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SANTA ROSA COUNTY
STATE OF HOUSING REPORT

Santa Rosa County has had a Comprehensive Plan in place
since 1990, but in 2013 began to prepare the second major

revision to the Plan. The Home Builders Association of West Florida (HBA)
was involved in the process as well as other community stakeholders. The revisions
that were passed by the county commission in 2016 are intended to take the planning
horizon out to the year 2040.

As part of the new document, the Santa Rosa County included housing goals as part
of its comprehensive plan. Goal 3.1 is to “Ensure the provision of safe, affordable and
adequate housing for the current and future residents of Santa Rosa County,” while
Objective 3.1.A is to “provide a regulatory environment that encourages a competitive
housing market between private sector housing providers and encourages the provision
of housing for all present and future residents, including workforce, college graduate,
and low income households.

In order to help define and meet the County’s housing goals and objectives, the Home
Builders Association of West Florida agreed to prepare and present the “State of
Housing Report” annually to the Santa Rosa County Board of County Commission-
ers (BOCC).

The HBA engaged the services of Dr. Rick Harper, Associate Professor, University of
West Florida with the task of completing the mission of the County Comprehensive
Plan Policy Document, the report must:

...quantify the number of housing units provided in the previous year by area, type, and
price; it will evaluate the supply and demand for /Jau:ing by standard income ranges; evalu-
ate the availability of affordable housing for special income groups such as college graduates,
service industries, and public sector employees; measure the change in homeownership rates;
and project housing needs for the next year. The report will also identify factors with the
potential impact the housing market such as development regulations, the availability of
infrastructure, and market forces and make recommendations as appropriate.

In assessing the economic drivers underlying housing market needs and performance,
the study identifies the geographies where people work, where they have their leisure
activities, and where they shop and play. For Santa Rosa,

these activities occur not only within Santa Rosa County,
but also in Escambia to the west, and Okaloosa to the
east. There is no other county in Northwest Florida

that sends a higher number of people to work, generally
at high-wage jobs, in other counties every day. These
families will have looked at many other neighborhoods
in other counties where they could have located, but they
chose Santa Rosa because it best meets their needs in
terms of value and lifestyle. The continued reputation of
Santa Rosa as the county of choice in Northwest Florida
requires planning that identifies and provides a path for-
ward in terms of infrastructure, zoning, and services that
will support Santa Rosans today and in the future.

You may not realize it, but this is a big deal for a local
government to make housing a priority. I am proud of the

work of our governmental affairs team, and I am pleased
with the outstanding report. You will find that in assess-
ing the Santa Rosa County housing market, the study presents county-wide informa-
tion as well as drill-downs, primarily via mapping and price and quantity data, for the
urbanized areas of Milton, Pace, Gulf Breeze, Navarre, and Jay. While information on
the areas of Navarre Beach, Holt, and other named areas is also available from data
sources, the volume of transactions that occur in those areas are not sufficient to draw
inferences about price and quantity, and other trends. I encourage you to go to the
HBA website and view the Santa Rosa County Housing Report:

www. WestFloridaBuilders.com

President’s
Message

“..this is a big

deal for a local
government to
make housing a

priority.”

Dr. Rick Harper gives a
presentation on the
“State of Housing” to
the Santa Rosa County
Commissioners.
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COVER STORY

By Dr. Rick HArPER

Santa Rosa County has long been one of the
fastest growing counties in ‘one of the fastest
growing states in the nation. Regional job cre-
ation and a swelling number of retirees have
comblned to create a dynamic environment
where d eve opers bull ers, realtors, and other
businesses h H the ounty meet its commit-
ment to provide a high-quality home for

new Santa Rosa resi ents.

As part of the collaboration between County government and the
businesses that meet the needs of residents, the Board of County
Commissioners agreed to solicit input from community business
leaders into the comprehensive planning process. The following
report, commissioned by the Home Builders Association of West
Florida provides detailed information about the Santa Rosa hous-
ing market.

Among the key findings that emerge ﬁam the research are:

* The estimated annual economic impact of product1on of 1,500
new homes per year, at the current median price per new home,

is $288 million in local income, along with $25.8 million in taxes
and other revenues to local governments. This creates 5,327 net
new jobs in the local economy.

% Inventories of homes for sale were down by 53 percent in Feb-
ruary 2017 relative to 2010, with declines from July 2015 onward
picking up pace. Of significant impact on inventory levels is a
significant decrease in the number of lots available for new home
construction.

* As with housing markets nationwide, affordability in Santa
Rosa will be challenged by expectations of increases in mortgage
interest rates, a scarcity of inventory and a financial regulatory en-
vironment not as conducive to real estate lending as it once was.

% The Santa Rosa residential real estate market is currently
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healthy, with a rising number of transactions in both the new and
existing home markets. Price increases have been strongest in the
existing home market, with prices rising to more closely match
new home prices.

% Concentration is increasing in the home-building market over
time, possibly reducing competition. The number of builders
delivering new homes to customers is lower than it was a genera-
tion ago, in 1991. However, surviving builders are larger, with the
average number of homes delivered per active builder per year
being triple what it was a generation ago.

* Higher required capital levels for so-called high-volatility
commercial real estate (HVCRE) assets such as undeveloped land
are the law of the land for lenders today. This has stymied financ-
ing for the flow of new land projects through the pipeline that
would have kept the supply of buildable lots high.

* Local job growth, with the ongoing shift into services targeted
at the growing retiree and the tourism sectors, will not be suffi-
cient to support neighborhood development similar to that of the
last decade. Santa Rosa will need to continue to attract higher-
income regional commuters.

Santa Rosa has traditionally been among the fastest growing
counties in Florida. Its success in attracting residents has been
due to strong schools, affordable and newer homes, low taxes, safe
streets, and a great quality of life, among other things. These are
the factors that have led people to vote with their feet and their
wallets and become Santa Rosa residents. They are the factors
that will continue to draw new residents in years to come.



Because it is not yet a high-wage employment hub, the growth of
the County has been, and will be, tied to the economic successes
of its neighbors. These successes are increasing and Santa Rosa
will benefit in the same way that it always has. Due to the quality
of amenities that attract well-educated, high-earning residents,
the most recent data show that Santa Rosa has the highest me-
dian household income of any Florida county west of Jacksonville
and the fourth highest among Florida’s 67 counties.

However, there are worries that the County risks
becoming a victim of its own success. Many
neighborhoods in desirable areas are largely
built out. Builders report that increases in
buildable lot prices have led them to hold
back on other amenities, including square
footage, as they attempt to match home
prices to available household income.

Given the regional job growth that is to
come, and Santa Rosa’s role as the pre-
ferred home for the families that fill the best
jobs, potential new residents will soon face
price increases and or home amenity declines
unless developers are able to bring buildable lots
to the market at a greater rate. The rates of new lot
creation and sales of the last decade will not be sufficient

to meet anticipated housing demand at affordable prices. While
Santa Rosa’s population density might not appear to be large
relative to other parts of the State, the large amount of land tied
up in parks (Blackwater River State Park, Gulf Islands National
Seashore), and military installations (Eglin AFB, Whiting Field)

means that scarcity constraints are real.

Much of the disruption of the housing boom/bust cycle that con-
sumed 2003 - 2013 is behind us. Both the number sold and the
median sale price of new homes in the County bottomed in 2009,
at 482 and $189,350, respectively. In 2016, those numbers had in-
creased to 999, and $220,900. The number of existing homes sold
in the County in 2016 was up 90 percent from its 2011 trough of
2,127 homes, and the 2016 median existing home sale price was
up 31 percent from its 2013 trough. Sales of existing homes in
2016, at 4,037 units, were only slightly below the boom-induced
high of 4,143 reached in 2005. Looking forward, the challenges
for Santa Rosa will center around availability and affordability.
These concerns are moving to the fore as inventories of homes for
sale have declined and prices for existing homes have risen.

Affordability improves when family incomes rise faster than
house prices, and when interest rates fall. House prices can stay
low as long as builders have access to affordable inputs, including
labor, materials, and land. Good job creation in the two-county
metro area over the next several years will let wages grow and will
keep inbound migration from other counties and states at healthy
rates. A healthy national economy means that the traditional
retiree dynamic that lets new households move south to adopt the
Florida lifestyle and Northwest Florida affordability, is in place.
However, the strong increase in the sales price for existing homes
in recent months is consistent with declining inventories, and
erode affordability. The more modest increase in new home prices
helps affordability, but rising buildable lot, materials, and labor

prices will force prices up over time.

Mortgage interest rates are poised to rise. Financial markets
expect the Fed to raise interest rates gradually, which will keep
monthly payments affordable. Conventional wisdom holds that
some potential home buyers will “get off the fence” and try to buy

before prices rise more and before interest rates rise, so it will be a
“seller’s market” for the next several quarters and perhaps beyond.
However, as both home prices and interest rates move up later
this year and in 2018, fewer buyers will qualify for the mortgage
loans they need, putting a slowdown on sales and price growth at
that point. It is too early to say with confidence when we will hit
that point.

This not only hurts affordability for new home

buyers, but it also stifles mobility of existing

homeowners in the region, as more of them

become locked in place. This is because a new

mortgage for purchase of a new or existing

home will come with a higher interest rate

that raises the monthly payment, even
when the different home being considered
comes with a purchase price no higher
than their existing home.

Among the factors that argue for con-
tinued robust growth in the demand for
homes is the ongoing hiring associated
with the multiyear expansion of Navy Federal
Credit Union (NFCU) facilities, located some 17
quick miles west of Avalon Boulevard. Analysis done

in 2015 by the UWF Haas Center calculated that NFCU
hiring would increase job growth rates for the two- county metro
area by 78 percent relative to their long run average. Additionally,
the growth in military budgets under discussion in early 2017
in Washington will undoubtedly bring increased spending to
Santa Rosa and its neighbors, particularly to the south end of the
County. The continued growth in tourism spending for the local
area and the revitalization of the Pensacola urban core will also
bring growth. No county will benefit more than Santa Rosa from
each of these trends.

The March 24,2017 U.S. Bureau of Labor Statistics release of
benchmark revisions for the last three years of local area employ-
ment data shows 2016 job growth for Escambia and Santa Rosa
to have been larger than had previously been reported. Further,
hiring commitments by major businesses in the region, particu-
larly in NFCU, but also elsewhere, along with good levels of
capital investment in the region, suggest that growth will contin-
ue. Given that both 2015 and 2016 saw decent inbound migra-
tion and wage growth, current forecasts for local housing market
demand, and thus units sold and median price, will likely need to
be revised upward, particularly if the unusually high job growth is

sustained over several years. The signs are that it will.

The presence of the above factors leads us to view the slowdown
of 2008 — 2013 as transitory in the Escambia-Santa Rosa-
Okaloosa labor market. Risks to existing growth forecasts are to
the upside, and the most likely pattern for Santa Rosa in coming
years will be to continue to attract a disproportionate share of
higher-income purchasers employed across the region. Sales of
new homes will be able to expand at rates previously associated
with the 2003 — 2005 housing boom, if capacity allows.

Historically, sales of new homes in Santa Rosa County averaged
654 per year for the 10 years from 2007 to 2016, which included
the housing bust. 2015 and 2016 new home sales averaged

920, showing recovery from the depths of the Great Recession.
However, new home sales had averaged 1,115 per year for the

more Santa Rosa Report, page 8
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10 years from 1997 to 2006, which included the housing boom.
Population growth forecasts based on continued strong job
growth, when combined with typical new home purchase rates
per new resident, indicate that 1,379 to 1,623 new homes per
year from now until 2025 will be needed if projected demand is
to be met. Thus, while housing growth will be slightly less than it
was during the peak of the boom, the County must be ready, with
sufficient lots in the pipeline for builders to buy, for construction
rates well above the average of the last 10 years.

From today until 2025, it is clear that almost all population
growth will be due to two demographic groups. One is individu-
als born in 1964 or earlier (primarily Baby Boomers) seeking
housing appropriate for a household with no children, and the
other will be young (adults aged 30 — 45) families with children.
That component of the population made up of adults aged 20

- 29 and 45 — 59 will actually decline over this time. Thus, the
forecasts indicate that a significant part of new housing demand
will come from Baby Boomers, including a large group of those
aging in place and seeking something different from their long-
time family home, as well as from inbound new residents who fit
Florida’s traditional retiree profile. It appears that there is rela-
tively little product currently on the market designed for specific
appeal to this cohort. The other large demographic is the one that
has propelled Santa Rosa growth over the last several decades,
which is adults aged 30 — 45 with children in the home.

With average household income growth likely to be in the 3 to
3.5 percent range from now until 2025, housing would become
less affordable if home price growth were to be in excess of
growth in purchasing power of households. Tightening supply in
neighborhoods served by the best schools and with the best com-
mutes, will keep house price growth in those areas above County-
wide average household income growth.

As in the recent past, the majority of the new full-time resident
population that works will have jobs outside Santa Rosa County.
If job growth and commuting patterns of the recent past hold in
the near future, then for every new resident living and working

in Santa Rosa, there will be roughly 7 new residents who choose
to live in Santa Rosa while working elsewhere. This points to

the desirability of Santa Rosa homes, schools, affordability, and
quality of life to families across Northwest Florida and beyond. It
also means that there is no county in Northwest Florida that has
a bigger stake in the economic health of the region than Santa
Rosa. Further, it means that Santa Rosa growth is not guaranteed.
If the County does not continue to invest in the schools, infra-
structure, and services that have made it attractive, those potential
new residents will settle elsewhere.

The bottom line is that Santa Rosa must work to provide high

quality of life without compromising the traditional affordabil-
ity of new homes. If it is able to do so, it will continue to be the
county of choice for potential new residents.

Kegr Findings

opulation growth in Santa Rosa County is projected to
average 1.9 percent per year over the 2017 — 2025 period. This
growth will be concentrated in two cohorts. One is the retiree age
cohort, primarily due to the size of the Baby Boomer population,
and the other is the dual-earner with school-age children cohort,
which has been a traditional source of Santa Rosa growth.

* After accounting for multifamily demand and replacement of
aging housing stock, Santa Rosa home builders will need to pro-
vide an average of 1,498 new single family homes per year from
2017 to 2025 in order to meet the demand generated by projected
population growth. This will require more new homes per year
than have been built and sold in Santa Rosa in any years except

2003 - 2005.

* There will be sufficient demand for new single family homes
to support absorption of up to 760 net new units per year that
meet the lifestyle needs of the age 65+ population. These might
be age-restricted or age-targeted communities and might include
a clubhouse, walking trails, hobby centers and recreational space.
Other needs would likely include smaller lot size, outdoor main-
tenance, and they would perhaps be gated. This will be the fastest
growing segment of the population, both in percentage terms
and in absolute numbers, over the next 10 years. However, while
the senior cohort is already substantial in Santa Rosa, as of yet
there seem to be relatively few neighborhoods that provide these
amenities.

% Due to the size of the millennial generation, and the tradi-
tional attractiveness of the Santa Rosa community, there will be
sufficient demand to support the purchase of up to 352 homes
per year that meet the needs of younger families, including avail-
ability in good school districts and with a comfortable commute
and safe streets. This is Santa Rosa’s traditional sweet spot in the
regional housing market.

* The estimated annual economic impact of production of 1,500
new homes per year at the current median price per new home is
$288 million in local income, along with $25.8 million in taxes
and other revenues to local governments, and 5,327 net new jobs
in the local economy. To put this in perspective, total earnings
from jobs located in Santa Rosa in 2016 were about $2.16 billion.

* Santa Rosa is primarily a single family residence market, high
on neighborhood quality of life and low on urban amenities, and
this will only change slowly. U.S. Census data indicate that the
share of multifamily structure building permits issued over the
2001 — 2106 period was only 4.2 percent of total permits issued,
versus 26.8 percent in Escambia County, and 28.7 percent in
Okaloosa.

% Santa Rosa’s strong appeal can be seen in its commuter bal-
ance. U.S. Census data show that the 21,795 Santa Rosans who
leave home every day to work in other counties is a larger number
than the commuting outflows of the other 12 Northwest Florida
counties combined.

* The Santa Rosa residential real estate market is currently
healthy, with a rising number of transactions in both the new and

“The bottom line is that Santa Rosa must work to
provide high quality of life without compromising
the traditional affordability of new homes.”



existing home markets. Price increases have been strongest in the
existing home market, as competition has let prices rise to more
closely match new home prices.

% Inventories of homes for sale were down by 53 percent in Feb-
ruary 2017 relative to 2010, with declines from July 2015 onward
picking up pace.

* While price growth in upper tier homes dominated the real
estate boom, bottom tier homes have experienced a faster value
growth rate since the trough. There are market opportunities at
both the high and low ends of the spectrum.

* As with housing markets nationwide, affordability in Santa
Rosa will be challenged by expectations of increases in mortgage
interest rates, a scarcity of inventory and a financial regulatory en-
vironment not as conducive to real estate lending as it once was.

* Affordability will be challenged by local factors including
rising costs attributable both to the cost of bringing buildable lots
to market, and to higher materials, subcontractor, and labor costs.
The ongoing recovery of construction volume and new home, as
well as existing home sales, points to a pending scarcity of inventory.

* Concentration is increasing in the home-building market over
time. The number of builders delivering new homes to customers
is actually lower than it was a generation ago, in 1991. However,
surviving builders are larger, with the average number of homes
delivered per active builder per year being triple what it was a
generation ago.

* Higher required capital levels for so-called high-volatility
commercial real estate (HVCRE) assets such as undeveloped land
are the law of the land for lenders today. This has stymied financ-
ing for the flow of new land projects through the pipeline that
would have kept the supply of buildable lots high.

* It is estimated that recent moves taking the mortgage interest
rates from 3.5 to 4.5 percent would eliminate about 4.1 percent,
or more than 2,600, households from qualifying for that loan. An
increase to 5.5 percent would keep an additional 3,000 households
from qualifying to purchase the late-2016 median priced home.

* No other county in Northwest Florida is as connected to
neighboring counties as Santa Rosa. More Santa Rosans get up
and go to work outside Santa Rosa than inside the County, and
this trend has grown over time. U.S. Census data tell us that from
2002 to 2014, the number of Santa Rosans working in Santa
Rosa increased by 1,075, or 6.2 percent, but the number of Santa
Rosans working outside Santa Rosa increased by 7,473, or 22.4
percent, over the 12-year period. This means that for every 1 new
job located in Santa Rosa and held by a Santa Rosa resident over
the 2002 — 2014 period, there were 7 new jobs located outside
Santa Rosa and held by a Santa Rosa resident.

* Continued prosperity of the County, including eventual devel-
opment of additional high- wage local businesses, will rely on the
ability of the County to continue to meet the housing needs of
commuting, dual-income, middle-class and upper-middle-class
families with children, and of retirees.

* Local job growth, with the ongoing shift into services targeted
at the growing retiree and the tourism sectors, will not be suffi-
cient to support neighborhood development similar to that of the
last decade. Santa Rosa will need to continue to attract higher-
income regional commuters.

* Families with children need high quality public schools that
serve neighborhoods with a reasonable commute time to high-
wage employment centers. New schools must be planned and
built with this in mind, as schools around desirable existing
neighborhoods with these characteristics are at enrollment capacity.

* While Okaloosa is where Florida’s military works, Santa Rosa
is where Florida’s military chooses to live. The value of Santa
Rosa’s deployed service member property tax exemption as a
share of assessed value is 26 times the state average and is 24 per-
cent higher than the share in neighboring Okaloosa, the second
highest county in the state. Military households are particularly
concentrated in Navarre, with 72 percent of mortgage loans for
new home purchase being VA loans in 2015/2016.

* Because its rapid growth has been focused on the housing
needs of commuting workers, Santa Rosa does not yet have a
long history of meeting the real estate needs of seniors. While
the current senior population is substantial, there is much
untapped market potential remaining, given the projected
growth in this cohort. These residents do not place demands
on the school system.

% The reentry of the publicly-traded national builders into the
Santa Rosa market provides a large volume builder with access

to lower cost capital to purchase buildable lots from subdivision
developers. They have brought financial expertise and a scale

of operations in construction that allows volume discounts in
purchase of construction materials. This has put competitive price
pressures and buildable lot availability pressures onto other build-
ers in the new home market.

How Can County Government Address
ousing Issues?
Competition is important in homebuilding to encourage the
choice and price competition that ensures affordability, particu-
larly in the entry level market. However, concentration in Santa
Rosa has increased over time. The average number of homes sold
during a year by a builder increased from 3.6 per year in 1991 to
11.1 per year in 2016, at the same time as the number of builders
active in the market during any given year fell to 79 percent of its
1991 level. In 2016, fewer than a dozen of the 90 active builders
sold more than 20 homes. Only three sold more than 100, and 51
of the 90 sold two or fewer.

The County can encourage competition and affordability by
striking the best balance between public interests and developer
and builder interests. Because delay is costly to developers and
builders, this would include reductions in regulations that might
be duplicative of state or federal rules. The reputation enjoyed by
the Santa Rosa subdivision development and permitting process,
of being able to get the job done more quickly and with less
hassle than surrounding counties, has to be guarded zealously.

Further, some subdivision regulations are tough to implement if
the cost can only be spread across a small number of buildable
lots. If changes in subdivision regulations can be made that en-
courage the smaller subdivisions that are not financially attractive
to the larger builders, this will help keep smaller builders in the
market. Given the buildout of some areas that are highly desir-
able to customers, smaller-scale developments will increasingly
become necessary for the County to continue healthy growth in
population and income.

more Santa Rosa Report, page 10
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Subdivision development is costly. Installation of streets, utilities,
and needed infrastructure can easily run in the $15,000 - $25,000
range per lot, even before considering the cost of the underlying
land. The burden of infrastructure development cost will inevita-
bly affect affordability and must therefore be evaluated carefully.
It is clear from the data that the supply of easily buildable lots has
diminished with the growth of the housing stock. Measures that
the County could take to encourage bringing lots to market will
improve affordability. This is particularly important given that
tederal measures have been put in place to limit the bank lending
was formerly available to develop buildable lots.

Santa Rosa and its neighbors have been at the forefront of
Florida’s movement to implement the career academies that build
workforce credentials. In an economy where technology and
globalization limit job options in many traditional occupations,
construction trades remain a viable high-wage option that can’t be
outsourced to other nations. Housing affordability will be helped
by an adequate supply of skilled tradesmen and women, and by
ready availability of skilled subcontractors.

Santa Rosa needs to put new schools where people want to live.
Infrastructure will be needed and per person infrastructure costs
are lessened with density. Attempts to drive development to
outlying Santa Rosa areas will send potential residents to other
counties.

The Job Creation impact of Homebuilding
in Santa Rosa County

Inbound migration is particularly important in determining
population growth rates in Santa Rosa, as it is for other fast-
growth counties throughout Florida. If these new residents had
not arrived, the need for new schools would not be as great, and
the need to expand roads, water, sewer and other infrastructure
would be less. However, there would also be fewer residents over
which to spread the funding burden. The question of whether
new housing development pays for itself is hotly debated. There
are clearly both costs and benefits to the larger community of
constructing new homes and neighborhoods. While a complete
treatment of the economic and fiscal impact of growth to the
County, its established residents, and its newcomers is beyond the
scope of this report, we outline here the economic impact of new
home construction.

Homebuilding has a somewhat unique capability to drive local
economic impact. It calls for skilled workers who command a liv-
ing wage that will mostly be spent locally. Much of the spending
done to build a $230,000 house is done on locally produced goods
and services. This means that unlike other types of goods produc-
tion (i.e., manufacturing), the supply chain for developers and
builders often has an extensive local component. This character-
istic gives homebuilding a relatively large multiplier, or spin-off
spending, effect in the local economy per dollar spent.

This report forecasts that there will be sufficient regional popula-
tion growth to enable absorption of about 1,500 new homes per
year in the County until at least 2025. It is important to break
the economic effect out into one-time and continuing effect. The
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National Association of Home Builders has produced studies that
estimate the job creation and spending impact of homebuilding
in Santa Rosa County, and have also estimated the net costs and
revenues associated with the presence of new residents.

The National Association of Home Builders recently used stan-
dard economic impact measurement tools to assess the value of
new residential construction in our local area. That study applied
to the two-county metro area and used new home sales figures
and prices from several years ago. Here, we update that analysis to
incorporate adjustments to the quantities of homes built and sold,
as well as to prices, to show the economic impact of the housing
growth projected by this study.

The estimated annual economic impact of production of 1,500
new homes per year projected by this study, using the current
median price per new home, is $288 million in net new local
income, along with $25.8 million in taxes and other revenues to
local governments, and 5,327 net new jobs in the local economy.
This is separate and apart from the continuing impact of having
homeowners in newer, higher value, and thus higher property tax-
paying, properties to support County revenue requirements. To
put this in perspective, total earnings from jobs located in Santa
Rosa in 2016 were about $2.16 billion.

Concluding Remarks

Santa Rosa’s unique position as the community of choice for
high-earning families has led it to a position of fourth highest
median household income among the 67 counties of Florida.
Because income is so highly correlated with education, health,
longevity, and other socio-demographic metrics, Santa Rosa con-
sistently performs well relative to its peers. Given the low cost of
living in Northwest Florida generally, and in Santa Rosa specifi-
cally, this high ranking in median household income is all the
more impressive. A dollar goes farther here, and combined with
high incomes, yields one of the very best price-level-adjusted
average standards of living in the state and the region.

Preserving and growing this status will require renewed attention
to the availability of the high- quality and low-cost combination
that has led so many people to call Santa Rosa their home.

Little can be done locally about southeastern and national factors
that will influence affordability, such as mortgage rates, bank
lending standards, and the cost of building materials. However,
local government has a large role to play in striking the right bal-
ance between infrastructure and affordability, and in the distribu-
tion of financial burden between new and existing residents.

As one political pundit put it as we began the recovery from the
housing bust: “Florida used to be big on growth management, but
now we just wish we had some growth to manage!” The regional
population growth that would support healthy growth for Santa
Rosa is available, as long as there are good schools and good

and safe streets for all. If not, those potential new residents, and
their spending, have other options. This is not to say that growth
comes with no cost. However, it is the view of many that the
problems that come with growth are preferable to the problems
that come with stagnation. Santa Rosa has choices to make.

10 see the full report, go to the Home Builders Association of West
Florida website: www. WestFloridaBuilders.com
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2017 AMERICAN
DREAM HOME

Appreciates Its Donors

The Home Builders Association of West Florida and
Classic Homes of Pensacola, LL.C, would like to thank
the business who contributed to the overall success of the
Dream Home. If you see something you like, just find the
item on the below list and contact the donating company.
Tell them you saw their product or service at the Dream
Home ... and you want the same for your home.

]

PLATINUM

Westerheim Properties, Inc.
Thomas & Jennifer Westerheim
3108 Brittany Court

Pensacola, FL. 32504
850-497-2980
westerheimproperties.com
Donation: Dream Home Builder

Huntington Creek Development
Hemmer Consulting, LLC
Developer

Fred Hemmer, President

1604 E Jackson St

Pensacola, FL 32501
813-299-9855
huntingtoncreek.com
Donation: Huntington Creek
Developer

Pensacola Ener

Don Suarez and Jill Grove
1625 Atwood Drive
Pensacola, FL 32514
850-436-5050
pensacolaenergy.com
Donation: Outdoor Rinnai
Natural Gas Tankless Water
Heater, Natural Gas Piping,
Marketing, Natural Gas
Appliance Installations

GOLD

ABC Supply

IKO Roogng Products
Chris Tate

3100 N Palafox St
Pensacola, FL 32504
850-435-1536
abcsupply.com

iko.com

Donation: IKO Armourshake
Chalet Wood Roofing Shingles/
Materials

Alpha Closets

Leslie Halsall

6084 Gulf Breeze Parkway,
Unit C

Gulf Breeze, FL 32563
850-934-9130
alphaclosets.com
Donation: Closets, Pantry,
Shelving

American Concrete

Billy Campbell / Donnie Shear
2866 Hwy 95A North
Cantonment, FL. 32533
850-477-0222

Donation.: Concrete, Foundation,
Footings, Driveway, Sidewalks

Coastal Insulation

Bill Morrell

8006 Pittman Ave

Pensacola, FL. 32534
850-476-7778
truteam.com/coastalpensacola
Donation: Foam and BIBS
Insulation, Insulation Materials
Wayne Dalton Garage Doors/
Two Natural Gas Fireplaces

Emerald Coast Granite,

Tile & Glass

Robert and Tanya Underwood
3700 N. Palafox St.

Pensacola, FL. 32505
850-437-0747
emeraldcoastgranite.com
Donation: Engineered Quartz/
Granite Countertops/ Mirrors
and Shower Enclosures

Mobile Lumber

Bill Daniel

8960 Waring Road

Pensacola, FL, 32535
850-494-2534
mobilelumber.com

Donation: Interior Trim Materials

DREAM HOME

McCain Sales Company
Rinnai America Corp.
Mike Smith

4908 Cahaba River Road
Suite 208

Birmingham, AL 35243
251-786-5166
meccainsales.com
Donation: Rinnai Tankless
Natural Gas Water Heater with
New Wi-Fi Capability and

Built-in Recirculation

Northwest Florida A/C

Hugh Patroni

4532 Saufley Field Road
Pensacola, FL 32526
850-455-0590

Donation: Carrier Infinity 18VS§
Heat Pump/Natural Gas Furnace
with variable speed technology

Rinnai America Corp.

Mike Peacock

103 International Dr.
Peachtree City, GA 30269
678-829-1700

rinnai.us

Donation: Rinnai Tankless
Natural Gas Water Heater with
New Wi-Fi Capability and

Built-in Recirculation

Seville Power Equipment
Jim Brazil

2601 N 12th Ave
Pensacola, FL 32503
850-432-8856
sevillepower.com

Donation: Briggs & Stratton
Patented Symphony 11
Power Management System
Automatic Natural Gas Home
Generator

West Florida Cabinets
Herb Smith

3301 McLemore Road
Pensacola, FL. 32514
850-474-3986
westflcabinets.com
Donation: Custom Cabinetry/
Design/Installation

SILVER

Amore Plumbing Company
Gary Johnson

3752 Gardenview Road
Pace, FL 32571

850-994-8814
Donation: Plumbing Labor

Builders FirstSource
Brian Richardson

1500 W. Main Street
Pensacola, FL 32502
850-432-1421

bldr.com

Donation: Trusses/Ply Gem
Windows/Doors

CORT

Nate Spitsbergen

3892 N Davis Hwy.
Pensacola FL 32503
850.432.0675

cort.com

Donation: Home Furnishings/
Merchandising

Ferguson Enterprises

]anrﬂl Boyd P

8813 Grow Dr.

Pensacola, FL. 32514-7057
850-484-8202

ferguson.com

Donation: Jenn-Air Appliances/
Plumbing Materials

Gateway Lighting and Fans
Duane Nisewonger

3150 S. Hwy 95 A
Cantonment, FL. 32533
850-478-3737
gatewaylighting.com

Donation: Lighting/Natural Gas
Lights/Lanterns

Gene’s Floor Covering
Gary and Cindy Sluder
4021 Navy Blvd.

Pensacola, FL 32507
850-456-3360
genesflooring.com
Donation: Flooring Package/
Labor

Hattaway Home Design
John Hattaway

3450 River Oaks Lane
Pensacola, FL. 32514
850-324-4401
www.hattawayhomes.com
Donation: Dream Home Design

homeNETservices, LLC
Bruce Lindsay

2025 Dovefield Drive
Pensacola, FL. 32534
850-725-9860
homenetservice.com
Donation: URC Total Control
Automation Lighting, Surround
Sound, Multi-Room Audio,
Integration

REW Materials

Bill Batting

8040 N. Palafox Street
Pensacola, FL 32534
850-471-6291
rewnateruaks.com

Donation: Drywall, Metal Lath

more
“Dream Home Donors”
page 16
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2017 AMERICAN DREAM
HOME SPONSORS

from page 15

Swift Supply Compan

Rick Lewte ooy
7405 A North Palafox Street
Pensacola, FL. 32503
850-477-1488
swiftsupply.com

Donation.: Block/Mortar/
Footers/Slab Steel/Materials

Williamson Electric
Jayer Williamson

4063 Avalon Blvd.
Milton, FL 32583
850-623-0282

Donation: Electrical Labor,
Materials

W. R. Taylor

Boral USA

Dwayne Watson

17 Manresa Street

Pensacola, FL. 32502
850-432-6163
southalabamabrick.com
Donation: Brick, Stone, Mortar

BRONZE

Acme Brick Tile & Stone

Pat Kozma

185 Lurton Street

Pensacola, FL. 32505
850-434-0166
acmebricktileandstone.com
irondoorsunlimited.com
Donation: Iron Doors Unlimited
Front Entry Door

American Alarm and Audio
Anthony Baile

5177 Stewart St.

Milton, FL 32570
850-626-8716
ameralarm.com

Donation: Home Security and
Automation

Architectural Concrete
Designs

Neil Brown

1700 S Hwy 97
Cantonment, FL. 32533
850-572-4687

Donation: Overlay Flooring
Design Garage and Porch

Bonded Builders Home
Warranty
Douf Wenzel

bondedbuilders.com
(866) 440-7271

Containers, Inc.

Tim Parker

P.O.Box 6115

Pensacola, FL. 32503
850-471-2964
FLcontainers.com
Donation: Dumpster, Portable
Totlet

Diaz Stucco

Miguel Diaz

11959 Barin Field Road
Foley, AL 36535
251-269-8735
Donation.: Stucco Labor

Emerald Coast Real Estate
Photography

Jason and Erin Parker

2725 De Luna Way

Milton, FL 32583

850- 776-7227
emeraldcoastrealestatephotog-
raphy.com

Donation: Professional
Photography

Interior/Exterior Building
Supply, L.P.

John L. Millican

3331 McLemore Dr.
Pensacola, FL 32514
850-262-8044
interiorexterior.net

Donation: James Hardie Siding/
Materials

James Hardie Building
Products

Jesse Patrick

850-261-5967

Donation: James Hardie Siding/
Materials

J&M Dozer Service, Inc.
John Godwin

801 W. Bogia Rd.
McDavid, FL 32568
850-516-6907

Donation: Land Clearing

Live Oak Landscape
Richard Knowles

9570 Pine Cone Dr.
Cantonment, FL. 32533
850-478-2323

Donation: Landscaping/Lawn
Materials

16 Home Builders Association of West Florida | July 2017

Moen

Russell Adams
850-572-5955

moen.com

Donation: Sinks and Fixtures

Panhandle Garage Doors, Inc
Mark Marcilliat

4333 Avalon Blvd

Milton, FL 32583
850-476-3367
pensacoladoors.com

Donation: Prestige Model,
Rainbow Attic Stairs

Pittman Drywall

Buddy Pittman

8700 Fowler Avenue, Lot 8
Pensacola, FL. 32534
850-324-2492

Donation: Drywall Labor

Sherwin-Williams

Gus Uebelsteadt

313 E. Nine Mile Road
Pensacola, FL 32514
850-232-0477
sherwin-williams.com
Donation: All Paint, Materials

Southern Brass

Lisa Denham

330 Park Ave. S.

Mobile, AL 36695

(251) 776-4338
southernbrass.com

Donation: Schlage Door Locks/

Hardware

Southern Site & Utility
Design

Alan Miller

5318 Stewart Street
Milton, FL 32570
850-623-9493
Donation: Dream Home
Engineering

The Painting LuLu
5676 Jones Street
Milton, FL 32570
850-380-4988

Donation: Painting Labor

X}I}I EA\I DS

e le Mason
Alle))/’ Aggle i
5340 Crystal Creek Dr.
Pace, FLL 32571
850-384-6844
Donation: Brick Labor

Chris Ford, Inc.

Chris Ford

3011 Wallace Lake Road
Milton, FL 32571
850-712-4522

Donation: Vinyl Soffits/Labor

McDonald Fleming Moorhead
Stephen Moorhead

127 S. Palafox, Suite 500
Pensacola, FL. 32502
850-477-0660
pensacolalaw.com

Donation: Legal and Closing

Services

Pinch A Penny

Cyndi Delcher

8090 N. 9th Avenue
Pensacola, FL. 32514
http://store.pinchapenny.com
850-484-3631

Donation: Patio Furnishings

Ruben Surveying & Mapping
Ronald Ruben

1179 Gulf Breeze Pkwy., Ste. 6
Gulf Breeze, FL 32561
850-916-7382
rubensurveying.com

Donation: Slab Survey/Lot
Survey

Sears Commercial Sales
Vicki Kitchens

1769 Snapdragon Dr.
Navarre, FL. 32566

850 316-5584
searscommercial.com
Donation: Natural Gas
Outdoor Grill

PARADE OF HOMES
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Architects
and Blower
Door Testing

By Brap SHIFFER OF TAXIS ARCHITECTS,
NarLes, FL
MemBer: FLoRIDA BuiLpine CoMMISSION

Brad Schiffer ALA with help from Andy Ask
PE, Neil Moyer, Robin Viera FSEC and
Arlene Stewart

You might find yourself won-
dering why the local Build-
ing Official may require the
Building Volume on residen-
tial plans after July 1, 2017.

Here’s what’s going on.

The July 1, 2016, revision of the Florida
Building Code, Residential included the

amended Code Sections.

R101.4.9 Blower door testing. 7h¢
mandatory blower door testing for residential
buildings or dwelling units as contained in
Section R402.4.1.2 of the Florida Building
Code, 5th Edition (2014) Energy Conserva-
tion, shall not take effect until July 1, 2017,
and shall not apply to construction permitted
before July 1, 2017.

So for residential projects permitted just
a few weeks from now, after July 1st, a
Blower Door Test will be mandatory. This

is important due to the two companion
requirements.

R402.4.1.2 Testing. The buildin g or
dwelling unit shall be tested and verified as
having an air leakage rate of not exceeding

7 air changes per hour in Climate Zones 1
and 2, and 3 air changes per hour in Climate
Zones 3 through 8. Testing shall be conducted
with a blower door at a pressure of 0.2 inches
w.g. (50 Pascals). Testing shall be conducted
by either individuals as defined in Sec-

tion 553.993(5) or (7), Florida Statutes or
individuals licensed as set forth in Section
489.105(3)(f), (g), or (i) or an approved
third party. A written report of the results of
the test shall be signed by the party conduct-
ing the test and provided to the code official.
Testing shall be performed at any time after
creation of all penetrations of the building
thermal envelope.

Mechanical R303.4 ventilation. Where the
air infiltration rate of a dwelling unit is less
than 3 air changes per hour when tested with
a blower door at a pressure of 0.2 inch w.c (50
Pa) in accordance with Section R402.4.1.2 of
the Florida Building Code, Energy Conser-
vation the dwelling unit shall be provided
with whole-house mechanical ventilation in
accordance with Section M1507.3.

At the last Andy Ask Building Science
Seminar, there was a demonstration of the
Blower Door testing process. The tester
remarked that a hard part of the process is
establishing the building volume used in
the calculation. With the modeling tools
Architects use we could provide the most
accurate volume data.

FEATURE STORY

During the panel discussion, the present-
ers gave differing opinions on what is the
outermost limits of the volume.

After reviewing the status of Volume defi-
nitions, it appears that ANSI/RESNET/
ICC 380-2016 is the best standard we
currently have to follow. It is currently in a
review cycle, and the linked version below
is useful to us for it shows the different
volume definitions and the new proposed
“Informative Annex A” (at the end) - see
web address below.

For the required Florida Blower Door Test
the volume should meet the definition of
Infiltration Volume.

For inclusion the standard uses the term
“cavity” to describe the volume of floors,
walls, ceilings and roofs. Robin Viera
verified that that means the whole wall/
floor assembly. A typical exterior CMU
wall would have the volume measured
from stucco face to drywall face. Stud-
frame from exterior sheathing/insulation
to drywall face. Attics insulated at the
roof deck would be from the top of roof
sheathing to interior face of insulation.

I recommend you refer to the right hand
column in Annex A, Infiltration Volume
for purposes of defining building vol-
ume. After modeling the volume object
your software will provide the numerical
volume.

I would not be surprised if Building
Officials will soon require the Building
Volume noted on the plans and you should
identify it as “Infiltration Volume.”

www.resnet.us/blog/wp-content/uploads/2017/04/Draft-PDS-02-BSRRESNETICC380-2016AddendumA201x_v.f TrkChg.pdf

TOP 10 REASONS TO DO BUSINESS WITH AN ACTIVE ASSOCIATE MEMBER

1. They support the industry at the
local, state and national levels.

2. They volunteer time, talent and

treasure to help the association
accomplish its goals.

“RIHBA

Home Builders Association of West Florida

3. They recruit their colleagues 6
business contacts to become members.

4. They serve on committees and
councils gaining valuable networking
opportunity while helping to aduance
the association’s mission.

5. By doing so, you Increase the value
proposition for all membership 1n our
HBA.

6. They are strong supporters of
local and state PACs and BUILD-PAC.

?. They are a major source of non-
dues revenue through sponsorships,
advertising, etc.

8. As industry partners, they are a
valuable resource for business and
management tips.

9. They are heavily invested In your
business success: You win, they win!

10. Why wouldn't you do business with
a member?




FEATURE STORY

PRICES OF SOFTWOOD LUMBER
AND 0SB KEEP CLIMBING

By Davip Locan oN JunE 13, 2017

The prices of softwood lumber and OSB
increased by 2.2% and 3.3%, respectively, in
May according to the latest Producer Price
Index (PPI) release by the Bureau of Labor

Statistics. The increases were a return to the 2017 norm, as
softwood lumber and OSB have led building materials price gains
in every month except April, when gypsum prices rose 5.1%. In
contrast, prices paid for gypsum and ready-mix concrete fell for
the first time since January, decreasing by 0.2% and 0.4%, respec-
tively, in May.

Unsurprisingly, the price of softwood lumber increased yet again
in May. The increase pushed the softwood lumber price index

to its highest level since September 2004. At that time, the prior
U.S.-Canada softwood lumber trade dispute had been ongoing
for over three years and prices had increased 38.5% since the
expiration of the previous agreement in April 2001. As shown
below, the price index of softwood lumber has increased 12.9%
since the beginning of 2017 and is 21.6% higher than it was in
January 2016.

These increases have been largely, if not completely, due to the
ongoing softwood lumber trade dispute between the U.S. and
Canada. Although upward pressure has abated in recent weeks,
the Random Lengths Framing Lumber Composite Price (below)
has still risen more than 11.5% since January.

Random Lengths Framing Lumber Composite Index
January 2017 - present
TR,

afza/2017 Sf26/2017

The apparent incongruity between the May decline in Random
Lengths Framing Lumber Composite Price (FLCP) and increase
of PPI results from one notable difference between the measures.
The FLCP includes data for framing lumber only, while the
softwood lumber component of the PPI represents the price level
of all softwood lumber regardless of its end-use. As the Soft-
wood Lumber Agreement of 2006 exempted some products, the
price increases in anticipation of duties have been concentrated in
framing lumber.

OSB prices (below) rose 3.3% in May and have increased 22.4%
over the last 12 months. The price index for OSB has risen 14.0%
and 34.3% since January of 2017 and January 2016, respectively
(see below).

Price of Softwood Lumber
Jonuary 2016 - present

Producer Price Index: Softwood Lumber
(1982=100, NSA)
o
&

180

Increase of OSB Prices Since lanuary 2016

April to May 2017

Since January 2007 May 2016 to May 2017 Since January 2016

Jan 2016 Apr 2015 Jul 2018 Dct 2016 lan 2017 Apr 2017
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The 0.2% decrease in prices paid for gypsum products (season- Final demand prices for core goods (i.e. goods excluding food
ally adjusted) was welcome-albeit modest-relief from the three and energy) continued the upward trend that began in November
consecutive monthly increases preceding it. Ready-mix concrete 2016, climbing 0.1%. Prices for core goods less trade services fell
prices fell 0.4%9% on a seasonally adjusted basis in May, the first 0.1%, the first decline since May 2016.

decrease since January.
The majority of the decrease in prices paid for final demand

The economy-wide PPI was unchanged in May. The level goods was due to a 3.0% decline in prices paid for final demand
reading resulted from a 0.3% increase in prices for final demand energy, the largest monthly decline since February 2016. Most of
services offset by a 0.5% decrease in the index for final demand the May advance in the index for final demand services resulted
goods—the largest decrease in goods prices since February 2016.  from a 1.1% increase in prices paid trade services, the category

The overall PPI weights services more heavily than goods prices,  that represents margins received by wholesalers and retailers).
as services represent a comparatively larger size of the economy.

FHBI

THE CONSTRUCTION INDUSTRY'S
INSURANCE PARTNER

FHBI, Inc. builds strategic partnerships with Through the following product lines:
companies and agents to customize insurance
programs to meet the needs of the building

industry.

* General Liability
* Umbrella/Excess Liability
* Commercial Automaobile

FHBI services the building industry including: * Builders Risk )
* Property and Inland Marine
* Residential & Commercial Contractors * Home Warranty
* Trade & Artisan Contractors * Residential Wraps
* Residential & Commercial Roofers » Contractor's Pollution Liability
* Land Developers = Architects & Engineers Professional Liability
* Ground Water Contractors * Miscellaneous Errors & Omissions Liability
* Heavy Construction = Workers Compensation
* Road & Bridge Construction = Surety

For the best combination of coverage and service, www.fhbi.com
contact a FHBI-appointed agent. For a list of :
authorized agents, contact your local FHBA 2600 Centennial Place

office today. Tallahassee, FL 32308 1{".|nrit|r:l__II':IP(-!I-‘ i
888.513.1222 B
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NAHB NEWS

As the House Financial Services Com-
mittee voted in mid-June to approve the 21st
Century Flood Reform Act, NAHB vowed to
fight the measure until a “new construction”

component is dropped from the bill.

“This is a bad bill that will make flood insurance unaf-
fordable and inaccessible to too many home owners,” said NAHB
Chairman Granger MacDonald.

At issue is a provision in the bill that would place restric-
tions on new construction developed in the 100-year floodplain.
Specifically, four years after the bill’s enactment, new construction
would no longer have access to the National Flood Insurance
Program (NFIP), pending the availability of private flood insur-
ance.

In a new manager’s amendment, Housing and Insurance
Subcommittee Chairman Sean Duffy (R-Wis.) put forward lan-
guage that would introduce a new Federal Emergency Manage-
ment Agency-contracted clearinghouse. This suggestion is based
off of a state model, and NAHB has numerous concerns about
how it would work on a federal level.

Additionally, if private insurance is not available in a
state, NAHB warned House committee leaders in a letter that
“home owners will be forced to pay a 10% surcharge on their

NFIP policy. This surcharge is a penalty for policyholders solely
because they purchased a newly constructed, more resilient home
and a market for private insurance has not developed in their
state.”

NAHB further stated that this “new construction” provi-
sion places $34 billion in wages and salaries, $24 billion in taxes
and revenue, and 587,000 full-time jobs annually at risk.

“Instead of letting private insurance companies enter the market
organically, this mandate skews the market through artificial
means,” NAHB’s letter to lawmakers stated.

Reauthorizing the NFIP, which expires on Sept. 30, is a
priority for the association. NAHB will work with lawmakers to
ensure that any final reauthorization bill takes into account the
concerns of the housing community.

For more information, contact Jessica Hall at
800-368-5242 x8253.

Courtesy of NAHBnow.com

warren wight

graphic designer

offering creative services to the building
community and related industries

warrenworld.com
407.920.1478 | warren@warrenworld.com
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RKNICHOLSON.COM

MEMBERSHIP NEWS

Architectural Concepts International LLC
33 SW 12th Way, Boca Raton, FL 33486
Specializing in Car Wash Designs

Licenses: NCARB, Florida
AR-0007424, ID-0003692, CGC-008183

561.613.2488
www.car-wash-architect.com | www.paintconceptsplus.com
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