FLORIDA AFFORDABLE HOUSING

2026 Florida
Legislative Session

Affordable Housing Update

Ken Pruitt, The P5 Group, LLC - Florida ALHFA Annual Educational Conference - July 2026




2026 SESSION

A Solid Year for Florida Housing

6th $236.5M 98—

Year Funded Trust Fund Dollars Live Local Vote

Sadowski Trust Funds fully SHIP $165.7M + HB 1389 House vote,
funded, sixth straight year SAIL $70.8M Senate 35-0

Florida lawmakers again backed affordable housing this session: full Sadowski Trust Fund appropriations for the sixth straight year, new
homeownership dollars, and a fourth round of Live Local Act reforms.



APPROPRIATIONS

State Budget: Affordable Housing

FY 2026-27 General Appropriations Act - Effective July 1, 2026

KEY HOUSING APPROPRIATIONS

I State Housing Initiatives Partnership (SHIP) $165.7M
I State Apartment Incentive Loan (SAIL) $70.8M
I Hometown Heroes Housing Program $50.0M
I Affordable Housing Catalyst Program Funded

NOT FUNDED THIS YEAR

I Innovative SAIL Program - the “Live Local SAIL” affordable rental program $0



LAND USE & TAX

Live Local Act
Strengthened

® Fourth consecutive year of Live Local Act reform, again with near-unanimous bipartisan
support.

e Extends the land use mandate to property owned by counties, cities, and school districts,
and to qualifying religious institutions.

e Bars local governments from using setbacks, stepbacks, or other dimensional rules to get
around the Act’s height preemptions.

e Tightens the Missing Middle (80—-120% AMI) tax exemption opt-out: a taxing authority must
now show three straight years of affordable-housing surplus.

e Grandfathers projects permitted on or after July 1, 2026 so they keep the exemption even if
a local government later opts out.

e Adds Fair Housing Act protection against discrimination in land use or permitting based on a
development’s affordable-housing financing, and waives sovereign immunity.

HB 1389

PASSED 2026 SESSION

Effective July 1, 2026

House 98—-4 - Senate 35-0




PROPERTY TAX

Property Tax on the Ballot

What It Would Do, and What It Means Locally

e The June 1-3 special session passed HJR 1F, a constitutional
amendment. It changes nothing on its own and now goes to
the voters.

e Raises the non-school homestead exemption from $50,000 to
$150,000 in 2027, then $250,000 in 2028, with inflation
adjustments after.

e School district taxes are excluded. The larger exemption
applies only to non-school ad valorem taxes.

e Lowers the annual assessment cap on non-homestead
property, such as rentals, second homes, and commercial,
from 10% to 5%.

e As of June 2026, nothing has changed. Current property tax
law still applies unless voters approve the amendment.

e New residents arriving on or after Jan. 1, 2027 must wait five
years before the larger exemption applies.

* Passage requires 60% voter approval. A state trust fund is
planned to help offset lost revenue for local governments.

e Local governments and special districts should model the
revenue impact on housing and bond programs before the
vote.



Translating legislative wins into real
impact

What This Means For Local HFAs

Predictable SHIP Dollars $165.7M in SHIP flows to local governments by formula, the sixth straight year of full funding,
giving HFAs a stable base to plan and leverage.

SAIL for Rentals $70.8M in SAIL provides low-cost gap financing to build and preserve multifamily affordable housing
across your communities.

Homeownership Tools $50M for Hometown Heroes helps teachers, nurses, and other workers with down payments, a
natural pair with local first-time buyer programs.

Live Local in Practice HB 1389 expands where affordable housing is allowed by right and protects the Missing Middle tax
exemption, easing the path for deals HFAs help finance.

Watch the Ballot The November homestead amendment could reshape local revenue. Model the impact on housing and
bond programs now, and keep SHIP and SAIL funded in 2027.
$o0



2026 ELECTIONS

Qualifying closed,
the ballot is set

Key Dates Qualifying closed June 12. Primaries are August 18 and the general election is November 3, 2026.

By the Numbers 343 legislative candidates qualified statewide: 292 for the 120 House seats and 51 for the 20 Senate seats.

Already Decided Sen. Clay Yarborough (R, SD 4, Jacksonville) drew no opponent and wins outright, the only Senate seat settled at
qualifying.

Primary Decides It SD 16 (Tampa) is the only Senate race decided in August: Reps. Fentrice Driskell and Michele Rayner, both
Democrats, run for term-limited Sen. Darryl Rouson’s seat.

Rematch to Watch SD 14 (Tampa Bay): Sen. Brian Nathan (D) faces Rep. Josie Tomkow (R) again, after Nathan won the March special
election by about 400 votes.



2026 ELECTIONS

Senate Qualifying Highlights

The Senate Map, and Races to Watch

e Twenty Senate seats are on the 2026 ballot, with 51
candidates qualified across the even-numbered districts.

e Sen. Clay Yarborough (R, SD 4, Jacksonville) is the only senator
to win at qualifying, drawing no opponent.

¢ SD 16 (Tampa) is the only seat decided in the August primary:
Reps. Fentrice Driskell and Michele Rayner, both Democrats,
run for term-limited Sen. Darryl Rouson’s seat.

e Every other district has both parties on the ballot, sending 18
of the 20 seats to the November general election.

e SD 14 (Tampa Bay) is the marquee rematch: Sen. Brian Nathan
(D) versus Rep. Josie Tomkow (R).

e Nathan won the March 2026 special election by about 400
votes, keeping the district a toss-up.

e SD 22 and SD 34 drew the largest fields, with four candidates
each.

e Contested primaries, including SD 16, 22, 30, and 34, will
narrow the field before the November general.



2026 ELECTIONS

19

HOUSE INCUMBENTS

House Qualifying Highlights

Returning Unopposed, and One Disputed Seat

e 292 candidates qualified for the 120 House seats. Nineteen
incumbents drew no opponent and return automatically: nine
Republicans and ten Democrats.

e Among them is Rep. Sam Garrison (R, Fleming Island), the
incoming House Speaker for the next term.

e Republicans (9): Garrison, Shoaf, Michael, Giallombardo,
Fabricio, Borrero, Rizo, Busatta, and Mooney.

e Democrats (10): Franklin, Antone, Harris, Hunschofsky, Daley,
Dunkley, Campbell, Simone Robinson, Woodson, and Aristide.

e Rep. Paula Stark (R) was left off the Division of Elections
qualified list after Friday’s deadline.

e The official HD 47 list shows only two Democrats, Jorge
Figueroa and Anthony Nieves, so without Stark there is no
Republican on the ballot.



Questions &
Discussion
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