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Everyone wants to be in South Florida



Everyone wants to be in South Florida



America’s 
Divergent History 
of Citybuilding



Why do people love visiting Europe?



American Cities Weren’t Always So Different



Just A Little Bit of Bait and Switch

WE FORGOT THIS

WE BUILT THIS

WE FORGOT THIS

WE NEVER MENTIONED 
THAT 25% OF THE CITY 

WOULD BE PARKING

OOPS
??????



Resulting in US Cities That Look Like This



Displacing People. Replacing Access.
Using Roads & Parking to Mandate the Need for More Roads & Parking

Source: Segregation by Design



Replacing Walking Access with Car Storage
Atlanta: 25% of space is car parking. America: 5 spaces per car, but a housing shortage.



Because it’s necessary for a successful economy?

Because it’s necessary to attract residents who 
pay taxes that support the community?

Because it’s a good investment?

This is the Norm for America. Why?



Thought Exercise
Economics, Capitalism, and City-
Building



Imagine we were Apple
iPHONE 14 iFLIP 47

Product Cost: $490

Sale cost: $1,099

Profit per Unit: $609

Volume: 200,000,000

Product Cost: $100 $110 $130

Sale Cost: $70 $100 $140

Profit per Unit: -$30 $-10 $10

Volume: 250,000 10,000 1,000



Imagine we were Apple: Ongoing costs
iPHONE 14 iFLIP 47

Fee Paid per User: $25/yr

Cost to Apple: $20/yr

Profit per User: $10

Volume: 50,000,000

Fee Paid per User: $25/yr

Cost to Apple: $45/yr

Profit per User: -$20

Volume: 250,000



Lafayette, Louisiana Tax Revenue



Lafayette, Louisiana Return on Investment



In·vest·ment
/ɪnˈvest.mənt/

CAMBRIDGE: the act of putting money or effort into 
something to make a profit or achieve a result

OECD: government investment creates a public 
infrastructure that is essential for long-term 
economic growth and societal well-being.

Sub·si·dy
/ˈsəbsədē/

OXFORD: A sum of money granted by the 
government or a public body to assist an industry 
or business so that the price of a commodity or 
service may remain low or competitive

CAMBRIDGE: money given as part of the cost of 
something, to help or encourage it to happen



What is a Good Government Investment?

What Makes Sense to Subsidize?

This is the Norm for America. Why?



Subsidized or Net Revenue Contributor?



Subsidized or Net Revenue Contributor?



Subsidized or Net Revenue Contributor?



Subsidized or Net Revenue Contributor?



Subsidized or Net Revenue Contributor?



Subsidized or Net Revenue Contributor?



Lafayette, Louisiana Return on Investment

LOW INCOME OR 
HIGH INCOME?

LOW INCOME OR 
HIGH INCOME? LOW INCOME OR 

HIGH INCOME?



Eugene, Oregon Tax Revenue per Acre



Eugene, Oregon Net Return on Investment per Acre



Subsidized: Most land is single family zoned







SOV Carpool Car 
service Bike Walk Bus BRT LRTTelework Commuter

Rail HSR

Solving Transportation & Housing Together

Single Family

Medium Density Non-Commercial 

TOD / Mixed Use, All Income

Urban Mixed Use, All Income

NET ROI 
PER ACRE -$1,381

+$1,498

+$3,515

$10,472



Popular Places, 
Costly Choices
Economics, Capitalism, and City-
Building



“We wake up earlier, but how much earlier 
should I have to suggest our daughter to wake 
up because traffic is so bad?”

Sunbelt cities are particularly vulnerable to 
congestion because of poor public transit.

Bad traffic hurts regional economies because 
people lose time they could be spending 
working. Shops and restaurants miss out on 
customers who can’t reach them.

“They way underestimated their growth.” 

Gridlock also threatens to make regions less 
competitive.

Companies are also hesitant to move operations 
somewhere with congested traffic [Amazon 
HQ2, others] 

Sunbelt Traffic Jams 
Are Frustrating 
Drivers and 
Threatening Growth

Worsening congestion gums up 
commutes in cities like Miami, 
Nashville and Las Vegas 

March 14, 2023



Time Spent Delayed in Traffic, South Florida

2019 2022

80
HOURS

105
HOURS

2025

??
HOURS

??

$4.5 Billion Regional Economic 
Impact 

#9 Highest in the World

#1 Increase (+30%) in US & Canada

$1,733 financial Impact per Person

$12,000/year Car Ownership Cost

#4 Most Expensive State in the US         
for car ownership



South Florida median monthly rent 
$2,349 

Los Angeles: $2,864 & New York metro: 
$2,895 

But median incomes are $84,409 in 
Greater New York and $82,503 in Greater 
Los Angeles

In South Florida median income is 
$63,814

The cost of housing has risen 2x the rate 
of consumer products and wages since 
1980

South Florida least 

affordable rental 

market in U.S., 

report says

According to Realtor.com renters in Miami-

Dade, Broward and Palm Beach counties 

spent 42.3% of their income on rent during 

the month of February

Mar 22, 2023



Florida is now America’s 
inflation hotspot

The Miami-Fort Lauderdale-West Palm Beach area 

has the highest inflation rate of metro areas 

with more than 2.5 million residents, with a 9% 

inflation rate for the 12 months ended in April.

That’s more than double the national average 

of 4%, according to data from the Consumer Price 

Index. The Tampa-St. Petersburg-Clearwater 

metro had the third-highest inflation rate in the 

country, at 7.3% for the year ended in May.

July 10, 2023

South Florida, +9% 

Tampa Bay, +7.3% 



High transport cost burden corresponds with high housing 
cost burden in places with low transit investment



Source: Consumer Expenditure Surveys, U.S. Bureau of Labor Statistics, September, 2022

High transport cost burden corresponds with high housing 
cost burden in places with low transit investment



Our very high housing + transpo burden

PALM BEACH COUNTY

Housing 
Share: 37% Housing + 

Transpo Share: 60%

© Copyright 2003-15 Center for Neighborhood Technology.

Housing Burdened:      H+T Burdened:         >45% (Low Income)
>55% (All Others)

>30%



Our very high housing + transpo burden

CITY OF MIAMI

Housing 
Share: 31% Housing + 

Transpo Share: 48%

© Copyright 2003-15 Center for Neighborhood Technology.

Housing Burdened:      H+T Burdened:         >45% (Low Income)
>55% (All Others)

>30%



And with deadly consequences

“Compared with automobile travel, 
intercity and commuter passengers 
have about 1/20th, urban rail 
passengers about 1/30th, and bus 
passengers about 1/60th the fatality 
rate per 100 million passenger-miles”

“Compared with automobile travel, 
intercity and commuter passengers 
have about 1/20th, urban rail 
passengers about 1/30th, and bus 
passengers about 1/60th the fatality 
rate per 100 million passenger-miles”

Florida roads 
nearly 11x 
deadlier 
than Norway 

LOCATION 2019 FATAL 2020 FATAL 2021 FATAL 2019 RATE 2020 RATE 2021 RATE (per 
100,000 population)

Florida 3,273 3,484 14.7 15.6
Broward 243 313 12.4 15.3
Palm Bch 197 212 12.7 14.5
Miami-D 308 346 10.2 11.5
Norway 108 93 80 2.0  1.7 1.5US

FL



What Should 
We Do?



Cost growth for residents…unsustainable

Long term government ROI…unsustainable

Growing traffic…unsustainable & unreliable

Roadway deaths…inexcusable & tragic

Quality of Life…decreasing

In Summary…



What Should 
We Do?



Rapid Change in What People Want

2019 2021

Percentage of people who want a car-free method of getting to Downtown WPB

25% 40%



Stop subsidizing the unprofitable
Build for connectivity & access, and provide transportation options to match
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Palm Beach TPA
Transportation Possibilities

Brian Ruscher, AICP



51

One Connected Region

Palm Beach - 561 Plan
Broward – Vision 2100
Miami-Dade – SMART Plan

Regional 
Transportation Vision



Regional Growth

1.5M

2.0M

2.7M

1.8M

2.2M

3.1M

PALM BEACH BROWARD MIAMI-DADE

2021 2045

Source: BEBR Medium Growth Projections, 2022 release

+ 40k people every year



Geometry Limitations

Complete Streets - safe access for 
transportation users of all ages and abilities

Safety – commitment to zero traffic-related 
fatalities and serious injuries

Transportation Options – Grow walking, 
bicycling, and transit ridership to maximize 
efficiency and enhance prosperity



561 Plan 
Corridors



Transportation & Housing Affordability

Source: Housing and Transportation (H+T) Affordability Index 2022 update

Percent of household income spent on:

no more than 30% considered affordable

37% housing

23% transportation
no more than 15% considered affordable 

31% housing

24% transportation

Florida AveragePalm Beach County



2050 Model

 Population
Density



2050 Model

 Employment
Density



2050 Model

 Employment +
Population
Density



The Future…

 Build-out roadway network
 Vehicle speed
 $1.7 Billion in roadway capacity for next 5 years

 ~200 lives lost per year
 Worsening congestion

Today’s Priorities…
Okeechobee Blvd todayRoad Capacity in next 5 years



The Future…

 Invest in moving people/goods differently
 Prioritize safety & convenience for everyone

 Transportation & land use connection
 Tradeoffs

Future potential…
Enhanced transit corridors Okeechobee Blvd in 2035? 2050?



Policies 
Should 

Enhance 
Mobility



Kick-Off Meeting
April 29, 2021

Completed December 2022



2045 TPA Long Range 
Transportation Plan

Why a Multimodal Corridor Study?

561 Plan 
Corridors

In 2045, these corridors will account for…

94% of all non-farm jobs
And within 2 miles of these corridors… 

68% of the population

Palm Tran Transit 
Development Plan 



Okeechobee Blvd & SR 7 Multimodal Corridor Study

64

A planning study that envisions a multimodal 
future for this 13.5-mile corridor



Premium + Enhanced Transit

65

BRT LiteBus Rapid Transit (BRT)

Frequent limited stop service, branded vehicles and stations, level 
boarding, off-board fare payment, transit signal priority
Light Rail Transit (LRT)

Primarily operates in 
mixed traffic

Primarily operates in dedicated bus lanesPrimarily operates in dedicated 
rail lanes



Transit-Oriented Development + Corridors

Connected Streets

Walkable & Multimodal

Strategic Mixed-Use Infill

Within ½-mile of Station

Robust Open Space/Parks

Stormwater Considerations

66



67



68

Military Trail Station Area



69

Military Trail Station Area



Potential for Okeechobee Blvd and SR 7?

70

17K
Market 

1.2K
Affordable 

72K
Jobs

15M
Sq Ft.

40K
Parking

10B
Ad Valorem



Focus on 
Station 

Planning

107 Stations



Stay Informed & Engaged

Visit TPA’s LRTP Page:
 Sign up to stay informed
One-stop for news & updates

 Public outreach & engagement
 Surveys
 Plan materials
 Call for projects (Summer-Fall)

PalmBeachTPA.org/LRTP
Get involved at PalmBeachTPA.org/LRTP



Thank You!
Brian Ruscher, Deputy Director of Multimodal

Bruscher@PalmBeachTPA.org



Natalie Crowley, AICP
Transit Oriented Development, Mobility, Housing
October 27, 2023



Origins and Vision of TOD

Tri-Rail & Coastal Link discussions date back to 2005



Origins and Vision of TOD



Origins and Vision of TOD
• 2017 – Palm Beach Gardens was approved for $150K of 
federal grant funding through SFRTA to develop a Station Area 
Master Plan, in partnership with TCRPC

• Several public meetings and workshops



Palm Beach Gardens TOD: Bold Visions



Challenges of TOD in PBG
• Transitioning from suburban to 
urban land use patterns

• Funding challenges (Station costs, 
O&M, staff)

• Lack of workforce housing

• Lack of a grid network

• Lack of proper codes

• But many opportunities also to build 
something unique & be a model for 
other small cities



Establishing the TOD
Palm Beach Gardens and Treasure Coast Regional Planning 
Council – consistent partners in leading local efforts

June 2018 – TOD Master Plan presented to City Council 

September 2018 – TOD Master Plan report finalized

November 2020 – TOD Master Plan report and 
Comprehensive Plan Future Land Use Element Text 
Amendment Objective and Policies adopted by City Council 
– Ord. 10, 2020

November 2022 – Land Development Regulations adopted –
Ord. 10, 2022



Public Participation



Public Participation



Public Participation



Brightline



Implementation of a TOD 
in Palm Beach Gardens



PGA Office Center
NextEra 

Energy/FPL

86 acres Master 
Plan approved for 
993,000 SF total

Resiliency -
Category 5 

Hurricane rated & 
500-year flood

Phase I is OPEN 
and includes 6-

story 280,000 SF
800-1000 
employees

Phase 2 approved 
for 6-story building 

with approx. 
500,000 and up to 
additional 1,000 

employees

NextEra 
Energy/FPL

86 acres Master 
Plan approved for 
993,000 SF total

Resiliency -
Category 5 

Hurricane rated & 
500-year flood

Phase I is OPEN 
and includes 6-

story 280,000 SF
800-1000 
employees

Phase 2 approved 
for 6-story building 

with approx. 
500,000 and up to 
additional 1,000 

employees





PGA Station

Redevelopment:

 396 MF units (40 
workforce)

 
200K SF office

Site Plan

Approved and 
residential under 

construction

Redevelopment:

 396 MF units (40 
workforce)

 
200K SF office

Site Plan

Approved and 
residential under 

construction







Gardens Station/PGA Station

Redevelopment: 
Demolish 

existing office 
building 

13 stories
Proposal for 625 

MF units (63 
units workforce)

Redevelopment: 
Demolish 

existing office 
building 

13 stories
Proposal for 625 

MF units (63 
units workforce)







Legacy Place

Redevelopment:

Demolish stand 
alone two 
restaurant 
buildings

Proposal for 450 
MF units

45 units restricted 
for workforce 

housing

Redevelopment:

Demolish stand 
alone two 
restaurant 
buildings

Proposal for 450 
MF units

45 units restricted 
for workforce 

housing



Project: DiVosta Towers
• Approved in 
2017
• 2 – 11 story 
buildings
• 223,943 SF 
professional 
office 
• Public art 
fountain with a 
bird motif



Downtown Palm Beach Gardens
• Redeveloped to Mixed 
Use

• 280 MF units

• 174 Hotel keys



Downtown Palm Beach Gardens

• 116,862 SF 
LifeTime recently 
opened

• Existing retail 
redevelopment with a 
significant public art 
component



Mira Flores

Redevelopment: 
Greystar

Demolish 32 
Garden Style 
apartments  

Proposal for 8-
story 

363 MF units
36 units restricted 

for workforce

Redevelopment: 
Greystar

Demolish 32 
Garden Style 
apartments  

Proposal for 8-
story 

363 MF units
36 units restricted 

for workforce







Workforce Housing
• Housing, Land Use, and Transportation are highly interdependent 

• WFH is a critical component of an economically viable City and TOD

• TOD Policies provide density bonuses for provision of workforce housing 
and financial incentives

StatusWFH UnitsTotal UnitsProject

Open14136Solera

Under Construction40396PGA Station

Under Review36363Mira Flores

Under Review63625PGA Station Ph. II (Gardens 
Station)

Under Review23230The Quaye

On the horizon40+400Hilltop

216+2,150TOTAL



INTENSITY BONUS DENSITY BONUS HOUSING TRUST 
FUND

IMPACT FEE WAIVERS 
OR CREDITS

BUILDING PERMIT FEE 
WAIVERS OR CREDITS

EXPEDITED 
PERMITTING

ADUs

COMM. CONT. TAX 
CREDIT

DOWN PAYMENT AND 
RENTAL MOVE-IN 

ASSISTANCE

SINGLE-FAMILY 
REHABILITATION

MULTIFAMILY REHAB P3 & CORPORATE 
GRANTS

LINKAGE FEE INCLUSIONARY 
ZONING

MANUFACTURED 
HOUSING

SHIP COMMUNITY 
LAND TRUST

WORKFORCE HOUSING ‘TOOLKIT’

NOT RECOMMENDED 
RECOMMENDED FOR FUTURE
RECOMMENDED



Adopted 
recommen
ded 
strategies 
2020

Adopted 
implementi
ng policies 
and 
specific 
text 
amendmen



54%

18%

18%

7%
3%

Fund Allocation: $5.55 Million

City-Wide Multi Family Rehab ($3M)

City-Wide Single Family Rehab ($1M)

Employee Purchase Assistance ($1M)

Employee Rent Assistance ($400K)

Administration ($150K)

Approved by City Council  
Resolution 61, 2023



www.pbgfl.com
ncrowley@pbgfl.com



Moderator: Kim DeLaney, Ph.D., Director of Strategic Development and Policy, TCRPC 
Brian Ruscher, AICP, Deputy Director of Multimodal, Palm Beach TPA 
Natalie Crowley, AICP, Director of Planning and Zoning, City of Palm Beach Gardens 
Jonathan Hopkins, Principal and Founder, Smart Mobility Associates 

Questions ?



Moderator: Kim DeLaney, Ph.D., Director of Strategic Development and Policy, TCRPC 
Brian Ruscher, AICP, Deputy Director of Multimodal, Palm Beach TPA 
Natalie Crowley, AICP, Director of Planning and Zoning, City of Palm Beach Gardens 
Jonathan Hopkins, Principal and Founder, Smart Mobility Associates 

Thank You!


