
Expanding the Stock of Affordable 
Housing: Missing Middle and 

Missing 4% Tax Credits



Creating an Age-Friendly Community 
and the Role of Housing
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History of AARP



Florida is Aging: 

Percent of Population Age 65+ 2020



Believe they will stay in their home 

and never move

Source: 2018 AARP Home and Community Preferences Survey: A National Survey of Adults Age 18+
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Where people 50+ think they will age

17%
24%

13%

Are not 

sure
Expect to move to a 

different community

Expect to move into a 

different residence 

within their current 

community46%
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Millennials and baby boomers want affordable housing options, 
transportation, and work and volunteer opportunities in their community

Transportation for people who have a disability

Range of volunteer activities

Transportation to and from volunteer activities

Participation by older people in decision-making

66%

62%

61%

53%

53%

50%

Affordable housing options

Equal opportunities to work, regardless of age

Source: 2018 AARP Home and Community Preferences Survey: A National Survey of Adults Age 18+



6

What makes a community a great place to live?

The 8 Domains of Livability
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Developing an age-friendly community: the 
process

Enrollment

Year 1: Conduct a survey 
and listening sessions

Year 2: Create an action plan

Years 3-5: Implementation

Year 5: Progress / status update
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Florida AARP Network of Age-Friendly Communities

Alachua County

Clearwater

Coral Gables

Cutler Bay

Dunedin

Fort Lauderdale

Hallandale Beach

Hollywood

Indian River County

Lakeland

Longwood

Marion County/Ocala

Miami

Miami-Dade County

Miami Lakes

Miami Shores

New Port Richey

Orlando

Palmetto Bay

Pembroke Pines

Pinecrest

Pinellas County

Pompano Beach

Sarasota County

Satellite Beach

St. Petersburg

Tallahassee

Walton County

Wilton Manor

Winter Haven
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The 8 domains: housing

Most older adults want to age in 
place. Doing so is possible if homes 
are appropriately designed or 
modified – and if a community 
includes affordable housing options 
for varying life stages.
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Missing Middle
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Missing Middle Walking Tour: Ft. Lauderdale
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Miami-Dade: Age-Friendly Housing Policy Scan

https://agefriendlymiami.org/housingpolicyscan/

https://agefriendlymiami.org/housingpolicyscan/
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Where We Live series
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AARP: Housing

Website featuring information on US 
housing challenges and solutions to 
ensure that we have housing that 
meets our needs

ADU Toolkit

Videos
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Resources:  www.aarp.org/livable
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Visit us on the web at: 

aarp.org/livable

Connect With Us

Subscribe to our award-winning FREE 

e-Newsletter at:

aarp.org/livable-subscribe

Subscribe to our award-winning FREE 

e-Newsletter at:

aarp.org/livable-subscribe

Laura Cantwell,  AARP Florida

lcantwell@aarp.org



4% Opportunities – With No 

Gap Financing

(Property Tax Abatement Aside)



NAME UNITS Type

Seven Palms 336 AR

Whistler’s Green 218 AR

River Trace 168 AR

Regency Palms 200 AR

Groves of Delray 158 AR

Village at Delray 144 AR

Regency Gardens 94 AR

Lake Weston Point 240 AR

Landon Trace 228 AR

Palmetto New Construction 210 NC

Poinciana New Construction 400 NC

Tiger Bay 96 AR

Enclave at Pine Oaks 228 AR

St. Cloud Village 207 AR

Sawyer Estates 192 AR

Crane Creek 127 AR

Taylor Pointe 168 AR

Chapel Trace 312 AR

Landon Pointe 276 AR

Nassau Bay 492 AR

Orlando New Construction 260 NC

Kissimmee New Construction 300 NC

TOTAL: 5,054 -

Dominium

LIHTC

Florida

Portfolio

= rehabilitation

= new construction



- 9% 4%

LIHTC - -

Available? - -

Subsidy? - -

Debt/Rents - -

Differences Between 4% and 9%



- 9% 4%
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Differences Between 4% and 9%



- 9% 4%
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- 9% 4%

LIHTC Allocated Bond Award/Credits Available

Available? Scarce – 4 or 5:1 Abundant 

Subsidy? Powerful 44% (or less) as Powerful

Debt/Rents - -

Differences Between 4% and 9%



- 9% 4%

LIHTC Allocated Bond Award/Credits Available

Available? Scarce – 4 or 5:1 Abundant 
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Differences Between 4% and 9%



- 9% 4%

LIHTC Allocated Bond Award/Credits Available

Available? Scarce – 4 or 5:1 Abundant 

Subsidy? Powerful 44% (or less) as Powerful

Debt/Rents Low/Low Higher/Higher (to Support Debt)

Differences Between 4% and 9%



What’s Needed for 4% Housing

More Debt – Replace LIHTC Equity

Higher Rents/Incomes – 60% of Median 

Basis Friendly LIHTC Policy

100+ Unit Project - $500,000 Bond Cost



Market Comparison

Orlando Denver Minneapolis

Median Income

4-Person AMI $ 65,100 $ 92,800 $100,000

Gross Rents

60% - 1 BR $ 781 $ 1,044 $ 1,125





Regency Palms –

Preservation Case Study
Acquisition Rehab Performed by Dominium

Providing Quality Affordable Housing Since 1972



Regency Palms – Preservation  

 Property

 200 apartments

 Port Richey 

 Prior LP hands over – Yr. 15

 $2M LP funded to yr. 15

 FNMA debt not paid / default

 50% occupied / fire units

 Sail and Ship loans 

 LP’s wants a soft landing for property & residents
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Property at takeover
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Start

❖ 50% Occupied
❖ Fire Units

❖ Mold Units

❖ Fannie Mae Default

❖ Not a good place to live.

Finish

❖ Average 90-day 

Occupancy: 98.10%

❖ Saved the Soft Financing

❖ $38,353 per home in 

construction.

❖ No other state resources
❖ No 9% LIHTC

❖ No new soft loans
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Regency Palms - Before
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Regency Palms - After



Regency Palms – Port Richey, FL
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