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Florida Housing- By the 
Numbers



2024 Florida Housing Summit 

JACKSONVILLE
$344,700

O R L A N D O
$ 4 0 8 , 4 0 0

SARASOTA
$477,900

M I A M I
$ 5 9 0 , 0 0 0

FT. 
LAUDERDALE
$ 5 4 0 , 0 0 0

Median new home price

WEST PALM 
BEACH

$ 6 1 0 , 0 0 0

N A P L E S
$ 8 2 5 , 0 0 0

FORT MYERS
$425,000

T A M P A
$ 3 7 6 , 2 0

0

PUNTA 
GORDA

$350,000
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2024 Florida Housing Summit 

Ritz Carlton, Tampa and SarasotaWhat the median home price can get you in Tampa $376,200 

Cobblestone, M/I Homes, Zephyrhills Farm at Varrea, DR Horton, Plant City

Price: $379,990

Bed: 3    Bath: 3    Sq Ft: 1,962

Price: $374,990

Bed: 5    Bath: 3    Sq Ft: 2,453

Income needed? $118,000
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JACKSONVILLE
34.7%

O R L A N D O
46.7%

SARASOTA
49.0%

M I A M I
63.7%

FT. 
LAUDERDALE

57.6%

Burns Affordability Index (housing cost to income ratio)

WEST PALM 
BEACH
63.9%

N A P L E S
77.6%

FORT MYERS
46.7%

T A M P A
43.3%

PUNTA 
GORDA
40.1%

43.7%
Current 

32.7% 
New “norm”

National Average
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JACKSONVILLE
$2,422

O R L A N D O
$2,974

SARASOTA
$3,376

M I A M I
$3,865

FT. 
LAUDERDALE

$3,660

Home payment – entry level home

WEST PALM 
BEACH
$4,395

N A P L E S
$5,488

FORT MYERS
$2,959

T A M P A
$2,705

PUNTA 
GORDA
$2,348
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JACKSONVILLE
$1,496

O R L A N D O
$1,765

SARASOTA
$1,932

M I A M I
$2,601

FT. 
LAUDERDALE

$2,453

Apartment asking rents

WEST PALM 
BEACH
$2,499

N A P L E S
$ 2,265 

FORT MYERS
$1,920

T A M P A
$1,835

PUNTA 
GORDA
$1,939

$2,054

US Average Asking 
Rents 
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2024 Florida Housing Summit 

Ritz Carlton, Tampa and SarasotaWhat the average asking rent can get you in Tampa

Integra Palms, Riverview, FL

Rent: $1,810

Bed: 1    Bath: 1    Sq Ft: 860

Income needed? $65,000
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2024 Florida Housing Summit 

Tampa Housing Market - 
Today
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Under 
$75K

55%

Over $75K

45%

Tampa Residents by Income
Who lives here?

3.5
Million residents

1.4 
Million households
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2024 Florida Housing Summit 

Nearly every age group has about 100,000 households with a median 
income below $75K  

0

50,000

100,000

150,000

200,000

250,000

300,000

Under 25 25–34 35–44 45–54 55–64 65–74 75+

2023 Households by Age and Income: Tampa 

Below $75K Above $75K

Below $75K

Above $75K
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2024 Florida Housing Summit 

138,000 households under the age of 34 years earn less than $75K. At 
$60K income, a person could afford $1,700/month.

Mallory Square, Built 2005
1 bed/ 1 bath 785 square feet in Town n’ Country
$1,671/ month
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2024 Florida Housing Summit 

177K households (42%) aged 35-54 years earn less than $75K. At $60K 
income, a household could afford a $200K home.

3 bed/ 2 bath 1402 square feet in Plant City. 
$184,000
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2024 Florida Housing Summit 

Home payments have outpaced income (and rents) in Tampa 

80%

73%

53%

200%

History: 2014 to Current 
Cumulative Growth

Home Payment, 
Entry-Level Home

S.F. Rent, 80% of 
Median Home Price

Apartment Rent

Median Income



See Terms and Conditions of Use and Disclaimers. Distribution to non-clients is prohibited. © 2023

2024 Florida Housing Summit 

425,000 households 55+ earn less than $75K. 

Avila Suncoast
1 bed/ 1 bath 661 square feet in Odessa
$1,813 / month
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2024 Florida Housing Summit 

Tampa Housing 
Market…Tomorrow
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2024 Florida Housing Summit 

Ritz Carlton, Tampa and SarasotaTampa experienced a net out-migration over the last 12 months.
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2024 Florida Housing Summit 

Ritz Carlton, Tampa and SarasotaTampa experienced a net out-migration over the last 12 months.

OUT

Top Out-Migra7on 
Markets

Ocala
Sarasota

Citrus County
Lakeland
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2024 Florida Housing Summit 

Ritz Carlton, Tampa and SarasotaPeople are moving for affordability and lifestyle 

$376,200

$262,700 $275,916 $300,000

$477,900

Tampa Ocala Citrus County Lakeland Sarasota

Median Existing Home Price
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2024 Florida Housing Summit 

Ritz Carlton, Tampa and SarasotaPeople are moving for affordability and lifestyle 

$1,824

$1,414
$1,555

$1,932

Tampa Ocala Lakeland Sarasota

Average Rental Rates
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2024 Florida Housing Summit 

What do we need? 
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2024 Florida Housing Summit 

A focus on affordability: smaller lots
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2024 Florida Housing Summit 

A focus on affordability: simplifying homes
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2024 Florida Housing Summit 

A focus on affordability: more rental product

The Ponds at 
Walden Woods
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2024 Florida Housing Summit 

Have a growth mindset.

Top In-Migration 
Markets

Jacksonville
Daytona 
Ocala

IN
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2024 Florida Housing Summit 

Embrace technology.
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How to Keep Florida 
From Turning Into 
California 🌴🏠☀  

(In all the wrong ways.)













Happy with 
this? Do 
nothing. 



Otherwise, let’s 
talk about 
zoning.
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The good news: 
Reform is 
underway.



Local and State Reform
Proven Zoning Reform
● Legalize apartments near transit and missing 

middle everywhere—much of it already exists!
● Eliminate minimum parking requirements—

citywide, all uses.
● Reduce minimum lot sizes —allow townhouses 

and small lot homes.
● Legalize ADUs (the right way) citywide.
● Expand ministerial approval—objective 

standards, shot clocks, “deemed approved”, etc.



● Allow your transit-rich 
corridors to turn into 
functional mixed-use 
communities.

● Make it legal (and by-right) 
to build missing middle 
housing and starter homes.

Minneapolis
Legalize TOD and 
Missing Middle







● To encourage adaptive 
reuse and infill, Buffalo 
removed unworkable 
mandates.

● This doesn’t mean no 
parking—it just means 
letting consumers decide.

Buffalo
End Minimum Parking 
Requirements







Houston
Reduce Lot and Unit Size Mandates
● In 1998, the Bayou City 

reduced minimum lot 
sizes from 5,000 to 1,400 
square feet.

● This helped to facilitate the 
construction of 80,000 
new homes, keeping the 
city affordable to young 
families.





Los Angeles
Streamline the Process
● Last year, Mayor Bass enacted 

Executive Directive 1, 
massively streamlining 
permitting for 100% workforce 
and affordable housing.

● When combined with the 
state density bonus, the policy 
has facilitated 10,000+ units. All 
it took was better interagency 
coordination. 





California
Legalize Accessory Dwelling Units
● ADUs—granny flats, 

mother-in-law units, 
casitas—let homeowners 
to be part of the solution.

● Avoid poison pills: owner-
occupancy requirements, 
parking, unpredictable 
permitting…







Florida
Legalize Mixed-Uses in Commercial Districts

● The Live Local Act allowed 
multifamily in all 
commercial areas, with 
flexible height and density 
standards.

● Already new housing 
potential on formerly 
underutilized commercial 
sites.



Image by DPZ



Conclusion
Zoning Reform is Necessary, If Not Sufficient

● A pipeline of dedicated affordable 
housing requires public support—
there’s no free lunch.

● Thoughtful interventions to 
support growth—parking 
management, safe streets, and 
quality transit—are key.

● Address other barriers: building 
codes, impact fees, condo defect 
liability, financing…



Conclusion
What Can You Do?

● Get involved with (and support) your local state and 
local YIMBY chapters, who are driving the reform wave 
we’re seeing today.

● Work with your state and local electeds and planners 
who get it—explain the regulatory barriers to housing 
affordability and collaborate on solutions.

● Leverage new laws to build the housing our cities 
need—show policymakers that the market can provide 
the housing we need.



Thank you!
nolan@cayimby.org
@mnolangray





 
Link to AEI HMIs:
https://www.aei.org/housing/housing-market-indicators/
Link to AEI HEAT Toolkit:
https://heat.aeihousingcenter.org/toolkit
Link to AEI Good Neighbor Housing Displacement Toolkit:
https://aeihousingcenter.org/good_neighbors_toolkit/ 

Florida Housing Summit: Achieving Housing Abundance with 
Light-touch Density (LTD) and Live Local Urban Villages (LLUV)

Ed Pinto 
Co-Director, AEI Housing Center
(PintoEdward1@gmail.com) 

AEI.org/housing | April 2024

I grant permission to reuse this presentation, 
as long as you cite as the source: 

AEI Housing Center, www.aei.org/housing. 

LTD and LLUV: ideal tools to increase the supply of naturally inclusionary and affordable housing and 
reduce housing displacement 

Disclosure: 
I have a financial rela:onship with Places Pla>orm LLC, 

which is interested in mee:ng housing supply shortages 
through walkable oriented development and in the 
development of metrics for all types of real estate.

https://www.aei.org/housing/housing-market-indicators/
https://heat.aeihousingcenter.org/toolkit
https://aeihousingcenter.org/good_neighbors_toolkit/
mailto:PintoEdward1@gmail.com
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An ideal tool for achieving housing abundance and reducing displacement

Light-touch Density (LTD): Moderately greater density in areas zoned exclusively for single-family detached homes.*

The LTD type most suitable to each locality depends on the land and construction costs.
1. For high-cost areas: Tearing down an existing unit and replacing it with townhomes or a 2- to 8-plex. 
2. For medium-cost areas: Adding additional unit(s) (ADU or second home) to an existing parcel. 
3. Everywhere: Increasing the as-built density of new greenfield developments.

These LTD housing types are compatible with single-family detached homes. Since they require less land and are smaller in 
size, they are more affordable to lower- and middle-income households. 

Combine LTD with by-right zoning & Light-touch Regulations, Processing, & Permitting (Keep it short and simple or KISS).

LTD can solve our housing crisis by multiplying single family homes by two, three, or four at a time.

Nationwide, LTD could add between 400,000 to 1.3 million additional units each year for the next 30-40 years.**

       

         
       +               = 

*LTD: housing compatible in scale with SFD houses and contain 2 or more attached, detached, stacked, or clustered homes, 2, 3, or 4 family houses, duplexes, 
triplexes, fourplexes, fiveplexes, sixplexes, sevenplexes, eightplexes, townhouses, courtyard apartments, cottage housing, accessory dwelling units, and single-
family attached and detached homes on smaller lots. 
** The lower figures assumes a density of 2 units per lot and the higher figure assumes a density of up to 8 units per lot nationwide. These estimates are based on 
case studies are from Seattle, Charlotte, Houston, Palisades Park, and Tokyo. 
Source: AEI Housing Center, www.AEI.org/housing.

Housing Abundance Success Sequence:
1. By-right zoning
2. Keep it short and simple (KISS) land use rules
3. Unleash a swarm of housing

Legalize and they will build!
Link to AEI Housing Center Model Light-Touch Density Bill 

https://www.aei.org/research-products/report/expanding-housing-supply-with-light-touch-density-city-of-seattle-case-study/
https://www.aei.org/research-products/report/addressing-californias-homeownership-problem/
Houston
Palisades%20Park
https://www.aei.org/research-products/report/does-our-solution-lie-in-tokyo/
http://www.aei.org/housing
https://heat.aeihousingcenter.org/toolkit/model_bill
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Legalize and they will build: Sugges7on 1: Legalize by-right Light-Touch Density (LTD)

ß              Leonia: limited to SFD                     à 

ß    Teaneck: limited to SFD         à 

ß               Bogota: limited to SFD                    à 

ß Ridgefield Park: by-right duplex, but requires 2x land à 

ß  Palisades Park: SFD duplex legal, with KISS à

ß    Cliffside Park: SFD & LTD legal, with KISS               à

ß Ridgefield: by-right duplex only in southern part  à 
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Assembling a winning coali7on 

• Need for more housing
• Growth in home prices vs. wages

• IdenEfying key persons
• Mayor, Council, and Planning Department

• Tailoring the argument:
• Le\: walkability, energy efficiency,  and reversing zoning’s racial history
• Right: market-oriented, property rights, no taxpayer money for subsidies
• Appeal to emo_ons: homelessness and good neighbor language
• Everyone: light-touch as middle ground between status quo and high-rise development; gradual 

change, in areas of opportunity for children and grandchildren

• Building coaliEons
• Employers, local business, environmentalists, builders, realtors, & bankers
• Build consensus through community forums, townhalls, mee_ngs, council presenta_ons
• Splinter NIMBY opposi_on
• Show up

• Data
• Case studies from around the country: this approach works

• Seacle; Houston; LA; Palisades Park, NJ; etc.
• LTD es_mates for every city
• Live Local Urban Villages zoning for 75% of the na_on

Source: AEI Housing Center, www.AEI.org/housing.

http://www.aei.org/housing


Mapping the infill potential for the nation: The antonym of LTD is McMansionization

88Source: AEI Housing Center, www.AEI.org/housing.

All maps are available free at our website: https://heat.aeihousingcenter.org/ltd-map 

From LTD opportuniEes at the census tract level… …to LTD opportuniEes at the property level.

http://www.aei.org/housing
https://heat.aeihousingcenter.org/ltd-map


Es7ma7ng the infill poten7al for states, coun7es, and ci7es

89

Source: AEI Housing Center, www.AEI.org/housing.

Estimates and maps for all geographies are available for free at our website: 
https://heat.aeihousingcenter.org/toolkit/ltd_est 

http://www.aei.org/housing
https://heat.aeihousingcenter.org/toolkit/ltd_est


Hillsborough County: a home on a 4500 sq. ft. lot had 1950 sq. ft. of living space & a value of 
$453,000 vs. one on a 20,000 sq. ft. lot with 3200 sq. ft. of living space & a value of $813,000

90

Source: AEI Housing Center, www.AEI.org/housing.

Es_mates for hundreds of coun_es  are available for free at our website: hcps://heat.aeihousingcenter.org/toolkit/gla 

http://www.aei.org/housing
https://heat.aeihousingcenter.org/toolkit/gla


This trend is present for both single-family detached and a[ached. Hillsborough County: a 
townhome on a 870 sq. \. lot had 1400 sq. \. of living space & a value of $318,000 vs. one 
on a 20,000 sq. \. lot with 3200 sq. \. of living space & a value of $813,000

91

Source: AEI Housing Center, www.AEI.org/housing.

Estimates for hundreds of counties  are available for free at our website: https://heat.aeihousingcenter.org/toolkit/gla 

• Suggestion 2: a statewide law setting a minimum lot size for greenfield development of 5000 sq. ft. and 
1400 sq. ft. for single family detached and attached lots respectively. Property owner gets to choose.

• Suggestion 3: a statewide law setting a minimum lot size for infill development of 1400 sq. ft.
• Suggestion 4: statewide law expanding residential building code from 2 to 4/6 units 

http://www.aei.org/housing
https://heat.aeihousingcenter.org/toolkit/gla
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Florida Can Achieve Housing Abundance with Naturally Affordable Light-Touch Density (LTD)

This is a two-thirds increase over recent state-wide residen1al permit levels.
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• Tampa, like many metros, has an affordability crisis. Newly built single-family detached homes, McMansions, and the 
exis_ng stock of single-family homes are valued at $513,000, $1.37 million, and $386,000 respec_vely. 

• LTD has the poten_al to add 22,000 addi_onal homes annually, nearly double the recent level of building permits for all 
residen_al construc_on.*

• Forty percent of these homes would be LTD infill priced at a median of $463,000 (another 43% being ADUs).
• LTD has the poten_al to eliminate Zillow’s es_mated Tampa’s supply shornall of 28,000 in about 1.25 years.  
*Es:mate based on a review of Tampa metro’s exis:ng SF housing supply, permiPng levels, & the economic feasibility for adding LTD in all its forms.

Tampa Metro Can Achieve Housing Abundance with Naturally Affordable Light-Touch Density (LTD)
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• LLUVs, by providing a greater supply of both rental and owner-occupied homes, helps address housing affordability:
• LLUVs would create urban mixed-use areas (UMUAs): 
• Suggestion 5: State law to require cities and counties to ministerially approve residential use in commercial, industrial, & 

mixed use core areas (yellow). 
• Suggestion 6: State law to require cities and counties to ministerially approve by-right light touch density In adjacent areas 

within 1/8 mile of core areas (green).  This would avoid McMansionization.
• Provides the opportunity to live and work in the same neighborhood, thereby reducing commute expenses.
• New construction reduces energy costs.
• LTD provides family-sized homes with 2/3 bedrooms, also allowing for doubling or tripling up by service workers.

Tampa Metro Can Achieve Housing Abundance with Live Local Urban Villages (LLUVs) 
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Six state law sugges7ons to turbocharge the Housing Abundance Success Sequence

1. Legalize by-right Light-Touch Density (LTD)

2. Set a minimum lot size for greenfield development of 5000 sq. ft. and 1400 sq. ft. for 
single family detached and attached lots respectively. Property owner gets to choose.

3. Set a minimum lot size for infill development of 1400 sq. ft.

4. Expand the residential building code from 2 to 4/6 units.

5. Require cities and counties to ministerially approve residential use in commercial, 
industrial, & mixed use core areas (yellow). 

6. Require cities and counties to ministerially approve by-right light touch density In 
adjacent areas within 1/8 mile of core areas (green).  This would avoid 
McMansionization.



Good Neighbors Index (GNI): median home price to median income ratio (displacement 
pressure) is highly correlated to the homelessness count/1000 population (displacement rate)
Median home price to median income can explain 78% (89% for CoC >=1 million population) of the variance 
(R2) in the rate of homelessness among 369 Continuum of Care (CoC ), substantially higher than any of the 
other 53 market predictors tested (see next slide) and higher than those found  by “Market Predictors of 
Homelessness”, a study commissioned by HUD.

• At a displacement pressure ratio of 3.0, the expected displacement ratio (ratio of point-in-time homeless count per 1,000 
people) is 1.0, but increases to 4.0 at a displacement pressure ratio of 7.0, a factor of 4 times higher. 

• CoCs with greater filtering (lower ratio of last buyer’s real income to prior buyer’s real income) had lower homeless rates.
Creating housing abundance through Light Touch Density is the key to reducing housing displacement.

* R2 measures the amount of variation in the data that are being compared. www.causal.app 
96

https://www.huduser.gov/portal/publications/Market-Predictors-of-Homelessness.html
https://www.huduser.gov/portal/publications/Market-Predictors-of-Homelessness.html
http://www.causal.app/


In contract to metros like Los Angeles, the homeless displacement rate in large Florida metros 
has stayed relatively low, notwithstanding growing displacement pressure. However, this will 
likely become more challenging if displacement pressure continues to grow.
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Use AEI’s Good Neighbors Index (GNI) Toolkit to Build Your Plan to Reduce Homelessness

98

On one site, explore how your Continuum of Care (CoC) compares to the nation, within your state, and across similar 
sized CoCs with 17 free tools: GNI Toolkit link  

Good Neighbors Success Sequence:
1. Neighbors is the Narrative

• First-time homeless
• Housing Displacement Pressure
• Point in time

2. Housing Abundance Is the Solution
• By-right zoning
• Keep it short and simple (KISS) land use rules
• Unleash Housing

3. Engage, Empower, and Through Life Navigation
• Provide basic resources like food, supplies, and other services to build relationships of trust and belonging;
• By focusing on quality of life through guided journaling sessions, participants can reflect on past experiences, determine 

what their preferred life would look like, and set smart plans of action to reach their goals; 
• Provide tools and resources needed to put their plan into action.

Abundant Housing Reduces Displacement Pressure!

https://aeihousingcenter.org/good_neighbors_toolkit/


Attend one of AEI’s five convenings in Denver, CO (May 6); San Francisco, CA (May 7); Los 
Angeles, CA (May 8); Orange County, CA (May 9); and San Diego, CA (May 10)

99

These convenings will share insights on using light-touch density (LTD) to cra? solu@ons 
to America’s growing housing supply crisis. Registra7on is free. These are in-person 
events, with the Los Angeles event also being live-streamed.

The convenings will have two goals:

1) Demonstrate how the AEI Housing Center’s vast trove of free data can be used to 
promote abundant and sustainable housing growth. This includes reviewing case 
studies demonstra@ng the opportuni@es LTD presents and providing a road map for 
developers, advocates, and policymakers moving forward.
2) Make the case to locali@es throughout California and Colorado that targe@ng LTD, 
walkable oriented development, and Live Local Urban Villages can increase local 
revenues, improve living standards, lower property tax rates, keep essen@al workers 
living in local housing they can afford, and minimize pushback from residents who are 
resistant to change.

These convenings will bring together the best minds in the housing realm to find, share, 
and build strategies for today’s solu@ons. We hope you’ll help make them a success by 
aSending.

For full details and to RSVP, please use this Link 

https://www.aei.org/light-touch-density/
https://www.aei.org/wod/
https://www.aei.org/op-eds/the-answer-urban-villages/
https://www.aei.org/creating-housing-abundance-events/


Appendix
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Resolved: Abundant Housing for our children & Grandchildren
              Make These               Avoid These
By-right zoning unleashes swarms of activity by property 
owners and small businesses

Exclusionary single-family zoning (designed and promoted 
by the federal government in 1922)

By-right LTD & tax abatement for derelict vacant lot infill Making McMansions the highest and best legal use
Plentiful zoned land at a lower cost per home Making land scarce and expensive
By-right Accessory Dwelling Units up to 1500  - 2000 sq. ft. Low maximum floor-area ratio  
Small lot single-family detached greenfield LTD High minimum lot size 
Small lot single-family attached greenfield LTD Income limits, affordable housing fees, & mandates
By-right lot splitting & low minimum lot size (1500 sq. ft.) Mandated inclusionary zoning 
By-right residential zoning at higher density levels in Live 
Local Urban Villages (LLUV)

Rental bans or rent control

Zone sufficient land  for green field LTD & LLUV Owner-occupancy requirements
Light-touch permitting & processing, expand residential 
building code from 2 to 4/6 units 

Impact fees

Keep It Short and Simple (KISS)  -- examples: 
• Abolish or reduce minimum lot & unit size
• Reduce set-back requirements

Outsized parking or other requirements that increase 
construction costs or de facto prevent building LTD 
entirely (such as a low floor area ratio)

By-right Light-Touch Density (LTD) for infill development Anything not required for single-family homes
By-right home splitting (coliving) Excluding residential use from commercial & other areas
Say yes to abundant housing Saying no to abundant and affordable housing
Good Neighbors support LTD High displacement pressure & rates of homeless

Housing Abundance Success Sequence:
1. By-right zoning
2. Keep it short and simple (KISS) land use rules
3. Unleash housing
Link to AEI Housing Center Model Light-Touch Density Bill 

https://heat.aeihousingcenter.org/toolkit/model_bill
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LTD promises gradual change

Based on mul_ple case studies, we es_mate that around 2% of the single-family detached housing stock will be 
converted to a higher and becer use through LTD per year.*

* The lower figures assumes a density of 2 units per lot and the higher figure assumes a density of up to 8 units per lot nationwide. These 
estimates are based on case studies are from Seattle, Charlotte, Houston, Palisades Park, and Tokyo. 
Source: AEI Housing Center, www.AEI.org/housing.

https://www.aei.org/research-products/report/expanding-housing-supply-with-light-touch-density-city-of-seattle-case-study/
https://www.aei.org/research-products/report/addressing-californias-homeownership-problem/
Houston
Palisades%20Park
https://www.aei.org/research-products/report/does-our-solution-lie-in-tokyo/
http://www.aei.org/housing


Use AEI’s Housing and Economic Development Toolkit (HEAT) to Build Your Housing Plan
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On one site, explore your 
State/Metro/County/City/Neighborhood 
with 25 free tools on supply, prices, LTD, 
migration patterns and more: HEAT link. 

https://heat.aeihousingcenter.org/toolkit/
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How to build a winning coalition around Light-touch Density?

Source: AEI Housing Center, www.AEI.org/housing.

Group How WOD appeals to them
Builders, Realtors, & 
Bankers

More homes to build; more homes to sell; more loans to originate.

Environmentalists Limits urban sprawl, reduces vehicle emissions; environmentally friendly new homes; avoids McMansions.
Market and deregulation 
oriented, fiscal 
conservatives

Minimal infrastructure spending compared to greenfield development. Deregulation increases property rights 
and speeds building. Private sector driven, little need for subsidies. 

Homeowners All else equal, property values will increase as the land has more value because it can be converted to a higher 
and better use, but the cost of land per newly built housing unit goes down; provides housing opportunities for 
one’s children and grandchildren. Lower property taxes. 

NIMBYs Less opposition: limited to a predefined, relatively modest area which already has mixed use, avoids high-rise 
development; and offers a range of housing options for one’s children and grandchildren.

Taxpayers Prospect of lower taxes due to increased commercial activity and a broader residential tax base with minimal 
outlays for new infrastructure. 

Local businesses/Chamber 
of Commerce

Offers a larger customer base and makes it easier to attract the additional workers able to live in the WOD. 
Benefits from lower taxes.

Municipalities and states Provides additional tax revenues, rehabilitates and strengthens neighborhoods, promotes economic 
development, limits sprawl, uses existing infrastructure (sewers, utilities, streets, sidewalks, street lights, 
schools, trash collection, parks, fire and police.)

Services workers Increased housing opportunity to live and work in the same area due to reduced commuting costs and wider 
range of home prices and rents. 48% of jobs <$40,000 located in WODs. 

Employers Need affordable workforce housing. Establish satellite offices and flexible work spaces in WOD areas located 
near employees’ homes. 

http://www.aei.org/housing
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Arguments for Light-touch Density

• Appeals to both sides of the aisle
• Market-oriented: 

• Benefits small scale developers and homeowners
• Restores property rights
• Does not distort the market unlike Inclusionary Zoning, rent control, or subsidies
• No taxpayer money
• Unlike public housing, it does not concentrate poverty
• Broadens the tax base, which may allow tax rates to fall
• Starts the filtering process (Just like with the new and used cars)

• Left
• Enhances walkability and provides vibrancy to commercial areas
• Helps local businesses
• Replaces functionally obsolete homes with low energy efficiency and deferred maintenance
• Meets the need for more workforce housing
• Enables homeownership and wealth building for more

• Moral imperative
• Reduces displacement pressures that prices out residents, which leads to homelessness
• Addresses the need for more affordable housing
• Reverses zonings sordid history
• Enables children and grandchildren to buy a home and live in desirable areas
• Opens up areas of opportunity for households otherwise priced out of high-amenity neighborhoods

• Middle ground:
• Offers gradual change and avoids unintended consequences

Source: AEI Housing Center, www.AEI.org/housing.

http://www.aei.org/housing
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How to address common concerns among current homeowners

My property value? 
• Home price appreciation in the LRM zone has 

been on par with the SF zone over the last 
decade.

• One added benefit for property owners in the 
LRM zone is the optional value of being able to 
convert your home to a higher and better use.

Infrastructure cost?
• After 50 years or so, most infrastructure needs 

to be replaced anyway.
• The large majority of the housing stock in the 

SF zone was built before 1970.
• Higher density increases the city’s tax base, 

which helps offset the cost and fund 
infrastructure improvements.

Overcrowding?
• Family sizes have shrunk over time.
Change of the neighborhood and trees?
• The conversion of single-family detached 

homes to townhomes is gradual, with 2% of 
homes being converted a year. 

• Replacing small homes with McMansions often 
eliminates the tree canopy, alters the 
neighborhood character, and affects the 
composition of who can afford to live in the 
neighborhood. 

Source: AEI Housing Center, www.AEI.org/housing.
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City of Seattle: Home Price Appreciation 
(Jan-2012 = 100)

The chart shows that the constant-quality home price appreciation 
(HPA) was about identical between the Low-Rise multifamily (LRM) and 
the Single-Family (SF) zones until the start of the pandemic. 
Since then HPA trends have slightly diverged due to a desire for more 
living space and larger lots. Time will tell whether this HPA differential 
remains. 

http://www.aei.org/housing
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Other considerations

Source: AEI Housing Center, www.AEI.org/housing.

Items that help the KISS principle
• Preapproved design standards (especially for ADUs)
• Shot clocks
• Lower parking requirements
• Remove cumbersome regulations currently on the book (think how easy to split a lot?)

Items that violate the KISS principle
• Low maximum floor-area ratio (FAR) requirements

• While Minneapolis up-zoned across the board, it left FARs at 50%. On a 6,000 sq. ft. lot, it’s hard to build a 
duplex or triplex.

• High minimum lot size requirements
• Oahu and Ridgefield Park require twice as much land to build a duplex than a SF home.

• Outsized parking or other requirements that increase construction costs or de facto prevent building LTD 
entirely.
• Ridgefield limits duplex construction to a up-down rather than the more popular side-by-side duplex.
• Ridgefield mandates a minimum ceiling height on basement ADUs.
• Ridgefield Park’s minimum lot size for a two-unit structure is 10,000 sq. ft. but the average lot size is 5,600 

sq. ft. 
• Ridgefield Park limits maximum building coverage of a two-unit structure to 2,500 sq. ft. and the maximum 

number of floors any structure can have to two. There must be at least four parking spaces for each two-
unit dwelling.

• Arlington allows a total of 285 permits over 5 years, while we think about 2,300 could be needed, which 
could generate almost 12,000 net new units.

• Income limits and affordable housing fees and mandates
• Inclusionary zoning
• Rental bans or rent control
• Owner-occupancy requirements
• Impact fees
• Anything not required for single-family homes

http://www.aei.org/housing


How to Expand Naturally Affordable Housing With Light Touch Density (LTD)
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Note: An Automated Valuation Model (AVM) estimates a property's sale price at a given point in time. Limited to single family detached homes that 
were built from 2000 to June 2022. Lot sizes are limited to those between 3,000 sq. ft. (14.5 units/acre) and 45,000 sq. ft. (0.97 units/acre). Gross Living 
Areas are limited to those between 1,000 sq. ft. to 10,000 sq. ft.  SFD homes are binned into 10 equally sized bins based on their lot size. We display the 
first and tenth decile. Regression analysis controls for year built and the census tract of the property and uses about 24,000 SFD homes built since 2000. 
Source: AEI Housing Center, www.AEI.org/housing. 

• LTD also applies to single family (SF) greenfield new construction.
• We discovered a near linear inverse relationship between as-built density/lot size, gross living area 

(GLA), and price.
• In short: Higher as-built density that utilizes smaller lots leads to smaller homes, which are less 

expensive. The increased density generates more supply and more property taxes.
• Had all the SF homes built since 2000 been built at 20% higher density, there would be about 3.8 

million more homes today.
• This additional supply would have gone a long way towards alleviating the nation’s supply shortfall 

and would have helped tamp down unsustainable home price growth.
• By-right LTD, if broadly applied in greenfield and in-fill areas, has the potential to unleash a steady stream of 

smaller and lower priced (naturally affordable) homes for decades to come. 
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How to Expand Naturally Affordable Housing With Light Touch Density (Cont.)
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Note: An Automated Valuation Model (AVM) estimates a property's sale price at a given point in time. Limited to single family detached homes that 
were built from 2000 to June 2022. Lot sizes are limited to those between 3,000 sq. ft. (14.5 units/acre) and 45,000 sq. ft. (0.97 units/acre). Gross 
Living Areas are limited to those between 1,000 sq. ft. to 10,000 sq. ft.  SFD homes are binned into 10 equally sized bins based on their lot size. We 
display the first and tenth decile. Regression analysis controls for year built and the census tract of the property.
Source: AEI Housing Center, www.AEI.org/housing. 
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Price by As-built Density: Select Counties

• Most counties have a near linear inverse relationship between as-built density/lot size, gross living area, 
and price.

• We examined the largest 200 metros and found that while the levels of gross living area and home 
prices vary, the relationship remains the same.

• Thus, this relationship can serve as a guidepost for localities as they want to increase their single-
family detached housing supply.

http://www.aei.org/housing


Visit AEI.org/housing 







Land Use Reform at 
the State Level
A Survey of Recent Changes

Charles Gardner
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Growth through Innovation



A Very Brief History of State Involvement 
In Planning and Zoning Reform

● 1920s: Federal Department of Commerce Issues 
Standard State Zoning Enabling Act, “hands the 
keys to the car” to localities, upheld in 1926 Euclid 
v. Ambler decision

● 1970s-1980s: State environmental legislation 
proliferates, adding time, cost and uncertainty to 
housing development; some states 
contemporaneously adopt builder’s remedy laws

● 2016-present: New era of market-based state 
reforms begins in CA with ADU (accessory 
dwelling unit) laws (SB 1069)
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Land Use Laws Can Be Divided Into 
Three Primary Categories

Technical Regulations: These include health and safety 
regulations, often produced by expert committees and 
adopted at the state or national level, such as building codes, 
fire codes, street standards and stormwater ordinances.
Planning and Zoning Regulations: Governing how land 
can be used or the size of structures that can be built within a 
certain designated area, these are adopted by localities 
pursuant to state enabling legislation.
Procedural Regulations: Those rules which establish how 
applications to use land or build structures are approved, 
such as by a zoning board or planning commission.
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Why State 
Intervention?
● Awareness of the exclusionary 

effects of local zoning has grown
● Housing crisis has become a 

nationwide phenomenon
● With localities perceived as slow 

to act, states have been 
increasingly willing to reclaim 
authority over zoning and 
procedure from local jurisdictions



2023: A 
Watershed 
Year for 
Reform

117Growth through Innovation



Notable Developments So Far in 2024
● Successful Efforts: Colorado’s House Bill 1007, 

signed into law by Gov. Polis, prohibits local 
governments from enacting of enforcing 
occupancy limits based on familial relationships.

● Near Misses: Arizona’s bipartisan Starter Homes 
Act, House Bill 2570, would have reduced 
minimum lot sizes to promote homeownership, 
but was vetoed by Gov. Hobbs.

● Other enacted bills in 2024: Maryland, 
Tennessee, Oregon, Virginia, Maine, 
Washington, New Mexico and Utah



California: In a World of Its Own
Since 2016, California has adopted over 100 laws 
intended to increase housing production. Highlights 
include:
• Strengthening the 1969 Housing Element Law, 

Fair Housing laws, the 1979 Density Bonus Law 
and the 1982 Housing Accountability Act

• Establishing CEQA exemptions
• Encouraging ADUs
• Streamlining procedures (including 5 hearing rule 

and increased ministerial approvals)
• Reducing parking minimums



Common Examples of 
Zoning and Procedural 
Reform
● Legalization of ADUs
● Minimum Lot Size 

Reform
● Legalization of small 

multifamily
● Reduction of Parking 

Minimums
● Streamlining Permitting 

Process
● Occupancy Reform
● “Shot Clock” Bills



Example 1: Minimum Lot Size Reform
● Premier example is not a state but a city, Houston, TX, which implemented major reforms in 1998

● Recent examples of reform include VTs S.100, MT’s S.B. 382 and RI’s S.B. 1032

● Variations include certain square footages vs. units per acre, limiting reforms to areas served by 
water and sewer, applying reforms only to larger cities and counties, and others



Problem? We Have a Houston



Example 2: States That Have Legalized ADUs



California ADU Legalization: A Backyard Boom 



Several smaller bills > one ambitious bill?
Major reform packages in NY and CO failed, while MT passed 7 smaller bills 125

States With Notable Successes in 2023-24
● Montana
● Rhode Island
● Washington
● Vermont

States Where Ambitious Proposals Failed
● New York
● Colorado
● Arizona



Other Reforms
A growing trend is a focus on legislative changes 
to technical standards, including reforms like:

● Enabling “single stair” apartment buildings 
(Washington, Senate Bill 5491 and Virginia, 
House Bill 368, as examples)

● Allowing multifamily buildings with up to four 
dwelling units to be subject to the residential 
building code rather than the more onerous 
commercial building code (North Carolina, 
House Bill 488/SL 2023-108)



Looking Forward
● Housing crisis: record high home prices and rents 

are focusing bipartisan attention on housing 
matters 

● Snowball effect: the example of California shows 
tendency of reforms to multiply over time as effect 
of new legislation becomes apparent

● Local motivation: even where state reforms have 
failed, cities have been spurred to action

● Expectation: reforms to land use law have 
continued to be an important part of many states’ 
legislative agendas in 2024



Matt Mitchell
Questions?

Email
cgardner@mercatus.gmu.edu

Twitter
@OldUrbanist



Appendix

Breaking Ground: An Examination of Effective State Housing Reforms in 2023, www.mercatus.org/research/policy-
briefs/breaking-ground-examination-effective-state-housing-reforms-2023. 

Four Elements of a Successful Housing Task Force: Lessons from the Montana Miracle, 
www.mercatus.org/research/policy-briefs/four-elements-successful-housing-task-force-lessons-montana-miracle

Learning from Houston’s Townhouse Reforms, https://www.mercatus.org/research/policy-briefs/learning-houstons-
townhouse-reforms









Jeremy L Susac  •  Lennar Homes  •  May 1, 2024

Blueprint for Better Outcomes



Lennar

Headquartered in Miami, Florida
Building in 26 states & largest homebuilder in Florida

Single-family, Townhomes & Condos plus Active Adult Communities and Next Gen Homes



Goal of Senate Bill 812

• Designed to improve affordability.

• Allow early starts and begin permitting 50% of 
the residential community after an approved 
preliminary plat.

• Leverage the private sector for all regulatory 
approvals.

• More efficient process to meet Florida’s 
affordability issues without sacrificing safety or 
thorough review.

• Grandfathering “Light” of existing programs



Tenants of Senate Bill 812

1. Develop Two-step process - preliminary plat 
and final plat.

2. Begin permitting for 50 percent of community 
after preliminary plat is approved.

3. Leverage the private sector for “plans” review 
and building permits.

4. Legally and Financially Indemnify Locals; and

5. Ensure safety – All construction in accordance 
with the Florida Building & Fire Code, and no 
occupancy until a certificate of occupancy has 
been issued.



Financially Hold HarmlessLegal Indemnification 

• The applicant holds a valid 
performance bond for up to 
130% percent of the 
necessary improvements, as 
defined in s. 177.031(9) 
(streets, gutters, sidewalks, 
or any improvements 
required by government)

• Master planned community: 
up to 130% bond required on 
a phase-by-phase basis

• Applicant developer-builder 
responsible for any damages 
stemming from building 
permit issued prior to final 
plat.

• This extends to their agents 
and employees for any 
disputes resulting from a 
home constructed before the 
approval and recordation of 
the final plat.

Indemnification



Fire CodeBuilding Code

• Florida’s Fire Code require fire 
protection to be on-site before 
combustible materials are delivered.

• Wood frames
• drywall 

• Non-combustible materials and 
improvements:  

• Roads, sidewalks
• Stormwater systems, gutters
• Foundation of home (poured 

concrete, concrete block walls) 

• Florida Building Code applies to 
every structure

• No shortcuts

• No reduced timeframes
• No transfer of ownership until a C.O. 

is issued.

Ensure Safety



Conclusion and Recap
• New program in place by October 1, 2024
• Allow 50% early permitting after an approved 

preliminary plat
• Grandfathering Light
• Leverage private sector for all reviews and approvals
• Indemnify local governments
• Maintain safety through building code and fire code
• No transfer of ownership until a certificate of occupancy
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The Search for Affordable 
Homes in Florida



Every day, Florida welcomes 1,000 new residents into the state1 to take advantage of 
its low taxes, warm weather, beaches, and the growing employment market. With 
housing supply well below demand, housing costs have pushed home ownership and 
rental housing beyond the reach of millions of Floridians. 

Florida’s Low-Income Households
The Shimberg Center for Housing Studies at the University of Florida estimates that 
800,000 low-income households in Florida pay more than 40% of their income in 
rent, well above the conventional affordability threshold of 30%. 

● Once a household spends more than 30% of their income on rent or mortgage 
payments, they are considered “rent burdened.”

The Search for Affordable Homes in Florida



$250K

$400K

Florida’s professional and working families are also being squeezed.  

Figure 1. Change in median home sales prices for houses in Florida2

The Search for Affordable Homes in Florida



Figure 2. Market Rate Rent Comparisons by County January 2020 and 2023 



Housing Choice Voucher 
Program



Vouchers as direct subsidies to qualifying low-income households 
● Households control over location and quality of their housing. 

○ Families and individuals can relocate to homes closer to preferred schools 
and jobs. 

Almost all housing vouchers spending in Florida is Federal: $1.7 billion in 2023. 

In 2021, the Florida Housing Finance Corporation reported spending
● $1.2 billion on vouchers, 
● nearly $200 million more on non-voucher subsidies to tenants (e.g., 

mortgage subsidies, special needs housing assistance, homeless programs), 
and 

● another $1.1 billion on developer subsidies (including housing tax credits, 
project subsidies, affordable housing guarantees, rehabilitation). 

Voucher Spending in Florida



The number of housing vouchers distributed is considerably less than 
the number of voucher-eligible households.

● Voucher Gap: Difference between the number of voucher-eligible 
households and currently available aid

Florida Faces Substantial Voucher “gap”

● How Big? 
○ DeVoe L. Moore Center researchers produced a methodology for 

calculating housing voucher gaps at the county level (FL)
○ Methodology forthcoming in HUD journal CityScape (Data Shop, 

July Issue)



Calculations
Florida’s Statewide Voucher Gap



Calculations
Select FL County Voucher Gaps



The DeVoe L. Moore Center estimates that the total cost to the state of 
Florida to fill the HCV gap would be:

$20 - $30 Billion

Cost to Fill the Gap



Best Practices



Most Florida programs are almost exclusively funded by the federal government. 

State and Local Programs
The National Low Income Housing Coalition (NLIHC), 2023, has inventoried 
❖ 281 state-funded and 
❖ 72 locally-funded housing programs.  

State and Local Vouchers

Florida 
Five state programs focused on capital resources.

Two local tenant-based programs in Miami and 
Jacksonville..   

In Practice



Transparent selection criteria. 
● Publish clear and transparent voucher eligibility and selection preference criteria so that applicants 

know whether they qualify for the program and if they are eligible for preferential selection.
 

Centralize, continuously monitor, and update waiting lists. 
● The average wait time for an eligible household in Florida is 2.2 years, higher than the national 

average. Miami residents might wait up to 14 years! Curating waiting lists, most of which exceed three 
years in Florida, would help ensure only currently eligible families are in line for an award.

Small Area Fair Market Rents. 
● Rather than using county-wide FMRs, moving toward “small area rental rates” could ensure rents 

more clearly match neighborhoods, opening opportunities to relocate to better areas.

Best Practices



Match clients and landlords more efficiently. 
● PHAs can work with potential tenants and voucher award recipients to ensure they can fulfill their 

obligations as tenants to lessen the likelihood of eviction. For example, programs could include 
personal and family finance workshops and courses for potential clients to improve their capacity to 
efficiently manage their finances.

 
Tenant video inspections. 

● Allow for tenant video inspections of units to reduce demands on PHA inspector time and more 
effectively target problems in units needing mitigation. Inspectors can review the video for health and 
safety violations, traveling to units only if they identify potential code violations or other “red flags.”

Best Practices



Thank you for attending.

Questions?



EXTRA



2021 Florida Housing Affordability Program Spending Overview



Ensure housing voucher programs are designed holistically and involve private sector housing providers. 
● Integrate feedback from the key stakeholders—potential tenants, landlords, and PHA staff.

Publish comprehensive but anonymous data on application profiles. 
● Currently, landlords often retain misconceptions about potential tenants based on the bad experiences of 

one tenant, or perceptions of reliability. Help existing and potential landlords more fully understand their 
potential clients, particularly in the area of payment reliability. 

Engage qualified third parties to evaluate programs. 
● Use third-party experts to identify opportunities for program improvements. These third-party evaluators 

can be nonprofit, community-based organizations, universities, or independent consultants.

Adopt consistent, rigorous, and fair eviction policies. 
● PHAs can help ensure voucher recipients understand the terms of their rental agreements and connect 

individuals and families to a broader network of social services for recipients needing additional assistance 
securing employment, overcoming health challenges, or other household issues. 

Policy Recommendations



Public housing for low- and very low-income households has been fraught with 
problems, leading to substantial reductions in government-owned and operated 
housing. 

Vouchers as direct subsidies to qualifying low-income households 
● Households have much more control over the location and quality of their 

housing. Families and individuals can relocate to homes closer to preferred 
schools and jobs. Therefore, gaining mobility between neighborhoods. 

Housing Choice Vouchers



Tenant subsidies account for most federal & state spending on affordable housing. 

In 2021, the Florida Housing Finance Corporation reported spending 
● $1.2 billion on vouchers, 
● nearly $200 million more on non-voucher subsidies to tenants (e.g., 

mortgage subsidies, special needs housing assistance, homeless programs), 
and 

● another $1.1 billion on developer subsidies (including housing tax credits, 
project subsidies, affordable housing guarantees, rehabilitation). 

By 2023, federal spending on housing vouchers in Florida increased to $1.7 billion. 

Florida’s Spending on Vouchers



The DeVoe L. Moore Center estimates that the total cost to the state of 
Florida to fill the HCV gap would be:

$20,008,519,776 - $30,043,589,400 

Cost to Fill Gap


















