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Chapter IV-SD

HOUSING ELEMENT
SUPPORT DOCUMENT

INTRODUCTION

This Housing Element Support Document contains the support data and analysis for the town of Ponce

Inlet's Housing Element. The Housing Element is intended to provide guidance to town officials in order

for them to develop programs and policies that demonstrate their commitment to provide suitable housing

which meets the needs of the existing and future residents of Ponce Inlet.

Inclusive of this introduction, this Document consists of three sections. The second section is an

inventory of housing characteristics and conditions. Finally, there is an analysis of these characteristics

and conditions and a projection of future housing needs in Ponce Inlet.

INVENTORY OF HOUSING CHARACTERISTICS

Occupancy and Tenure

This_section discusses housing type, tenure and occupancy based on the Florida Housing Data

Clearinghouse dated 2000 and 2005. , It is the most recent housing information available that can

provide a reliable benchmark for developing more current information.

In 2000, the U.S. Bureau of the Census and the Florida Housing Data Clearinghouse reported that Ponce

Inlet had a total of 2,095 housing units. Table IV-SD-1 compares the town and county distribution of

housing units by type in 2000 with the distribution in 1990. As exhibited in this Table, 50.5 percent of the

town’s 1990 housing stock consisted of single-family homes which accounted for the highest percentage

of dwelling units. Although the absolute number of single-family residences increased between 1990 and

2000, the percent of single-family units dropped to 37.8 percent. In the county as a whole, there were

59.9 percent and 62.2 percent single-family units in years 1990 and 2000 respectively. In 2000, mobile

homes only accounted for 0.3 percent of the housing units in Ponce Inlet as compared to 11.5 percent in
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the county. The Development Services Department staff of the town has stated with certainty that there

are no mobile homes in Ponce Inlet as of January 2007.

In 1990, Ponce Inlet had nearly the same number of single-family homes as multi-family units (682 as

compared to 652, respectively). However, in 2000 the number of multi-family units was nearly double the

number of single-family units (1,296 as compared to 793). In 2000, Ponce Inlet had a much higher

proportion of multi-family units than the county. The town had 61.9 percent multi-family units while the

county had 25.9 percent. The town’s Building Department has researched its certificate of occupancy

(C.0.) data since April 1, 2000 (the date of the last U.S. Census). For the purposes of the

Comprehensive Plan analysis, the Town examined its utilities department records for number of units

being served with water service. Comparing the building permit and utility records, the Town determined

that as of April 2006 the town’s housing stock consisted of 1,951 multi-family units and 883 single family

dwellings. Thus, the proportion of multi-family to single family units has changed to approximately 69

percent multi-family and 31 percent single family homes. The town has no means by which it can

compare this 2006 data with that of the county, as this information is not available. The town’s

percentage of multi-family units should begin to stabilize since the majority of land zoned for these types

of units is either developed or under development.

Vacancy rates in Ponce Inlet were higher than the county. As shown in Table IV-SD-2, Ponce Inlet had a

2000 vacancy rate of 42.1 percent as compared to the county’s 12.8 percent. The largest category of

vacant units in both cases is "seasonal/recreational/occasional use". Of the town'’s total vacant units, 784,

or 37.4 percent, were categorized as “seasonal/recreational/occasional use.” This is

more than five times greater than the county’'s 7.4 percent for this category. This category includes

condominium units that are seasonal and held for occasional use by the owner. When this category is

removed from the count, it generates a more realistic vacancy rate of 4.7 percent in Ponce Inlet and 5.4

percent in Volusia County.




Ponce Inlet and Volusia County, Florida

Table IV-SD-1

YEAR-ROUND HOUSING UNITS
BY TYPE: 1990 AND 2000

Ponce Inlet \Volusia Count

Type of Unit | 1990 | % of | 2000 | % of | Type of Unit |_1990 % of |_2000 % of
Total Total Total Total

Single Family| 682 | 50.5| 793 |_37.8 | Single Family |108,337| 59.9 | 131,875 | 62.2
*Multi-Family | 652 | 48.3]| 1296 | 61.9 | *Multi-Family 43,389| 27.3 | 54,882 | 25.9
Mobile Home 2 0.2 6 0.3 | Mobile Home 21,508/ 11.9 | 24,272 115
Other 14 1.0 0 0.0 Other 1,738/ 0.9 909 0.4
Total 1,350 | 100.0|2,095 |100.0 Total 180,972) 100.0| 211,938 |_100.0

Source: U.S. Bureau of the Census, 2000.

* Two or more units per structure.

Ponce Inlet and Volusia County, Florida

Table IV-SD-2

OCCUPANCY AND TENURE: 2000

Ponce Inlet Volusia County
Number Percent Number Percent
Occupied Housing Units 1,213 57.9 184,723 87.2
Owner Occupied 1,097 52.4 139,058 65.6
Renter Occupied 116 5.5 45,665 21.5
Vacant Housing Units 882 42.1 27,251 12.8
For Rent 83 4.0 4,039 1.9
For Sale Only 6 0.3 2,864 1.4
Rented or Sold 4 0.2 1,341 0.6
not Occupied
For Sea;onaI/RecreatlonaI/ 284 374 15585 74
Occasional Use
For Migrant Workers _ 0 0.0 11 0.0
Other Vacant _5 0.2 3,375 1.6
Total Housing Units 2,095 100.0 211,938 100.0

Source: U.S. Bureau of the Census, 2000.

Housing Conditions

Based upon the 2000 Census, Ponce Inlet did not have any housing units that meet the U.S.

Department of Housing and Urban Development’s (HUD) four indicators for substandard housing

conditions. These indicators are:
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e Lacking complete plumbing for exclusive use;

e Lacking kitchen facilities for exclusive use;

e Lacking central heating; and

e Overcrowded (more than 1.51 persons per room).

The 2000 Census contains the following information relative to Ponce Inlet's substandard housing

conditions:

e Lacking complete plumbing — 0

e Lacking complete kitchen for exclusive use — 0

e Lacking central heating — 9 (The town has determined that housing units lacking central

heating are not substandard because, with central Florida's temperate climate, heating is not a

life safety factor.)

e Overcrowded — 0

Housing conditions in Ponce Inlet have been determined through a windshield survey that was initially

conducted in July, 2003 and updated in November of 2006. Based on this survey, it is estimated that

eight homes are substandard. Of the eight substandard homes, none were in a state of major

deterioration and therefore suitable for rehabilitation. The one dilapidated home that was in violation of

the town'’s building codes was demolished in_November 2006.

The definitions of these categories are as follows:

Standard

No visible deficiencies except minor items such as peeling paint and torn or missing screens.

Roof lines, foundation, siding and other major systems are sound and show no visible

deterioration sagging, cracks, etc.

Substandard

Visible deficiencies in the structural condition of the building, such as sagging roof or porch or

4
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severely rotted eaves. If the house exhibited a combination of three or more minor deficiencies, it

was considered to be in a state of major deterioration and, therefore, suitable for rehabilitation.

Dilapidated

Serious visible deficiencies such as collapsed roof or sagging foundation. If, in the judgment

of the survey team, rehabilitation was estimated to cost in _excess of 50 percent of the

replacement value of the house, it was considered dilapidated.

Age of Housing

As can be seen in Table IV-SD-3, Ponce Inlet has a relatively new housing stock with 69 percent of the

existing housing constructed since 1980, as compared to 48.7 percent for the county for the same

period. A small percentage (5.8%) of the residences was built in Ponce Inlet prior to 1970, whereas for

the same period, the county exhibited a much higher proportion (28.1%). The remainder of the units

(approximately 25.2 percent) was built between 1970 and 1979. This is similar to the county’s

percentage, which was 23.1 percent for the decade of the 1970’s.

The age of Ponce Inlet's housing stock as compared to the county suggests two important points. First,

it indicates that rehabilitation of older housing should be a minor concern, since the majority of the

housing stock is relatively new. Second, this comparison dramatizes the rate of residential

development that has taken place in Ponce Inlet since 1990 relative to that of the county. Between

1990 and 2000, the period during which 38.5 percent of the Ponce Inlet's housing stock was

constructed; only 19.1 percent of Volusia County’s housing stock was built.
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TABLE [V-SD-3

PONCE INLET AND VOLUSIA COUNTY, FLORIDA
AGE OF YEAR ROUND HOUSING: 2000

Ponce Inlet Volusia County

. Numbe | Percen Numbe | Percen

Year Built . t . t

1999 to March 2000 104 5.0 4,466 2.1
1995 to 1998 355 16.9 14,258 6.7
1990 to 1994 348 16.6 21,908 10.3
1980 to 1989 639 30.5 62,727 29.6
1970 to 1979 527 25.2 49,042 23.2
1960 to 1969 _70 3.3 24,978 11.8
1940 to 1959 _44 2.1 26,894 12.7
1939 or earlier _ 8 0.4 7,665 3.6
Total 2095 100.0 211,938 | 100.0

Source: U.S. Bureau of the Census, 2000

Cost of Housing

The cost of housing as shown by the value of owner occupied homes and contract rents are shown in

Table IV-SD-4. These cost data are based on the 2000 Census. There is strong empirical evidence

that significant cost escalation (e.g., doubling or even tripling of some prices) has occurred in the Ponce

Inlet housing market since 2000. Ponce Inlet's year 2000 median housing value of owner occupied

housing units was $167,477. This was more than double the county’s 2000 median housing value of

$83,011. According to data obtained by the Volusia County Department of Economic Development, the

average value of homes in Ponce Inlet in 2006 was $470,908. By comparison, housing throughout the

county was estimated to have an average value of $243,420 in 2006.

Slightly more than 16 percent of the town’s owner-occupied homes in 2000 were valued at less than

$100,000. For this same year, the county had nearly 67 percent of its owner-occupied residences

valued at less than $100,000. On the other hand, nearly 57 percent of the town’s owner-occupied

homes in 2000 were valued at $150,000 or more while the county had only 14.5 percent valued at

$150,000 or more.
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TABLE IV-SD-4
PONCE INLET AND VOLUSIA COUNTY, FLORIDA
OWNER OCCUPIED HOME VALUES
AND SPECIFIED RENTER OCCUPIED RENTAL VALUES: 2000

Owner-Occupied Dwelling Units (DU’s)

Ponce Inlet Volusia County
Home Value DU’s Percent DU’s Percent
Less than $50,000 _4 0.5 22,690 16.3
$50,000t0 $99,999 174 15.9 70,230 50.5
$100,000 to $149,000 295 26.9 25,954 18.7
$150,000 to $199,999 216 19.7 10,417 7.5
$200,000 to $299,999 220 20.1 6,562 4.7
$300,000 to $499,999 144 13.1 2,226 1.6
$500,000 to $999,999 _29 2.6 724 0.5
$1,000,000 or more _15 1.4 234 0.2
Total Dwelling Units 1,097 100.0 139,037 100.0
Median Home Value $167.477 | (x) $83,011 | (x)
Average Home Value | $215604 | (x) $102,009 | (x)
Renter-Occupied Dwelling Units (DU’s)
Contract Rent DU’s Percent DU’s Percent
$0 to $199 0 0.0 2,740 6.0
$200 to $499 0 0.0 19,119 42.0
$500 to $749 29 25.0 16,423 36.1
$750 to $999 13 11.2 2,892 6.4
$1,000 to $1,499 28 24.1 1,351 3.0
$1,500 to $1,999 14 12.1 676 15
$2,000 or more 0 0.0 123 0.3
With Cash Rent 84 72.4 43,324 95.3
No Cash Rent 32 27.6 2,153 4.7
Total Dwelling Units 116 100.0 45,477 100.0
Median Rent $1,000 (x) $498 (x)
Average Rent $1,030 (x) $524 (x)

Source: U.S. Bureau of the Census, 2000  (x) Not applicable

Rental units exhibited similar disparities when compared to the county. In 2000, the median rent in

Ponce Inlet was $1,000, while that of the county was $498. In the county, 48 percent of the rental units

rented for less than $500 as compared to none in Ponce Inlet. Ponce Inlet rental units in the $1,000 or

more range exhibited the highest percentage (36.2%) as compared to the county’s 4.8 percent for the

same rental range. As can be seen from the foregoing, Ponce Inlet is a community with a high housing
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market value as compared to the county. For the most part, these values can be attributed to the

town’s prime location at the southern end of a barrier island and having both ocean and riverfront

property.

Table 1V-5-SD shows the year 2000 monthly mortgage status and selected monthly owner costs of

specified owner-occupied housing units. Ponce Inlet's median monthly owner cost with a mortgage

was $1,154 in 2000 as compared to the county’s cost of $845. In addition, 44.6 percent of the owner-

occupied units were not mortgaged as compared to the county’s 32.6 percent.

As indicated in Table 1V-SD-5, 37.6 percent of Ponce Inlet's owners had monthly mortgage costs

below $1,000, as compared to the county which had 65.9 percent. Additionally, of the town's 781

specified owner-occupied housing units, 348 units or 44.6 percent were not mortgaged, as

compared to the county’s 32.6 percent. This is particularly significant in view of the fact that 38.5

percent of the town’s housing units were built between 1990 and March of 2000. According to the

Florida Department of Community Affairs, the rent-to-income ratio for rental-occupied housing which

costs more than 30 percent of the occupant's household income is not "affordable." Owner-

occupied housing is self-requlating in this regard, in that it is difficult to obtain a mortgage if the

projected monthly housing costs (mortgage, taxes, insurance, and utilities) exceed 30 percent of the

family's income. Rental housing, on the other hand, is not self-requlating when compared to owner-

occupied housing.

Table IV-SD-6 shows, by ranges, the rent paid by Ponce Inlet's households expressed as a percentage

of total household income. Of the 116 households that rented housing in 2000, 38 households or 32.8

percent of the total households paid 30 percent or more of their incomes for rent.




255
256
257
258
259



260
261
262
263
264
265

266
267

268
269
270
271
272
273
274

275
276

Table IV-SD-5

Ponce Inlet and Volusia County Florida

SELECTED MONTHLY OWNER COSTS

OF SPECIFIED OWNER OCCUPIED HOUSING UNITS AND

MONTHLY MORTGAGE STATUS: 2000

Ponce Inlet Volusia County
Monthly Specified Owner Occupied Housing Unit HU's |Percent| HU's | Percent
(HU) Cost
With Mortgage 433 55.4 73,291 67.4
Less than $300 _ 0 0.0 487 0.7
$300 to $499 _ 8 1.8 5,567 7.6
$500 to $699 _66 15.3 16,767 | 22.9
$700 to $999 _89 20.5 25,458 34.7
$1,000 to $1,499 129 29.8 17,873 24.4
$1,500 to $1,999 _39 9.0 4,654 6.4
$2,000 or more 102 23.6 2,485 3.4
Without a Mortgage 348 44.6 35,377 32.6
Less than $100 to $249 34 9.8 14,209 40.2
$250 to $399 138 39.7 14,715 41.6
$400 to $699 130 37.4 5,441 15.4
$700 or More _46 13.2 1,012 2.9
Total Specified Owner Occupied HU’s 781 100.0 |108,668| 100.0
Median Cost - Owner Occupied HU’s with a Mortgage $1,154 (x) $845 ()
Median Cost- Owner Occupied HU'’s not Mortgaged $403 (x) $276 x)
Source: U.S Bureau of Census, 2000 (x) Not applicable
Table IV-SD-6
Ponce Inlet, Florida
RENT-TO-INCOME-RATIO FOR
RENTER-OCCUPIED HOUSING UNITS: 2000
Income Range
Less $10,000 | $20,000 | $35.,000 $50,000
Rent-to- Income than to to to or
Ratio $10,000 | $19,999 | $34,999 | $49,999 More
Less than 20% 0 0 0 6 21
20% to 24% 0 0 0 0 6
25% to 29% 0 0 0 4 4
30% to 34 % 0 0 7 10 0
35% or More 0 10 8 3 0
Not Computed 4 4 8 8 8

Source: U.S. Bureau of the Census, 2000
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Income Distribution

Distribution of family income is presented in Table IV-7-SD. The median family income for Ponce Inlet

in 2000 was $58,828, while the county’s was $41,767. Slightly more than 22 percent of the town’s

families had an income of over $100,000, as compared to the county which had nine percent. It should

also be noted that the Volusia County Department of Economic Development reported recently (in

2006) that the median household income in Ponce Inlet had increased to $65,728. This represents an

almost 12 percent increase in the median household income level in the town in six years.

Table IV-SD-7

Ponce Inlet and Volusia County, Florida

FAMILY INCOME: 2000

Ponce Inlet Volusia County

Families | Percent Families Percent
Less than $10,000 21 2.4 6,107 5.1
$10,000 to $14,999 23 2.6 5,916 4.9
$15,000 to $19,999 40 4.6 7,437 6.2
$20,000 to $24,999 33 3.8 9,039 7.5
$25,000 to $29,999 53 6.1 9,662 8.0
$30,000 to $34,999 57 6.5 9,614 7.9
$35,000 to $39,999 43 4.9 9,423 7.8
$40,000 to $44,999 33 3.8 8,173 6.8
$45,000 to $49,999 66 7.6 7,497 6.2
$50,000 to $59,999 75 8.6 13,140 10.9
$60,000 to $74,999 97 11.1 12,975 10.7
$75,000 to $99,999 139 15.9 10,845 9.0
$100,000 to $124,999 71 8.1 4,767 3.9
$125,000 to $149,999 20 2.3 2,086 17
$150,000 to $199,999 47 5.4 2,027 17
$200,000 or more 55 6.3 2,012 1.7
Total 873 100.0 120,720 100.0
Median Income $58,828 (x) $41,767 (x)

Source: U.S. Bureau of the Census, 2000

(x) not applicable

Aqge Distribution

A distribution of the 2000 population by age group is presented in Table IV-SD-8. The data in this

Table reveal that nearly 54 percent of the 2000 population in Ponce Inlet was over the age of 55. It is

considered likely that the town’s future population will continue to be predominantly in the over 55 age

group. Thirty-three percent of the 2000 population was over the age of 65, indicating Ponce Inlet's high

degree of popularity with retirees.

11
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323
324 Table IV-8-SD
325 Ponce Inlet, Florida
326 POPULATION BY AGE: 2005
327
Number Percent
Age Cohort
0-4 69 _21
5-9 85 _30
10-14 84 _27
15-19 147 _33
20-24 87 _21
25-29 59 _21
30-34 72 _31
35-39 98 _43
40-44 166 _61
A45-49 216 _r1
50-54 302 _10.3
95-59 373 _10.1
60-64 412 _10.6
65-69 331 _10.8
10-74 279 _98
5+ 467 _13
_37
1.4
—__Total 3247 100.0
328
329 Source: Florida Housing Data Clearinghouse
330
331 | Affordable Housing Needs Summary:
332
333 | Based on the Florida Housing Data Clearinghouse, the number of households that are low-income
334 (incomes below 80% of area median) and severely cost-burdened (paying 50% or more for mortgage
335 costs or rent) for Ponce Inlet are shown below. The Clearinghouse provides estimates and projections
336 | of the number of these households by tenure for the years 2005-2030.

12



337 | This indicator encompasses a broad range of households likely experiencing distress because of their
338 | housing costs. With their low incomes, the large portion of income taken up by housing costs is likely to

339 | limit these households' ability to afford other necessities.

340 Moreover, the 80% of median income figure is a traditional measure of eligibility for programmatic
341 housing assistance. For example, all beneficiaries of the federal public housing program and federal

342 | HOME program must have incomes below this amount.

343 | The need indicator can serve as an approximation of the total number of households that would benefit
344 | from some type of housing assistance, particularly if homeless and migrant households are added.
345 Such assistance could include the construction of new affordable housing units, but it could also

346 include the provision of subsidies to make current units more affordable.

347
348 Table M-9-SD
349
| Town of Ponce Inlet Affordable Housing Need Summary 2005-2030
Number of severely cost burdened (50%+) households
with income less than 80% AMI by tenure
Tenure 2005 2010 2015 2020 2025 283
owner 116 148 176 206 236 262
renter 25 33 38 45 52 55
Source: Florida Housing Data Clearinghouse.
350

351 Based on the 2005 data from the Florida Housing Data Clearinghouse, 131 families were severely cost
352 burdened based on their percentage of income to mortgage or rent in 2005. That number is expected
353 | torise to 288 families by 2025 and 317 families by 2030. Based on an average household size of 2.1
354 persons, and the Town’'s estimated 2005 population of 3,247 persons, approximately 8% of the
355 households were severely cost burdened in 2005, This percentage will remain at 8% in 2030 based on
356 | the future population projection for permanent residents.

357
358 | According to the Volusia County 2006 Evaluation and Appraisal Report, in 1993 Volusia County Council
359 passed Resolution No. 93-308 to approve the Affordable Housing Incentive Plan, and adopted the
360 | Volusia County Housing Initiative Partnership Ordinance No. 93-3. In February 2003, the Community

361 | Assistance Housing Activity developed a form for expediting the building permit process in Volusia

13
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County, which is offered to all building contractors for new construction and rehabilitation of affordable
housing units in Volusia County. The form identifies affordable housing projects, and offers priority
assistance to reduce time to process local permits. Approximately 96 forms have been issued to

builders by the Community Assistance Housing Activity to-date

As a significant issue, Volusia County assessed the economic affect of the county’s jobs to housing
imbalance. In that analysis, the EAR noted that Volusia County as a region has historically had an
abundance of affordable housing and overall housing choices. This affordability is attributable to the
County being underpriced compared to some neighboring counties and other areas in Florida.
However, due to recent increases in property values, affordable workforce housing is increasingly
becoming an issue. The decrease in affordable workforce housing could be a potential deterrent for

employers considering locating in the County.

As also noted in the Volusia County EAR, according to the National Association of Home
Builders/Wells Fargo Housing Opportunity Index (HOI), a negative change occurred in Volusia
County’s affordability ranking. The HOI is a measure of the percentage of homes sold in a given area
that are affordable to families earning the area’s median income during a specific quarter. Currently,

the Deltona-Daytona Beach-Ormond Beach Metro Area (i.e., Volusia County) is ranked 101 nationally
st
and 36 regionally on the HOI for the 1 Quarter of 2005 (data isare not available from 2002 - 2004).
st
This is a decrease from the previous national ranking of 22 and regional ranking of 6 in the 1 Quarter

of 1995 (time of the 1StMEAR), and a national ranking of 3 and a regional ranking of 2 in the 1St
Quarter of 1991. By the 1* Quarter of 2008, the region’stegiens ranking had fallen in ranking further,
to 143 nationally and 57 regionally. The Hewever-the trend of affordability between 2005 and 2008
show a bell-curve shaped movement, with rising median prices and a lower opportunity index changing
to a lower median price and higher opportunity index. The change in national and regional ranking
appears to be more influenced by the affects of the struggling housing market in other regions of the

County and Region, as opposed to the rise in costs locally.

Volusia County Housing Element Policy 5.1.2 states, “For those residents of modest economic means,

Volusia County shall continue to provide housing assistance through programs outlined in the

Consolidated Plan with incentives to encourage private sector participation.” The County’s EAR

reported that, “Housing assistance has been successfully provided to very low and low-income

renters/homeowners/potential homeowner households making less than 80% of median income using

State Housing Initiatives Partnership (SHIP) and Federal CDBG and HOME funding (see Housing
14
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Element review). Beginning in FY 2003/2004, local guidelines for State housing assistance funding
(SHIP program) were amended to permit financial assistance to residents of “modest economic
means” (up to 120% of median income). Excluding the current year statistics, 16 moderate-income
households have received housing assistance. Approximately 96 forms for expediting the building

permit process have been issued to builders by the Housing Activity to date.”

The County Ear states that Volusia County shall continue to provide housing assistance through
programs outlined in the Consolidated Plan with incentives to encourage private sector participation. It
further found that housing assistance has been successfully provided to very low and low-income

renters/homeowners/potential homeowner households making less than 80% of median income.”

The EAR also considered the County’s other housing policies, including those that call for
intergovernmental coordination with municipalities. County Housing Policy 5.2.1 states that, “Volusia
County shall work with municipalities to redevelop existing commercial areas and districts in an effort
to strengthen the local economy (facilitate job creation and incubate small business growth) and to
improve the aesthetic and functional value of the built environment (reinvestment in existing
infrastructure and ensuring future sustainable development).” Although some employment exists in

Ponce Inlet, the higher wage economic positions_sought in the County Plan are not likely to be

generated in the Town of Ponce Inlet.

SUMMARY:

Given the Town'’s relatively low percentage of burdened households, and its limited growth potential,
programs to address affordable housing should be explored in other parts of the region where housing
goals can be better met. ToF¥e that end, the Town should coordinate its efforts with Volusia County

which has an established housing program.

Group Homes
Since the adoption of the town’s 1990 Comprehensive Plan, the State of Florida has categorized group

homes into four types of group care facilities. These are: assisted living facilities, adult family care

homes, adult day care and nursing homes. These facilities are defined as follows:

15
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e Assisted Living Facilities — Any building or buildings, section or distinct part of a building,

private home, boarding home, home for the aged, or other residential facility, whether operated

for profit or not, which undertakes through its ownership or management to provide housing,

meals and one or more personal services for a period exceeding 24 hours to one or more

adults who are not relatives of the owner or administrator.

e Adult Family Care Home — A full-time, family-type living arrangement in a private home, under

which a person who owns or rents the home provides room, board and personal care on a 24

hour basis for no more than five disabled adults or frail elders who are not relatives. The

following family-type living arrangements are not required to be licensed as an adult family care

home: (a) an arrangement whereby the person who owns or rents the home provides room,

board and personal services for not more than two adults who do not receive state

supplementation under F.S.,8 409.212. The person who provides the housing, meals and

personal care must own or rent the home and reside therein; or (b) an arrangement whereby

the person who owns or rents the home provides room, board and personal services only to

his or her relatives.

e Adult Day Care — Any building, buildings or part of a building, whether operated for profit or

not, in which is provided through its ownership or management, for part of a day, basic

services to three or more persons who are 18 years of age or older, who are not related to the

owner or operator by blood or marriage, and who require such services.

e Nursing Home — Any institution, building, residence, private home, or other place, whether

operated for profit or not (including a place operated by the town or county), which undertakes

through its ownership or management to provide for a period exceeding 24 hour nursing care,

personal care or custodial care for three or more persons not related to the owner or manager

by blood or marriage, who by reason of illness, physical infirmity or advanced age require such

services, but does not include any place providing care and treatment primarily for the acutely

ill. A facility offering services for fewer than three persons is within the meaning of this

definition if it holds itself out to the public to be an establishment which reqularly provides such

services.

Generally, these facilities include the supervision and care necessary to meet the physical, emotional

and social needs of the residents. If licensing is required, this is done by the Florida Department of

Health and Rehabilitative Services (HRS). According to HRS records there are no group care facilities

licensed in Ponce Inlet.

Due to concerns for hurricane evacuation safety, only small scale group care facilities are
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appropriate in the town. Large and medium size group care facilities would be problematic on a

barrier island because of evacuation constraints.

Subsidized Housing Developments

Currently, there are no direct governmental subsides for housing in Ponce Inlet.

Mobile Homes

There are no_ mobile home parks, mobile home subdivision, mobile home condominiums _or _mobile

home cooperatives in Ponce Inlet. Such developments are not permitted by the town’s land

development regulations because they are extremely vulnerable to barrier island storm conditions.

According to the 2000 Census, there were six mobile homes in the town. The housing conditions

windshield survey, conducted in July 2003, revealed only one mobile home which is located on

Battelle property and that is used for storage. A more recent survey was conducted in November of

2006 and it was found that there are no mobile homes in the town being used for residential

purposes.

Unless constructed to meet the manufactured building requirements of F.S. Chapter 553, mobile

homes are not permitted within the town. This prohibition is consistent with the county’s and other

communities’ mobile home permitting requirements for the barrier island which is vulnerable to major

or catastrophic hurricane disasters.

Historically Significant Housing

On August 5, 1998 the U.S. Department of the Interior and the National Park Service named the light

house station a National Historic Landmark district (NLD). According the historic_site survey

prepared by New South Associates (November, 2007), “This NLD lies completely within the survey

boundaries and consists of five, brick, vernacular style structures — one of which is the lighthouse

tower, three of which are living quarters for lighthouse staff, and the last being the oil house —

constructed in 1887." These structures, including the three used for living quarters are being

maintained consistent with their requirements for retaining their NLD status.

The New South study also identified other potentially significant historic structures, including several

deemed eligible for reqgister on the National Regqister of Historic Places (NRHP) and others that may be

eligible for local landmark status.. Some are worthy of consideration due to their age, architectural style
17
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and/or role played in the town's history. The New South survey assessed the built environment, and

noted that early Cracker-style architecture dominated most of the early development of the Town.

Ranch style homes from the mid-twentieth century are also common. The survey recommended four

residential structures for nominations for the National Register of Historic Places (NRHP), . One was

based on its cracker-style architecture and social history, and three based on their ranch-style

architecture and association with mid-twentieth century residential development in the Town. No areas

were found eligible as NRHP historic districts. Several other sites and structures were noted

significant on a local level, although not eligible for NRHP listing, including the Meyers-Davis house

located at 143 Beach Street, which is now town owned.

The Town had adopted Land Use and Development Code requirements for locally designated historic

landmarks and archeological sites. The Town Code also established a Historic & Archaeological

Preservation Board which reviews and recommends applications for local landmarks and applications

for modifications or disturbances to historic structures or archeological resources. This advisory board

also implements programs of education and other relevant task to ensure that the town’s historic and

archeological resources are protected. All structures fifty (50) years and older must be reviewed for

their potential historical resources if significant exterior modifications are proposed. There are

currently approximately thirty nine (39) residential structures that qualify based on their age for this

review.

Building Permit Activity

Building permit activity in Ponce Inlet between 2000 and 2006 resulted in occupancy certificates for an

additional 802 dwelling units, of which 126 are single family and 676 are multi-family units. Between

1990 and 2000, more multifamily units were built than single-family houses. The increase in multifamily

housing can be attributed mainly to the recent completion of the Harbour Village Planned Unit

Development (PUD). It is to be noted that little additional vacant land is available within the town for

high density housing. According to the build-out analysis contained in the Future Land Use Element

Support Document, a potential for only an additional 171 multi-family units are possible. Therefore,

multifamily building permits _should taper off, and build-out should occur within the 2026 planning

period. The following section deals with the likely development scenario that is expected to be played
out between 2007 and 2026.

ANALYSIS OF HOUSING DATA
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This _section _analyzes the housing data presented above. lts purpose is to ensure that the housing

needs of the projected population of Ponce Inlet can be met. As a part of this analysis, land

requirements, infrastructure and the private sector housing delivery process will be examined.

Housing for Resident Population

Future housing needs for the resident population is based on the projected population growth trends

and build-out analysis presented in the Future Land Use Element (FLUE) Support Document. The

concept of build out has been incorporated into that document. This was established in recognition of

the town’s limited availability of buildable vacant land; the inability and lack of desire to annex vacant

land; and the constraints imposed by the need for hurricane safety and evacuation, adequate

delivery of services, and natural resource protection.

Based upon the FLUE Support Document analysis, approximately 97 acres of vacant land is

available and designated for future housing development. These acres provide for the possible

development of 300 single family homes and 171 multi-family units prior to build out. Depending on

annual growth rates and market trends, the town'’s projected build out could occur anywhere between

2016 and 2026. These units are anticipated to be adequate for future population needs. One potential

result of being close to build out is an escalation in_housing prices which can lead to an affordability

issue in the town’s housing market. The tendency toward this scenario which has begun to occur will

be analyzed in detail later in this section.

Housing for Seasonal Population

Another element of housing demand is created by the seasonal population. The definition of seasonal

population in Chapter 9J-5 of the Florida Administrative Code includes tourists, migrant farm workers and

other short-term and long-term visitors who are not residents. The U.S. Bureau of Census considers

anyone living in a locality for more than half of the year to be a full time resident. The inverse of this

definition then is that everyone living in_a locality for six months or less is a seasonal inhabitant. The

seasonal population of a community typically is housed in transient units such as motel rooms, or in

"second homes" owned by the occupant, but only used occasionally.

In Ponce Inlet's case, its seasonal population does not consist of any migrant farm workers. Additionally,

except for a small seasonal population that may occupy single family dwellings, the majority resides in

multi-family condominium_units. The data presented in the previous section under “Occupancy and

Tenure” stated that 37.4 percent of the year 2000 housing stock in Ponce Inlet was used on a seasonal

basis. Additionally, 84 single family housing units (slightly more than four percent of the year 2000
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housing stock) were vacant and it can be assumed that some of these units were used by seasonal

residents.

The rental of seasonal housing is restricted by Subsection 5.7 of the town’s Land Use and Development

Code (LUDC). Historically, a major portion of Ponce Inlet's seasonal housing has consisted of short-term

rentals (i.e., rentals with a duration of less than 30 days). The current LUDC prohibits short-term rental

housing within the town except for certain areas previously designated as “high density multifamily” on the

Future Land Use map. These areas have been granted “nonconforming use” status.

Additional land area for seasonal housing units is not provided for within the town’s comprehensive plan

because all of the buildable vacant land is designated for single family, multi-family or commercial use

and the constraints imposed by the need for hurricane safety and evacuation, adequate delivery of

services, and natural resource protection.
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Household Size

The current average number of persons per household in Ponce Inlet is 2.1. In the future, the average

household size in Ponce Inlet is not expected to fluctuate significantly The community consists of a mix of

ages; however, an influx of younger families with children does not appear to be likely to occur.

Total Housing Units

The housing needs of the town’s anticipated population are made up of three components:

e Availability of vacant buildable residential land

e Replacements for demolition and redevelopment.

e Maintenance of a vacancy rate.

As presented in the FLUE Support Document, there is only a small amount of vacant land left for

residential development. Based on the projections, it is estimated that the town’s buildable vacant land

supply can accommodate approximately 300 additional single family housing units.

The FLUE Support Document also states that approximately 171 multifamily units could theoretically be

constructed within high density residential designated areas or riverfront commercial areas. It is possible

that a limited number of under-developed sites (parcels whose development is less than the underlying

density designation ion the Future Land Use Map) could redevelop with additional units. However, it is

equally possible that some vacant sites will develop at densities below those assumed in the

Comprehensive Plan. Overall, these patterns are likely to be approximately equal, and not have a

statistical impact on future build-out assumptions. Additionally, the town has a very high percentage of

seasonal housing, so it has an adequate vacancy rate.

Redevelopment of dilapidated housing is not an issue during the build out period. However, there may be

a need to preserve and protect the character of some of the town’s older residential neighbors as a result

of housing redevelopment where existing older homes in _stable neighborhoods are torn down and

replaced with larger homes. Such redevelopment is often referred to as “tear downs” or “rebuilds.”

Tear downs raise a multitude of issues, including short and long-term compatibility. Tear downs can be

both a scourge and a blessing. Replacement structures that differ dramatically in size, footprint, mass,

or height are often out of character and scale with the rest of the neighborhood. These are sometimes

facetiously referred to as “starter castles,” “faux chateaux,” or “Hummer houses.” On the other hand,

when viewed over the long term, tear downs have the potential to result in _higher-order architecture,

more functional site design, or other changes that can benefit the neighborhood and town. When
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considered in this light, tear downs are a natural progression in the evolution of neighborhoods. To

ensure that new structures maintain and improve neighborhood character, the town enacted a “floor

area ratio” ordinance, the purpose of which is to prohibit the construction of residences that are

disproportionately large for their lot area.

Housing Affordability and Availability

The cost of housing is high in the town. A median value of $167,477 was reported in the 2000 Census

for owner occupied dwelling units, with only 178 of these valued under $100,000. The Census also

reported median rent at $1,000, with only 29 units with contract rent under $750. And, as was stated

above, the Volusia County Department of Economic Development reported that the average value of a
Ponce Inlet home in 2006 was $470,908.

The reason for the high cost of housing includes the town’s desirable quality of life and the high cost of

land due to the limited supply of vacant developable land. As stated earlier, only an additional 471

dwelling units are projected to be added to the town’s housing stock at build out. Approximately 270 of

the additional units are anticipated as infill development on existing single family lots. The remaining

301 units _consist of approximately multifamily units that could be developed on vacant multifamily

designated land or multifamily designated underdeveloped land with existing single family units.

The inventory of existing vacant residential lots revealed that there are few lots valued at less than

$300,000 with virtually no lots valued under $200,000. These phenomenal lot prices (for lots that are

7,000 to 10,000 square feet) increased rapidly in value in the first half of the decade, consistent with

the residential market throughout Florida. Several factors are attributed to this period, including low

interest rates, investor speculation and overall demand.

While one cannot predict the future of market trends, the number of prospective buyers for the few

remaining lots in the Town is expected to be high. However, discussions with realtors who are actively

engaged in the Ponce Inlet market reveal that house lots that are for sale are staying on the market

considerably longer than they did when interest rates were lower. The residential market in Volusia

County declined in 2006 and through 2007, with falling average values and sales. Although

projections are _mixed, the number of prospective buyers for Florida waterfront lots, homes and

condominiums _is believed to remain strong. Finally, as has been mentioned several times in this

document, the number of buildable lots in Ponce Inlet is dwindling.
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The high land values are an important factor in_assessing opportunities for providing affordable

housing. The extremely high cost of vacant land and the market for high end housing has contributed

to the lack of very low, low and moderate cost housing that could be provided by the private sector.

Additionally, the limited land available to develop new housing presents a significant constraint to the

provision of housing for very low, low and moderate income people.

It is evident from the analysis of the existing housing stock and the vacant developable land inventory,

that the private sector is unable to provide housing in the town that is affordable to very low, low and

moderate income _households. In fact, assistance programs are generally unable to cost effectively

bridge the gap between the money available for housing by very low, low and moderate income

households and the high cost of housing (to purchase or rent) in Ponce Inlet. Since housing is a

regional resource, Ponce Inlet will cooperate with other local governments to address housing needs

identified on a countywide and regional basis. Therefore, any of the town’s special housing needs are

best satisfied by the housing stock outside of the town in the larger regional housing market.

Housing Need and the Private Sector

It is_anticipated that all of the projected housing units in Ponce Inlet will be met through the build out

period by private sector initiatives, assuming current housing market and economic conditions continue.

Subsidized housing developments do not exist in Ponce Inlet, and the need for such housing is unlikely to

be met given practical financial constraints. Many developers have been attracted to Ponce Inlet to take

advantage of the area's popularity with the retirement market. The typical home buyer is either a retiree

entering the market with a substantial cash basis from savings and the sale of a previous home or a buyer

who may be acquiring a second home as a long-term investment. The private sector has been

successful in meeting the town'’s elderly retirement housing demand in the past and will continue to meet

the demand through the build out period.

The Housing Delivery Process

The housing delivery process is a complex combination of roles and responsibilities involving a vast array

of public and private sector organizations. Among the primary participants in the process are local

government, land developers and builders, banks and lenders and real estate brokers. The role of Ponce

Inlet in the housing delivery process lies primarily in the following four areas:

e Land use and zoning;

e Subdivision regulations;

e Permitting systems; and

e Provision of infrastructure.
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The town has provided adequate areas for future residential development. The town has designated the

majority of its remaining undeveloped buildable land for residential use and has applied residential zoning

to accommodate the additional residential units expected to be constructed during the build out period.

The planning, zoning and building operations all operate at an efficient level. What little undeveloped

residential land remains that could be subdivided will primarily occur as minor subdivisions. Additionally,

timely review and approval/disapproval recommendations by staff to the planning commission are greatly

aided by the town’s one-stop review process. The town's development review team, comprised of the

town’s key personnel, reviews all development proposals. This process allows a developer to receive all

comments and requests from the team at one time rather than at various times and from each individual.

This process provides a timely, efficient and comprehensive review of developments.

Infrastructure does not represent a major _concern in terms_of housing delivery. The majority of new

housing will be constructed on vacant lots in existing subdivisions with public water and sewer facilities.

In_addition, should a new subdivision be proposed, the town has a policy of requiring developers to

provide any necessary infrastructure extensions or improvements.

Private financing has not proved to be a problem in Ponce Inlet. The town is attractive to persons moving

to Florida to retire_ and second home buyers. Many retirees have cash from the sale of their former

homes, and second home buyers are able to secure financing privately. Over 52 percent of the residents

are owners and over 65 percent are 55 years of age or older. The financing issues typically associated

with a young population (i.e., first-time homebuyers and lack of down payment funds) are not issues in

Ponce Inlet.

The market-driven private sector can provide housing units to households demonstrating effective

demand. Effective demand is a function of the ability of households to purchase (or rent) a home and the

developer's profit and return requirements. The developer is a businessperson and cannot afford to

provide housing units at a cost less than his required rate of return. Usually, as the price and status of the

home decreases, so does the profit margin. Therefore, at a specific low selling price of a home, it is no

longer profitable for the developer to build the home and the product is not supplied. Thus, ineffective

demand occurs when lower income families demand housing units but developers cannot provide the

units at a satisfactory return and profit margin. The only means that ineffective demand households have

of affording units is by way of assistance programs offered to developers. As described earlier,

assistance programs_are either not available or generally unable to cost effectively bridge the gap

between the money available for housing by very low, low and moderate income households and the
24
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