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Introduction

Right now, there is a nationwide movement to create more supported housing in community-based settings, and to allow people with disabilities to live as independently as possible. It is important to recognize that each individual has a right to independence that comes from exercising control over his or her life.  Independent living addresses the question of equality and the right to participate in society sharing in the opportunities available to all citizens. 

Affordable housing and community-based services are the keys to independence for thousands of people with disabilities. Supported Living Medicaid Waiver Programs are currently in place to provide home-based supportive services to individuals with physical, developmental, and mental disabilities in community settings. There is growing recognition that many people with disabilities can live fuller, more independent lives in community-settings. 

In 1999, the Supreme Court considered a legal case that helped increase awareness that people with disabilities have a civil right to live in community settings.   The Olmstead vs. L.C court case concluded that the Americans with Disabilities Act requires persons with disabilities to be placed in community settings whenever possible. The Court ruled that putting someone in an institution when a doctor says that a community treatment would be equally beneficial “is properly regarded as discrimination based on disability”. Furthermore, the U.S. 10th Circuit Court of Appeals added on to the U.S. Supreme Court decision that requires states to provide persons with disabilities with community-based services (rather than a nursing home bed).  The Court ruled that the same services must also be given to those not already living in an institution and those who are on waiting lists. States had argued that if they didn't have enough money for community-based services, but Court said budget woes alone are not a good excuse to not provide services.

Lawmakers are beginning to realize that community-based housing also costs less money.  When compared with the costs of the medical institutional model, community-based housing and services can provide real savings.  

This guide will provide you with information and suggestions that will help you in locating and securing affordable and safe housing.  It will help you consider the first questions to ask yourself as you plan what housing to look for.  It will also provide a brief introduction to money available in your community take can create affordable housing for you.  In addition, it will help you learn how to advocate—it is important to work with others to obtain money to create enough housing for persons with disabilities.
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Starting Point

The search for housing starts with planning.  A circle of support or support team is one way of assisting the individual to make an informed decision on housing.  Support circle members always includes the focus person as well as Family Members, Friends, Neighbors, Co-workers, and Support Service Providers

It is helpful to assign one person on the team as the “facilitator” to move forward the planning process.  Keep in mind that the individual seeking housing should be included and actively participate in each decision.   

Step # 1:

The following factors are recommended in considering what type of living arrangement will work best for your situation. 

· Individual’s capacity and overall abilities
· Does the individual want to buy or rent?

· Does the individual desire to have roommates to share costs?

· Is the location near desired resources or place of employment or bus lines?

· Are rental subsidies necessary?

· Are there other financial considerations?
· Is the property accessible and does it meet the needs of the individual?

· Does the property require maintenance, renovations or refurbishing?

STEP #2:

The points in Step #1 will help the individual, with assistance from family or guardian, decide the most appropriate living arrangement to meet his or her needs.  This may be family living, a congregate setting or independent supported living is most appropriate. Most agree that community-base supported living is preferable to more restrictive settings, such as group homes or institutions.  This opinion recognizes that people with disabilities have the same rights and opportunities as all citizens to choose to live in integrated housing.  People have the right to receive, refuse and direct their own support services and support.

What is Supported Living?

The key characteristics of supported living are:

1. Housing is separate from supports (people do not have to relocate to receive new or different supports)

2. Personal choice and control are maximized

3. Supports are individualized and person centered

In supported living, services are provided to  individuals where they live.  Supports focus on removing barriers that impede independent living and community integration by:

· Providing personalized supports, services and training to people so that they can  maintain their own home and participate in their own community.


· Providing consumers the opportunity to choose where, how, and with whom they live.




Supported living is an opportunity for adults with developmental disabilities to choose where, how and with whom they live.  People receive personalized supports needed to maintain their own private home.

T
he Florida Statutes defines supported living as “a category of individually determined services designed and coordinated in such a manner as to provide assistance to adult consumers who require ongoing supports to live as independently as possible in their own homes, to be integrated into the community, and to participate in community life to the fullest extent possible” (Section 393.063(4)).

IN OTHER WORDS: Supported living is not a placement or a program.  It is the coordination of services that an individual needs to maintain his health and safety by living as independently as possible. 
In order to qualify for supported living services, an individual must be:

· A consumer of services from the Developmental Disabilities Program from the Department of Children and Families

· Eighteen years of age or older

· Must want to live in their own home and need support to live there.  


Supported living emphasizes independence in a community based setting.

· Someone other than the support provider must provide housing units. 

· No more than three persons with disabilities live together in the same dwelling.

· No more than ten percent of an apartment or neighborhood should have persons with a disability living there.  This arrangement avoids the concentration and segregation of individuals with disabilities.  It seeks to integrate them into the community. 

Planning for Supported Housing

Planning for supported independent living should be person-centered. In addition to providing services that assist a person with maintaining a home of their own, support services also help individuals achieve personal goals such as:

· Employment

· Expand opportunities for inclusion in their community

Planning begins when the group works together to identify the needs of the individual and educates him or her about various options.  Key points to consider are:

· Involve family and others who are significant in the individual’s life

· Consider the person’s abilities so that appropriate supports and services can be identified.

· Identify supports and services to assure the person’s health and safety, 

· Visit as many arrangements as you can to help you consider the options,

· Develop a checklist of items that must be in place prior to the person’s move and assign responsibility to specific members of the group,

· Provide training for staff, peers, neighbors, etc. that is appropriate to the setting and respectful of the individual

· Spot check to assure that needed  supports identified on the checklist are being provided.

· Ensure availability (including a back-up plan) and extended services

· Develop a “safety net” plan 

Support Coordination
Individuals receiving supports from the Developmental Disabilities program will select their own independent Support Coordinator to assist in the planning and arrangement of providers to meet the the services a person needs.  Services may include:

· In-home supports like personal care, respite care, homemaker assistance 

· Health, safety and medical supports

· Day Activity

· Personal Emergency Response systems

· Therapy and treatment

· Supported Living Coaching

· Housing choices

· Companion services

· Equipment and environmental modification

· Transportation

Support planning helps when making personal choices and identifying personal values and options: 

· Living alone or with others

· Location & Neighborhood type

· Size of unit

· Maintenance requirements

· Proximity to specific services, public transportation

· Monthly housing expenses (rent, food, utilities, entertainment, etc.)

A Supported Living Coach assists the individual in selecting and maintaining their own home. Examples of supports include training and assistance with:

· Housing Procurement

· Landlord negotiations

· Credit, references, deposits

· Arrange utilities, phone, insurance

· Locate Furnishings

· Housekeeping and chores

· Food shopping and meal preparation

· Financial management

· Medication management

· Accessing natural supports

· Transportation

· Medical care 

· Community Inclusion

Where to Start Your Search

A.  Identify State Agency Support

The “Supported Living Program” is probably the best program to help you with your plans for independent living.  It is a State program administered by the Florida Department of Children and Families and also the Agency for Health Care Administration.  The first thing for you to do is:  

· Determine what supports are available (now and in the future)

· Apply for services

· Remain informed of the status of your application

Supported living services are usually funded by either State General Revenue dollars or by the Medicaid Home and Community Based “waiver.”  *In order to qualify for the waiver, an individual must also qualify for Medicaid.  Under the waiver, support coordination is paid by Medicaid funds. Under the waiver, services are provided by private professionals who are hired by the individuals and work directly for them.  If funded by the State, the individual has a Developmental Disabilities Program coordinator (a state employee.)   The State also hires private individuals under contract to provide services to people not enrolled in the Medicaid waiver.   
The support coordinator develops a support plan for each individual.  This is a record of the individual’s goals.  The plan will help the individual meet his or her goals.  This can include:

· Identification of employment opportunities

· Consideration of where to live

· Consideration of whom to live with

· Personal care services that may be desired

A cost estimate is developed for the plan and the support coordinator works with family and professionals to find providers of the various services needed.  The support coordinator is responsible for monitoring the plan and updating it as needed.

B.
Identify programs, which can help with the housing search:

· Centers for Independent Living- (CILs)    

· Access a Section 8 voucher through local Public Housing Authority

· Identify affordable housing units in your community 

· Work with local non-profit housing providers

· Identify rental subsidies that may exist

The Role of the Public Housing Authorities

The Public Housing Authorities (PHAs) provide two forms of affordable housing assistance. 

· Public Housing means units that are owned and managed by the PHA directly (tenants typically pay 30% of their income for rent.)

· Section 8 Housing Choice Vouchers are provided to individuals and families to pay for rent in homes that are not directly owned by the PHA.  Lots of landlords who rent out their homes may accept this voucher.  The voucher will pay the landlord the difference between 30% of the tenant’s income and the rent. The total rent can be no more than the “Fair Market Rent” for the area (this amount is published by HUD for each community)

To get help from PHA programs, a person or household must have income that is below 50% of the area median income. 

You can also find information on area median incomes at: http://www.huduser.org/Datasets/IL/FMR03/hud03fl.pdf  

Refer to “very low-income” to identify 50% of area median income. 

Fair market Rents can be found at: 

http://www.huduser.org/Datasets/FMR/FMR2004F/FL_FY2004F.pdf
Most Public Housing Authorities have long waiting lists, and many are closed for new applications.  Find out when the waiting list will open for new applications and submit an application to get on the waiting list long before housing is needed. 

Preferences

Some PHAs provide preference on their waiting lists for people with disabilities, so that they can get service more quickly than others. To be eligible for a preference, an adult family member must have a disability. A family in which a minor child is the only person with a disability does not qualify under Section 8 rules to receive a preference. 

Mainstream Vouchers

In recent years, Congress has also created special vouchers for targeted populations, including people with disabilities.

The Mainstream Voucher program is a competitive program that provides PHAs and non-profits with limited vouchers specifically for people with disabilities. 

The following organizations have been awarded new Mainstream Vouchers in 2003 for people with disabilities:

· Broward County Housing Authority

· Boley Centers for Behavioral Health Care: St. Petersburg

· [image: image7.wmf]Carrfour Supportive Housing: Miami

Reasonable Accommodations
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PHAs are required to make “reasonable accommodations” in program policies to assure that people with disabilities benefit from publicly funded programs (this is required by Section 504 of the Rehabilitation Act of 1973). Here are some of the reasonable accommodations that you might request:

a. Provide prior notice of application openings

b. Provide preferences on the waiting list for people with disabilities

c. Provide assistance with completing applications

d. Allow applications to be completed at another location where help can be provided and dropped off by advocate, service provider, family or friends 

e. Allow a person additional time to find a unit

f. Provide assistance with the housing search

g. Provide for higher rents under “exception payment standard”

h. Approve higher rents for an owner who is making accessibility modifications  

i. Modify the screening process to disregard prior criminal history for persons who are now receiving supported services

j. Allow people with disabilities additional time to gather necessary documents

k. Allow a higher utility allowance for a person who has medical equipment

l. Provide a voucher for a larger unit size to accommodate a personal care attendant

m. Allow vouchers to be used in special housing types; such as shared housing, congregate settings, group homes, or single room occupancy (SRO) situations

n. Allow a voucher to be used to rent from a relative

o. Waive the one-year waiting period for moving to another locality for reasons related to the disability

PHAs must have a process for requesting a reasonable accommodation. It usually involves making a written request to the housing authority staff. The request should clearly describe the accommodation that is being requested and how it relates to the person’s disability. This does not mean that a PHA must grant the requested accommodation. PHAs may decide that some accommodations are “unreasonable”, or may suggest a different solution. 

To contact your local housing authority to find out whether the waiting list for Section 8 Vouchers is open or closed and what priorities people with disabilities receive:
 http://www.hud.gov/offices/pih/pha/contacts/states/fl.cfm
To find out more about available public housing, use following search engines on HUD’s website: http://www.hud.gov/local/index.cfm?state=fl&topic=renting
To contact your local housing authority to find out whether the waiting list for Section 8 Vouchers is open or closed and what priorities people with disabilities receive:
 http://www.hud.gov/offices/pih/pha/contacts/states/fl.cfm
To find out more about available public housing, use following search engines on HUD’s website: http://www.hud.gov/local/index.cfm?state=fl&topic=renting
C.  Identifying Affordable Rental Housing in Your Community

(Follow the Money

There are many public funding programs used to build affordable housing.  Some are administered by the federal government, and others are offered by state or local housing agencies. 

One of the best ways to identify affordable housing in your community is to find out what housing projects have received these funding sources. 

HUD Section 202 / 811

At the federal level, the primary HUD programs for building housing for people who are elderly or disabled are the HUD Section 202 program (elderly), and the HUD Section 811 program (disabled). In both cases, a tenant only has to pay 30% of his or her income for rent. In order to qualify, a person must have an income at or below 50% of the area median income. There are many more Section 202 units for elderly then there are Section 811 units for people with disabilities. A person with a disability over age 62 may access Section 202 units.


It is best to identify projects, which have been awarded funding in the past two years.  By doing this, you can get on a list to get a unit before they are all taken. Most projects take one or two years to complete after the funding award is announced. Here are the projects that received Section 811 funding in the past two years:

· Abilities of Florida, Inc., Melbourne

· Grand Avenue Community Economic Development, Deltona

· Volunteers of America Florida, Sebring

· Boley Center for Behavioral Health, St. Petersburg

The following website provides a list of all 

Section 202/811 properties in Florida: http://www.hud.gov/offices/hsg/mfh/hto/state/fl.pdf
Rural Housing Programs

USDA provides funding for subsidized rental housing in rural areas through its Rural Housing Service Multifamily Programs. USDA Rural Housing also has a rental assistance program that provides rental subsidies. 

To find out about projects funded with USDA Rural housing funds, contact your regional office: http://www.rurdev.usda.gov/fl/AREAMAP.HTM
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State Housing Programs

[image: image10.wmf]The state of Florida administers several affordable housing programs:  the State Apartment Incentive Loan Program (SAIL), the Housing Credits Program (HC), the Florida Affordable Housing Guarantee Program (Guarantee Program), the HOME Investment Partnerships (HOME) program, and the Multifamily Mortgage Revenue Bond program.  Many housing groups use these funds to produce new affordable housing units. 

 These programs use the “Area Median Income” to decide which households get housing assistance   HUD is the group that determines what the median income for an area is.  The median income is then adjusted for family size. As an example, the 2003 median income for a one-person household in Tallahassee is $40,000. The 2003 median income of a very low income individual (50% of median) is $20,000. HUD allows a developer to use an assumed 1.5 person household in determining rent for a one-bedroom unit. Therefore, the median income of $21,450 is used to calculate the rent on a one-bedroom unit in Tallahassee. Since no more than 30% of your monthly income should go to housing costs, the Housing Programs charge a rent (including utilities) of $536 for this one-bedroom unit. Below is a table that provides an example for Tallahassee.

Example: Tallahassee 2003

	Bedroom Size
	50% AMI
	50% AMI

Rent
	30% AMI
	30% AMI

Rent

	One – Bedroom
	$21,450
	$536
	$12,875
	$322

	Two – Bedroom
	$25,750
	$643
	$15,450
	$386


Approximately 27% of the units created with state funding sources are structured to be affordable to households with incomes between 30% AMI and 50% AMI.  

With rents ranging:
· $322 - $536 for a one-bedroom

· $386 - $643 for a two-bedroom.

An estimated 63% of households including an adult with a disability (1,473,139 households) are one or two person households. Most of the units developed under these programs are two and three bedrooms. 

Due to the focus on assisting households with higher income, few of the 130,000 units of affordable housing created with state housing programs are affordable to a household on SSI without some form of rental subsidy, such as Section 8.  It is important to remember, however, that all projects receiving Housing Tax Credits or HOME funds must accept Section 8.

Below are websites, which will help you identify state funded affordable housing projects in your area:

The Florida Housing Finance Corporation provides a list of developments funded with state affordable housing dollars

http://www.floridahousing.org/findApartment.aspx
The Shimberg Center for Affordable Housing has produced a comprehensive listing of assisted housing and a list of public housing.

http://www.flhousingdata.shimberg.ufl.edu/consumers/index.html
Local Housing Programs

Each County and City municipality that meet established minimum threshold requirements receive an allocation of federal HOME Investment Partnership Funds (HOME), and/or Community Development Block Grant (CDBG) funds. In addition, each county, and each city with populations exceeding 50,000, are provided with housing funds from the state under the State Housing Initiative Program (SHIP). These funds are used by developers and non-profits housing groups, usually in conjunction with state funds, to produce affordable housing. 

You can find out about rental projects, which have been funded under these programs, or may be in the pipeline (not completed), by contacting your local housing department. 
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The following web link will provide you with the contact information for the SHIP program administrator in your community: http://www.floridahousing.org/webdocs/ship/SHIP_Administrators_contact_list.pdf
Continuums of Care

Another excellent source for finding out about supported housing is through your local Continuums of Care Homeless Coalition. Each year local Continuum of Care groups meet to determine gaps in needs for homeless populations – including people with disabilities. Each Continuum of Care applies to HUD each year for Supportive Housing Funds on behalf of developers and sponsors of supported housing. In the past 3 years HUD has provided special additional funding to assure each Continuum prioritizes new permanent housing. 

Under the Supportive Housing Program (SHP) non-profit sponsors apply through their continuum of care for funding to build and operate housing linked to supported services. The rents are subsidized through the grant to make units affordable to qualified tenants regardless of income. 

Another important resource available under the continuum of care process is rental subsidies under the Shelter Plus Care Program (S+C). These rental subsidies, which work just like Section 8 vouchers, can be applied for by state or local governments, or by Public Housing Authorities. 

To be eligible for Shelter Plus Care, a person must be both homeless and have a disability. The disability may be physical, mental, or developmental.

The third program eligible for funding under the continuum of care application is the Section 8 Moderate Rehabilitation for Single Room Occupancy (SRO) dwellings. This program provides Section 8 rental assistance to SRO projects. Under this program, the unit is subsidized. 

In order to qualify for assistance under any of these programs, a person must meet one of the following definitions of homelessness: A person is considered homeless when he/she resides in one of the places described below:

· In a place not meant for human habitation, such as on the streets

· In an emergency shelter

· In transitional or supported housing for homeless persons who originally came from the streets or an emergency shelter

· In any of the places above but is spending a short time (up to 30 days) in a hospital or other institution

· Is being evicted within a week from a private dwelling unit and no subsequent residences has been identified, and the person lacks the resources and support network needed to obtain housing, or

· Is being discharged within a week from an institution in which the resident has resided for more then 30 consecutive days and no subsequent residence has been identified and he/she lacks the resources and support network needed to obtain housing.

To find out what has been funded, or is in the pipeline in your community:

http://www.flacoalitionhomeless.com/rg.pdf
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HOME OWNERSHIP

Many people with disabilities and their families would like to pursue homeownership as a permanent housing solution. A number of obstacles make home ownership difficult for a person with a disability, including accessibility issues, credit history, and ongoing maintenance. But, the biggest barrier is the cost. 

There are number of programs that may help with achieving this dream. One of the most promising is a new program established by HUD allowing a Section 8 voucher to be used to pay a mortgage. 

Section 8 Voucher:
 Homeownership Program
HUD has recently approved a program to allow Section 8 Housing Choice Vouchers to be used to pay a mortgage. This incredible program, once fully implemented, may allow people with disabilities to use their Housing Choice Voucher to achieve homeownership. PHAs are not required to have a homeownership program, but may offer homeownership to people with disabilities as a special accommodation. In addition to the mortgage payment, other eligible homeownership expenses can be paid with the voucher, including: Insurance, utilities, maintenance costs, homeowner association or condominium fees, and replacement reserves for major systems replacement such as replacing roofs or HVAC systems. In addition, the PHA can include in the homeownership expenses the debt service on a loan used to make accessible modifications to a home. 

The homeownership voucher can be used one of two ways; 1) it can be cashed out for a lump sum amount of up to one years voucher payment benefit to be used as a down payment on a home, or 2) It can be used toward the payment of a mortgage on a home. 

Typically, a person needs to be eligible for the Section 8 Housing Choice Voucher program, and be a first-time homebuyer. For disabled households the “first-time homebuyer requirement may be waived on a case-by-case basis. The program also provides that the maximum term of assistance be for 15 years with a mortgage of 20 years or more. The maximum term of mortgage assistance is not applicable to disabled households. The requirement for employment is also not applicable to people with disabilities.

USDA Rural Housing Homeownership Programs

The US Department of Agriculture provides low cost mortgages with little-to-no down payment requirements in rural areas in the state of Florida. 

Rural Housing Direct Loans are loans that are directly funded by the Government.   These loans are available for low- and very low-income households to obtain homeownership.  Applicants may obtain 100% financing to purchase an existing dwelling, purchase a site and construct a dwelling, or purchase newly constructed dwellings located in rural areas.  The purpose of this loan is to provide financing at reasonable rates and terms with no down payment.  Mortgage payments are based on the household's adjusted income.  These loans are commonly referred to as Section 502 Direct Loans. 

 Section 502 loans are primarily used to help low-income individuals or households purchase homes in rural areas. Funds can be used to build, repair, renovate or relocate a home, or to purchase and prepare sites, including providing water and sewage facilities.

Applicants for direct loans from RHS must have very low or low incomes.   Very low income is defined as below 50 percent of the area median income (AMI); low income is between 50 and 80 percent of AMI; moderate income is 80 to 100 percent of AMI. Families must be without adequate housing, but be able to afford the mortgage payments, including taxes and insurance. These payments are typically within 22 to 26 percent of an applicant's income. In addition, applicants must be unable to obtain credit elsewhere, yet have reasonable credit histories. Elderly and disabled persons applying for the program may have incomes up to 80 percent of area median income (AMI). 

Loans are for up to 33 years (38 for those with incomes below 60 percent of AMI and who cannot afford 33-year terms). The term is 30 years for manufactured homes. The promissory note interest rate is set by RHS, and in July 1999 it was 7.25%. However, that interest rate is modified by payment assistance subsidy.

The interest rate and amount of subsidy are determined by family income as percentage of AMI so that a family pays from 22 to 26 percent of their income for principal, interest, taxes, and insurance (PITI) up to an amount not exceeding the promissory note rate. There is no required down payment. 

To find out more about these rural housing programs, contact your local USDA rural Housing Office: http://www.rurdev.usda.gov/fl/AREAMAP.HTM
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C. 
State and Local Homeownership Programs

The State Housing Initiative Program (SHIP) can also assist a low-income person with down payment assistance. SHIP can be applied for at your local housing department.  Ship funds are provided to local governments, which design local housing programs according to the following SHIP Guidelines:

· 65% of funds must be used for homeownership

· 75% of funds must be used for construction or rehabilitation activities

· 30% of funds must be used to serve very-low income people with incomes below 50% of area median income (AMI)

· 30% of funds must serve people with incomes at or below 80% of AMI

· Remaining funds can serve people with any income level up to 120% AMI

SHIP funds are distributed on an entitlement basis to all 67 counties and 48 Community Development Block Grant entitlement cities in Florida. The minimum allocation is $350,000 and the maximum allocation is over $9 million. In order to participate local governments must establish a local housing assistance program by ordinance; develop a local housing assistance plan and housing incentive strategy; amend land development regulations or establish local policies to implement the incentive strategies; form partnerships and combine resources in order to reduce housing costs; and ensure that rent or mortgage payments within the targeted areas do not exceed 30 percent of the area median income limits, unless authorized by the mortgage lender. 

SHIP dollars may be used to fund emergency repairs, new construction, rehabilitation, down payment and closing cost assistance, impact fees, construction and gap financing, mortgage buy-downs, acquisition of property for affordable housing, matching dollars for federal housing grants and programs, and homeownership counseling. SHIP funds may not be used to assist mobile homes or manufactured housing; however, manufactured buildings with the Florida Department of Community Affairs' insignia are eligible. A minimum of 65 percent of the funds must be spent on eligible homeownership activities

Below is a link to list of SHIP Administrators for all communities receiving SHIP funds in Florida: http://www.floridahousing.org/webdocs/ship/SHIP_Administrators_contact_list.pdf
Florida Housing Finance Corporation

Florida Housing Finance Corporation down payment assistance program makes down payment and closing costs assistance available to eligible applicants in conjunction with the First-Time Homebuyer Program.

Coming up with enough cash to cover the down payment and closing costs on a new home purchase is one of the biggest hurdles first-time homebuyers face. Eligible homeowners who meet the maximum annual income requirements may be able to receive a zero percent interest, second mortgage loan to help pay for down payment and closing costs.

Florida Housing's Homeownership Assistance Program (HAP) provides zero percent second mortgage loans of up to $10,000 to qualified buyers. In addition, Florida Housing's HOME Loan program provides zero percent, second mortgage loans that can be used to assist qualified homebuyers with down payment and closing costs.

Applicants who have an income that is 65 percent or less than their county's median income (adjusted for household size), could be eligible for up to $15,000 or 25 percent of the purchase price of the home, whichever is less. Applicants who use the HOME Loan program will only have to repay the loan if they sell the home, transfer ownership, refinance or pay off the original mortgage, or rent the home.

Low to moderate income families in the market for purchasing their first homes may be eligible for low-interest rate mortgages and down payment and closing cost assistance of up to $15,000 through Florida Housing's First-Time Homebuyer program. In November 2002, Florida Housing made $50 million available statewide through participating lenders for families purchasing their first homes. In June 2003, an additional $50 million was made available. 

D. Nonprofit Organizations

Habitat for Humanity

Habitat for Humanity is a nonprofit organization that builds simple, decent, affordable houses for very low-income people to buy and own.  Since 1976, the organization has become very well known and has built more than 50,000 houses across the country.  Habitat builds houses with the help of community volunteers, donated materials, and the work of the individuals (and their support network) who will buy the homes.  There are 70 charters of Habitat in Florida.  Some build only a few houses each year, while others may build twenty, thirty or more houses.  You can find the Habitat group closest to you by searching the Internet at www.habitat.org/local/.

Local Housing Nonprofit Organizations

There are hundreds of nonprofit organizations in the State of Florida that are dedicated to providing affordable housing.  Some specialize in building rental housing.  Others help people buy homes, or repair the houses where they already live.  Several organizations do more than one of these activities.  Housing nonprofit organizations often provide help to you by using the state and federal money that you have read about (including SHIP, HOME, HAP and more).  They also use money from foundations, local fund-raising events, and more.  There are too many Florida nonprofit organizations to list in this housing guide.  You can find the housing groups closest to you by asking the housing administrator who works for your city or county government.  

Once again, you can get a list of their phone numbers on the Internet at http://www.floridahousing.org/webdocs/ship/SHIP_Administrators_contact_list.pdf
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E. 
Fannie Mae

Home Choice for People with Disabilities

This mortgage is specifically designed for low- and moderate-income people who have disabilities or who have family members with disabilities living with them. HomeChoiceSM mortgages offer flexibility in down payments, qualifying debt-to-income ratios, and credit history.

Key Features 

· Down payments as low as $500 are available. 

· Coalitions* provide grants and other assistance to help borrowers with down payment and closing costs, access modifications, and property repairs, as well as provide budget management and support services that include homeownership education counseling. 

· A co-borrower who will not be living in the home may be part of the transaction, as long as the co-borrower is a family member or legal guardian. (For example, a parent could sign the mortgage with a child, even if the parent does not plan to live in the home.) 

· Eligible borrowers include any low- or moderate-income person defined as disabled by the Americans with Disabilities Act of 1990 or defined as handicapped by the Fair Housing Amendments Act of 1988. 

· Owner-occupied single-family detached homes, townhouses, and condominiums are eligible. 

HomeChoice mortgages are available through Fannie Mae-approved coalitions comprised of organizations and agencies working together to create homeownership opportunities for people with disabilities. 

For information on participating coalitions in your area, contact Fannie Mae at

1-800-7FANNIE (1-800-732-6643).
Accessible Modifications
[image: image13.wmf]In some instances a person may acquire a disability and need to make modifications to their own home in order to make it accessible. In other circumstances, a person with a disability or their family may wish to purchase a home, and then do accessibility modifications.

HUD Section 203(k)

For someone who can afford to pay a conventional mortgage, the HUD Section 203(k) program provides funding for acquiring and rehabilitating a single-family house. Section 203(k) insurance enables homebuyers and homeowners to finance both, the purchase (or refinancing) of a house and the cost of its rehabilitation through a single mortgage - or to finance the rehabilitation of their existing home.  Section 203(k) is one of many FHA programs that insure mortgage loans - - and thus encourage lenders to make mortgage credit available to borrowers who would not otherwise qualify for conventional loans. 

Section 203(k) fills a unique and important need for homebuyers when buying a house that is need of repair or modernization. Section 203(k) offers a solution that helps both borrowers and lenders, insuring a single loan that covers both the acquisition and rehabilitation of a property. 

SHIP and CDBG funding for Home modifications

Many local SHIP and/or CDBG programs provide funding to low-income homeowners for accessibility modifications. Funding is typically based on income criteria. Low-income borrowers may receive deferred loans that do not require payments, and may be forgiven over time. 

Check the web link below to identify a contact for the SHIP program in your area: http://www.floridahousing.org/webdocs/ship/SHIP_Administrators_contact_list.pdf
Low-Income Emergency Home Repair Program (LIEHRP)

The Low-Income Emergency Home Repair Program provides grants to local agencies administering the Weatherization Assistance Program to assist low-income people, especially the elderly and physically disabled, with emergency housing repairs that affect the health and safety of residents. Funds are limited; an average of $2,000 is spent on each house. The following activities are addressed in the Low-Income Emergency Home Repair Program:

· Correcting structural deficiencies 

· Repairing or replacing unsafe or nonfunctional space heating or water heating systems 

· Improving accessibility or making repairs for the physically impaired 

· Repairing plumbing to ensure safe drinking water and sewage disposal 

· Repairing electrical wiring or fixtures 

· Repairing deteriorating walls, floors, and roofs 

· Making other interior or exterior repairs necessary for health and safety of the resident 

A 20% match is required. Client households must meet 125% of the low-income poverty guidelines of the United States Department of Health and Human Services.  Priority is given to persons 60 years of age or older and persons who are physically disabled. 

More information on this program can be found at: http://www.floridacommunitydevelopment.org/programs/liehrp/
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Weatherization Assistance Program (WAP)

The Weatherization Assistance Program provides grants to community action agencies, local governments, Indian tribes and non-profit agencies to fund energy saving repairs to low-income homes in all counties. Grants are allocated based on a formula combining population and weather data and average $2,600 spent on each home. The types of uses include insulation, weather stripping, water heater wraps and reduction of air infiltration. Furnaces and air conditioning systems may be repaired. An energy audit and testing must be performed on each home. The house data is entered into a computer program and a print out is provided. The print out must be evaluated to determine the measures that will be provided.

Client households must meet 125% of the United States Department of Health andlow-income poverty guidelines Human Services' . Preference is given to owner occupied, elderly, disabled, and families with children 12 and under.

Florida Alliance of Assistive Services and Technology (FAAST)

[image: image15.wmf]The Florida Alliance for Assistive Services and Technology (FAAST) Loan Authority (FLA) makes loans to qualifying borrowers. Qualifying borrowers must demonstrate that the purchase of assistive technology equipment will help Floridians with disabilities become more independent or more productive members of the community. The Authority will review applications not approved by the bank for consideration under its loan guarantee program.

Qualifying borrowers must meet the FLA criteria of being creditworthy and able to repay the loans. Note: the FAAST Loan Authority will not approve loan refinancing. For any loans that guarantees products or devices that become the personal property of the borrower, FLA will require written verification of price, vendor specifications and invoice before distribution of funds. When a loan in excess of $5,000 is to be used for home modifications, FLA will require two bids from licensed contractors before distribution of funds.


PLANNING AND ADVOCACY

There are a significant number of housing programs, which are available to produce affordable housing.  In order to produce housing that is affordable to extremely low-income people with disabilities, a greater level of subsidy and, perhaps, a larger number of funding sources will be needed.  All available housing resources must be utilized, not just those programs specifically targeted to “special needs” populations.  State and local governments are required to develop plans identifying how funds are to be used. Local housing officials are required to obtain community input, in particular from people with disabilities during the planning process.

The most important first step is to create a united voice. Housing officials are overwhelmed by requests from various interest groups. This is especially damaging if disability groups are viewed as competing interests instead of an organized constituency. In addition to building a local coalition of cross disability interests, there are a number of statewide groups that represent people with disabilities that may join in your efforts. Examples of key statewide groups include the ADA Working Group, The Florida Advocacy Center for People with Disabilities, The Florida Independent Living Council, and others. Representatives of the disability community can also find allies with other groups, such as the Florida Homeless Coalition, and the Supportive Housing Coalition, who also seek to increase housing funding for people with extremely low-incomes.  

The Key Housing Planning Documents that address how housing resources will be allocated, include:

· The Consolidated Plan

· The Public Housing Authority

· The State Universal Cycle rule process and The Qualified Allocation Plan

· Local State Housing Initiative Program Plans, and 

· The Local Continuum of Care Plan

The Consolidated Plan
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The Consolidated Plan is a comprehensive plan that must be created by state and local governments that direct the use of federal funding from the HOME Program, Community Development Block Grant (CDBG), Emergency Shelter Grants (ESG), and Housing Opportunities for Persons with Aids (HOPWA).  HOME, CDBG, and HOPWA funding can be spent on affordable housing activities, including: new housing production, rental assistance (HOME and HOPWA), rehabilitation and housing modifications, and down payment assistance for first time home buyers.

All state and local governments receiving federal housing funds are required to develop a “Citizen Participation Plan”. Review the Citizen participation Plan to make sure that the process for developing the Consolidated plan is accessible to people with disabilities, and provides adequate opportunity for input.

Provisions in the law require that the local or state planners consult with representatives of the disability community. The law requires states and local governments to identify impediments to fair housing choice. This provides an opportunity for advocates to review how state or local laws, regulations, policies, and procedure may create an impediment to increasing the supply of housing for extremely low-income people with disabilities. The state or local government is also required to assess the availability of housing for various subpopulations of the community. Another provision of the Consolidated Plan process is that state and local governments must also certify that all federal housing program activities is in compliance with the Fair Housing Act, and Section 504.

The law requires public hearings on housing needs, and strategies before the draft plan is produced for public comment. It is essential to engage your local housing department in conversations about housing strategies for people with disabilities before the draft plan is written. The disability community has the opportunity in these early stages to identify shortfalls in the housing supply for extremely low-income people with disabilities, and to assure that people with disabilities benefit proportionately from federal funds. Representatives of people with disabilities can request as a reasonable accommodation under Section 504, to be notified when planning activities begin, and to obtain a schedule of opportunities for public comment.  

Each year state and local governments must provide HUD with a One-Year Action Plan detailing how federal funds will be spent consistent with the strategies outlined in the five-year plan. Each local and state agency receiving federal housing funding is also required to provide performance reports within 90-days of the end of the program year. Representatives of people with disabilities can review these reports to see how programs are serving people with extremely low-incomes.  Most communities will be working on gathering data and information during 2004 in anticipation of submitting a new Consolidated Plan in 2005.

In addition to controlling how federal funds will be used to address housing needs, and who will benefit, many of the other plans discussed are controlled by a requirement that these other plans be consistent with the Consolidated Plan. 

Public Housing Authority Plans

Public Housing Authority reform legislation enacted in 1998 gave public housing authorities much greater flexibility in how public housing and Section 8 are used. Each public housing authority is required to submit a Public Housing Authority (PHA) Plan detailing how Section 8 will be prioritized, whether the PHA will apply for additional mainstream vouchers for people with disabilities, if they will allocate voucher authority to project-based Section 8 contracts to encourage development of affordable units, and if they will initiate a homeownership program.

Each PHA is required to develop the PHA Plan in conjunction with a Resident Advisory Board. Representatives are made up of public housing tenants and Section 8 program participant. The disability community should make sure that people with disabilities are represented on the Board. Since most PHAs were required to complete their first PHA plan in 2000, many will be doing new plans for 2005. 
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The State Universal Cycle Rule Process and the Qualified Allocation Plan

The State provides funding for developing affordable housing from Home, The State Apartment Incentive Loan Program (SAIL), and from Housing Tax Credits. The Florida Housing Finance Corporation (FHFC) in a single application process awards all of these funds to developers of affordable housing each year called the Universal Cycle. Although these programs are extremely complicated, the process by which these funds are awarded shouldn’t be underestimated. Combined, these three sources finance production of thousands of units of housing each year. 

According to FHFC’s Analysis of Florida’s Affordable Rental Housing Supply and Remaining Housing Needs, less than 2% of all units created with state housing programs are affordable to people with incomes below 30% of area. Instead, housing resources have been targeted to higher income households where fewer subsidies are required. FHFC’s report shows that approximately 25% of all units created with state resources have been affordable to households with incomes between 31-50% AMI, while almost 72% of the units produced are targeted to households with incomes between 51 – 80% AMI.

Each year FHFC holds public meetings to discuss changes to the RULE 67-048, which governs the allocation of HOME, SAIL, and Housing Credits. The Housing Credit Program, the largest production program for affordable housing development, is supposed to be awarded according to a “Qualified Allocation Plan” that outlines the priorities for awarding credits in the annual competition.  Since the allocation process is extremely competitive and credits are always heavily oversubscribed, developers seek to maximize the number of points available under each of the application scoring criteria.

As mandated by Congress and addressed at Section 42(m)(1)(B)(I) of the Internal revenue Code, requires preference in allocating housing credit to “projects serving the lowest income tenants” and selection criteria shall include criteria that give priority to “tenant populations with special needs”.  

[image: image18.wmf]Florida’s QAP states, “Developments which serve the lowest income families will be targeted,” and then refers to the FHFC’s Universal Application Package and Rule 67-048 for the specifics.  However, it also states, “Developments which require the least amount of housing credits to produce an affordable unit will be targeted.”  These two aspects of Florida’s Qualified Allocation Plan are inherently contradictory, and the legally required targeting of “lowest income” households has historically been sacrificed in order to produce more units with fewer subsidies.

Florida has historically implemented policies favoring projects that require the least subsidy per unit with the inevitable result that only projects serving the highest income tenants permissible under the program receive funding. This has resulted in housing targeting households with 51-80% of Area Median Income, to the exclusion of lower income households.  Although deeper income targeting to the lowest income households has been phased in since 1999, only 2.7% of the rental units created by FHFC’s Universal Cycle have been targeted to under 30% AMI in that time.

Continuum of Care Plan

HUD provides funding each year for projects and programs that assist homeless and disabled people through the McKinney-Vento Homeless Assistance Act.  A Continuum of Care is a community-based planning group that identifies gaps in housing and services, and provides a comprehensive strategy for meeting the needs of homeless individuals and families. The Continuum Planning group identifies needs and prioritizes projects for funding.

According to HUD’s 2002 application “Permanent housing for persons with disabilities is long term housing for this population. Basically, it is community-based housing and supported services designed to enable homeless persons with disabilities to live as independently as possible in a permanent setting. Permanent housing can be provided in one structure or in multiple scattered sites”. 

Congress has directed HUD to use at least 30% of the McKinney-Vento Homeless Assistance funding for permanent housing. As an incentive to ensure the 30% permanent housing requirement is met, HUD will add the lesser of $750,000 or the full amount of the highest priority project to the continuums pro rata need amount (award amount), if the number one priority project in the continuums application is a permanent housing project. In other words, if permanent housing project as the Continuum’s highest priority, HUD will give you up to $750,000 extra to pay for it.

Both the Supportive Housing Program (SHP) and the Shelter Plus Care program (S+C); can be used to provide permanent housing for people with disabilities. The disability may be physical, mental, or developmental. HUD’s definitions of eligible disabilities are those that: 1) are expected to be of long-continued and indefinite duration; 2) substantially impedes their ability to live independently; and 3) is such a nature that the disability could be improved by more suitable housing. Please keep in mind that the need for the permanent housing must still be demonstrated in the gaps analysis. Therefore it provides an opportunity for organizations that serve people with disabilities to participate in the planning process as information on needs is developed for the gaps analysis. 

Data on physically and developmentally disabled people is rarely included in subpopulations identified in the gaps analysis form.

Building with SHP

The SHP program will provide up to $400,000 in capital funding to pay for acquisition and new construction; or, up to $200,000 for acquisition/ rehabilitation. The program also allows funding for operating (i.e. project-based rental subsidies) and for costs associated with providing supported services to the residents. 

Leasing with SHP

SHP funding may also be used to lease housing for a supported living program. Under the leasing model, an organization would use the SHP funding to lease units of housing, which the organization would then put its clients into. A sponsor may contract with a developer to lease a block of apartments in a project, may lease scattered apartments in different buildings, or could rent single family housing that could be shared by more then one unrelated tenant. In the shared situation, each bedroom is considered a separate unit.

Rental Subsidies with Shelter Plus Care

The Shelter Plus Care (S+C) program is designed to give applicants flexibility with how they offer housing and supported services for homeless persons with disabilities. Assisted units may be in any type of housing from shared housing to apartments to single-family homes. S+C funding may be structured as: 1) tenant-based rental assistance, similar to a section 8 voucher, in which the recipient permits the participants to chose their own housing; as 2) sponsor-based rental assistance in which the funding is provided to a non-profit sponsor to pay for housing provided by the non-profit; as 3) project-based rental assistance in which the rental assistance is attached to specific units; or 4) SRO based rental assistance in an existing or reconfigured single room occupancy (SRO) setting. 

Collaboration 

[image: image19.wmf]A number of creative models can be applied to addressing the permanent housing needs of people with disabilities when organizations within the continuum work together. Eligible applicants for S+C include States, units of local government and Public Housing Authorities. In one example of collaboration, a local Housing Authority (PHA) receiving S+C funding contracts with a non-profit to provide project-based rental assistance for scattered site housing being acquired and rehabilitated for shared housing in single family residential neighborhoods. The non-profit uses housing funds, such as SHIP, HOME, SAIL, and CDBG to reduce the rent, by minimizing the debt service requirement. Between the reduced rent and the combined contributions from individuals sharing the housing, the subsidy requirement could be minimized, allowing the S+C funding to serve more people. Deeper capital subsidies could reduce the rent subsidy requirement even further. 
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Another collaborative model involves working with a tax credit developer to attach sponsor based rental assistance to a portion of the units in a development, which will be subsidized on the capital side with the tax credits. These developments are required by the tax credit rules to provide units of housing for very-low income households. Since each development requires local matching funds to compete for a credit allocation at the state, local governments often require developers to use their local funding to further reduce rents on a portion of the units. Local SHIP or HOME funds, combined with other sources such as SAIL and FHLB contributed by the developer, could essentially eliminate debt service on a portion of the units in a project. By collaborating with your local housing agency, you may be able to maximize the effectiveness of S+C funding by linking rental subsidies to units receiving local matching funds in a combined RFP.  

State Housing Initiative Program Plan

The State Housing Initiatives Partnership program (SHIP) provides funds to local governments as an incentive to create partnerships that produce and preserve affordable homeownership and multifamily housing. The program was designed to serve very low, low and moderate-income families. 

SHIP funds are distributed on an entitlement basis to all 67 counties and 48 Community Development Block Grant entitlement cities in Florida. The minimum allocation is $350,000 and the maximum allocation is over $9 million.

65% of the funding is required to fund homeownership activities, such as down payment assistance or homeownership counseling. Funding for accessibility modifications to a homeowner is an eligible activity that many juristic ions use a portion of their homeownership allocation to fund. Most juristic ions use 10% to fund administrative costs for managing the program. That leaves 25% of the funds, which can be used for rental housing activities. 

A local SHIP Plan is produced each year to report on how the program funds will be used. Contact your local SHIP program administrator to find out how to provide public input about how SHIP funds will be used in your community. 
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Appendix

Documenting the Housing Needs of Individuals with Disabilities
According to HUD’s report to congress titled A Report on Worst Case Housing Needs in 1999, people with disabilities remain the household type most likely to have “worst case housing needs” if they are not assisted by federal or state housing programs.  In fact, the amount of SSI money that a person receives in Florida ($545 in 2002) equals only 17.4% of the Statewide Area Median Income.  Because of their extreme poverty, the 3.5 million non-elderly people with disabilities receiving SSI benefits throughout the country cannot afford decent housing in any major metropolitan statistical area without government housing assistance. Yet millions of people with disabilities live in institutions, seriously rundown housing, or with aging parents who cannot take care of them.  Some are homeless or at risk of becoming homeless. 

Currently, a large number of people with disabilities who receive SSI are not receiving federal housing assistance.  Many cannot even access the waiting lists, which have grown so long in some areas that no new individuals are added to it.  Published data from the HUD Office of Policy Development and Research indicates that non-elderly people with disabilities receive approximately 13% of federal housing assistance, even though they make up 22% of the households with “worst case” housing needs.

Local governments that get CDBG and HOME funding are required to reach out to disability advocates.  They have to decide if their housing program really matches the needs of people with disabilities. But very often people working with housing and those working with disability services do not understand each other’s programs.  Very little has been done to coordinate housing and services funding.  

Most agree that community-base supported housing is preferable to more restrictive settings, such as board and care, or nursing home settings.  The Assisted Living Medicaid Waiver Program is currently in place to provide home-based supportive services to individuals with physical, developmental, and mental disabilities in community settings. With 64 percent of current long-term care funds, and 75 percent of Medicaid funds going into institutional care, there is insufficient funding allocated to provide supportive services to all that need them to live independently in the community. 

In the long run, the issue of living in an institution as compared with living in our community affects us all. The same long-term services and supports that enable people with disabilities need will also help seniors to age in place, right in their own home. 

If the dream of community-based supportive housing is to include people with disabilities in our communities, policy makers must make some tough decisions about funding.  Most importantly, people who rely on SSI as their sole source of income need housing that they can afford with rents of no more than $150 - $200 per month.  The housing must be linked to supportive services that allow individuals to live as independently as possible.  

Accessibility, Affordability, and Availability 

There are three reasons that a person with a disability has difficulty in finding housing

A. Accessibility - Does the housing meet the needs of a person with a disability?

B. Affordability - Can a person with a disability afford the housing?

C. Availability - Is affordable housing within the person’s community and in close proximity to shopping and other needs?
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Accessible Housing 

Americans with Disabilities Act

Many people refer to the Americans with Disabilities Act (ADA) when stating that there are legal requirements for housing to be accessible. In fact, ADA design standards do not apply to private development of residential settings. The Act provides for equal opportunities for people in employment, public accommodations, transportation, telecommunications, and local government services. Title III of the act covers public accommodations, such as restraints hotels, shopping center, or other public places. Title II of the Act applies to all programs, services, and activities provided or made available by public entities. In regards to housing, this includes public housing and housing provided by public universities.

The legal requirements for assessable design in residential settings is found in two separate acts:

1) Fair Housing law, and 

2) Section 504 of the Rehabilitation Act of 1973. 

Fair Housing

The Fair Housing Act is actually a civil rights act that prohibits discrimination of certain protected classes of people. In 1988 the Act was amended to include people with disabilities. As a protected class, the law recognizes that people with disabilities can be discriminated against by virtue of physical design that creates barriers to accessibility.  The Fair Housing Act law provides that a failure to design and construct accessibility features into most multifamily developments is regarded as discrimination. 

The design and construction requirements of the Fair Housing Act apply only to new construction of housing built and occupied after March 13, 1991. The design requirements of The Fair Housing Act do not apply to single-family construction. In general, the design requirements apply to multifamily development of four or more units. The requirements are required for all ground floor dwelling units, and all units in buildings served by an elevator.

These modest design guidelines include:

1. Accessible building entrance on an accessible route

2. Accessible and usable public common areas

3. Usable doors wide enough to allow passage by a person in a wheelchair

4. Accessible route into and through the dwelling unit

5. Light switches, Electrical outlets, thermostats, and other environmental controls must be located in accessible locations.

6. Bathrooms must contain reinforced wall for future installation of grab bars and shower seat.

7. Kitchens and bathrooms must provide maneuverable space for wheelchair access.

[image: image23.wmf]Additionally, The Fair Housing Act requires reasonable accommodations to be provided in rules, policies, practices, and services when necessary to allow a resident with a disability equal access to the property and amenities. As an example, this provision would apply in the case where a person requires an exception to the pet policy to allow for a service animal. Another example would be to provide a parking space with additional space for a lift along an accessible route to the unit.

Another provision of Fair Housing law makes it unlawful to refuse to permit a resident to make reasonable modifications to either the dwelling unit or to the public and common areas. Any modifications would be at the resident’s expense. 

Section 504

Section 504 of the Rehabilitation Act of 1973 as amended, prohibits discrimination of any otherwise eligible person with a disability from benefiting from any federally funded programs. As such, Section 504 applies to any federally funded program, including housing authorities and state and local housing programs that receive federal funding through Community Development Block Grant (CDBG), HOME Partnership Program, Emergency Shelter Grant (ESG) or Housing Opportunity for People with Aids (HOPWA). 

Any such program receiving federal funds must provide reasonable accommodations to people with disabilities, including access to facilities and program benefits. Such accommodations might include outreach and prior notice to the disability community of funding opportunities, or opening of applications for waiting lists; allowing applications to be filled out without going to the office, allowing additional time; etc. (A further review of reasonable accommodations will be covered in the Section on Public Housing Authorities).    

In general, any housing development, which contains public funding from any of the above, mentioned federal programs must make a portion of the units accessible under the Uniform federal Accessibility Standards (UFAS). This is a much higher standard then required by the Fair Housing Act. The regulations require that the proportion of units that must be accessible according to UFAS should be equivalent to the proportion of people in the community with such needs. HUD has provided “Safe Harbor” guidance to developers that Section 504 requirements can be met by providing a minimum of 5% of the units accessible to people with physical disabilities, and 2% of the units accessible to people with hearing and sight impairments. The “safe harbor” applies in the case where no evidence has been presented to show that a higher proportion of the population needs these accommodations.  

For more information on Section 504 or how to file a complaint, please refer to the following HUD website address: http://www.hud.gov/offices/fheo/disabilities/sect504.cfm
B.
Affordability

[image: image24.wmf]People with disabilities continue to be the poorest people in the nation. In 2002, Social Security Insurance benefits (SSI) are $545 per month.  This amounts to only 18% of the state median income in Florida.  HUD refers to the Area Median Income (AMI)—adjusted by family size—to describe a family’s income in relationship to others in the area.  Though the area median income varies by locality throughout the state, the overall median income is approximately $54,000 for a family of four, or $37,500 for an individual.  Affordability is determined based on a household at the maximum income within the income category, paying no more than 30% of income for rent.  HUD, therefore, uses the following categories to define low-income, very low-income, and extremely low-income:

Example of affordability for a family of four, assuming median income of $54,000
	Median Income $54,000
	Percentage of Area Median Income (AMI)
	Income Range
	Affordable rent for a family of four

(3-BR unit)

	Low-Income
	51 - 80% AMI
	$27,000 - $43,200
	$1,080

	Very Low-Income
	31 - 50% AMI
	$16,201 - $26,999
	$625

	Extremely Low-Income
	0 - 30% AMI
	$0 - $16,200
	$405


Example of affordability for a household of one, assuming median income of $54,000
	Median Income $37,800
	Percentage of Area Median Income (AMI)
	Income Range
	Affordable rent for a family of four

(3-BR unit)

	Low-Income
	51-80% AMI
	$18,900 - $30,240
	$756

	Very Low-Income
	31-50% AMI
	$11.301 - $18,899
	$472

	Extremely Low-Income
	0-30% AMI
	$0 - $11,300
	$282


Low-income households that pay over 30% of their income for housing and utilities are considered “rent burdened”. When housing costs exceeds 50% of income, the federal government considers them to be “severely” rent burdened, and to have “worst case” needs for housing assistance. 
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HUD publishes “Fair Market Rents” (FMR) each year for metropolitan areas and Counties throughout the country. The FMR rents are established at 40 percent of rental costs by unit size for the community. In 2002, a household with SSI as their sole source of income could not afford the average median monthly rent for a one-bedroom unit in Florida ($592), even if they spent all of their income on housing. No wonder HUD estimated that approximately 1.4 million people with disabilities receiving SSI benefits live in seriously substandard housing and/or in housing that costs more then half of their income. It is additionally estimated that at least 640,000 people with sever disabilities are living at home with aging parents, are not counted into government housing needs.

In testimony on May 3, 2001, Kathryn Nelson of the HUD Office of Policy Development and Research in her report presented to the U.S. House Committee on Financial Services, showed statistics that 51% of very-low income renters in Florida pay more than 50% of their income for rent. She also presented that nationally, almost 3.8 million households with incomes below 30% of median (68%) had sever cost burdens, as compared to only one-fifth of those with incomes between 31-50% of median income.  

C.
Availability

In the state of Florida, 36% of all households (2,331,069 households) include a person with a disability age 15 or older (“adult with a disability”). According to data provided by the Shimberg Center, 2000 census data estimates that there are 493,810 extremely low-income households (with incomes below 30% of area median income) in Florida which experiences sever cost burdens for their housing. A sever cost burden is defined as a household spending more then 50% of their income on housing costs. While it is estimated that the growing number of people with disabilities living on SSI benefits exceeds 3.7 million across the nation, the supply of affordable housing units for extremely low-income households continues to decline. According to HUD’s report by Kathryn Nelson, between 1991 and 1999, approximately 1.3 million units affordable to households with incomes below 50% of median income were lost to demolition or conversion to market rate housing. Most of these lost units (940,000 units) were those that were affordable to extremely low-income renters, those with incomes below 30% of median. Additionally, it is estimated that as many as 273,000 units of federally assisted housing have been converted to “elderly only”.

Florida was reported in Kathryn Nelson’s report to have the fifth worst shortage of units affordable to people with extremely low incomes. The National Housing Trust estimates that over 3,200 affordable units have been lost in Florida due to conversions. Most of these served households below 30% of median. According to a 2003 report by the Florida Housing Finance Corporation titled “Analysis of Florida’s Affordable Rental Housing Supply and Remaining Housing Need”, the report concluded that households with incomes below 30% of median make up 60.1 % of the unmet housing need in Florida. It is estimated that 217,315 additional units of housing affordable to households with incomes below 30% of median are needed to meet the needs.

Relationship Between Florida’s Affordable Rental Supply Compared to Rental Need, as of December 31, 2002.

	
	Total
	0 – 30% AMI
	31 – 50% AMI
	51 – 120% AMI

	Total Rental Supply
	367,494
	131,210
	91,573
	144,709

	% of Rental Supply
	100%
	60.1%
	24.9%
	39.4%

	Total Remaining Rental Need
	361,384
	217,315
	109,886
	33,725

	% of Total Remaining Need
	100%
	60.1%
	30.4%
	9.3%


Data from Table I: Florida Housing Finance Report, September 2003

Of the estimated 131,210 current supply of units affordable in Florida to households below 30% of median income, ninety-two percent (92%) of these are from: Section 8 vouchers/certificates, Project-based programs, Rural Housing Developments and Public Housing. With a net loss each year of project-based units, rural housing units, and public housing units, it is difficult to see how new housing production from these programs is going to have any real impact on the unmet need. 
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In the past two years Congress has not funded any new incremental Section 8 vouchers (with the exception of limited mainstream vouchers for people with disabilities). The “U.S. Conference of Mayors-Sodexho Hunger and Homelessness Survey 2003” surveyed city officials, community-based providers, and government agencies in 25 cities. According to results of the survey, assisted housing programs currently serve only thirty-three percent of eligible low-income households. Applicants in the survey cities have an average wait of 24 months for public housing, and wait an average of 27 months for Section 8 Vouchers. Due to waiting list lengths, nearly half of the cities have stopped accepting applications for at least one assisted housing program. With waiting lists for Section 8 Vouchers at Housing Authorities throughout the state, it doesn’t appear more people can be helped with affordability from this program either.

Over 1.9 million people nationally remain in public institutions, nursing homes, and board and care facilities. More the 640,000 are estimated to live in homes with aging parents. 124,750 people with disabilities age 25-61 live with a parent. This is 8% of all people with disabilities in this age group. These numbers do not show up in housing needs assessments. 

Despite empty commitments to move people from institutions to community settings, it must be recognized that when an individual is moved out of one of these restricted settings, there is no housing subsidy that follows the individual to pay for his or her housing costs.  Medicare waiver funds that provide funding for supportive services are not allowed to pay for rent.  Despite integration goals in the President’s New Freedom Initiative and the Bush Administration’s commitment to end chronic homelessness in the next ten years, the fact is that there are over 3.8 extremely low-income households, which are severely cost burdened now for every affordable unit – including Section 8 vouchers.
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