




T A Y L O R  C O U N T Y  E C O N O M I C  D E V E L O P M E N T  P L A N
G ro  w ing    a  D iver    s i f ied    and    s u s taina     b le   taylor       county       economy     

58  | Appendix B

Appendix B

2. Jobs to Housing
National and statewide data indicate that a 
rate of between 1.24 to 1.50 jobs to housing 
units creates a “balanced” environment.  As 
the ratio declines below 1.0, it is an indication 
that forces other than jobs are driving the 
housing market.

Florida has just below a one-to-one ratio for 
new jobs to new housing units, added from 
1990 – 2000.  The North Central Florida 
Region had more jobs added than housing 
units, creating a ratio of 1.24 for the same 
period.  In Taylor County, there were more 
than 3 times as many housing units added 
than jobs from 1990 – 2000, resulting in a 
ratio of 0.32.  The City of Perry had a negative 
ratio because there was a loss of almost 270 
jobs from 1990 to 2000 (Figure 25).  

The percentage of new jobs to new housing 
units did not significantly change from the 
period from 1990 – 2000 to the period 
from 2000 – 2006 in Florida.  In the North 
Central Florida Region, the number of jobs 

added caught up to the number of housing 
units added and resulted in just under a one-
to-one ratio.  The City of Perry rebounded 
over the period from 2000 to 2006, with a 
ratio of approximately 0.80 (Figure 25).

Figure 25: New Jobs to New Housing Units, 
1990-2006
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3. Employment by Industry
Employment trends in 1990 were fairly 
uniform across all the study areas and 
industries, with the exception of the 
manufacturing industry in Taylor County.  
Relatively, Taylor County’s manufacturing 
workforce was 4 time higher than the state.  
The smallest concentration of employees was 
in the entertainment and recreation industry 
in each study area (Figure 26).

Figure 26: 1990 Employment by Industry

In 2000, Taylor County, and more specifically, 
the City of Perry had the 
largest percentage of their 
residents employed in the 
manufacturing industry.  The 
percentage of employees in 
the manufacturing industry 
in Taylor County and the 
City of Perry outweighed the 
other study areas in by more 
than 3 times.  In all the study areas, with the 
exception of Florida, the lowest concentration 
of employees shifted from the entertainment 
and recreation services industry to the finance, 
insurance and real estate industry (Figure 

26 and 27).  Florida’s largest 
concentration of employees 
remained in retail trade and the 
North Central Florida Region 
had the largest concentration 
of employed people in the 
educational services industry 
(Figure 27).

Figure 27: 2000 Employment by Industry

There were few noteworthy changes or shifts 
in employment by industry in the study areas 
from 2000 to 2006.  Although Taylor County 
and the City of Perry continued to have a 
relatively large percentage of employees in 
the manufacturing industry, the percentage 
was approximately 5% lower than in 2000 
(Figure 28).  The benefit of having a slightly 
lower percentage of employment in Taylor 
County’s core industry, manufacturing, is the 
economy showed a slight diversification of 
employment in the County.
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Figure 28: 2006 Employment by Industry

Trend Analysis
There has been little diversification of 
industry in Taylor County over the last 25 
years.  Manufacturing holds the largest 
share of employees in the County and City 
and is more than 3 times greater than the 
concentration of manufacturing employees 
in the state.  

Strategic Finding
On average, 60% of Taylor County’s 
employment base earns less than the average 
yearly wage for the County, $29,800.  
Diversifying the industry base is a necessity 
for the County, however, the diversification 
should target high-tech, high-wage jobs 

where the average wage is greater than the 
average wage for the County.

F.  Target Industry Analysis
1. Location Quotient
Taylor County’s economy is 
driven by the manufacturing 
industry.  As the graph 
below indicates, this 
employment sector is heavily 
concentrated in Taylor 
County relative to the state 
and other regions in the 
state.  Location quotients 
are a measure of clustering and can identify base 
or export industries in which services or goods 
are exported outside of the local Taylor County 
market, bringing outside dollars into the local 
economy and economic growth.

Industries scoring above a 1.00 indicate there 
is a greater concentration of jobs in the local 
market.  Those industry groups achieving 
high location quotient scores for Taylor 
County include Educational Services (1.46), 
retail trade (1.08), manufacturing (4.51), and 
mining (13.29) (Figure 29).

Figure 29: Location Quotients for Selected 
Industry Groups

Trend Analysis
In comparison with the state, Taylor County’s 
base industries are mining, manufacturing 
and education, which corresponds to the 
employment by industry graphs discusses in 
the previous section.
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Strategic Finding
According to the Location Quotient 
Analysis, comparing Taylor County with 
the United States, performed by the North 
Central Florida Regional Planning Council  
3 out of 23 total industry groups in Taylor 
County are considered basic industries 
(Forestry and Fishing; Accommodation and 
Arts, Entertainment and Recreation; and 
Healthcare).  This analysis further illustrates 
the need for Taylor County to diversify its 
industry base. 

Journey to Work
Figure 30: Journey to Work Map & Table

County
A

County
B

Commutes 
from 

Taylor 
County  
(A to B)

Commutes 
to Taylor 
County 
(B to A)

Taylor Taylor 6,311 6,311
Taylor Leon 295 111
Taylor Madison 86 206
Taylor Jefferson 64 81
Taylor Wakulla 48 7
Taylor Suwannee 33 57
Taylor Dixie 29 126
Taylor Marion 24 5
Taylor Lowndes 19 2
Taylor Alachua 16 10
Taylor Lafayette 8 151
Taylor Columbia 5 13
Taylor Franklin 5 2
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In total, 771 workers commute into Taylor 
County for work, with the majority coming 
from Madison, Lafayette, Dixie and Leon 
Counties.  In comparison, 632 workers leave 
Taylor County for work, with the majority 
going to Leon County (Figure 29).

In Florida in 1990, approximately 18.3% of 
people that did not work from home drove 
15-19 minutes to work, and approximately 
13% drove more than 40 minutes to work.  
In the North Central Florida Region, more 
than 20% of workers that did not work 
from home drove 15-19 minutes to work, 
and 10.7% drove 40 minutes or more to 
work.  In Taylor County, 46% of its away 
from home workers commuted between 5 
and 14 minutes to work each day and only 
8.5% drove more than 35 minutes to work.  
In the City of Perry more than 30% away 
from home workers traveled between 5 and 
9 minutes to work.

Table 13: 1990 Journey to Work Times

# Minutes Florida NCFRPC NCFRPC- 
Alachua

Taylor 
County

UNIC. 
Taylor

City of 
Perry

< 15 29.01% 36.55% 38.87% 52.07% 40.77% 67.49%
15 – 19 18.26% 20.93% 17.92% 19.21% 23.22% 13.75%
20 – 40 37.26% 30.13% 25.91% 20.18% 25.16% 13.39%
Over 40 14.74% 11.50% 15.89% 7.87% 9.71% 5.37%

In 2000, the away from home workers that traveled more than 90 minutes to work grew slightly 
in all study areas.  The percentages of the shorter commutes, those between 0 and 20 minutes, 
decreased slightly.  

Table 14: 2000 Journey to Work Times

# Minutes Florida NCFRPC NCFRPC- 
Alachua

Taylor 
County

UNIC. 
Taylor

City of 
Perry

< 15 24.97% 32.92% 32.67% 49.66% 41.99% 63.80%
15 – 19 16.20% 18.93% 15.56% 16.49% 18.02% 13.66%
20 – 40 37.64% 32.01% 28.88% 21.12% 24.65% 14.62%
Over 40 18.75% 13.78% 19.77% 9.61% 12.29% 4.66%
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B. Taylor County Vision 2060
1.  Economic Development and Housing 
Committee SWOT Analysis
In order to evaluate the economic condition 
of the County, a “SWOT” analysis was 
conducted.  This analysis looks at the 
Strengths, Weaknesses, Opportunities and 
Threats that are either present or perceived 
in the County in regard to the economic 
environment.  Using the SWOT analysis, the 
County may identify key issues and develop 
an overall plan to either enhance the positive 
features or determine a way to mitigate the 
negative features.  A summary of the findings 
is presented below.  

Strengths
The small school system in Taylor ▪▪
County allows students, as well as 
parents, to receive personal attention 
from educators
Good hospital in the area▪▪
Ease of mobility throughout the county ▪▪
(the “rush minute”)
Natural and outdoor recreation ▪▪

opportunities
“Southern Charm” and the small town ▪▪
feel is a positive factor in the eyes of the 
residents
Proximity to the coastline as well as other ▪▪
major cities in Florida, for example, 
Tallahassee

Weaknesses
Minimal supply of rental housing in ▪▪
addition to virtually no variety in housing 
options
Quality of the Taylor County school ▪▪
system; few extra-curricular activities; 
limited challenging/upper level classes 
offered
Very few children that graduate from ▪▪
Taylor County schools and go on to 
college return to Taylor after graduation 
because of lack of job opportunities
Limited shopping and retail in the ▪▪
County
Limited entertainment and recreation ▪▪
opportunities
Unable to attract quality jobs to the area ▪▪

as a result of several factors, including the 
school system and housing options
Limited access to the coast for ▪▪
development or recreation

Opportunities
Enhancement of the Knowledge-Based ▪▪
and Manufacturing Based Industries 
will create additional opportunities for 
quality jobs
Revitalization of Downtown Perry▪▪
Incentives for businesses to attract jobs ▪▪
and encourage development.
Large amount of land that could be ▪▪
available for development
Proximity to University of Florida and ▪▪
Florida State University

Threats
Lack of diversification of economic base▪▪
Inability of businesses to attract quality ▪▪
workers
Global competition faced by base ▪▪
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industries
Rising property insurance costs.▪▪

2.	 Economic Development and 
Housing Issues
One of the first steps in the visioning process 

for the Taylor County Vision 2060 was 
to compile a list of issues facing Taylor 
County.  The issues listed below were 
identified by the Economic Development 
and Housing Committee and accepted 
by the Task Force.

1.	 The opportunities, resources, activities, 
enticements, and support services that 
help students and their families reach 
full potential, whether provided by the 
public schools or by other entities, are 
very limited in Taylor County.

2.	 There is a lack of coordination between 
governmental officials at all levels (Federal, 
State, and Local) in providing incentives 
to attract and retain businesses that offer 
higher paying jobs.  A support structure 
to encourage new business ideas, incuba-
tors, and entrepreneurship opportunities 
does not exist.

3.	 There is a lack of high-tech industry and 
therefore, limited opportunities for higher 
skilled, higher wage jobs.  As a result, the 

county’s wage levels are below state and 
national levels and are not keeping pace 
with the rising cost of living.

4.	 Unplanned growth in Taylor County 
may encroach into recreational lands and 
existing hunting leases, reducing oppor-
tunities for hunting, fishing, and other 
outdoor recreational activities.

5.	 Taylor County lacks facilities (camp-
grounds, boardwalks, multimodal trails, 
piers, horse trails, etc.) in state owned 
lands, and access is limited.

6.	 Concerns exist that growth will result in 
a loss of family-friendly atmosphere, safe 
environment, and small town feel of the 
community.

7.	 Unplanned growth away from the City 
of Perry will result in the lack of an 
authentic urban commercial center for 
Taylor County and the region.

8.	 There is a lack of designated employment 
centers and shovel-ready sites.

9.	 The size of the airport and the nature of 
the aircraft that can land there may limit 
growth opportunities for residential, busi-
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ness, and manufacturing sectors.
10.	Potential growth around the airport may 

limit the expansion opportunities.
11.	There is a lack of business-to business 

relationships across Taylor County and 
the Big Bend economic region.

12.	Taylor County’s local economy is too 
reliant upon the county’s few industries.

13.	Taylor-based companies are not capital-
izing on their opportunity to enhance 
their community’s quality of life.

14.	There is a lack of the full array of housing 
types and price ranges (from executive 
housing to workforce housing) with 
available amenities.

15. There is a lack of shopping and retail 
options as well as entertainment and  
recreational opportunities.

A. Taylor County Vision 2060 
References and Case Studies 
T ∙ I ∙ P Strategies (2006). Embracing A 
New Economy, Escambia County, Florida. 
Prepared for The State of Florida, Escambia 
County, and Pensacola Bay Area Chamber of 
Commerce.

Center for Regional Economic 
Competitiveness, Hudson Institute, Eva 
Klein & Associates Ltd., and UNC Charlotte 
(2003). Economic Development Strategy and 
Action Plan. Prepared for Future Forward 
Leadership Committee, Comprehensive 
Economic Development Strategy 10th 
and 11th Congressional Districts of North 
Carolina.

NorthStar Economics, Inc. (2004). An 
Economic Opportunity Study for Central 
Wisconsin. Prepared for Centergy.

Central Vermont Community Action Council. 
Micro-Business Development Program.

North East South Dakota Energy 
Conservation Corporation/Northeast South 
Dakota Community Action Program. Capital 
Investment/Revolving Loan Fund to Halt Out-
migration.

West Virginia Community Action Directors 
Association/North Central West Virginia 
Community Action Agency. Establishing a 
Center for Micro-Business Development.

Bear Paw Development Corporation, Havre, 
Montana. Proactive Intervention to Diversify a 
Rural Economy.

Progressive Policy Institute (2001). The 
Metropolitan New Economy Index, Economic 
Development Strategies.

AngelouEconomics (2006). Duval County 
Diversification Plan: Action Plan and 
Implementation Strategy.  Presented to State of 
Florida, City of Jacksonville, and Jacksonville 
Regional Chamber Of Commerce.
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Existing financial incentive and capital 
investment programs should be fully funded 
annually by the County and City.

Taylor County/Perry, in its own fashion, can 
take a lesson from the advice that Bill Gates, 
in 1993, gave in a speech to a group in India. 
He said:
1.	 Buy property and build buildings
2.	 Put airports close to that property and 

those buildings
3.	 Fill those buildings with Tech savvy 

people

This led to a whole new market in India. 

AngelouEconomica (2006). Northern Nevada 
Visioning Document, Presented to Northern 
Nevada Development Authority.

Coral Springs, Florida Economic 
Development Foundation

Fortune Magazine, Anne Fisher, Big Employers 
Small Town Jobs

Vaughn L. Grisham, Jr. Tupelo: Evolution of 
a Community

Southwest Michigan First, The Kalamazoo 
Region’s Economic Catalyst

Treasure Coast Regional Planning Council, 
Comprehensive Economic Development Strategy 
2007-2012

Rick Cole, Trish Kelly, Judy Corbett with 
Sharon Sprawls, The Ahwahnee Principles for 
Smart Economic Development

Implementation
The majority of the responsibility for the 
implementation of both the long-term and 
5 Year Action Plan is the Taylor County 
Development Authority. Currently, it‘s staff 
includes a full-time director and a part-time 
clerical assistant. In order to adequately carry 
out its responsibilities to the County and 
City of Perry, we recommend the following:

Increase operational funding sufficient to 
provide for 1 additional full-time economic 
developer, and upgrade the clerical assistant 
to a full-time position clerical assistant. 
Adequate funds should also be provided to 
assure that the requisite travel, marketing, 
and   professional training/meetings costs can 
be met.

Fund the development and production of 
marketing materials. This should include 
printed brochures as well as an enhanced 
website that is integrally linked to the 
Regional and State economic development 
web sites.

Appendix B: Taylor County Vision 2060
Vision 2060 Economic Development 5 Year Action Plan
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VISION 2060 Economic 
Development 5 Year Action Plan
A summary of the recommended actions that 
need to be take place over the next 5 years are 
listed below. 

 

Item Action Major Responsible Party

Education and 
Workforce Partners

Form a workforce and education working group. TCDA/School District

Professional networking Create a regularly scheduled networking 
forum for business professionals

Chamber of Commerce

Workforce Conference Institute an annual workforce conference Local business owners 
and managers

Entrepreneurship Develop programs to assist and encourage 
new and aspiring entrepreneurs

Chamber of Commerce

Housing in 
Downtown Perry

Revitalize downtown Perry with a mix of 
housing, retail, employment, entertainment, 
and institutional functions

Perry/TCDA

Enhanced recreational 
opportunities

Form a public/private partnership to 
actively seek better access to State lands

Taylor County
State and local elected officials 
representing Taylor/Perry.

Government Programs Acquire funds for financial incentives to leverage 
private capital for economic development, 
downtown redevelopment, and affordable housing

TCDA/County/City

Regional Economic Centers

   Industrial Mega Site Create industrial site of at least 
1,000 buildable acres

TCDA/Private Developer

   Education/
   Research Park

Establish an education/research commission; 
create an education research park

Chamber of Commerce/ 
TCDA/Private Developer/
School Board/TT Institute

   Business Office Park Develop a “shovel ready” business park 
of at least 100 buildable acres

TCDA/Private Developer

Perry – Foley Airport Upgrade airport; create an Airport Authority County Commission/ 
Airport Authority
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FINANCIAL ASSISTANT PROGRAMS  
A.	 Rural Economic Development
1.	 United States Department of Agriculture 

(USDA) Business Programs
a.	 Rural Business Cooperative Service 

(BCS)
i.	 Provides credit opportunities and 

services to businesses in under-
served rural areas

ii.	 Purpose is to create and maintain 
employment and improve 
economy or rural communities

iii.	 Communities with fewer than 
50,000 people in non-urban 
areas

b.	 Business and Industry Guaranteed 
Loans
i.	 Provides a guarantee of up to 80% 

of a loan made by a commercial 
lender

ii.	 Maximum loan amount is $25 
million but can be increased 
to $40 million for value-added 
commodity processing

iii.	 Eligible uses:

•	 Real estate
•	 Construction
•	 Machinery and equipment
•	 Working capital
•	 Limited refinancing

iv.	 Ineligible uses: 
•	 Agricultural crop production
•	 Relocation of business
•	 Hotels and tourist facilities

c.	 Intermediary Relending Program 
Loans (IRP)
i.	 Loans to intermediaries to create 

a Revolving Loan Fund (RLF)
ii.	 Requires experience in lending
iii.	 Requires match of other funds
iv.	 Terms of 1.0% and 30 years
v.	 Eligible uses:

•	 New businesses
•	 Expansion of existing 

businesses
•	 Creation of employment 

opportunities
•	 Saving existing jobs
•	 Community development 

projects
d.	 Rural Business Enterprise Grants

i.	 Eligible applicants:
•	 Public bodies
•	 Private non-profit 

corporations
•	 Federally recognized Indian 

Tribal groups
ii.	 Use of grant funds:

•	 Technical assistance to small 
businesses

•	 Lease of equipment to small 
businesses

•	 Creation of a revolving loan 
fund
o	 Construction of a small 

business incubator
e.	 Renewable Energy Systems and 

Energy Efficiency Improvements 
Program (REEEP)
i.	 Eligible applicants

•	 Farmers
•	 Ranchers
•	 Rural small business (Small 
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Business Administration size 
standard)

ii.	 Use of funds
•	 Renewable energy systems
•	 Energy efficient 

improvements
iii.	 Grants

•	 Based on need
•	 Not to exceed 25% of the 

project
•	 $2,500-$500,000 for 

renewable energy grants
•	 $1,500-$250,000 for energy 

efficient grants
iv.	 Loan Guarantees

•	 Up to 50% of eligible 
project costs

•	 $5,000 to $10 million
v.	 Combined grants and loans for 

up to 50% of the total project 
cost

f.	 Rural Economic Development Loans 
(REDL)
i.	 0%; 10 year loans to electric and 

telephone utilities
•	 Utility required to re-lend 

at 0% interest to eligible 
“third-party” recipient

•	 20% or greater from other 
financing sources

•	 1% servicing fee to utility
•	 Purpose of financing

o	 Job creation
o	 Sustainable economic 

development
ii.	 Eligible purposes

•	 Business expansion/start-ups
•	 Community infrastructure 

required for economic 
development and job 
creation

•	 Community facilities for 
economic development and 
job creation

•	 Medical facilities and 
equipment for rural areas

•	 Educational facilities and 
equipment for job training

•	 Business incubator projects 
for emerging businesses

g.	 Rural Economic Development 
Grants (REDG)
i.	 Grants to electric and telephone 

utilities
•	 Create revolving loan funds
•	 Must promote sustainable 

rural economic development 
and job creation

•	 20% match requirement for 
utility

ii.	 Initial loans at 0%; max tem is 10 
years

iii.	 Eligible projects
•	 Community development 

projects
•	 Educational facilities
•	 Medical facilities
•	 Business incubators

iv.	 Subsequent Loans
•	 Interest rate not to exceed 

prime
•	 Eligibility under the utility’s 

revolving loan fund
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2.	 U.S. Small Business Administration 
(SBA) Programs 
a.	 SBA 7 (a)

i.	 Benefits small businesses 
primarily by helping finance 
long-term loans

ii.	 Reduces the risk taken by the 
lender and borrower

iii.	 Lender-based program that 
provide guarantees of up to 85%

iv.	 Rate up to prime plus 2 ¾ 
percent

v.	 Most small businesses are eligible
vi.	 Use of funds

•	 Can be used for most 
legitimate business needs

•	 Business owner must 
meet prudent lending 
criteria when analyzing 
management, owner 
capitalization and ability to 
repay

vii.	Eligible uses
•	 Inventory and materials

•	 Furniture and fixtures
•	 Machinery and equipment
•	 Leasehold improvements
•	 Purchase an ongoing 

business
•	 Repayment of existing 

accounts payable and other 
business debts

•	 Working capital
•	 Real estate

b.	 SBA 504 Loan Program
i.	 Fixed asset financing
ii.	 Fixed rate financing
iii.	 Long-term (10/20 years)
iv.	 Low down payment
v.	 Subordinate financing

B. Real Estate Related Community 
Development Programs
1.	 USDA Rural Development Community 

Facilities
a.	 Designed to finance and facilitate the 

development of essential community 
facilities serving rural areas.
i.	 Construct, enlarge or improve 

community facilities for 
healthcare, public safety, public 
services, cultural/educational and 
transportation

b.	 3 Different Programs
i.	 Loan Guarantee Program

•	 Guarantees up to 90% of 
loans originated by private 
lenders

ii.	 Direct Loan Program
•	 Rates vary based on the 

income level of the project’s 
location (4.5% to market)

•	 Term – 40 years or the useful 
life of the facility

iii.	 Grants
•	 Primarily for special 
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initiatives
•	 Can be up to 75% or project 

costs
2.	 USDA Rural Development 

Homeownership
a.	 Section 502 Direct Loans

i.	 Mortgages direct to low or 
very low income families with 
reasonable credit histories

ii.	 33 to 38 year terms
iii.	 Interest based on government 

cost of funds
iv.	 Available for existing homes or 

new construction
b.	 Section 502 Guaranteed Loans

i.	 Guarantees for loans made by 
private sector lenders

ii.	 30 year term
iii.	 Up to 100% of appraised value 

(no down payment)
c.	 Section 523 Mutual Self Help

i.	 Grants and site loans are provided 
to non-profit organizations, 
which supervise groups of 5-12 

enrollees
ii.	 Home buyers complete 65% 

of the work to build his or her 
home

iii.	 Members of each group help 
work on each other’s home, 
moving in only when all homes 
are complete

d.	 Section 523 and 524 Site Loans
i.	 Finance the purchase and 

development of affordable 
housing sites for low and 
moderate income families

ii.	 523 loans finance sites for self-
help method

iii.	 524 loans finance sites for any 
low or moderate income family

3.	 USDA Rural Development Rental 
Housing
a.	 Section 515 Rental Housing 

Program
i.	 Direct, competitive mortgage 

loans for multifamily rental 
housing for very low, low and 

moderate income families, elderly 
and disabled.

ii.	 In new projects, 95% of tenants 
must have very low incomes

iii.	 Terms of up to 50 years at an 
effective interest rate of 1.0%

iv.	 4 variations
•	 Cooperative housing
•	 Downtown renewal areas
•	 Congregate housing or 

group homes for persons 
with disabilities

•	 Rural Housing 
Demonstration Program

b.	 Section 538 Guaranteed Loan 
Program
i.	 Loans made by private sector 

lenders
•	 Guaranteed loans may be up 

to 40 years
•	 Must be fully amortized
•	 Fixed rate

ii.	 Used to fund construction, 
acquisition or rehabilitation of 
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multifamily housing
•	 Very low to moderate 

income
•	 Or, elderly, handicapped or 

disabled with income not in 
excess of 115% AMI

c.	 Section 514 Farm Labor Housing 
Grants and Loans
i.	 Loans to:	

•	 Farmers
•	 Farm worker associations
•	 Family farm corporation
•	 Indian tribes
•	 Non-profits and public 

agencies
ii.	 Grants to:

•	 Farm worker associations
•	 Indian tribes
•	 Non-profits and public 

agencies

4.	 USDA Rural Development Technical 
Assistance and Training
a.	 Funds available to intermediaries that 

have experience in providing training 
and technical assistance to recipients
i.	 Non-profits
ii.	 Low-income communities
iii.	 Federally recognized Indian 

tribes
b.	 Training and technical assistance must 

build the capacity of the recipient to 
undertake projects in:
i.	 Housing
ii.	 Community facilities
iii.	 Community and economic 

development in rural areas
c.	 Dollar-for-dollar (cash) match 

requirement from the intermediary

5.	 Federal Income Tax Credits
a.	 Rehabilitation Tax Credits (RTCs)

i.	 Historic Rehabilitation
•	 20%, one-time credit on 

rehab costs
o	 Certified historic 

structure or contributing 
to a National Register 

historic district
o	 Commercial, industrial 

or rental housing
o	 Substantial rehabilitation

•	 10%, one-time credit on 
rehab costs
o	 Eligible if the building 

was constructed prior to 
1936

o	 Commercial, industrial 
or rental housing

o	 Substantial rehabilitation
o	 Building must not have 

been moved
o	 Exterior/interior wall 

retention requirements
b.	 New Markets Tax Credits

i.	 Designed to generate new, private 
sector investment in targeted 
distressed areas

ii.	 Administered by Community 
Development Financial 
Institutions (CDFI) Fund, 
Division of the U.S. Treasury
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iii.	 The taxpayer/investor will be 
eligible to claim a tax credit equal 
to 39% over 7 years.  
•	 5% per year for the first 3 

years and
•	 6% per year for the 

following 4 years
iv.	 Eligible real estate projects

•	 Commercial
•	 Mixed-use with commercial 

and housing rental uses
o	 At least 20% of income 

from commercial uses
o	 Cannot be a LIHTC 

project
c.	 Low Income Housing Tax Credits 

(LIHTCs) (discussed above)

C.  Tax Exempt Bonds for Municipal 
Facilities

1.	 Revenue Ruling 63-20/Revenue ▪▪
Procedure 82-26
a.	 Revenue Ruling 63-20 allows a 

non-profit corporation to issue debt 
to finance a facility for tax-exempt 
purpose provided the following:
i.	 A local government endorses the 

financing
ii.	 The facility is to be occupied by a 

tax-exempt entity
iii.	 The facility must revert without 

encumbrance to the ownership of 
the endorsing local government 
at the retirement of debt.

b.	 While 63-20 is not the best financing 
vehicle for non-profits, it is useful for 
financing government buildings

c.	 63-20 allow for the following:
i.	 Private development of public 

buildings using private tax-
exempt debt

ii.	 Government control of the 
facility’s use under the terms of a 

long-term lease
iii.	 A federal requirement that the 

facility to revert to governmental 
ownership at the retirement of 
debt

d.	 Advantages:
i.	 Tax-exempt debt
ii.	 Private development experience

e.	 Disadvantages
i.	 Greater up front costs

•	 Higher interest rate
f.	 When to use:

i.	 When a private development 
process saves more in time and 
money than the added cost of 
an alternative tax exempt bond 
financing

ii.	 When conventional general 
obligation bonds are not a good 
alternative

2.	 501(c)(3) Bonds
a.	 The current means by which 501(c)

(3) non-profits finance facilities
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b.	 Requires 501(c)(3) status
i.	 The activity must further the 

non-profit’s public purpose
ii.	 The use of the facility must be for 

an exempt activity
iii.	 The bonds must be issued by a 

public agency

D.  Business Development Finance and Job 
Creation Programs
1.	 Public Sector Incentive Financing

a.	 Lender Incentive
i.	 Subordinated Mortgage

•	 Loan that is subordinated 
in payment and collateral to 
the first mortgage

•	 Typically from public or 
non-profit source

•	 Allows for higher total debt 
in the project

ii.	 Loan Guarantee
•	 Public entity guarantees a 

portion of the bank loan

•	 Increase’s the bank’s security
•	 Benefits the borrower by 

helping increase the size of 
the first mortgage

•	 Reduces the risk taken by 
the lender and borrower

b.	 Borrower Incentives
i.	 Equity Investments

•	 Repayment not based on 
level payments per month, 
they may be tied to cash 
flow, royalties on sales or sale 
of the business

•	 Subordinated to all but 
common stockholders

•	 Program models
o	 Traditional venture 

capital
o	 Community 

development venture 
capital

ii.	 Grants
•	 Funds from public and non-

profit sources that require no 
repayment

•	 Reduce the amount of 
debt or equity that must be 
attracted

•	 Reduce the risk taken by the 
lender and the owner

iii.	 Tax Incentives
•	 Tax Increment Financing
•	 Tax Abatement
•	 Federal Tax Credits

iv.	 Loans
•	 A self-amortizing loan is 

normally repaid with a 
monthly level debt service 
payment that consists of 
principal and interest

2.	 U.S. Small Business Administration 
Finance Programs
a.	 SBA 7(a) (Discussed above)
b.	 NDC Grow America Fund

i.	 Leverages local loan fund dollars
ii.	 Provides underwriting, closing 

and servicing
c.	 SBA 504 Loan Program (Discussed 
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above)
d.	 SBA Micro Loan Program

i.	 Provides very small loans to start-
up, newly established, or growing 
small businesses concerned with 
being unable to secure credit 
from conventional banks
•	 SBA makes funds 

available to non-profit 
community based lenders 
(intermediaries) which, in 
turn, make loans to eligible 
borrowers in amounts up to 
$35,000

•	 Each intermediary is 
required to provide business 
based training and technical 
assistance to its micro-
borrowers

ii.	 Terms
•	 Max term is 6 years
•	 Varies on loan proceeds
iii.	 Interest rate

•	 8-15%

iv.	 Collateral
•	 Personal guarantees
•	 Assets being financed or 

other collateral
e.	 Other SBA Programs

i.	 CAPlines for working capital
ii.	 Surety Bond Program
iii.	 International Trade and Export 

Working Capital Programs
iv.	 Small Business Investment 

Company

3.	 USDA Rural Development Business 
Programs
a.	 Rural Business Cooperative Service 

(RBS) provides credit opportunities 
and services to businesses in under-
served rural areas.

b.	 Communities with fewer than 50,000 
people in non-urban areas

c.	 Business and Industry Guarantee 
Loans (Discussed above)
i.	 Purposes are to create and 

maintain employment, and to 

diversify and improve economy 
of rural communities

ii.	 Provide guarantee of up to 80% 
of a loan made by a commercial 
lender

iii.	 Maximum loan amount is $25 
million

4.	 U.S. Department of HUD Programs
a.	 HUD Section 108 Loan Guarantee 

Program
i.	 Section 108 is the loan guarantee 

provision of the CDBG program
ii.	 Eligible applicants

•	 Entitlement communities
•	 Small cities through state 

CDBG program
b.	 HUD Brownfields Economic 

Development Initiative (BEDI) 
Grants
i.	 Eligible uses

•	 Reduce interest costs of a 
Section 108 loan

•	 Pay initial loan payments or 
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set up reserves
•	 Pay costs of development 

budget
ii.	 Application process is very 

competitive
iii.	 BEDI projects must increase 

economic opportunity for persons 
of low and moderate-income or 
stimulate and retain businesses 
and jobs that lead to economic 
revitalization

c.	 HUD CD Float
i.	 An incentive to developers and 

businesses
•	 Reduces front-end costs
•	 Local governing body must 

authorize expenditure
•	 Borrower must secure 

irrevocable letter of credit
•	 Terms are negotiable, less 

than 30 months

5.	 Environmental Protection Agency (EPA) 
Brownfields Program
a.	 Brownfields assessment

b.	 Revolving loan fund
c.	 Clean-up grants

6.	 Economic Development Administration 
Title IX
a.	 Public Works Grants

i.	 Grants to local governments 
to assist in infrastructure 
improvements

ii.	 Must show job creation
iii.	 For economically distressed areas 

that have employment linked to 
low-income populations

iv.	 Non-relocation restrictions
v.	 Improvements must remain in 

ownership of local government, 
so use is restricted to off-site 
public improvements

vi.	 Requires a 50% local funding 
match

7.	 Tax-Exempt Financing
a.	 Funding through State and local 

Bond issues

i.	 Interest exempt from Federal 
income taxes, equals lower 
borrowing rates

ii.	 Different types of tax-exempt 
financing
•	 Industrial Revenue Bonds 

(IRBs)
o	 Only for manufacturing 

uses
o	 $10 million project cap
o	 Bonds are issued by a 

public entity
o	 Credit security is 

provided by the 
borrower

•	 501(c)(3) Bonds (Discussed 
above)

•	 63-20 Bonds (Discussed 
above)

•	 Tax Increment Financing
•	 Tax Abatement

o	 Reduction in all or 
a portion of new 
taxes attributable to 
improvements
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o	 Increase cash flow
o	 Can increase debt 

capacity

8.	 Community Development Financial 
Institutions (CDFI) Fund
a.	 Primary mission is promoting 

community development
b.	 Target market, comprised of either

i.	 Investment area
•	 Enterprise Zone/Enterprise 

Community
•	 Meets test of economic 

distress
ii.	 Low-income target population

c.	 Lending and development services
d.	 Non-governmental entity
e.	 CDFI Programs

i.	 CDFI financial assistance
ii.	 Technical assistance
iii.	 Bank enterprise awards

9.	 USDA Intermediary Relending Program
a.	 Rural Business Service (RBS)

i.	 Establish revolving loan fund
ii.	 Requires lending experience
iii.	 Requires match of other funds
iv.	 Terms: 1.0%, 30 years
v.	 Finance business facilities and 

community development projects 
in areas with fewer than 25,00 
people

vi.	 RBS lends to intermediaries that, 
in turn, lend to a development 
project

E. Housing Development Finance Programs
1. HUD Home Investment Partnership▪▪

a.   Eligible uses of funds for home ▫▫
ownership

i.	 Down payment assistance•	
ii.	 Second mortgages•	
iii.	 Purchase/rehabilitation for •	
sale
iv.	 New construction•	

2.	 HOME Program▪▪
a.	 Source of gap financing for ownership 

and rental projects
b.	 Can finance development or buyers 

in homeownership
c.	 All residents of HOME-assisted units 

must have incomes below 80% of the 
median income

d.	 All HOME-assisted rental units have 
rent restrictions 

e.	 Resale restrictions apply for 
homeownership projects during the 
term of affordability
i.	 Term of Affordability - 
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financing
•	 30% basis increase for 

difficult development areas 
and qualified census tracts

ii.	 4% Credit (Non-Competitive)
•	 Investor will receive an 

annual credit of 4% of 
eligible basis costs each year 
for 10 years

•	 Used for new construction 
or substantial rehabilitation

•	 Can be used in conjunction 
with tax-exempt bond 
financing

•	 30% basis increase for 
difficult development areas 
and qualified census tracts

iii.	 Acquisition Credit
•	 Annual credit of 4% of 

building value only (separate 
from land) for 10 years

•	 Previous owner must have 
owned the building for at 
least 10 years

•	 Available only for substantial 

c.	 20% of the units must be occupied 
by tenants with incomes below 50% 
of the median; or

d.	 40% of the units must be occupied 
by tenants with incomes below 60% 
of the median

e.	 All units designated for low-income 
occupancy have rent restrictions 
based on the number of bedrooms 
and the assumed household size (1.5 
persons/bedroom)

f.	 Rent, including utilities, cannot 
exceed 30% of the income targeted 
for the particular unit

g.	 Types of LIHTCs
i.	 9% Credit (Competitive)

•	 Investor will receive an 
annual credit of 9% on 
eligible basis costs each year 
for 10 years

•	 Used for new construction 
or substantial rehabilitation

•	 Eligible for projects that are 
not funded with a subsidized 
federal loan or tax-exempt 

Ownership
•	 Under $15,000 per unit – 5 

years
•	 $15,000 - $40,000 per unit 

– 10 years
•	 Over $40,000 per unit – 15 

years
ii.	 Term of Affordability – Rental

•	 New construction – 20 years
•	 < $15,000 per unit – 5 years
•	 $15,000 - $40,000 per unit 

– 10 years
•	 >$40,000 per units – 15 

years

3.	 Low-Income Housing Tax Credits 
(LIHTCs)
a.	 Rental housing only
b.	 Investors with large taxable income 

will pay equity up front to receive a 
credit against future income tax over 
10 years
i.	 Can be used to finance 

construction
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F.	 Florida Funding Programs
1.	 Florida Small Cities Community 

Development and Block Grant Program
a.	 Eligible applicants

i.	 Cities < 50,000 people
ii.	 Counties < 200,000 people

b.	 Program categories
i.	 Housing
ii.	 Neighborhood Revitalization
iii.	 Commercial Revitalization
iv.	 Economic Development

•	 Applications can be 
submitted anytime, the other 
three are an annual basis

c.	 Current grant maximums run from 
$600,000 to $750,000 based on 
population

c.	 Available for first-time home buyers 
only – no ownership within the last 3 
years

7.	 Federal Home Loan Bank Affordable 
Housing Program
a.	 Competitive grant program
b.	 Can be used to assist home ownership 

projects at or below 80% AMI
c.	 Can be used for rental projects – all 

units for 80% AMI or below and at 
least 20% of units at 50% AMI

rehabilitation

4.	 Tax Exempt or “Private Activity Bonds
a.	 Can be used to finance rental housing 

or homeownership
b.	 May qualify project for “automatic” 

“4%” LIHTC on low-income units
c.	 Real debt, i.e., requires repayment

5.	 Multifamily Mortgage Revenue Bonds
a.	 Benefits project through lower 

interest rate
b.	 Same 20/50 or 40/60 requirement as 

LIHTC
c.	 Projects often have a substantial 

portion of market-rate units
d.	 Fixed costs associated with bond issue 

are high so it works best on large 
projects

6.	 Single Family Mortgage Revenue Bonds
a.	 Finances the home buyers
b.	 Lowers the interest rate for home 

buyers by 1-2 %
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G.	 Other
1.	 FHL Bank Atlanta Community 

Investment Programs
a.	 This is a private wholesale lending 

institution that is a cooperative 
of 1,200 member banks in the 
Southeast

b.	 Available Programs
i.	 Affordable Housing Program 

(AHP)
ii.	 First-Time Homebuyer Program 

(FHP)
iii.	 Community Investment Program 

(CIP)
iv.	 Economic Development Program 

(EDP)
v.	 Economic Development and 

Growth Enhancement (EDGE)
•	 A competitive program 

which provides below market 
rate loans for economic 
development activities 
requiring subsidized funds


