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Summary of Workforce/Affordable 
Housing Need Requirements for  

the City of Coral Gables

FUTURE COST-BURDENED 
WORKFORCE/AFFORDABLE HOUSING 
NEED

Workforce/affordable housing need should be met 
in the City of Coral Gables through a four-pronged 
approach. First, future cost-burdened workforce/af-
fordable housing need that is projected at 186 units 
for the 10-year period 2005 to 2015 should be met 
by a growth share approach. For every eight new 
market units, one workforce/affordable unit should 
be built. For every 24 jobs (8,000 square feet) of 
nonresidential development, one unit should be 
built. Over a projected 10-year development period, 
118 units should be delivered by up to 946 non–cost 
burdened units. The remaining 68 units should be 
delivered by 1,632 gross new jobs created over the 
period. This is equivalent to 24 jobs per 8,000 square 
feet at a ratio of 3 jobs per 1,000 square feet. In order 
to deliver these units, developers should be given 
density/FAR bonuses, height bonuses, and parking 
provision forgiveness. 

Units constructed as workforce/affordable housing 
should be built in a ratio of one very low income 
(40% of median), one low income (60% of median), 
and one moderate income (100% of median). Units 
not able to be built should require a cash contribution 
of 60% of construction costs.

REHABILITATION WORKFORCE/
AFFORDABLE HOUSING NEED

Rehabilitation workforce/affordable housing need, 
for households under 120% of median household 
income, consists of 113 units of deteriorated housing 
(old units with one defect; newer units with more than 
one defect) that should be dealt with over the period 

2005 to 2015. Rehabilitation workforce/affordable 
housing need should be addressed by establishing a 
grant fund for 75% of the estimated cost of repair. The 
cost of repair would be determined by city-approved 
contractors. In order to receive a grant the owner would 
validate that the property contains a moderate-income 
or below-moderate-income tenant. Once improved, the 
property would remain as workforce/affordable for 10 
years. The maximum amount of an individual grant is 
75% of $20,000, or $15,000 per unit.

Money for this grant fund should be raised by increas-
ing local non-new construction building permit fees by 
10% and dedicating the funds to workforce/affordable 
housing. Funds should be distributed to local property 
owners on a first-come, first-served basis. Units should 
receive grants through a 1/3 by 1/3 by 1/3 distribution 
to serve very low, low-, and moderate-income house-
holds, respectively. Should one or the other category 
dominate in terms of initial requests, a subsequent ef-
fort should be made to give priority to the categories of 
owners least represented among grant requests.

PRESERVATION WORKFORCE/
AFFORDABLE HOUSING NEED

Preservation workforce/affordable housing need in-
volves protecting those workforce/affordable housing 
units that are in existence today. The mortgage or rent 
supplements for some of those units may expire, and 
a portion of the current workforce/affordable housing 
stock could be lost in the future. In order to preserve 
the stock, active efforts must be undertaken to seek 
out and reclaim the units. This is done by aggressively 
pursuing rent supplement renewals and attempting to 
get property owners to maintain these units in and, if 
possible, permanently dedicate them to workforce/af-
fordable housing status.
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In the City of Coral Gables, very few or no such units 
currently exist. As a result, it behooves the city to seek 
out residential foreclosed properties or to convert 
vacant nonresidential properties for workforce/afford-
able housing purposes. Although Coral Gables has 
not had an inventory of workforce/affordable hous-
ing to preserve in the past, it does not mean that the 
city should not aggressively get into the business of 
creating this type of inventory. Over the period 2005 
to 2015, the City of Coral Gables should create 50 
workforce/affordable units within the existing stock 
and preserve them for a future workforce/affordable 
housing tenantry. This should be done by interven-
ing in the tax foreclosure process to have access to 
such properties. The funds to access such properties 
should come from tax delinquent fees paid to the city 
on an annual basis. Approximately $250,000 should 
be reserved annually for such purposes.

BACKLOG COST-BURDENED 
WORKFORCE/AFFORDABLE HOUSING 
NEED

Within the City of Coral Gables, there are 2,111 
households below 120% of median household in-
come that are cost-burdened at 50% of their income. 
This represents 12% of all households and 30% of 
all households below 120% of median household 
income. The goal of the City of Coral Gables should 
be to reduce this backlog of cost burden by 5% or 106 
units over the period 2005 to 2015. The city should do 
this by more effective use of the real estate transfer 
tax to create a fund whereby the city could buy down 
units in condominiums or rental structures sufficient 
to render them affordable. This is not necessarily 
the purchase of a full unit but rather a partial rent or 
ownership buydown for those who currently pay a 
significant amount of their income for housing. This 
rent/ownership buydown would take place as long as 
the unit is kept within the means of a tenant below 
120% of median for a specified period of time. The 
landlord would have to justify the amount of the buy-
down; that is, the difference between what the tenant 
can afford and the local fair market rent capitalized 
into a purchase price.

ADDRESSING THE MULTIPLE 
COMPONENTS OF WORKFORCE/
AFFORDABLE HOUSING NEED

Overall, the City of Coral Gables should address 450 
units of workforce/affordable housing need over the 
period 2005 to 2015. This is composed of 186 units 
of future cost-burdened workforce/affordable housing 
need, 113 units of rehabilitation workforce/affordable 
housing need, 50 units of preservation workforce/af-
fordable housing need, and 106 units of backlog 
cost-burdened workforce/affordable housing need 
(tables 48 and 49).

On average, the city should address about 45 units per 
year for the 10-year period. It is quite conceivable that 
the City of Coral Gables may not meet the full amount 
of rehabilitation workforce/affordable housing need 
or preservation workforce/affordable housing need 
because, in the first case, residents either fail to or 
do not want to avail themselves of the program or, in 
the second case, opportunities may not come along 
for the city to access tax delinquent or foreclosed 
properties. On the other hand, due to the pressure for 
mixed-use development and the densification of areas 
surrounding and in the CBD, the city could address 
more future workforce/affordable housing need than 
original growth plans indicated. If more future growth 
occurs, some of the produced workforce/affordable 
housing should be directed to backlog workforce/af-
fordable housing need. The other categories of need 
still should be met individually, however. The reha-
bilitation workforce/affordable housing effort should 
require significant advertising to encourage owners 
of deteriorated properties to participate in the grant 
program. The preservation workforce/affordable 
housing effort should require city staff to diligently 
seek out foreclosed or tax delinquent residential and 
nonresidential properties to make them part of the 
residential stock. 

Coral Gables should not address workforce/afford-
able housing without partners. Miami-Dade County’s 
Housing Finance Authority and Housing Agency has 
in place funds and expertise to address workforce/ 
affordable housing. These certainly should be tapped 
as well as state and federal resources (see the enclosed 
Appendix).
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TABLE 48 
Addressing Workforce/Affordable Housing Need in Coral Gables 

Type of Workforce/Affordable Housing Need Units Delivered 2005–2015 
Future cost-burdened need 186 
Rehabilitation 113 
Preservation 50 (45 units annually) 
Backlog cost-burdened 106
 Total 455 
Source: Center for Urban Policy Research, Rutgers University, 2005. 

TABLE 49 
Coral Gables Workforce/Affordable Housing Needs and Remedies 

by Type, 2005–2015 
Type of Workforce/Affordable 

Housing Need 
(Households <120% of Median) 

Units How Need Should Be Addressed What Is Impacted 

I. Future Cost-Burdened 
Workforce/Affordable 
Housing Need  
(>50% of income for housing 
costs)             

186 
units 

Inclusionary Housing 
1 per 8 units market residential 
1 per 8000 ft2 market 
nonresidential  
(Costs could be paid into fund )

New residential 
and nonresidential 
development 

II. Current Rehabilitation 
Workforce/Affordable 
Housing Need (Three indices 
of deteriorated need – require 
two for deterioration or one 
plus old unit) 

113 
units 

Provide 75% of rehab costs as a 
grant by raising local non-new 
construction building permit fees 
by 10% 

Existing 
residential and 
nonresidential 
space improvers  

III. Preservation 
Workforce/Affordable 
Housing Need (Existing units 
likely to be lost or if none, 50 
units added ) 

50
 units 

Buy down residential units or 
convert nonresidential space that 
comes available through the tax 
foreclosure process or through city 
gifts/purchases 

General taxpayers 
(minimally) 

IV. Backlog Cost-Burdened 
Workforce/Affordable 
Housing Need       

Source: Center for Urban Policy Research, Rutgers University, 2005. 

(Goal – 5% of existing need) 
(>50% of income for housing 
costs)

106 
units 

Provide subsidy to landlords to 
lower rent for existing units 
through more efficient use of the 
Real Estate Transfer Tax (SHIP 
Program) 

Existing 
residential and 
nonresidential real 
estate transfers 
(statewide) 

V. Total (10 years)    455 
units 

45 units per year for 10 years  Burden spread 
across all sectors 
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Del Monte Headquarters in Coral Gables (Planning Department, City of Coral Gables).
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Appendix:  
Federal and State 

Financial Resources 
for Affordable Housing 
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