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Timeline

 8/16 –City Commission Public Hearing regarding 
LDC update

 9/20 –Transmittal Hearing to send Comprehensive 
Plan Amendments to the State (Delayed till 10‐18 
and directed staff to hold 4 additional meetings 
across the City) 

 10/18 ‐Transmittal Hearing to send Comprehensive 
Plan Amendments to the State (Delayed till 11‐29 to 
receive results of meetings before making a decision)

 11/29 –Transmittal Hearing for the Comprehensive 
Plan Amendments

 2/7/19 – Earliest possible date for adoption hearing if 
the City Commission moves the Comprehensive Plan 
amendments forward tonight
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Open Houses
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Open Houses

 4 Open Houses

 171 citizens signed‐in 

 18 citizens attended multiple 
open houses

180199



Affordable 
Housing 
Programs
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District 1 
Open House
Responses

Affordable Housing is…

 Needed for the future of Gainesville

 I thought it is to help lower income but I find it means 
something else

 Is a good thing

 For Families

 Housing based on income

 Adequate housing for everyone

 OUR MORAL RESPONSIBILITY 

Affordable Housing strategies for Gainesville

 Codes Enforcement

 Come EAST

 Free up vacant lots + abandoned houses for rehab and 
purchase

 Rip up our neighborhoods that have affordable housing 
and build apts for rich students No Thank You

 Do more research! Educate…

What would you change…

 Lack of housing options for professionals

What I like about GNV RISE

 Development Flexibility

 Can not be trusted

 It will create opportunities for families to live in great 
neighborhoods
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District 2 
Open House
Responses

Affordable Housing is…

 Possible with repair of homes that need a little insulation 
or repair

 Listen to Housing Authority 

 SAFE

 Option for small homes

 Homes for families

 Actually Affordable 

Affordable Housing strategies for Gainesville

Wendy’s plan for destroying Gainesville… must be 
stopped. 

 Fight to get SHIP Fund $ for rehab of family houses

 Start where the July forum indicated the city would‐with 
a real plan to prioritize strategies, coordinate efforts, 
engage the public & inventory what’s available, what’s 
working, then ensure longevity of implementation & 
review. 

 Repair existing Housing!

 Fix up Existing houses

We should raise money locally for affordable housing

 Plenty of old falling down homes in Stephen Foster.

 Subdivide large lots and build new affordable homes. 

What would you change...
 City officials/staff need name tags that say their position!

 No bungalows in single family neighborhoods!

 The plan will lower the values of our homes + destroy our family finances

 We do not want 15 bungalow court houses for neighbors

 Promote preservation of housing sock, as a policy discourage demolition, 
encourage renovation for many reasons, Stay out of established 
neighborhoods (They are communities & a big part of the solution. 

 As proposed, it entails a form of spot zoning‐ but skips the notice to property 
owner & the hearings. It fuels speculation & is based on no apparent analysis‐
it’s experimental. 

 It would only be approved on properties of 10 acres or more, with minimal to 
no demolitions and DRB approval. 

 No live/work units in residential zoning districts‐They are mixed use‐we have 
home offices. 

 We are angry about the form of this meeting. You are letting us talk to staff 
who will distort our opinions. 

What I like about GNV RISE

 Spreads affordable housing across city. 
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District 3 
Open House
Responses

Affordable Housing is…
 Needed

 TOO RESTRICTIVE

 Its needed butt…

 Absolutely Necessary 

 Probably a curse word to realtors assns.

 Miami Developer Plot (They also drew a picture of money)

 The way to destroy our neighborhoods

 Needed

 Can be done

 Fair

 Priority

 TOO DIFFICULT TO FIND

 Do‐able 

 NEEDS REAL FUNDING!!!

 The only winners are the Miami Developers who are on the way to Gainesville and their 
stooges. 

Affordable Housing strategies for Gainesville

 GET A REAL PLAN

 ID available properties use tiny housing when possible use 
modular construction 

 GET SOME + LET R.I.S.E. FALL

What would you change...
 Let us stay in our neighborhoods of choice

 It is cheaper to insulate + fix up the older houses where families have lived for generations

 Our homes will lose their value… BIG TIME.

 GET A FUNDED PLAN

 GET ANOTHER PLAN THAT WILL WORK

 LET R.I.S.E. FALL OR IT WILL FAIL!

 ‐Developers –Realtors –Developers

 Store on bottom next to my house

 Townhouse next to my house

 Need to either buy  land + try new development. 2) Try new empty building to place family. 

 MONEY GRUBBING REALTORS

 Money grubbing realtors

 GENTRIFICATION GENTRIFICATIONGENTRIFICATION

 WHO IS GETTNG PAID OFF? FIND OUT!!

What I like about GNV RISE

 NOT MUCH! I like ADUs

Will DESTROY our family neighborhoods

 It seems to provide options

Will protect Gainesville from greed

 NOmulti family in single family neighborhoods

Why no seating even after the topic was brought up at a 
commission meeting?

We are uniformly opposed to this plan‐ renovate housing rather 
than replace. Character of neighborhoods should be preserved. 
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District 4 
Open House
Responses

Affordable Housing is…
 $100/momortgages‐ owner occupied

 A complicated and complex issue

 A moral issue

 Les see… What did Jesus say?

 Different for every one

 … Not necessarily addressed much by GNV RISE

 Sustainable

 … An important problem for our city to address

 Incomplete without affordable utilities 

 Affordable without subsidy

 What will keep Gainesville a place where a diverse mix of interesting people live and make art. 

 Much Needed!

 Housing that doesn’t consume more than 30% of your income

 NOT DEFINED!

 Equitable

 Essential in all locations in our city

Affordable Housing strategies for Gainesville
 Utilize derelict properties‐ redevelop for low‐income or transitional housing

 Tap private funding sources for housing rehab. (rehab abandoned properties)

 Think local, act local. Credit system too

 City run RV parks

 Promote redevelopment on & In core activity centers

 Don’t tear down affordable housing and build wealthy rentals and then call it 
affordable housing

 Support local development agencies –NHDC

 Spread the word on positive opportunity from diversity

 Support Community land trusts

 Must keep citizens at the forefront!

 Get a bond issue to support housing rehab

 Community land trust

 Lower market entry costs & Impact fees to promote home ownership

What would you change...
 Seems like a threat to established “middle income” neighborhoods

 All of it

 1) possible distraction of historic neighborhoods 2) eliminate live/work units 3)work with 
committees 

 What data support the good or harm it could cause?

 Simplify + encourage 18‐yr olds to buy homes

 Concentrates power to change zoning in the hands of staff

 Stop debating start doing!

 It needs more evidence based analysis

 If the Dept of doing is involved it is bound for failure

 Remove live/work changes

 Tell us how you will enforce the affordable housing with the developers

 Seems to guarantee more expensive housing + not enough affordable housing

 Vagueness & generality without careful definitions, Potential results‐ 1)exploitation by 
developers (who care not for affordable housing) 2)loss of tree cover 3) problems with live 
work units 4) harm to present homeowners

 Language around live‐work units is too vague is too vague u/r/t what’s allowed in 
neighborhoods

What I like about GNV RISE

 The good intentions

More openness about better explanations

 If it really provides affordable housing & redistributes poverty, I 
like that. 

 It makes an effect to address affordable housing

 Recognizes there is a problem

 It promotes urban opportunity in the core city

 It directs growth towards where there are existing jobs and 
infrastructure (it’s anti‐sprawl) 

 I don’t trust it
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Survey Results
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How important 
do you think it is 
for all residents of 
Gainesville to 
have access to 
safe and 
affordable 
housing?
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How do you 
feel about your 
current housing 
situation?

 Answered: 549    Skipped: 0
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Which of the 
following have you 
personally had to 
do in the past 
three years 
because you were 
struggling to be 
able to pay your 
rent or mortgage?

 Answered: 549    Skipped: 0
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Do you think 
housing 
affordability is a 
problem in 
Gainesville?

 Answered: 549    Skipped: 0

180199



How much do 
you think can 
be done to 
solve the 
problem of 
housing 
affordability?

 Answered: 549    Skipped: 0
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How important do you 
think it is for the City 
Commission to address 
the problems related to 
issues of housing 
affordability and people's 
ability to buy or rent 
housing that meets their 
needs in all areas and 
neighborhoods of 
Gainesville?

 Answered: 549    Skipped: 0
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How much of an 
impact do you 
think people's 
ability to access 
housing that is 
affordable, both to 
buy and to rent, 
has on the 
economy overall?

 Answered: 549    Skipped: 0
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What types of 
strategies do you 
think the city 
should use to 
address the 
problems of 
housing 
affordability?

 Answered: 549    Skipped: 0
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What kinds of 
affordable 
housing do you 
think the city 
needs?

 Answered: 549    Skipped: 0
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Where do you 
think new 
affordable 
housing should 
be built?

 Answered: 549    Skipped: 0
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Do you rent or 
own your place 
of residence?  Answered: 538    Skipped: 11
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What is your 
current age?  Answered: 540    Skipped: 9
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How many 
people live in 
your home?  Answered: 540    Skipped: 9
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How many 
children under 
age 18 live with 
you?

 Answered: 540    Skipped: 9
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Please describe 
your family’s 
yearly income.  Answered: 529    Skipped: 20
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Affordable Housing Challenges 
and Strategies
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Thousands of low-income households in Gainesville are cost burdened...

Source: Shimberg Center analysis of U.S. Census Bureau, 2016 American Community Survey. Results are for Alachua County (Central) – Gainesville City Central Public Use Microdata Area (PUMA), 
which approximates city limits.

Cost Burdened Households by Income as a Percentage of Area Median Income 
(AMI), Gainesville, 2016
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…even without counting students.

Source: Shimberg Center analysis of U.S. Census Bureau, 2016 American Community Survey. Results are for Alachua County (Central) –
Gainesville City Central Public Use Microdata Area (PUMA), which approximates city limits.

Cost Burdened Households by Income as a Percentage of Area Median Income (AMI), 
Gainesville, 2016 (Excluding Student-Headed Households)
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Rents outpace wages for many occupations in the Gainesville 
metropolitan area.

Sources: Florida Agency for Workforce Innovation, 2017 Occupational Employment Statistics and Wages; U.S. Department of Housing and Urban Development, 2017 Fair Market Rents; 
U.S. Social Security Administration

Affordable	Rents	for	Median‐Wage	Workers	vs.	2‐Bedroom	Fair	Market	Rent,	Gainesville	Metropolitan	
Area,	2017

 Based on median wage for occupation

 Maximum rent = 30% of monthly salary

 Compared to HUD Fair Market Rent for 2-bedroom unit

$220 
$415 

$465 
$484 
$488 

$519 
$522 
$527 

$545 
$567 
$575 

$595 
$614 
$621 

$664 
$674 

$732 
$748 

$761 
$860 
$871 
$878 

$0 $100 $200 $300 $400 $500 $600 $700 $800 $900 $1,000

SSI Disability
Social Security Retiree

Cashiers
Retail Salespersons

Preschool Teachers,
Janitors and Cleaners

Maids and Housekeeping Cleaners
Laundry and Dry-Cleaning Workers

Landscaping and Groundskeeping Workers
Cooks

Taxi Drivers and Chauffeurs
Security Guards

Construction Laborers
Receptionists and Information Clerks

Tellers
Hairdressers, Hairstylists, and Cosmetologists

Pharmacy Technicians
Secretaries and Administrative Assistants

Painters
Automotive Service Technicians and Mechanics

Electricians
2 Bedroom Fair Market Rent

Max. Affordable Rent

Shimberg data

180199



 1,620 2-9 
unit 
properties, 
mostly 
duplexes

 Urban 
location

 Most built 
1970-1989

 Lower value 
(average 
assessed 
value $47/sf 
compared to 
$70/sf for 
single 
family)

Small multifamily buildings provide naturally occurring 
affordable housing in central locations.

Shimberg data
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Assisted and Public Housing 

 Funders
 Florida Housing 

Finance Corporation
 HUD (Multifamily and 

Public Housing)
 Local Housing Finance 

Authority

 38 developments

 3,403 affordable units

Shimberg data
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Assisted Housing: Need for Preservation

 7 developments with 697 affordable units lost since 1999
 Expiring subsidies
 Deterioration & default

 Older properties in the current inventory may need 
preservation

 11 developments, 481 units
 Built before 1989
 No additional capital subsidies in last 20 years

Shimberg data
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Property Values
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Property Values
Trulia/HUD
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Property Values

Furman Center 
of New York 
University
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Gentrification

180199



NYU 
Furman 
Center 
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Creating and 
Preserving 
Affordable 
Housing in 
Gentrifying 
Areas

Strategy 1: Use of City Owned Land

a) Ground Leases: long‐term leases of city‐owned land that 
include an affordability requirement. 

b) Mechanisms to Restrict Use after Sale: deed restrictions or 
agreements that limit the use of formerly city‐owned land 
to affordable housing. 

c) Community Land Trusts: cooperatively owned entities that 
hold formerly city‐owned land (and other land) in trust to 
maintain affordable homeownership or rental properties.

Strategy 2: Use of Other City Resources

a) Housing Subsidies: the prioritized use of subsidies for new 
construction and preservation of housing in gentrifying 
areas. 

b) Property Tax Benefits: a property tax benefit for landlords 
who provide low‐rent housing or for low‐income 
homeowners facing sudden increases in property taxes.
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Creating and 
Preserving 
Affordable 
Housing in 
Gentrifying 
Areas

Strategy 3: Harnessing the Market 

a) Inclusionary Zoning: a zoning bonus or requirement 
that results in the inclusion of affordable units in 
newly developed multifamily properties. 

b) Linkage Fees: a requirement for certain types of 
new development—often commercial—resulting in 
fees paid into an affordable housing trust fund.
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Assisting 
Tenants at 
Risk of 
Displacement 

Strategy 1: Regulating the Landlord/ Tenant 
Relationship 
a) Rent Regulation: caps on the amount rent can be 

raised in the privately owned, unsubsidized housing 
stock. (Currently prohibited by state law)

b) Other Regulations of Tenancy: strengthening 
tenants’ rights, including limits on permissible 
eviction circumstances, requirement of longer‐term 
leases, and/or creation of tenants’ rights during sale 
of a unit. 

c) Anti‐Harassment Laws: laws prohibiting harassing 
behavior and creation of affirmative enforcement 
mechanisms. 

d) Know and Enforce Your Rights Assistance: legal and 
organizing services for tenants, and wide and public 
dissemination of tenants’ rights disclosures.
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Assisting 
Tenants at 
Risk of 
Displacement 

Strategy 2: Assistance for Households that Move 

a) Preferences for Subsidized Housing: preferences 
for available subsidized units for individuals 
vulnerable to displacement. 

b) Relocation Assistance and Regulation of Buyouts: 
payments to displaced tenants (either legal 
requirement or regulation of informal “buyouts”) 
and counseling services to help with apartment 
search and application process. 

c) Unified Tenant Screening Report: common 
application and criteria for rental units negotiated 
with landlords and tenants’ groups. 
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University of 
Illinois study

“The Impact of a Minimum Wage 
Increase on Housing Affordability in 
Illinois”
Key Findings:

 Increases to the minimum wage for low‐income 
workers reduced the % of cost burdened home 
owners and renters.
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Durham, NC 
Marian Cheek 
Jackson Center
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Sample layouts
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3-BR

3-BR

3-BR

6-BR

6-BR
5-BR

3-BR

3-BR

3-BR

3-BR

4-BR

4-BR

1-BR
1-BR

1-BR
1-BR

1-BR
1-BR

Current Code Site Plan

 26 Bedrooms (Total)
 More 5 and 6 bed 
units
 Not enough depth for 
front porches
 No affordable 
housing

GNV RISE Site Plan

 26 Bedrooms (Total)
 More smaller units
 Affordable housing 
reserved

GNV RISE 
layout
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GNV RISE 
layout

GNV RISE

1.5 acre lot , RSF‐3 zoning
Flexible Lot Standards
15 total lots created
17 potential units 
2 lots with potential duplexes
Minimum 12 points needed to gain lot 
flexibility (Area, Depth, Width)
2‐6 or 10% ‐ 30% potential affordable 

housing units 

1.5 acre lot , RSF‐3 zoning
Minimum lot size: 60’x90’
9 single family lots created

9 housing units gained

180199



GNV RISE 
layout

Demand for the 
development of smaller 
affordable single family 
units in Gainesville
(Actual Proposal)
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Tanglewood
Cluster 
Subdivision

Unit 

phase

Lots per 

phase

1 125

2 98

3 85

Total 308
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Comp Plan 
Amendment

Amendment:
Policy 1.1.7 The Land Development 
Code must include regulations that 
incentivize the provision of affordable 
housing by providing density bonus 
allowances, which may allow densities 
that exceed the maximum limit of 
units/acre established in Policy 4.1.1. 
In lieu of regulating density by 
units/acre, such incentive provisions 
may regulate density through 
building form (such as height and lot 
coverage) for multi‐family or mixed‐
use buildings or through the 
allowance of additional lots within 
subdivisions.
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Comp Plan 
Amendment

Amendment:

Single‐Family (up to 8 units per acre)

This land use category shall allow single‐family detached dwellings at densities up to 8 
dwelling units per acre. Land development regulations shall provide criteria for the 
siting and design of other housing forms such as bungalow courts, accessory dwelling 
units, attached single‐family, live/work units, and similar compatible residential 
housing types.The Single‐Family land use classification identifies those areas within 
the City that, due to topography, soil conditions, surrounding land uses and 
development patterns, are appropriate for single‐family development. Land 
development regulations shall determine the performance measures and gradations 
of density. Land development regulations shall specify criteria for the siting of low‐
intensity residential facilities to accommodate special need populations and 
appropriate community‐level institutional facilities such as places of religious 
assembly, public and private schools other than institutions of higher learning, and 
libraries. Land development regulations shall allow home occupations in conjunction 
with single‐family dwellings under certain limitations.
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Comp Plan 
Amendment

Amendment:

Residential Low‐Density (RL): up to 15 units per acre 

This land use category shall allow dwellings at densities up to 15 units per acre. The 
Residential Low‐Density land use category identifies those areas within the City that, 
due to topography, soil conditions, surrounding land uses and development patterns, 
are appropriate for single‐family development, particularly the conservation of 
existing traditional low density neighborhoods, single‐family attached and zero‐lot 
line development, live/work units and small‐scale multifamily development. Land 
development regulations shall determine gradations of density, specific uses and 
performance measures. Land development regulations shall specify criteria for the 
siting of low‐intensity residential facilities to accommodate special need populations 
and appropriate community level institutional facilities such as places of religious 
assembly, public and private schools other than institutions of higher learning, and 
libraries. Land development regulations shall allow home occupations; accessory 
units in conjunction with single‐family dwellings; and bed‐and‐breakfast 
establishments within certain limitations.
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Recommendation
Transmit the proposed 
Comprehensive Plan amendments 
to the Department of Economic 
Opportunity 
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