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ABOUT THE JESSIE BALL duPONT FUND

The Jessie Ball duPont Fund fulfills the legacy of Jessie Ball

duPont by investing in the people, organizations and

communities that were important to her. The Fund employs a

range of philanthropic strategies to accomplish its work,

including:

Grantmaking,

Program-related investments,

Research, policy analysis, advocacy and community education,

Leadership, network development and convening.

While the Jessie Ball duPont Fund supports grantees located

across the United States, the Fund works most deeply in the

three states that Mrs. duPont called home -- Delaware, Virginia

and Florida -- and in five core communities within those states:

Wilmington, Delaware; Richmond and the Northern Neck of

Virginia; and Port St. Joe and Jacksonville, Florida. Mrs. duPont

had a deep interest in these communities and the Fund responds

accordingly.

Across all of its philanthropic work, the Jessie Ball duPont Fund

seeks to:

Create opportunity and expand access to education, health, arts

and culture, and financial assets;

Build the capacity of the eligible organizations;

Strengthen the nonprofit sector.

To learn more, visit www.dupontfund.org

THE FUND’S INVESTMENTS IN HOUSING

Since the late 1980s, the staff and trustees of the Jessie Ball

duPont Fund have invested significant resources to promote the

preservation, rehabilitation and development of affordable

housing in Duval County.

The Fund’s earliest housing investments promoted the

development of affordable housing in Jacksonville. In 1989, the

Fund supported a partnership between St. John’s Cathedral and

Habitat for Humanity to establish HabiJax, the local Habitat

affiliate. That initial grant was followed with grants to nonprofits

to provide transitional housing for women and children and the

homeless, as well as to provide support services and

transportation to people living in Jacksonville’s public housing

communities.
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Between 1989 and 1993, the Fund invested more than $800,000
in efforts by the National Trust for Historic Preservation to support
the Springfield Revitalization Strategy. This community
revitalization strategy targeted Jacksonville's oldest neighborhood
that abuts downtown and supported the efforts of community-
based groups including Historic Springfield Community Council,
Springfield Neighborhood Housing Services, Springfield
Preservation and Restoration and Springfield Ecumenical
Ministries.

Since 1996, the Fund has invested more than $4.6 million to
establish, expand and operate LISC Jacksonville. Since 1999, LISC
Jacksonville has invested more than $93 million in Jacksonville's
urban core and leveraged more than $326 million from outside
sources for projects, programs and initiatives in Jacksonville's
urban communities. These investments include: construction or
renovation of 1,943 affordable homes; 1,351,329 square feet of
commercial and community space; 12 NFL Grassroots playing
fields; and the community’s first Financial Opportunity Center.

Following the 2008 economic collapse, Jessie Ball duPont Fund
staff and trustees became increasingly alarmed by Duval County's
housing situation, and in 2010 convened local and state-level
housing advocates, nonprofit developers, researchers and policy
experts to help the Fund consider how to refocus its housing work.

Those conversations resulted in a partnership with the Shimberg
Center for Housing Studies at the University of Florida, which has
provided ongoing research and data on the state of housing in
Duval County.

In 2014, the Fund commissioned the first BLOCK by BLOCK study
by Reinvestment Fund order to provide baseline data about the
state of Duval County’s housing markets. That study has been
used extensively by policy makers, nonprofit and for-profit
developers and community investors.

In 2018, the Fund commissioned an update of the BLOCK by
BLOCK study to give stakeholders a sense of changes in the market
during a time of economic recovery.

In addition, the Fund has commissioned targeted research into
specific communities, including Downtown Jacksonville and, more
recently, the Eastside, to provide neighborhood advocates a
better understanding of their communities.

Copies of these reports can be found at www.dupontfund.org.
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ABOUT REINVESTMENT FUND

Reinvestment Fund builds wealth and opportunity for low-wealth

communities and low and moderate income individuals through

the promotion of socially and environmentally responsible

development.

We achieve our mission through:

Capital – Grants, loans and equity investments

Knowledge – Information and policy analysis; Policy Solutions

Innovation – Products, markets and strategic partnerships

Reinvestment Fund is a national leader in the financing of

neighborhood revitalization. What began in 1985 as a small

community development organization working in Greater

Philadelphia, has evolved into a progressive, results-oriented,

socially responsible community investment group that today

works across the nation. Reinvestment Fund’s mission is to build

wealth and opportunity for low-wealth people and places

through the promotion of socially and environmentally

responsible development.

Reinvestment Fund is a Treasury-certified Community
Development Financial Institution (CDFI) that manages $1.1 billion
in capital and has made over $2.0 billion in community
investments since our inception in 1985. In pursuit of our mission,
Reinvestment Fund finances community businesses using loans,
equity and other financing tools. We support our financing with a
strong research and policy analysis capacity that has become a
highly regarded source of unbiased information for public officials
and private investors.

Reinvestment Fund’s $1.1 billion in capital comes from over 865
investors, including individuals, religious and civic groups, financial
institutions, the public sector and private foundations.

We hold a Four-Star AAA Policy Plus Aeris rating and a AA- rating
from S & P.
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STUDY PROCESS AND METHODS

The BLOCK by BLOCK study is based on what Reinvestment Fund

calls a “Market Value Analysis” -- a tool designed to help private

markets, government officials and philanthropy identify and

comprehend the vitality of local real estate markets.

By using the analysis, public sector officials, non-profits /

philanthropy and private market actors can more precisely craft

intervention strategies in weak markets and support sustainable

growth in stronger market segments.

The Market Value Analysis (MVA) looks at communities at the

Census block group level to discover the variations of housing

market health, stability and opportunity in neighborhoods. It is

based fundamentally on local administrative data sources.

The analysis focuses on residential real estate because,

neighborhoods are – first and foremost – places where people

live.

The analysis then overlays other elements – job clusters,

mortgage financing, rental evictions, resident displacement risk,

life expectancy, etc. – to provide a more complete picture.

The analysis is done at the Census block group level because

even within discreet neighborhoods there can be significant

variation. By identifying pockets of opportunity or concern early,

communities can effectively “draft” on market forces or act

before problems expand.

Reinvestment Fund has done this work under contract to 

governments and foundations in locations including:

Philadelphia, PA 

Washington, DC 

Baltimore, MD 

San Antonio, TX 

Dallas, TX

Camden, NJ 

Newark, NJ 

Reading Area, PA 

New Orleans, LA 

State of Delaware 

Pittsburgh, PA 

Bethlehem, PA

Detroit, MI 

Houston, TX 

Milwaukee, WI 

St. Louis, MO 

Atlantic City, NJ 

Indianapolis, IN

Allegheny County, PA

Wilmington, DE 

Prince George’s County, MD

Akron, OH

Richmond (Area), VA
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Reinvestment Fund’s normative assumptions when analyzing
markets are as follows:

-- Public subsidy is scarce and it alone cannot create a market;

-- Public subsidy must be used to leverage, or clear the path, for
private investment;

-- In distressed markets, invest into strength (e.g., major
institution of place, transportation hub, environmental
amenities) – “Build from Strength”;

-- All parts of a city are customers of the services and resources
that it has to offer;

-- Actions are tailored to the market conditions;

-- Decisions to invest and/or deploy governmental (or other)
programs must be based on objectively gathered data and sound
quantitative and qualitative analysis.

Reinvestment Fund follows a disciplined process in conducting
the analysis. Steps are:

-- Acquire local data and geocode to Census block group.

-- Physically inspect and validate the data layers.

-- Conduct a statistical cluster analysis.

-- Identify areas that share common characteristics.

-- Map the result.

-- Physically inspect areas of the market for conformity with the
statistical/spatial representation.

-- Resolve and re-inspect until the MVA accurately represents
areas.

In conducting the analysis in Jacksonville/Duval County, members
of the Reinvestment Fund team spent many days on the ground,
driving through Jacksonville neighborhoods to confirm that what
we observed was consistent with the data.

In addition, Reinvestment Fund relied on the expertise of a Local
Steering Committee – individuals with knowledge and expertise in
Jacksonville housing markets, who could provide feedback on the
analysis as it unfolded, ensuring that the research stayed on track
and grounded in local realities.
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2018 JACKSONVILLE STEERING COMMITTEE 
Stephanie Burch, Housing & Neighborhoods Director, City of Jacksonville
Tripp Gulliford, Managing Director, CBRE Jacksonville
Sherry Hall, Deputy Tax Collector, Duval County Tax Collector’s Office
Janet Hamer, Community Development Manager, TD Bank
Keith Hicks, Chief Appraiser, Duval County Property Appraiser’s Office
Valerie Jenkins, Senior Community Development Officer, Wells Fargo
Phyllis Martin, Head of Community Impact and Strategic Investments, United Way of 
Northeast Florida
Shannon Nazworth, President & CEO, Ability Housing
Chuck Shealey, Real Estate & Lending Program Officer, LISC Jacksonville
Stephen Siegel, First Assistant State Attorney, Fourth Judicial Circuit of Florida
Alex Sifakis, President, JWB Real Estate Capital
Michelle Tappouni, Property Development Director, Ability Housing, and Chair, Urban 
Core CPAC
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DUVAL COUNTY BACKGROUND

Between 2000 and 2017, the population of Duval County grew

by almost 160,000 persons (+52,000 since 2014). Population

growth was greater among Black and Hispanic residents than

those who are White.

During the same period, the number of housing units grew more

substantially – 77,836 new units, or 17.9%. Growth since 2013 is

under 15,000 units.

Most of the growth in housing units occurred prior to 2007, when

the Great Recession began having an impact on housing

construction in Duval County. The bar chart on Page 13 shows the

sharp decline in the number of residential units permitted after

2006. While the pace of housing construction has begun to pick

up in recent years, it remains far below the pace experienced in

2000-2007.

Over this same period, real incomes in Duval County have declined

after adjusting for inflation. The charts on Pages 11 and 12 show

the changes in family and household incomes in Duval County in

both current dollars and after adjusting for inflation (in 1999

dollars).

Duval 
County White Black Hispanic

(all races)

Numerical

Change 2000-

2017

47,011 65,840 56,622

Percent

Change 2000-

2017

+9.2% +30.4% +183.5%

Share of Total 

2000
65.8% 27.8% 4.1%

Share of Total 

2017
59.7% 30.1% 9.7%
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CHARACTERIZING NEIGHBORHOODS
IN JACKSONVILLE AND DUVAL COUNTY
For its analysis, Reinvestment Fund assigns colors to block groups
– typically smaller than neighborhoods – so that the variations
across the city and county can be easily seen on a map.

The colors range from purple and blue tones – which indicate
strong markets – to green/yellow tones for mid-markets and
orange, terra cotta and brown for weaker markets.

A strong market typically has higher home sale prices, fewer
foreclosures, higher rates of owner occupancy and more home
improvements, among other factors. Conversely, weaker
markets would have lower prices, more foreclosures, less owner
occupancy and fewer improvements.

In all, the analysis looks at eight different variables in
determining the strength of the market in each Census block
group.

The map of Duval County on Page 16 uses the colors to show the
variations in strength across the county.

As in 2015, the areas along the riverfront south of downtown and
in the three Beaches communities are among the strongest
markets. But there are pockets of strength across the county,
including the Northside and the Westside.

Weaker markets tend to be clustered around the core city, west of
the St. Johns River. Springfield, showing increasing market
strength, and the central business district, are exceptions.

WORTH NOTING

One of the things to look for on this map are adjacencies – places

where weaker markets abut stronger ones. For example, look in

the southwestern sector below Normandy Boulevard and west of

I-295. There are stronger markets (blue) next to middle (green and

yellow) and weaker (salmon) markets. These adjacencies are

worthy of attention: they are places where weak markets might

have a negative influence on and erode stronger markets, or, with

the right interventions, where stronger markets may serve to lift

up and improve weaker markets. Since the last 2015 MVA, many

areas have been stable, but more have experienced relative

decline than appreciation.
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A B C D E F G H I

WEAKER MARKETSSTRONGER MARKETS

Higher Sale Prices

Fewer Foreclosures / Vacancies

Higher Owner Occupancy

More Home Improvements

Lower Sale Prices

More Foreclosures / Vacancies

Lower Owner Occupancy

Fewer Home Improvements

Market Value Analysis, 2018
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Use the map to inform and guide: development 
opportunities,  people-based measures, 
administrative actions.

Market Value Analysis, 2018



Stronger

Weaker

Market Value Analysis with Council Districts, 2018
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DETAILS ON EACH MARKET TYPE

As mentioned earlier, Reinvestment Fund uses a multitude of

variables to determine each market type. The tables on Pages 19

and 20 show some of the detail on each “cluster”, and how

prevalent it is within Duval County.

On Page 19, the market types are ranked by median sales price.

“Variance Sales Prices” is a measure of how similar prices are

within a block group. If homes are fairly similarly priced, the

variance number will be lower. If there is a wider range of home

prices in a block, the variance will be higher. Oftentimes, the

market in an area with similarly priced homes is more “settled,”

while a block group with a wide range of home prices could get

weaker or stronger depending on how a few properties turn.

“Water Shutoffs” is used as a proxy for vacant properties. The

JEA provided this data and it only provided “permanent” water

shutoffs, not the temporary shutoff that might occur as a home is

transitioned from one owner to another.

The “Foreclosure” column shows the percent of sales in a block

group that were as a result of foreclosure or sale back to the

lending institution. Also included are properties that remained in

a lender’s or investor’s real estate owned portfolio.

Homestead Exemption is a proxy for owner occupancy.

Subsidized Rentals indicates the relative presence of subsidized

rental housing units.

Percent Residential Land indicates the percent of land in the block

group that is residential, as opposed to commercial properties or

park land or vacant land.

Permits >$5,000 indicate significant home improvements.

Population, households and housing data come from the American

Community Survey’s 5-Year 2012-2016 sample. The table on Page

20 shows the number and percentage of households, housing

units and population in each cluster.



Market Cluster
Number  of 

Block 
Groups

Median       
Sales Price 
2016-2017

Variance    
Sales Price        
2016-2017

Water 
Shutoffs as a 

Percent of 
Residential 
Addresses, 

2017

Foreclosure 
Filings and 

Bank 
Registered 

Vacants as a 
Percent of 

Sales, 2017-
2018

Homestead 
Exemptions as 

a Percent of 
Housing Units, 
2017 (Owner 

Occupied)

Publicly 
Subsidized 

Rentals as a 
Percent of 

Rental 
Occupied 

Units

Percent 
Residential 
Land, 2017

Permits > 
$5,000 as a 
Percent of 

Housing Units

A 29 $420,100 0.64 2.1% 6.6% 63.7% 4.2% 68.4% 5.9%

B 70 $246,500 0.46 2.9% 12.1% 68.9% 2.6% 74.6% 3.4%

C 48 $185,500 0.50 3.2% 17.8% 62.8% 9.7% 27.3% 3.9%

D 99 $136,400 0.46 3.5% 23.3% 54.2% 6.1% 64.4% 2.0%

E 33 $99,200 0.57 6.0% 33.3% 32.1% 58.1% 50.4% 0.8%

F 83 $80,700 0.61 5.0% 20.0% 43.0% 7.9% 66.4% 1.3%

G 50 $44,500 0.79 7.6% 25.3% 40.0% 21.5% 60.8% 1.2%

H 19 $21,000 1.00 21.6% 19.8% 20.9% 78.5% 38.6% 0.5%

I 52 $19,200 0.99 19.2% 21.5% 32.9% 18.3% 57.2% 0.7%

All Block groups 483 $135,600 0.62 6.6% 20.1% 49.4% 15.4% 59.7% 2.1%

Average Cluster Characteristics
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MVA Cluster Number 
of Block Groups

Population Housing Units Households
Number Percent Number Percent Number Percent

A 29 43,607 4.6% 22,404 5.5% 19,161 5.3%

B 70 138,880 14.8% 59,484 14.6% 53,763 15.0%

C 48 155,506 16.6% 64,694 15.9% 56,842 15.8%

D 99 208,246 22.2% 88,561 21.7% 78,707 21.9%

E 33 73,113 7.8% 32,618 8.0% 28,058 7.8%

F 83 126,111 13.4% 56,243 13.8% 48,582 13.5%

G 50 65,234 7.0% 29,636 7.3% 24,557 6.8%

H 19 23,844 2.5% 10,105 2.5% 7,863 2.2%

I 52 51,912 5.5% 25,642 6.3% 19,030 5.3%

No Data 13 14,435 1.5% 6,759 1.7% 5,340 1.5%

Duval Co. Total 496 937,934 100.0% 407,446 100.0% 359,607 100.0%

Households, Housing Units and Population in Jacksonville’s Clusters
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HOW AFFORDABLE IS HOUSING IN 

DUVAL COUNTY?

One way to determine the affordability of housing is by

examining “cost burden” – that is, the percentage of household

income that is spent on housing.

The rule of thumb:

Housing costs should consume less than 30% of household

income.

Households that spend between 30%-50% of income on

housing are considered “moderately cost-burdened.”

Households that spend more than 50% of their income on

housing are considered “extremely cost-burdened.”

On Page 22, the chart shows that for the poorest households –

those earning less than approximately 30% of the Area Median

Income (AMI) in 2017, or less than $20,000 – there is very little

housing that would be considered “affordable.” More than half

of those households are extremely cost-burdened and another

quarter are moderately.

At the other end of the spectrum -- households earning more

than $50,000 a year or more – more than 90% of the households

can locate housing that is affordable.

That suggests that Duval County’s affordable housing needs are

most acute in the very low income ranges.

The map on Page 23 shows the percentage of renters in each

block group that is extremely cost-burdened. Note that

notwithstanding the fact that extreme renter cost burdens are

most notable among lower income households, many renters

living in middle and stronger markets experience these burdens.

The map on Page 24 shows the location of multifamily affordable

and voucher subsidized rental housing in Duval County. While

there is some dispersion of renters with Housing Choice Vouchers,

most of those voucher-holders are living in close proximity to the

sited assisted housing (e.g., housing authority units, units

subsidized by the Low Income Housing Tax Credit program).
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Percent of Renters Who Are Extremely Cost-Burdened
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Multifamily Affordable and Voucher Subsidized Rental Housing
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WHAT IS JACKSONVILLE’S GEOGRAPHY

OF OPPORTUNITY?

The maps on the following three pages are best viewed

sequentially.

The first map, on Page 26, shows the places in Duval Country

where a household earning about $26,000 a year might be able

to afford to purchase a home. All areas that are NOT affordable

to this household are shaded dark tan. Only the areas that are

colored would be affordable. Areas that have become

unaffordable to households at this income level since the prior

MVA are shaded with a darker tan.

The next map, on Page 27 shows the areas that would be

affordable to a household earning up to about $42,000 a year.

Much more of the county is affordable to this household.

The final map, on Page 28 shows the areas that would be

affordable to a household earning about $62,00 a year.

WORTH NOTING

Owing to rises in home sale prices and relative stability in income,
many areas have become unaffordable at each income level. For
those at 50% of median, much of the county is unaffordable,
leaving only those most distressed areas. At 80% of median, more
opens up – in fact, many middle market areas remain affordable,
although some have become too expensive for modest income
households. For those households at 120% of median, a few areas
that were affordable before are now not affordable. For example,
several of the communities west of the beach areas are now not
affordable to higher income households; so too are a set of areas
in the northwest and southern part of the county.

These maps depict the geography of opportunity for Jacksonville
residents. Since the last MVA, the geography has become a bit
more constrained and disadvantageous for those at modest and
lower income levels.



Median household income in 2017 for Duval County 

was $52,062. Visible MVA areas had median sales 

prices (2016/2017) less than 3 x 50% of median (or 
$78,093). 

Areas Affordable at up to 50% Median Household Income

Stronger

Weaker



Areas Affordable at up to 80% Median Household Income

Median household income in 2017 for Duval County 
was $52,062. Visible MVA areas had median sales 
prices (2016/2017) less than 3 x 80% of median (or 
$124,948). 

Stronger

Weaker



Median household income in 2017 for Duval County 
was $52,062. Visible MVA areas had median sales 
prices (2016/2017) less than 3x 120% of median (or 
$187,423). 

Stronger

Weaker

Areas Affordable at up to 120% Median Household Income
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HOW DID THE FORECLOSURE CRISIS
AFFECT DUVAL COUNTY?
Since the foreclosure crisis began in 2008, Florida has been at or
near the top of the list of states with the greatest rate of
foreclosure.

Foreclosure activity has gone down substantially since the prior
MVA. Although there remain areas wherein foreclosures remain
a substantial part of the market, most areas have returned to a
more modest impact of foreclosures on home sales.

Declines across the city are substantial, although some of the
areas west of I-95 and south of I-295 remain disproportionately
elevated.



Foreclosures as a Percent of Sales
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EVICTIONS AND INVESTOR OWNERSHIP
New data not previously available to us was brought to this

analysis – the number of rental households against which
evictions were filed. The data we map come from the Duval

County courts.

For a more longitudinal look at eviction filings, the Eviction Lab

(www.evictionlab.org) reports a general decline in the eviction
filing volume/rate. For example, between 2010 and 2011

(inclusive), there were approximately 32,000 filings; between
2015 and 2016, there were approximately 24,000 thousand

filings in Duval County.

WORTH NOTING

The map on Page 32 shows the most recent eviction filings from

the Duval County court presented along with the MVA and areas

where investor sales predominate. A few observations:

(a) eviction filings in 2017 were very much concentrated in areas

with investor sales;

(b) several middle market areas manifest a relatively large

number of filings, even where investors did not predominate;

(c) especially in some of the weaker markets where previously

foreclosures were acutely high, the impact of the transition of

owners to renters now shows those areas to be persistently

experiencing involuntary turnover.

http://www.evictionlab.org/


Relationship Between Eviction Filings and Investor Purchases
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HOW DO JOB CENTERS RELATE TO  

NEIGHBORHOODS?

A healthy housing market is closely tied to a healthy job market.

And in sprawling Duval County, the availability of transportation

between work and residence is a particular concern.

The map on Page 34 shows the concentration of low-moderate

income jobs, that is, jobs where the annual pay is $40,000 or

less. These are non-military and non-government jobs.

The map works like a heat map – the “hotter” the color the more

concentrated the jobs. (There are jobs outside of the “heat-

colored” areas, but they are not spatially concentrated.)

These lower and moderate income jobs are concentrated in the

center city, the Phillips Highway corridor, and many other areas

that are familiar to residents.

The map on Page 35 shows the concentration of higher-paying

jobs – those with annual pay of more than $40,000. These jobs

are less widely available, but many of the concentration patterns

are the same.

On Page 36, we overlay the low/moderate-wage map with a map

of JTA transportation routes, showing the downtown skyway, the

JTA bus routes and community shuttle service areas.

On Page 37, we observe the residential location of workers in the

inner core.

WORTH NOTING

At a glance, it appears that JTA routes are reasonably well-
matched with job centers. However it is important to recognize
that even when a JTA line goes through a block group, it may still
be a substantial distance for a resident to walk from their home to
access that line (or from the transit stop to their final destination).
Experts in public transportation always are careful to note that it is
not merely the presence of a public transportation option; there is
also the consideration of the amount of time between two buses,
for example, going in the same direction.

As before, downtown workers are coming from all over the county
with some observable growth in workers commuting from areas a
“ring” or two from the core.



Low/Mod Income Job Centers (Jobs per mi2 )



Higher Income Job Centers (Jobs per mi2)



Low/Mod Income Job Centers (Jobs per mi2)



Stronger

Weaker

Residence of People Working in the Inner Core
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HOW MARKET CHANGES IMPACT 

RESIDENTS

One potential downside to strengthening markets can be a

decline in affordability. We all are familiar with stories of older

neighborhoods that become “hot,” sending property values up

and pricing out long-time residents.

We use the Displacement Risk Ratio (DRR) as a means of

measuring this change.

The DRR is essentially the ratio of home sale prices to local

incomes. Incomes are established at 2010 and are inflated each

year by the Consumer Price Index. As the ratio rises, it reflects an

increasing unaffordability to existing residents and those who are

of a similar income as those residents who wish to locate to this

area. Rising DRRs thus are a measure of potential for

displacement.

Experience tells us that markets change block by block – in

changing areas, rehabbers and investors will acquire properties a

block or two outside of the core areas, and as they’re completing

those properties, they’re acquiring more.

The maps on Pages 39 through 44 display the Displacement Risk

Ratio (DRR) for two-year moving time periods in the Northbank,

Southbank, Downtown, Springfield, Riverside and Avondale

areas.

WORTH NOTING

Beginning in 2014, the Displacement Risk Ratio begins to rise
sharply in downtown and Springfield. In the summary slide (Page
45) note the significant shift in Springfield and Riverside over time.



Displacement Risk Ratio, 2011/2012



Displacement Risk Ratio, 2012/2013



Displacement Risk Ratio, 2013/2014



Displacement Risk Ratio, 2014/2015



Displacement Risk Ratio, 2015/2016



Displacement Risk Ratio, 2016/2017



Change in Displacement Risk Ratio
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CHANGES SINCE THE 2015 JACKSONVILLE 
MVA
Like Jacksonville, the Cities of Baltimore, Pittsburgh, Philadelphia,
Houston and New Orleans have conducted multiple MVAs (about
every three years). This enables city leaders to map and study
change over time, seeing both the successes of their investments
and emerging market challenges.

The map on Page 47 shows how home sale prices have changed
since the last MVA. Home sale prices across Jacksonville are up. For
example, in 2014, the median home sale price was approximately
$100,000; in 2017, the median was $137,000. Some parts of
Jacksonville experienced quite substantial rises. All block groups
with darker shades of brown rose at a percentage rate in excess of
the citywide average.

The map on Page 48 shows the change in homeownership based on
the city’s Homestead Exemptions. Note the concentration of areas
of decline (purple), especially in the areas previously and
contemporarily identified as weaker market areas.

Jacksonville’s 2015 MVA is displayed on Page 49 – it is modified
slightly to be represented in the 2018 color scheme. The reader is
cautioned not to just compare color to color because the market
types have changed due to changes in all of the MVA components.

The map on Page 51 identifies those markets that shifted – in
either direction – positively or negatively. There are more areas
that got stronger (green outline) than weaker (red outline). Of
particular concern would be places that are in the middle market
ranges that experienced substantial market decline since the prior
MVA.



Percent Change in Home Sale Price, 2013-2014 – 2016/2017



Percentage Point Change in Homeownership Since Last MVA



2015 MVA (using 2018 color scheme and model)



2018 MVA



Change in MVA Category since Last MVA
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OPPORTUNITY ZONES

Written into the 2017 Tax Cuts and Jobs Act was a provision that
the Senate architects (Sens Booker [D, NJ] and Scott [R, SC])
hoped would help bring private capital to lower income areas
without creating a new government program - the Investing in
Opportunity Act. In essence, the provision allowed taxes on
capital gains to be deferred if those gains are reinvested in
approved census tracts which have 20%+ poverty or under 80%
of the state or metro area’s median family income. Each state
Governor designated up to 25% of eligible tracts.
(https://www.flgov.com/2018/04/19/gov-scott-announces-28-
low-tax-opportunity-zone-designations-for-southwest-florida/)

Capital gains invested in opportunity zones can be reduced if
those gains remain in an opportunity fund for more than 7 years.
And the subsequent capital gains created in those funds can be
permanently excluded from tax if the funds remain in the
opportunity fund for at least 10 years.

The public benefit for this tax advantage is that investments
meet the intended purposes of the bill’s authors, which are to
support investments in and for economically distressed
communities and not to displace residents of distressed
communities.

WORTH NOTING

There are 21 Census tracts designated as Opportunity Zones in
Jacksonville. As expected, given the eligibility rules, most are
located in middle or stressed market areas. Springfield is
surrounded by Opportunity Zone eligible Census tracts – including
almost all of East Jacksonville. Given the mixture of residential and
other uses – including substantial vacancy – this incentive could
attract investment that is supportive of the residents. For example,
East Jacksonville has a large area that is inadequately served by
grocery stores. Tying this incentive to solving an existing issue –
like food access – for the residents of a community is consistent
with the legislative intent of the program.

Also note that the Census tracts surrounding, Florida State College
at Jacksonville and UF Health Science Center Jacksonville – as
anchors of strength in weaker markets – are designated
Opportunity Zone tracts.

https://www.flgov.com/2018/04/19/gov-scott-announces-28-low-tax-opportunity-zone-designations-for-southwest-florida/


MVA and Opportunity Zones
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LOOKING AHEAD: WHAT DO WE KNOW 
ABOUT THE EASTSIDE?
The Eastside is located east of downtown Jacksonville where the
St. Johns River bends and again begins to flow north.

The Eastside neighborhood generally lies between the river to
the east and the Springfield neighborhood to the west.

As the maps on the following pages show, Springfield is generally
in the middle market (or stronger) ranges – and as a market has
gained strength since 2015. The Eastside, however, remains in
the more stressed (salmon) market range, though the southern-
most section has shown some strengthening.

The current BLOCK by BLOCK study shows the strengthening of
markets in Springfield and the accompanying Displacement Risk
Ratio. It also shows a slight strengthening in the southern part of
the Eastside.

As development is anticipated on municipally owned properties
south of the Eastside, and assuming Springfield continues to
strengthen, what might we expect to happen in the Eastside?

Using the BLOCK by BLOCK data, Jessie Ball duPont Fund staff 
conducted a parcel-by-parcel study of the Eastside to 
understand who owned property there, how it was used and 
what recent changes had occurred. The documented results are 
being shared with stakeholders and community groups that are 
wrestling with the balance between growth and affordability.



Focus on Eastside Neighborhood, 2018 MVA



Focus on Eastside Neighborhood, 2015 MVA
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HOW DO OTHER CITIES USE THIS 
ANALYSIS?
The Cities of Baltimore, Pittsburgh, Philadelphia and New Orleans
have conducted multiple MVAs (about every three years). This
enables city leaders to map and study change over time, seeing
both the successes of their investments and emerging market
challenges.

Among other things, the research has informed the City of
Baltimore’s approach to address vacant and abandoned property
allowing it to prioritize needs and channel limited funds where
they will be most effective. To learn more visit
www.vacantstovalue.org.

The State of Delaware uses its statewide MVA to incent
applicants for Low Income Housing Tax Credits to create housing
in particular MVA market areas – stronger, more opportune real
estate markets. They award up to 10 points on their Qualified
Allocation Plan for projects in those stronger areas.

Several cities are using their MVAs as a critical component of the
Consolidated Planning process and the associated Assessment of
Fair Housing.

The New Orleans and Houston MVAs were a critical component in
prioritizing investments in the wake of natural disasters.

A truly novel use of the MVA is in Pittsburgh’s P4 Initiative – a
collaborative of government, philanthropy and the private sector
– wherein the MVA is used to assign preference points for
development projects based on the location and MVA category.

Pittsburgh’s Urban Redevelopment Authority has incorporated the
MVA into a broad set of development decisions. To learn more:
https://www.ura.org/pages/data-analysis-decision-making-
through-the-ura-real-estate-department

The recently completed MVA was a critical component in the
design of the award-winning Blight Plan for Bethlehem, PA.

Philadelphia and other cities (e.g., New Orleans, Richmond) use
their MVA to guide land banking strategy as well as to inform
public investment and program design.

http://www.vacantstovalue.org/
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For more information on the Jacksonville / Duval County study, please contact:
Ira Goldstein, President, Policy Solutions, Reinvestment Fund

ira.goldstein@reinvestment.com
or

Colin Weidig, Senior Policy Analyst
colin.weidig@reinvestment.com
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