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Welcome

The Honorable Michelle Lincoln
Chair

South Florida Regional Planning Council
Mayor Pro Tem and Monroe County 

Commissioner, District 2; President, Florida 
Association of Counties; Member, 2055 Florida 

Transportation Plan Steering Committee



Thank You To Our Silver Sponsors!



Thank You To Our Bronze Sponsors!



Thank You To Our Partner!



Housekeeping Items:

ÅBios and CEDS Report: Scan the QR codes on the agenda.

ÅPresentations: Will be posted on the SFRPC website after the 

event.

ÅAICP Credits: Sign-in sheets for 4.0 hrs. CM are available at the 

registration desk.

ÅSpeaker Questions: Staff will be available with a microphone for 

questions from the audience at the end of each session.



Welcome

The Honorable Steve Geller
Broward County Commissioner, District 5; Former 

State Senator; Immediate Past Chair, SFRPC; 
Chair, SFRPC CEDS Strategy Committee



Regional Overview

Randy Deshazo
Deputy Director & Director of Economic Development

South Florida Regional Planning Council 
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ά¢ƘŜ .ǳǎƛƴŜǎǎ /ŀǎŜ ŦƻǊ 
TOD with Affordable
and WorkforceIƻǳǎƛƴƎέ

Randy Deshazo, Deputy Director, Director of 
Economic Development and Research. 
rdeshazo@sfrpc.com
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Broward Center for the Performing Arts



South Florida is Facing a Dual Crisis of Housing Affordability 
and Traffic Congestion

/ƘŀƭƭŜƴƎŜǎ ŦŀŎƛƴƎ ǘƘŜ {ƻǳǘƘ CƭƻǊƛŘŀΩǎ 9ŎƻƴƻƳȅ ŀƴŘ 
Residents

Å{ƻǳǘƘ CƭƻǊƛŘŀ Ƙŀǎ ǘƘŜ bŀǘƛƻƴΩǎ І с ƘƛƎƘŜǎǘ ǊŀǘŜ ƻŦ ǘǊŀŦŦƛŎ 
congestion

Å Congested driving time in South Florida =  1.8X the 
National Average 

Å Traffic Congestion and extended commute times are 
compounded by a critical shortage of attainable, 
affordable housing near employment centers 

Å Two-worker households face distant workplaces and the 
άƳƛǎǎƛƴƎ-ƳƛŘŘƭŜέ ƘƻǳǎƛƴƎ ǇǊƻōƭŜƳ ŀƴŘ ƻŦǘŜƴ άŘǊƛǾŜ ǳƴǘƛƭ 
ǘƘŜȅ ǉǳŀƭƛŦȅέ ƛƴŎǊŜŀǎƛƴƎ ǘǊŀǾŜƭ ǘƛƳŜ ŀƴŘ ŜȄǇŜƴǎŜΣ ǎǘǊŜǎǎΣ 
time away from their families and communities, and 
increased likelihood of traffic accidents 

ÅWorkers are calling it Quits:  Since 2019, the 20-34 year 
old resident population has declined 5.3% (-62.5K) and 
45-59 year-old residents by 3.5% (-45.7K)

Housing and 
Transportation 

Crisis

Workers 
Live Far 

from Jobs

Longer 
Commutes

High 
Congestion

High 
Housing 

Costs



High Housing + Transportation Costs Constrain All Other Spending

According to national benchmarks, housing costs should 
not exceed 30% of Median Household Income (MHI) and 
transportation should not exceed 15% of Median 
Household Income (MHI)

²Ƙŀǘ ƛŦΧ

The typical household in the region spent 30% on housing 
and 15% on transportation? Then the typical household 
would see other pre-tax income increases of $6,100 per 
year from $35.8K to $41.9K a year. 

If realized this represents = an additional $14.3 billion in 
household income per year in Southeast Florida.

wŜŀŎƘƛƴƎ ǘƘŜ ƴŀǘƛƻƴŀƭ ōŜƴŎƘƳŀǊƪ Ƴŀȅ ōŜ ŀ ǎǘǊŜǘŎƘΧ

34%

19%

47%

Housing Transportation Remaining Income

Existing Conditions

Southeast Florida Area
Median Income (AMI) Spending

Source: Center for Neighborhood Technology, 2022; SFRPC, 2025



Enhanced Mobility Benefits Everyone

Source: FDOT 2023-commuting-trends-report.pdf, 2023.
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A 1% rise in jobs within commutable time of South Florida homes could boost annual household 
income by $1.3 billion a year by improving job access for workersτespecially lower-income 
onesτand expanding employers' access to a broader, more skilled talent pool.

https://fdotwww.blob.core.windows.net/sitefinity/docs/default-source/planning/demographic/2023-commuting-trends-report.pdf?sfvrsn=ce2b7881_2
https://fdotwww.blob.core.windows.net/sitefinity/docs/default-source/planning/demographic/2023-commuting-trends-report.pdf?sfvrsn=ce2b7881_2
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https://fdotwww.blob.core.windows.net/sitefinity/docs/default-source/planning/demographic/2023-commuting-trends-report.pdf?sfvrsn=ce2b7881_2


Transit-Oriented Development Can Be a Strong Tool to Integrate Housing 
and Mobility Solutions

Labor Market Access

TransitςOriented 
Development and 
Communities reduces 
commute times, improves 
job access, and fosters 
economic mobility; impacts 
which grow with a critical 
mass of jobs

Property Values & Tax

Transit-Oriented 
Investments raise land 
values and open new 
funding opportunities 
through value capture and 
new induced development

Rail stations and Bus Rapid 
Transit (BRT) can add up to 
5-10% premium on 
property values based on 
transit network effects

Jobs & Business Growth

Transit-Oriented 
Investments stimulate 
employment in 
construction, retail, and 
services while creating 
more vibrant communities



TOD is Complicated and Developers Expect High Yield on Cost

Initial Estimated 
Development Costs

Gap Financing, and Design 
Changes

High-Rise Construction, 
Carrying Costs and Regs.

Interest Rates

Parking Requirements
and Costs

Yield on Cost

Land Cost

Total 
Development 

Costs

Assembly

Site Coverage

Public Land

Net Operating Income 
(Residential, Retail, Parking)

Infrastructure 
Costs

Yield on Cost: the annual return on 
investment based on the total cost of a 
project rather than its market value. 

ÅRents must offset high land and construction costs
ÅHigher interest rates elevate required yields ς TOD projects often need 6ς7% yield-on-cost
ÅSite design efficiency (net-to-gross) influences returns ς optimize layouts for rentable space



Ground Rent Leases: Trade-Offs with Costs and Community Benefits

Sources: Matthews Report, 2024.  Brickell, Miami, FL Retail Space for Lease. Retail Space for Lease in Brickell, Miami, FL. Fort Lauderdale Retail Space for Lease. Retail Space for Lease in Fort Lauderdale, 

FL. Fort Lauderdale Office & Retail Space Listings. Retail Space for Lease in Lake WorthΣ C[Φ [ƻƻǇbŜǘΦ άwŜǘŀƛƭ {ǇŀŎŜ ŦƻǊ [ŜŀǎŜ ƛƴ Lake Worth Beach, FL.Lake Worth, FL Retail Space for Lease.  Miami-Dade 

County Department of Transportation and Public Works. Delivering Transit-Oriented Communities: Presentation to MPO Board. March 2023. https://www.miamidade.gov/transit/library/delivering-TOCs-

presentation-mar-23.pdf. aŎ5ƻƴŀƭŘΣ wŀƛƴŜǊΦ άоvнп {ƘƻǇǇƛƴƎ /ŜƴǘŜǊǎ aŀǊƪŜǘ wŜǇƻǊǘΥ aƛŀƳƛΣ C[Φέ Matthews Real Estate Investment Services, September252024. Accessed August5 2025.

Ground Rent Tier Likely Business Types Street Activity
Local Retailer

Feasibility

Very High
Flagship banks, luxury boutiques, large anchors,
Prime urban food malls

High (Food Malls), Low 
(Banks)

Very low

High
Fast-casual chains, convenience stores, pharmacies, 
urgent care 

Moderate to high day and 
evening

Low

Moderate
Cafés, wellness stores, local service providers, co-working 
and hybrid office-retail, neighborhood grocery and 
specialty, fitness and gyms

Moderate/high in 
walkable areas

Selective 
affordability

Low
Independent restaurants, convenience stores, 
neighborhood retail, barbers, laundromats, discount 
stores

High local foot traffic 
frequency

High

Subsidized / 
Nominal

Nonprofits, mission-serving services (daycare community
grocers, community health care)

Very high if activated Very high

https://www.commercialcafe.com/retail/us/fl/brickell/
.”%20https:/www.cityfeet.com/cont/brickell-miami-fl/retail-space-for-lease
https://www.propertyshark.com/cre/retail/us/fl/fort-lauderdale/
https://www.loopnet.com/search/retail-space/fort-lauderdale-fl/for-lease/
https://www.squarefoot.com/office-space/fl/fort-lauderdale
.”%20https:/www.loopnet.com/search/retail-space/lake-worth-fl/for-lease/
https://www.loopnet.com/search/retail-space/lake-worth-beach-fl/for-lease/
https://www.cityfeet.com/cont/lake-worth-fl/retail-space-for-lease
https://www.cityfeet.com/cont/lake-worth-fl/retail-space-for-lease
https://www.miamidade.gov/transit/library/delivering-TOCs-presentation-mar-23.pdf
https://www.miamidade.gov/transit/library/delivering-TOCs-presentation-mar-23.pdf
https://www.miamidade.gov/transit/library/delivering-TOCs-presentation-mar-23.pdf
https://www.miamidade.gov/transit/library/delivering-TOCs-presentation-mar-23.pdf
https://www.miamidade.gov/transit/library/delivering-TOCs-presentation-mar-23.pdf
https://www.miamidade.gov/transit/library/delivering-TOCs-presentation-mar-23.pdf
https://www.miamidade.gov/transit/library/delivering-TOCs-presentation-mar-23.pdf
https://www.miamidade.gov/transit/library/delivering-TOCs-presentation-mar-23.pdf
https://www.miamidade.gov/transit/library/delivering-TOCs-presentation-mar-23.pdf


Overcoming Those Barriers Requires a Multitrack Approach

Density & Upzoning

ÅHigher Floor Area Ratio 
(FAR)* unlocks more units 
and revenue

ÅMore market rate units, 
the more the project is 
likely to pencil out

Land Cost & Assembly

ÅTransit-proximate land 
commands a premium

ÅCompetition drives up 
acquisition costs

ÅPublic Private Partnerships 
help projects pencil out

Parking & Regulation

ÅStructured parking is 
costly and consumes 
leasable space

ÅFlexible parking and 
mixed-use zoning are 
critical

*The Floor Area Ratio (FAR) defines the balance between a building's usable floor space and the lot size it occupies



Live Local Act & Policy Reforms

Funding & Tax Incentives: Fully funds state housing programs (SAIL/SHIP) and introduces 
property tax exemptions for missing-middle units

Geller Amendment (Broward County Land Use Plan Policy2.16.3 and Policy2.16.4):  Provides 
density bonuses that allow additional residential units in exchange for long-term affordable 
housing and extends the program to parcels in Commerce or Activity Center areas near major 
roads or transit.

Rapid Transit Zone (Miami-Dade County): grants the County, rather than municipalities, 
exclusive authority over development within designated areas around Metrorail and other 
rapid transit corridors to encourage higher-density, transit-oriented development.

Local Trust & Surtax

ÅMiami-5ŀŘŜΩǎ 5ƻŎǳƳŜƴǘŀǊȅ {ǳǊǘŀȄ όлΦр҈ ƻƴ ǊŜŀƭ ŜǎǘŀǘŜ ǘǊŀƴǎŀŎǘƛƻƴǎύ ŦƛƴŀƴŎŜǎ ƭƻŀƴǎ ŦƻǊ 
affordable housing

ÅFunds provide gap financing for TOD projects and boost Low Income Housing Tax Credits 
(LIHTC) applications



Case Study: Dadeland South and North
Eastward Ho! Planning Project

SFRPC, Florida DCA, Miami-Dade County

Overview

Through strategic zoning, joint development, catalytic mixed-use projects, 
intermodal infrastructure upgrades, and market-driven high-density 
ōǳƛƭŘǎΣ 5ŀŘŜƭŀƴŘ {ƻǳǘƘΩǎ ƳŀǎǘŜǊ ǇƭŀƴƴƛƴƎ Ƙŀǎ ŜŦŦŜŎǘƛǾŜƭȅ ŎǳƭǘƛǾŀǘŜŘ ŀ 
robust transit-oriented landscape.  

Process and Strategies

ÅMetropolitan Urban Center zoning around Metrorail (since 1999)

ÅJoint development and revenue-sharing to support station-area growth 

ÅDowntown Dadeland project as a mixed-use anchor (completed 2005)

ÅTransit intermodal hub enhancements to integrate modes (begun 2024)

ÅEmergence of high-rise, walkable building stock near transit



Case Study:
Fort Lauderdale Uptown Village

Context & Components

Public-ǇǊƛǾŀǘŜ ά9ƴǾƛǎƛƻƴ ¦Ǉǘƻǿƴέ 
initiative (beginning in2014)

Master plan with form-based code to foster 
TOD (late 2019)

wŜȊƻƴƛƴƎ ǘƻ ŀƴ άŀŎǘƛǾƛǘȅ ŎŜƴǘŜǊέ ǿƛǘƘ 
streamlined approvals 

Street-level mixed-use development with 
pedestrian orientation 

Connectivity upgrades and mobility hub 
integration 

Cypress Creek Mobility Hub Study, which links 
regional transit, buses, and multi-modal 
amenities

Example of
2025 Project



P3 Case Study:
Boca Raton Tri-Rail Station 

The Colony Project in Boca Raton is a landmark initiativethat 
buildsstrong momentum for a transit-oriented community

Strategic Location Near Transit: Boca Raton Tri-Rail Station

Mixed-Income Housing: workforce and market rate

Transit Incentives: Residents receive a 50% Tri-Rail discount

Commuter-Friendly Infrastructure: Additional parking spaces 

Federal Backing for Sustainable Growth: US DOT

Part of TOC- Supportive Regional Activity - Proximate to Florida 
Atlantic University, the Boca Raton Innovation Campus (BRIC) and 
ά¦ƴƛǾŜǊǎƛǘȅ ±ƛƭƭŀƎŜέΣ ŀ тт-acre mixed-use development (plans 
revised in 2024)



Recommendations

Manage Parking

ÅReducing minimum requirements where appropriate 
may encourage transit use

ÅImplement shared parking and hide parking 
structures

Active Transportation

ÅProvide comprehensive bicycle infrastructure and 
secure parking

ÅEnhance pedestrian pathways with shade, seating, 
and wayfinding

ÅDesign transit-supportive densities to encourage 
walking and cycling

Sense of Place

ÅPromote architectural cohesion reflecting local 
identity

ÅPrioritize human-scale design with narrow streets 
and active facades

ÅIntegrate landmark features and public art to aid 
wayfinding

Targeted Transit & TOD Investments

ÅBRT lines on SR-7/US-441, SR-817 & NW 27th Ave

ÅDevelop TOD around Brightline & Tri-Rail including          
MiamiCentral, Fort Lauderdale, Aventura, 
Boca Raton, and West Palm Beach

First & Last Mile Solutions

ÅImprove access with pedestrian pathways, bike 
lanes, and bike share

ÅDevelop buffered multi-use paths and local 
circulators



Equip Public Officials, Business Leaders, 
and Community Leaders with the 
information needed to enhance 

collaboration these stakeholders on the 
vital issue of reducing housing and 

transportation costs to:

ÅIncrease affordable and workforce housing within 
TOD corridors;

ÅMake transit as attractive and more convenient 
than single-occupancy vehicles;

ÅPromote funding and regulatory reforms 
supporting TOD and affordable housing; and

ÅEnhance job accessibility through integrated 
transit and housing opportunities

Our Goal Today



Questions?
Randy Deshazo, Deputy Director, Director of 
Economic Development and Research. 
rdeshazo@sfrpc.com 



SLIDE TIPS

ÁThere are two other 
photo options for Q&A 
unkfgu"kp"ҵNc{qwvҶ0

Regional Overview



Building the Regional Economy: 
Development Around Transit

Moderator: 
Sandra Veszi Einhorn
Chair, Florida Housing 
Finance Corporation; 
Executive Director, 
The Coordinating 

Council of Broward

Teddy Lhoutellier
Director of 

Sustainability 
University of Miami 

Juan Carlos Liscano  
Vice President, 

Miami, American 
Airlines

Rodrick T. Miller
President and CEO 

Miami-Dade Beacon 
Council

Bob Swindell
President and CEO 

Greater Fort 
Lauderdale Alliance 





SLIDE TIPS

ÁPlease keep divider titles 
short and to the point. 
Using the same titles as 
on the agenda will help 
guide audiences.
ÁThere are two other 

photo options for divider 
unkfgu"kp"ҵNc{qwvҶ0

BREAK



Is the Market Compatible with Vision?

Moderator: 
Chad Maxey

Vice President 
Diversified Companies

Kim Briesemeister
Principal

RMA

Lindsay Lecour
Executive Vice President 

Development, 
Atlantic|Pacific 

Companies

Albert Milo, Jr.
President

Related Urban

Tim Wheat
Partner

Pinnacle Communities 
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MAGNUS BRICKELL 



Pinnacle  441  is a vibrant,  multi -phase, mixed -use 
development  designed  to enhance community  living  
and commercial  opportunity .  With 213  total  
affordable  apartment  homes  and thoughtfully  
planned  spaces, this development  also offers:

Å 6,780  square  feet  of  commercial  space,  ideal  
for retail  with State Road 7 frontage  along  with an 
additional  live/work  unit

Å Luxury  amenities  including  a covered  outdoor  
patio  and ê´sª®¯^z ªk^zs®·ë gaming  room  

Additionally,  the development  includes  a large,  
welcoming  public  plaza  with  sculpture  art  located  
at the intersection  of  SR 7 and Johnson Street.  This 
area features  bike  racks  and  enhanced  bus 
shelters  served  by  multiple  routes,  including  
express  bus  service,  making  Pinnacle  441  a true
transit -oriented  community .

Pinnacle 441 was selected  as the êN®ª¯g®¯ªk« 
Award ë winner  for  the  Best  Affordable  Housing  
Community  in South  Florida  by  the  South  Florida  
Business  Journal  in 2024 . 

Hollywood, Florida


