
Metropolitan

Center

High Performing Economic Development:

Lessons From the Field

Kevin Greiner

Research Fellow, FIU Metropolitan Center



Metropolitan

Center

High Performing Economic Development

Recognize Key Trends Impacting the Region

Strategically Respond to Key Trends & Opportunities

Adopt High-Performing Operating Procedures
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High Performing Economic Development

Focusing on Economic Performance

High Performing Regional Economies:

• Stable, Long Term Job and Wage Growth

• Diverse, High Value-Added Industry Clusters in Nationally Growing Sectors 

• Less Dependent on Population Increases and In-migration for Growth

• Resistant to Sharp Economic Cycles

• High Rates of Innovative Output: Advanced Products, Services, Technology 

Platforms and Business Processes

• Higher-income Employment, and High Per Capita Regional GMP

• High Horizontal mobility – knowledge and skills apply across different 

industries and occupations

• High Vertical Mobility – Broader Opportunity to Move up the Income Ladder
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Miami-Dade Metro Economy:

2 Steps Forward – 1 Step Back?

Susceptibility to Economic Cycles

Wiping Out Jobs and Re-Booting

Lost Personal Wealth

Falling Behind Other Regions

Resilient – Yes

High Performing – No
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Employment 

• Multiple Cyclical Losses

• Miami-Dade: 7 Year Employment Recovery

• US 2000 - 2010: 0 Net Gain Jobs

• Miami-Dade County: 42,000 Net Jobs Lost
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Wage Growth

• Metro: Below US Average Wages And Incomes

• Broward Wage Growth: +3% 2000-2007; Under 2% Since 2009

– At Or Less Than Current Annual Rate Of Inflation Since 2010

• Evidence Of High Wage Job Shedding During Recession

• Broward Median HH Income – 3% Below US Median

• Miami Dade Median HH Income – 16% Below US Median



Metropolitan

Center

Trends

600	

650	

700	

750	

800	

850	

900	

2007	 2008	 2009	 2010	 2011	 2012	 2013	 2014	

Weekly	Average	Wages	-	Low	
Performing	MSA's		

Detroit	

Miami	MSA	

Miami	Dade	

Rochester	



Metropolitan

Center

Trends

Industrial Concentration
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Educational Attainment
Below Nat ional Averages Across Al l  Age Groups

STEM Employment Important 

Indicator of Overall Performance: 

Faster Recovery, Stronger Wage 

Growth

Science, Technology, Engineering & Math

(STEM) Employment

Miami MSA: 81st out of 100 

Largest Metros
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Patent Intensity: Directly Correlated to Job Growth
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Patent Intensity: Increasing Economic Value
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Measuring Regional Capacity for Innovation

Innovation is a key ingredient in an economy’s ability to increase the standard of living for a region’s residents. Building on other

national and European research, a newly released Innovation Index (www.statsamerica.org/innovation) provides

policymakers and economic development practitioners with a unique web-based tool for exploring regional innovation

performance and comparing that with the United States, a state or other regions.

First Things First: What Is Innovation?

Our research focused on this definition: Innovation puts ideas into action with the result of increasing firms’ compensation and

profits.  Innovation can result in the introduction of new or better goods and services and is manifest in adopting new

technologies and processes that increase productivity or lower costs. Adopting a new technology makes production more efficient.

Adopting new business models and organizational structures improve how firms meet consumer needs, process information or

make decisions. As a result, innovation reduces costs and increases profitability. Innovation can be incremental (e.g., reducing

breakage during shipping) or radical (e.g., using computers for business applications). On a more macro-level, innovation is

evident in an economy that is adaptable and that can readily move resources from lower value-added activities to higher value-

added activities.

Creating the Index

Combining multiple variables into a composite index provides a single, high-level snapshot to evaluate innovative capacity,

innovation outcomes and economic progress (see Figure 1).  The indicators in the Innovation Index are derived from both

official government statistical agencies and several private, proprietary sources, including Economic Modeling Specialists,

Inc., Innovation Economy 360 and Moody’s economy.com.

Figure 1: The County-Level Innovation Index for the United States

Source: Indiana Business Research Center

The index includes both inputs and outputs together as a composite indicator of innovation capacity and output potential. Inputs

are those factors, influences or conditions that promote innovation. Inputs are divided into two sub-indexes: human capital and

economic dynamics.

Human Capital: These variables suggest the extent to which a county’s population and labor force are able to engage in

innovative activities. Counties with high levels of human capital are those with enhanced knowledge that can be measured by

high educational attainment, growth in younger age brackets of the workforce (signifying attractiveness to younger

generations of workers), and a sizeable number of innovation-related occupations and jobs relative to the overall labor force.

Economic Dynamics: These variables measure local business conditions and resources available to entrepreneurs and

businesses. Targeted resources such as research and development funds are input flows that encourage innovation close to

home, or that, if not present, can limit innovative activity.

Outputs are the direct outcomes and economic improvements that result from inputs. These are divided into two sub-indices:

productivity and employment, and economic well-being.

Productivity and Employment: These variables describe economic growth, regional desirability or direct outcomes of

innovative activity. Variables in this index suggest the extent to which local and regional economies are thriving and

attracting workers seeking particular jobs.

Economic Well-Being: Innovative economies improve economic well-being because residents earn more and have a

higher standard of living. Decreasing poverty rates, increasing employment, in-migration of new residents and improvements

A publication of the Indiana Business Research Center at IU's Kelley School of Business
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Trends

Innovation Capacity

Miami-Dade: 

Bottom Quintile
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Advanced Industries: 

• Knowledge Intensity, High Wages, Large Employment Multipliers

• Highest Value-Added Industries
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Advanced Industry Concentration

Miami-Dade: 

Bottom Quintile
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Yet the parts of this country with the highest mobility rates — like Pittsburgh, Seattle

and Salt Lake City — have rates roughly as high as those in Denmark and Norway, two

countries at the top of the international mobility rankings. In areas like Atlanta and

Memphis, by comparison, upward mobility appears to be substantially lower than in

any other rich country, Mr. Chetty said.

Especially intriguing is the fact that children who moved at a young age from a low-

mobility area to a high-mobility area did almost as well as those who spent their

entire childhoods in a higher-mobility area. But children who moved as teenagers did

less well.

That pattern makes economists more confident that the characteristics of different

regions — as opposed to something inherent and unchangeable in the local residents

— are helping cause the varying mobility rates.

Lawrence Katz, a labor economist who did not work on the project, said he was struck

by the fact that areas with high levels of income mobility were also those that

established high school earliest and have long had strong school systems. Mr. Katz, a

Harvard economist and former Clinton administration official, called the work

“certainly the most comprehensive analysis of intergenerational mobility in the

contemporary U.S.”

Chances of Ending Up in the Top Fifth, For a Child ...

Lines are scaled by population; the 30 most populous areas are shown.

... Raised in the Bottom Fifth
(parents’ income less than $25k)

... Raised in the Top Fifth
(parents’ income more than $107k)

Listed best

to worst

Los Angeles

Los Angeles

10%

29%

New York

New York

10%

36%

Chicago

Chicago

6%

35%Northern N.J.

Northern N.J.

9%

37%

Philadelphia

Philadelphia

8%

36%

Detroit

Detroit

5%

31%

Boston

Boston

10%

35%

San Francisco

San Francisco

11%

31%

Washington, D.C.

Washington, D.C.

9%

36%

Houston

Houston

8%

36%

Miami

Miami

7%

29%Atlanta

Atlanta

4%

30%

Seattle

Seattle

10%

32%

Dallas

Dallas

6%

34%

Connecticut

Connecticut

8%

35%

Phoenix

Phoenix

8%

30%

Minneapolis

Minneapolis

9%

36%

San Diego

San Diego

10%

30%

Cleveland

Cleveland

5%

33%

Sacramento

Sacramento

10%

30%

Pittsburgh

Pittsburgh

10%

38%

Baltimore

Baltimore

6%

37%

Denver

Denver

8%

31%

Tampa, Fla. Tampa, Fla.
7% 31%

San Jose, Calif.

San Jose, Calif.

11%

31%

Buffalo

Buffalo

7%

34%

St. Louis

St. Louis

6%

35%

Cincinnati

Cincinnati

5%

35%

Portland, Ore.

Portland, Ore.

9%

30%

Fort Worth

Fort Worth

9%

35%

Trends

Vertical Mobility

New York Times

Miami

Miami

7%

29%

Miami Metro at the Bottom
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Horizontal Job Mobility: Job Churn
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Job Churn / Job Mobility
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Regional Population Churn

Annual Estimates of the Components of Population Change

Miami-Fort Lauderdale-West Palm Beach, FL Metro Area

Total 

Population 

Change

International 

Migration as 

% of Total 

Pop. Change

Net Births Deaths Net International Domestic

July 1, 2001 to July 1, 2009

MSA        539,059        211,429        649,535        438,106        234,874           522,009    (287,135) 97%

Miami-Dade County        246,839        133,201        303,660        170,459          23,116           328,740    (305,624) 133%

Broward County        143,460          66,174        209,107        142,933          75,947           128,311      (52,364) 89%

Palm Beach County        148,760          12,054        136,768        124,714        135,811             64,958        70,853 44%

April 1, 2010 to July 1, 

2013

MSA        263,534          63,683        216,183        152,500        196,312           163,622        32,690 62%

Miami-Dade County        120,719          40,263        101,550          61,287          78,178             99,848      (21,670) 83%

Broward County          90,778          21,691          69,339          47,648          68,608             42,215        26,393 47%

Palm Beach County          52,037            1,729          45,294          43,565          49,526             21,559        27,967 41%

July 1, 2012 to July 1, 2013

MSA          64,909          18,411          66,902          48,491          42,484             52,706      (10,222) 81%

Miami-Dade County          24,466          11,406          31,209          19,803          11,040             32,104      (21,064) 131%

Broward County          24,031            6,666          21,558          14,892          16,582             13,633          2,949 57%

Palm Beach County          16,412               339          14,135          13,796          14,862               6,969          7,893 42%

Natural Increase Migration
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A Region Especially Reliant On Small Businesses

• Miami Metro: 91% Of All Establishments Less Than 20 Employees

– (US = 86%)  

• Miami Dade Recovery Led By Small Businesses

– Establishments Employing Less Than 20 Accounted For 94% of All
New Establishments Created Since The Bottom Of 2009

– 4,010 New Est. Under 20 Employees Created Since 2009 

Business Creation Dynamic:

• Miami Metro: Top 3 Metros Since 2004 For New Business Creation

• 2012 Highest Entrepreneurial Index

• 2013 Entreprenurial Index 1.5 Times The National Average

Small is Beautiful – Part 1
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Land Availability

• Miami Metro Approaching Build-out

• Miami Dade: Only 2,083 Acres Inside Urban Infill Area Privately 

Owned Vacant Land

• Broward: Virtually Out Of Land Suitable For Residential – Most 

Land Constricted US County (Metrostudy)

• Parcels Larger Than 4-5 Acres Are At A Premium

• Shifting To: Infill Development, Higher Densities, Smaller 

Building Footprints

Trends
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Retail Market Trends

• Strongest Growth In High-end and Luxury Brand Retail

• E-commerce Sales: = 350 M - 500 M SF Of Leased Retail Space

(1/3 All Vacant Retail In US Shopping Centers And Retail Districts)  

• Store Elimination — Chains: Abercrombie & Fitch, The Gap, Best 
Buy 

• Dramatically Smaller Stores: 

– Best Buy (40,000 SF)

– CityTarget (60,000 SF)

– Office Depot (15,000 SF)

– Staples (10,000 SF)

– Walmart Express (15,000 SF)

• Multi-brand Stores: “Store-within-a-store”

Trends
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Regional Office Market

• Hardest Hit

• Oversupply: 2M SF Per Year New Thru 2010; Less Than 

200,000 SF 2013-2014

• Miami Dade: 14% County-wide – 20% Downtown - 37.7% 

Biscayne Corridor

• Annual Absorption Rates Still Below 2005  

Source: Marcus & Milchap

Trends
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Office Market Shifts

• Outsourcing Non-core Functions - IT, Accounting, Human 
Resources

• Aggressively Shrinking SF Per Employee: 

– 225 SF/Employee (2010) - 176 SF (2012) - 151 SF (2017)

• Corporations Placing Talent Closer To Customers – Satellite Offices
in Neighborhoods

• Telecommuting Rapidly Rising:

– 46% Of Corporate Leaders Rank Telecommuting As Second 
Only To Compensation As The Best Way To Attract Talent

• Informal / Shared / Co-working Office Space

• Price Waterhouse Coopers, CBRE: Unassigned Desks – Used By 
Reservation

• Dell Computer: 50% Of Employees Will Telecommute By 2020

An Officeless Regional Jobs Recovery?
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Regional Housing Market

• Recovery: Rising Median Prices – Shorter Days On Market –

High Sales Volume

• Cash Sales High of 60% Currently 53%

• Distressed Property Transactions Decline

• Absorption: 5.7 Month Single Family Homes - 8.4 Month

Supply Of Condominiums

• Move To Rental: Percent Of Population Renting - 38% To 

44% Of From 2000 To 2013

Sources: Marcus & Milchap, CoStar Group, 
Real Capital Analytics, Miami Association of Realtors
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Housing Preference Shifts –

Both Millenials And 55+ Age Groups:

• Moving From Ownership To Rental

• Downsizing

• Location: Less Drive Time To Work, Shopping, Conveniences, 

Recreation & Entertainment

• Millenials First Generation Ever To Drive Less Miles Than Their

Parents

• Housing Less Than 1/2 Mile To Mass Transit, Mix Of Alternative

Transportation Modes

• Outdoor Amenities: Garden Plots, Walking/Jogging Trails, Parks, 

Outdoor Pools
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Regional Housing Market Challenge

Impacting Younger Wage Earners

Wages Have Not Kept Pace With Price And Rent 

Increases:

Housing Affordability Gap Approching Record High 
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Roadway Congestion

• 14th Most Traffic Congested Metro In North America; 11th In 

US

• Average Travel Times Above National Average

• 5th Highest Cost Of Congestion Delay — $3.7 Billion/YR

• Much Of Road Network Operating At LOS D And F

• Despite $58B in Improvements: MPO Forecasts Lower Level Of 

Service, 20% Slower Rush Hour Speeds, Increasing

Congestion

• No Space For New Asphalt — Solutions Will Be Thru Land 

Use, Transit, Workplace And Workshift Strategies

Regional Competitiveness at Stake
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Critical Role of Public Investment

The Public Spending Missile Race:

$80.4B in 1,874 Incentive Programs 
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$19.1 billion
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$3.98 billion
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Chickens Coming Home to Roost?
2015′s Best and Worst Metro Areas for STEM Professional Employment

Miami MSA: Dead Last

100 Out of 100
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Since 2011:

• Industry Concentration Virtually Unchanged

• Loss of Wages / Wage Growth Slow-Down (2005 Levels)

• RE Trends: Can’t Rely on New Construction?

• Cant Rely on Trade?

• Condo Sales Slowing

• RE Price Run-up = Housing Affordability Gap Growing

??

Adding Employment 

Without 

Significant Change in 

Economic Perfromance?
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High Performance Best Practices

CRA’s: Best Redevelopment Vehicle In The US

• Steady, Predictable Funding

• Funds Dedicated To Small Area

• Great Flexibility – To Adapt To Market And Local Conditions

• Can Be Extremely Effective
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High Performance Best Practices

CRA’s Work Best When They Are:

• Tightly Focused on Economic & Community Development

• Have Focused And Narrow Band Of Programs & Projects

• Have Strong Accountability, Reporting And Oversight

• Have Flexibility to Manage And Implement The Action Plan
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High Performance Best Practices

CRA’s Work Worst When They:

• Try To Provide Too Many Extraneous Services – Not Staffed

• Try To Replace City Government Functions

• Unfocused Action Agenda

• Have Little Managerial Room To Operate
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High Performance Best Practices

Leverage Funding

• Fed, State Local

• Fha, Fhwa, Fdot

• Private Funds!!

• Tax Credits – Underutilized In Florida

• Public-Private Partnerships – Underutilized In Florida
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High Performance Best Practices

Infrastructure Investments: Build It And They Come?

• Infrastructure Alone Rarely Jumpstarts Investment

• Works When Paired With Other RE Investment

• Requires Complete Investment Packages

Targeted Infrastructure Investments Paired with 

Private Investment
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High Performance Best Practices

Small Is Beautiful: Part 2

• The Hunt For The Great White Buffalo – Even More Challenging

• Avoid Making Big Bets on Single Projects

• Large Projects Invite Large Risks

• Singles & Doubles Drive Private Investment

Smaller, Steady Streams of Projects will 

Separate High Perfoming Economic 

Development from Low Performing, Especially in 

Current Market Conditions
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High Performance Best Practices

Targeted, Strategic, And Comprehensive Investments

• Geographic Targeting – Avoid Shotgun Approach

• Stick To A Disciplined Minimum Investment Size

• Use Developers As A Guide
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High Performance Best Practices

Allow Flexibility Of Uses With Subsidy Funds

• Let Users/Awardees Determine The Best Use Of Funds

• Leverage Other Grants

• Leverage Debt

• Loan Guarantee

• Equity

• Interest-rate Write-down
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Small Is Beautiful: Part 3

Focus on Small Business Development

• Most Often Missing Component Of CRA Action Agenda

• Mentorship - Physical & Virtual Accelerators And Incubators
Increasing

• GROWTH FROM WITHIN

• Emphasis on Growing Local Business

– Attraction & Relocation Only Works Over Short Distances

Creating New Employment & Business 

Formation Opportunities Most Important

Element of Local High Performing Economies
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High Performance Best Practices

Partner For Success

• Business Mentoring

• Accelerators & Incubators

• Local Banks: Preferred Loans – Community Reinvestment Act

Points

• SBA

• Area Universities: Key Economic Development Building Block –

Engine Of High Wage, High Skill Job Growth
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High Performance Best Practices

Communication & Contact

• Constituent Contact — Knowledge Of Programs, Projects, 

Services

• Investor Information

• Why Invest Here? Clear Statement Of Strengths & Opportunities
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High Performance Best Practices

Transportation – Regional Problem and Opportunity

• Increasing Premium on Convenience

• Travel Time an Increasing Cost and Competitive Issue

• Cross Border Locations Become Highly Valuable

• Drive Demand for Mixed Use And TOD Location

• Drive State & Federal Funding for Future Passenger Rail

High Performing Economic Development Agencies will Solve

Transportation Issues Using Land Use, Transit, Workplace, 

Workshift and Trip Reduction Strategies

NOT Necessarily with More Asphalt
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High Performance Best Practices

Infrastructure:

Bandwith is as Important as Lane Width

• High Speed Internet New Competitive Infrastructure

• Google, Private Parties Rushing Into Market
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High Performance Best Practices

Re-Think the Geography of 
Innovation & Employment

Move Away From the Old
Concept of Downtown
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High Performance Best Practices

Focus on Mixed Use Development

- as Critical Economic Development Strategy

A New Development Formula:

Decreasing Land

+ Satellite Work Patterns, Telecommuting & Technology

+ Transportation Costs

+ Retailer Strategies

+ Worker Preferences

+ Rise in Self-Employment in Key Sectors

+ Housing Affordability Gap

= Compact Convenient Work Locations Where Workers Live

Are Ubane Neighborhoods the New Industrial Park?
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