
Florida’s Live Local Act

What It Is and How It Became Law



• We stayed consistent in our fight, in the product and in its worth.

• We made sure to continue to put our message in front of  decision 
makers on a regular basis, through email newsletters, social 
media, digital advertising and earned media.

Overall Strategy: 
Be Consistent but Nimble, Adapting & Changing 

When & Where Necessary



Newsletters Digital Ads Earned Media



Overall Strategy: 
Be Consistent but Nimble, Adapting & Changing 

When & Where Necessary

• We adapted and evolved how we talked about the issue to match political 
shifts.

• To speak to our more conservative audience, we didn’t let it be your 
grandmother’s affordable housing.

• We “rebranded” with an emphasis on terms like attainable and 
workforce housing, with a more economic focused message that 
highlighted the benefit of  workers being able to afford to live where they 
work.



Overall Strategy: 
Be Consistent but Nimble, Adapting & Changing 

When & Where Necessary

• If  there is a cause worthy of  all your time and effort, you also 
have to have the ability to change your strategy to accomplish it.

• It is not about us - it is about the end goal of  the cause, and that’s what 
we started many years ago and what got us here today.



The Three 
Pillars of  

Success

Professional Lobbying

Professional Public Relations

Grassroots Advocacy



Sadowski Coalition and 
Sadowski Affiliates

Sadowski Affiliates are the 
thousands of  organizations 
and individuals working in 
concert with the Sadowski 
Coalition to carry the message 
of  the importance of  housing 
and the need for all Sadowski 
funds to be used for Sadowski 
housing programs. 



“Live Local Act”
Senate Bill 102 

(Calatayud – Miami-Dade)

House Bill 627 
(Busatta Cabrera – Miami-Dade)

Addresses a variety of   issues including 
funding, tax incentives, and substantial 

amendments to the state’s housing strategy.

3/8/23: Passed Senate unanimously
3/23/23: Passed House 103-6

3/29/23: Signed into Law



• Funding. Record $921 million for affordable housing programs.
• Tax incentives. Three new property tax incentives and sales tax exemption 

for specified affordable housing developments. 
• Land use tools. Facilitating affordable housing in commercial, industrial, 

and mixed-use areas & more.
• Publicly-owned land. Encouraging local governments to adopt best 

practices.
• State housing strategy. State guidance on affordable housing policy. 
• Technical assistance. 

Live Local – array of  affordable housing policies



Projected SHIP 
Distribution Estimates 
for 2023-24

SHIP allocation based on SB 102, 
includes DR holdback, uses current 
Catalyst appropriation



Housing Appropriations through the Live Local Act
Final Budget

FY 23-24
Governor
FY 23-24

Senate & House
FY 23-24

Final Budget
FY 22-23

FHFC: SAIL & other 
FHFC

$150,000,000 (recurring)
$109,000,000

(non-recurring)

$121,710,000 $150,000,000 (recurring)
$109,000,000

(non-recurring)

$28,250,000

SHIP $252,000,000 $280,975,000 $252,000,000 $209,475,000

Hometown Heroes $100,000,000

TOTAL TF HOUSING $511,000,000 $402,685,000 $511,000,000 $337,725,000
Hometown Heroes $100,000,000 

(General Revenue)
$100,000,000 (General 

Revenue)
$100,000,000 (General 

Revenue)
SAIL Pipeline Deals $100,000,000 (General 

Revenue)
$100,000,000 (General 

Revenue)
$ to Housing Trust Funds to 
Cover Doc Stamp Revenue 

Shortfalls

$110,000,000 $110,000,000

SAIL $25,000,000 (GR)

Hurricane Recovery $150,000,000 (GR)

TOTAL GR FOR 
HOUSING

$200,000,000 $100,000,000 $200,000,000 $175,000,000

Live Local Tax Donation 
Program

$100,000,000 $100,000,000

TOTAL HOUSING $921,000,000 $502,685,000 $921,000,000 $512,725,000



Housing Appropriations through the Live Local Act

FY 23-24: Live Local Act
• $100 million of  non-recurring General Revenue for SAIL deals in pipeline 

(CHIRP-like), reverting to SAIL if  not used for pipeline
• $100 million of  non-recurring General Revenue for Hometown Heroes
• 10-year redirection of  doc stamps now going to GR redirected to SAIL, $150 

million/year
• 10-year Tax Donation Program of  $100 million per year for SAIL
FY 23-24: Appropriations Act (both House and Senate): 
• $77 million of  General Revenue to Local Government Housing Trust Fund 

to cover Doc Stamp collection shortfalls
• $33 million of  General Revenue to State Housing Trust Fund to cover Doc 

Stamp collection shortfalls



How the extra $150 million/year for 10 years for SAIL will be spent

Notes: 
• FHFC will have the discretion to issue RFAs for this $150m
• Local governments, developers, & advocates should follow the FHFC RFA process 

and start planning for local projects to support

70% for 
projects 
that:

Rehab/new construction

Addressing urban infill

Provide for mixed-use housing

Provide housing near military installations

30% for 
projects 
that:

Use or lease public lands

Address needs of  adults aging out of  foster care

Meet needs of  elderly persons

Provide housing in areas of  rural opportunity



1. Local option affordable housing property tax exemption
2. Nonprofit land used for affordable housing with a 99-year ground lease
3. “Missing middle” property tax exemption

Property tax incentives in the Live Local Act



1. Local option affordable housing property tax exemption

• Authorizes local governments to provide property tax exemptions for 
specified affordable housing developments. 

• Eligible developments: 
• Contain at least 50 or more units
• At least 20% of  the units must be affordable to households at or below 60% AMI

• Tax exemptions only apply to the affordable units
• Property tax exemptions allowed are based on % of  affordability 

• <100% of  the units are affordable = up to 75% property tax exemption:
• 100% of  the units are affordable = up to 100% property tax exemption



1. Local option affordable housing property tax exemption

• Other provisions:
• Maximum rents based on HUD’s Multifamily Tax Subsidy Projects 

Income Limits or 90% of  Fair Market Value as determined by a local 
rental market study, whichever is less

• Proscribes provisions an application form for the exemption must 
contain

• City or counties must post list of  properties that receive the exemption 
on its website

• Exemption authorized by City or County expires “before the fourth 
January 1 after adoption”; can be renewed after expiration

• Penalties for noncompliance



• New s. 196.1978(1)(b)
• Property tax exemption applies to land owned entirely by a nonprofit that:
• 1) is leased for a minimum of  99 years
• 2) is predominately used to provide affordable housing to households up 

to 120% AMI
• Land is considered “predominately used” for affordable housing if  the 

square footage of  the improvements on the land for affordable housing is 
greater than 50% of  all the square footage of  the improvements

• Tax exemption is for the land only – not the improvements

2. Nonprofit land used for affordable housing w/99-year ground 
lease exemption



• New s. 196.1978(3)
• Provides a property tax exemption to “newly constructed” multifamily 

developments that have more than 70 affordable units for households up 
to 120% AMI 

• Tax exemption only applies to the affordable units
• Tiered property tax exemptions:

• Units affordable to 80-120% AMI = 75% property tax exemption
• Units affordable to <80% AMI = 100% property tax exemption

3. “Missing middle” property tax exemption



• Other provisions
• Maximum rents based on HUD’s Multifamily Tax Subsidy Projects 

Income Limits or 90% of  Fair Market Value as determined by a local 
rental market study

• Statute provides process for applying for exemption
• Units subject to an agreement with FHFC to provide affordable housing 

to ELI, VLI, and LI households are not eligible for this exemption
• Penalties for noncompliance

• The intent of  this provision is to incentivize non-FHFC subsidized 
affordable developments

3. “Missing middle” property tax exemption



Comparing the “Missing Middle” exemption and the 
Local Option Property Tax Exemption

Section 8 “Missing Middle” Property Tax 
Exemption

Section 9 Local Option Property Tax 
Exemption

Local discretion? No Yes

Type of  development Multifamily rental developments w/more 
than 70 affordable units

Must be “newly constructed” as defined by 
the Act.

Multifamily rental developments w/50 or 
more units that set aside at least 20% of  the 
units as affordable housing.

Does not have to be “newly constructed” –
can apply to existing development.

Affordability requirement More than 70 units must be affordable of  not 
less than three years after exemption granted

At least 20% of  the development must be 
affordable

Income eligibility Up to 120% AMI Up to 60% AMI

Rent limit No more than rent limit chart derived from 
the Multifamily Tax Subsidy Projects Income 
Limits published by HUD or 90% of  fair 
market value rent as determined by a local 
rental market study

No more than rent limit chart derived from 
the Multifamily Tax Subsidy Projects Income 
Limits published by HUD or 90% of  fair 
market value rent as determined by a local 
rental market study

Exemption authorized Units at 80-120% AMI = 75% exemption
Units <80% AMI = 100% exemption

Up to 75% exemption if  fewer than 100% of  
units are affordable
Up to 100% exemption if  100% of  units are 
affordable



Preemptions in the Live Local Act
1. Rent control prohibited.
2. Land use preemption for certain affordable housing developments in 

commercial, industrial, and mixed-use zones. New F.S. 
125.01055(7)/166.04151(7).



A local government cannot regulate the use, density, or height of  an 
affordable housing development if  a proposed rental project is:
• Multifamily or mixed-use residential in any area zoned for commercial, 

industrial, or mixed use;
• At least 40% of  units are affordable for households up to 120% AMI 

for at least 30 years
• If  mixed-use, at least 65% is residential

Local government cannot require a development authorized under this 
preemption to obtain a zoning/land use change, special exception, conditional 
use approval, variance, or comp plan amendment for use, density, or height.

Land use standards –
Affordable housing in commercial, industrial, and mixed-use zones



Land use standards –
Affordable housing in commercial, industrial, and mixed-use zones

Affordable housing developments allowed under this preemption are entitled to:

Use

• Allowed to build 
multifamily rental or 
mixed-use in 
commercial, 
industrial, or mixed-
use zones without a 
zoning or land 
development change

Density

• Highest density 
allowed on any land 
in the City or County 
where residential 
development is 
allowed 

Height

• Highest currently 
allowed height for a 
commercial or 
residential 
development within 1 
mile of  the proposed 
development or 3 
stories, whichever is 
higher



Additional provisions:
• All other state and local laws apply.
• Ex) setbacks, parking, concurrency, max lot coverage, environmental 

all still apply – all of  which can indirectly limit density and height
• If  a proposed project satisfies the existing LDRs and comprehensive 

plan for multifamily developments, project must be administratively 
approved

• LGs must consider reducing parking requirements if  project within one-
half  mile of  a major transit stop

• If  project located in a certain city or county that has less than 20 percent 
of  total land use designated for commercial or industrial use, only 
mixed-use residential is allowed with this tool.

Land use standards –
Affordable housing in commercial, industrial, and mixed-use zones



What should local governments do now re: these land use 
standards for AH?
• Start studying your City or County’s commercial, industrial, and 

mixed-use sites that could utilize this new statutory tool
• Examine your:

• Future land use maps and zoning codes
• Height and density regulations 
• Other zoning barriers (setbacks, parking, max lot coverage, 

etc.) that might limit the use of  this tool
• Ask:

• How much land is eligible for this new tool?
• What types of  projects can be expected on eligible parcels?
• How can the City/County facilitate affordable housing on 

eligible parcels?



“HB 1339” (2020) land use tool amended
F.S. 125.01055(6)/166.04151(6): currently allows local government to approve 
affordable housing developments on any parcel zoned for a residential, 
commercial, or industrial use without needing a rezoning or comprehensive 
plan amendment. 

What SB 102 does:
• Strikes out “residential”
• Removes the prohibition on SAIL funded projects



Comparing the new land use tool in SB 102 (2023) and HB 1339 (2020)

F.S. 125.01055(7)/166.04151(7) 125.01055(6)/166.04151(6) – as 
amended by the Live Local Act

Local discretion? Not for use, density, and height Yes

Eligible zones Commercial, industrial, mixed-use Commercial, industrial

Types of  development Multifamily rental or mixed use 
residential 

Any multifamily or mixed-use 
residential project (rental or 
ownership) 

Affordability requirement At least 40% of  the units must be 
affordable for 30 years

At least 10% of  the units must be 
affordable

Local authority Preempted on certain standards 
regarding use, height, or density

All other state and local laws apply

Discretion to regulate in any 
manner



Live Local Deep Dive – Using publicly-owned land for AH
Sections 4 & 7

Background: F.S. 125.379/166.0451 – Florida’s “surplus land” laws
• Requires every city and county, at least every three years, to identify publicly-

owned lands that are “appropriate for use as affordable housing” 
• Lands identified as “appropriate” for affordable housing are to be placed on 

an affordable housing inventory list 
• Lands placed on the inventory list may be used for affordable housing 

purposes
Caveats:
• Publicly owned land does not have to be on this inventory list to be used for 

AH
• Goal of  the statute is transparency/accountability with the spirit of  using 

more publicly owned land for affordable housing



Live Local Deep Dive – Using publicly-owned land for AH

The Live Local Act amends the state’s “surplus land” laws to newly apply to all 
dependent special districts.

• “Dependent special district” defined at s. 189.012
• Examples of  dependent special districts:

• Community redevelopment agencies (CRAs)
• Port authorities
• Neighborhood improvement districts
• Housing authorities 
• Water and sewer districts
• Special taxing districts

• See handout for complete list of  dependent special districts in Florida (615 in 
total)

• Development authorities
• Water and sewer districts
• Soil and water conservation 

districts



Live Local Deep Dive – Using publicly-owned land for AH

• Requires local governments to make the inventory list of  properties appropriate 
for affordable housing publicly available on its website. 
• Encourages local governments to adopt best practices for surplus land 

programs, including:
• “a) Establishing eligibility criteria for the receipt or purchase of  surplus 

land by developers; 
• b) Making the process for requesting surplus lands publicly available; and
• c) Ensuring long-term affordability through ground leases by retaining the 

right of  first refusal to purchase property . . . and by requiring reversion of  
property not used for affordable housing within a certain timeframe.”



Section 4 & 7 opportunities

• Makes more publicly owned land available for permanently affordable 
housing development
• Increases transparency for affordable housing land inventory lists and 

processes 
• Improves land disposition procedures through best practices
• Better partnerships with nonprofit housing developers



Encouraging local governments to adopt best practices 
• Section 26 of  the bill has several provisions encouraging local governments 

to adopt best practices on their own – these provisions may form the basis 
of  preemptions in future Legislative sessions. These provisions include:
• “Local government shall provide incentives to encourage the private sector to be the 

primary delivery vehicle for the development of  affordable housing.” (lines 1927-1929)
• “Local governments should consider and implement innovative solutions . . . Innovative 

solutions include: (lines 1937-1957)
• “Utilizing publicly held land to develop affordable housing . . .”
• “Community-led planning that focuses on urban infill, flexible zoning, 

redevelopment of  commercial property into mixed-use property . . .”
• “Project features that maximize efficiency in land and resource use, such as high 

density, high rise, and mixed use.”
• “Modern housing concepts such as manufactured homes, tiny homes, 3D-printed 

homes, and accessory dwelling units.”


