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Introduction 
 
America is teetering on the edge of a housing crisis. In many communities nationwide, workers are facing 
an unprecedented shortage of affordable housing. And with each passing month, the problem worsens. 
Professional and skilled workers such as fire fighters, teachers, social workers, trades people and mid- as 
well as entry-level employees are forced to live greater distances from the very communities they serve, all 
in the name of finding a home they can afford. 
 
Thus, in the past five to ten years, many local and even state chambers of commerce have entered the 
housing arena under the auspices of workforce housing, recognizing that escalating housing prices and a 
mismatch between types of jobs and types of available housing present critical challenges to the local 
economy. The affected communities find it more difficult to recruit and retain entry-level and moderate-
wage employees and, therefore, more difficult to retain and attract the businesses who need these 
employees.  
 
Meanwhile, the housing issues that force employees to live outside the communities in which they work 
create other problems. In a sense, there is a domino effect of negative blows to a region’s economic 
prosperity. For one, the strain on transportation systems becomes greater. And, as a result of longer 
commuting times, employees become less civically engaged and, often, less productive in the workplace. 
 
In 2004, the U. S. Chamber of Commerce’s Institute for a Competitive Workforce (ICW) held a forum in 
partnership with Harvard University’s Joint Center for Housing Study, a nationally recognized leader of 
research on the issue, and welcomed attendees from both the business and housing community. 
Subsequently, ICW and Harvard published Strengthening Our Workforce and Our Communities through Housing 
Solutions, a report on the opportunities for chambers of commerce, Realtors®, and other housing 
professionals to work together for the benefit of each and for the greater community.  
 
As a follow-up to that report, the National Association of Realtors® (NAR) and ICW have collaborated to 
present this report on the efforts of five communities in which business and housing groups are working 
together to address the bottom-line effect of housing shortages. The goal of this report is to showcase the 
opportunities for positive change when key stakeholders unite to work toward common solutions. 
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Silicon Valley and Santa Clara County, California 
 
Program Types 
Financial Support: Housing Trust 
Public Awareness: Affordable Housing Tours 
 
Partners 
Silicon Valley Leadership Group, member of San Jose Silicon Valley Chamber of Commerce 
Santa Clara County Association of Realtors®  
 
Background 
In Silicon Valley, as in many communities, the well-chronicled dot-com boom of the late 1990s produced a 
growth of wealth for many residents. And while the region experienced an employment boom, bringing 
higher salaries, it came at a considerable cost to some in the form of a severe housing shortage. Already-
high home prices and apartment rents increased at unheard of rates—the median home price in the county 
has topped $700,000.1 At one point, five jobs were being created for every one unit of new housing.2 In 
short, a considerable percentage of the region’s workforce had no place to call home in the very place it 
made its living. High housing costs became a concern for civic leaders, employers and housing advocates. 
 
Housing Trust 
In 1999, representatives of the Silicon Valley Leadership Group (SVLG)—a consortium of business 
leaders and a member of the San Jose Silicon Valley Chamber of Commerce—joined with Community 
Foundation Silicon Valley, the County Collaborative on Housing and Homelessness, and the County of 
Santa Clara to create the Housing Trust of Santa Clara County. Focusing on housing-related concerns, the 
Trust has since evolved into a partnership of more than 70 public and private sector housing leaders, 
lenders, environmental organizations, and city and county officials. The Trust was designed to serve as a 
rapid-response investment tool to aid the creation of new affordable housing developments and to help 
first-time homeowners buy affordable homes. While there are hundreds of housing trusts across the 
country, it is believed that this is the only privately-funded version.3 
 
The program’s goal is to distribute funds equally among three segments: one-third for aid homeless 
shelters, one-third for gap financing for the construction of affordable homes and one-third for first-time 
homebuyer loans. The two initial programs offered to first-time homebuyers were the Closing Cost Loan 
and Superflex Loan. Qualified buyers received a $6,500 no-interest loan to pay for closing costs when they 
purchased a home in Santa Clara County with a maximum cost of $475,000. The Superflex loan provided 
first or second mortgage loans to buyers, the second mortgage being a reduced-rate, deferred repayment 
loan.4 
 
To qualify for either loan, the applicant must have a household income below a level determined by the 
Trust and cannot have owned a home in the county within one year of their application to the program. 
Mortgage brokers and lenders can work around other requirements like acceptable credit and funds for 
down payment by using one of several other programs that the county offers.5  
 
Accomplishments 
Spearheaded by Carl Guardino, the CEO of the SVLG, as well as a number of prominent business CEOs, 
an ambitious $20 million endowment was targeted—and in the most successful fundraising campaign in 
local history, that goal was met in less than two years. One of the funders of the Trust was the Santa Clara 
County Association of Realtors®. The goal of raising $20 million in voluntary contributions was to 
leverage $200 million in private development to initially assist 4,800 families secure homes.6 
  
The results of that initial $20 million effort speak volumes. The Housing Trust of Santa Clara County has 
become a national model of success and was honored by Homes for Working Families as one of 15 
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success stories nationwide in terms of workforce housing efforts.7 After three years, there have been a 
number of notable accomplishments by the Trust: First, $16.1 million of the initial $20 million has been 
loaned out, which, by the nature of the program has enabled the Trust to leverage $733 million in private 
development. These funds, in turn, have assisted 4,109 families, including 1,260 first-time homebuyers, 
858 rental homes and 1,991 families/individuals through homeless shelters and special needs housing.8 
 
The Trust represents a true collaboration in a community rich with innovation and leadership, but also 
facing daunting challenges as a result of its own success. Going forward, the Trust is again soliciting public 
and private sector leaders for Phase Three, another public-private compact between interested private 
citizens (private employers, foundations, and individuals) and public agencies with the goal of assisting a 
minimum of 1,000 families per year for each of the next three years. To make this happen, the Trust is 
looking to raise $10 million to leverage additional funds in the community, just as it did with its original 
effort.9 
 
Affordable Housing Tours 
Another innovative approach toward educating the public is a shared effort by the SVLG and the local 
Realtors® association to present tours of workforce housing developments. The Affordable Housing Tour 
is an annual event that brings together community members, leaders, and public officials to show examples 
of quality affordable homes in the region. It allows participants to figure out what elements—whether 
landscaping, setbacks, architecture, roof slopes, density, etc—are favorable or unfavorable and to promote 
an open dialogue on solutions from these experiences.  
 
The 2007 tour of Palo Alto showcased seven distinct affordable housing communities—from affordable 
apartments for families and seniors to housing for those with special needs. Each stop on the tour 
included a fact sheet and featured a guest speaker.10 
 
Going Forward 
The SVLG, working in concert with numerous partners, including the Santa Clara County Association of 
Realtors®, created another partnership organization, the Housing Action Coalition (HAC). The HAC acts 
as a convening force for civic, business, housing and environmental leaders on the issues of housing, 
affordability, and community quality of life. In many cases, developers come to the HAC to gain their 
endorsement because of the respect the HAC commands in the community. 
 
On the whole, the SVLG follows a three-pronged approach to workforce housing in which they advocate, 
educate and legislate: 
 

• On advocacy, the SVLG has numerous task forces that concentrate on the issues that fall under 
workforce housing. The committees work to design agendas for the types of policies and practices 
they would like to see established in the region. In short, if housing is proposed that meets the 
criteria, the SVLG members go out and advocate for it.  

 
• For the education part, SLVG members tirelessly promote both their efforts and successes at every 

turn, but also the merits of workforce housing for the community. In addition, they have quarterly 
meetings for planners and commissioners to promote an open dialogue on issues related to the 
housing affordability market. These events usually have 20-25 participants and are conducted very 
informally at an SVLG member’s offices. Apple Computers has been among the hosts for this 
series.  

 
• Finally, on the legislative front, SVLG tracks all local, state, and federal proposals related to 

workforce housing for the benefit of its members and partners. During its Affordable Housing 
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Week in the spring every year, SVLG members make legislative visits in Sacramento and 
Washington, D.C.11 

 
The Santa Clara County Association of Realtors® also seeks to act as a convener and clearinghouse for its 
members, as well as a voice on policy concerns. Among its most successful programs is its 
Homeownership Fair, which usually attracts between 3,000 and 4,000 attendees, and has been running 
annually for six years. At the Fair, a wide range of stakeholders, including SVLG, participate as exhibitors 
and presenters in more than 30 educational sessions, all focused on educating homebuyers on how to best 
purchase a home.12 
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Orange County, California 
 
Program Type 
Public Awareness: Workforce Housing Scorecard 
 
Partners 
Orange County Business Council 
Orange County Association of Realtors® 
 
Background 
One of the most fundamental problems with workforce housing advocacy is quantifying exactly how and 
to what extent the trends in the housing market are affecting the community’s overall health, workforce or 
otherwise. Stakeholders in Orange County, California, therefore, opted for an academic approach in early 
2007 when they took up the task of evaluating the countywide housing market and its effects on everyday 
life. 
 
In Orange County, housing supply is at a crisis stage. Ten years ago the median price of an Orange County 
home was $185,000.13 Despite the recent cooling of the housing market, the median price for a single-
family home in Orange County is currently a whopping $634,000.14 Furthermore, forecasts estimate 
Orange County could lose up to 20% of its young adult population in the next 20 years, mainly due to this 
lack of entry-level housing. There simply are not enough houses to accommodate young workers and their 
families. 
 
The Scorecard 
In response to this, the Orange County Business Council (OCBC), along with major sponsor Bank of 
America and numerous partners including the Orange County Association of Realtors® and the Laguna 
Board of Realtors®, sought to compile a report on the county’s state of housing. They looked at issues of 
affordability, density, population growth, and housing unit supply numbers, as well as the important 
relationship between jobs and housing units. 
 
The coalition produced a Workforce Housing Scorecard, 2007 Inaugural Edition, an evaluation of the current 
and future state of Orange County’s housing supply and demand by the business community, and believed 
to be the first document of its kind published for public awareness in the nation. The study, which will 
continue to be conducted biennially, examines the past, present and future of Orange County housing by 
thoroughly analyzing homes constructed, currently available, and being planned in the county’s 34 cities 
from 1991 - 2030.15 
 
The Workforce Housing Scorecard ranked each of Orange County’s 34 cities in four areas to assess how well 
each is providing housing for its workforce in light of the robust job growth that is occurring across the 
region. Those four areas are number of jobs, housing unit density, the ratio of jobs to housing units, and 
housing unit burden (the number of housing units each city adds in relation to the number added by all 
cities combined). The cities that rated highest on the Scorecard—including Irvine, Tustin, Newport Beach, 
Anaheim, and Huntington Beach—exhibited housing density patterns that are changing to include more 
high-rise developments in recognition of the fact that the county has changed from suburbia to a modern, 
economic hub.16 
 
The goals of the report are to define workforce housing and the relationships of the various factors that 
affect the housing market, and then spur a critical debate among leaders, stakeholders, elected officials, and 
the community at large to address the concerns raised by the report. Overall, the scorecard examined the 
state of the county’s housing from a broad, long-term, employer-based perspective. The report sought 
answers to several pressing questions: 

• How and when did housing become so expensive? 
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• What will the state of housing in Orange County be in 2030? 
• What roles are Orange County cities playing in affordability? 
• What actions or policies can be taken to make housing more affordable?17 

 
Methodology and Findings 
The data used in the report is broad and comprehensive, allowing analysis of and between cities, since a 
comparison of the various cities can lead to a county-level understanding of the state of housing and 
highlight the interaction and mutual dependence of these cities. Because city residents are highly mobile, 
their impact extends far beyond the municipal boundaries of the cities in which they live. Therefore, an 
understanding of a city’s state of housing must include an understanding of housing in surrounding cities, 
as well as the wider region. 
 
The key metric used to measure county trends was a job-to-housing ratio. Aggregated on a countywide 
scale or broken down at the city level, this ratio explains how many new jobs were created for every new 
house. This metric comes directly from research by Dr. John Landis, a professor at the University of 
California, Berkeley, who argues that a ratio of 1.5 jobs per home constituted an acceptable balance for 
workforce housing. A higher ratio would indicate that there are more jobs per home, which results in 
greater scarcity of housing for workers.18 
 
The jobs and housing data were based on historical data on housing and employment taken from the 
California Employment Development Department, California Department of Finance, the Center for 
Demographic Research at California State University, Fullerton, as well as statistics from individual cities. 
Projections for 2005 – 2030 were provided by the Center for Demographic Research—California State 
University, Fullerton, Orange County Projections 2006.19 
 
After establishing the jobs-to-housing foundation, the report assessed the county’s recent and projected 
trends in density, incorporating the aforementioned housing figures with city square mileage information 
taken from the 1990 census and updated for 2005. The updated information was derived by Scott Smith of 
the University of California, Irvine, who used Geographic Information Systems software and Tiger data 
files from the United States Census Bureau. Why does the report track density? Changes in density reflect 
a city’s ability to accommodate more workers through increased multi-family housing developments. This 
criterion helps qualify the type of housing built in a period. That is, if two cities build 100 homes each, the 
city that creates the greater proportion of multifamily housing compared to single-family housing should 
come out ahead in this category.20 
 
Finally, the report tracked the overall contribution of each city to the county’s housing to account for the 
greater impact larger cities can have on the county as a whole. A small residential community may boast a 
superior job-to-housing ratio and increase density, yet make a negligible contribution to the health of the 
overall economy.  
 
So what did all of this produce, in terms of findings? In addition to the relative rankings for each of the 
cities involved, the report discovered a very basic, but important trend and a negative one at that: As 
previously noted, a jobs-to-housing ratio of 1.5 is considered optimum to maintain a healthy economy and 
provide adequate workforce housing. In 1991, Orange County’s jobs-to-housing ratio was 1.4, indicating 
an adequate supply of housing. In 2005, that ratio rose to 1.6, reflecting robust job creation but a lagging 
housing supply. Based on the most recent city planning forecasts, the region expects to add only one 
housing unit for each 3.4 jobs created by 2030. This means overall ratio in the county is projected to rise to 
1.79 over the next 25 years, representing a problem that will not fix itself and a dire circumstance for 
Orange County workers and employers alike.21 
 
Media Coverage 
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As a result of its release, the report and the partners received widespread media coverage across a number 
of channels, from print and online to television and radio in southern California, as well as attention from 
local elected officials and other housing stakeholders. Media coverage was not just local—the Orange 
County efforts were featured in stories in the Washington Post and Houston Chronicle as well. While the 
Campaign for Affordable Housing highlighted the Orange County efforts, the Business Council was 
invited to present its experiences at the recent U.S. Chamber of Commerce’s Government Affairs 
Conference in San Francisco in October 2007 and has presented its finding and methods to other 
communities as well.22 
 
Going Forward 
The OCBC and its partners consider the Workforce Housing Scorecard 2007 Inaugural Edition as just the first 
step in its long-term goal to work with Orange County cities to develop tools that ensure an adequate 
supply of housing for its future workforce. As a follow up and companion document, the Business 
Council and its partners will release a toolkit to support cities’ planning processes with examples of 
successful affordable housing policies, reports and studies related to housing affordability, as well as 
potential legislation necessary to address some of the existing barriers to increasing housing supply. Other 
expected projects related to housing affordability include: 
 

• Feasibility analysis of “infill” opportunities, or the  process of redeveloping vacant or under-used 
parcels within existing urban areas, at the city level 

• Analysis of housing unit “bleed”, or regular instances when the original number of proposed units 
is reduced during the approval process 

• A housing conference for elected officials 
• State legislation to increase incentives and remove barriers 
• Second edition of housing scorecard in two years23 

 
In the meantime, the Business Council and the Realtors® groups continue to promote the scorecard and 
its findings to policy makers and housing stakeholders.  
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Seattle and King County, Washington 
 
Program Type 
Public Awareness: Best Practices in Building through the Right Size Home Catalogue 
 
Partners 
The Housing Partnership/King County Housing Alliance 
Greater Seattle Chamber of Commerce  
Washington Association of Realtors® 
 
Background 
While many places discuss the need for workforce housing, and may even put together the right 
partnerships to accomplish this sometime Herculean feat, few have researched how to build this type of 
housing the way one organization in the Pacific Northwest has. 
 
As a non-profit convening voice in the market, The Housing Partnership is dedicated to increasing the 
supply of affordable market rate housing in King County. The partnership aims to do this by influencing 
policies and decisions of local government that foster increased housing development while preserving 
affordability and neighborhood character. To this end, the partnership has three general goals: 
  

• Build public awareness of housing affordability issues 
• Promote design and regulatory solutions 
• Act as a convener of public, private, and community leaders24 

 
The Partnership was formed in 1989, during a previous period of rapidly increasing housing prices and has 
worked with the Washington Association of Realtors®, as well as with the local Realtor® associations in 
King, Snohomish, and Spokane Counties, and to a lesser degree with associations in Whatcom, Clark, and 
Pierce counties. The Partnership is run by a housing issues veteran, Michael Luis, a long-time government 
affairs staffer at the Greater Seattle Chamber of Commerce, giving him a unique, two-sided perspective on 
the state of housing in the region. In addition, the chamber continues to support the Partnership’s efforts. 
The Partnership raises its budget through a combination of corporate contributions, service contracts with 
local governments, and event revenue.25 
 
Since its founding, the Partnership has served as a forum for exploring design and regulatory solutions to 
housing affordability. One of the ways in which the partnership has done this has been by advocating for 
what it calls the Right Size Home and providing a catalog of design choices (www.rightsizehome.org) for 
developers and policymakers to consult before proposing or implementing plans and policies.  
 
The Catalog and Policy Guide 
Since the Housing partnership’s mission is to facilitate the increased supply of affordable workforce 
housing, one of its main activities has been to educate stakeholders on the choices available to them. Thus, 
the catalog shows examples of innovative ways to meet a variety of housing needs in the state. Its profiles 
demonstrate how housing innovation can be a win-win-win: buyers and renters have more choices, 
communities get new housing that fits well into existing neighborhoods, and stakeholders succeed in 
meeting their goals under state and local policies (specifically, Washington state’s Growth Management Act 
or GMA).26 The projects featured in the catalog were selected to further these three objectives:  
 

• More choices: the right size for the customer. A large, growing, and underserved market exists for housing 
types that lie between typical low-density subdivisions and high density multi-family complexes. 

• Community fit: the right size for the neighborhood. Emphasis is placed on housing types that can work 
well in infill sites.  
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• Consistent with GMA: the right size for the future. In order to preserve rural and resource areas and 
make the most effective use of infrastructure, land should be used in the most efficient way 
possible.27 

 
The choices developed and the outlines in the catalog show how builders can innovate while meeting the 
housing needs of their customers and the financial requirements of their businesses. 
 
A policy guide serves as a companion to the Right Size Home catalog, discussing in greater detail the key 
features of innovative housing and the issues that communities must address as they embrace new kinds of 
development. It also provides more detailed explanations of the various housing types included in the 
catalog and the data used to describe them. The Partnership and the policy guide stop short of providing 
model ordinances and regulatory templates, however, since ordinances of this nature are continuously 
evolving and may work well in one community but not in another. 
 
Based on actual examples of what the Partnership deems housing innovation in Washington, the Right Size 
Home catalog and policy guide can help the user, whether a developer, planner, policymaker or advocate 
evaluate a wealth of proven models to determine how they might fit into their own community’s housing 
strategy. As the resizing of the housing stock continues, this catalog evolves and adapts to feature the 
newest findings, while the policy guide examines the latest policy implications that local governments will 
need to address. 
 
Creating the Right Environment for Discussion 
According to the Partnership, the Washington’s Growth Management Act does not provide positive tools 
to help communities shape growth and meet housing and economic development needs. The GMA 
provides only tools for regulation, but no community can regulate its way toward a desired result. 
Therefore, the Right Size Home strategy attempts to use a positive force—in this case, the marketplace 
itself—to move toward that intersection of peoples’ desires for living space and the community’s desires 
for a healthy, sustainable environment. 
  
The Right Size Home strategy, in keeping with traditional land use practice, begins and ends at the local 
level. The guide and catalog provide ideas and guidance, but leave the actual answers in a given community 
to the cooperative local effort therein. The Partnership has three simple outcomes for such local efforts: 
  

• Builders trust local government 
• Local governments trust builders 
• Communities trust everyone28 

  
Fortunately, as the catalog demonstrates, builders in the state of Washington have established an excellent 
track record of producing innovative Right Size Homes that meet a variety of needs. Local governments, 
builders, and communities can use the lessons learned in these projects to find the Right Size Homes for 
them. 
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State of Florida 
 
Program Types 
Advocacy: “Scrap the Cap” Campaign 
Public Awareness: Statewide Convening, Plus On-going Local Efforts Across the State 
 
Partners 
Florida Chamber of Commerce  
Florida Association of Realtors® 
 
Background 
Each day, 1,000 new people move into the state of Florida.29 Over time, that factor alone is enough to 
adversely affect the housing market in communities large and small. It, however, is far from being the only 
issue in play. 
 
In addition to population increases, scarcity of land, and questions of building material availability have 
contributed to the ongoing affordable housing challenge in Florida. Another factor is the hurricane 
insurance crisis, as a result of consecutive years of major storms each year in the late summer months. 
 
Florida’s cost of housing is growing much faster than wages, forcing more and more employees out of the 
housing market each year. According to the Florida Housing Coalition, from 2002–2005, the median home 
price in Florida increased by 77%. Median family income only increased by 1.4% during the same period. 
Florida employers are facing a serious workforce housing crisis.30 
 
Added to rising housing costs are skyrocketing property taxes and hurricane insurance rates, making it 
difficult for Florida to retain and recruit skilled, moderate-wage employees. In 2006, the average existing-
home sales price in Florida was $248,000—substantially more than many working families can afford. The 
lack of workforce housing makes it increasingly difficult for businesses to retain employees who are forced 
to move to another community or out of state to find affordable housing.31 
 
The Beginning and the ‘Cap’ 
In 1992, the Florida Association of Realtors®, the largest trade association in the state, assembled a 
coalition of stakeholders to establish a trust fund for projects related to housing affordability. The 
Sadowski Coalition is a bi-partisan, diverse alliance of two dozen statewide organizations ranging from 
industry groups, such as the Florida Association of Realtors®, home builders, bankers, the Florida Retail 
Federation, and Associated Industries of Florida to low-income advocacy organizations such as Florida 
Legal Services, the Florida Housing Coalition, Catholic Conference, Florida Impact, and the Florida 
Coalition for the Homeless.32 
 
That same year, the Florida legislature enacted the William E. Sadowski Affordable Housing Act, 
establishing the trust and dedicating 20 cents of documentary stamp tax to the state and local housing trust 
funds. The funding was deliberately tied to documentary tax revenues so that as real estate costs prices 
increased, the money available for housing would increase proportionately. During the past administration, 
failed attempts were made to eliminate the trust funds, but supporters ultimately succeeded in capping the 
distribution into the trust funds beginning in July, 2007.33 
 
According to the Florida Chamber of Commerce, the cap, set at $243 million, would mean the maximum 
funding for housing would be at a level lower than the amount collected and distributed in 2002, when the 
median house price in Florida was just $140,000, effecting crucial members of the workforce including 
teachers, police officers, nurses, firefighters, as well as the elderly. Without the cap, the Sadowski Act 
would generate $414 million in 2008 for state and local programs including the State Apartment Incentive 
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Loan Program (SAIL), and the State Housing Initiatives Program (SHIP). Over the next decade, forecasts 
say the Act would average approximately $550 million per year.34 
 
The Sadowski Coalition, the Florida Association of Realtors®, and the Florida Chamber of Commerce 
have sought to have the cap repealed and a bill to eliminate the cap was approved by the legislature and 
sent to the Governor for signing.  
 
Statewide Convening 
The Florida Chamber Foundation, a non-partisan research center dedicated to evaluating Florida’s 
economic and competitive future, was asked by its trustees and a wide spectrum of stakeholders to 
consider local and regional concerns and conflicts in affordable housing. More and more communities, 
governments and nonprofits had been engaging in think tanks, conversations, forums and roundtables on 
the issue, but the ability to unify leaders around promising practices and unifying solutions remained a 
serious challenge.  
 
In mid-2006, the Florida Chamber Foundation assembled a Stakeholders Caucus of experts, agencies, 
nonprofits, and public-private organizations at a Florida Summit on Affordable Living: Attainable 
Housing. The Caucus was to shape a Summit agenda, anticipate issues and evaluate unifying opportunities 
for the near future. The Caucus agenda inspired pre-Summit sponsorship from five key, diversified 
organizations and allowed for a post-Summit follow-up session. During the follow-up session, the Caucus 
team reviewed unifying priorities drafted during the Summit and reached consensus on the most important 
actions for Florida.  
 
Summit priorities for review included: education and incentives for more successful employer assisted 
housing; evaluation of strategies and incentives to encourage innovative design, building components, and 
materials in manufacturing; and utilization of housing metrics as key information and targets as Florida 
assesses how it plans and what it wants for a sustainable future. 
 
This Summit was the culmination of prior regional summits that had occurred the past year. The proposed 
solutions from the statewide Summit were to be addressed at the local, regional, and state levels as well as 
the 2007 Florida Legislative Session. More than 30 speakers from the housing, insurance, and workforce 
industries engaged in the discussion. Speakers included state and local elected officials, CEOs, 
representatives of the Florida Council of 100 and the Florida Chamber. They examined promising 
practices around the state to determine what solutions were already available.  
 
Responding to increased demand for solutions, the following areas of Florida’s attainable housing crisis 
were discussed:   
 

• Quality of life and essential community services 
• Florida’s competitive reputation 
• Economic trends for Florida 
• Emerging portfolio of community and regional solutions 
• Property insurance crisis 
• State-level resources and legislative opportunities35 

 
Going Forward, Across the State 
For Florida, workforce housing is at a crisis stage in many communities and the business community is 
suffering as a result. In all parts of the state, Florida’s tourist and service workers, along with teachers, 
police officers, firefighters, and medical assistants are hard pressed to find the housing they need to reside 
within a comfortable commute of their jobs. Because of this heightened need, as well as willingness by a 
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number of coalitions and groups to tackle challenges head on, Florida has become an incubator for 
workforce housing solutions. 
 
For example, at the state level, Florida’s legislature passed a bill in 2006 that in turn created the 
Community Workforce Housing Innovation Program—the first of its kind in the nation. The program 
helps to fund and encourage local public-private partnerships to develop workforce housing for employees 
with incomes up to 140% of area median income. About $50 million was approved to fund the program 
statewide.36 
 
In the southern part of the state, the proposed Miami-Dade Workforce Housing Program will utilize 
inclusionary zoning, or the practice of establishing city ordinances to insure that a percentage of new 
developments are kept affordable to low to moderate incomes, and to increase the availability of housing 
that is affordable to the middle income workforce. In exchange for density bonuses and other design 
incentives, builders will be required to include workforce housing units in new developments. It is 
estimated that the Miami-Dade Workforce Housing Program will result in the construction of 300 to 400 
affordable housing units within the first two years after its adoption. The Workforce Housing Program will 
require inclusionary zoning in developments constructed within unincorporated Miami-Dade County. The 
intent is to create a successful program that will serve as a model that could be adopted by municipalities 
throughout Miami-Dade.37 
 
Also in the Miami area, the Urban Land Institute (ULI) has created the ULI Terwilliger Center for 
Workforce Housing, a new organization formed to tackle workforce housing issues across the country. It 
will focus its attention on Southeast Florida and two other regions as pilot markets. In each pilot market, 
the center expects to: 
 

• Find a way to increase production of mixed-income housing over a specified time period 
• Expand available project financing where necessary 
• Support developers in completing projects 

 
The Center’s goal is the construction within five years of at least 3,500 units of new workforce housing in 
the three target cities. To educate the public on affordable housing issues and help change public policy, 
the Center will seek to join with local and regional organizations including chambers of commerce, 
employer organizations, homebuilder organizations, and housing advocacy groups. The Center also will 
publish promising practices, organize conferences, and provide technical support to for-profit, nonprofit, 
and governmental entities developing mixed income workforce housing.38 
 
Finally, in Palm Beach County, the Housing Leadership Council released the results of its Housing Needs 
Assessment completed by Florida International University in June of 2006. The Housing Needs 
Assessment revealed that there is a growing affordable housing supply shortage and that approximately 
90% of Palm Beach County’s households would be unable to purchase a single-family home at the current 
median sale price. It is an astounding development, heavily attributed to growth in low-paying service 
sector jobs, while the local housing market has been producing only the most expensive condominiums.39 
 
As a result, the assessment presented a number of solutions for workforce housing advocates: 

•  
• Local financing tools: Housing trust fund; alternative financing, including mortgage bonds and down-

payment assistance; general obligation or revenue bond issue; local documentary stamp fees; tax 
credits; tax increment financing; and public/private funding sources.  

• Land acquisition: Community land trust; assemble surplus property for housing; leverage 
Community Redevelopment Agencies and Downtown Development Authorities to perform land 
acquisition.  
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• Public education: Advertising, public relations, and grassroots outreach campaign; establish Attainable 
Housing Report Card to measure progress in each jurisdiction; and strengthen public-private 
partnerships. 

• Public policy and local management: Advocate for public policy changes. 40 
 
Throughout the state of Florida, local stakeholders are finding various ways to come together to help 
sustain their workforce by ensuring they have places to call home. 
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Chapel Hill-Carrboro and Orange County, North Carolina 
 
Program Types 
Public Awareness: Intercity Leadership Visit 
Financial Support: Land Trust 
Construction: Community Sustainability Plan with Green Development 
 
Partners 
Chapel Hill-Carrboro Chamber of Commerce 
Chapel Hill Association of Realtors®  
Orange Community Housing and Land Trust 
Local developers 
 
Background 
As a part of the Research Triangle of North Carolina, Chapel Hill and its surrounding communities are 
perennial winners on many livability lists. The University of North Carolina at Chapel Hill has been ranked 
in the past as the number one university in the U.S. for fostering entrepreneurship across its campus, 
according to Forbes.com and The Princeton Review. One list that Chapel Hill is not generally associated 
with, however, is a lack of affordability.  
 
Yet, it is that problem that has become a top challenge for leaders in the area, fanning out from Chapel 
Hill to Carrboro and all of Orange County, North Carolina. The average price for a home in the Chapel 
Hill area is now well over $300,000 and the gap between incomes and housing prices has been increasing 
steadily.41 
 
To combat these growing problems, many groups in the Chapel Hill area are pursuing a number of 
strategies which are all loosely connected, but very much intently focused on one specific goal: to make 
Chapel Hill a healthier, more sustainable community. 
 
Collaboration and Education 
One way a community can learn about the issue of workforce housing is to seek out successful solutions 
that other communities have used. Chapel Hill did that for years, and then some. 
 
More than 100 business leaders embarked on an intercity leadership visit to Madison, Wisconsin, in late 
2006 to see how Orange County, North Carolina, might best learn from the regional efforts of that state’s 
capital region. Although the Greater Madison region is four times the size of Orange County in terms of 
population, the two communities face similar challenges. During the trip, a workforce housing session 
featured experts from both Chapel Hill and Madison leading a two-community discussion.42 
 
The trip was hosted by the Chapel Hill-Carrboro Chamber of Commerce and organized by the 
Community Leadership Council of the chamber. The chair of the planning committee for the trip, as well 
as one of the attendees, was Mariana Fiorentino, the president of Terra Nova Global Properties in 
Carrboro and then-board president for the Chapel Hill Association of Realtors®. The group was 
particularly looking to see how leaders and policymakers in Madison approached the issues of infill 
development and inclusionary zoning through the development process of workforce housing.43 
 
Fiorentino is a Realtor® who clearly understands the power of partnership in the community. She has co-
chaired the Chapel Hill Carrboro Chamber of Commerce Council on Affordable Housing, and she helped 
the chamber develop a number of tools for the business and Realtor® communities on workforce 
housing. These included profiles of those in need of a program to attain affordable places to live. She has 
also chaired the Board of Realtors®’ Affordable Housing Committee and was named Realtor® of the 
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Year in Chapel Hill. Clearly, having Fiorentino chair its Community Leadership Council gave the chamber 
an authoritative voice on housing issues in a leadership position. 
 
Sustainability 
In its region, the Chapel Hill-Carrboro Chamber of Commerce is attempting to put together an 
unprecedented partnership that could change the way communities think about their regional identities 
and issues. Through its foundation arm, the chamber is addressing a number of community issues, 
including workforce housing.  
 

• It has set up a website (www.workforcehousing.info) to serve as a clearinghouse on the issue. 
• It participates in and supports the Orange Community Housing and Land Trust, a member of the 

chamber. 
• It has presented at national forums on the issue, challenges, and strategies that Chapel Hill has to 

offer the debate.44 
 
In addition, the chamber itself is considering offering its employees an employer-assisted housing benefit 
program, likely making them the first chamber to follow the lead of many major private employers that do 
likewise, such as Tyson Food, Honeywell, Harley-Davidson, and others.  
 
Looking ahead, however, the chamber, along with its partners, wants to move the entire community 
forward in a broader sense. In partnership with University of North Carolina at Chapel Hill and Duke 
University, the chamber’s foundation arm has launched a new initiative to help employers and 
communities pay more attention to the connection between environmental stewardship, social equity, and 
economic prosperity. Chamber President Aaron Nelson believes that the partnership is the first of its kind 
in the country, with a private university, public university, and the business community working together 
as one. 
 
The new program, dubbed the Institute for Sustainable Development, plans to offer a new tool that 
employers and communities can use to gauge their ”triple bottom line” of environmental effect and social 
and economic impact, and obtain a certification if their enterprise is sustainable. Working with graduate 
students studying city and regional planning, public policy analysis, social work and economics, and with 
some community leaders, the Institute has developed a metric to measure this triple bottom line, and now 
is testing it with employers. The Institute also plans to hold an annual sustainability conference, and will 
offer seminars and consulting services. The Institute is funded by member contributions.45 
 
By connecting employers, academics, students, and policymakers in North Carolina with their counterparts 
doing business, teaching, or studying in the state, the Institute aims to help all stakeholders share 
information and expertise to gain a better understanding of the interconnection of local and global 
enterprise, as well as the value of an integrated focus on environmental, social, and economic impacts. In 
addition, the Institute hopes to forge stronger ties between environmentalists and the business community, 
historically a tough partnership to forge around regional planning.46 
 
Building Green and Affordable 
Mirroring the chamber’s effort to lead the community into more sustainable living, a group of Chapel Hill 
entrepreneurs have submitted a proposal that calls for a $30 million condominium and retail project in 
downtown Chapel Hill. Solar energy would be harnessed to help power the units. Rainwater catch basin 
systems would help supply water for certain needs. Rooftops would be covered with soil for gardening. 
This development, known as Greenbridge, would feature condominiums and a variety of retail businesses, 
possibly including restaurants that use local, organically grown products, an urban grocer, and handcraft 
item retailers.47 
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The Greenbridge Developers pledge to make about 15% of the units affordable for people who earn less 
than 80% of the area’s median income, which is $69,800.48 The developers set up their own housing plan, 
which calls for a cap on homeowner fees for affordable housing units and for a 1% transfer fee on the 
market-rate units to subsidize affordable housing homeowner fees. 
 
Lessons Learned and the Future 
Like many communities, Chapel Hill has a nonprofit developer of affordable homes in the county, which 
enables homebuyers who would not normally be able to afford median-priced housing a chance to apply 
for a subsidy. Homeowners sign a 99-year ground lease that conveys to them the rights and responsibilities 
of ownership. When they sell, a resale formula keeps the price affordable for the next homeowner. 
 
The Orange Community Housing and Land Trust was formed in July of 2001 by the merger of Orange 
Community Housing Corporation (OCHC), which was founded in 1990 to build affordable housing, and 
the Community Land Trust in Orange County, which was founded in 1999 to retain ownership of the 
land. The Trust, headed by Robert Dowling, is a continuing member of the Chapel Hill-Carrboro 
Chamber of Commerce and has the chamber’s support of the Trust’s workforce housing activities.  
 
While some individual Realtors® are involved in the Trust’s work, the Trust and the Realtors® association 
are working to form a greater partnership. According to Dowling, the Trust has so many units coming in 
2009 and beyond that these types of partnerships will become essential.49 
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Conclusion 
 
Local and state chambers of commerce occupy a unique position: They can assemble key stakeholders and 
leaders to confront the challenges of the housing market and its effect on local economies. Led by 
chambers of commerce and Realtors® groups, along with business and housing professionals, 
communities can forge productive, forward-thinking, results oriented partnerships that produce workforce 
housing strategies that are practical and sustainable.   
 
While no single policy or approach is a panacea for the growing shortage of affordable homes, these 
strategies have shown promise in different locations across the country and— at the very least—point 
towards new and innovative ways to address the issue. Some examples include: 
 

• Community land trust  
• Employer-assisted housing and down payment assistance  
• Housing trust fund  
• Impact fee deferrals or waivers  
• Inclusionary zoning or developer incentives  
• Permit expediting or fast-track authority  
• Regulatory reform  
• Tax increment financing  
• Transit-oriented development  
• Vacant and abandoned properties50 

 
The initiatives described in this report offer some ways that communities, through the power of 
partnership among groups that have been historically at odds, can combat the high costs and adverse 
effects that out-of-control housing markets wreak on local economies, business’ bottom lines, and 
workers’ time and wallet. 
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