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There isn’t a single state in 
America where a minimum-wage 

worker can afford the average 
two-bedroom apartment, 

according to the latest report 
from the National Low Income 

Housing Coalition. 

AVERAGE WORKER CAN NOT MAKE ENDS MEET
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FLORIDA HOUSING FINANCE CORPORATION 
INCOME LIMITS AND RENT DETERMINATION

# of Bedrooms 0 1 2 3

50% of AMI $703 $754 $905 $1,045

60% of AMI ($50k) $844 $905 $1,086 $1,254

80% of AMI $1,156 $1,206 $1,447 $1,671

120% of AMI $1,689 $1,810 $2,172 $2,509

140% of AMI $1,970 $2,112 $2,534 $2,927

2022 HUD INCOME LIMITS AND RENT LIMITS  
LEE COUNTY AREA MEDIAN INCOME $83,200
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TYPE RENT COST AVAILABILITY

STUDIO $844

1-BED $905

2-BED $1,086

3-BED $1,254

UNITS AVAILABLE AT 60% AMI

0

0

0

0
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FLORIDA HOUSING DATA CLEARINGHOUSE 
LEE COUNTY WAGE AND RENT COMPARISON

Industry 2020 Average 
Hourly Wage

Maximum 
Affordable Rent 
(30% of Income)

2023 HUD 2BR 
Fair Market 

Rent

% Income Needed 
for 2 BR FMR

# of Workers in 
2020

Accommodation and Food Services $11.99 $599 $1,451 73% 29,559
Leisure and Hospitality $13.91 $696 $1,451 63% 36,887

Retail Trade $17.42 $871 $1,451 50% 38,841
Trade, Transportation, and Utilities $21.02 $1,051 $1,451 41% 53,607

Service-Providing $24.66 $1,233 $1,451 35% 218,189
Construction $26.07 $1,304 $1,451 33% 31,960

Goods-Producing $26.10 $1,305 $1,451 33% 40,025
Education and Health Services $28.83 $1,441 $1,451 30% 57,567

Professional and Business Services $29.56 $1,478 $1,451 29% 33,631
Health Care and Social Assistance $31.22 $1,561 $1,451 28% 41,141

Total $23.08 $1,154 $1,451 42% 581,407

The top 10 Job industries in Lee County have 580,000 workers, and only 25% of those 
workers are paid a wage that current rent does not exceed 30% of their income
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LEE COUNTY MULTI-FAMILY 
QUARTERLY RENTAL RATES
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LEE COUNTY MULTI-FAMILY RENT INCREASES 
COVID ACCELERATION
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LEE COUNTY 
INFLUX OF LUXURY PRODUCTS
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LEE COUNTY MLS SINGLE FAMILY 
MEDIAN PRICE

JAN 2022 - $400,000

JAN 2021 - $327,080

JAN 2020 - $267,183

JAN 2019 - $260,000

JAN 2018 - $241,250
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INCOME REQUIRED FOR MEDIAN PRICED HOME

10% Required
Down Household

Paymennt Income (30%)

$140,000 $14,000 $126,000 6.00% $38,684
$160,000 $16,000 $144,000 6.00% $44,567
$180,000 $18,000 $162,000 6.00% $50,451
$200,000 $20,000 $180,000 6.00% $56,334
$220,000 $22,000 $198,000 6.00% $62,218
$240,000 $24,000 $216,000 6.00% $68,101
$260,000 $26,000 $234,000 6.00% $73,985
$280,000 $28,000 $252,000 6.00% $79,868
$300,000 $30,000 $270,000 6.00% $85,751
$320,000 $32,000 $288,000 6.00% $91,635
$340,000 $34,000 $306,000 6.00% $97,518
$360,000 $36,000 $324,000 6.00% $103,402
$380,000 $38,000 $342,000 6.00% $109,285

$400,000 $40,000 $360,000 6.00% $115,169

$420,000 $42,000 $378,000 6.00% $121,052
$440,000 $44,000 $396,000 6.00% $126,935
$460,000 $46,000 $414,000 6.00% $132,819
$480,000 $48,000 $432,000 6.00% $138,702
$500,000 $50,000 $450,000 6.00% $144,586

Mortgage Mortgage 
Rate

Home 
Price
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$278,630

$266,714

$255,420

$244,729

$234,617

$225,062

$216,038
$207,521

$200,000
$205,000
$210,000
$215,000
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$235,000
$240,000
$245,000
$250,000
$255,000
$260,000
$265,000
$270,000
$275,000
$280,000
$285,000

3.00% 3.50% 4.00% 4.50% 5.00% 5.50% 6.00% 6.50%

INTEREST RATES AFFECT PURCHASING POWER
LEE MEDIAN INCOME HOUSEHOLD ($59,608)

JANUARY 2022
30-YEAR MORTGAGE 3.25%

MARCH 2023
30-YEAR MORTGAGE 7.0%
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MEDIAN SALE PRICE

DRIVE ‘TIL YOU QUALIFY’ SUBURBS
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LOWEST INCOME HOUSEHOLDS 
REDUCE SPENDING ON BASIC NEEDS
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HOW DID WE GET HERE?
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US HOUSING UNDERPRODUCTION BY YEAR

M - 18AFFORDABLE HOUSING



A
FF

O
R

D
A

B
LE

H
O

U
SI

N
G

H
O

W
 D

ID
 W

E 
G

ET
 H

ER
E?

0
20,000
40,000
60,000
80,000

100,000
120,000
140,000
160,000
180,000
200,000
220,000
240,000
260,000
280,000
300,000
320,000
340,000

SF Units MF Units Population Increase

LEE COUNTY TOTAL HOUSING STOCK &
POPULATION CHANGE

J - 19AFFORDABLE HOUSING



A
FF

O
R

D
A

B
LE

H
O

U
SI

N
G

H
O

W
 D

ID
 W

E 
G

ET
 H

ER
E?

14,538

27,074

47,051

52,803

0

5,000

10,000

15,000

20,000

25,000

30,000

35,000

40,000

45,000

50,000

55,000

60,000

65,000

Cummulative Gain

LEE COUNTY REGISTERED VEHICLES

J - 20AFFORDABLE HOUSING



A
FF

O
R

D
A

B
LE

H
O

U
SI

N
G

H
O

W
 D

ID
 W

E 
G

ET
 H

ER
E?

REGULATORY COST OF DEVELOPMENT 
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NOT IN MY BACKYARD

J - 22AFFORDABLE HOUSING



A
FF

O
R

D
A

B
LE

H
O

U
SI

N
G

H
O

W
 D

ID
 W

E 
G

ET
 H

ER
E?

NOT IN MY BACKYARD

M - 23AFFORDABLE HOUSING



A
FF

O
R

D
A

B
LE

H
O

U
SI

N
G

H
O

W
 D

ID
 W

E 
G

ET
 H

ER
E?

• Habitat applied to increase unit count from 108 to 
150 by utilizing a bonus density of 42 units. 

• Hearing examiner did not recommend approval of 
bonus density request, citing inconsistency with 
the Lee Plan. 

• Board of County Commissioners ultimately 
approved the bonus Density Request of 42 units.

• Original Application submitted to Lee County in 
September of 2016.

• Board of County Commissioner approval for 
zoning resolution occurred in May of 2018.

REGULATION HURDLES
MONEY & TIME
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POTENTIAL SOLUTIONS
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96 UNITS

60% of AMI – Rent $986

CYPRESS VILLAGE APARTMENTS 
95 UNITS

60% of AMI – Rent $795

INCOME RESTRICTED APARTMENTS
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129 HOMES ON JUST UNDER 12 ACRES

AVERAGE UNIT SIZE: 994 SQ. FT.  - RENT $2,500

RETHINK DENSITY AND HOME SIZE
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RE-THINKING DENSITY
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MODULAR HOME ASSEMBLY LINE
COMING TO CHARLOTTE COUNTY 
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STRATEGIC DEVELOPMENT LOCATIONS
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LIGHT TOUCH DENSITY
ACCESSORY DWELLING UNITS (ADUS)
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Road Impact Fee $3,347
School Impact Fee $2,879

Water & Irrigation Impact Fee $2,551
Sewer Impact Fee $2,406

Building Permit Fee $1,431
Park Impact Fee $1,115

Police Protection Impact Fee $597
Fire Impact Fee $575

Meter Fee $310
School Admin Fee $86

Radon $43
ALS Impact Fee $35

Total $15,375

CAPE CORAL SF HOME IMPACT FEE

GOVERNMENT INCENTIVE
WAIVE IMPACT FEES ON AFFORDABLE HOME CONSTRUCTION
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POTENTIAL 
SOLUTIONS

• GOVERNMENT INTERVENTION / INCENTIVES

o Fort Myers Beach

• STRATEGIC DENSITY

• GOVERNMENT NEW BUILDING STRATEGIES

• EMPLOYER INCENTIVES
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THANK YOU!
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