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MEMORANDUM 
 

To: Affordable Housing Study Commission  
From: Odetta MacLeish-White  
Date: August 20th, 2008 
RE: August 26th and 27th, 2008 Study Commission Meeting 

 
The Affordable Housing Study Commission will be meeting on August 26th and 27th, 2008 in Ft. 
Lauderdale at the Harbor Beach Marriott, located at 3030 Holiday Drive, Ft. Lauderdale, FL 33316.  
The direct phone number for this hotel is 954-525-4000.   
 
On August 26th, we will hear from national and state speakers on the role nonprofits play in providing 
affordable housing and begin to form a picture of the nonprofits currently working in affordable housing 
development.  Tab 1 contains a memo outlining some of the initial questions and issues we will have to 
grapple with in our examination of nonprofit capacity.  Tab 1 also contains some background reading I 
thought might be of interest to you, and a glossary of community development terminology.   
 
August 27th will be devoted to a number of important conversations.  First, Nancy Muller will provide a 
legislative update covering state issues, as well as an overview of the recently passed Housing and 
Economic Recovery Act of 2008.  Tab 2 contains summaries of this legislation prepared by Florida 
Housing Finance Corporation and the National Council of State Housing Agencies. 
 
Following this discussion, we will take some time to learn about different approaches to defining the 
term “capacity” and work towards developing our own working definition of this key concept.  Tab 3 
contains a memo prepared by Elizabeth O’Neill providing an overview of capacity assessment, as well 
as relevant articles and copies of assessment tools used by two of the major national intermediaries. 
 
Tab 4 contains a copy of the 2008 State of the Nation’s Housing publication, produced annually by 
Harvard University’s Joint Center for Housing Studies. 
 
Thank you for taking the time to review these materials before we meet.  I look forward to seeing all of 
you! 
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(Over)

Harbor Beach Marriott 
3030 Holiday Drive 

Fort Lauderdale, FL 33316 
(954) 525-4000 

 
AGENDA 

 
August 26th: 
 
1:00pm – 1:15pm Convene Meeting and Welcome 
   Oscar Anderson, Chair 
 
1:15pm – 2:45pm Importance of Nonprofits in Providing Affordable Housing: Presentation and 

Discussion 
 

 Enterprise Community Partners, Washington, D.C. 
 
 Maria R. Ortiz 

Miami Director for HUD Community Planning and Development 
 
Rafael Portuondo 
HUD Community Planning and Development 

 
 Presentation on Preliminary Florida Non Profit Data 

Odetta MacLeish-White, Affordable Housing Study Commission 
 
2:45pm – 3:00pm  Break 
 
3:15pm – 5:00pm Nonprofit Affordable Housing Development in Florida: Who are Florida’s 

Nonprofit Developers and What Are Their Accomplishments and Challenges? 
Presentation and Discussion 

 
 Stan Fitterman 

Florida Housing Coalition 
 

 Joni Foster 
LISC Jacksonville 

 
 Terry Chelikowsky 

Florida Alliance of Community Development Corporations 
 

 Beth Kincey  
VP Asset Management, Broward County Housing Authority 

 
5:00pm – 5:30pm  Public Comment



 

 
August 27th: 
 
9:00am – 9:30am Legislative Update and Discussion Regarding Recently Passed Federal Housing 

Legislation 
   Nancy Muller, Florida Housing Finance Corporation   
 
 
9:30am – 11:00am How Will We Define Capacity? 

 Odetta MacLeish-White 
Affordable Housing Study Commission 

 
 Enterprise Community Partners, Washington, D.C. 

 
 NeighborWorks Atlanta (invited) 

 
 Jodi Foster 

LISC Jacksonville 
 

 Stan Fitterman 
Florida Housing Coalition 

 
11:00am – 11:15am  Break 
 
11:15am – 12:15pm Discussion of Next Steps in Study of Nonprofit Capacity and Effectiveness 

 
 

 
Adjourn 
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2008-2009 Commissioner Contact Information 
 
Commissioner   Post     Term Expires 
Oscar Anderson   Chairperson    2011 
Partner 
Southern Strategy Group of Orlando 
78 West Church Street 
Suite 200 
Orlando, FL 32801 
407-247-3000 
Anderson@sostrategy.com 
Lelia Allen    Florida League of Cities  2011 
Director 
City of Orlando Housing Department 
400 S. Orange Avenue 
Orlando, FL 32801 
407-246-2292 
407-246-3055 FAX 
Lelia.allen@ci.orlando.fl.us 
Bagwell, Jeff    Community Based Organization 2011 
President & Executive Director with Housing Development 
Keystone Challenge Fund, Inc. Experience 
2005 S. Florida Avenue 
Lakeland, FL 33803 
863-682-1025 
863-687-2863 FAX 
jeff.bagwell@keystonechallenge.org 
Barcus, Maria P.   Homeless Housing Interests  2011 
President 
Housing Partners of Florida 
5637 La Gorce Drive 
Miami Beach, FL 33140 
305-861-7898 
305-788-7343 Cell 
866-240-3307 FAX 
barcus@housingpartnersfl.net 
Boggio, Lloyd    Residential Developer   2009 
CEO        
Carlisle Development Group, LLC 
2950 S.W. 27th Avenue, Suite 200 
Miami, FL  33133 
305-357-4701  
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305-476-8118 Main Office 
305-476-1557 FAX 
lboggio@thecarlislegroup.com  
Curtis, Paul E.    Apartment Development  2011 
President/CEO 
Curtoom Companies, Inc. 
790 East Broward Blvd. 
Suite 402 
Ft. Lauderdale, FL 33301 
954-761-3390 x 206 
954-761-3391 FAX 
pecurtis@curtoom.com 
De La Rosa, Santos   Low and Very Low Income  2009 
Farmworker Housing Specialist  Interests 
Florida Non Profit Housing, Inc. 
3909 Kenilworth Blvd.   
P.O. Box 1987 
Sebring, FL  33871-1987 
863-385-2519 
863-385-1643 FAX 
fnph@earthlink.net 
hipoteca1@earthlink.net 
Ellington, Dorothy   Local Housing Authority  2009 
Executive Director 
Delray Beach Housing Authority 
600 North Congress Suite 310B 
Delray Beach, FL  33445 
561-272-6766 
561-278-4937 FAX 
dorothy4@bellsouth.net 
Jenkins, Annetta   Very Low and Low Income  2011 
Senior Program Director  Interests 
Local Initiatives Support Corporation 
1655 Palm Beach Lakes Blvd. 
Suite 610 
West Palm Beach, FL  33401 
561-471-7700 
561-471-8040 FAX 
ajenkins@lisc.org 
Jenkins-Owen, Sharon  Statewide Growth Management 2009 
Senior Project Manager/Planner Organization 
Wilson Miller, Inc. 
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12801 Westlinks Drive, Suite 106 
Fort Myers, FL  33913 
239-939-1020 
239-939-7479 FAX 
sjowen@wilsonmiller.com 
Kashmer, Ann R.   Home Mortgage Lending  2011 
2444 S.W. 28 Street 
Coconut Grove, Florida 33133 
305-858-1127 
386-441-0069 Alternate 
annkashmer@aol.com 
Larsen, Kristin    Statewide Growth Management 2011 
Assistant Professor    Organization 
University of Florida 
Dept. of Urban & Regional Planning 
P.O. Box 115706 
Gainesville, FL 32611 
352-392-0997, ext. 433 
352-392-3308 FAX 
klarsen@ufl.edu 
 
Lunn, Robin    Elderly Housing Interests  2009 
Housing Management Services, LLC 
23 Thurston Drive 
Palm Beach Gardens, FL 33418 
561-818-5366 
561-625-4683 FAX 
hmsrobin@comcast.net 
 
Milsted, Charles   Elderly Housing Interests  2011 
Associate State Director 
Florida AARP 
200 West College Avenue 
Tallahassee, FL 32301 
850-577-5190 
850-222-8968 FAX 
cmilsted@aarp.org 
 
Nazworth, Shannon   Rental Housing Development  2011 
Executive Director   Management and Operation 
Ability Housing of Northeast Florida 
126 West Adams Street 
Suite 502 
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Jacksonville, Florida 32202 
904-359-9650 
904-359-9653 FAX 
snazworth@abilityhousing.org 
 
Pifalo, Darlene   Real Estate Sales   2009 
ERA Trend Realty 
4141 N.W. 37th Place 
Gainesville, FL  32606 
352-377-6666 X 224 
352-377-1234 
352-317-0003 Cell 
352-378-2470 FAX 
darlene@eratrend.com 
Pumariega, Manny   Regional Planning Council  2011 
Executive Director 
Tampa Bay Regional Planning Council 
4000 Gateway Centre Blvd. 
Suite 100 
Pinellas Park, FL 33782 
727-570-5151X17 
727-570-5118 FAX 
manny@tbrpc.org 
 
Ramsey, Ellen M.   Community Based Organization 2009 
Director of Compliance and  with population less than 50,000  
Special Projects 
Jacksonville Housing Authority 
1300 Broad Street 
Jacksonville, FL  32202 
904-366-3455 
904-630-3879 FAX 
eramsey@jaxha.org 
Romagnoli, George D.  Florida Association of Counties 2009 
Community Development Manager 
Pasco County Department of Community Development 
5640 Main Street, Suite 200 
New Port Richey, FL  34652 
727-834-3445 
727-834-3450 FAX 
gromagnoli@pascocountyfl.net 
Smith, Thomas   Residential Home Building   2011 
President    Industry    
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mailto:manny@tbrpc.org
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General Home Development Corporation  
13924 7th Street 
Dade City, FL 33525 
352-567-6581 
352-567-6742 FAX 
Tsmith@ghdhomes.com 
 
Truxton, Gregg    Citizen of State of Florida  2011 
Attorney at Law 
Bolanos Truxton, P.A. 
12800 University Drive 
Suite 350 
Ft. Myers, FL 33907 
239-437-5421 
239-437-5797 FAX 
gtruxton@bolanostruxton.com 
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AFFORDABLE HOUSING STUDY COMMISSION 
FLORIDA HOUSING FINANCE CORPORATION 

TRAVEL INFORMATION FORM 
 
 
Please complete, sign and return this form with ORIGINAL receipts within 15 days following 
the date of travel to the Florida Housing staff member noted below.  If you have any questions 
please call 850-488-4197. 
 

Sheila Freaney, Board Liaison 
Florida Housing Finance Corporation 
227 N. Bronough Street, Suite 5000 

Tallahassee, FL 32301-1329 
 
Name:  _______________________________________________________________________ 
 
Meeting Attended/Reason for Travel:  _____________________________________________ 
 
Location of Meeting:  ____________________________________________________________ 
 
Date of Departure:  ___________________  Time of Departure (A.M. or P.M.):  ____________ 
 
Date of Return:  _____________________   Time of Return (A.M. or P.M.):  _______________ 
 
Travel by:  Airfare $________________  Rental Car $__________________ 
 
   Personal Vehicle:  ________  (round trip mileage) Tolls:  $ __________ 
 
Other Expenses: Cab Fare(s):  $____________  Parking Fees:  $_________________ 
 
   Hotel:            $_____________  (amount you paid) 
 
   Other:  _____________________________________________________ 
 
    ______________________________________________________ 
    Please explain any extraordinary expenses incurred. 
 
 

Remember to return ALL RECEIPTS. 
This includes air fare and rental cars, as well as hotel receipts. 

 
Traveler’s Signature:  _______________________________________  Date:  ______________ 
 



2008-2009 Study Commission Meeting Dates 
 
 
September 17, 2008 Stakeholders Meeting at Florida Housing Coalition’s conference 
Orlando – Rosen Shingle Creek Hotel 
 
 
Oct. 15 & 16, 2008 
Tampa – Marriott Airport 
 
 
Jan. 13 & 14, 2009 
Orlando – Marriott Airport 
 
 
April 7 & 8, 2009 
Tallahassee – Holiday Inn Tallahassee 
 
 
June 3 & 4, 2009 
Tampa – Marriott Westshore 



THE AFFORDABLE HOUSING STUDY COMMISSION

Dedicated to Promoting Affordable Housing in Florida Since 1986
227 N. Bronough Street � Suite 5000 �Tallahassee, Florida 32301 � 850/488-4197 � Fax 850/488-980

 
 
 

 
 
 

Meeting Summary 
July 2nd, 2008 

Tallahassee, FL 
 

Commissioners Attending: 
Oscar Anderson(Chair),  Ann Kashmer, George Romagnoli, Ellen Ramsey, Kristin Larsen, Paul 
Curtis, Dorothy Ellington, Darlene Pifalo, Lloyd Boggio, Lelia Allen, Maria Barcus, Santos De 
La Rosa, Annetta Jenkins, Sharon Jenkins-Owen, Charles Milsted, Shannon Nazworth, Manny 
Pumariega, Gregg Truxton, Thomas Smith 
 
Commission Staff: 
Odetta MacLeish-White 
 
Presenters: 
Florida Housing Finance Corporation – Steve Auger, Executive Director 

     Nancy Muller, Policy Director 
Public Attending: 
Sue Early, TLH Florida; Rona Thompson, Rainbow Housing Corporation; Libby Lane, 
Tallahassee Lenders’ Consortium; Anne Ray, Shimberg Center; Sheri Coven, Dept. of 
Community Affairs; Trey Price, Florida Association of Realtors; Rob Dearduff, Florida Housing 
Finance Corporation; Gail Matillo, FAHSA. 
 

* * * * * * * * * * * * 
July 2nd, 2008 

 
 
New Commissioner Orientation 
The new members of the Study Commission received an overview of the Commission’s work 
and the Sunshine Law from staff director, Odetta MacLeish-White, followed by a review of 
travel procedures from Sheila Freaney. 
 
Nancy Muller, Policy Director for Florida Housing, presented information on Florida’s 
affordable housing delivery system. 
 
 
Regular Commission Meeting 
The Commission meeting was called to order at 1:10 pm by Chairman Anderson with a welcome 
and introduction of the Commissioners.  The Commissioners then shared their priority issues or 
concerns for affordable housing. 
 

• Chair Anderson: noted that Florida is facing a difficult budget over the next two years 
and an influx of dollars shouldn’t be expected. 
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• Leila Allen: foreclosure issues are at the forefront in her work 
• Maria Barcus: homeless issues are her main concern 
• Gregg Truxton: foreclosures are a concern 
• Shannon Nazworth: special needs, extremely low income and supportive housing are a 

concern  
• Dorothy Ellington: protecting affordability for low income renters 
• Darlene Pifalo: foreclosure and the difficulties in developing work out plans are her 

concern 
• Paul Curtis: 
• Kristin Larsen: housing for the homeless and examining the total costs of housing are her 

concerns 
• Sharon Jenkins-Owen: the Commission should look at more than one topic this year such 

as foreclosure and review of the Home Ownership Program for its effectiveness 
• Ann Kashmer: foreclosures remain a key issue 
• Santos De La Rosa: rural housing is his main concern 
• Lloyd Boggio: the Study Commission should take up the issue(s) recommended by 

Florida Housing Finance Corporation, however, an ongoing issue remains the increased 
cost of producing and preserving affordable housing 

• Ellen Ramsey: increased property insurance costs led her to research self insurance pools 
– this kind of insurance could be an interesting method of reducing costs of affordable 
housing 

• Charles Milsted: homeless veterans and the elderly are his main concerns 
• Annetta Jenkins: the Commission should look at opportunities and roles for nonprofits, 

especially community development corporations, in providing affordable housing 
• Manny Pumariega: better coordination of state and federal programs is needed to do more 

with available funds 
• Tom Smith: repercussions of foreclosures continue to deepen, need to look at community 

land trusts as a way to purchase foreclosed houses 
• George Romagnoli: keeping families in their homes continues to be his concern; 

regulatory reform still needs examination 
 
Florida Housing Finance Corporation’s Recommendation(s) for 2008 Study Topic 
Following the introductions, Steve Auger, executive director for Florida Housing Finance 
Corporation, shared some of the challenges facing Florida Housing.  Some of the challenges 
facing Florida’s affordable housing delivery system include: 

• No dollars for new programs; 
• The cap on documentary stamp taxes now in place; and 
• Two consecutive years of declining budget revenue. 

 
Mr. Auger provided a brief review of the Florida Housing board retreat: held in June, this 
meeting welcomed four new members which rounds out the board.  In coming meetings, there 
will be more time for public comment and the Corporation’s strategic plan will be revamped to 
reflect new conditions in the housing market.  Key issues are supportive housing, preservation, 
achieving deeper targeting and dealing with a tough bond market in the home ownership side. 
 
In the area of foreclosures, Florida Housing has won some federal funding to provide training for 
foreclosure prevention counseling.  In refinancing, Florida Housing is not set up administratively 
to service loans except for the 1st Time Homebuyer Program. 
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Non profit capacity touches on a variety of affordable housing issues: housing extremely low 
income and special needs households, home ownership and foreclosure issues, and rental trends.  
On the rental side, more sophisticated nonprofits can implement recent Florida Housing policies 
in extremely low income and supportive housing programs.  On the home ownership side, 
nonprofits have an important role to play in helping neighborhoods recover from effects of 
foreclosures. 
 
Shannon Nazworth asked what topic could the Study Commission take up that would have 
impact over the next 12 to 24 months.  Mr. Auger reiterated that enhancing nonprofit capacity is 
likely to have the greatest impact at this time.  Mr. Boggio asked if the Study Commission 
should consider nonprofit capacity for homeownership or rental versus homeownership and 
rental.  Mr. Auger suggested homeownership and rental issues should be considered in a 
nonprofit capacity topic. 
 
Legislative Update 
Nancy Muller, Policy Director for Florida Housing, provided an update on affordable housing 
legislation and budget issues.  H.B.697 has green building components and add to the housing 
element of local comprehensive plans.  Florida Housing will be part of a sunset review over the 
next two years.  And, over the next fiscal year, Florida Housing will have far less funding to deal 
with. 
 
Public Comment 
Trey Price, Florida Association of Realtors: greeted the Commission and shared that there has 
been a slight uptick over the last month and half in median home prices.  Trouble spots continue 
to be those areas of the state that saw overheated market just before the market crash came.  FAR 
is starting to get some calls from members expressing frustration with the short sale process. 
 
2008-2009 Topic Selection 
Chair Anderson reminded the Commission that the 1992 findings outlined in the state housing 
strategy remain relevant today, and reference all the issues we are discussing at this time. 
 
After lengthy discussion, the Commission decided to focus on nonprofit capacity for the 2008-
2009 study year.  This topic can encompass single family and multi family issues and responds 
to Florida Housing’s requests for input.  Key issues to consider: 

• What are the conditions that make Florida more challenging for nonprofits than other 
states? 

• What new partnerships or realignment of resources can support nonprofit capacity? 
• How can we increase nonprofit effectiveness in taking advantage of Florida Housing’s 

funding cycles year after year? 
• What are the issues facing rural nonprofits? 

 
 
Adjourned at 4:55pm. 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

TAB 1 



 

MEMORANDUM 
 

To: Affordable Housing Study Commission  
From: Odetta MacLeish-White  
Date: August 20th, 2008 
RE: Overview of Issues for August 2008 Meeting 

 
 
At its July 2nd, 2008 meeting, the Study Commission decided its main topic for the current study 
year will be increasing the capacity and effectiveness of Florida’s nonprofit organizations to 
address affordable housing issues.  In arriving at this decision, and focusing on multifamily 
production, the Commission noted that there are a limited number of experienced nonprofits 
capable of more than one or two small transactions at a time.  Moreover, nonprofit developers 
are more likely to get involved in projects that serve the most vulnerable populations, and are 
more willing to take on more difficult, often less profitable transactions. 
 
As we launch our study of nonprofit developers and their capacity issues around affordable 
housing production, there are some key questions: 

• Who are the nonprofit organizations producing affordable housing? 
• What have these organizations been able to accomplish and where do they still struggle? 
• What does “capacity” mean to the Commission? 

 
What’s In a Name? 
The nonprofit housing sector encompasses a diversity of organizational forms, reflected in the 
variety of names attached to nonprofit housing development agencies: community development 
corporation, community housing development organization, nonprofit development 
organization.1  This variety is further deepened by the diverse sizes of nonprofit housing 
developers which can range in size from national or regional organizations conducting larger 
scale developments to neighborhood or local entities undertaking infill developments or small, 
one time multifamily projects. 
 
Nonprofit affordable housing development began with active federal support.  In 1959, the 
Section 202 program was created to develop subsidized housing for the elderly and handicapped.  
An array of nonprofits – religious, fraternal, civic or trade – were invited to participate in this 
program.  Throughout the 1960s, three sets of federal housing initiatives included nonprofits, the 
most significant being the 1966 Special Impact Amendment to the Economic Opportunity Act.  
This legislation created the first generation of community development corporations (CDCs) in 
this country.  Eight years later, Title VII of the Community Services Acts provided further 

                                                 
1 Walker, Christopher. 1993. Nonprofit Housing Development: Status, Trends, and Prospects. Housing Policy 
Debate, Vol.4, Issue 3. 
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funding for the fledgling CDCs.  Between 1966 and 1981, more than $500 million in federal 
funds were allocated to 63 CDCs through these two programs.2 
 
Two other key federal programs that sustained CDCs were the Neighborhood Self-Help 
Development program, which provided $15 million in two rounds of funding in 1979 and 1980, 
and the Nehemiah Housing Opportunity Grants Program which provided over $60 million to 54 
CDCs over the course of three rounds of funding.  Ultimately, both programs were rolled into the 
Community Development Block Grant program, created in 1974.3   
 
This federal support for nonprofit participation in affordable housing production came to a halt in 
1973, under the Nixon administration which imposed a moratorium on new federal housing 
subsidy programs.  Withdrawal of federal resources for affordable housing production continued 
throughout the 1980s making room for greater state and local government initiatives and setting 
the stage for the rise of national intermediaries which targeted capacity building in the nonprofit 
sector.  Currently, the Low Income Housing Tax Credit (LIHTC) and HOME programs represent 
key federal support for nonprofit participation in developing affordable housing.  Both programs 
require an allocation set aside for nonprofit developers, but allocations do not always equal 
production and full utilization, particularly of the LIHTC, has proven a challenge for most 
nonprofits.4   
 
It would be inaccurate to imply that this trend of federal support was the only impetus for the 
creation of CDCs.  Most CDCs emerged as a community based response to redlining practices, 
neighborhood blight and abandonment, and high crime rates that fed urban unrest and 
deterioration from the 1960s through 1980s.  CDCs were conceived as a way to organize and 
empower residents to achieve broad based neighborhood turn around.  This goal meant attacking 
multiple issues on multiple fronts.  Throughout the 1990s, more and more CDCs realized that 
improved housing options represented a core requirement in stabilizing neighborhoods, which 
could then build on services to address education, youth services, and quality of life and 
employment issues.  Better housing provided a strategic beachhead against neighborhood 
decline.5 
 
While CDCs have played a critical role in developing affordable housing – both single family 
and multifamily – they are not the only type of nonprofit affordable housing developer.   As 
mentioned early in this paper, nonprofit affordable housing developers span a broad range in 
both size and unit production.  Regardless of size and production output, nonprofit affordable 
housing developers share common barriers: 

• Multiple sources of financing – affordable housing development often requires layers of 
financing and subsidy, which can challenge even the most experienced staff. 

• Small staff and high staff turnover – Nonprofits operate with small staff, who must juggle 
a number of tasks and responsibilities while learning to navigate complex financing 

                                                 
2 Bratt, Rachel G. 2007. Should We Foster the Nonprofit Housing Sector as Developers and Owners of Subsidized 
Rental Housing? Joint Center for Housing Studies, Harvard University. 
3 Ibid. 
4 O’Regan, Katherine M. and Quigley, John M. 2000. Federal Policy and the Rise of Nonprofit Housing Providers.  
Journal of Housing Research, Vol.11, Issue 2. 
5 Local Initiatives Support Corporation, 2002.   The Whole Agenda: The Past and Future of Community 
Development. 
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programs.  Once funding is secured, the complex issues of project management and, 
ultimately, asset management take center stage to apply continued pressure to small staff.  
Closely related is the issue of high staff turnover, which makes it difficult to deepen 
organizational expertise. 

• Undercapitalization while taking on more risky developments – nonprofit affordable 
housing developers often tackle housing for low- or extremely low-income households. 
This kind of housing provides thin profit margins which often do not infuse substantial 
operating cash flow back into the sponsoring nonprofit.  Increasingly, nonprofits are also 
focusing on project and asset management which involves looking at each property in 
terms of its long range costs and revenue generating potential. 6  The costs of building 
and managing housing targeted to lower income households requires consistent infusions
of resources and assistanc

 
e. 

                                                

• Evaluating impact can be challenging – apart from counting the number of units 
produced, and to the extent a nonprofit developer also pursues broader community 
development activities, it is difficult to establish a single evaluative standard to gauge the 
organization’s effectiveness.7 

 
The Challenge of Defining and Measuring “Capacity” 
Developing a working definition of “capacity” is one of the first challenges faced by the 
Commission in our study of nonprofit affordable housing developers, and how to make them 
more effective. 
 
While it is appropriate to consider the number of units produced as one indicator of capacity, we 
quickly realize that a nonprofit’s capacity to develop affordable housing encompasses a number 
of competencies.  Elizabeth O’Neill, policy analyst for Florida Housing Finance Corporation, has 
provided an overview of some key issues in defining capacity in her memo located in Tab 3 of 
this meeting packet.  Please take a moment to review her memo for more detailed information.  
In brief, there are a plethora of capacity evaluation tools available to nonprofits, some to be 
performed as a self assessment and others as part of a larger package of support.  One widely 
accepted framework for analyzing a nonprofit’s capacity comes from Norman Glickman and 
Lisa Servon in their 1998 article for the Fannie Mae Foundation’s Housing Policy Debate. 
 
According to Glickman and Servon, a useful definition of capacity is one which labels multiple 
dimensions of capacity building which can then be examined by looking at the strategies a 
nonprofit housing developer might use to achieve each kind.  The authors divide their definition 
of capacity into five major components: 

• Resource; 
• Organizational; 
• Network; 
• Programmatic; and 
• Political. 

 

 
6 Bratt, 2007.  p.10 
7 Walker, 1993. p.386-392. 
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This division is not meant to imply that each area of capacity exists independently of the others.  
There is a critical interaction between all five components; a change in one can trigger a change 
or shift in one or more of the others.  Moreover, the concept of flexibility further informs how 
these capacities work together.  A nonprofit affordable housing developer must be both 
responsive and resilient.  Responsiveness indicates the ability to change focus and direction 
when a change in the environment calls for it; resiliency, on the other hand, refers to a 
nonprofit’s ability to weather inevitable setbacks and challenges and continue pursuing its 
mission.8 
 
An important sector in building nonprofit capacity has been the national intermediaries, which 
have funneled financial contributions from foundations and other contributors to nonprofits 
through technical assistance and financial products.  Today, there are three national 
intermediaries providing support to nonprofit affordable housing developers.  The Enterprise 
Foundation (now called Enterprise Community Partners) was founded in 1982 by Jim and Patty 
Rouse.  Local Initiatives Support Corporation (LISC) was started in 1979 by the Ford 
Foundation.  Finally, NeighborWorks America traces its roots back to the Neighborhood 
Reinvestment Corporation, created by Congress in 1978 to continue the work of the Urban 
Reinvestment Task Force.  Again, please see Ms. O’Neill’s memo behind Tab 3 for details on 
the capacity measurement tools produced by each of these organizations. 
 
Measuring Outcomes an Important but Difficult Task 
The established presence of national intermediaries and the trend towards quantifying nonprofit 
outcomes have placed a spotlight on the question of how to measure a nonprofit’s impact on the 
community it serves.  Funders, local and state governments and intermediaries are requiring 
increasing levels of accountability from their fund recipients, driving the interest in outcome 
measurement.  While it is still important to track the number of units produced, funders are ever 
more interested in understanding the long term impact their investment will have, and making 
sure these impacts match their own organizational values or goals. 
 
Outcome measurement should not be conflated with performance measurement, which is the 
evaluation of an organization’s direct outputs (in the case of affordable housing development, the 
direct output would be the number of units produced).  By contrast, outcome measurement looks 
to evaluate the long term impact of an organization’s efforts – something less immediate or 
tangible than performance measures.9 
 
Outcome measurement begins by determining an organization’s intended outcomes (or impacts) 
and then selecting appropriate indicators to track progress towards these outcomes.  Gathering 
and analyzing data from the indicators follows and reporting results of the evaluation to 
stakeholders completes the process.  If measuring the capacity of a nonprofit affordable housing 
developer takes us beyond the number of units produced, it will be necessary to think carefully 
about the indicators we believe can be directly linked to the nonprofit’s work in the community 
and the kinds of data we believe will best tell the story of that impact. 

                                                 
8 Glickman, Norman J. and Servon, Lisa J.  1998.  More than Bricks and Sticks: Five Components of Community 
Development Corporation Capacity.  Housing Policy Debate, Vol. 9, Issue 3. 
9 Madan, Renu. 2007. Demystifying Outcome Measurement in Community Development. Joint Center for Housing 
Studies, Harvard University.   
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Florida’s Nonprofit Affordable Housing Developers: Hiding in Plain Sight 
The challenge to presenting the most complete picture of the nonprofit affordable housing 
developers in Florida is not the lack of sources, but blending data from a variety of sources.  In 
2007, the Florida Alliance of Community Development Corporations (FLACDC) released a 
study of its members estimating there are 250 CDCs in Florida.  Their report used the term CDC 
in its broadest sense by including Community Based Development Organizations, Community 
Housing Development Organizations and Community Development Financial Institutions.  The 
majority of the CDCs responding to the survey serve very low- and low- income households 
(54% and 79%, respectively).  In the affordable housing arena, 43 CDCs in Florida produced just 
over 3,600 units of housing in 2005, of which 83% were multifamily.  Not surprisingly, 70% of 
the responding CDCs identified the provision of operating funds as their primary concern. 
 
The FLACDC survey is certainly useful but it provides a glimpse at only one segment of the 
total population of nonprofit affordable housing developers working in Florida today.  A starting 
list of other sources includes the Assisted Housing Inventory, maintained at the Florida Housing 
Data Clearinghouse by the Shimberg Center, and several sources within the Florida Housing 
Finance Corporation, including: 

• the Catalyst Program; 
• the Predevelopment Loan Program; 
• various demonstration programs; 
• the Universal Application cycles; and 
• SHIP programs which often utilize nonprofits to achieve their local housing goals. 

 
Preliminary data attempting to sketch a rough picture of the nonprofit affordable housing 
developers in Florida, and also to quantify the need for the housing they are most likely to 
produce, will be presented at the meeting. 
 
Conclusion 
During our August meeting, we will benefit from hearing a number of perspectives on the role of 
nonprofits in providing affordable housing to the most vulnerable populations.  We will also 
begin to grapple with developing our own working definition of “capacity”.  I hope our time 
together will produce the following outcomes: 

• Establishing the important role of nonprofits in the continuum of affordable housing 
providers; 

• Understanding the status of nonprofit affordable housing developers today, including a 
comprehensive list of what they have been able to accomplish and a complementary list 
of the areas in which they continue to struggle; and 

• Developing a working definition of “capacity” to inform future discussions about where 
to focus our research. 
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