy index shows the income mix in these neighborhoods has become more diverse over the 15-year 

period as high-income residents have moved in (appendix table C.2). These findings suggest these 

neighborhoods have been among the most accessible to LMI families in search of affordable housing, 

but will likely require intervention to uphold this accessibility. The data on Wynwood show a 

neighborhood in rapid transition, with more economically successful residents moving into the area and 

potentially displacing longtime residents, who are increasingly cost burdened by the changes (appendix 

table C.4). 
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FIGURE 14 

Miami Median Home Values, 2000 

In 2015 dollars 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Source: Urban Institute tabulations of 2000 Decennial Census data. 
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FIGURE 15 

Miami Median Home Values, 2015 

In 2015 dollars 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Source: Urban Institute tabulations of 2011–15 American Community Survey data. 
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BOX 3 

Neighborhood Case Study: Allapattah 

Allapattah, a central Miami neighborhood west of Edgewater and Wynwood, has undergone 

considerable change since 2000. Part of this is because of its location. It was only a matter of time 

before rapid change driven by Wynwood’s revitalization as an arts district moved west. But Allapattah’s 

current community development challenges are driven as much by historic disinvestment as by 

gentrification pressures. A traditionally working-class neighborhood, it is now being eyed by real estate 

developers. Home prices increased nearly three times more than the county’s prices between 2014 and 

2015.
a
 Recently Allapattah was identified by the City of Miami for redevelopment because of its 

proximity to downtown, the airport, and the seaport and is now designated as a Neighborhood 

Development Zone in the city’s consolidated plan (DCED 2015).  

In our neighborhood typology index, Allapattah remained a middle-tier neighborhood between 

2000 and 2015 and did not experience the same rapid improvements as higher-ranking neighborhoods. 

By 2015, its rankings hovered just above bottom-ranked neighborhoods in both housing market health 

and resident economic success. This ranking is primarily driven by property values that have not 

increased, until now, as rapidly as in other neighborhoods and a comparatively large increase in the 

percentage of residents cost burdened by renting or owning since 2000. Compare this with Edgewater’s 

rapid improvement over the same period. Edgewater’s resident poverty and homeownership rates 

improved so significantly that the neighborhood was ranked in the top tier of our typology by 2015.  

Allapattah’s diverse community may be threatened, as resident displacement because of rising 

housing costs is already occurring and seems likely to continue. Eighty percent of households in 

Allapattah rent, which makes them vulnerable to displacement (appendix table A.6). This diverse 

community features generations of immigrant families and people of color. Nicknamed “Little Santo 

Domingo” by its sizeable resident population of Dominican Americans,
 b

 Allapattah has been home to 

Caribbean, Latin American, and Central American communities for decades. These heritages are 

reflected in many of the family-owned businesses up and down Allapattah’s main thoroughfare, where 

Dominican markets and bakeries are meeting places for residents. Though Allapattah has a dearth of 

civic organizations working within neighborhood boundaries, one recently formed group, the 

Dominican American National Foundation, organizes cultural celebrations and philanthropic benefits 

and is becoming more organized around local community needs in the wake of looming gentrification. 

Allapattah residents heed Wynwood-Edgewater’s past designation as a majority–Puerto Rican 

neighborhood as a warning of large-scale displacement and its cultural threats. But without policy 

levers to engage at the neighborhood and city levels, resident organizing can only achieve so much.  

The gentrification pressures facing Allapattah’s incumbent residents are similar to those that faced 

Wynwood and Edgewater residents and countless other longtime residents in “hot market” cities. Real 

estate speculation is increasing, high-end businesses are moving in and edging out longtime family-

owned businesses, and multiple factors are making housing less affordable. During our time in 

Allapattah, multiple residents reported being approached by real estate investors offering cash buyouts 

http://dominican-american.org/
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on the spot. These offers are often too valuable to turn down given low incomes and rising rents
c
 and 

are disrupting close community ties among longtime Allapattah residents. These investors see 

properties that are still affordable and are banking on Allapattah’s proximity to Wynwood and the 

design district, even referring to the neighborhood as “West Wynwood” to interested buyers. Art 

galleries and high-end goods are already moving in to Allapattah, the same way they did in Wynwood. 

For example, the Rubell Family Collection, a mainstay of the Miami art scene, is moving from Wynwood 

to Allapattah as part of a $12.4 million expansion planned to open in 2018.
d
 

Not far from the new Rubell campus and down the road from a slate of Dominican-owned 

businesses is a newly opened luxury car and art showroom. Across the street from the showroom 

stands a new rental high-rise for senior citizens. Its 10 affordable units were allocated via lottery, but 

residents reported that the units were occupied by seniors from outside Allapattah because the rent 

(around $800 a month for a one-bedroom unit) was too high for many Allapattah residents.
e
 Another 

new high-rise rental building in the neighborhood does not allow children, which makes it unsuitable for 

many Allapattah families.  

The lack of affordable housing and lack of units suitable for families is only part of the displacement 

equation. As new businesses and attractions are aimed at younger, wealthier singles and they begin 

moving into the neighborhood, the lack of amenities for families is compounded. Residents repeatedly 

lamented the lack of community spaces for families, citing the YMCA, which used to be a family 

attraction that burned down and was never rebuilt. The lack of public spaces for families is obvious 

when driving through the neighborhood, as is infrequent public transport (particularly weekend service 

on the single north-south line that serves Allapattah), which heightens the need for family-oriented 

amenities in the neighborhood. Current residents shared that their former neighbors are most often 

relocating to places like Hialeah and Miami Lakes that, at least for now, offer more options for 

affordability and family suitability.  

Residents are working to improve circumstances for families in Allapattah. Civic organizations such 

as the Dominican American National Foundation have collaborated with residents to create frequent 

family programming around holidays and other cultural events. They also work to beautify the 

neighborhood for its Dominican residents. Citing Little Havana’s Calle Ocho, the organization is adding 

murals by Dominican artists on various buildings in the main street area of Allapattah and life-size 

muñecas, or traditional Dominican dolls, to greet patrons of Dominican businesses. The Agency for 

Community Empowerment has worked with various Miami-Dade entities, including the Miami 

Foundation and Florida International University, to create more formal neighborhood development 

plans, including creating a storytelling garden at the Allapattah Library and adding traditional 

Dominican archways and other walkability elements to the neighborhood throughways to make the 

area more pedestrian friendly.  

Both organizations have an eye on community development and business incubation, but say they 

need more support from elected officials. Allapattah residents feel as though the city government of 

Miami and county government of Miami-Dade have each passed responsibility for Allapattah to the 

other, resulting in a lack of political representation for Allapattah in both governing bodies.  

http://mileykab.wixsite.com/newace
http://mileykab.wixsite.com/newace


 

M I A M I  A N D  T H E  S T A T E  O F  L O W -  A N D  M I D D L E - I N C O M E  H O U S I N G  3 7   
 

Commissioners often run unopposed, and neighborhoods feel disconnected from their 

commissioners, especially because of cultural and linguistic differences. One illustrative example of this 

lack of oversight is the popular practice of renting out “efficiencies,” or accessory dwelling units, on 

single-family lots in Allapattah. These units are not up to code, remain unregulated by the city, and may 

be nuisances in the neighborhood, while offering affordable rental housing and needed additional 

income to homeowners. If this lack of representation and oversight persists, Allapattah’s revitalization 

will be dictated by market forces alone, which does not bode well for adding family-friendly amenities 

and ensuring affordability in new developments. Residents highlighted the need to be included in 

development agreements as imperative moving forward. While Allapattah needs infrastructure updates 

(e.g., pedestrian-friendly street updates, more transit options) and residents want to make the 

neighborhood a destination instead of a passing point to and from the airport, residents feel these 

improvements are best achieved through community engagement with incumbent residents, as they 

know what Allapattah needs.  

Allapattah faces many challenges to prevent vast displacement of its longtime residents and 

preserve its cultural ties to the Dominican American community, but this presents an exciting 

opportunity for the city and county to collaborate with neighborhood organizations and residents on 

immediate policy solutions. Increasing and preserving the stock of affordable units is desperately 

needed. Over the long term, this county-wide issue needs to be addressed through coordinated action. 

But a neighborhood-specific housing policy change (e.g., a zoning overlay that requires mixed-income 

housing in Allapattah) or more money for rehabilitating current homes could be beneficial. Also specific 

to Allapattah, stronger tenants’ rights—and more widespread knowledge of the rights they have—were 

often mentioned on residents’ wish lists. Homeownership in the neighborhood has declined (appendix 

table A.6.), but Allapattah residents are not widely aware of assistance programs such as the Miami-

Dade First-Time Homebuyer Program.
f
 But, as one community leader explained, “housing doesn’t 

happen in a bubble,” and affordable housing is only one aspect of improvements needed in Allapattah.  

A lack of awareness of city and county programs is echoed with regard to Allapattah’s community 

development needs. Business incubation is key to assuring that the neighborhood’s longtime residents 

can remain and become homeowners, but many of the mom-and-pop Dominican-owned businesses in 

Allapattah are unaware of or do not use the county’s Mom and Pop Small Business Grant program.
g
 As 

new residents arrive, business owners need to understand new customers’ needs to adapt and thrive. 

Community leaders at the Agency for Community Empowerment see an opportunity for the city or 

county to support capacity-building initiatives for nonprofit civic and community-based organizations 

to help bridge the knowledge and communication gap between Allapattah and local government. 

Financial literacy courses (especially for homeowners), business plan reviews, and other workforce 

development programs could be offered and expanded with city and county support.  

These solutions do not speak to the larger development issues that the city and county need to 

address. During our time in the neighborhood, residents raised basic concerns related to school quality, 

public safety, and the lack of transit. Despite the differing scales of challenges that must be addressed to 

preserve low- and middle-income families’ ability to remain in Allapattah, addressing the disconnection 
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between residents and their political representation through community engagement and capacity 

building is a good place to start.  

 

a Nicholas Nehemas, “Neighborhood profile: Investors bank on a renaissance in working-class Allapattah,” Miami Herald, 

September 18, 2015, http://www.miamiherald.com/news/business/real-estate-news/article35676789.html.  
b Janey Fugate and Brenda Medina, “A new look in Little Santo Domingo: Miami’s Allapattah area gets a face-lift,” Miami Herald, 

August 3, 2014, http://www.miamiherald.com/news/local/community/miami-dade/article1978265.html.  
c In Allapattah, 76 percent of very low income renters and 70 percent of low- and middle-income renters are cost burdened. The 

latter figure represents a 49 percentage point increase since 2000. Incomes have also fallen since 2000, and Allapattah’s median 

family income is among the lowest in Miami. At $22,995, only Little Havana and Overtown had lower median family incomes in 

2015.  
d Nicholas Nehamas and Andrés Viglucci, “Rubell family art collection is moving to Allapattah,” Miami Herald, November 28, 2016, 

http://www.miamiherald.com/entertainment/visual-arts/article117582758.html. 
e Allapattah experienced a 20 percent decrease in affordable units (percentage of units with gross rent less than $1,000 a month), 

which is not high compared with other places in Miami-Dade County, but when viewed in conjunction with the fact that 83 

percent of its residents are very low income or low- to middle-income families, the scale of the affordability issue becomes clear. 
f “First-Time Homebuyer Program,” Miami-Dade County, last updated February 24, 2017, 

http://www.miamidade.gov/housing/homebuyer-opportunity.asp. 
g “Mom and Pop Small Business Grant Program,” Miami-Dade County Board of County Commissioners, last updated December 

22, 2016, http://www.miamidade.gov/commission/mom-pop.asp. 
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The Miami-Dade Community: 

Policies and Practices for Inclusive 

Neighborhoods 
The previous section established that Miami-Dade neighborhoods are going through radical changes in 

population composition, the diminishing availability of affordable housing, and the prospects for 

preserving such housing. The county is at a crossroads as it balances economic development with 

preserving an inclusive community for households across the income distribution. This section 

addresses how policies and practices within the city and county can move LMI affordable housing 

forward, by discussing current policies, community and nongovernmental resources, the voices of 

affordable housing stakeholders, and the policies and programmatic interventions that make sense 

within the local context. This section incorporates the Urban Institute’s conversations with 

stakeholders to provide additional on-the-ground insights. The stakeholders we spoke with are among 

the most engaged actors in the Miami affordable housing discourse, but are not fully representative of 

all stakeholders, so these findings should be considered with that limitation in mind. Nonetheless, these 

stakeholder insights provide a deeper understanding of the opportunities and constraints within Miami-

Dade and the potential to promote programs and policies that can create and preserve an inclusive 

community, ensuring that LMI households can thrive. 

Current LMI Affordable Housing Policies Employed by 

Miami-Dade Leadership 

Miami and Miami-Dade County leaders are aware of the region’s affordable housing issues. In its 

consolidated plan, the city underscores the need for affordable rental housing, especially for large and 

small families, the elderly, those living with HIV/AIDS, those with disabilities, and households at risk for 

homelessness (DCED 2015). Within the past year, the county has made small policy modifications to 

address affordable housing, including seeding the Affordable Housing Trust Fund with revenue from 

the sale of select county-owned properties, dedicating half the fund to very and extremely low income 

households, and providing more incentives for new affordable housing development for extremely low 

income households (Miami Homes for All 2016).  
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Some of these programs and policies have been effective, but our research and conversations with 

stakeholders have illuminated that many LMI families, particularly those earning 80 to 120 percent of 

AMI, are not often direct beneficiaries. The focus of the county and city’s affordable housing strategies 

is on the most vulnerable residents, but many LMI families need affordable housing. This section 

highlights some current policies and illustrates Miami’s interest in ensuring a sufficient supply of 

affordable housing.  

Affordable Housing Trust Fund. The Miami-Dade County Board of County Commissioners 

established the Affordable Housing Trust Fund in 2006. The trust fund is a revolving loan fund to 

provide short-term financing for construction, rehabilitation, or land or housing acquisition. As a 

revolving loan fund, interest garnered from short-term loans supports the perpetuation of the trust 

fund for future disbursement. The fund supports low-income residents who meet at least one of the 

following criteria:  

 They spend 30 percent of their gross income on housing 

 They live in overcrowded conditions 

 They live in a substandard housing unit
22

 

The trust fund supports programs directed toward households earning up to 140 percent of AMI, 

which includes LMI families. But half the funds from the Affordable Housing Trust Fund are required to 

target very low or extremely low income families. With support from various local organizations, 

including People Acting for Community Together, Miami Homes for All, and the South Florida 

Community Development Coalition, the county appropriated $10 million to the fund as initial seed 

funds.
23

 

Infill Developer Program. Miami-Dade County’s infill development program provides incentives to 

private and nonprofit developers to construct housing that is affordable to low- and middle-income 

families. The program “encourages the sale or transfer of county-owned properties to infill 

developers”
24 

to reduce blight and vacancy and increase the stock of affordable units. The program 

offers a range of incentives to developers, including the following: 

 Refund of developer impact fees when homes are sold to residents earning less than 80 percent 

of AMI 

 Release of county liens and citations for nonprofit developers and deferrals of county liens for 

qualifying for-profit developers  
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 Expedition of building permits 

While the program emphasizes the development of units for homeownership, the county has 

allowed it to be used to develop rental units as well.
25

 

Documentary Surtax Program. Miami-Dade County has administered the Documentary Surtax 

Program since 1984. This program redirects revenues gained though a surtax levied on documents that 

transfer an interest in real property to provide housing assistance to LMI residents.
26

 Since its inception, 

the Documentary Surtax Program has provided low-cost construction financing, low-interest second 

mortgages to first-time homebuyers, and homebuyer counseling to thousands of families. The program 

sets aside at least 50 percent of revenues from the surtax fund to families earning less than 80 percent 

of AMI.
27

 

LIHTC inventory. Developers in Miami-Dade County reported heavy reliance on the Low-Income 

Housing Tax Credit (LIHTC) as a source of necessary gap financing to develop affordable housing for 

LMI families. The LIHTC provides investors and developers a reduction in their federal tax liability in 

return for initial equity contributions to developing units at rents affordable to families at or below 60 

percent of AMI. The subsidy passes to renters as reduced rents.
28

 Projects financed through this 

program are required to maintain the subsidized rentals over the long term, typically at least 30 years. 

Overall, 17,144 low-income units were constructed through LIHTC subsidy in Miami-Dade County 

from 2000 to 2014.
29

 Of these, 9,991 (61 percent) of the county’s low-income units were built in the 

city of Miami. Within Miami, 35 percent of these units used the 30 percent LIHTC credit, which requires 

additional subsidies to support new construction, and 65 percent used the 70 percent subsidy, which 

supports new construction without any additional federal subsidy. Of all units constructed through the 

LIHTC, 37 percent were efficiencies or one-bedroom units, 42 percent were two-bedroom units, and 22 

percent had three or more bedrooms.  

Because units are only required to remain subsidized for 30 years, the inventory of many of these 

affordable housing units is likely to be reduced in the coming years. In the next five years, 4,361 (14 

percent) of the county’s stock of LIHTC-subsidized low-income units will cross the 30-year threshold.
30
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Community and Nongovernmental Affordable Housing 

Resources in the Miami-Dade Area 

In addition to policy and program strategies implemented by city and county leadership, the Miami-

Dade area also has an extensive network of community organizations and academic researchers 

supporting its affordable housing knowledge base.  

Community organizations. Organizations such as Miami Homes for All and the South Florida 

Community Development Coalition have been strong advocates for affordable housing and policy 

changes. These are not the only organizations in Miami-Dade County advocating for affordable housing, 

but they have been highly visible. General recommendations from both groups include increasing 

federal, state, local, and public-private funding for affordable housing; preserving the current affordable 

housing stock; offering developers incentives such as tax benefits or lifting certain zoning restrictions in 

return for boosting production of affordable housing units; and streamlining the permitting and 

planning process for building affordable housing (Miami Homes for All 2016).
31

 Such community groups 

directly reference LMI families’ affordable housing needs. The South Florida Community Development 

Coalition calls attention to the need for more mixed-income housing and advocates that Miami-Dade 

County move from a voluntary inclusionary policy (to house households earning 65 to 140 percent AMI) 

to a mandatory one, as well as increasing incentives for developers, including removing zoning limits on 

height, floor-area ratio, and parking requirements in exchange for mixed-income housing production.
32

 

Such county-level policies fit with recommendations heard from other stakeholders in conversation. 

Other organizations, such as Housing Opportunities Project for Excellence Inc. (HOPE), openly fight 

housing discrimination in the Miami-Dade area.
33

 Because of tenuous renters’ rights in the area, 

organizations that advocate for fair housing and vulnerable renters have an increasingly important role 

in conversations about displacement from gentrification and the preservation of inclusive 

neighborhoods. 

Academic researchers. Academic researchers constitute another considerable resource in Miami’s 

affordable housing space. The South Florida Housing Studies Consortium was established in 2015 by 

the University of Miami Office of Civic and Community Engagement and the Florida International 

University Metropolitan Center. The consortium conducts research to support data-driven strategies 

to address local housing needs and provides technical assistance to Miami-Dade County Public Housing 

and Community Development on various initiatives. The consortium has documented the resident 

engagement process for Liberty City Rising (a major public housing redevelopment project), completed 

a comprehensive market analysis of Liberty City, and created an online Housing Policy Toolkit, which 



 

M I A M I  A N D  T H E  S T A T E  O F  L O W -  A N D  M I D D L E - I N C O M E  H O U S I N G  4 3   
 

outlines innovative affordable housing best practices and how they can be adapted to the Miami 

market. The CCE also launched the Miami Affordability Project, an interactive online map centered on 

the distribution of affordable housing and housing needs to assist planners, developers, and community 

groups in analyzing funding programs, affordability preservation risks, and historic preservation.  

The CCE, along with the South Florida Community Development Coalition and Catalyst Miami, also 

created an innovative initiative to familiarize emerging leaders in Miami-Dade County with best 

practices in community development and affordable housing policy in the United States. The 

Community Scholars in Affordable Housing program introduces cohort members to the latest 

information on affordable housing finance, design, advocacy, and public administration, among other 

topics. By 2016, 33 emerging professionals from the private, public, and nonprofit sectors had 

participated in the program. Tangible outcomes from members’ capstone projects include a Revolving 

Loan Fund with up to $10 million in reoccurring public funding to finance the development of affordable 

housing; public advocacy for implementing increased set-asides for extremely low income households 

in Miami-Dade County’s Affordable Housing Trust Fund; and the development and implementation of a 

financial literacy course at an affordable mobile home site at risk of redevelopment.
34

  

Miami Stakeholders: Themes from Conversations about 

LMI Affordable Housing Issues 

Urban met with affordable housing stakeholders and government officials in Miami on December 8 and 

9, 2016, to discuss the landscape and potential for advancing programs to preserve and create LMI 

housing. This section documents the themes that emerged from our conversations:  

 Developers have considerable leverage in city- and county-level affordable housing 1.

conversations.  

 Community and neighborhood groups are underrepresented in affordable housing 2.

conversations, but offer considerable potential for making programs more effective.  

 Philanthropic groups and nonprofits could fill a larger role in improving LMI households’ 3.

economic standing and housing resilience. 

 There are significant political challenges to passing mandatory affordable housing regulations. 4.

 Public transportation, an important bridge between affordable housing and LMI families, 5.

remains an underdeveloped asset in Miami.  



 

 4 4  M I A M I  A N D  T H E  S T A T E  O F  L O W -  A N D  M I D D L E - I N C O M E  H O U S I N G  
 

The following section explores these themes, with consideration for Miami’s affordable housing culture 

and the barriers and opportunities for retaining LMI families. 

Developers have considerable leverage in affordable housing conversations. One theme that 

emerged in multiple conversations is the perception that developers have considerable say over 

affordable housing proposals and policies put forth at the county and city levels. Some even suggested 

that developers’ expectations about profits are too outsized and because they have considerable 

influence in the conversation, their bottom line outweighs community needs. Whether this is true is 

unclear, but the perception persists and suggests resentment. There was also suggestion that some 

development is fueled by investors from foreign countries who purchase condominiums in cash as a safe 

haven against mercurial markets in other countries, both driving up prices and keeping units off the 

market. Although our team could not substantiate this with data, stakeholders widely held this belief.  

Although Miami already offers several incentives for developers to produce affordable housing, 

stakeholders shared that the incentives are not sufficient to make deals pencil out in the current 

regulatory and zoning framework. Stakeholders offered several modifications to current regulations 

that may provide incentives for developing more affordable housing units. One stakeholder suggested it 

is important to minimize burdensome and lengthy paperwork and permitting requirements for 

developers embarking on affordable housing projects. By creating a more efficient permitting, funding, 

and development process through cross-agency coordination, affordable housing development could 

cost less (Jakabovics et al. 2014). Another frequently mentioned incentive from stakeholders is to 

reduce parking requirements. For developers, parking requirements are perceived as too high and 

costly to implement, so adjusting this downward in exchange for affordable housing development may 

be an underused and important incentive. Further, steep minimum parking requirements do not 

support transit-oriented development, which was frequently cited as an important vehicle for 

affordable housing in Miami. Research finds that reduced parking requirements in developments in 

urban areas and around transit corridors can reduce development costs and does not impede residents’ 

access to jobs and services.
35

 Stakeholders suggested that a transit-oriented design plan that used 

Department of Transportation–owned property to create housing without parking requirements could 

be a viable strategy. 

Some stakeholders believe it is not possible to develop housing for families below 80 percent of 

AMI that “pencils out.” The cost of developing and operating housing is more than these families can 

pay, and developers may have difficulty finding private financing for affordable housing. Land costs 

were mentioned as one of the biggest hurdles for developers for creating affordable housing. A 

community land trust model—which ensures long-term affordability by acquiring land and leasing it to 
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homeowners—might enable developers to create affordable housing.
36

 Some stakeholders expressed 

their belief that this idea would work in Miami, but they highlighted misconceptions about this model. 

For this model to be viable, advocates of community land trusts need to inform stakeholders and 

cultivate community, developer, and political buy-in to advance this policy idea. 

Another way to support affordable housing development is through tax credits, administrative and 

regulatory waivers, and incentives. One stakeholder in county leadership suggested tax incentives offer 

the most promise. While the tax credit rate is not a local issue, some stakeholders suggested locking the 

4 percent tax credit rate (rather than having a floating rate) to reduce investor risk, and others 

expressed that additional local tax credits could encourage developers to incorporate affordable 

housing into their projects. Other stakeholders suggested that any of these incentives should be 

provided to developers from the county over time, much like an annuity, rather than all at once and up 

front. Low-Income Housing Tax Credits and funding sources such as the Community Development 

Block Grants and HOME funds assist developers with development costs. But if such funds—in addition 

to locally based incentives—were disbursed over a longer period, they could reduce the gap in operating 

cash flows and encourage developers to invest in the long-term success of affordable housing. For 

homeowners, stakeholders suggested that instituting property tax abatements for a restricted period in 

neighborhoods at risk of gentrification could help develop and preserve LMI housing. 

Community and neighborhood groups are underrepresented in Miami’s affordable housing 

conversations. Although large and for-profit developers were seen as having outsized influence on 

housing policy, residents and community and neighborhood groups were seen as having little 

representation in the discussion. Many of the stakeholders we spoke to came from organizations that 

do extensive community outreach and appreciate the value of speaking to residents and listening to 

their concerns. Some stakeholders said the city and county government do not do enough to pull the 

community’s voice into discussions about planned economic and housing development and affordable 

housing needs. They felt that even when community discussions are held, they are to satisfy a 

requirement rather than to truly listen to residents’ concerns. 

In Allapattah, we heard from residents that it was challenging to connect with city and county 

representatives across various government offices and leadership positions and that their concerns 

were not heard. They expressed difficulty getting support with neighborhood concerns, such as 

investments in community centers, safety, and infrastructure improvements. Residents relayed 

frustration in getting the attention of their public leaders and felt they were overlooked by city and 

county representatives because they perceived loyalties were stronger to other neighborhoods. 

Residents also perceived that officials were stretched thin and were visible at election time, but not 
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when the community needed them. Additionally, we heard that meetings held by public officials or 

government offices were at times inconvenient to young people and working families. While these were 

the opinions expressed by a few select community members and our interviews do not represent the 

whole neighborhood, they convey a sense that political representation could be more active in 

Allapattah. 

Some stakeholders saw considerable opportunities for the city and county by drawing more 

community voices into the affordable housing conversations. One stakeholder said that community-

based organizations’ and residents’ involvement are critical for moving development forward. It helps 

to develop responsive plans for specific affordable housing needs in neighborhoods and helps inform 

those who might see such housing as a detractor, or the “not in my backyard” contingent. This 

stakeholder opinion is substantiated by research showing that such community outreach and 

representation is instrumental for affordable housing projects’ cost savings and efficiency (Jakabovics 

et al. 2014). Such organizations hold great potential to help affordable housing projects advance, to 

create a more inclusive process, and to foster stronger communities. 

Philanthropic groups, private actors, and nonprofits could fill a larger role in the affordable 

housing landscape. Some stakeholders suggested that philanthropic and nonprofit organizations should 

be mediators among divergent actors in policy conversations and should catalyze partnerships. There 

was considerable respect expressed toward actors in Miami who already fill this role and interest in 

them being even more involved in the future. Some of these groups may be perceived as neutral actors, 

especially if they are non-advocacy in nature. This may be helpful in conversations surrounding 

community land trusts, land banks, or inclusionary zoning—topics that could be perceived by some as 

politically charged in the current Miami-Dade discourse. 

Another area where philanthropic groups have potential is in identifying sources to fill funding gaps. 

This will become important in an era of reduced federal funding for affordable housing. Stakeholders 

suggested that philanthropic dollars and other private investment dollars could help developers 

leverage and fill in gaps in government money and could make the 4 and 9 percent LIHTC deals more 

feasible. Grants and program-related investments could better leverage private and public dollars to 

provide low-cost capital in such deals.  

Local private actors may hold similar potential. One government stakeholder said that eight 

community banks had expressed interest in financing affordable housing for the 60-to-80–percent-of-

AMI group. If coordinated, these banks could bridge Miami’s financing gaps for this income group. 

Furthermore, a nonprofit entity or philanthropic stakeholder could work with these banks to organize 
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and convene them with other stakeholders to identify projects that were viable, were mission oriented, 

and could yield profit for community-minded banks. 

There are significant political challenges to passing mandatory affordable housing regulations. 

Conversations revealed that mandatory affordable housing regulations, even when they are not truly 

mandatory, are a difficult sell in the current political environment. In part, this is because of the leverage 

that developers, especially market-rate ones, are perceived as having in political discourse. 

Conversations with government stakeholders suggested that “free market” arguments hold the most 

sway, and regulations are perceived as contrary to market forces. Even with enticing incentives 

wrapped into policy proposals, there is tremendous push back.  

During visits in Miami in December, there was much discussion about Miami-Dade County 

commissioner Barbara Jordan’s proposed mandatory inclusionary zoning ordinance that would provide 

incentives for developing affordable workforce housing. Miami has a voluntary inclusionary zoning bill 

to provide incentives for developers of buildings with 20 or more units to create between 5 and 20 

percent with a variable density bonus. The mandatory version proposed a minimum of 10 percent of 

such units would be workforce housing (for households earning 60 to 140 percent of AMI), with 

expanded targeting toward the 60-to-79-percent-of-AMI group and a greater density bonus for 

developers as an incentive.
37 

Soon after our visit, however, the commissioner withdrew her proposed 

mandatory inclusionary zoning ordinance after an informal straw poll of county commissioners 

revealed insufficient support for it. One of the dissenting commissioners, Javier Souto, was quoted as 

saying in reference to the ordinance, “Social engineering is dangerous.”
38

 Such a statement affirms 

stakeholder comments that a concerted effort to inform the public, the development community, and 

city and county leaders about various strategies for preserving and creating LMI affordable housing is 

needed more immediately than the strategies themselves. Highlighting success in other cities, 

particularly those not perceived as progressive, would help make a stronger case in Miami.  

Tenants’ rights and landlord-tenant issues did not come up in stakeholder conversations in Miami, 

with the exception of indirect observations from the Allapattah residents with whom we spoke. These 

residents suggested that many renters in Allapattah have out-of-state landlords and others may be 

without contracts, with month-to-month leases. Florida is a pro-business state in terms of its tenant 

rights and is less likely to adopt landlord-tenant laws. The laws that are adopted tend to be pro-landlord, 

leaving renters with few protections (Hatch 2017). Renters in Allapattah may have few protections in 

the wake of rent increases and the threat of eviction, particularly in a state that is pro-landlord and a 

county that looks unfavorably upon mandatory affordable housing regulations. 
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Public transportation is an underdeveloped asset in Miami. We heard from stakeholders in the 

convening and residents in Allapattah that public transportation is a potential solution for addressing 

the mismatch between LMI residents and affordable housing. While Miami is served by buses 

(Metrobus), shuttles (Miami Trolley), trains (Metrorail and Metromover), intercity commuter rail (Tri 

Rail), and a future private intercity rail line (Brightline), stakeholders reported that public 

transportation was not convenient, making cars the default form of transportation. This is especially 

unsustainable. Transportation costs using 2006–10 data ranked Miami as one of the least affordable 

major cities for moderate-income households (Hickey et al. 2012). Some stakeholders noted that public 

transportation lines, including buses, tend to run on north-to-south corridors, making it challenging to 

go from east to west across the city. Furthermore, most high-income neighborhoods are along the coast 

(from north to south), suggesting LMI neighborhoods are not as well connected by public 

transportation. With residents and workers dispersed across the county, county-led coordination is a 

priority for public transportation efforts. In April 2016, the metropolitan planning organization, which 

includes commissioners and other leaders on the board, passed a plan for expanding the current public 

transportation system with six additional transit lines.
39 

Prioritizing pedestrian-friendly development is 

also a goal of the Miami21 form-based code, officially adopted in May 2010, in lieu of Miami’s previous 

zoning, which ascribed to predesignated land usage and encouraged car-centric development.
40

 

Leadership is seeking to expand and develop public transportation and to de-emphasize automobiles 

throughout the city and county, but the funding and time frame is uncertain. 

Stakeholders also mentioned the potential for more transit-oriented design around transit stations, 

in part because they believe the Department of Transportation owns land that has development 

potential. Developers will benefit if land costs are free or considerably reduced in price. Potential 

transit-oriented design developments that prioritize family housing (e.g., three-bedroom units) near 

transportation hubs would serve an additional need among LMI families, because stakeholders 

reported that primarily one-bedroom or studio units are currently being developed. As part of Miami-

Dade’s sustainability goals, transit-oriented design is a priority for increasing affordable housing.
41

 It is 

also consistent with the Miami-Dade policy objective to encourage affordable housing development 

near public transportation as laid out in the county transportation plan.
42

 



 

M I A M I  A N D  T H E  S T A T E  O F  L O W -  A N D  M I D D L E - I N C O M E  H O U S I N G  4 9   
 

LMI Affordable Housing Program Recommendations for 

Miami  

A city’s unique cultural and political context influences programmatic recommendations which may fail 

or flourish. From land acquisition to alternative financing strategies to tax and zoning modifications, to 

strengthening and building community capacity, the following ideas reflect suggestions from 

stakeholders, and any of them could be successful in Miami-Dade. The following section explores ways 

to enhance the state of LMI affordable housing in Miami and why these recommendations may have 

traction. 

Consider establishing a county-operated land bank. A land bank is a government entity that 

acquires land tied up in delinquent property taxes or foreclosure—and often abandoned—and saves the 

land or passes it to another nonprofit entity for reuse or future repurposing. In the early 1970s, St. Louis 

established the first land bank, and the idea has since been adopted by numerous municipalities, 

including locations throughout Georgia (Alexander 2011). The Center for Community Progress, a 

nonprofit that initiates and supports land banks, has spearheaded homes and neighborhood nationwide 

and could be an important force in Miami if sufficiently supported.
43 

At least one Miami stakeholder 

suggested land banks as a potential strategy, particularly for acquiring land tied up in back property 

taxes, to develop affordable housing on it. Establishing a land bank in Miami would have to be developed 

in conjunction with city, county, and state laws. But a land bank could offer Miami-Dade a flexible 

strategy for acquiring land for affordable housing, could provide incentives for developers to develop 

such housing if land was sufficiently discounted, and could improve the surrounding community and 

investments in LMI neighborhoods. Furthermore, land banks can catalyze the conversion of properties 

no longer generating taxes into properties creating revenue for the city. 

Strengthening support for the land trust in combination with city-county land set-asides. The 

South Florida Community Land Trust began in 2006 in Broward County, and in the past year has started 

work in Miami-Dade County. The South Florida Community Land Trust acquires land through low-cost 

property acquisition via donation or at below-market rates from area governments. Acquired land is 

held by the nonprofit, and affordable housing is developed and rehabilitated there as a rental or as a 

home for purchase. If the home is purchased, the land is owned by the land trust and the homeowner. 

Future profits accrue to both owners, and the land is preserved for other low-income and qualifying 

homeowners.
44

 Strengthening support for the South Florida Community Land Trust in Miami-Dade 

could help preserve affordable housing, particularly if the county can transfer county-owned properties 

to the land trust. Stakeholders said the county has available parcels that could be transferred to a land 
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trust. Especially elegant about such a proposition is that the land, if transferred for affordable housing 

creation, could be an asset to the land trust or like-minded housing developers and could generate 

property taxes for the county. Miami-Dade could see a boost in affordable housing and an increase in 

property taxes for the city. Furthermore, properties near current and future transit sites could be 

developed, boosting low-income families’ access to low-cost transportation and to job opportunities. 

Bank consortia as lenders to small-scale multifamily property owners. Small banks and lenders in 

Miami-Dade County could help preserve affordable housing by forming a nonprofit lending consortia to 

lend to small-scale multifamily property owners to preserve affordable units. A relevant example of this 

comes from Chicago, where the Community Investment Corporation provides small-scale landlords 

loans for purchasing and improving multifamily units and trains potential landlords on how to run and 

expand their businesses.
45 

This expands business for small and locally minded banks, preserve NOAH, 

and encourage neighborhood residents to grow businesses and stay connected with their communities 

by becoming landlords. 

Consider creating neighborhood-zoned tax increment financing in quickly gentrifying 

neighborhoods. Tax increment financing uses property taxes to harness any increases in value realized 

through infrastructure investments or through rising home values because of gentrification. One 

relevant example comes from Texas’s Homestead Preservation Reinvestment Zone legislation, 

available to select locally designated areas in rapidly changing housing markets in Austin and Dallas 

(Lubell 2016). The legislation allows a portion of increasing property tax valuations in such designated 

areas to be dedicated toward preserving low- and middle-income housing in those same areas (Erickson 

2011). The city or county could create such legislation by designating zones in gentrifying 

neighborhoods as eligible (e.g., Wynwood/Edgewater and all or part of Allapattah or Overtown) and 

could specify that a percentage of increased property taxes collected within this zone be dedicated 

toward encouraging first-time LMI homebuyers or preserving and creating affordable LMI rental 

housing. By harnessing increased property tax money from new high-income homebuyers and the 

typically high-value homes they purchase, funds could also be dedicated to maintaining housing options 

for current LMI residents. 

Property tax protections for low-income residents. Encouraging homeownership can stabilize 

neighborhoods and improve financial inclusion. Ownership helps families build assets and stave rising 

housing costs. But Miami has the fifth-highest difference among 28 cities studied in property tax 

assessments charged of new homeowners relative to longtime homeowners, and the available 

homestead credit is not as beneficial to Miami residents as it is to residents in other cities (Lincoln 

Institute of Land Policy and Minnesota Center for Fiscal Excellence 2016). Furthermore, in Miami-Dade 
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County, an income-based property tax exemption is offered to senior citizens, but no income-based 

credit or exemption is available to younger residents.
46

 These factors place an outsized tax burden on 

young LMI first-time homebuyers and current LMI homeowners. Rising property assessments in 

gentrifying neighborhoods could inadvertently push LMI residents to sell and move. One strategy to lift 

the burden on LMI homebuyers and to minimize displacement would be to offer an income-qualifying 

tax credit (Lubell 2016). The tax credit’s structure and generosity could be adjusted or capped in 

different ways, but would produce greater financial security for residents through homeownership and 

minimized tax burdens, as well as more stable and inclusive neighborhoods. 

Bolster voluntary inclusionary zoning with better incentives, such as expedited permitting and 

approvals for affordable housing development projects. Recent legislation proposing a mandatory 

inclusionary zoning policy failed to pass the Miami-Dade Commission’s approval in a straw poll.
47

 This 

suggests the county is not persuaded that mandatory inclusionary zoning for LMI families is needed. 

Strategizing with developers about how to bolster the incentives may be the next most appropriate 

action. The 25 percent increase in density may not be a sufficient bonus to developers right now, but 

minimizing the parking requirement could be appealing. Stakeholders reported that permitting in the 

county is a challenge, so expedited permitting and approvals could be an additional incentive for 

developers, which has been identified as one of the most important ways to cut costs for affordable 

housing development (Jakabovics et al. 2014). A model in Pinellas County, Florida, offers affordable 

housing development an expedited permitting process with a two-week turnaround (Lubell 2016). This 

could sufficiently motivate developers in Miami-Dade County if the government creates a dedicated 

and streamlined process for voluntary inclusionary zoning projects. 

Build support for community-based organizations. Community-based organizations (CBOs) are 

locally based and often informal nonprofit organizations that represent residents’ interests within the 

larger community. These organizations have on-the-ground knowledge of residents’ needs and 

concerns and can be harnessed to leverage community buy-in on large development projects. In Miami, 

however, CBOs may be less well developed relative to other cities. In Allapattah, the Urban team 

located one recently formed CBO, the Dominican American National Foundation, which started with 

the mission of providing family activities to the community, but was evolving into a more politically 

minded organization to represent residents’ needs to county and city commissioners. Even nascent 

organizations like this one could be important for preserving NOAH in this neighborhood and for 

weighing in on new developments as they arrive. Allapattah is home to one of Miami’s Neighborhood 

Enhancement Teams, which could serve a role similar to a CBO but in an official city leadership capacity. 

Residents do not believe the Allapattah team office represents their interests well.
48

 Furthermore, 
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recent changes in the CBO grant-funding process in Miami-Dade County may curtail small CBOs’ ability 

to thrive when residents of rapidly changing neighborhoods may need them most.
49

 In light of these 

developments and the critical role CBOs can play in representing residents’ needs and in building 

consensus on proposed development, CBOs would benefit from greater support in the current city and 

county framework and among area philanthropic groups. One way to support CBOs without direct 

funding is to offer grant-writing workshops, offer assistance applying for 501(c)(3) status, help with 

advertising or organizing community events, and provide in-kind donations toward activities and 

sponsored events. Such support could facilitate neighborhood social cohesion and identity, encouraging 

current residents to stay in place. 

Promote entrepreneurship and improve small business owners’ skills. An important consideration 

in the LMI affordable housing conversation is that stagnant incomes do not keep pace with rising 

housing costs. Furthermore, as neighborhoods develop economically, the ability of small family-owned 

businesses to stay in place becomes an increasingly important concern. Stakeholders reported that 

Puerto Rican businesses that were once fixtures of Wynwood’s commercial areas have all but 

disappeared, with just one such business remaining. One way to boost family income and to encourage 

community businesses to thrive despite changing neighborhood clientele and rising commercial rents is 

to promote entrepreneurship and to improve small business owners’ skills. Community-based 

organizations could be leveraged for outreach in changing neighborhoods, and philanthropic and city 

investments toward small business development could be targeted. Residents of Allapattah reported 

interest in starting small businesses, but find the process of writing business plans and getting loans 

challenging. Financing offered through mission-driven community development financial institutions 

offer considerable potential to grow businesses, especially in neighborhoods on the verge of 

tremendous change. In addition to providing capital, many community development financial 

institutions provide technical assistance and financial education to build the capacities of residents and 

business owners. The Florida Community Loan Fund invests in affordable housing, community facilities, 

and health care.
50

 If current residents of gentrifying neighborhoods were encouraged to go into 

business as property owners of small multifamily housing units, they could help stabilize the stock of 

NOAH and build neighborhood entrepreneurial capacity. 

  



 

M I A M I  A N D  T H E  S T A T E  O F  L O W -  A N D  M I D D L E - I N C O M E  H O U S I N G  5 3   
 

Conclusion 
Miami-Dade has a promising future for preserving and creating low- to middle-income affordable 

housing, in part because key stakeholders in the area are aware of and are concerned about the issue. 

But impediments to the success of LMI affordable housing stem from the need to build awareness with 

politicians, developers, and the public about the issue and potential solutions. One of the most 

important avenues for the future success of LMI housing in Miami-Dade County is coalition building 

among those who have not been principal actors in the conversation. 

In addition to building continued public and political support for bolstering LMI affordable housing 

and long-term solutions, the city and county should consider short-term policies and program 

opportunities that fit within the current context. Mandatory inclusionary zoning will not find success in 

the short term, but providing incentives for developers to be more invested in the long-term success of 

LMI affordable housing through easing height and parking modifications and an annuitized incentive 

structure that pays back developers over time could find immediate success. In the meantime, building 

toward a long-range vision that include community land banking, enhanced transportation planning and 

transit-oriented design development for LMI families, and a quorum of support for a mandatory 

inclusionary zoning policy that has cross-cutting appeal to leadership, developers, and the public will be 

in the city’s and county’s best interests. An inclusive community where all families regardless of income 

can live and work will yield long-term benefits to the region and its residents. But without more 

deliberate policy and programmatic interventions, displacement and gentrification may become more 

pervasive. 
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BOX 4 

The Urban Institute’s Collaboration with JPMorgan Chase 

The Urban Institute is collaborating with JPMorgan Chase over five years to inform and assess 

JPMorgan Chase’s philanthropic investments in key initiatives. One of key initiatives is the Partnerships 

for Raising Opportunity in Neighborhoods (PRO Neighborhoods), which is a five-year, $125 million 

effort to invest in solutions to revitalize neighborhoods by growing small businesses, creating health 

and social service facilities, improving access to affordable housing, and collecting better data to study 

changing neighborhood demographics. The goals of the collaboration include using data and evidence to 

inform JPMorgan Chase’s philanthropic investments, assessing whether its programs are achieving 

desired outcomes, and informing the larger fields of policy, philanthropy, and practice. This report is one 

of a series of three—conducted in Miami, Denver, and Austin—that draw upon rich data analyses of 

demographic, economic, and housing trends, as well as stakeholder conversations, to identify the policy 

and programmatic potential for preserving and creating affordable housing for LMI households in these 

cities. 
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Appendix A. Demographic 

Characteristics 
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TABLE A.1 

Population and Households in Miami-Dade County 

City or neighborhood 
 Population 

2000 
 Population 

2011–15 
 Households 

2000 
 Households 

2011–15 

Aventura  25,267 37,357 14,000 18,701 
Bal Harbour ** 

 
2,677 

 
1,521 

Bay Harbor Islands  5,179 5,981 2,626 2,626 
Biscayne Park ** 

 
3,365 

 
1,062 

Coral Gables  43,075 47,725 17,201 17,100 
Cutler Bay * 

 
43,926 

 
13,154 

Doral * 
 

51,515 
 

15,078 
Florida City ** 

 
7,050 

 
1,787 

Hialeah Gardens  13,272 23,092 3,945 6,254 
Hialeah  218,635 236,679 68,198 69,779 
Homestead  43,414 76,407 13,617 22,211 
Key Biscayne  10,513 12,888 4,262 4,570 
Medley ** 

 
160 

 
88 

Miami Beach  88,400 91,796 46,412 43,307 
Miami Gardens * 

 
103,135 

 
27,942 

Miami Lakes * 
 

32,439 
 

10,392 
Miami Shores  9,661 11,124 2,856 2,777 
Miami Springs  16,060 17,354 5,980 5,860 
North Bay Village  6,733 7,689 3,132 3,219 
North Miami Beach  51,870 46,343 17,603 15,285 
North Miami  68,408 59,417 22,778 17,557 
Opa-locka  12,792 18,617 4,268 6,036 
Palmetto Bay * 

 
26,231 

 
7,870 

Pinecrest  17,557 18,039 5,669 5,500 
South Miami  9,045 14,956 3,799 5,365 
Sunny Isles Beach  16,278 22,546 8,477 11,069 
Surfside  8,214 5,987 4,156 2,220 
Sweetwater  8,376 9,759 2,585 2,806 
West Miami  4,221 4,341 1,491 1,441 

Miami neighborhoods 362,950 426,662 134,386 157,640 
Allapattah 45,415 49,350 14,143 15,560 
Coconut Grove 17,552 19,501 8,241 8,320 
Coral Way 54,538 61,005 20,856 23,110 
Downtown 10,414 30,499 4,115 14,860 
Edgewater 9,628 13,687 4,589 6,565 
Flagami 48,287 58,541 17,009 19,753 
Liberty City 23,164 23,705 7,832 7,755 
Little Haiti 29,431 32,675 9,471 10,261 
Little Havana 52,315 55,157 20,114 21,039 
Overtown 9,299 9,108 3,542 3,682 
Upper Eastside 15,044 12,904 6,262 5,688 
West Flagler 41,431 49,708 15,002 16,542 
Wynwood 6,115 8,621 1,950 2,754 

Source: Urban Institute tabulations of 2000 Decennial Census and 2011–15 American Community Survey data.  

* Cities with incorporation dates after 1999 did not have data available in 2000. These include Cutler Bay (2005), Doral (2003), 

Miami Gardens (2002), Miami Lakes (2000), and Palmetto Bay (2002). ** Cities with small populations were not included because 

of the Urban Institute's methodology for assigning census tracts to municipality-level boundaries.  
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TABLE A.2 

Race and Ethnicity in Miami-Dade County 

City or 
neighborhood 

 White 
2000 

(%) 

 
Black 
2000 

(%) 

 Other 
races 
2000 

(%) 

 
Hispanic 

2000 
(%) 

 White 
2011–15 

(%) 

Black 
2011–15 

(%) 

 Other 
races 

2011–
15 (%) 

 
Hispanic 

2011–
15 (%) 

Aventura  94 2 3 21 60 3 2 35 
Bal Harbour ** 

    
49 0 3 48 

Bay Harbor Islands  91 2 6 35 47 5 5 43 
Biscayne Park ** 

    
54 14 3 29 

Coral Gables  93 2 3 49 37 3 4 56 
Cutler Bay * 

    
31 13 4 52 

Doral * 
    

14 2 5 79 
Florida City ** 

    
15 26 1 58 

Hialeah Gardens  87 2 10 91 3 1 0 96 
Hialeah  88 2 9 90 3 1 0 96 
Homestead  62 24 13 45 16 22 3 60 
Key Biscayne  95 0 3 50 37 0 3 60 
Medley ** 

    
3 0 0 97 

Miami Beach  87 4 8 53 40 3 4 53 
Miami Gardens * 

    
3 70 1 25 

Miami Lakes * 
    

13 2 2 83 
Miami Shores  45 43 11 21 28 38 3 30 
Miami Springs  90 2 6 61 22 1 2 75 
North Bay Village  81 5 10 49 30 1 8 61 
North Miami Beach  46 40 10 28 21 40 4 35 
North Miami  34 55 8 23 14 56 3 27 
Opa-locka  14 81 4 18 2 57 1 41 
Palmetto Bay * 

    
46 6 7 40 

Pinecrest  91 2 3 28 48 1 9 42 
South Miami  65 28 4 31 31 14 5 50 
Sunny Isles Beach  92 2 4 36 54 4 3 39 
Surfside  94 1 4 35 61 0 3 36 
Sweetwater  86 1 13 94 3 0 0 97 
West Miami  93 1 6 84 8 0 1 91 

Miami neighborhoods 67 22 10 66 11 16 2 71 
Allapattah 59 23 17 75 4 13 1 83 
Coconut Grove 71 24 4 26 46 16 3 35 
Coral Way 90 2 7 81 13 2 2 83 
Downtown 68 21 9 66 31 9 4 55 
Edgewater 70 13 15 54 29 9 3 59 
Flagami 89 2 8 91 3 1 1 96 
Liberty City 2 96 2 4 2 82 1 15 
Little Haiti 14 69 17 15 5 72 1 21 
Little Havana 81 4 15 92 4 2 0 94 
Overtown 20 74 5 20 7 61 2 31 
Upper Eastside 47 42 8 28 32 27 3 38 
West Flagler 90 2 7 92 4 0 1 95 
Wynwood 46 40 13 59 13 26 3 58 

Source: Urban Institute tabulations of 2000 Decennial Census and 2011–15 American Community Survey data.  

Notes: Blacks and whites are non-Hispanic. * Cities with incorporation dates after 1999 did not have data available in 2000. These 

include Cutler Bay (2005), Doral (2003), Miami Gardens (2002), Miami Lakes (2000), and Palmetto Bay (2002). ** Cities with small 
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populations were not included because of the Urban Institute's methodology for assigning census tracts to municipality-level 

boundaries. 

TABLE A.3 

Households in Miami-Dade County by Age and Education 

City or 
neighborhood 

 Households 
with at least 

1 person 
under 18, 

2000  
(%) 

Households 
with at least 

1 person 
under 18, 
2011–15 

(%) 

 Households 
with at least 

1 person 
over 65, 

2000  
(%) 

 Households 
with at least 

1 person 
over 65 

2011–15 
(%) 

 People 
over 25 
with a 

bachelor's 
degree, 

2000  
(%) 

 People 
over 25 
with a 

bachelor's 
degree 

2011–15 
(%) 

Aventura  12 18 46 40 22 29 
Bal Harbour ** 

 
16 

 
54 

 
34 

Bay Harbor Islands  21 25 36 29 21 33 
Biscayne Park ** 

 
42 

 
28 

 
32 

Coral Gables  25 23 29 31 27 30 
Cutler Bay * 

 
43 

 
24 

 
19 

Doral * 
 

53 
 

15 
 

35 
Florida City ** 

 
47 

 
32 

 
3 

Hialeah Gardens  52 43 25 35 7 12 
Hialeah  43 35 36 41 6 10 
Homestead  49 47 17 17 8 11 
Key Biscayne  33 37 28 39 34 39 
Medley ** 

 
16 

 
72 

 
8 

Miami Beach  15 18 28 25 18 24 
Miami Gardens * 

 
40 

 
29 

 
9 

Miami Lakes * 
 

38 
 

27 
 

23 
Miami Shores  43 43 23 29 18 17 
Miami Springs  36 32 27 32 16 18 
North Bay Village  23 23 18 16 17 26 
North Miami Beach  42 32 25 27 9 13 
North Miami  43 34 21 29 8 13 
Opa-locka  48 37 25 26 4 9 
Palmetto Bay * 

 
41 

 
28 

 
30 

Pinecrest  50 41 23 29 31 30 
South Miami  30 31 21 23 19 26 
Sunny Isles Beach  15 15 45 41 17 23 
Surfside  17 26 44 37 23 36 
Sweetwater  48 38 31 33 6 15 
West Miami  31 30 48 40 9 15 

Miami neighborhoods 32 26 33 30 9 15 
Allapattah 38 32 31 30 4 6 
Coconut Grove 22 22 24 28 25 31 
Coral Way 28 25 36 30 13 22 
Downtown 22 15 22 11 10 30 
Edgewater 18 14 16 10 18 25 
Flagami 32 27 45 43 6 10 
Liberty City 48 37 28 24 4 8 
Little Haiti 43 33 24 27 4 8 
Little Havana 32 25 37 33 4 9 
Overtown 35 27 25 29 3 8 
Upper Eastside 28 20 17 24 15 19 
West Flagler 30 24 47 44 7 12 
Wynwood 45 32 21 15 4 20 
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Source: Urban Institute tabulations of 2000 Decennial Census and 2011–15 American Community Survey data.  

Notes: * Cities with incorporation dates after 1999 did not have data available in 2000. These include Cutler Bay (2005), Doral 

(2003), Miami Gardens (2002), Miami Lakes (2000), and Palmetto Bay (2002). ** Cities with small populations were not included 

because of the Urban Institute's methodology for assigning census tracts to municipality-level boundaries. 

TABLE A.4 

Very Low Income and Low- and Middle-Income Households in Miami-Dade County 

City or neighborhood 

 LMI 
households 

2000  
(%) 

 LMI 
households 

2011–15  
(%) 

 VLI and LMI 
households 

2000  
(%) 

 VLI and LMI 
households 

2011–15  
(%) 

Aventura  22 25 39 43 
Bal Harbour **  28  51 
Bay Harbor Islands  26 29 45 42 
Biscayne Park **  17  26 
Coral Gables  18 19 28 31 
Cutler Bay *  27  40 
Doral *  24  35 
Florida City **  45  78 
Hialeah Gardens  32 32 48 57 
Hialeah  33 37 58 72 
Homestead  31 35 58 59 
Key Biscayne  10 16 20 26 
Medley **  22  80 
Miami Beach  29 29 59 54 
Miami Gardens *  38  62 
Miami Lakes *  25  38 
Miami Shores  22 22 35 38 
Miami Springs  23 30 35 48 
North Bay Village  34 30 51 51 
North Miami Beach  32 36 54 62 
North Miami  33 38 57 63 
Opa-locka  32 34 75 83 
Palmetto Bay *  15  22 
Pinecrest  11 13 15 21 
South Miami  28 26 52 45 
Sunny Isles Beach  31 29 53 52 
Surfside  23 24 37 33 
Sweetwater  37 37 65 70 
West Miami  32 34 52 58 

Miami neighborhoods 30 33 65 67 
Allapattah 35 37 76 83 
Coconut Grove 18 22 36 38 
Coral Way 28 33 52 57 
Downtown 28 23 67 43 
Edgewater 26 28 53 42 
Flagami 34 39 64 77 
Liberty City 31 39 75 82 
Little Haiti 31 37 75 82 
Little Havana 32 35 80 84 
Overtown 24 27 84 88 
Upper Eastside 28 29 54 54 
West Flagler 34 39 65 70 
Wynwood 33 30 87 68 
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Source: Urban Institute tabulations of 2000 Decennial Census and 2011–15 American Community Survey data.  

Notes: VLI = very low income. LMI = low and middle income. VLI households make less than 50 percent of the area median income 

(below $21,500 a year). LMI households make between 80 and 120 percent of the area median income ($21,500 to $51,500 a 

year). * Cities with incorporation dates after 1999 did not have data available in 2000. These include Cutler Bay (2005), Doral 

(2003), Miami Gardens (2002), Miami Lakes (2000), and Palmetto Bay (2002). ** Cities with small populations were not included 

because of the Urban Institute's methodology for assigning census tracts to municipality-level boundaries.  

TABLE A.5 

Employment, Poverty, and Public Assistance Rates in Miami-Dade County 

City or 
neighborhood 

 Labor force 
unemployed 

2000 (%) 

 Labor force 
unemployed 
2011–15 (%) 

Poverty 
rate 

2000 
(%) 

Poverty 
rate 

2011–15 
(%) 

 Households 
receiving 

public 
assistance 
2000 (%) 

 Households 
receiving 

public 
assistance 

2011–15 (%) 

Aventura  5 7 9 12 1 1 
Bal Harbour ** 

 
6 

 
15 

 
0 

Bay Harbor 
Islands  5 6 13 16 2 1 
Biscayne Park ** 

 
6 

 
7 

 
1 

Coral Gables  6 5 7 7 2 1 
Cutler Bay * 

 
7 

 
11 

 
1 

Doral * 
 

6 
 

12 
 

1 
Florida City ** 

 
19 

 
49 

 
2 

Hialeah Gardens  11 8 15 18 7 2 
Hialeah  10 12 19 27 10 3 
Homestead  10 14 28 29 9 2 
Key Biscayne  3 5 8 7 0 0 
Medley ** 

 
0 

 
29 

 
2 

Miami Beach  7 5 22 18 5 1 
Miami Gardens * 

 
15 

 
24 

 
5 

Miami Lakes * 
 

5 
 

11 
 

1 
Miami Shores  19 11 18 14 4 1 
Miami Springs  5 9 10 13 2 2 
North Bay Village  7 5 13 13 3 1 
North Miami 
Beach  10 12 20 23 4 2 
North Miami  12 12 24 24 6 3 
Opa-locka  15 10 36 40 9 3 
Palmetto Bay * 

 
7 

 
7 

 
1 

Pinecrest  3 6 3 6 0 1 
South Miami  6 10 19 13 5 2 
Sunny Isles Beach  5 6 14 16 1 1 
Surfside  5 5 11 5 1 0 
Sweetwater  12 6 19 28 8 2 
West Miami  6 7 11 18 5 4 

Miami 
neighborhoods 12 11 28 28 10 2 
Allapattah 15 14 34 37 12 1 
Coconut Grove 6 7 15 14 2 1 
Coral Way 7 9 18 18 6 2 
Downtown 11 6 33 21 8 1 
Edgewater 12 9 27 17 4 0 
Flagami 10 11 20 27 11 2 
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City or 
neighborhood 

 Labor force 
unemployed 

2000 (%) 

 Labor force 
unemployed 
2011–15 (%) 

Poverty 
rate 

2000 
(%) 

Poverty 
rate 

2011–15 
(%) 

 Households 
receiving 

public 
assistance 
2000 (%) 

 Households 
receiving 

public 
assistance 

2011–15 (%) 

Liberty City 20 22 44 41 14 3 
Little Haiti 18 18 40 40 12 4 
Little Havana 14 9 36 36 14 2 
Overtown 22 30 53 52 16 4 
Upper Eastside 8 9 24 23 7 1 
West Flagler 10 10 21 22 10 2 
Wynwood 25 11 53 42 20 2 

Source: Urban Institute tabulations of2000 Decennial Census and 2011–15 American Community Survey data.  

* Cities with incorporation dates after 1999 did not have data available in 2000. These include Cutler Bay (2005), Doral (2003), 

Miami Gardens (2002), Miami Lakes (2000), and Palmetto Bay (2002). ** Cities with small populations were not included because 

of the Urban Institute's methodology for assigning census tracts to municipality-level boundaries. 

TABLE A.6 

Renters in Miami-Dade County  

City or neighborhood 

 Renter-
occupied 

units  
2000  

(%) 

 Renter-
occupied 

units 
2011–15 

(%) 

 VLI 
renters 

2000  
(%) 

 VLI 
renters 

2011–15 
(%) 

 LMI 
renters 

2000  
(%) 

 LMI 
renters 

2011–15 
(%) 

Aventura  28 33 16 15 20 29 
Bal Harbour **  40  10  47 
Bay Harbor Islands  47 58 25 12 31 38 
Biscayne Park **  15  33  5 
Coral Gables  35 38 18 21 32 27 
Cutler Bay *  31  25  37 
Doral *  49  13  31 
Florida City **  54  49  46 
Hialeah Gardens  29 34 29 34 38 39 
Hialeah  50 52 37 44 36 39 
Homestead  53 59 38 33 36 42 
Key Biscayne  29 26 20 12 14 9 
Medley **  11  40  60 
Miami Beach  63 63 38 30 32 35 
Miami Gardens *  35  37  43 
Miami Lakes *  34  20  30 
Miami Shores  17 19 27 17 36 37 
Miami Springs  38 43 22 27 35 42 
North Bay Village  71 66 16 26 38 29 
North Miami Beach  38 49 31 33 38 40 
North Miami  45 48 35 37 38 41 
Opa-locka  59 59 54 66 35 29 
Palmetto Bay *  16  23  38 
Pinecrest  13 18 12 25 34 23 
South Miami  50 43 36 31 33 40 
Sunny Isles Beach  41 44 25 28 33 29 
Surfside  39 43 18 10 28 31 
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City or neighborhood 

 Renter-
occupied 

units  
2000  

(%) 

 Renter-
occupied 

units 
2011–15 

(%) 

 VLI 
renters 

2000  
(%) 

 VLI 
renters 

2011–15 
(%) 

 LMI 
renters 

2000  
(%) 

 LMI 
renters 

2011–15 
(%) 

Sweetwater  70 70 33 38 37 36 
West Miami  33 49 28 26 44 45 

Miami neighborhoods 65 69 45 40 32 35 
Allapattah 74 80 48 50 34 36 
Coconut Grove 44 44 34 26 24 33 
Coral Way 54 58 33 28 32 38 
Downtown 83 76 45 23 30 24 
Edgewater 67 71 32 16 33 29 
Flagami 55 62 41 45 36 39 
Liberty City 62 68 53 52 31 39 
Little Haiti 73 77 52 50 32 38 
Little Havana 86 87 52 51 32 35 
Overtown 90 85 65 66 23 25 
Upper Eastside 57 61 37 35 35 33 
West Flagler 57 58 39 37 36 43 
Wynwood 81 79 59 43 31 27 

Source: Urban Institute tabulations of 2000 Decennial Census and 2011–15 American Community Survey data.  

Notes: VLI = very low income. LMI = low and middle income. VLI households make less than 50 percent of the area median income 

(below $21,500 a year). LMI households make between 80 and 120 percent of the area median income ($21,500 to $51,500 a 

year). Cost-burdened renters spend 30 percent or more of household income on housing costs. Dollar figures from the 2000 

Decennial Census are inflation adjusted to constant 2014 dollars. * Cities with incorporation dates after 1999 did not have data 

available in 2000. These include Cutler Bay (2005), Doral (2003), Miami Gardens (2002), Miami Lakes (2000), and Palmetto Bay 

(2002). ** Cities with small populations were not included because of the Urban Institute's methodology for assigning census 

tracts to municipality-level boundaries. 

TABLE A.7 

Housing Cost–Burdened Households in Miami-Dade County 

City or 
neighborhood 

 Cost-
burdened 

renters 
2000  

(%) 

 Cost-
burdened 

renters 
2011–15 

(%) 

 VLI cost-
burdened 

renters 
2000  

(%) 

 VLI cost-
burdened 

renters 
2011–15 

(%) 

 LMI cost-
burdened 

renters 
2000  

(%) 

 LMI cost-
burdened 

renters 
2011–15 

(%) 

Aventura  44 55 72 78 70 89 
Bal Harbour **  59  63  81 
Bay Harbor Islands  52 44 79 44 56 89 
Biscayne Park **  47  81  100 
Coral Gables  40 49 83 78 39 84 
Cutler Bay *  55  59  76 
Doral *  57  66  91 
Florida City **  66  74  64 
Hialeah Gardens  43 67 67 77 42 83 
Hialeah  50 68 78 77 31 81 
Homestead  45 65 73 82 24 83 
Key Biscayne  42 33 47 34 73 35 
Medley **  20  50  0 
Miami Beach  48 58 75 80 35 78 
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City or 
neighborhood 

 Cost-
burdened 

renters 
2000  

(%) 

 Cost-
burdened 

renters 
2011–15 

(%) 

 VLI cost-
burdened 

renters 
2000  

(%) 

 VLI cost-
burdened 

renters 
2011–15 

(%) 

 LMI cost-
burdened 

renters 
2000  

(%) 

 LMI cost-
burdened 

renters 
2011–15 

(%) 

Miami Gardens *  65  75  79 
Miami Lakes *  57  77  80 
Miami Shores  43 63 71 82 38 75 
Miami Springs  38 61 84 92 26 73 
North Bay Village  46 51 81 73 54 83 
North Miami Beach  50 61 84 82 34 76 
North Miami  50 66 82 86 29 76 
Opa-locka  46 61 58 60 23 76 
Palmetto Bay *  62  75  94 
Pinecrest  29 55 61 77 31 78 
South Miami  42 56 69 56 32 82 
Sunny Isles Beach  46 55 62 68 60 87 
Surfside  45 49 76 67 59 79 
Sweetwater  51 65 84 78 35 90 
West Miami  53 58 92 90 35 78 

Miami 
neighborhoods 49 63 72 77 27 75 
Allapattah 48 64 69 76 21 70 
Coconut Grove 34 53 59 78 33 73 
Coral Way 51 64 82 85 41 83 
Downtown 49 51 71 62 29 87 
Edgewater 44 53 74 71 33 88 
Flagami 50 71 72 80 34 79 
Liberty City 47 64 65 73 17 64 
Little Haiti 50 65 70 80 19 60 
Little Havana 51 68 71 79 22 73 
Overtown 50 56 66 65 11 51 
Upper Eastside 41 53 73 80 15 61 
West Flagler 53 68 83 80 30 80 
Wynwood 54 67 72 84 15 74 

Source: Urban Institute tabulations of 2000 Decennial Census and 2011–15 American Community Survey data.  

Notes: VLI = very low income. LMI = low and middle income. VLI households make less than 50 percent of the area median income 

(below $21,500 a year). LMI households make between 80 and 120 percent of the area median income ($21,500 to $51,500 a 

year). Cost-burdened renters spend 30 percent or more of household income on housing costs. Dollar figures from the 2000 

Decennial Census are inflation adjusted to constant 2014 dollars. * Cities with incorporation dates after 1999 did not have data 

available in 2000. These include Cutler Bay (2005), Doral (2003), Miami Gardens (2002), Miami Lakes (2000), and Palmetto Bay 

(2002). ** Cities with small populations were not included because of the Urban Institute's methodology for assigning census 

tracts to municipality-level boundaries. 
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Appendix B. Housing Characteristics 
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TABLE B.1 

Occupied Housing Units in Miami-Dade County 

City or neighborhood 
Housing units 

2000 
Housing units 

2011–15 
Occupied units 

2000 (%) 
Occupied units 

2011–15 (%) 

Aventura  20,020 32,143 70 58 
Bal Harbour * 

 
3,091 

 
49 

Bay Harbor Islands  3,141 3,221 84 82 
Biscayne Park**  

 
1,223 

 
87 

Coral Gables* 18,268 20,003 94 85 
Cutler Bay * 

 
14,250 

 
92 

Doral* 
 

18,673 
 

81 
Florida City** 

 
2,121 

 
84 

Hialeah Gardens  4,129 6,523 96 96 
Hialeah  69,592 73,238 98 95 
Homestead  14,950 25,933 91 86 
Key Biscayne  6,381 7,509 67 61 
Medley* 

 
134 

 
66 

Miami Beach  60,255 68,438 77 63 
Miami Gardens* 

 
31,023 

 
90 

Miami Lakes* 
 

11,023 
 

94 
Miami Shores  3,003 3,094 95 90 
Miami Springs  6,211 6,184 96 95 
North Bay Village  3,450 4,613 91 70 
North Miami Beach  19,539 18,862 90 81 
North Miami  24,743 20,262 92 87 
Opa-locka  4,743 7,351 90 82 
Palmetto Bay* 

 
8,552 

 
92 

Pinecrest  5,809 5,937 98 93 
South Miami  3,927 6,423 97 84 
Sunny Isles Beach  13,336 23,157 64 48 
Surfside 6,209 4,035 67 55 
Sweetwater  2,639 2,985 98 94 
West Miami  1,529 1,506 98 96 

Miami neighborhoods 148,571 192,455 90 82 

Allapattah 15,104 17,228 94 90 
Coconut Grove 9,322 10,774 88 77 
Coral Way 22,978 27,905 91 83 
Downtown 4,853 23,616 85 63 
Edgewater 5,389 8,887 85 74 
Flagami 17,839 21,338 95 92 
Liberty City 9,047 9,795 87 79 
Little Haiti 11,082 12,076 85 85 
Little Havana 21,407 24,071 94 87 
Overtown 4,716 4,627 75 80 
Upper Eastside 7,034 6,912 89 82 
West Flagler 15,444 18,208 97 91 
Wynwood 2,311 3,611 84 76 

Source: Urban Institute tabulations of 2000 Decennial Census and 2011–15 American Community Survey data.  

* Cities with incorporation dates after 1999 did not have data available in 2000. These include Cutler Bay (2005), Doral (2003), 

Miami Gardens (2002), Miami Lakes (2000), and Palmetto Bay (2002). ** Cities with small populations were not included because 

of the Urban Institute's methodology for assigning census tracts to municipality-level boundaries.  
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TABLE B.2 

Housing Units by Property Value and Age in Miami-Dade County 

City or neighborhood 

Owner-occupied 
units with 

property values 
less than $200K 

2000 (%) 

Owner-occupied 
units with 

property values 
less than $200K 

2011–15 (%) 

Housing units 
built before 
1980, 2000  

(%) 

Housing units 
built before 

1980, 2011–15 
(%) 

Aventura  26 30 35 37 
Bal Harbour *  8  41 
Bay Harbor Islands  4 33 94 72 
Biscayne Park**   9  66 
Coral Gables* 5 7 86 56 
Cutler Bay *  47  64 
Doral*  20  27 
Florida City**  90  45 
Hialeah Gardens  99 76 21 52 
Hialeah  84 71 67 84 
Homestead  80 80 51 40 
Key Biscayne  1 7 68 50 
Medley*  79  51 
Miami Beach  15 22 83 43 
Miami Gardens*  81  78 
Miami Lakes*  24  63 
Miami Shores  64 33 97 67 
Miami Springs  50 22 94 82 
North Bay Village  16 33 84 46 
North Miami Beach  91 76 92 75 
North Miami  85 71 89 80 
Opa-locka  99 92 82 77 
Palmetto Bay*  10  77 
Pinecrest  2 7 87 78 
South Miami  33 15 89 66 
Sunny Isles Beach  7 31 72 34 
Surfside 14 14 77 42 
Sweetwater  90 84 73 89 
West Miami  60 41 90 83 
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City or neighborhood 

Owner-occupied 
units with 

property values 
less than $200K 

2000 (%) 

Owner-occupied 
units with 

property values 
less than $200K 

2011–15 (%) 

Housing units 
built before 
1980, 2000  

(%) 

Housing units 
built before 

1980, 2011–15 
(%) 

Miami neighborhoods 69 44 81 48 

Allapattah 96 78 80 60 
Coconut Grove 24 16 73 50 
Coral Way 53 27 80 46 
Downtown 50 19 61 19 
Edgewater 39 37 70 36 
Flagami 81 62 82 72 
Liberty City 99 86 87 53 
Little Haiti 94 72 89 48 
Little Havana 72 67 82 44 
Overtown 83 85 83 41 
Upper Eastside 43 29 88 60 
West Flagler 76 45 86 61 
Wynwood 98 44 87 26 

Source: Urban Institute tabulations of 2000 Decennial Census and 2011–15 American Community Survey data. 

Note: Dollar figures from the 2000 Decennial Census are inflation adjusted to constant 2015 dollars.  

* Cities with incorporation dates after 1999 did not have data available in 2000. These include Cutler Bay (2005), Doral (2003), 

Miami Gardens (2002), Miami Lakes (2000), and Palmetto Bay (2002). ** Cities with small populations were not included because 

of the Urban Institute's methodology for assigning census tracts to municipality-level boundaries.  

 

TABLE B.3 

Rental Units by Monthly Cost in Miami-Dade County 

City or neighborhood 

Rental units with 
gross rent less 

than 
$1,000/month 

2000 (%) 

Rental units with 
gross rent less 

than 
$1,000/month 

2011–15 (%) 

Rental units with 
gross rent more 

than 
$1,000/month 

2000 (%) 

Rental units with 
gross rent more 

than 
$1,000/month 

2011–15 (%) 

Aventura  17 16 83 84 
Bal Harbour * 

 
17 

 
83 

Bay Harbor Islands  52 22 63 78 
Biscayne Park**  

 
31 

 
69 

Coral Gables* 78 27 48 73 
Cutler Bay * 

 
34 

 
66 

Doral* 
 

6 
 

94 
Florida City** 

 
58 

 
42 

Hialeah Gardens  63 29 36 71 
Hialeah  78 50 22 50 
Homestead  17 43 17 57 
Key Biscayne  37 14 83 86 
Medley* 

 
100 

 
0 

Miami Beach  64 41 31 59 
Miami Gardens* 

 
42 

 
58 

Miami Lakes* 
 

11 
 

89 
Miami Shores  17 36 37 64 
Miami Springs  69 61 22 39 
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City or neighborhood 

Rental units with 
gross rent less 

than 
$1,000/month 

2000 (%) 

Rental units with 
gross rent less 

than 
$1,000/month 

2011–15 (%) 

Rental units with 
gross rent more 

than 
$1,000/month 

2000 (%) 

Rental units with 
gross rent more 

than 
$1,000/month 

2011–15 (%) 

North Bay Village  38 21 62 79 
North Miami Beach  74 51 26 49 
North Miami  81 54 19 46 
Opa-locka  96 78 4 22 
Palmetto Bay* 

 
31 

 
69 

Pinecrest  64 23 50 77 
South Miami  30 36 36 64 
Sunny Isles Beach  33 24 70 76 
Surfside 72 7 67 93 
Sweetwater  66 33 28 67 
West Miami  38 33 34 67 
Miami neighborhoods 79 54 19 46 
Allapattah 90 69 10 31 
Coconut Grove 58 36 42 64 
Coral Way 60 30 40 70 
Downtown 72 23 28 77 
Edgewater 63 24 37 76 
Flagami 77 57 23 43 
Liberty City 93 71 7 29 
Little Haiti 92 71 8 29 
Little Havana 92 73 8 27 
Overtown 95 89 5 11 
Upper Eastside 82 59 18 41 
West Flagler 78 55 22 45 
Wynwood 96 58 4 42 

Source: Urban Institute tabulations of 2000 Decennial Census and 2011–15 American Community Survey data. 

Note: Dollar figures from the 2000 Decennial Census are inflation adjusted to constant 2015 dollars.  

* Cities with incorporation dates after 1999 did not have data available in 2000. These include Cutler Bay (2005), Doral (2003), 

Miami Gardens (2002), Miami Lakes (2000), and Palmetto Bay (2002). ** Cities with small populations were not included because 

of the Urban Institute's methodology for assigning census tracts to municipality-level boundaries.  

TABLE B.4 

Single- and Multifamily Housing Units in Miami-Dade County 

City or neighborhood 

Single-family 
housing units 

2000 (%) 

Single-family 
housing units 
2011–15 (%) 

Multifamily 
housing units 

2000 (%) 

Multifamily 
housing units 
2011–15 (%) 

Aventura 8 9 92 91 
Bal Harbour * 

 
9 

 
91 

Bay Harbor Islands  14 17 86 83 
Biscayne Park**  

 
87 

 
13 

Coral Gables* 62 58 37 41 
Cutler Bay * 

 
81 

 
18 

Doral* 
 

56 
 

43 
Florida City** 

 
44 

 
32 

Hialeah Gardens  47 56 53 35 
Hialeah  52 50 47 49 
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City or neighborhood 

Single-family 
housing units 

2000 (%) 

Single-family 
housing units 
2011–15 (%) 

Multifamily 
housing units 

2000 (%) 

Multifamily 
housing units 
2011–15 (%) 

Homestead  51 55 45 41 
Key Biscayne  23 21 77 78 
Medley* 

 
18 

 
34 

Miami Beach  10 11 89 88 
Miami Gardens* 

 
73 

 
26 

Miami Lakes* 
 

69 
 

31 
Miami Shores  90 92 9 7 
Miami Springs  69 66 31 34 
North Bay Village  12 11 87 89 
North Miami Beach  49 43 49 55 
North Miami  49 47 50 53 
Opa-locka  50 59 50 40 
Palmetto Bay* 

 
90 

 
10 

Pinecrest  89 84 11 16 
South Miami  51 56 48 43 
Sunny Isles Beach  8 6 92 93 
Surfside 23 32 77 67 
Sweetwater  45 55 55 45 
West Miami  72 71 18 19 

Miami neighborhoods 42 36 57 64 

Allapattah 43 31 54 67 
Coconut Grove 55 54 44 46 
Coral Way 56 50 44 49 
Downtown 7 6 93 94 
Edgewater 10 5 90 95 
Flagami 52 53 47 47 
Liberty City 56 56 44 43 
Little Haiti 48 43 49 56 
Little Havana 22 16 78 84 
Overtown 15 19 85 80 
Upper Eastside 40 41 56 59 
West Flagler 60 62 38 37 
Wynwood 38 20 62 79 

Source: Urban Institute tabulations of 2000 Decennial Census and 2011–15 American Community Survey data.  

* Cities with incorporation dates after 1999 did not have data available in 2000. These include Cutler Bay (2005), Doral (2003), 

Miami Gardens (2002), Miami Lakes (2000), and Palmetto Bay (2002). ** Cities with small populations were not included because 

of the Urban Institute's methodology for assigning census tracts to municipality-level boundaries.  
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Appendix C. Neighborhood Change 

Typology Indexes 
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TABLE C.1 

Unemployment and Poverty Rates by Neighborhood 

Neighborhood 

RES1: 
Unemployment 

rate 2000 (%) 

RES1: 
Unemployment 

rate 2015 (%) 
Difference 

(%) 

RES 2: 
Poverty 

rate 
2000 (%) 

RES 2: 
Poverty 

rate 
2015 (%) 

Difference 
(%) 

Coconut Grove 5 7 2 20 14 -5 
Coral Way 7 9 1 20 18 -1 
Upper Eastside 8 9 0 24 23 -1 
Edgewater 16 9 -8 30 17 -13 
Downtown 10 6 -4 36 21 -16 
West Flagler 10 10 0 19 22 3 
Flagami 10 11 1 19 27 8 
Allapattah 14 14 0 33 37 4 
Little Havana 13 9 -4 38 36 -2 
Little Haiti 18 18 1 40 40 1 
Wynwood 25 11 -13 53 42 -11 
Liberty City 20 22 2 44 41 -3 
Overtown 22 30 8 53 52 -1 

Source: Urban Institute tabulations of 2000 Decennial Census from the Neighborhood Change Database and 2011–15 American 

Community Survey data. 

Notes: RES = resident economic success. Differences may vary because of rounding to the nearest whole percentage. 

TABLE C.2 

Commute Time and Entropy Index by Neighborhood 

Neighborhood 

RES 3: 
Percentage 

with 45-
minute 

commute or 
longer 2000 

RES 3: 
Percentage 

with 45-
minute 

commute or 
longer 2015 

Difference 
(%) 

RES 4: 
Entropy 

index 
2000 

RES 4: 
Entropy 

index  
2015 Difference 

Coconut Grove 11 27 16 0.96 0.71 -0.25 
Coral Way 13 30 17 1.08 1.02 -0.06 
Upper Eastside 19 33 14 1.10 0.93 -0.16 
Edgewater 18 28 11 1.03 0.87 -0.17 
Downtown 21 28 7 0.98 0.88 -0.10 
West Flagler 12 34 22 1.07 1.06 -0.02 
Flagami 13 28 15 1.07 1.07 0.00 
Allapattah 15 36 20 1.00 1.06 0.05 
Little Havana 25 43 18 0.96 1.06 0.10 
Little Haiti 26 41 15 1.01 1.06 0.06 
Wynwood 23 32 9 0.86 1.07 0.21 
Liberty City 22 50 28 0.97 1.08 0.11 
Overtown 21 48 26 0.89 1.04 0.15 

Source: Urban Institute tabulations of 2000 Decennial Census from the Neighborhood Change Database and 2011–15 American 

Community Survey data. 

Notes: RES = resident economic success. For the entropy index, the maximum value, indicating perfect evenness among the three 

groups in our analysis is 1.1 (the natural log of 3; see methodology for additional details on how the entropy index was calculated). 

Differences may vary because of rounding to the nearest whole percentage. 
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TABLE C.3 

Median Home Values and Vacancy Rates by Neighborhood 

 

 

Neighborhood 

HMH 1: 
Median 

home value 
2000 ($) 

HMH 1: 
Median 

home value 
2015 ($) 

Difference 
($) 

HMH 2: 
Vacancy 

rate 2000 
(%) 

HMH 2: 
Vacancy 

rate 2015 
(%) 

Difference 
(%) 

Coconut Grove 362,593 559,450 196,857 8 6 -1 
Coral Way 206,791 278,390 71,598 4 3 -1 
Upper Eastside 229,783 341,937 112,153 7 7 0 
Edgewater 137,310 255,086 117,776 15 7 -9 
Downtown 96,535 329,315 232,780 8 7 0 
West Flagler 172,071 214,298 42,226 2 7 5 
Flagami 150,785 162,637 11,852 3 5 2 
Allapattah 121,960 122,108 147 5 6 1 
Little Havana 123,871 141,691 17,820 6 8 2 
Little Haiti 101,969 123,414 21,445 11 8 -3 
Wynwood 96,779 255,136 158,357 12 17 5 
Liberty City 87,245 95,390 8,145 9 13 4 
Overtown 95,604 112,788 17,184 19 12 -7 

Source: Urban Institute tabulations of 2000 Decennial Census from the Neighborhood Change Database and 2011–15 American 

Community Survey data. 

Notes: HHM = housing market health. Home values are inflation adjusted to constant 2015 dollars. Differences may vary because 

of rounding to the nearest whole percentage. 
 

TABLE C.4 

Housing Cost Burden and Homeownership Rate by Neighborhood 

Neighborhood 

HMH 3: 
Percentage 

housing cost–
burdened 

2000 

HMH 3: 
Percentage 

housing cost–
burdened 

2015 
Difference 

(%) 

HMH 4:  
Homeownership 

rate 2000 (%) 

HMH 4: 
Homeownership 

rate 2015 (%) 
Difference 

(%) 

Coconut Grove 33 40 7 59 56 -3 
Coral Way 42 54 13 36 42 5 
Upper Eastside 39 45 7 30 39 9 
Edgewater 32 48 16 8 29 20 
Downtown 42 52 10 6 24 18 
West Flagler 42 53 11 38 42 3 
Flagami 43 58 15 37 38 1 
Allapattah 41 55 14 17 20 3 
Little Havana 44 58 15 7 13 6 
Little Haiti 45 56 11 23 23 0 
Wynwood 52 62 11 15 21 5 
Liberty City 43 54 11 35 32 -3 
Overtown 46 52 7 7 15 9 

Source: Urban Institute tabulations of 2000 Decennial Census from the Neighborhood Change Database and 2011–15 American 

Community Survey data. 

Note: HHM = housing market health. 
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Appendix D. Data and Methods 
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Neighborhood Typology  

Neighborhood Change Index  

To better understand changes at the neighborhood level in Miami, we use 2000 data from the 

Neighborhood Change Database and 2011–15 American Community Survey data to compare the 

change in various demographic and housing indicators. Because these data are not available at the 

neighborhood level, we used a weighting system to aggregate tract-level data up to the neighborhood 

level.  

BOX D.1 

Neighborhood Change Database  

The national Neighborhood Change Database reconciles a neighborhood’s changing boundaries 

(i.e., census tracts per their boundaries in 2010) and the changing definitions of the variables collected 

in successive US Census Bureau surveys of households so researchers can study neighborhood changes 

over time with fixed boundaries. The database is compiled by GeoLytics and the Urban Institute and 

provides data from the US Census Bureau at the tract level back to 1970. 

 

Neighborhood Tabulations 

This analysis used a weighting strategy to produce tabulations at the neighborhood level. Because 

tracts do not always fall neatly into one neighborhood, tracts are weighted based on their relative 

geographic coverage in each neighborhood. To calculate this proportion, we begin with the block-level 

file for Miami-Dade County and two neighborhood boundary files (one provided by Zillow and one 

provided by the Miami-Dade County Geographic Information System Open Data system) and assign 

each block to a neighborhood based on where their centroids fell. Blocks, as the smallest geography 

available, do not cross tract or neighborhood boundaries. We used two neighborhood boundary files 

and reconciled certain neighborhood boundaries between them to best represent how Miami residents 

think about their neighborhoods. Next, we clip the block file to the neighborhood boundaries to exclude 

blocks that do not fall within Miami’s city boundaries. Using this new file, we aggregate the block 

population up to the tract level by neighborhood. Tracts that fall into two neighborhoods have two 
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population records. We then merge a file with tract-level population estimates onto this block-to-tract 

population file. This accounts for the full tract population without neighborhood assignment. Finally, we 

calculate two weights, one for count variables and another for precalculated proportion variables. The 

weights, defined below, are applied to tract-level data. These data are collapsed by neighborhood to 

create estimates at the neighborhood level.  

 Count weight = (population of proportion of tract that falls into neighborhood) / (full tract 

population)  

 Proportion weight = (population of proportion of tract that falls into neighborhood) / (full 

neighborhood population)  

Index Creation  

To characterize economic opportunity and housing accessibility in Miami neighborhoods and gauge 

change, we rely on the Kirwan Institute’s Opportunity Index methodology used in its Opportunity 

Mapping series.
51

 We created three indexes: one to measure neighborhood residents’ economic success 

(RES index), a second to measure housing market health (HMH index), and a third composite index to 

examine these dimensions in concert. All data for the 2000 indexes are from the 2000 Decennial 

Census via the Neighborhood Change Database. The 2011–15 American Community Survey data are 

sourced from the National Historic Geographic Information System. The indicators used for each index 

are presented in table D.1 below. See table D.2 for a detailed description of each indicator.  

TABLE D.1 

Neighborhood Change Indicators  

Composite Index 

Resident economic success index Housing market health index 

Unemployment rate  Property value (median home value) 
Poverty rate Vacancy rate 
Percentage with 45-minute commute or longer Percentage cost burdened in renting or owning  
Entropy index for resident income mix Homeownership rate 

 

  



 

 7 6  A P P E N D I X  D  
 

TABLE D.2  

Indicator Construction  

Index Indicator Variable construction Sign 

RES 1 Unemployment 
rate 

(Persons 16+ years old in the civilian labor force and unemployed) / 
(Persons 16+ years old in the civilian labor force) 

(-) 

RES 2 Poverty rate (Total persons below the federal poverty level last year) / (Total 
population with poverty status determined) 

(-) 

RES 3 Commute time (Workers 16+ years old with travel time to work more than 45 minutes) 
/ (Workers 16+ years old working outside the home) 

(-) 

RES 4 Income mix Entropy Index  (+) 

HMH 1 Property value Median value of owner-occupied housing units (+) 

HMH 2 Vacancy rate (Total vacant housing units (minus seasonal, recreational, occasional, or 
migrant worker use)) / (Total housing units) 

(-) 

HMH 3 Cost burden (Renters and owners whose monthly housing costs are 35% or more of 
last year’s income) / (Total renters and owners) 

(-) 

HMH 4 Homeownership (Total specified owner-occupied housing units) / (Total occupied 
housing units) 

(+) 

Notes: RES = resident economic success. HMH = housing market health. 

We turn each indicator into a z-score to standardize across units of measurement. These z-scores 

are averaged by index to produce two component index scores and a composite index score. We 

multiply indicators by -1 if a higher value corresponded to a negative life outcome. The sign associated 

with each indicator is noted in table D.2. We do not apply weights to specific indicators. All are treated 

as equal in importance to their respective indexes. We assess each component index separately and 

together in our composite index and rank neighborhoods based on their index values in a given year, as 

well as their change over time.  

Entropy Index for Resident Income Mix  

We include a measure to capture the income mixing within the neighborhood in our Resident Economic 

Success (and composite) index, as evidence suggests that income diversity in neighborhoods is 

associated with the economic success of residents (Chetty and Hendren 2015; Sharkey and Graham 

2013). Of the measures of segregation available, we employ an entropy index to capture the spatial 

distribution of multiple groups (instead of just two groups, as is possible with common measures of 

isolation or dissimilarity). The entropy index measures the “evenness” of the population distribution 

based on certain identified groups. In this case, we measure the neighborhood distribution of residents 

with income less than $20,000 a year, residents with income between $20,000 and $50,000 a year, and 

residents with income greater than $50,000 a year. These buckets correspond with Miami’s area 
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median income (AMI) breakdowns for one-person households. The formula for calculating the entropy 

index is provided by Dartmouth University and can be found in Forest (2005, 3).  

Demographic and Housing Indicators 

Data for housing and demographic conditions (see appendixes A and B) were collected from the 

following data sources:  

 2000 Decennial Census. This analysis uses data from the Summary File 1 and the Summary File 

3 sample. These data were sourced from the American Fact Finder’s precalculated tabulations 

and were obtained at the census tract level and then aggregated to the geographic 

specifications listed below. 

 2011–15 American Community Survey five-year sample. This analysis also uses data from the 

American Community Survey’s 2011–15 five-year sample, which averages data over five years 

of collection. American Community Survey (ACS) data were obtained at the Public Use 

Microdata Area (PUMA) and the census tract levels and then aggregated to the geographic 

specifications listed below. 

Municipalities 

The municipality-level tabulations in this report were created from Census and ACS census tract–level 

data. We rely on the Missouri Census Data Center MABLE/Geocorr12 (Geocorr)52 tool, which provides 

crosswalks between the census tract and “place” geographies. This analysis only uses tracts where at 

least 50 percent are located within a particular geography. Using this threshold, Urban aggregated 

tracts to the municipality level in Miami-Dade County.  

Neighborhoods 

We use the neighborhood-level weighting strategy identified above to assign census tracts in 2000 and 

2015 to their respective neighborhoods in Miami-Dade County. A second set of neighborhood weights 

was created to rectify census tracts in 2000 to their respective neighborhoods.  
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County  

This analysis uses data at the PUMA level, which provides household-level records and weights to 

produce population-level estimates. These granular data allow researchers to create tabulations not 

available through American Fact Finder. The PUMA geographies do not align to census-designated 

geographies but rather approximately represent 10,000 people. The Integrated Public Use Microdata 

Series data portal provides estimates for Miami. But we use Geocorr to identify and assign PUMAs that 

pertain to the county boundary. Using the PUMA-county crosswalk, this analysis assigns PUMAs that 

account for 98.5 percent of Miami-Dade’s population.  

HUD Income Limits 

Identifying households at various AMI-level “bands” requires using the US Department of Housing and 

Urban Development’s (HUD) Income Limits data to classify individual-level survey responses from the 

Integrated Public Use Microdata Series database into income bands for further analysis. We matched 

each year of HUD Income Limits data to the same year of ACS or Census data. For example, if the ACS 

data are from 2015, we use fiscal year 2014 HUD Income Limits. HUD Income Limits are available for 

download.
53

 

The AMI band for each household is determined by the number of people in the household and the 

income level of the household, as well as the county-level cutoffs for each band. We examine the AMI-

band income categories defined in the HUD Income Limits section (box D.2). The middle-income and 

high-income categories are not included in the HUD Income Limits file, but can be generated by 

calculating 80 and 120 percent of AMI as AMI * 0.8 and AMI * 1.2, respectively.  

For households with 9 to 30 people, we calculate the AMI level per HUD guidance.
54

 The formula is 

(AMI-level cutoff for a four-person family * (1 + ((Number of persons in the household – 4) * 8) / 100)). 

For a nine-person household at the 30 percent AMI level, this calculation is (30% of AMI-level cutoff for 

a four-person family * (1 + ((9 – 4) * 8) / 100)), or (30% of AMI for a four-person family * 1.4). For each 

person in the household, increase the factor by 0.08, or 8 percentage points, so the factor is 1.4 times 

the AMI level of a 4-person family for a 9-person household, 1.48 for a 10-person household, 1.56 for an 

11-person household, and so on up to a 30-person household. 
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BOX D.2  

Area Median Income Definitions 

 Extremely low income renter households: 0 to 29.9 percent of AMI  
 Very low income renter households: 30 to 49.9 percent of AMI 
 Low-income renter households: 50 to 79.9 percent of AMI  
 Middle-income renter households: 80 to 119.9 percent of AMI 
 High-income renter households: 120 percent or more of AMI  

Lending Activity  

The data on lending activity was generated via the Home Mortgage Disclosure Act (HMDA), which 

requires most lending institutions to report mortgage loan applications, including the application 

outcome, information about the loan and applicant, property location, structure type, lien status, and if 

the loan had a high interest rate. The Federal Financial Institutions Examination Council collects the 

data to determine whether financial institutions are meeting a community’s housing credit needs, to 

target community development funds to attract private investment, and to identify possible 

discriminatory lending patterns. HMDA data are not a good proxy for the general housing market in 

areas where cash sales make up a significant share of the home sales.  

HMDA requires financial institutions with assets totaling at least $44 million as of 2015 to report. 

Because not all institutions are required to file under HMDA, mortgage lending coverage for a 

neighborhood may be incomplete. We access tract-level HMDA from 2005 to 2014 through the 

Consumer Protection Financial Bureau open data download portal.
55

 To identify tracts within Miami 

and Miami-Dade County, we use a tract-level crosswalk generated from the Missouri Census Data Center 

Geocorr Tool.  

Geographic Boundaries  

We access shapefiles, including tracts, blocks, and hydrology, through Miami-Dade County’s open 

geographic information system portal.
56
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Neighborhoods 

We use neighborhood boundary files available on Zillow
57

 and the City of Miami’s Planning and Zoning 

Office neighborhood shapefile. We reconciled neighborhoods between the two boundary files using 

guidance provided from the City of Miami’s current Neighborhood Enhancement Team Area 

Boundaries.
58

 We collapse South and North Coconut Grove into one neighborhood, code the “Island” 

areas as the “Downtown” neighborhood, distinguish Edgewater from Wynwood, and rename Model 

City “Liberty City” for all mapping and analysis.  

Policy Recommendations  

Urban Institute researchers traveled to Miami, Florida, in December 2016 to meet with stakeholders 

and community members and share findings from our empirical analysis. Policy recommendations were 

identified and workshopped, and the researchers used these insights to formulate the final implications 

section that appears in the report.  

Stakeholder Meetings 

On December 8 and 9, 2016, we shared insights from our empirical analysis with various city and 

county government officials. These meetings were used to brainstorm policy solutions and sharpen our 

empirical analyses.  

Stakeholder Focus Group 

On December 9, 2016, the Urban Institute and JPMorgan Chase hosted a focus group for stakeholders 

to respond to empirical findings and brainstorm policy solutions for Miami’s LMI populations. Business 

representatives, for-profit and nonprofit housing developers, homeless service providers, and other 

advocates were present.  
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Spotlight on Allapattah 

For our Allapattah case study, we spent time in the neighborhood meeting with organizations founded 

by Allapattah residents or otherwise working to improve the neighborhood. These organizations 

include the Dominican American National Foundation and the Agency for Community Empowerment. 

We also met with longtime residents and completed participant observations on December 8, 2016.  

http://dominican-american.org/
http://mileykab.wixsite.com/newace
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Notes 
1. This report focuses on Miami and 14 other large municipalities within Miami-Dade County. Unincorporated 

regions are omitted from the numbers and figures cited. Smaller municipalities are reported in the appendix 

tables but are not incorporated into numbers or figures in the body of the report. The large municipalities in 

the county are Aventura, Coral Gables, Hialeah, Hialeah Gardens, Homestead, Miami Beach, Miami Springs, 

North Bay Village, North Miami, North Miami Beach, Opa-locka, South Miami, Sunny Isles Beach, Sweetwater, 

West Miami, and Miami city. 

2. In 2014, the median income in the previous 12 months among households in Miami-Dade County was $42,926. 

See “Median Income in the Past 12 Months (in 2014 Inflation-Adjusted Dollars), 2014 American Community 

Survey 1-Year Estimates,” US Census Bureau, accessed March 15, 2017, 

http://factfinder.census.gov/faces/tableservices/jsf/pages/productview.xhtml?pid=ACS_14_1YR_S1903&prod

Type=table. 

3. “Miami Housing Policy Timeline,” University of Miami, Office of Civic and Community Engagement, accessed 

November 22, 2016, https://umshare.miami.edu/web/wda/cce/Timeline/timeline.html.  

4. Ibid. 

5. The vacancy rate for the United States from 2010 to 2014 was 12.5 percent. See “Occupancy Status: Universe: 

Housing Units, 2010–2014 American Community Survey Five-Year Estimates,” US Census Bureau, accessed 

November 22, 2016, 

http://factfinder.census.gov/faces/tableservices/jsf/pages/productview.xhtml?pid=ACS_14_5YR_B25002&pr

odType=table. 

6. Marcos Feldman, “The Role of Neighborhood Organizations in the Production of Gentrifiable Urban Space: 

The Case of Wynwood, Miami’s Puerto Rican Barrio” (PhD dissertation, Florida International University, 

2011), http://digitalcommons.fiu.edu/etd/540/.  

7. Ibid. 

8. Ibid. 

9. Ibid. 

10. The City of Miami’s upzoning of Edgewater in 2013 is referenced in Sean McCaughan, “City Plans to Upzone 

Big Chunks of Park West, Edgewater, “‘Wynwood Gateway,’” Curbed Miami, September 13, 2013, 

http://miami.curbed.com/2013/9/13/10198664/city-plans-to-upzone-big-chunks-of-park-west-edgewater-

wynwood-gateway. 

11. “Redevelopment of Liberty Square,” Miami-Dade County PowerPoint presentation, June 29, 2016, 

http://www.miamidade.gov/housing/library/guidelines/rfa2015/FaDD/RUDGLLC/liberty-square-rising-

powerpoint-presentation.pdf. 

12. Ibid. 

13. “HUD Rule on Affirmatively Furthering Fair Housing,” US Department of Housing and Urban Development, 

Office of Policy Development and Research, accessed November 22, 2016, 

https://www.huduser.gov/portal/affht_pt.html#final-rule. 

14. The Affirmatively Furthering Fair Housing final rule requires certain Housing and Urban Development 

awardees to perform a process to plan the assessment of fair housing. See “AFFH,” US Department of Housing 

and Urban Development, Office of Policy Development and Research, accessed November 22, 2016, 

https://www.huduser.gov/portal/affht_pt.html.  

http://factfinder.census.gov/faces/tableservices/jsf/pages/productview.xhtml?pid=ACS_14_1YR_S1903&prodType=table
http://factfinder.census.gov/faces/tableservices/jsf/pages/productview.xhtml?pid=ACS_14_1YR_S1903&prodType=table
https://umshare.miami.edu/web/wda/cce/Timeline/timeline.html
http://factfinder.census.gov/faces/tableservices/jsf/pages/productview.xhtml?pid=ACS_14_5YR_B25002&prodType=table
http://factfinder.census.gov/faces/tableservices/jsf/pages/productview.xhtml?pid=ACS_14_5YR_B25002&prodType=table
http://digitalcommons.fiu.edu/etd/540/
http://miami.curbed.com/2013/9/13/10198664/city-plans-to-upzone-big-chunks-of-park-west-edgewater-wynwood-gateway
http://miami.curbed.com/2013/9/13/10198664/city-plans-to-upzone-big-chunks-of-park-west-edgewater-wynwood-gateway
http://www.miamidade.gov/housing/library/guidelines/rfa2015/FaDD/RUDGLLC/liberty-square-rising-powerpoint-presentation.pdf
http://www.miamidade.gov/housing/library/guidelines/rfa2015/FaDD/RUDGLLC/liberty-square-rising-powerpoint-presentation.pdf
https://www.huduser.gov/portal/affht_pt.html#final-rule
https://www.huduser.gov/portal/affht_pt.html
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15. “Profile of General Demographic Characteristics, 2000: Census 2000 Summary File 1 (SF 1) 100-Percent 

Data,” US Census Bureau, accessed November 22, 2016, 

http://factfinder.census.gov/faces/tableservices/jsf/pages/productview.xhtml?pid=DEC_00_SF1_DP1&prodT

ype=table. 

16. “ACS Demographic and Housing Estimates: 2011–2015 American Community Survey Five-Year Estimates,” 

US Census Bureau, accessed February 27, 2017, 

https://factfinder.census.gov/faces/tableservices/jsf/pages/productview.xhtml?pid=ACS_15_5YR_DP05&src=

pt. Estimates from the Census Bureau’s table differ from the estimates reported in Urban Institute’s tables. 

17. Urban defined very low income as households who earned less than $20,000 a year in 2014 adjusted dollars. In 

2000, because of a variation in Census thresholds, very low income households earned less than $14,999 a 

year in 2014 adjusted dollars. These thresholds approximately track the area median income thresholds listed 

above. 

18. The figures in this section are based on Urban Institute analysis of 2000 Decennial Census and 2010–14 

American Community Survey public use microdata samples, which allows for more detailed tabulations than 

are available in the publicly available aggregates used in the rest of the report. Because of differing sources, 

figures in this section may not match those that appear elsewhere in the report.  

19. The Neighborhood Change Database (NCDB), which reconciles neighborhoods’ changing boundaries over 

time, is used in this section. Different weighting strategies used by the NCDB versus the authors may lead to 

some discrepancies between sections. Because of NCDB data limitations, a slightly different threshold was 

used to determine which residents were cost burdened in this section. See the methodology and sources 

section for more. 

20. The Kirwan Institute’s Opportunity Index and its methodology can be found in the appendix of Reece and 

coauthors (n.d.). 

21. The entropy index used in this study measures how much a neighborhood is more or less integrated with 

respect to income than other Miami neighborhoods. See the methodologies section for additional details on 

how this index is calculated. 

22. For the code, see Miami-Dade Municipal Code: Fla. Stat. §17.129 (2017), 

https://www.municode.com/library/fl/miami_-

_dade_county/codes/code_of_ordinances?nodeId=PTIIICOOR_CH17HO_ARTVIIIAFHOTRFUMIDECOFL.  

23. Details on the Affordable Housing Trust Fund are available at M. Anderson, “Miami-Dade Commission 

Allocates $10 million to the Affordable Housing Trust Fund,” Center for Community Change, Fall 2016, 

https://housingtrustfundproject.org/miami-dade-commission-allocates-10-million-to-the-affordable-housing-

trust-fund/. 

24. Infill information can be found in Miami-Dade County Public Housing and Community Development (2017).  

25. Miami-Dade Municipal Code: Fla. Stat. §17.129 (2017), https://www.municode.com/library/fl/miami_-

_dade_county/codes/code_of_ordinances?nodeId=PTIIICOOR_CH17HO_ARTVIIIAFHOTRFUMIDECOFL. 

26. For information about the surtax, see Fla. Stat. § 29.7 (1993), http://www.housingissues.org/client-

education/surtax-ordinance.html. 

27. For more information, see OPPAGA (2012). 

28. Information about LIHTC, see “About the LIHTC,” Novogradac and Company, accessed March 15, 2017, 

https://www.novoco.com/resource-centers/affordable-housing-tax-credits/lihtc-basics/about-lihtc. 

29. Data are from “LIHTC Database Access,” US Department of Housing and Urban Development, accessed March 

15, 2017, https://lihtc.huduser.gov/. 

30. This refers to credits allocated between 1987 and 1992. 

https://factfinder.census.gov/faces/tableservices/jsf/pages/productview.xhtml?pid=ACS_15_5YR_DP05&src=pt
https://factfinder.census.gov/faces/tableservices/jsf/pages/productview.xhtml?pid=ACS_15_5YR_DP05&src=pt
https://www.municode.com/library/fl/miami_-_dade_county/codes/code_of_ordinances?nodeId=PTIIICOOR_CH17HO_ARTVIIIAFHOTRFUMIDECOFL
https://www.municode.com/library/fl/miami_-_dade_county/codes/code_of_ordinances?nodeId=PTIIICOOR_CH17HO_ARTVIIIAFHOTRFUMIDECOFL
https://housingtrustfundproject.org/miami-dade-commission-allocates-10-million-to-the-affordable-housing-trust-fund/
https://housingtrustfundproject.org/miami-dade-commission-allocates-10-million-to-the-affordable-housing-trust-fund/
https://www.municode.com/library/fl/miami_-_dade_county/codes/code_of_ordinances?nodeId=PTIIICOOR_CH17HO_ARTVIIIAFHOTRFUMIDECOFL
https://www.municode.com/library/fl/miami_-_dade_county/codes/code_of_ordinances?nodeId=PTIIICOOR_CH17HO_ARTVIIIAFHOTRFUMIDECOFL
http://www.housingissues.org/client-education/surtax-ordinance.html
http://www.housingissues.org/client-education/surtax-ordinance.html
https://www.novoco.com/resource-centers/affordable-housing-tax-credits/lihtc-basics/about-lihtc
https://lihtc.huduser.gov/
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31. “2016 Current Housing Policy Priority Areas–Summary,” South Florida Community Development Coalition, 

accessed November 22, 2016, http://southfloridacdc.org/advocacy/advocacy-priorities/.  

32. Ibid. 

33. For more information, see the HOPE Fair Housing Center’s website at http://hopefhc.com/. 

34. For more information about the work of the CCE, see “Miami Housing Toolkit,” University of Miami, Office of 

Civic and Community Engagement, accessed March 15, 2017, 

https://umshare.miami.edu/web/wda/cce/Timeline/index.html. 

35. The link between parking and transit-oriented design is discussed at “Empty Spaces: Real Parking Needs at 

Five TODs,” Smart Growth America, accessed March 15, 2017, 

https://smartgrowthamerica.org/resources/empty-spaces-real-parking-needs-five-tods/. 

36. For more information about community land trusts, see “Community Land Trusts (CLTs),” Democracy 

Collaborative, Commmunity-Wealth.org, accessed March 15, 2017, http://community-

wealth.org/strategies/panel/clts/index.html. 

37. Commissioner Barbara Jordan’s proposed mandatory inclusionary zoning ordinance can be found in Abigail 

Price-Williams, “Ordinance relating to zoning, housing, and impact fees,” memorandum to the Miami-Dade 

Board of County Commissioners, December 20, 2016, 

http://www.miamidade.gov/govaction/legistarfiles/Matters/Y2016/162481.pdf. 

38. See Douglas Hanks, “Developers in Miami-Dade won’t be forced to set aside units for families making less than 

$100K,” Miami Herald, December 20, 2016, http://www.miamiherald.com/news/local/community/miami-

dade/article122075799.html for commissioners’ votes and quotations surrounding the withdrawn proposed 

mandatory inclusionary zoning ordinance. 

39. Information about the “SMART” plan for expanding public transportation throughout Miami-Dade County is 

available at Michael Vasquez, “Miami-Dade may build six new rail lines for commuters,” Miami Herald, April 21, 

2016, http://www.miamiherald.com/news/local/community/miami-dade/article73220862.html. 

40. For more information about Miami21, see its website at http://www.miami21.org/index.asp. 

41. For information about implementation of sustainability goals for land use and transportation, see Miami-Dade 

County (n.d.). 

42. See “Transportation Element,” Miami-Dade County, accessed March 16, 2017, 

http://www.miamidade.gov/planning/library/reports/planning-documents/transportation.pdf, policy 

objective MT-5D, “The County shall promote increased affordable housing development opportunities within 

proximity to areas served by mass transit.”  

43. See the Center for Community Progress website (http://www.communityprogress.net/) for more information 

about its land bank work. 

44. For more information about the South Florida Community Land Trust, see its website, 

http://southfloridaclt.org/. 

45. See the Community Investment Corporation’s website (http://www.cicchicago.com/) for information about its 

mission and achievements. 

46. Information on Miami-Dade County’s property tax assessment exemptions is available at “Exemptions and 

Other Benefits,” Office of the Miami-Dade Property Appraiser, accessed March 15, 2017, 

https://www.miamidade.gov/pa/exemptions.asp. 

47. Douglas Hanks, “Developers in Miami-Dade won’t be forced to set aside units for families making less than 

$100K,” Miami Herald, December 20, 2016, http://www.miamiherald.com/news/local/community/miami-

dade/article122075799.html. 

http://southfloridacdc.org/advocacy/advocacy-priorities/
http://hopefhc.com/
https://umshare.miami.edu/web/wda/cce/Timeline/index.html
https://smartgrowthamerica.org/resources/empty-spaces-real-parking-needs-five-tods/
http://community-wealth.org/strategies/panel/clts/index.html
http://community-wealth.org/strategies/panel/clts/index.html
http://www.miamidade.gov/govaction/legistarfiles/Matters/Y2016/162481.pdf
http://www.miamiherald.com/news/local/community/miami-dade/article122075799.html
http://www.miamiherald.com/news/local/community/miami-dade/article122075799.html
http://www.miamiherald.com/news/local/community/miami-dade/article73220862.html
http://www.miami21.org/index.asp
http://www.miamidade.gov/planning/library/reports/planning-documents/transportation.pdf
http://www.communityprogress.net/
http://southfloridaclt.org/
http://www.cicchicago.com/
https://www.miamidade.gov/pa/exemptions.asp
http://www.miamiherald.com/news/local/community/miami-dade/article122075799.html
http://www.miamiherald.com/news/local/community/miami-dade/article122075799.html
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48. The Allapattah Neighborhood Enhancement Team office information is listed by the City of Miami website at 

“Allapattah NET,” Miamigov.com, accessed March 15, 2017, 

http://miamigov.com/nets/offices/Allapattah/index.html. Urban contacted the Allapattah Neighborhood 

Enhancement Team office for an interview but received no response. 

49. Changes that occurred to the community-based organization funding process during fiscal year 2015–16 are 

documented at “New Competitive Process for Grants to Community-Based Organizations,” Miami-Dade 

Office of Management and Budget, last updated March 15, 2017, 

http://www.miamidade.gov/grants/community-based-organizations-rfp.asp. 

50. Read more about the Florida Community Loan Fund at its website, http://www.fclf.org/our-impact. 

51. “Opportunity Communities,” Ohio State University, Kirwan Institute for the Study of Race and Ethnicity, 

accessed March 15, 2017, 

http://kirwaninstitute.osu.edu/researchandstrategicinitiatives/#opportunitycommunities.  

52. For information about GeoCorr, see “MABLE/Geocorr2K: Geographic Correspondence Engine with Census 

2000 Geography,” Missouri Census Data Center, last updated February 2, 2016, 

http://mcdc2.missouri.edu/websas/geocorr2k.html. 

53. “Income Limits,” US Department of Housing and Urban Development, Office of Policy Development and 

Research, last updated March 28, 2016, https://www.huduser.gov/portal/datasets/il.html.  

54. See pages 3 and 4 in Carol J. Galante and Sandra B. Henriquez, “Transmittal of Fiscal Year (FY) 2014 Income 

Limits for the Public Housing and Section 8 Programs,” letter to directors, December 18, 2013, 

http://www.huduser.gov/portal/datasets/il/il14/HUD_sec8_14.pdf.  

55. “The Home Mortgage Disclosure Act,” Consumer Financial Protection Bureau, accessed March 15, 2017, 

https://www.consumerfinance.gov/data-research/hmda/.  

56. “Miami-Dade County e-Maps Viewer,” Miami-Dade County, accessed March 15, 2017, 

http://gisweb.miamidade.gov/emaps/.  

57. “Zillow Neighborhood Boundaries,” Zillow, accessed March 15, 2017, 

https://www.zillow.com/howto/api/neighborhood-boundaries.htm.  

58. “Current NET Area Boundaries,” City of Miami, last updated April 15, 2016, 

http://www.miamigov.com/planning/Maps/NET_Current_Boundaries_May_2016.pdf.  

 

 

http://miamigov.com/nets/offices/Allapattah/index.html
http://www.miamidade.gov/grants/community-based-organizations-rfp.asp
http://www.fclf.org/our-impact
http://kirwaninstitute.osu.edu/researchandstrategicinitiatives/#opportunitycommunities
http://mcdc2.missouri.edu/websas/geocorr2k.html
https://www.huduser.gov/portal/datasets/il.html
http://www.huduser.gov/portal/datasets/il/il14/HUD_sec8_14.pdf
https://www.consumerfinance.gov/data-research/hmda/
http://gisweb.miamidade.gov/emaps/
https://www.zillow.com/howto/api/neighborhood-boundaries.htm
http://www.miamigov.com/planning/Maps/NET_Current_Boundaries_May_2016.pdf
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CITY OF RIVIERA BEACH, STAFF REPORT 
CASE NUMBER AB-17-01, ABANDONMENT OF RIGHT-OF-WAY 
ADJACENT TO STONYBROOK (AZURE ESTATES) 
APRIL 26, 2018 
 

 
AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF RIVIERA BEACH, PALM BEACH 
COUNTY, FLORIDA, ABANDONING AN UNNAMED ROAD RIGHT-OF-WAY LOCATED 
WITHIN THE CITY, APPROXIMATELY 50 FEET WIDE, ADJACENT TO AND SURROUNDED 
BY THE REAL PROPERTY ADDRESSED AS 1555 DR. MARTIN LUTHER KING JR. BLVD., 
PARCEL CONTROL NUMBER 56-43-42-06-000-0090, AS RECORDED IN PLAT BOOK 5, 
PAGE 67 OF THE PUBLIC RECORDS OF PALM BEACH COUNTY, FLORIDA, AS “WILLIAM 
TAYLOR’S SUBDIVISION”, CONTAINING APPROXIMATELY 30,000 SQUARE FEET, 0.68 
ACRE, MORE OR LESS; PROVIDING CONDITIONS; PROVIDING FOR SEVERABILITY AND 
CONFLICTS; AND PROVIDING FOR AN EFFECTIVE DATE. 
 

 
A. Applicants:  Property Owner: GMF - Stonybrook, LLC. 

Authorized Agent: Mr. William R. Hockensmith, Florida Engineering 
Group, Inc.  

 
B. Request: The applicant is requesting the abandonment of an unnamed public roadway, 

which runs north and south through the center of the existing Stonybrook Apartments, in 
order to facilitate the construction of a new 4,482 square foot community center and 
property management office. 

 
C. Location: The subject project is located at the southeast corner of Dr. Martin Luther King 

Jr. Blvd (SR 710) and Sam Copper Way (AKA Ave. ‘S’) (see attached location map), 
addressed as 1555 Dr. Martin Luther King Jr. Blvd. 

 
D. Property Description and Uses: The subject property description and uses are as 

follows: 
  
 Parcel Control Numbers: 56-43-42-32-06-000-0090 

 
Parcel Size:   9.33 Acres  
 
Existing Use: Apartment Complex 
 
Zoning:   Multiple Family Residential (RM-20) Zoning District 
     
Future Land Use: Multiple Family Residential (MF-20) Future Land Use 

 
E. Adjacent Property Description and Uses: 

 
North: Single-Family Residences (RS-6) Zoning District (SR 710) 
 
South:  General Industrial (IG) Zoning District: Industrial Uses  
 
East:  General Industrial (IG) Zoning District: Vacant Lots 
 
West: General Industrial (IG) Zoning District: Industrial Use and FDOT Retention Area  
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F. Background: 
 

In August 2017, Florida Engineering Group, Inc submitted an application for site plan 
approval. In order to implement the proposed site plan, the applicant must abandon this 
unnamed roadway concurrently with the site plan. The following staff analysis has been 
prepared for your review:  
 

G. Staff Analysis: 
  

Proposed Use: N/A 
 

Zoning Regulations: Section 29-66 of the City’s Code of Ordinance provides criteria to 
be reviewed and considered by the City Council in order to approve the requested 
abandonment. The Applicant has addressed all applicable elements. 
 
Comprehensive Plan: The proposal is consistent with the City’s Comprehensive Plan, 
including the Working Waterfront Future Land Use category. 

  
Levels of Service: Customary services such as water, sewer, roads and garbage 
collection are currently available to the site.   

 
Landscaping: New landscaping is not required nor proposed with this abandonment 
request.  A landscape plan will be required to be submitted concurrently with a future Site 
Plan application.  

 
Parking/Traffic: The number of parking spaces proposed (232 spaces) is not in 
compliance with the City’s Land Development Regulations for off-street parking. The City 
Code requires 2 spaces per residential unit x 216 units = 432 and applicant only provided 
232 parking spaces which will cause a negative traffic impact within the community. 

 
H. Recommendation: City staff advises that the Planning and Zoning Board review and 

consider all information presented and provide a recommendation to the City Council. If 
the Planning and Zoning Board chooses to recommend approval, City staff recommends 
including the following conditions of approval:  
 

 
 

1. Water and sewer utilities within the abandonment area will become private.  A 
master meter with backflow assembly is required at the property line.  Until provided, 
in order to provide for continued City access to maintain, repair and replace City 
water, sewer and other utility infrastructure, the applicant agrees to provide for City 
utility access as required, from time to time, until said utility easement(s) are 
recorded within the Official Records of Palm Beach County.  
 

2. The applicant, (or future property owner), shall be responsible for the cost associated 
with relocating existing City water, sewer or other City utility lines if future owner-
initiated construction within the abandonment area impacts City utilities within the 
abandonment area.  New utility easements may be required accordingly.  
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Location Map 









 
Project Information 
 
Project Name: Azure Estates (currently known as Stonybrook Apartments)  
 
Applicant/Grant Recipient: Azure Estates FL TC, LP   
 
Estimated Total Project Cost: $47,835,000 
 
Project Location:  1555 MLK Jr. Blvd, Palm Beach County, Riviera Beach, FL 33404 
 
Description of the Proposed Project: 
 
Azure Estates, currently known as Stonybrook Apartments, is a two-hundred and sixteen (216) 
unit affordable apartment community located in the Riviera Beach Florida. Built in 1972 it has 14 
two-story buildings consists of 108 2-bedroom units and 108 3-bedroom units. The community is 
sited on approximately 8.632 acres of land that fronts Dr. Martin Luther King Jr. Boulevard to its 
north and is bordered to the West by Avenue “S” (FKA Acrehome Boulevard) and by a vacant 
undeveloped parcel of land to the East; and, to the South by parcels of land used as warehouses, 
storage, and manufacturing.  
 
Applicant is proposing a substantial rehabilitation of Azure Estates amounting to the total 
development costs of roughly $47,835,000.  The scope of rehabilitation/construction includes, 
but is not limited to: The parking lot reconstruction for the new construction of the community 
building; complete apartment renovation of bathrooms, including removing and replacing 
existing flooring, installation of new commodes, tub/shower, vanities, faucets, medicine cabinets 
and exhaust fans; complete paint of the units; complete renovation of kitchens, including 
removing and replacing existing flooring, installation of new laminate countertops, base cabinets, 
wall cabinets, sinks and faucets, refrigerators, microwave range hoods and some new stoves; 
Light fixtures replaced throughout  new smoke detectors throughout; and, new carpeting 
installed.   
 
Exterior improvements will include: Grind and resurface asphalt; Remove and replace concrete 
sidewalks as needed; Dumpster enclosures, Landscape improvements; Install property camera 
surveillance system; New exterior lighting; and, The installation of new, heavy duty entrance 
doors.  
 
Aforementioned improvements will be completed in one phase of development.  
 
Statement of Purpose and Need for the Proposal: 
Currently there is an unnamed public right-of-way that originates from Dr. Martin Luther King 
Jr. Boulevard, runs southbound through the center of the project site and terminates at the 
southern lot line of the subject property.  This public right-of-way essentially only serves as a 
point of ingress and egress to the property and is presently gated at the entrance. 
 
This existing multi-family, affordable housing community consists of 14 buildings that are 
effectively split into two sites by the unnamed public roadway.   In order to effectively manage 



 

this housing community and bring cohesiveness to the project site, the Applicant requests that 
the City abandon this roadway to the property so that it can utilize its location at the center of 
the project site to construct a community building and property management offices in which 
to better serve the residents of this apartment community.  The proposed plans and 
specifications submitted with this request will illustrate the positive impact that relocating the 
community building and management offices to the center of the site.  Further the elimination 
of this underutilized public right-of-way will eliminate the burden of the City to maintain this 
roadway. 
 
 
 
  
 











CITY OF RIVIERA BEACH, STAFF REPORT 
CASE NUMBER SP-17-05  
SITE PLAN FOR STONYBROOK APARTMENTS (AZURE ESTATES)  
APRIL 19, 2018 
 

 
A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF RIVIERA BEACH, PALM BEACH 
COUNTY, FLORIDA, APPROVING A SITE PLAN APPLICATION ASSOCIATED WITH THE 
REAL PROPERTY ADDRESSED AS 1555 DR. MARTIN LUTHER KING JR. BLVD., PARCEL 
CONTROL NUMBER 56-43-42-06-000-0090, COMMONLY KNOWN AS THE STONYBROOK 
APARTMENTS; PROVIDING SPECIFIC CONDITIONS OF APPROVAL; AND PROVIDING 
FOR AN EFFECTIVE DATE. 
 

A. Applicants:  Property Owner: GMF - Stonybrook, LLC. 
Authorized Agent: Mr. William R. Hockensmith, Florida Engineering 
Group, Inc. 

 
B. Request: The applicant is requesting Site Plan approval to modify existing site plan to 

add a 4,482 square foot community center facility.  The site currently supports 14 two-
story buildings. 

 
C. Location: The subject project is located at the southeast corner of Dr. Martin Luther King 

Jr. Blvd (SR 710) and Sam Copper Way (AKA Ave. ‘S’) (see attached location map), 
addressed as 1555 Dr. Martin Luther King Jr. Blvd. 
 

D. Property Description and Uses: The subject property description and uses are as 
follows:  

 Parcel Control Numbers: 56-43-42-32-06-000-0090 
 
Parcel Size:   9.33 Acres 
 
Existing Use: Apartment Complex 
 
Zoning:   Multiple Family Residential (RM-20) Zoning District 
 
Future Land Use: Multiple Family Residential (MF-20) Future Land Use 
 

E. Adjacent Property Description and Uses: 
 

North: Single-Family Residences (RS-6) Zoning District (SR 710) 
 
South:  General Industrial (IG) Zoning District: Industrial Uses  
 
East:  General Industrial (IG) Zoning District: Vacant Lots 
 
West: General Industrial (IG) Zoning District: Industrial Use and FDOT Retention Area  
 

 
F. Background: 

 
The Applicant originally submitted the site plan application on August 10, 2017. Staff 
conducted their initial review and provided comments. City Staff has major concerns with 
parking.  Staff had offered the following options for consideration to the development team 
in order to generate a solution; (1) reduce the number of units; (2) renovate an existing 



2 
 

building to function as the proposed community building; (3) reduce the size of the newly 
proposed community building; (4) amend the unit type (age restricted housing requires a 
reduced parking ratio); (5) add more parking spaces; (6) develop a parking plan 
associated with this location identifying true parking need; (7) apply for a text amendment; 
(8) apply for a variance (not recommended). 
 
The applicant has concurrently applied for a text amendment to amend the City’s parking 
code.  The site plan application for the subject property has been scheduled to be heard 
by the Planning and Zoning Board on Thursday, April 26, 2018 at 06:30 P.M. 
 

G. Staff Analysis: 
  

Proposed Use: 4,482 square foot community center facility (proposed use) and Multiple –
Family Apartment Complex (existing use). 

 
Zoning Regulations: The Multiple Family Residential (RM-20) Zoning District highlights 

the requirements for developments / redevelopment within the RM Zoning 
District.  The proposed building is contained within the site, away from any 
required setbacks and does not affect existing surrounding buffers. The 
proposed building is consistent with the development pattern of the area, 
especially the RM. 

  
Comprehensive Plan: This development proposal is compatible with surrounding uses 
and historically functioned as the Stonybrook Apartments. 

 
Levels of Service: City services such as water, sewer, roads and garbage collection are 
currently available to the site.   

 
Landscaping: New landscaping will be installed according to City landscape code 
requirements. 

 
Parking/Traffic: The number of parking spaces proposed (232 spaces) is not in 
compliance with the City’s Land Development Regulations for off-street parking. The City 
Code requires 2 spaces per residential unit x 216 units = 432.  The applicant has provided 
232 parking spaces and has also applied for a text amendment to the City’s parking code. 

 
 

H. Recommendation: City staff advises that the Planning and Zoning Board review and 
consider all information presented and provide a recommendation to the City Council. If 
the Planning and Zoning Board chooses to recommend approval, City staff recommends 
including the following conditions of approval: 
 

1. A two-year landscaping performance bond for 110% of the value of landscaping and 
irrigation shall be required before a Certificate of Occupancy or Certificate of Completion is 
issued for the Addition. 
 

2. Construction and landscaping improvements must be initiated within 18 months of the 
effective date of this Resolution in accordance with Section 31-60(b), of the City Code of 
Ordinances. Demolition, site preparation and/or land clearing shall not be considered 
construction.  Building permit application and associated plans and documents shall be 
submitted in its entirety and shall not be accepted by City staff in a partial or incomplete 
manner. 
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3. This development must receive final Certificate of Occupancy from the City for all buildings 
and units approved within five years of the approval of the adopting resolution or the 
adopting resolution shall be considered null and void, requiring the applicant to resubmit 
application for site plan and special exception approval and re-initiate the site plan 
approval process.  
 

4. All future advertising must state that the development is located in the City of Riviera 
Beach. Fees and penalties in accordance with City Code Sec. 31-554 will be levied 
against the property owner and/or business for violation of this condition. 
 

5. Once approved, this resolution shall supersede any previous site plan approval resolutions 
associated with this property, causing previous site plan approval resolutions to be null 
and void. 

 
6. Prior to receipt of Certificate of Occupancy or Certificate of Completion, applicant must 

provide 10’ x 30’ Palm Tran easement.  Bus shelter installation and maintenance shall be 
required. 

 
7. Fire rated walls and doors will be required in all units, in addition to fire sprinkler systems. 
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A2-01

COMMUNITY ROOM
EXTERIOR ELEVATION

KEY NOTES
1

2

3

4

5

6

7

8

9

STANDING SEAM METAL ROOF.

ENERGY STAR RATED CASEMENT WINDOWS
WITH TRANSOM WINDOWS ABOVE.

FULL-LITE ENTRY DOORS WITH TRANSOM
WINDOWS ABOVE; REFER TO DOOR SCHEDULE

NEW EXTERIOR LIGHTING AT ENTRY DOORS;
REFER TO LIGHT SCHEDULE ON A1-11 AND
ELECTRICAL DRAWINGS

ALUMINUM GUTTERS AND DOWNSPOUTS TO
MATCH STANDING SEAM METAL ROOF

STUCCO FACADE TO MATCH EXISTING
APARTMENT BUILDINGS.

STONE VENEER BASE AND EXTERIOR CHIMNEY.

NEW BUILDING IDENTIFICATION SIGNAGE;
DESIGN TO BE FINALIZE PER SIGNAGE
PACKAGE.

FIBER CEMENT WRAPPED COLUMNS.

FC-1 FIBER CEMENT BOARD BOARD AND
BATTEN, SIDING AND TRIM. PREPARE AND
PAINT PT-1

FIBER CEMENT DECORATIVE C.B BRACKET
(ALT.PTD.WOOD); SEE DETAIL

10

11

COMMUNITY BUILDING
NORTH AND WEST
ELEVATIONS
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SCALE: 1/4" = 1'-0"
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Type: --
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Mfr: SHERWIN WILLIAMS
Type: --
Color: SW 9150 "ENDLESS SEA"
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Type: EXTERIOR ACCENTS
Size: 18" X 44-1/2 "
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SH-2B-SCHEME 2Color: "OCEAN BLUE"

NOTE: HEIGHT TO BE VERIFY IN FIELD
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A2-03

TYPE-1 TYPICAL FRONT
EXTERIOR ELEVATION

EXTERIOR ELEVATION
KEY NOTES

1

2

3

4

5

EXISTING WINDOW TO REMAIN. PROVIDE
SEALANT AT PERIMETER.

NEW ENTRY DOOR; REFER TO DOOR
SCHEDULE.

NEW BUILDING LIGHTING; SEE ELECTRICAL
DRAWINGS AND A5-01 FOR LIGHTING
SCHEDULE.

PRESSURE WASH BUILDING EXTERIOR, REPAIR
SURFACE DEFECTS, EXAMINE ANDRE CAULK
ANY DETERIORATED EXTERIOR JOINTS,
PREPARE AND PAINT COMPLETE.

NEW BUILDING IDENTIFICATION SIGNAGE.

FC-1 FIBER CEMENT BOARD AND BATTEN.
SIDING AND TRIM.
A:31

2 ", B:5"; C:51
2 ", D:9".

REMOVE CORNER ACCENT SIDING, PROVIDE
NEW FINISH TO MATCH ADJACENT FACADE;
DEMOTED WITH CROSSHATCH.

NEW MANUFACTURED STONE VENEER BASE
WITH MANUFACTURED STONE WATERTABLE
SILL.

NEW VINYL WINDOW SHUTTER, CONFIRM
EXISTING WINDOW HEIGHT, COLOR TO BE
SELECTED BY OWNER AND ARCHITECT.

CEMENT BOARD WARPED METAL FRAMING
A: WITH STRUCTURAL COLUMN
B: WITHOUT STRUCTURAL COLUMN TO BE

CONFIRMED ON SITE.

EXISTING RAILS TO BE EXAMINED FOR RUST,
CHIPPING PAINT, AND ANY STRUCTURAL
DEFECTS. TOUCH UP PAINT AND REPAIR PER
SPECIFICATIONS- PT-5

NEW ENERGY STAR VINYL WINDOW, TO BE
LOCATED AT EXISTING LOUVER LOCATION;
VERIFY LOUVER OPENING IN FIELD; COLOR TO
MATCH EXISTING.

FIBER CEMENT DECORATIVE BRACKET; SEE
DETAIL ON A3-01

PRE-MANUFACTURED ALUMINUM FASCIA,
GUTTER AND DOWNSPOUT AT NEW LOCATION,
PROVIDE NEW CONNECTION TO TIE INTO
STORM SEWER. COLOR TO MATCH EPT-3

SMOOTH FACE FIBER CEMENT BOARD FASCIA.
COLOR TO MATCH EPT-3

NEW ENTRY LIGHT; REFER TO LIGHTING
SCHEDULE.

NEW UNIT ID SIGNAGE.

PROVIDE NEW HIGH TRAFFIC ACRYLIC COATING
PER SPECIFICATIONS; COLOR TO MATCH
SW 9163

REPLACE EXTERIOR BACK AND SIDE LIGHTS AT
EXISTING LOCATIONS; REFER TO ELECTRICAL
DRAWINGS
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Type: STONE WATERTABLE /SILL
Mfr: BORAL CULTURED STONE
Type: ARCHITECTURAL TRIM
Size: 2-1/2" X 18"
Color: TAUPE

Type: FIBER CEMENT BOARDS AND TRIM
Mfr: HARDIE
TEXTURE: SMOOTH   
Color: PT-0 / PT-1/ PT-2/ PT3

Type: STANDING SEAM METAL ROOF
B.O.D BERRIDGE 24GA

                TEE PANEL  
Color: LEAD COTE

Type: 60 MIL. REINFORCED  T.P.O ROOF

Type: PAINT
Mfr: SHERWIN WILLIAMS
Type: --
Color: SW 7004 "SNOWBOUND"
Note: TRIM AND COLUMN

Type: PAINT
Mfr: SHERWIN WILLIAMS
Type: --
Color: SW 7563 "RESTFUL WHITE"
Note: FIELD

Type: PAINT
Mfr: SHERWIN WILLIAMS
Type: --
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Note: FIELD
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SH-1
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Mfr: SHERWIN WILLIAMS
Type: --
Color: SW 6475 "COUNTRY SQUIRE"
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Type: --
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SH-2A-SCHEME 1 Color: "HERITAGE GREEN"
SH-2B-SCHEME 2Color: "OCEAN BLUE"

NOTE: HEIGHT TO BE VERIFY IN FIELD
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A2-04

TYPE-1 TYPICAL REAR
EXTERIOR ELEVATION

EXTERIOR ELEVATION
KEY NOTES

1

2

3

4

5

EXISTING WINDOW TO REMAIN. PROVIDE
SEALANT AT PERIMETER.

NEW ENTRY DOOR; REFER TO DOOR
SCHEDULE.

NEW BUILDING LIGHTING; SEE ELECTRICAL
DRAWINGS AND A5-01 FOR LIGHTING
SCHEDULE.

PRESSURE WASH BUILDING EXTERIOR, REPAIR
SURFACE DEFECTS, EXAMINE ANDRE CAULK
ANY DETERIORATED EXTERIOR JOINTS,
PREPARE AND PAINT COMPLETE.

NEW BUILDING IDENTIFICATION SIGNAGE.

FC-1 FIBER CEMENT BOARD AND BATTEN.
SIDING AND TRIM.
A:31

2 ", B:5"; C:51
2 ", D:9".

REMOVE CORNER ACCENT SIDING, PROVIDE
NEW FINISH TO MATCH ADJACENT FACADE;
DEMOTED WITH CROSSHATCH.

NEW MANUFACTURED STONE VENEER BASE
WITH MANUFACTURED STONE WATERTABLE
SILL.

NEW VINYL WINDOW SHUTTER, CONFIRM
EXISTING WINDOW HEIGHT, COLOR TO BE
SELECTED BY OWNER AND ARCHITECT.

CEMENT BOARD WARPED METAL FRAMING
A: WITH STRUCTURAL COLUMN
B: WITHOUT STRUCTURAL COLUMN TO BE

CONFIRMED ON SITE.

EXISTING RAILS TO BE EXAMINED FOR RUST,
CHIPPING PAINT, AND ANY STRUCTURAL
DEFECTS. TOUCH UP PAINT AND REPAIR PER
SPECIFICATIONS- PT-5

NEW ENERGY STAR VINYL WINDOW, TO BE
LOCATED AT EXISTING LOUVER LOCATION;
VERIFY LOUVER OPENING IN FIELD; COLOR TO
MATCH EXISTING.

FIBER CEMENT DECORATIVE BRACKET; SEE
DETAIL ON A3-01

PRE-MANUFACTURED ALUMINUM FASCIA,
GUTTER AND DOWNSPOUT AT NEW LOCATION,
PROVIDE NEW CONNECTION TO TIE INTO
STORM SEWER. COLOR TO MATCH EPT-3

SMOOTH FACE FIBER CEMENT BOARD FASCIA.
COLOR TO MATCH EPT-3

NEW ENTRY LIGHT; REFER TO LIGHTING
SCHEDULE.

NEW UNIT ID SIGNAGE.

PROVIDE NEW HIGH TRAFFIC ACRYLIC COATING
PER SPECIFICATIONS; COLOR TO MATCH
SW 9163

REPLACE EXTERIOR BACK AND SIDE LIGHTS AT
EXISTING LOCATIONS; REFER TO ELECTRICAL
DRAWINGS
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B.O.D BERRIDGE 24GA

                TEE PANEL  
Color: LEAD COTE

Type: 60 MIL. REINFORCED  T.P.O ROOF

Type: PAINT
Mfr: SHERWIN WILLIAMS
Type: --
Color: SW 7004 "SNOWBOUND"
Note: TRIM AND COLUMN

Type: PAINT
Mfr: SHERWIN WILLIAMS
Type: --
Color: SW 7563 "RESTFUL WHITE"
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A2-05

TYPE-2 TYPICAL FRONT
EXTERIOR ELEVATION
AND TYPE1&2 SIDE
ELEVATION

EXTERIOR ELEVATION
KEY NOTES

1

2

3

4

5

EXISTING WINDOW TO REMAIN. PROVIDE
SEALANT AT PERIMETER.

NEW ENTRY DOOR; REFER TO DOOR
SCHEDULE.

NEW BUILDING LIGHTING; SEE ELECTRICAL
DRAWINGS AND A5-01 FOR LIGHTING
SCHEDULE.

PRESSURE WASH BUILDING EXTERIOR, REPAIR
SURFACE DEFECTS, EXAMINE ANDRE CAULK
ANY DETERIORATED EXTERIOR JOINTS,
PREPARE AND PAINT COMPLETE.

NEW BUILDING IDENTIFICATION SIGNAGE.

FC-1 FIBER CEMENT BOARD AND BATTEN.
SIDING AND TRIM.
A:31

2 ", B:5"; C:51
2 ", D:9".

REMOVE CORNER ACCENT SIDING, PROVIDE
NEW FINISH TO MATCH ADJACENT FACADE;
DEMOTED WITH CROSSHATCH.

NEW MANUFACTURED STONE VENEER BASE
WITH MANUFACTURED STONE WATERTABLE
SILL.

NEW VINYL WINDOW SHUTTER, CONFIRM
EXISTING WINDOW HEIGHT, COLOR TO BE
SELECTED BY OWNER AND ARCHITECT.

CEMENT BOARD WARPED METAL FRAMING
A: WITH STRUCTURAL COLUMN
B: WITHOUT STRUCTURAL COLUMN TO BE

CONFIRMED ON SITE.

EXISTING RAILS TO BE EXAMINED FOR RUST,
CHIPPING PAINT, AND ANY STRUCTURAL
DEFECTS. TOUCH UP PAINT AND REPAIR PER
SPECIFICATIONS- PT-5

NEW ENERGY STAR VINYL WINDOW, TO BE
LOCATED AT EXISTING LOUVER LOCATION;
VERIFY LOUVER OPENING IN FIELD; COLOR TO
MATCH EXISTING.

FIBER CEMENT DECORATIVE BRACKET; SEE
DETAIL ON A3-01

PRE-MANUFACTURED ALUMINUM FASCIA,
GUTTER AND DOWNSPOUT AT NEW LOCATION,
PROVIDE NEW CONNECTION TO TIE INTO
STORM SEWER. COLOR TO MATCH EPT-3

SMOOTH FACE FIBER CEMENT BOARD FASCIA.
COLOR TO MATCH EPT-3

NEW ENTRY LIGHT; REFER TO LIGHTING
SCHEDULE.

NEW UNIT ID SIGNAGE.

PROVIDE NEW HIGH TRAFFIC ACRYLIC COATING
PER SPECIFICATIONS; COLOR TO MATCH
SW 9163

REPLACE EXTERIOR BACK AND SIDE LIGHTS AT
EXISTING LOCATIONS; REFER TO ELECTRICAL
DRAWINGS
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Project Information 
 
Project Name: Azure Estates (currently known as Stonybrook Apartments)  
 
Applicant/Grant Recipient: Azure Estates FL TC, LP   
 
Estimated Total Project Cost: $47,835,000 
 
Project Location:  1555 MLK Jr. Blvd, Palm Beach County, Riviera Beach, FL 33404 
 
Description of the Proposed Project: 
 
Azure Estates, currently known as Stonybrook Apartments, is a two-hundred and sixteen (216) 
unit affordable apartment community located in the Riviera Beach Florida. Built in 1972 it has 14 
two-story buildings consists of 108 2-bedroom units and 108 3-bedroom units. The community is 
sited on approximately 8.632 acres of land that fronts Dr. Martin Luther King Jr. Boulevard to its 
north and is bordered to the West by Avenue “S” (FKA Acrehome Boulevard) and by a vacant 
undeveloped parcel of land to the East; and, to the South by parcels of land used as warehouses, 
storage, and manufacturing.  
 
Applicant is proposing a substantial rehabilitation of Azure Estates amounting to the total 
development costs of roughly $47,835,000.  The scope of rehabilitation/construction includes, 
but is not limited to: The parking lot reconstruction for the new construction of the community 
building; complete apartment renovation of bathrooms, including removing and replacing 
existing flooring, installation of new commodes, tub/shower, vanities, faucets, medicine cabinets 
and exhaust fans; complete paint of the units; complete renovation of kitchens, including 
removing and replacing existing flooring, installation of new laminate countertops, base cabinets, 
wall cabinets, sinks and faucets, refrigerators, microwave range hoods and some new stoves; 
Light fixtures replaced throughout  new smoke detectors throughout; and, new carpeting 
installed.   
 
Exterior improvements will include: Grind and resurface asphalt; Remove and replace concrete 
sidewalks as needed; Dumpster enclosures, Landscape improvements; Install property camera 
surveillance system; New exterior lighting; and, The installation of new, heavy duty entrance 
doors.  
 
Aforementioned improvements will be completed in one phase of development.  
 
Statement of Purpose and Need for the Proposal: 
Currently there is an unnamed public right-of-way that originates from Dr. Martin Luther King 
Jr. Boulevard, runs southbound through the center of the project site and terminates at the 
southern lot line of the subject property.  This public right-of-way essentially only serves as a 
point of ingress and egress to the property and is presently gated at the entrance. 
 
This existing multi-family, affordable housing community consists of 14 buildings that are 
effectively split into two sites by the unnamed public roadway.   In order to effectively manage 



 

this housing community and bring cohesiveness to the project site, the Applicant requests that 
the City abandon this roadway to the property so that it can utilize its location at the center of 
the project site to construct a community building and property management offices in which 
to better serve the residents of this apartment community.  The proposed plans and 
specifications submitted with this request will illustrate the positive impact that relocating the 
community building and management offices to the center of the site.  Further the elimination 
of this underutilized public right-of-way will eliminate the burden of the City to maintain this 
roadway. 
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February 2018 
 
From: Thomas Strausborger 
 Director of Security 
 Millennia Companies 
 
RE:  Security Plan 

Azure Estates (FKA Stonybrook), Riviera Beach, FL 
  

With the expected acquisition of Stonybrook Apartments, to be renamed Azure Estates,  
Millennia Housing Management, Ltd. (MHM) has performed extensive security measures, on 
property with conjunction of strict management practices.  MHM is utilizing Centurion Security, 
who has proven successful in stabilizing other Florida properties under our management.  A 
“tactical” approach is being undertaken at both properties with increased security plans during 
management in order to stabilize the property.   An essential piece to our security plan is to 
establish and foster a good working relationship with the   Riviera Beach Police Department.  In 
the short time since MHM has taken over management of these properties, we have established 
the basis for a working relationship with the respective Police Departments and will work to 
grow this collaborative effort. 

Other security measures that have been established and to be established are as follows:   

1. MHM utilizes best practices with its management style and adherence to the HUD model 
lease.   

2. House Rules are distributed to existing and every incoming tenant and are strictly 
enforced with a zero tolerance for narcotics and criminal activity.   

3. MHM focuses on proper pre-screening of applicants and employs lawful, quick evictions 
for violations.  This allows MHM to make their properties unattractive to the criminal 
element.   

4. With the proposed transformations of the properties there will be surveillance camera 
systems installed with the plan to integrate them with the City of Riviera Beach’s “real 
time crime center”.  This collaboration will assist the City with the identification of 



 
 

known or possible suspects, and once again make these properties unattractive to 
criminals.   

MHM will be utilizing surveillance system protocols that have been successful at similar 
Millennia properties that are located in similar communities. At its other properties 
Millennia had successfully formed relationships with those cities to complement its 
management practices and maximize the impact of its proposed security plans.   

At Azure Estates steps have already been taken to run an electrical line to a pole located 
at the entrance to the property allowing the City of Riviera Beach to place a camera on 
that pole so that they can monitor activities.    From a law enforcement perspective, 
Watchtower is a very useful tool for monitoring criminal activity.  Not only can the 
system be monitored live via IP, but in the event of an incident on the property law 
enforcement agencies can submit requests to Watchtower for a video “packet” utilizing 
all cameras that catch the activity. 

With a proposed security budget of $125,000 at the property it can utilize approximately 
6,000 hours of surveillance annually.  This equates to 500 hours per month, or 16.5 hours 
per day. 

Under the scope of work for the property MHM will also have additional target hardening 
security items installed: lighting and fencing.  Although the property currently has fencing and 
decent lights, the project will be filling in “the holes” that were identified from “night audits” of 
the property.  The current budget for these items at the property is as follows: 

    Lighting  Fencing 

Azure Estates   $30,000  $55,048 

MHM has already taken proactive steps to improve the lighting at Azure Estates.  New lighting 
has been installed in the center island areas of the site and new wall packs had been ordered for 
every building.  MHM is utilizing LED lighting, which is extremely effective and efficient.   

The property shall also receive upgraded gate systems under the fencing scope of work.  New 
“FOB” systems will be utilized that will allow MHM to secure and the property better.  Finally, 
MHM will be implementing a parking permit system at the property for an extra layer of security 
and monitoring to ensure the safety of the residents and guests.   
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November 1, 2017 
 

 
Andrea Harper, Principal Planner 
City of Riviera Beach  
Community Development 
600 West Blue Heron Blvd. 
Riviera Beach, FL 33404 
 
Subject: Response to Staff Review Comments of October 26, 2017 

Stonybrook Apartments (Azure Estates)  
Application Number: SP-17-05; AB-17-01 
FEG Project No. 17-062 

 
Please find attached revised plans and other documents in response to staff review comments for the 
project based on our October 26th phone conversation.  The following is also an item-by-item response 
to each of the comments in RED. 
 
Planning and Zoning Division: Please see comments below: 
1. Reasons for Insufficiency – Missing Documents (Preliminary master/site plan and regulating plan) 
 
Response: As discussed, a Master Site Plan is provided. 
 
2. Please provide site plan without construction notes.  
 
Response: A Master Site Plan is provided. 
 
3. Please clarify parking calculations  
 
Response: Parking calculations are provided indicating the required number of spaces, existing and 
proposed. The total number of parking spaces has decreased by 8 spaces to provide additional 
handicap parking and to upgrade the existing handicap to current standards. Parking calculations have 
been revised since additional spaces have been removed as discussed.  We are waiting on your 
direction on the variance process for this reduction in parking. 
 
4. Provide all lot dimensions (north & west)  
 
Response: Lot dimensions are provided on the site plan. The west lot line dimension was shown and 
the total M.L. King dimension has been added. 
 
5. Provide setbacks for proposed sign & sign detail with dimensions  
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Response: The sign setback is noted and a detail is provided. The 20’ setback dimension has been 
added. 
 
6. Clarify the present use for building E  
 
Response: Building “E” is the present laundry building which will be renovated and remain laundry. 
This has been noted as Existing and proposed Renovation Laundry building. 
 
7. Proposed bus stop is encroaching property line.  Bus shelter must meet Palm Tran requirements 

(show 10’ x 30’ easement).  
 
Response: The 10’ x 30’ bus stop easement is shown.  I have submitted a plan to Steve Anderson at 
PalmTran to review.  
 
8. Please provide copies of all building permits for Laundry & Maintenance renovated.  Are these 

buildings existing?  
 
Response: The architect/contractor are preparing to submit the building plans.  There was damage 
from a recent fire and the hurricane so they are addressing these items in addition to interior & 
exterior apartment renovations. 
 
9. Provide Property Development Regulations chart  
 
Response:  The Development Regulation chart is provided. This chart has been revised to reflect the 
existing building setbacks. 
 
10. There is a conflict with proposed location of handicap stall S2 with dumpster. 
 
Response: The handicap parking and aisles have been flipped to provide back-up room for these 
spaces. A space has been removed adjacent to the handicap stalls to shift the HC stall farther away 
from the dumpster. 
 
11. Label BBL  
 
Response: The Base Building Line (BBL) has been identified as the north and west right of way lines. 
 
12. Setbacks for guardhouse  
 
Response: No guardhouse is provided.  There is a gate with a key pad.  The current gate has 80’ queue 
length and we are moving the gates back to increase this to 150’. 
 
13. Provide terminal and interior landscape islands – max separation/spacing  
 
Response: Based on my pre-application meeting with Mr. Bailey, the existing parking lots do not need 
to be upgraded to current landscape/buffer standards.  For the new parking lots around the 
community building, he said we did not need to provide the islands but to plant the required trees in 
front of the adjacent sidewalk.  The site does not presently meet parking requirements and we are 
slightly reducing the overall parking count by providing additional handicap and upgrading handicap 
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spaces to current ADA standards.  Mr. Bailey said providing the interior islands would further reduce 
the parking count. As discussed, you will not require landscape islands in the existing parking lots but 
they are required in the new parking areas. Islands have been added to meet the ten space regulation 
in the new parking lots. 
 
14. Is there any Site Lighting?  
 
Response: There are light poles in the center driveway islands (circle with L) and building mounted 
light fixtures. New light poles are shown for the new parking lot and community building area. 
 
15. Need to address landscape buffers & foundation, planting, pervious area  
 
Response: We are proposing to meet landscape standards around the new community building and 
parking lot.  Mr. Bailey requested trees be added along the south buffer which we are providing. You 
were going to review this with Jeff and provide direction on what the City would like to see. 
 
16. Label Road centerlines  
 
Response: Roadway centerlines are added. 
 
17. Easements – existing and proposed – review ORB info & label  
 
Response: Existing and proposed easements are identified. The easement OR Book and Page 
information has been added. 
 
18. Provide Location Map  
 
Response: A Location Map is provided on the Master Site Plan. The street location map has been 
replaced with a stick diagram following the example you provided. 
 
19. Add to site data  
 
Response: The site data has been added. This table has been expanded to break down the individual 
apartment buildings. 
 
20. TAZ (Traffic Analysis Zone)  
 
Response: The Traffic Analysis Zone has been added. 
 
21. Provide property control number (PCN)  
 
Response: The Property Control Number has been added. 
 
22. 4” X 4” clear area in lower right corner of plan  
 
Response: A 4”x4” clear space has been provided for City approval. 
 
23. Entrance widths and dimensions from intersection or surrounding driveways  
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Response: The Edge to Edge driveway/street spacing has been added with our driveway dimensions. 
 
24. Please provide dumpster details with recycling facilities  
 
Response: Dumpster details are provided. Two southern dumpsters are identified as Recycle.  The 
other dumpster locations are restricted by parking and fire hydrants so they cannot be widened to 
provide recycling at those locations. 
 
25. Bike rack – show location  
 
Response: Bike rack locations have been added. 
 
26. Building notated – dimensions, height (# of stories) square footage & Use (note if permitted or 

conditional)  
 
Response: The building dimensions, height, number of stories, square footage and use are indicated.  
All the existing buildings are permitted and we are only proposing the new community building. 
 
27. Signs located & notated 
 
Response: The entrance sign is noted and a detail provided. 
 
I trust this letter and the attached documents adequately address the review comments and allow site 
plan approval.  Should you have any questions or concerns, please do not hesitate to contact me at 407-
895-0324 or by email at WHockensmith@feg-inc.us. 

Sincerely, 
Florida Engineering Group, Inc. 
 
 
Bill Hockensmith 
 
William R. Hockensmith, P.E. 
Senior Project Manager 

 
 



The Millennia Companies is a vertically integrated real estate company headquartered 
in Cleveland, Ohio. The family of companies is comprised of Millennia Housing Management 
(MHM), Millennia Housing Development (MHD), Millennia Housing Capital (MHC), and 
American Preservation Builders (APB). The Millennia Companies specializes in the  
acquisition, rehabilitation and management of affordable and market rate multifamily    
communities.   

Frank T. Sinito, principal and Chief Executive Officer, founded The Millennia Companies in 
1995 to meet the mission of owning, managing, and transforming multifamily housing      
communities. Mr. Sinito’s experience spans market rate and affordable multifamily housing, 
and commercial properties.  He is a member of the Northeast Ohio Apartment Association 
and the Midwest Affordable Housing Management Association.  He is active in several   
Christian Ministries and is Chairman of True Freedom Ministries.  Mr. Sinito is a graduate of 
Cleveland State University, where he earned a Bachelor of Arts in Economics. 

Millennia Housing Management provides property management services to each of the 
housing communities in The Millennia Companies’ portfolio. The team has experience in 
managing all types of multifamily housing, with expertise in Section 8 and Low-Income 
Housing Tax Credit (LIHTC) properties. MHM strives to exceed industry standards for     
housing management by serving our residents with supportive services, special events and a 
responsive and caring on-site management team. Over the years, the MHM team has 
received recognition for its high level of service and management efforts to enhance the 
quality of life for residents. 

Millennia Housing Development’s team leads the effort to structure the acquisition and 
redevelopment of apartment communities utilizing a variety of financing tools, including tax 
exempt and taxable bonds, 4% and 9% Low-Income Housing Tax Credits, state housing tax 
credits, historic tax credits, soft subsidy loans through state and local governments, tax     
PILOTs/abatements, bridge loans and private equity investments.  MHD is responsible for 
working with HUD, state housing finance agencies, and other government entities to     
secure required approvals and obtain awards of tax credits and other resources. 

Millennia Housing Capital provides equity and debt services tailored to the multifamily 
housing industry which enables The Millennia Companies to achieve its mission. MHC     
partners include investment banks, commercial banks, insurance companies, pension and 
opportunity funds, private equity funds, family offices, and individual investors.  

 WHO WE ARE 

Who We Are 
Our mission is to provide the highest quality of standards in the management,

operation and development of affordable and market rate rental housing,
thereby striving to enrich the quality of life for our residents. 

American Preservation Builders is a construction company that specializes in    
multifamily housing rehabilitation and general construction management services. APB    
services include evaluating property needs early in the property acquisition process, planning 
construction and renovation projects, providing construction services, and serving as general 
contractor on major property rehabilitations. APB has completed major renovations to over 
100 properties and thousands of units of multifamily rental housing.   

® 



Our Portfolio  
Millennia currently owns and manages 223 multifamily housing communities which 
include 24,136 units in the following 23 states: 

THE MILLENNIA COMPANIES 

8111 ROCKSIDE ROAD, SUITE 200 

CLEVELAND, OH 44125 

FOR ADDITIONAL INFORMATION PLEASE CONTACT: 

MARIA HURST 

MHURST@MHMLTD.COM 

216.236.0463 

WWW.MHMLTD.COM 

 KEY STATISTICS 

Alabama 
Arkansas 
Florida 
Georgia 
Iowa 
Illinois 
Indiana 
Kansas 

Oklahoma 
Pennsylvania 
South Carolina 
Tennessee 
Texas  
Virginia 
West Virginia 

Rental Subsidy 

Millennia has expertise in managing and owning communities with rental subsidies.    
Millennia currently owns and manages 143 properties that receive project based 
rental  assistance, consisting of 16,531 apartment homes.

Preservation Efforts 
Millennia preserves affordable housing communities through the utilization of the LIHTC 
program. In the last five years, Millennia has completed substantial rehabilitations of 24 
communities, successfully transforming them and ensuring their long term sustainability.   

Today, Millennia has 13 LIHTC properties under construction, and is working to close and 
begin construction on 12 additional LIHTC preservation efforts through the end of 2017.  In 
addition, Millennia recently began the preservation efforts of a portfolio consisting of 37 
communities consisting of 4447 apartment homes.  This will result in the transformation of 
each community through 2017 and 2018. 

Millennia currently owns and manages 110 communities that have been developed or  
preserved through the LIHTC program.  

FHA Experience 
Millennia is an experienced FHA borrower. To date, Millennia owns and manages 47    
properties that have some form of existing FHA financing.  

Rev. 2.10.17 

® 

Kentucky
Maryland
Michigan 
Missouri 
Mississippi 
North Carolina 
New York 
Ohio 



Millennia Housing Development  
References 

 
NONPROFIT ORGANIZATIONS   
   
Jewish Community Housing, Inc.  Youngstown Area Jewish Community Housing 
Mr. Ronald Allen Fischer, President 
Ms. Cathy Weiss 

Mr. Sam Kooperman, Executive Vice President 
505 Gypsy Lane 

1750 Euclid Avenue  Youngstown, OH 44504 
Cleveland, OH 44115  (330) 746‐3250 
(216) 566‐9200   
 
Covenant House, Inc. 

 
Famicos Foundation, Inc. 

Mr. Edward Mauntler, President 
702 North Erie Street 
Toledo, OH 44504 

Mr. John Anoliefo, Executive Director 
1325 Ansel Road 
Cleveland, OH 44106 

elm@toast.net 
(419) 843‐2203 
 

johna@famicos.org 
(216) 791‐6476 

LENDERS   
   
Independence Bank 
Mr. Michael Malcuit 
4401 Rockside Road 
Independence, OH 44131 
mjmalcuit@theindebank.com 
216/447‐1444 

Red Capital Group 
Mr. Tracy W. Peters 
Senior Managing Director 
10 West Broad Street, 8th Floor 
Columbus, OH 43215 
twpeters@redcapitalgroup.com 
614.857.1656 
 

Huntington National Bank 
Mr. Ryan Terrano 
200 Public Square 
cM17 
Cleveland, OH 44114 
Ryan.terrano@huntington.com  
216/515‐0683 
 
 

 
Berkadia Commercial Mortgage 
Gemma Geldmacher 
Gemma.geldmacher@berkadia.com  
617.531.8911  
 

SunTrust Bank (Pillar Finance Division) 
Mr. Marc Cesare 
Senior Vice President 
5757 Main Street, Suite 202 
Frisco, Texas 75034 
marc.cesare@pillarfinance.com  
469.403.2121  

Key Community Development Lending 
Kelly A. Frank 
Kelly.a.frank@keybank.com 
216.689.5362 

 
 
 

 



INVESTORS 
   
Boston Capital 
Diego Benites, Vice President 
One Boston Place 
Boston, MA 02108 
(617) 624‐8886 
dbenites@bostoncapital.com 
 

PNC Multifamily Capital 
Ryan Edwards, Vice President 
500 West Jefferson St, 23rd Floor 
Louisville, KY 40202 
(502) 581‐2640 
ryan.I.edwards@pnc.com 
 

Ohio Capital Corporation for Housing (OCCH) 
Hal Keller, President 
88 East Broad Street, Suite 1800  
Columbus, OH 43215    
(614) 224‐8446 x 102   
hkeller@occh.org 
 

  
 

GOVERNMENT PARTNERS   
   
US Department of Housing and Urban Development, 
Cleveland Office 
Pamela Ashby, Field Office Director 
Renaissance on Playhouse Square  
1350 Euclid Avenue, Suite 500 
Cleveland, OH 44115‐1815  
Phone: (Phone: (216) 357‐7691 
pamela.ashby@hud.gov  
 

Office of Affordable Housing Preservation (OAHP) 
Mary Schwegler 
Robert Weaver Federal Building 
451 7th Street, S.W., Room 6230 
Washington, DC 20410 
Phone: (202) 708‐0001 x 6107 
Mary.Schwegler@hud.gov  
 

 
Chautauqua County Industrial Development Agency 
Rich Dixon, CFO 
716.661.8905 
dixonr@co.chautauqua.ny.us   
 
Housing Authority of the City of Charlotte, NC 
Cheryl Campbell, Sr. Asset Manager 
704.336.5216 
ccampbell@cha‐nc.org  
 

The Ohio Housing Finance Agency 
 Planning, Preservation and Development Office 
 Sean Thomas, Director  
57 East Main Street 
Columbus, OH  43215 
614‐644‐5772 
 sthomas@ohiohome.org   
 
 

The Ohio Housing Finance Agency 
Planning, Preservation and Development Office 
Kevin Clark, Housing Credit Allocation Manager 
57 East Main Street 
Columbus, OH  43215 
Phone: (614) 752‐4550 
kclark@ohiohome.org 
 

West Virginia Housing Development Fund 
Sherry Bossie, Dr. of Financial Subsidy & Internal Audit 
814 Virginia Street East 
Charleston, WV  25301 
Phone: (304) 345‐6475 
sbossie@wvhdf.com  
 
 
 
 



West Virginia Housing Development Fund 
Michelle Wilshere, Manager of Low‐Income Housing 
Tax Credits 
814 Virginia Street East 
Charleston, WV  25301 
Phone: (304) 345‐6475 
mwilshere@wvhdf.com  
 

Michigan State Housing Development Authority 
Stephen S. Lathom 
735 East Michigan Avenue 
Lansing, MI  48909 
Phone: (517) 373‐8853 
lathoms@michigan.gov  
 

Michigan State Housing Development Authority 
Gary Heidel, Executive Director 
735 East Michigan Avenue 
Lansing, MI  48909 
Phone: (517) 373‐8370 
heidelg@michigan.gov  
 

Kentucky Housing Corporation 
Michele Huybers 
1231 Louisville Road 
Frankfort, Kentucky 40601 
Phone: (502) 564‐7630  
mhuybers@kyhousing.org 
 

City of Cleveland 
Mr. Edward Rybka 
Chief of Development 
216.664.2000 
erybka@city.cleveland.oh.us 

Kentucky Housing Corporation 
Michele Huybers 
1231 Louisville Road 
Frankfort, Kentucky 40601 
Phone: (502) 564‐7630  
mhuybers@kyhousing.org 
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