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Francis X. Suarez, Mayor     Willy Walker, Chief Executive Officer 
City of Miami       Walker & Dunlop 
Miami City Hall       7501 Wisconsin Avenue 
3500 Pan American Drive     Suite 1200 East 
Miami, FL 33133      Bethesda, Maryland 20814 
 
 
January 27, 2020 
 
 
The Honorable Benjamin S. Carson, Sr., M.D.  
Secretary Department of Housing and Urban Development  
c/o Alfonso Costa, Jr., Deputy Chief of Staff, US Department of Housing and Urban Development 
451 7th Street SW  
Washington, DC 20410 

Dear Secretary Carson, 

Thank you again for the time you took to meet with us during the Opportunity Zone Summit in Miami, 
Florida.  It was a pleasure to be able to discuss critical issues surrounding affordable housing and 
Opportunity Zones with you and your team.  In response to your request for actionable items to address 
the current crisis, please see the attached white paper collaboration between the City of Miami and 
Walker & Dunlop.   

Currently, there are very few targeted lending programs to incentivize development of rent-restricted, 
mixed-income workforce housing. This housing segment is comprised of those who serve our 
communities as teachers, police officers, firefighters, nurses and other public service employees – the 
human infrastructure that run our cities.  The white paper proposes a pilot program in Miami’s 
Opportunity Zones that streamlines the Department of Housing and Urban Development’s 221(d)(4) 
program for rent-restricted, mixed-income workforce housing that combines a federal government 
matching investment of 1:1 to construct an estimated 2,667 units.  The federal government matching 
investment totals $25 million and is leveraged with local government funds.  Local government funds for 
this case study principally include Miami Forever Bond dollars and tax increment financing proceeds from 
two (2) Miami community redevelopment agencies.  We believe this pilot program can be a template on 
how federal and local governments can partner with the private sector to solve the affordable housing 
crisis and increase housing affordability in opportunity zones across the United States of America!      

We look forward to discussing these ideas with you and your team in the very near future. 

Sincerely, 
 
 
Francis X. Suarez,       Willy Walker 
Mayor         Chief Executive Officer 
City of Miami       Walker & Dunlop   
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Cc:   
Brian Montgomery, Assistant Secretary for Housing, Federal Housing Commission, US Department of 
Housing and Urban Development 
Alfonso Costa, Jr., Deputy Chief of Staff, US Department of Housing and Urban Development 
Denise Cleveland-Leggett, Regional Administrator, US Department of Housing and Urban Development 
Lamar Seats, Deputy Assistant Secretary for Multifamily Housing, US Department of Housing and Urban 
Development 
Adolfo Marzol, Principal Deputy Director of FHFA 
Keith Carswell, Advisor to the Mayor of Miami – Economic Development & Resiliency 
Keith Melton, Managing Director, Walker & Dunlop 
Jeremy Pino, Vice President, Walker & Dunlop 
Sheri Thompson, Senior Vice President/FHA Group Head, Walker & Dunlop 
Stephanie Wiggins, Senior Vice President, Walker & Dunlop  
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R E A L I Z I N G  T H E  P O T E N T I A L  O F  O P P O R T U N I T Y  Z O N E S  
A N D  D E F I N I N G  A F F O R D A B L I T Y  F O R  W O R K F O R CE  
H O U S I N G  
 
The City of Miami (Miami) and Walker & Dunlop collaborated on this white paper to propose 
what steps can be taken within the Department of Housing and Urban Development (HUD) to 
further address the affordable housing crisis in the United States and increase housing affordability 
in opportunity zones.  Through our analysis, we propose a pilot program in Miami’s Opportunity 
Zones that provides a minimum Federal government match of 1:1 totaling $25 million relative to 
local government equity as a tool to provide an estimated 2,667 units of rent-restricted, mixed-
income workforce housing. “Local government equity” may include Miami Forever Bond 
dollars, tax increment financing proceeds from two (2) Miami community redevelopment 
agencies, equity from the conveyance of Miami-owned property, payments in-lieu of taxes 
(PILOT), grants and etcetera.  

HUD defines an "affordable dwelling" as one that a household can obtain for 30 percent or less of 
its income.  The 30% standard varies from region to region, can be applied to any income group 
and is used to assess housing availability to families earning a percentage of the area median 
income (AMI).  The AMI is a statistical number generated by HUD for purposes of determining 
the eligibility of applicants for certain federal housing programs. These programs often work in 
tandem with HUD’s Affordable Housing financial vehicles, which allows developers to receive 
federal funds in exchange for limiting rents to less than 60% of AMI.   

Practically speaking, half of families in a region earn more than the AMI number and half of the 
other families earn less.  For high cost markets such as Miami, eligible HUD developments can 
reach 150% of AMI, which does not currently qualify for federal subsidies.   As private developers 
continue to build luxury rental product for “renters by choice earning more than 120% of AMI,” 
the gap between subsidized housing and high-end apartments continues to widen, with little 
attention being paid to those earning between 60% and 120% of AMI (up to 150% in some high 
cost markets).  This segment is comprised of those who serve our communities as teachers, police 
officers, firefighters, nurses and other public service employees – the human infrastructure that 
run our cities.   

The current AMI for Miami-Dade County is $54,900 and for purposes of this white paper, we will 
use the affordable housing term “workforce housing” and define it as ranging between 60% and 
140% of Miami’s AMI. The Trump Administration has a unique opportunity to address the 
affordable housing crisis in the United States by combining its innovative Opportunity Zone 
investment initiative with the Department of Housing and Urban Development’s 221(d)(4) 
program (“HUD d4”) multifamily construction loan lending program to foster annually a 
significant increase in new, rent-restricted, mixed-income workforce multifamily homes across the 
United States!  The amount of new, rent-restricted, mixed-income workforce multifamily homes 
would multiply with a commitment by the Federal government to match local government equity 
dedicated to promoting the development of workforce housing.  These initiatives would create a 
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unique, public-private sector investment opportunity that will start to make a real impact on the 
cost of housing across the country.    

O PP O R TU N IT Y  ZO NES 
 
Established by Congress as part of the Tax Cuts and Jobs Act of 2017 (Act), Opportunity Zones 
provide a vehicle for investors to reinvest capital gains in qualified opportunity funds to minimize 
or negate applicable taxes.  The Opportunity Funds must invest in low-income communities from 
designated census tracts called Opportunity Zones and after maintaining the private investment for 
10-years, the investor realizes no capital gains on their investment capital and appreciation from 
the gains associated with the private investment.   

The Act created a tax structure that incentivizes development in designated “Opportunity Zones” 
which has led to the potential for additional workforce housing in these neighborhoods. The 
Opportunity Zone tax incentives result in a cheaper cost of capital for developers, which drives 
additional investments. However, rising construction costs and real estate price speculation based 
on Opportunity Zone designation have made the cheaper cost of capital insufficient to justify 
building rent-restricted, mixed-income workforce housing without additional subsidies, incentives 
and attractive debt options. We believe many market rate developers are willing to build workforce 
housing but are hesitant because of the uncertainty of execution and timelines on HUD d4s and 
therefore are opting for conventional financing on market rate housing. Without that certainty, 
developers will take the easy route and “develop the known” in market rate housing. We believe 
this uncertainty can be reduced through some modest changes in the HUD d4 financing vehicle. 

M A K I NG THE  C A SE F O R N E W ,  RE N T - RESTR I CTE D ,  MI XE D-
I N CO ME  W OR KFO R CE  M ULT IF A M I LY  H O US IN G 
 
Mixed-income communities provide the opportunity for people from different backgrounds to 
become neighbors and friends and share in the pride of their community and efforts to enhance 
their respective quality of life.  The general definition of mixed-income housing development is 
broad and encompasses many types of dwellings and neighborhoods.  By this definition, mixed-
income housing development includes diverse types of housing units, such as apartments, town 
homes, and/or single-family homes for a people with a range of income levels.  

On September 17, 2019, Miami joined the National Opportunity Zones Academy (Academy). The 
Academy was created with a $400,000 grant from the Rockefeller Foundation. The goal of the 
Academy is “to build networks of peers and attract responsible investment for projects that also 
generate economic stability and mobility for local residents”.  As the Act currently stands, 
opportunity zones’ private investments are not required to invest in workforce housing to reap the 
tax benefits, nor are opportunity zone private investments required to be in line with the priorities 
of the existing long-term residents.   

With the premise that public policy should mitigate any possible gentrification as a result of 
Opportunity Fund investments and make every effort to minimize displacement or 
disenfranchisement of the communities we seek to place on a pathway to prosperity, we believe 
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federal funding assistance for workforce housing is a solution.  The social benefits of new, rent-
restricted, mixed-income workforce multifamily housing, in many traditional low-income 
communities, strengthen the community’s social networks and therefore expand social equity.  The 
social equity can be leveraged for developments that revitalize economically distressed 
neighborhoods and create a sense of community and safety.   

B RI D G I NG TH E  G A P T H R OU GH H U D FI N AN C IN G 
 
Conventional construction lenders (banks, debt funds, etc.) often view rent-restricted, mixed-
income workforce housing as a “tweener” between typical market rate housing and true Low-
Income Housing Tax Credit (LIHTC) Affordable Housing.  However, unlike LIHTC Affordable 
Housing, conventional lenders are not as incentivized with tools such as community reinvestment 
act credits to lend on workforce projects.  In many cases, conventional lenders limit the loan-to-
cost (LTC) or simply decline to lend due to the complexity of the restrictions.   

Through the FHFA Scorecard requirements which focus on mission driven housing and 
affordability, Fannie Mae and Freddie Mac have been successful in refinancing a significant 
amount of existing workforce housing stock which has positioned them to respectively lend $100 
billion each over the next five quarters (4Q 2019 through 4Q 2020).  While an impressive feat, 
Fannie and Freddie do not have any programs for construction lending.  The HUD d4 program is 
uniquely designed to combine the tax benefits of Opportunity Zones with the creation of new 
workforce housing stock through construction lending. The downside of this program is that it can 
be cumbersome and unpredictable. Because of these program challenges, we believe it cannot gain 
significant market share without major changes. This unpredictability is magnified in urban 
developments which often require smaller units in mid- and high-rise developments, a product 
type the HUD d4 has struggled with in the past.    

To help offset these issues, subsidies can be given in the form of grants, tax increment financing 
(TIF), payments in-lieu of taxes (PILOT), soft debt and other incentives from local governments. 
These incentives are unfortunately subject to availability of program development and/or funds 
and political approval from local governments. This process often takes significant administrative 
time to finalize and can be politically controversial in some cases. With the current rising 
construction cost and real estate environment, more subsidies are required per project to make the 
economics work which diminishes the number of work force unit deliveries. 

H U D ’ S  O P PO R T UN IT Y  TO  A D DR ESS  THE  PR OBLEM  
 

A.  CURRENT CAPABILITIES WITHOUT LEGISLATIVE CHANGES 
 
HUD has the discretion to establish a major initiative to fund an additional 20,000 workforce 
housing units annually. This initiative should focus on combining private capital and local 
government funds with federal matching funds and government insured debt capital in Opportunity 
Zones. 
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To accomplish this goal, we estimate FHA would need to generate approximately $3.4 billion of 
additional HUD d4 loans on an annual basis to fund 20,000 workforce housing units across the 
nation. Assuming an average loan size of $35 million, this would require approximately 97 
additional HUD d4 loans to be processed annually. Historically, the average number of HUD d4 
loans processed annually for last fiscal year was 276; our proposed initiative would cause an annual 
26% increase in HUD d4 Firm Commitments.   
 
To attain this increase, the HUD Secretary should establish the goal, and then create a 
program/process specifically for projects that meet the criteria for rent restricted, mixed income 
workforce housing.  A guide for that criteria could follow the same requirements of the Freddie 
Mac Non-LIHTC Forward program as follows: 

FREDDIE MAC NON-LIHTC AFFORDABLE DEFINITIONS 

Rent or income restrictions must meet the following requirements: 

 10% of the units at the property must have rent restrictions that meet FHFA rules for 
uncapped volume; 

 80% of the units at the property must have rents at or below the following thresholds based 
on FHFA market designations; 

 Standard Markets – at or below 100% of AMI; 

 High-Cost Markets – at or below 125% of AMI; 

 Very High-Cost or Extremely High-Cost Markets 150% of AMI; and 

 10% of the units at the property may be at market rents based on the subject location. 
However, if 50% of the units at the property have rent restrictions that meet FHFA rules 
for uncapped volume, then the above rent/income restrictions are not applicable. In this 
event the subsidy requirements remain in place. 

 
Nonetheless, our recommendations for the pilot program that can be implemented now are as 
follows:   

1. Adding or assigning specialized staff specifically assigned to workforce housing that 
understand unique characteristics of this type of housing. These include understanding the 
necessity for smaller units and pent-up demand (not currently being captured in the demand 
analysis) due to households sharing units in older housing stock caused by affordability 
issues; 

2. Direct to Firm Submission when appropriate - Create a path for surety of execution on a 
direct to Firm Submission by prioritizing projects in the Opportunity Zones that meet 
workforce housing definitions; 

3. Create fast-track lane for Opportunity Zone transactions – model this after the LIHTC Pilot 
program which has been effective in reduced processing times for transactions; and, 

4. Clearing environmental and noise roadblocks – The HUD noise threshold is the most 
antiquated of the HUD environmental rules and has not been updated in many, many years.  
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It was implemented before many of the current, high quality building materials were 
available for construction. 

The above initiatives can be implemented administratively and do not require legislative policy 
changes or amendments to federal statute.  Instituting changes as those enumerated above will 
provide developers the surety of execution needed in closing these types of transactions within 
Opportunity Zones.   

 
B. CAPABILITIES THAT REQUIRE LEGISLATIVE OR POLICY CHANGES 

 
Longer term initiatives to supplement the initiative for funding workforce housing units annually 
should include: 
 

1. Rely upon lender partners by delegating major components of underwriting to lenders; 
and 

2. Add risk sharing by private lenders to the program in exchange for delegation.  
 

C. MATCHING FEDERAL FUNDS 
 
Miami’s “Draft” Affordable Housing Master Plan notes an affordable unit shortfall of 69,464.  
Further, 62% of the units were built before 1980 and as a result of the aging housing inventory and 
market conditions, an estimated 1,200 affordable units are lost each year.  The market share for 
the percentage of affordable housing units relative to total housing units is 21%.  To offset the 
annual decline in affordable housing units and improve the market share percentage to a 
“reasonable” goal of 25% by 2030, Miami will need to preserve and construct approximately 
32,000 units over the next ten (10) years. To meet the proposed affordable housing goal, the private 
sector investment required is estimated to range between $4 billion and $6 billion in construction 
cost.  The proposed affordable housing goal also estimates that $1 billion in local government 
equity will be required.   
 
The boundary of Miami’s opportunity zone also includes a portion of the OMNI Community 
Redevelopment Area and the Southeast Overtown/Park West Community Redevelopment Area; 
collectively referred to as “CRAs”.  CRAs are comprised of areas designated as slum and/or 
blighted in which there is a shortage of clean and sanitary housing that is affordable to residents 
of low or moderate income.  The affordable housing shortage extends to the elderly and 
economically distressed and attributed to outdated building density patterns, inadequate 
transportation, or a combination thereof which the governing body designates as appropriate for 
community redevelopment.  The governing body consists of the Miami City Commission who 
serve as members of the CRA boards.  Through tax increment funds, CRAs provide loans and/or 
grants to address matters that include affordable housing and business development.   
 
On November 7, 2017, Miami residents voted to approve a $400 million general bond obligation 
known as the Miami Forever Bond (Miami Forever) that combined economic development with 
climate adaptation.  Miami Forever included $100 million for affordable housing.  While the $100 
million is a welcomed addition, the additional funding is not enough to help alleviate Miami’s 
projected affordable housing shortage over the next 10 Years.  As a pilot program in Miami’s 
Opportunity Zones, we propose a Federal Match that provides a minimum 1:1 totaling $25 million 



    
 

Page 6 of 13 
 

relative to Miami’s local government equity as a tool to provide an estimated 2,667 units of rent-
restricted, mixed-income workforce.  This proposed program can be the template on how federal 
and local governments can partner together with the private sector to solve the affordable housing 
crisis.      

W H Y  T HE RES ULTS  W I LL  BE  W OR TH  TH E  E FF OR T -                                    
 
Why is it so important that HUD fills the gap? We have reached the point where the impact of the 
housing affordability crisis has spread beyond low-income households to the middle class. This 
segment is comprised of those who serve our communities as teachers, police officers, firefighters, 
nurses and other public service employees – the human infrastructure that run our cities. Since the 
recession, Class A multifamily stock has grown from 3.9 million to nearly 6 million units while 
Class B and C stock --the units typically affordable to this workforce -- have remained stagnant 
and in some markets like Miami, have declined as they are being replaced by luxury housing. 
When our teachers, police officers and firefighters cannot afford to live within the cities where 
they work, the safety, well-being and educational resources of these communities suffer. Rent-
restricted, mixed-income workforce multifamily housing is the most efficient and effective way to 
build housing stock to offset this crisis, especially for the lower half of wage earners.  At the 
national level, the single-family homeownership rate for these individuals has declined from 43% 
in 2007 to 36% in 2016 which implies that these families are now living in multifamily units. 

To illustrate the impact in real public-private-partnership terms, we compared three scenarios using 
only $10 million in subsidies from local government equity:    

1. Do nothing and rely on conventional construction financing* 
2. HUD Streamlined execution**  
3. HUD Streamlined with matching Federal Funds*** 

Conventional Loan: 
 

Total Costs $50M 

Loan Proceeds $30M 

Local Government Equity $10M 

Developer Equity $10M 

*Total Units 250 

  

HUD d4 Streamlined: 
 

Total Costs $135M 

Loan Proceeds $115M 

Local Government Funds $10M 
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Developer Equity $10M 

*Total Units 675 

 

HUD d4 Streamlined with matching Federal funds: 
 

Total Costs $265M 

Loan Proceeds $225M 

Local Government Funds $10M 

Federal Matching Funds $10M 

Developer Equity $20M 

*Total Units 1,325 

*Assumes $200,000 per unit in construction costs. 

*Assumes a 60% LTC conventional loan; Developer matches their equity with public funds. 
**Assumes an 85% LTC HUD loan; Developer matches their equity with public funds. 
***Assumes an 85% LTC HUD loan; Federal Funds match with Local Government Funds and 
Developer matches their equity with all public funds. 

As the results show, the positive leverage with the HUD d4 financing combined with Local 
Government Funds could allow for the creation of 2.7x more rent-restricted, mixed-income 
workforce units than would be feasible under a conventional financing.   The combination of the 
HUD d4 financing combined with the Local Government Funds, which is matched by Federal 
Funds, could allow for the creation of 5.3x more rent-restricted, mixed-income workforce units 
than would be feasible under a conventional financing!   

S U M M A R Y : 
 
In summary, the affordable housing crisis in the United States continues to grow and spread to the 
income level of the missing middle.  According to the National Low-Income Housing Coalition, 
eight million renters pay more than half their income on housing costs.  In addition, the NLIHC’s 
latest “Out of Reach” study notes that there is an overall shortage of 7.2 million affordable housing 
units in the United States which has further exacerbated the crisis.   Safe, clean and sanitary 
affordable housing is the foundation for positive social and health outcomes and economic 
mobility for families.  

Opportunity Zone projects, by the nature of the tax incentives (which are long-term by design), 
coupled with the HUD d4 streamlined program could offer a unique opportunity to provide a 
solution to the crisis at hand.  Currently, there are very few targeted lending programs to incentivize 
development of rent-restricted, mixed-income workforce housing.  Within this divide, there is an 
ability to address the needs of our middle class through the implementation of a HUD d4 
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streamlined program for rent-restricted, mixed-income workforce housing combined with 
matching Local Government and Federal Funds.  These initiatives could create a unique, public-
private sector investment opportunity and start to make a real impact on housing affordability 
across the nation!    

The collaboration of Mayor Francis X. Suarez and Walker & Dunlop is uniquely qualified to 
address this issue with a minimum 1:1 Federal Match of $25 million with Local Government Funds 
as a tool to provide rent-restricted, mixed-income workforce housing in Miami’s opportunity zone 
as a pilot program.  Miami had the forward-thinking approach to address the affordable housing 
problem with the creation of the CRAs and voter approval of the Miami Forever ballot initiative. 
Walker & Dunlop, as a top 3 Fannie Mae, Freddie Mac, FHA lender and the largest construction 
lender with HUD, has a deep understanding of the current problems in developing rent-restricted, 
mixed-income workforce housing.  Together, we can implement these policies as a pilot program 
and eventually expand the program nationally.   We welcome the opportunity to continue the 
dialogue with both HUD and the Trump Administration in addressing the affordable housing 
crisis!  
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M I A M I - 4 - E V E R Y O N E :  A  T E S T  C A S E  T O  P I L O T  
L E V E R A G I N G  T H E  P O W E R  O F  O P P O R T U N I T Y  Z O N E S  F O R  
R E N T - R E S T R I C T E D ,  M I X E D - I N C O M E  W O R K F O R C E  
H O U S I N G .  

M I A M I  F ORE VE R :  B UI LD IN G  THE F UT UR E  TO IN CL U DE 

E VE R YONE  

 
On November 7, 2017, Miami residents voted and approved a $400 million general obligation 
bond known as the Miami Forever Bond (Miami Forever) that combined economic development 
with climate adaptation.  Miami Forever also included $100 million for affordable housing.  
Transforming the voter mandate into a framework for action, the Connect Capital Miami report 
was unveiled on May 7, 2019 which offered several recommendations to “reduce barriers to and 
increase the production of affordable housing”. The report was a result of more than a year of 
community-wide conversations and a precursor to a “draft” affordable housing master plan for 
Miami that was completed by Florida International University - Metropolitan Center.  Miami’s 
Affordable Housing Master Plan (Draft FIU Master Plan) recommends Miami develop and 
preserve an estimated 32,000 units of affordable housing over the next 10-years.  To meet Miami’s 
recommended affordable housing goal, the private sector investment required is estimated to range 
between $4 billion and $6 billion in development costs over the 10-year period.  The recommended 
affordable housing goal also estimates that $1 billion in “Local Government Equity” will be 
required from Miami over the 10-year period as well.  

Given that Miami’s annual operating budget for FY 2019-20 is $1.1 billion, the Draft FIU Master 
Plan paints a dauting task and highlights the need for local governments to leverage available 
resources if they are to earnestly take on the challenge of providing affordable housing.  The rent-
restricted, mixed-income workforce housing framework specifically targets first responders (fire 
fighters and police) and teachers.  If Miami truly wants to be affordable for everyone, it is 
incumbent upon Miami to further create a leveraged pool of investment capital with Miami 
Forever bond dollars that meet or exceeds the $1 billion estimate per the Draft FIU Master Plan 
to support the seven (7) affordable housing strategies approved by Commission.   

LE VE R AGI N G  T HE  POT E NT IAL  OF M I A M I ’S  O PPO RT U NIT Y  ZO NES 
 
Opportunity Zones are one of the most profound and transformative federal urban revitalization 
programs in a generation and are designed to tap into an estimated $6.1 trillion in unrealized capital 
gains. Through implementing rent-restricted, mixed-income workforce housing, we can attract 
private investment capital and therefore make strides in solving the investment puzzle.  This 
development approach strengthens the social network of neighborhoods.  The strengthening of the 
social networks expands social capital and provides equity for community revitalization!   

The Act required the Governor of each state to nominate up to 25% of eligible low-income census 
tracts as opportunity zones.  On June 14, 2018, the 427 Florida Opportunity Zones were nominated 
by former Governor Rick Scott and were certified by the U.S. Department of the Treasury.  In 
Miami, there are currently 25 opportunity zones, which cover the neighborhoods of Allapattah, 
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Coral Gate, Grapeland Heights, Liberty City, Little Haiti, Little River and some parts of Coconut 
Grove, Omni area and Flagami; please see the map below.   

 

 

A C CE S SI NG  M I AM I ’S  A F FO RD A B IL IT Y 
  
The Draft FIU Master Plan notes that Miami is the most unaffordable city of its size in the nation 
with 57% of its households (94,638) paying more than 30% of their income on housing costs and 
32% of renter households (39,112) paying more than 50% of their income on rent!  A household 
paying more than 30% of its income on housing costs is considered cost burdened and a household 
paying more than 50% of its income on housing costs is considered severely cost burdened.  By 
comparison, it is estimated that 32% of all US households are cost burden.  It should be further 
noted that 70% of all households in Miami are renters.  

On October 22, 2019, the MIAMI Association of Realtors and the Multiple Listing Service system 
reported Miami-Dade County total number of home sales increased 10.9% year-over-year from 
2,019 to 2,240.  The increase is driven by luxury home sales of $1 million or more.  Single family 
luxury home sales increased 23.3% from the prior month for 90 transactions.  Condo luxury sales 
increased 16.7% for 63 transactions.  According to Knight Frank’s 2019 The Wealth Report, 
Miami is a bargain for the wealthy when compared to other global cities.  For example, $1 million 
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in Miami can net wealthy homebuyers 93 square meters of prime property when compared to 
Monaco (16 square meters); Hong Kong (22 square meters); New York (31 square meters) and 
Los Angeles (36 square meters). 

For September 2019, mid-market sales prices ($250,000 to $500,000) for single-family homes 
increased 4.9% from $360,000 to $377,750; for existing condos, the sales price increased 3.2% 
from $237,500 to $245,000.  Miami single family home prices have increased 94 consecutive 
months for a streak of 7.83 years.  Existing condo prices have increased or stayed even for 96 of 
the last 100 months.   

Fueled by foreign cash buyers, Miami’s cash transactions comprised 33.9% of September 2019 
total closed sales and saw a modest increase from last year’s 35.4%.  Miami’s cash transactions 
are almost double the national figure of 17%.  Miami’s high percentage of cash sales reflects South 
Florida’s ability to attract a diverse number of international homebuyers, who tend to purchase 
properties with all cash.   

The market dynamics that have caused a steady increase in sales prices, coupled with increases in 
construction costs and Miami’s relatively low AMI, makes the notion of purchasing a home, 
without subsidy, a challenging proposition for most residents.  Aside from the preference shift to 
rentals, the market dynamics account for the fact that 70% of all households in Miami are renters.    

F R A M E WO RK  TO  E ST ABL ISH  A C I T Y- WI DE  A FF O R D ABLE 
H OU S I NG F UN D 
 
The Draft FIU Master Plan recommends Miami develop and preserve an estimated 32,000 units 
of affordable housing over the next 10-years.  The Commission has adopted seven (7) affordable 
housing strategies to be funded, in part, by Miami Forever bond proceeds.  The strategies are as 
follows and attached for review: 

1. Affordable New Construction (Exhibit 1); 
2. Affordable Homeownership Strategy (Exhibit 2); 
3. Affordable Multifamily Preservation Strategy (Exhibit 3); 
4. Affordable Workforce Rental Strategy (Exhibit 4); 
5. City Acquisition of Land Strategy (Exhibit 5); 
6. City Acquisition Ownership & Management Strategy (Exhibit 6); and 
7. Homeownership Preservation Strategy (Exhibit 7). 

While the merits of the strategies are sound and provide flexibility to accommodate the unique 
needs of Miami’s diverse communities, to fund the Commission adopted affordable housing 
strategies to meet the recommended goals of the Draft FIU Master Plan is estimated to require 
$1 billion in Local Government Equity from Miami.   Based on this estimate, we concur with the 
report’s recommendation that Miami look to establish an affordable housing equity fund as a long-
term goal. 

The boundary of Miami’s opportunity zone also includes a portion of the OMNI Community 
Redevelopment Area and the Southeast Overtown/Park West Community Redevelopment Area; 
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collectively referred to as “CRAs”.  Through tax increment funds, CRAs provide loans and/or 
grants to address matters that include affordable housing.  Separate and apart from the long-term 
endeavor of establishing an affordable housing equity fund, Miami has an opportunity to leverage 
Miami Forever bond proceeds, tax increment financing proceeds from two (2) Miami community 
redevelopment agencies, equity from the conveyance of Miami-owned property, payments in-lieu 
of taxes (PILOT), grants and etcetera with a 1:1 match of HUD proceeds totaling $25 million. To 
illustrate the impact of the proposed public-private-partnership, we compared three scenarios using 
$25 million in Miami proceeds as follows:    

1. Conventional construction loan financing; 

2. HUD Streamlined execution; and 

3. HUD Streamlined with matching Federal funds. 

 

Each scenario assumes a construction cost per unit of $250,000.  Scenario #1 assumes 
conventional loan financing at 60% of construction costs with no federal match and produces only 
500 housing units; Miami’s leverage to construction cost is 5:1.  Scenario #2 assumes HUD d4 
financing at 85% of construction costs with no federal match and produces 1,333 housing units; 
Miami’s leverage to construction cost is 13.3:1. Scenario #3 assumes HUD d4 financing at 85% 
of construction costs with the proposed federal match and produces 2,667 housing units; Miami’s 
leverage to construction cost is 26.7:1!   

Scenario #1 Scenario #2 Scenario #3

Conventional Loan HUD d4 Streamlined
HUD d4 Streamlined w/ 
matching Federal funds.

Total Construction Costs 125,000,000$             333,333,333$             666,666,667$                      

Loan Proceeds 75,000,000$                283,333,333$             566,666,667$                      

Loan To Value 60% 85% 85%

Developer's Equity 25,000,000$                25,000,000$               50,000,000$                        
Miami Proceeds 25,000,000$                25,000,000$               25,000,000$                        
Federal Match -$                               25,000,000$                        
TOTAL EQUITY 50,000,000$                50,000,000$               100,000,000$                      

Total Units 500                                1,333                            2,667                                     

Miami Leverage to Cost 5                                     13.3                               26.7                                        

Unit Construction Costs 250,000$                      



    
 

Page 13 of 13 
 

C O NC LU SIO N  
  
Last year, Miami realized the lowest crime rate in 51-years and the record $1.1 billion operating 
budget for fiscal year 2019-20 has the second lowest tax rate in 55-years!  These performance 
metrics, coupled with a favorable tax environment and global city status, have drawn significant 
investment capital to Miami.  Fostering development within Miami’s Opportunity Zone without 
forethought to rent-restricted, mixed-income workforce housing has the potential to negatively 
impact those living in Opportunity Zones and cause housing instability. Opportunity Zone 
designation, and the channeling of federal resources, creates an opportunity for a partnership with 
the private sector and local government to leverage resources for workforce housing and job 
creation that are consistent with community needs.  Separate from our efforts relative to 
Opportunity Zones, Miami and Walker & Dunlop have established a long-term partnership and 
commitment to make Miami affordable for everyone! 
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