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SECTION C
HOUSING ELEMENT

A. INTRODUCTION

Housing is an important element in the analysis of present and future characteristics of a
community. The type, structure, and condition of an area's housing stock influence the
community's quality of life. Neighborhoods play an important part in determining the vitality,
stability, and way of life of the residents within a community. A stable community offers a
variety of housing units that appeal to a wide range of age groups, income levels, and family
sizes. A proper mix of different housing types and housing which lends itself to accommodating
different life styles helps to encourage the development of a well-balanced community. Without
a heterogeneous population, a community is limited in the most efficient allocation of economic
resources necessary to sustain a valuable, economically vibrant community.

Housing also impacts the economic strength of a community and provides a basis for directing
the manner and type of economic development within an area. Since housing helps determine
the economic strength of a community, it should be the objective of the County to protect exiting
housing values and develop policies that result in the appreciation of existing neighborhoods. In
addition, the objective of new development should be to contribute to favorable quality of life
conditions within the community, as well as reduce housing deficiencies that presently exist.

1. Purpose of the Element

The purpose of the Housing Element is to develop appropriate plans and policies to meet
identified or projected deficits in the supply of housing for moderate income, low
income, and very low income households, group homes, foster care facilities, and
households with special housing needs, including rural and farmworker housing. These
plans and policies address County-initiated activities as well as provide direction and
assistance to the efforts of the private sector. In more general terms, the purpose of this
Element is to address an issue most basic to the quality of life in Putnam County, i.e.
adequate and affordable housing.

In order to describe the County’s housing stock pursuant to 9J-5, the Element provides
information on Putnam County’s housing characteristics, including housing-stock
inventory, housing tenure, housing affordability and historical housing. Pursuant to 9J-5,
the Element also addresses the need for housing by analyzing characteristics of County
households and projecting housing needs based on future population trends, household
size and income ranges. This analysis is useful in defining whether housing affordability
is a problem in the County.

The Element takes into account the Housing Goals and Policies of the State
Comprehensive Plan and the Regional Policy Plan and proposes Goals, Objectives and
Policies designed to work toward compliance with such parameters.

While the private-sector housing industry provides the County’s housing stock, the
governmental sector (County) is responsible for implementing the overall regulatory
framework within which the private sector must operate. This Element contains goals,
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objectives and policies that facilitate the provision to adequate and affordable housing for
all Putnam County residents.

2. Growth Trends

According to the Census Bureau, Putnam County had 70,423 residents in 2000, 55,544 of
which lived in the unincorporated area of the County. The majority of the County’s
growth occurred between 1970 and 1980 when it increased by approximately thirty-nine
(39) percent (from 36,424 to 50,549). In 1980, the population growth began to slow
down again (29%increase from 1980 to 1990). The population in the County increased
by 119% over the past 40 years while the unincorporated Putnam County increased by
206%. The population living within unincorporated Putnam County increased by thirty-
nine (39) percent between 1980 and 1990, and by ten (10) percent between 1990 and
2000. The State of Florida experienced the largest increase in population between 1970
and 1980, when the population increased by forty-four (44) percent.

Table C-1 shows population figures for the County, unincorporated area and the State for
the last 40 years. Table C-2 shows the population projections. Population Projections
prepared by the Shimberg Center for Affordable Housing indicate a population of 74,496
for the County and 59,147 for unincorporated Putnam County for the year 2010, and
76,898 for Putnam County and 61,243 for unincorporated Putnam County for 2015. The
housing element data and analysis is based on permanent population projections.

The following sections analyze how the growth in Putnam County has impacted the
provision of housing, and what can be expected in the next ten years.

HOUSING INVENTORY

As previously stated, the initial step in this Element is to provide a description of the housing in
Putnam County. This section deals with the characteristics and conditions of the existing
housing stock in the County, the availability of subsidized housing developments, the protection
of significant housing, and housing construction activity. The primary data sources for this
information were the Shimberg Center for Affordable Housing, the Bureau of Economic and
Business Research, and the 2000 Census. In some instances, data from the 1990 Census is also
mentioned.

1. Existing Housing Characteristics

a. Age of Housing Stock

The County housing stock is predominantly of recent construction.
Approximately seventy-six (76) percent of the housing units in the unincorporated
area were built between 1970 and 2000. The percentage in the County as a whole
was slightly lower, indicating that there may be older units within the County
municipalities. As shown on Table C-3, while there were approximately three
hundred (300) units being built per year in the sixties, the housing construction
activity went up to almost seven hundred (700) per year in the seventies and
almost 760 by the eighties. The trend slowed down in the nineties to
approximately six hundred per year.
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According to the 2000 Census, units built prior to 1960 (now 45 years and older)
constitute sixteen (16) percent in the County and twelve (12) percent in the
unincorporated area.

b. Dwelling-Unit Types

Table C-4 shows that, in 2000, approximately forty-six (46) percent of the
housing stock in the unincorporated portion of the County were single-family
homes, almost fifty-two (52) percent were mobile homes, and one (1) percent
were multifamily units. Comparing the 1990 and 2000 Census figures, it can be
observed that there was a slight increase in the proportion of mobile homes and
multi-family in both the unincorporated area and the County as a whole.
Compared with the overall County proportion of mobile homes, the
unincorporated area has a higher percentage of such structures.

c. Housing Tenure

This category describes the types of occupancy of dwelling units within the
County. Table C-5 provides 1990 and 2000 data on the tenure of housing in the
County and unincorporated area. As shown on the table eighty-two (82) percent
of the homes in the County were occupied in 2000, and eighty-one (81) percent in
the unincorporated area were occupied in 2000. Of the unincorporated area’s
22,119 occupied housing units, eighty-five (85) percent were owner-occupied;
and fifteen (15) percent were renter-occupied (80 and 20 for the entire County,
respectively). Compared to the 1990 figures, the breakdown of owners and
renters has remained relatively unchanged.

At the time of the 2000 U.S. Census, about nineteen (19) percent of the units
within the unincorporated area were found to be vacant. This figure was higher
than the County’s, where eighteen (18) percent of the housing units were vacant.

There were 5,170 vacant units in the unincorporated area in 2000. Of those
vacant units, eight (8) percent were for rent, eleven (11) percent for sale, eight (8)
percent were rented/sold but not occupied, and almost seventy-four (74) percent
were seasonal units, including migrant worker and “other” housing. The
percentage of seasonal units in the County was slightly lower than in the
unincorporated area (70 percent).

Comparing these figures with the 1990 census, it can be observed that the
percentage of vacant units in the unincorporated area has decreased by
approximately four (4) percent. The percentage of seasonal units has also
experienced a decreased by three (3) percent.

d. Cost of Housing

The median gross rent for renter-occupied units in Putnam County was $384 in
2000 (see Table C-6). Seventy (70) percent of the rental units in the County had
rents below $500, compared to sixty-four (64) in the unincorporated area. Ten
(10) percent of the rental housing in the County, and fourteen (14) in the
unincorporated area had no cash rent. It is probable that these rentals are occupied
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by custodians of seasonal units, the elderly renting from relatives or site
management for no cash rent.

The median contract rent for the County was $300 in 2000. This indicates that
expenses relating to rentals, above contract rent, were on the average $84 per
month. This figure would include services and utilities not included in the rental
price of the unit, such as electricity and insurance.

Table C-6 also shows the median gross rent as a percentage of household income
in Putnam County, which has been about twenty-five (25) percent since the
nineties.

Housing within Putnam is considered very affordable. Table C-7 shows owner-
occupied housing units by home value in 1990 and 2000 for Putnam County and
the unincorporated area. The distribution of housing values in the County shows
that the majority of the housing stock in both the unincorporated area and the
County as a whole is valued at less than $50,000 (58% in the unincorporated area
and 60% in the County). Approximately twenty-six (26) percent of the units in
the unincorporated area had values higher than $100,000 (24% in the entire
County). The median value of owner-occupied housing in 2000 was $68,500 in
the County, as reported by the U.S. Census.

Approximately fifty-five (55) percent of the 11,325 specified' owner-occupied
units in Putnam County were mortgaged in 2000. The percentages in the
unincorporated area were very close to the County as a whole. Table C-8 shows
the monthly cost for both mortgaged and not mortgaged units and the median
owner costs. The median owner cost for -mortgaged units in the County was
$686 per month (19% of the household income), and $209 (10% of median
household income) for non-mortgaged homes.

e. Cost to Income Ratio

The Florida Department of Community Affairs (DCA) estimates that a family is
paying too high a percentage of their income for housing if the cost to income
ratio is greater than thirty (30) percent. The market for owned housing is self-
regulating, meaning lenders are hesitant to risk a mortgage loan on households
whose income is too low to afford housing costs that exceed thirty (30) percent of
their income. Rental housing, however, does not have this regulating feature, and
a percentage of families, usually those with low to moderate income levels, must
spend a greater than acceptable share of their income on housing. Households are
defined as very low, low, and moderate income based on thresholds tied to the
median income of a county or metropolitan statistical area. These thresholds are
50, 80, and 120 percent of the County’s median income, respectively. The
median household income in Putnam County was $28,180 in 2000.

Rent to income ratios for 2000 are presented in Table C-9. Approximately 2,129
or nineteen (19) percent of the County home owners and 1,834 or thirty-three (33)

! Excludes single-family houses on 10 acres or more.
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percent of renter households paid more than thirty (30) percent of their income on
housing in 2000. The figures for the unincorporated area were lower than the
County as a whole: 1,450 or seventeen (17) percent of the owners and 947 or
sixty-three (36) percent of the renter households were paying more than thirty
(30) percent of their incomes on housing in unincorporated Putnam County.
Table C-10 also lists the projections prepared by the Shimberg Center for 2005
through 2025.

Housing Conditions

An important indication of housing needs in Putnam County is the condition of existing
housing. Table C-11 indicates general housing conditions prevail in the County in 2000.

a. Physical Conditions

The County’s housing supply is generally in good condition, however, the
proliferation of mobile homes may result in faster unit deterioration than in areas
of mostly conventional dwelling units.

A field survey was conducted in June 1987 by University of Florida Planning
Department students under contract to the NEFRPC. The survey revealed a total
of 390 substandard/rehabilitative units and 174 substandard/dilapidated units.
These two substandard categories total 564 and represented two percent of the
estimated 28,000 total units in the County at the time of the survey. The
substandard units were located in small areas in all sections of the County, with
the majority located in or near municipalities. However, since this survey and
resulting data is over 14 years old, a new housing condition survey is needed to
adequately identify housing conditions in the County.

The State was hit by three hurricanes in 2004, and two of them (Frances and
Jeanne) resulted in substantial property damage in Putnam County. The County
prepared an assessment of damage after each hurricane, surveying the entire
County. . After Jeanne, the County found approximately 631 homes with some
degree of damage. Twenty-six (26) properties suffered major damage and one (1)
was destroyed; the rest of the homes suffer minor damage. With Frances, 562
properties were found to have suffered some type of damage; 107 suffered major
damage and fourteen (14) were destroyed.

The goals and objectives of this element require that the County update the
housing conditions survey. For consistency purposes, the following terms and
definitions shall be used in future updates:

(1) “Sound” Housing:

A sound housing unit with no visual defects, or only slight defects that can
be corrected by the average homeowner during the course of regular
maintenance. If several slight defects are sighted on a housing unit, the
unit should be observed for major defects. One major defect takes the
house out of the sound category.

C-5



PUTNAM COUNTY
COMPREHENSIVE PLAN HOUSING ELEMENT

(2) “Deteriorating” Housing:

A deteriorating housing unit has at least one but no more than three major
defects. A major defect is one requiring more repair than would be
provided in the course of regular maintenance. Major repairs are
necessary to make the housing unit a safe and adequate shelter for its
occupants. Major defects, however, are considered economically feasible
of repair.

(3) “Dilapidated” Housing:

A dilapidated housing unit has three or more major defects which cover an
extensive area or a combination of major defects which, taken together,
indicate that the house no longer provides safe and adequate housing. A
housing unit is also considered dilapidated if it has one or more critical
defects. Critical defects are so serious and/or expensive to repair that the
dwelling should be torn down or rebuilt. Dwellings of inadequate original
construction are automatically classified as dilapidated. Dwellings of
inadequate original construction are made of makeshift materials or have
been inadequately converted from a structure not originally intended for
living quarters. When a normal dwelling unit has a makeshift addition the
entire dwelling is classified as dilapidated.

The County should target available CDBG and similar grant funds on those units
that have been damaged or deteriorated. Housing policies should include the
prioritizing of housing rehabilitation projects, the pursuit of available housing-
related grant revenues, and the enforcement of the County’s minimum housing
code.

The 2000 Census provides an indicator of housing that is substandard by
measuring certain "quality of housing" indicators such as the lack of complete
plumbing, kitchen or heating equipment, and the lack of a water system or means
of disposing of sewage. Table C-11, which shows these statistics for the County
and the unincorporated area, indicates that approximately six (6) percent of the
units in the County and the unincorporated area are considered substandard.

b. Overcrowding

Overcrowding is also an indicator of substandard housing. According to the U.S.
Bureau of the Census, overcrowding exists if there are more than 1.01 persons per
room living in a dwelling unit. In making these computations, a "room" is
defined as a living room, dining room, kitchen, bedroom, finished recreation
room, or enclosed porch suitable for year-round use. Excluded are bathrooms,
open porches, balconies, halls and utility rooms. Table C-11 shows that 970
dwelling units, or almost four (4) percent of the homes in unincorporated Putnam
County were considered to be overcrowded.
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3. Public Housing Programs

The Palatka Housing Authority administers assists with the provision of affordable
housing to low-income residents.

a. The Palatka Housing Authority — Section 8 (Public Housing and Section 8
Housing Choice Voucher Programs)

The Palatka Housing Authority is able to house needy applicants in 484 units in §
conventional public housing complexes in the City of Palatka and has the
utilization of 295 Section 8 Housing Choice Vouchers (HCV) for units located in
throughout Putnam County. There are currently 271 applicants on waiting lists
for housing in the Palatka area (89 for public housing, 182 for Section 8, and 8 for
elderly public housing). The Section 8 HCV Pre-Application list is presently
closed due to the vast number of applicants currently on the waiting list.

The Palatka Housing Authority (PHA) advises all applicants that there is an
average wait of one year for assisted housing. The Authority placed a total of
seventy-nine (79) families in Section 8 HCV and 169 families in conventional
public housing during the 17-month period between April 2004 and August 2005.
The disposition of the PHA’s 100-unit high rise complex has been approved by
HUD and will result in the PHA’s request for additional Section 8§ HCV
replacements and the construction of a new elderly public housing complex of
approximately 50 units.

b. Community Development Block Grant Program (CDBG)

Various subsidy programs exist. Most of them are funded through the Federal
Government's Department of Housing and Urban Development (HUD). The U.S.
Department of Agriculture also operates rental subsidy programs through the
Farmer's Home Administration (FmHA). The State of Florida has also provided
means for the creation of local housing finance authorities {Chapter 159, Florida
Statutes (F.S.)}, Local Public Housing Authorities (Chapter 421, F.S.), and the
State Housing Development Corporation (Chapter 420. F.S.).

Authorized by the Housing and Community Development Act of 1974, CDBG
provides eligible metropolitan cities and urban counties (called "entitlement
communities") with annual direct grants that they can use to revitalize
neighborhoods, expand affordable housing and economic opportunities, and/or
improve community facilities and services, principally to benefit low- and
moderate-income persons. A separate component of CDBG - the State CDBG
Program - provides program funds to the States, which they allocate among
localities that do not qualify as entitlement communities. The Florida's Small
Cities Community Development Block Grant Program provides an opportunity
for eligible cities and counties to compete for funds to improve local housing,
streets, utilities, and public facilities. The program also supports downtown
redevelopment and creates jobs for low and moderate-income Floridians.

The State distributes the CDBG funds as loan guarantees and grants to eligible
local governments on the basis of a competitive selection process. The State

C-7



PUTNAM COUNTY
COMPREHENSIVE PLAN HOUSING ELEMENT

4.

defines the broad community development objective to be achieved by the
activities in each of the following grant program categories, and requires
applicants for grants to compete against each other in these grant program
categories:

e Housing

e Economic development

e Neighborhood revitalization
e Commercial revitalization

Putnam County has been receiving CDBG funding since 1980. Approximately
half of the projects have been targeted in the unincorporated areas of the County,
and almost 60 percent of these for housing activities, specifically demolition and
acquisition of relocation housing projects. The County received a grant in 2002
for $750,000. Along with prior program income and matching SHIP funds a total
of $1,010,673.69 was spent in housing rehabilitation. A total of 20 units were
rehabilitated, 10 of which were demolished and replaced. The County is currently
ranked high enough to be funded again at $750,000 for the current funding cycle
(to be issued in October).

C. State Housing Initiatives Partnership (SHIP) Program

The SHIP program was authorized by the William E. Sadowski Affordable
Housing Act, passed by the Florida Legislature in 1993. The program is funded
through the Florida Housing Finance Agency using portions of Documentary
Stamp Tax revenues. The SHIP program was designed to provide funding to
build, rehabilitate, and preserve affordable housing and provide support and
expertise to strengthen public-private partnerships.

State housing initiatives partnership SHIP is the first—and only—permanently
funded, State housing program in the nation to provide funds directly to local
governments to increase affordable housing opportunities in their communities.
The program channels 69 percent of the documentary stamp tax revenues created
by the Sadowski Act directly to counties and entitlement cities in Florida on a
noncompetitive basis. Designed as an incentive for the formation of public-private
partnerships for building, rehabilitating and preserving affordable housing, the
SHIP program provides a financial means to develop and implement housing
programs that are locally designed. Between 1992 and 2004 SHIP has assisted
686 households total funding at $5,937,593.

Group Housing

Also required by 9J-5.010 is an inventory of group housing facilities in the County. The
Department of Children and Family Services licenses and monitors group homes; foster
care homes, nursing homes, and family childcare homes. Additionally, the Agency for
Health Care Administration licenses and monitors assisted living facilities, adult family
care homes, and adult day care centers. Table C-12 provides a listing of group homes,
foster-care facilities, nursing homes, and adult living facilities (ALF) in Putnam County
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in 2000. Currently, the County has fifteen (15) Family Assisted Living Facilities, and the
facilities have a combined 648 units. There are also a total of 5 Elderly Assisted Living
facilities, with a total bed capacity of 355. The largest of these is the Holly Ridge Manor
with 120 beds. Putnam County’s Elderly and Family Assisted Living facilities have a
total bed capacity of 131, with Lakeview Grove and Cherry Tree II both having 36 beds
each. The County has 24 ALF’s, with a total bed capacity of 1,134.

The County recognizes the importance of providing Group Homes, but also needs to
address the location/placement of these facilities. They need to be carefully regulated in
the Land Development Regulations to address land use compatibility and consistency
issues.

5. Mobile Homes

Putnam County’s dwelling unit inventory contains a large number of mobile homes. As
noted above, there were 14,032 mobile homes in the unincorporated area (52% of the
total units). The mobile homes are located throughout the County with concentrations in
the Florahome and Satsuma areas. According the Putnam Department of Health, the
County as a whole currently has 74 licensed mobile home/RV parks, with a total of 1,055
spaces for mobile homes and 640 for RV units. Mobile home parks within the
unincorporated area account for 61 parks with a total of 903 mobile homes and 570 RV
spaces. The licensed mobile home parks are listed in Table C-13. The largest of the
licensed parks is the River Villas in Satsuma with 124 mobile home spaces followed by
Crescent City Campground with 7 mobile home spaces and 75 RV spaces.

Mobile Home subdivisions offer an inexpensive way for an individual or family to own a
piece of property in a community zoned for residential mobile homes. There are
currently no specifically designated mobile home subdivisions in the County.

The County recognizes the importance of housing alternatives to meet the housing needs
of different types of households. The County already has a very high percentage of
mobile homes and the County will instead encourage other methods of home-ownership
to support a heterogeneous environment beneficial to the County as a whole. Mobile
Homes, while more affordable for retirees and lower income households, will continue to
add to the deterioration of the housing stock in the County. Further, the increasing ratio
of lower-cost, homestead-exempted mobile homes to higher-cost conventional housing is
creating a proportionately dwindling housing tax base. Therefore, the County will review
the current regulations for mobile homes to require responsible ownership standards for
development and upkeep. Careful placement of mobile home communities within the
County and the urban service area, as well as recommendations for the community's
internal development, can result in mobile home communities being an important and
vibrant element of the County's housing mix but not the only type of housing available to
low income residents.

6. Historically-Significant Housing

The Division of Historical Resources of the Florida Department of State maintains a
central archive for Florida’s historical and archaeological sites known as the Florida
Master Site File (FMSF). These properties are not required to meet any minimum level

C-9



PUTNAM COUNTY
COMPREHENSIVE PLAN HOUSING ELEMENT

C.

of historical or scientific importance, but usually are at least fifty years old, and
adequately located and documented. These sites represent the known physical remains of
Florida’s prehistoric and historic cultural heritage.

Putnam County claims a long and interesting history, with three official historical district
listings in the National Register of Historic Places, and 23 houses historically significant
houses. In the City of Palatka, the National Register has recognized the North Historic
District and the South Historic District; most of the unincorporated community of
Melrose in western Putnam County and partially in Alachua County also has National
Register recognition. Over 500 structural and architectural sites are listed on the Florida
Master Site File (FMSF) of the State Division of Historical Resources. The Future Land
Use Element presents a map and a listing of historically significant residential structures
located in unincorporated Putnam County. The structures identified in the FLUE map
and table are from the Florida Master Site File Inventory, dated September 14, 2005 (see
also Table C-14).

7. Housing Construction Activity

Table C--15 shows the housing construction activity in the County since 2000. The table
shows that the number of new single-family permits issued has gone up in the last few
years, but also have the demolitions. According to County staff, between 2000 and
September 2005, 1,092 single-family homes, 2 multifamily homes and 1,883 mobile
homes were constructed/placed. County records indicate that approximately 514 units
have been demolished during that time.

8. Migratory Housing

According to the 2000 Census, there were 507 persons (less than 1% of the total
population) living on rural farms in Putnam County at that time, 496 in the
unincorporated area. This segment of the population is not expected to appreciably alter
its profile during the period of this plan, and no additional farm related housing units are
expected to be required. The demand for units required by migrant farm families has
diminished since the citrus crop has all but disappeared from Putnam County, and
mechanized equipment has reduced the need for laborers.

According to the Census Bureau, there were 685 persons working in farming, fishing and
forestry in 2000. The figure for the unincorporated area was 596.

HOUSING ANALYSIS

This section provides a housing analysis for the County based upon the data and inventories
provided in the inventory section. The preceding pages of the Housing Element paint the picture
of the existing housing situation in Unincorporated Putnam County. This picture can be
summarized as follows:

Mobile Homes have had a significant presence with fifty (50) percent of the inventory in
both 1990, and experiencing a slight increase to fifty-two (52) percent in 2000.

Multi-family was only one (1) percent of the stock in 1990, increasing to two (2) percent
in 2000.
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e The housing stock is young with eighty-eight (88) percent built since 1960.

e Owner-occupancy accounted for eighty-one (81) percent of the total occupied units in
2000.

e The County has several group homes with 1,134 beds.

e The County has 23 historically - significant houses, with three listed on the National
Register of Historic Places.

The following section will forecast housing needs based on population projections, and will
address land requirements, expected housing supply and the system of housing delivery. The
information contained in this section was obtained from the following sources: 1990 and 2000
United States Census, and the Shimberg Center for Affordable Housing. The Shimberg Center
provides the option to apply locally defined data in four areas: population projections, vacancy
rate used in housing demand and need projections permit data, and affordability tables (sale price
range). Putnam County has opted to adopt the Bureau of Economic and Business Research
projections, which Shimberg uses. Therefore, no adjustments were necessary.

Housing statistics provided in this element are only projections based on statistical models and
past trends. These projections may not reflect actual conditions or future housing demands and
trends of the County.

1. Household Characteristics

In order to adequately plan for future housing demand and County service needs,
population and housing projections have been obtained from the 2000 United States
Census, and the Shimberg Center for Affordable Housing. The following section will
address expected changes in household age, size, and income, as these factors will
influence the type and size of housing that will be needed.

a. Household Size

The size of households is one of the most important elements in determining the
housing need of the population. The smaller the household, the smaller the size of
the dwelling unit necessary to house the family in a comfortable and safe manner.
Also, given a certain household size, alternatives to the traditional single-family
dwelling may better serve the needs of certain households. Such alternatives
include mobile homes and smaller, higher density multi-family units.

In 2000, the household size within unincorporated Putnam County was slightly
smaller than in the whole County (2.48) and the State, which according to the
Census 2000 was 2.5 (see Table C-16). There has been a trend toward the
reduction of household size in the U.S. and Florida since the 1960's. Household
size projections prepared by the Shimberg Center for Affordable Housing show
this trend for the County.

Table C-17 shows that the household size in the unincorporated County will
remain constant over the planning period. The projections prepared by Shimberg,
shown in Table C-17, indicate that the County can expect to have 25,428
households by 2010, and 25,472 households by the year 2015.
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b. Population by Age

In order to project the type of housing needed through the year 2015, projections
of the age of the County residents were calculated. The age of the County
residents is an important factor because it influences the type of housing
necessary to house different individual lifestyles and family life cycles. Elderly
households require different housing than younger households. Families desire
larger dwelling units with adequate storage, and placed in areas accessible to
schools and recreation areas. Also, age reflects levels through the lifetime income
cycles of individuals, i.e., dissaving, saving, and retirement. These income
periods, correlated with age, provide insight into the cost of new housing that will
be in demand.

Table C-18 presents the expected changes in the age of the population between
2005 and 2025 as projected by the Shimberg Center for Affordable Housing.
Between 1990 and 2000, the 65 to 74 age group had the largest increase from
seventeen (17) to twenty-four (24) percent, and the 35 to 54 age group had the
largest decrease from thirty-five (35) percent to twenty-five (25) percent. The
median age in the County in 2000 was 40.5. The County population age
distribution is expected to remain constant in the younger groups. The older
groups will experience an increase.

The age groups that are anticipated to be the most influential in future County
growth will be the 45 to 64 age group. Most new housing is expected to cater to
the needs of those families looking for owner-occupied, single-family detached
units of the three-bedroom/two-bathroom type.

c. Households by Income

One of the most influential variables that affect housing type and community
trends is the income of an area's households. Income impacts "housing
affordability", which in turn impacts housing cost, housing type and size, lot size,
and neighborhood composition.

Based on standard criteria for various public assistance programs, households
were divided into four income groups:

Very Low Income - less than 50 percent of median income.
Low Income - 50 to 80 percent of median.

Moderate Income - 80 to 120 percent of median.

Middle to High Income — greater than 120 percent of median.

Table C-19 lists 2000 and 2002 household income, by income range, for the
County and unincorporated area, and Table C-20 shows projections of household
income by tenure.

The median household income in the County in 2000 was $28,180. In 2000,
approximately sixty-nine (69) percent of the County household owners was within
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the low-income to moderate-income categories combined. There was twenty-five
(25) percent within the very low-income category.

In 2000, approximately forty-eight (48) percent of the County household renters
were within the low income to moderate-income categories combined. There was
forty-five (45) percent within the very low-income category.

The household income projections, which were prepared by the Shimberg Center
for Affordable Housing, show that the distribution of households by income is
expected to remain constant over the next ten years. The proportion of very low-
income household group is expected to have a slight increase, while the middle-
to-high group is expected to have a proportional decrease.

2. Projected Housing Needs

This section sets forth the housing need of the expected growth in population for the
County as well as the number of units needed to replace housing removed or converted.
Housing need projections were prepared by the Shimberg Center for Affordable Housing
based on household projections, household income and housing costs.

Simple calculations can illustrate that the net number of new units would be equal to the
net number of new households minus the number of units removed or converted to other
use plus an allowance for vacancy. Vacancies are a function of units for sale or rent
because of household mobility or because they have just been put on the market and of
the never quite perfect match between what the market offers and what home seekers
prefer in terms of unit type, size, location, style, etc.

Matching the growth in the housing inventory to the growth in households, however, is
not simply an exercise in providing units to meet the demographics of new population.
This is because of several factors. Many new families prefer existing houses or
apartments. Many new houses or apartments are filled by families and persons who are
already in the market area. Furthermore, a dynamic in the housing market known as the
“filtering process” occurs as household incomes rise. Renters and owners move up to
better (more expensive) housing, either new or existing. This in turn frees a unit for
another household to move into. Thus, this process illustrates how the market provides
both new and existing housing to meet the needs of new residents of varying income
groups.

a. Housing Tenure, Type and Cost

According to the Shimberg Center for Affordable Housing, there were 22,391
households in 2002 in the unincorporated portion of the County (see Table C-21).
It is estimated that there will be 25,472 households by 2015. Shimberg estimates
that, by 2015, there will be a demand for approximately 27,048 new housing
units. The Shimberg Center uses a vacancy rate of 8.7% for unincorporated
Putnam County, based on the 2000 vacancy rate reported by the Census Bureau.
Shimberg further specifies the housing needs by tenure, showing a need for
additional 2,838 units for ownership and 243 for rent by 2015. Tables C-21 and
C-22 show the projected demand for housing by type and tenure.
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b. Housing for Special Populations

Table C-23 shows the projected demand of housing by the elderly by tenure. The
figures indicate that by 2015 there will be a need for approximately 8,906 housing
units designed with certain features that the elderly population will require, such
as smaller units that are barrier free and easily accessible.

Little data exists with respect to the disabled population. The housing problems
of this population relate largely to accessibility. Physical barriers such as narrow
doorways, lack of ramps, counter heights, and appliance design limit the supply of
housing suitable for this group. The County housing and building Codes already
address federal requirements for handicap accessibility.

The 2000 Census indicated that there were 23 farm workers residing in
dormitories on farms in the County (22 in the unincorporated area®). The Census
also notes that there were 1,287 persons working in the agriculture, forestry,
fishing, hunting and mining industry. In 2001, the Shimberg Center prepared a
study for the Florida Housing Finance Corporation on farmworker hosing in
Florida. The following information was extracted from that report.

Shimberg notes that an estimated 113,600 farmworkers work in crop agriculture
in Florida over the course of one year. Of these, fifty-nine (59) percent, or
67,100, are estimated to be migrant workers, and forty-one (41) percent, or
46,500, are estimated to be seasonal workers. Farmworkers may be classified as
accompanied or unaccompanied. Accompanied farmworkers are those living
with a spouse, children, or parents, or minor farmworkers living with a sibling.
An estimated thirty (30) percent of migrant farmworkers and fifty-six (56) percent
of seasonal farmworkers in Florida are accompanied.

While farmworkers may find a variety of types of housing arrangements, three
types of government-licensed or subsidized housing are reserved specifically for
farmworkers:

(1) Florida Department of Health-permitted camps for unaccompanied
workers. The current capacity of permitted camps is
approximately 35,842 beds (Statewide).

(2) US Department of Agriculture Section 514 and 516 housing for
farmworker families. Florida has 3,739 units of Section 514/516
housing, with an additional 75 units approved.

3) FHFC-assisted farmworker family developments using SAIL,
HOME, and tax credit resources. FHFC has allocated or approved
funding for 2,058 units of farmworker housing.

The Shimberg report lists the ten counties with the highest prevalence of
farmworkers and the ten counties with the greatest farmworker housing capacity
and the list of ten counties with the greatest unmet need for family farmworker
units. Putnam County does not appear on any of those lists.

2SF-1, PCT016, Group Quarters Population by Group Quarters Type
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To estimate the number of farmworkers, farmworker households, and farmworker
household members in Florida’s counties, Shimberg calculated each county’s
share of the total expenditures for contract and hired farm labor reported by
Florida’s farmers to the 1997 Census of Agriculture. Shimberg assigned each
county a portion of farmworkers, households, and household members based on
its share of labor expenditures.

Based on the Shimberg analysis and the availability of 227 DOH-permitted
camps, there is a need for 172 single person beds. Shimberg also shows that there
were approximately 170 accompanied migrant and seasonal households in the
county with only 50 assisted family units available. Therefore, there is a need for
120 family units for farm workers in the County. See Table I11-24 for further
details.

Most unaccompanied farmworkers need single-person units or beds with rents
below $250 per month and nearly all require rents below $375 per month. Many
accompanied farmworker families also need housing units with rents well below
the market rate, with 60 percent requiring units with rents of $500 per month or
less. However, a number of accompanied farmworker families may be able to
afford rents closer to market rates; i.e., in the $500 to $875 range.

There are no specific areas in the County targeted for the provision of housing for
the very low, low, and moderate-income households. Federal programs that offer
rental subsidy, such as Section 8, allow the applicants to choose the location of
their homes. The County has a variety of zoning categories that allow for
different types of housing and densities, including the provision of mobile homes.
The Agriculture I, Agriculture II, Rural Residential, Rural Center, Urban Service,
and Urban Reserve land use categories of the Future Land Use Map allow mobile
home zoning districts. The Future Land Use Map shows a total of 321,558 acres
within that category.

Low-income households have very few choices in new housing. Mobile homes or
the smaller single-family attached dwellings are the only presently affordable new
housing for this income group. The County will focus on the provision of a
variety of housing that can be affordable, not just mobile homes.

C. Group Homes

Based on the fact that the percentage of the elderly population is expected to
remain constant in the next few years, it can be assumed that the market will need
to continue providing additional group home facilities for the elderly. Any new
facilities should be of small scale if possible, and should be located in close
proximity to bus routes, neighborhood shopping areas, and other essential
personal service uses. The facilities should have a residential character as
opposed to an institutional look and scale. Group homes for the disabled should
follow the same location guidelines. The Land Development Code will need to
include placement requirements for Group Homes, consistent with State law.
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d. Dwelling Unit Demolitions and Conversions

According to the 2000. Census figures, approximately 3,265 housing units in the
unincorporated area will be 50 years or older by the year 2010 (see Table C-3).
The County has an active and effective code enforcement system that has helped
maintain a sound condition for the older housing stock. Nonetheless, units do fall
into disrepair and neglect for many reasons, including lack of economic incentives
for maintenance. For planning purposes, it is anticipated that two (2) percent of
units 50 years old and older will become substandard each year. Five (5) percent
of these substandard units may at that time be categorized as deteriorated.

Affordable housing does exist in the resale market. Most of these units are older
single-family houses in good structural condition. A number of these older
structures could provide adequate housing for a number of low-income housing if
improvements to these units are made. The improvements include minor
rehabilitation of electrical and plumbing infrastructure, improved insulation, and
re-roofing. Most of these improvements would not only add value to the
structure, but also provide benefits to the resident in terms of energy cost savings,
reduced maintenance costs, and increased fire safety.

3. Land Requirements and Availability for Projected Housing Needs

Based on the figures provided by the Shimberg Center for Affordable Housing, a total of
25,726 dwelling units will be needed to serve the unincorporated population of Putnam
County by the year 2010. Of those 25,726 units, 25,263 will need to be single-family and
463 multifamily (see Table C-22).

The County’s Existing Land Use Map shows that there are currently 321,104 acres of
residential land use, and the County’s Future Land Use Map shows a total of 321,558
acres of residential, including the mixed-use districts. Table C-25 shows the acreage of
vacant residential lands per land use category. Since most categories allow a mix of uses,
a percentage was applied to each category to estimate the amount available for residential
development. After applying the percentages, the amount of land designated for
residential in the Future Land Use map accounts for 112,750 acres.

The acreage of residential lands was converted to units, using density factors based on the
densities permitted in each category, allowing for the provision of retention areas and
rights-of-way. As the table shows, the County would be able to accommodate
approximately 33,063 units total by 2015. This figure is higher than the Shimberg
projection of 27,048 units due to the fact that the calculations assume that most
development would be able to take advantage of the density bonus system. However, due
to the limited availability of utilities in the predominantly rural areas it is unlikely that the
maximum densities will be achieved. The table demonstrates that there will be adequate
acreage of the various land use categories to accommodate the projected housing
demand.

4. The Housing Delivery System

Housing is a commodity or service unique among activities of government because it is
primarily delivered by the private sector. The free market to a large extent determines the
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cost of housing, and where it is unaffordable to certain citizens either because of price or
some institutional barrier, governments normally attempt to play a supplementary role in
helping all households to obtain decent shelter. The success of combined efforts depends
on many factors, some outside the control of either.

a. Financing

Private sector housing delivery is divided into two parts, owned and rental. The
delivery of financing for owned housing is based solely on affordability. As
discussed earlier in this Element, affordable housing costs are calculated to be
thirty (30) percent of gross income. Monthly payments for owned-housing are
based on two factors: mortgage rates and the price of the housing unit.
Forecasting future trends of these two factors is difficult and highly unpredictable.
Mortgage rates are dependent on National Economic Conditions and not local
factors. Housing prices are dependent on the inflation rate for housing, and local
supply and demand forces.

Financing for housing has been good in the past few years. Mortgage interest
rates have gone below 6 percent, the lowest level in the last decade. However,
public financial assistance to developers, renters, and buyers has declined
drastically since 1980, especially at the Federal level. Some new incentives have
been established, but any major initiation or resumption of housing programs is
still in the proposal stage. The County has provided density incentives for
developers to provide affordable units within their developments to assist with the
provision of affordable housing.

The County will also continue to look into the programs offered through the State
for capital improvements, rehabilitation or down payment/rental assistance, and
make those programs available to County residents.

b. Regulatory and Administrative Process

The process of housing development includes several players: government
officials in multiple jurisdictions, design consultants, lenders, contractors,
attorneys and the buyer or renter. The process, which at times can be lengthy, can
add unnecessary costs to the development of housing. Many ingredients of
housing development such as interest rates, labor and material costs, and State
Laws, are beyond the control of the County. Nonetheless, a community can adopt
an attitude that will affect the cost of housing. By taking a proactive position, the
County can institute certain actions to address affordable housing.

The first step would be to do a thorough review of the Land Development Code
as it relates to housing affordability. Areas to address may include:

Establishing a definition of affordable housing

Continue to implement an expedited permitting process for affordable housing
projects

Continue to implement density bonuses for the provision of affordable units
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Another important aspect of reducing the cost of providing affordable housing is
reviewing current development costs charged by the County. The County should
review processing/permitting fees and determine if reductions or waivers can be
established for quality affordable housing projects.

C. Infill Housing Development

Traditionally, infill housing occurred in areas that were close to residential "build-
out" with at least 90 percent of its residential land already developed. This
traditional type of infill evolved with a small number of vacant parcels that were
bypassed during the normal course of urbanization. In this process, individual
lots or small clusters of lots remained vacant due to odd shapes, poor access,
ownership problems, changes in zoning and subdivision regulations requirements,
conflicts with surrounding land uses, or land damage by some pre-urban use (such
as land fill sites, dumping areas, wrecking yards, etc.).

Large numbers of "passed over" parcels can often lead to lower market and
assessed values for adjacent developed residential properties. It may often lower
property values in entire neighborhoods where large numbers of vacant parcels
exist.

There are currently almost 20,000 acres of vacant lands in the unincorporated
area. However, there are also 273,282 acres of agricultural and silviculture lands
throughout the County. It is important for the County to develop strategies and
programs that encourage the orderly development of vacant lands to prevent
sprawl.

d. Mobile Homes

Mobile homes and mobile home developments have long had a reputation of
being affordable but visually unattractive. Often, localities have had the tendency
to regulate these housing types to undesirable areas of the community, such as
adjacent to industrial areas and railroad tracks and areas which lack utilities or
community facilities. In Putnam County, mobile homes have been allowed to
locate throughout the County. As the cost of single-family dwellings continues to
beyond the reach of many households, communities have started to change their
local decision making process regarding the location and design of mobile homes.
Rule 9J-5 requires that policies be developed which ensure adequate sites for
mobile homes. These requirements will also alter local governments' traditional
decision-making process regarding mobile homes. In consideration of these
factors, the following general criteria have been provided for the designation of
higher density future mobile home or manufactured home developments.

e Mobile home parks should be located adjacent to areas with a comparable
density of development or near small-scale convenience or neighborhood
commercial activity.

e Mobile homes should be in areas accessible to arterial and collector roads;
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e Mobile homes should be located on sites presently served by public water or
sanitary sewer service, or in areas programmed for such service in the
County’s five-year capital improvements program,;

e Mobile homes should be located within reasonable proximity to community
facilities.

Where mobile home development or individual mobile homes are designated to
be located adjacent to residential uses, especially those of lower densities, buffer
areas should be required to make the transition in density more compatible to the
general neighborhood and community.

In addition to these general provisions, the issue of improving existing
substandard mobile home development should be addressed. Adoption of the
County Land Development Code has upgraded criteria for more modern mobile
home planning and design requirements.

e. Infrastructure Requirements

The infrastructure needed to support housing for low and moderate-income
households is similar to that required to support other development activity. The
adequacy of this infrastructure is evaluated in various elements and summarized
in the Future Land Use Element. Generally speaking, improvements to the road
system, the water and sewer systems, and the drainage system will be necessary to
support future land development activities, including low and moderate income
housing. The County has several programs that are being planned or are
underway to make these improvements.

In the case of low and moderate-income projects, funds for development and
operation are usually limited. The result is that extra fees can be expected to be a
problem, occasionally enough to damage or impair the financial feasibility of the
project. Under the theory that these are fees for services or benefits received,
these fees and charges cannot be reduced for low and moderate-income projects.
On the other hand, provision of adequate housing for low and moderate-income
persons and households is a benefit to the public at large.
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Table C-- 2: Shimberg Population Projections

Permanent
Population*®*
County Uninc County Uninc
2000 69,990 55,331 70,423 55,764
2005 72,196 57,136 72,601 57,541
2010 74,496 59,147 74,901 59,552
2015 76,898 61,243 77,303 61,648
2020 79,294 63,336 79,699 63,741
2025 81,596, 65,349 82,001 65,754

* User defined. See Future Land Use Element for methodology.
** Permanent Population excludes institutionalized population (prisons, colleges, nursing homes,

etc.).

Source: Putnam County; BEBR; FHDC, October 2005.
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Table C--3: Age of Housing Stock

Year Housing
Uninc. County

Built
Units % Units %
1990-March 2000 6,253 22.96 7,023 20.74
1980-1989 7,582 27.84 8,828 26.06
1970-79 6,988 25.66 8,544 25.23
1960-69 3,150 11.56 4,082 12.05
1940-59 2,467 9.06 3,942 11.64
1939 and Earlier 798 2.93 1,451 4.28
Total 2000 27,238 100.00 33,870 100.00

NOTE: See Table C-15 for detailed construction activity between 2000 and 2005.

Source: FHDC, July 2005.
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PUTNAM COUNTY
COMPREHENSIVE PLAN HOUSING ELEMENT

Table C-- 8: Comparison of Monthly Cost of Owner-Occupied Housing, 2000

Unincorporated Count
Monthly Cost Units* % Units* %
'With Mortgage:
Less than $200 17 0.36 17 0.27
$200-$299 53 1.12 115 1.86
$300-$399 313 6.63 429 6.93
$400-$499 602 12.76 803 12.97
$500-$599 699 14.82 928 14.99
$600-$699 685 14.52 938 15.16
$700-$799 518 10.98 669 10.81
$800-$899 453 9.60 622 10.05
$900-$999 368 7.80 444 7.17
$1,000 or more 1,010 21.41 1,224 19.78
Total with Mortgage 4,718  100.00 6,189 100.00
Median Owner Cost $686
Median as % of HH Income 18.9
Not Mortgaged:
Less than $100 248 6.47 273 5.32
$100-$149 544 14.19 721 14.04
$150-$199 1,000 26.09 1,370 26.67
$200-$249 901 23.51 1,171 22.80)
$250-$299 536 13.98 666 12.97
$300-$349 216 5.64 369 7.18
$350-$399 117 3.05 184 3.58
$400 or more 271 7.07 382 7.44
Total not Mortgaged 3,833 100.00 5,136 100.00
Median Owner Cost $209
Median as % of HH Income 10.0
Total Owner-Occupied 8,551 11,325

* Specified Units (the census excludes one-family houses on 10 acres or more from the count of
specified units).
Source: FHDC, July 2005.
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PUTNAM COUNTY
COMPREHENSIVE PLAN HOUSING ELEMENT

Table C-- 11: Comparison of Housing Conditions, 2000

Unincorporated

Units % Units )
Total Housing Units 33,870 27,238
Lacking Complete Plumbing 400 1.2 358 1.3
Lacking Complete Kitchens 344 1.0 301 1.1
No Fuel Used 171 0.5 157 0.6
Overcrowded Occupied 1,329 3.9 970, 3.6

Overcrowded = 1.01 or more persons per room.

Source: Census 2000, July 2005.
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PUTNAM

COUNTY

COMPREHENSIVE PLAN

HOUSING ELEMENT

Table C-- 14: Housing of Historical Significance

SITE SITE NAME LOCATION CURRENT USE
NUMBER
1 Dr. Stevens House Lake George Point, Private Residence
Georgetown
2 Baldwin House Bellamy Avenue, Melrose [Private Residence
3 Melrose Inn Bellamy Avenue, Melrose [Hotel

4 'Whitney Cottage IN. Centre Street, Melrose  |Private Residence

5 John Ross House IN. Centre, Street & Pine, IPrivate Residence
Melrose

6 Susie Preston Cottage Cypress Street & South, Private Residence
Melrose

Lee House Park & Cyress, Melrose Private Residence

IMcRae-Preston House Pearl Street & Cypress, Private Residence
Melrose

9 \Annie Sapp House Pearl Street, Melrose Private Residence

10 Cason-Fortner House Pearsall Circle, Melrose IPrivate Residence

11 Columbia Cottage Pine Street, Melrose Private Residence

12 Seven Oaks Seminole Ridge Road, IPrivate Residence
Melrose

13 Bonnie Mount House Seminole Ridge Road, Private Residence
Melrose

14 PPine View House Seminole Ridge Road, Private Residence
Melrose

15 ILeigh Pearsall Garage Apts. |Seminole Ridge Road, Private Residence
Melrose

16 'Whitehead-Muir House Seminole Ridge Road, Private Residence
Melrose

17 Pearsall-Danis House Seminole Ridge Road, Private Residence
Melrose

18 Grey Moss Seminole Ridge Road, Private Residence
Melrose

19 Terry-Pritchett House Seminole Ridge Road, Private Residence
Melrose

20 Chamberlain-Berkleman Seminole Ridge Road, Private Residence
House Melrose

21 'Woodruff House State Road 21, Melrose Private Residence

22 Perry House State Road 21, Melrose Private Residence

23 Mamie Elliott House State Road 26, Melrose PPrivate Residence

Source: Florida Master Site File, Inventory dated September 14, 2005.
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PUTNAM COUNTY
COMPREHENSIVE PLAN

Table C-- 15: Housing Construction Activity, 2000-2005

DEMO./ Total New

County (Uninc.) MH |OTHER| ANNEX. Units
2000 155 1 353 . 38 471
2001 162 1 304 . 43 424
2002 150 - 305 . 71 384
2003 204 - 329 . 119 414
2004 229 - 239 . 115 353
2005* 192 - 353 . 128 417
Total 1,092 2 1,883 - 514 2,463
Annual Average
2000-2004 180.0 0.4 306.0, - 77.2 409.2

* Through September 2005.

Note: The category “other” includes condominiums.
SF = Single Family

MF = Multi-family

MH = Mobile Home

Sources: Multi-family figures from Shimberg Center for Affordable Housing/Florida Housing
Data Clearinghouse. Other figures from Putnam County, November 2005.
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PUTNAM COUNTY
COMPREHENSIVE PLAN

HOUSING ELEMENT

Table C-- 23: Projected Demand for Housing By The Elderly (65+)

Unincorporated 2002 2005 2010 2015 2020 2025
Owner Household 6,422 6,742 7,368 8,353 9,537 10,880
Renter Household 426 451 492 553 631 720
Total 6,848 7,193 7,860 8,906 10,168 | 11,600
County 2002 2005 2010 2015 2020 2025
Owner Household 7,675 7,992 8,637 9,727 11,059 12,629
Renter Household 914 944 1,001 1,112 1,243 1,420
Total 8,589 8,936 9,638 10,839 | 12,302 | 14,049

Source: FHDC, July 2005.

Table C-- 24: Farmworker Housing Needs, Putnam County

Supply:
Section
514/516 and
FHFC-
Assisted
Family Units

Demand
Accompanied
Migrant &
Seasonal
Households

Demand:

Unaccompanied Supply:

DOH-
Permitted

Need for

Single Person Need for

Family Units

Migrant &
Seasonal Beds

Households Camps

399 227 -172 170 50 -120

Source: FHDC, November 2005.
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