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| Introduction I

Effective economic development strategy relies on a process of identifying opportunity and building on
local strengths while addressing challenges and shoring up weaknesses. The search for new economic
opportunity requires knowing where to look, and sometimes taking a different look at the local economic
landscape to uncover opportunities that at first blush may not be obvious.

The City of Doral Economic Analysis: Competitive Assessment provides a data-driven assessment of
Doral’s economy and a platform for new economic development policy that addresses the City’s economic
development goals and provide solutions for pressing problems.

Overall, the City of Doral faces a transition point. The City has enjoyed rapid economic expansion,
population growth and real estate development. This growth has not come without a price, however.
With a shrinking inventory of vacant land for new development, the City’s growth will soon begin slowing
from its explosive pace of the last 15 years.

At this point in its history, the City’s leaders have the opportunity to make sound economic choices,
mainly, to be able to focus on the quality of future economic growth, and, if choosing to do so, can enact
new development policy that increases opportunity, redresses income inequality, stabilizes the City’s
economy against recessionary swings and improves the quality of life for Doral’s residents and visitors.

The FIU Metropolitan Center’s analysis of the City of Doral’s key economic characteristics follows. After
review and approval, the Center’s research team will work with City staff and leaders to develop and
recommend new development policy and strategies in the subsequent The City of Doral Economic
Analysis: Strategic Policy Recommendations Report.
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| Key Findings I

The City of Doral is one of the County’s most important and significant sub-economies. Although Doral’s
population of 51,382 represents only 1.9 percent of the County’s total population, its employment base
is a full 7.3 percent of the County’s total jobs base. With a growth rate over 21 percent from 2002 to
2014, Doral’s employment grew 2.6 times faster than the County, making it one of Miami-Dade County’s
fastest growing sub-economies over the last decade. In fact, the growth of Doral’s total employment —
13,535 jobs since 2002 — represents over 17 percent of all new net jobs created in the County during
the same period. Doral’s post-recession employment growth was double the rate for the rest of the
County — 16.4 percent versus 8 percent growth for the County. Its post-recession growth also played a
significant role in driving total employment in the County — the 9,472 net jobs added in Doral represent
nearly 8 percent of all net job growth in the County from 2010 to 2014.

The City of Doral is home to 6,802 business establishments employing 102,235 workers, with 2016 total
sales revenue estimated at over $69.4 Billion. This total volume of sales revenue, concentrated in such a
small geographic area, represents $679,634 per worker, or over $1.35 Million per resident, and as such is
one of South Florida’s, and the State’s, most productive local economies.

The City of Doral also has a significant, globally interconnected economy. While 83.2 percent of Doral’s
businesses employ less than 20 people, the City is home to 28 company headquarters, with many of these
companies being global leaders in their respective industries. The scale and diversity of its leading
companies make Doral a nationally significant small city economy with considerable global reach.

The City of Doral is strategically located in Miami-Dade County with direct highway access to its
commercial and industrial corridors with interchanges along SR 826 (Palmetto Expressway) to the east;
SR 836 (Dolphin Expressway) to the south and the Florida Turnpike to the west. Doral is a central location
to live and work — the combination of the City’s central location and level of transportation access is
reflected in the size and composition of businesses — key regional distribution, manufacturing, assembly
and service businesses have made the City of Doral a central County business hub.

The City of Doral has aged slightly since 2007, yet is still a comparatively young municipality. The most
significant demographic shifts have been first, a changing age distribution, including increased shares of
residents aged 55 and over (73.6 percent growth), residents aged 5 to 17 (46.4 percent increase), and
residents aged 35 to 54 (37 percent growth), and a shrinking share of millennials (residents aged 18 to
34).

Second, the number of family households in the City has increased by 29.6 percent (2,897 families) since
2007, while non-family households have decreased by 17.6 percent (563 non-family households). In
comparison, Miami-Dade County experienced a less than 1 percent increase in family households during
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this time period and a 3.6 percent increase in non-family households. This shift in age and family structure
has important implications for workplace, job location, quality of life and public amenities policy.

The City of Doral is one of Miami-Dade’s most educated communities. Doral’s proportion of residents
with bachelor’s and graduate degrees are among the highest in the nation for small and medium sized
cities. According to 2015 ACS estimates, 54.2 percent of the population of Doral 25 years of age and
over have a bachelor’s degree or higher. This is almost double the rate for Miami-Dade County and 1.8
times the rate for the rest of the U.S.

The City of Doral’s rapid growth obscures the fact that its economy has been, and remains susceptible to
wide recessionary swings. Doral experienced a significant and rapid job loss during the last recession,
losing 8.6 percent of employment from 2008 through 2010. Additionally, Doral’s industrial structure has
historically been more concentrated than the County, and has only become more so. Doral’s six largest
industries currently employ 75.2 percent of all jobs, where the County’s top six industries employ 59.7
percent of all workers. Additionally, Doral’s top ten employers carry only 31.7 percent of jobs in the Doral
economy, but account for over 72 percent of all establishment sales revenue.

The City of Doral’s residents are among the most educated in the County, work in high-wage occupations,
and they are also among its highest paid. Driven by the high percentage of residents employed in higher
skilled occupations, the median wage for residents of Doral, at $41,104, far exceeds the County median
wage of 527,142. In fact, wages for Doral residents are significantly higher in 23 of 35 occupational
categories than those for the rest of the County. Additionally, median wages by industry for Doral
residents averaged 132 percent higher than comparable median industry wages across the County.

Doral’s median household income is $72,933 compared to Miami-Dade County at $43,129. The City’s
median family income of $75,607 is also significantly higher than the County ($49,609). However, post-
recession employment growth since 2010 has been led by Accommodation and Food Services (2,442 jobs
added), and Transportation and Warehousing (2,196 jobs added). High-wage industries also fueled the
City’s recovery, including Professional, Scientificc and Technical Services (1,916 jobs added),
Administration & Support, Waste Management and Remediation (1,267 jobs added), Real Estate and
Rental and Leasing (995 jobs added), and Management of Companies and Enterprises (329 jobs added).
Due largely to the addition of jobs in lower paying sectors, wage growth across industries for Doral
residents has been a mixed bag. From 2007 to 2015, mean wages for residents in only 14 of 24 industries
increased, with some industries seeing significant (30 percent or more) declines. Additionally, Doral’s
median household income, adjusted for inflation, has declined by 3.2 percent since 2010.

The City of Doral’s economy, based on its industry mix, available land, jobs base, and the education and
skills of its residents, is ready for a new round of possibly different, leading edge economic growth.
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Despite the recession, the City’s economy has experienced growth in several key industries that provide
a platform for future growth — central professional services that support the development and growth of
both new and existing businesses. The City’s core industry composition, mix, and availability of support
services provides significant competitive advantages and potential growth opportunities that may be
unique to South Florida.

Most important, the City’s industry mix includes a high percentage of the County’s Target Industry Clusters
and businesses in the Advanced Industries Sector, at concentrations far beyond the rest of the County and
the State. Based on these economy-leading industry concentrations, Doral may be poised to further
develop as a leading center of high-wage, high innovation industries.

Another key measure of economic vitality, strength, and identifying emerging opportunities uses Industry
Cluster Analysis to identify the best, and most likely economic segments to target for expansion, support,
and growth. As part of the 2012 One Community One Goal update, an evaluation was performed of
Miami-Dade County’s industries identifying the region’s most competitive industry sectors. They include:
Aviation, Creative Design, Hospitability & Tourism, Medical Tourism, Tourism IT, Information Technology,
International Banking & Finance, Life Sciences & Health Care, and Trade & Logistics.

Doral is home to leading concentrations of business establishments in nearly every target sector, making
it one of the most competitive sub-economies in the region.

A different measure of economic diversity, mix, and composition indicates that Doral is a uniquely
competitive location for Advanced Industries. The U.S. Advanced Industries Sector is composed of 50
industries including manufacturing, chemicals, pharmaceuticals, advanced metals, industrial machinery,
medical equipment manufacture, energy development and distribution, software design, data processing
and hosting and medical and diagnostic labs. Each of the industries in the Advanced Industries Sector
have levels of technology, research and development spending that are well above averages for the rest
of the economy. The Advanced Industries Sector drives innovation, technology advances, and new service
business models to expand and grow. As a sector, Advanced Industries employ 12.3 million workers, or 9
percent of total national employment. The Sector produces $2.7 trillion in value-added annually, or 17
percent of all U.S. gross domestic product, and is leading the nation’s economic growth.

The City of Doral has an exceptionally high proportion of business firms and establishments in the
Advanced Industries Sector. The City is home to 775 establishments and firms within the Advanced
Industries Sector. These businesses employ 11,727 workers, or just over 11 percent of the City’s
employment base, and generate over $2 Billion in local sales, and more globally. Given that Advanced
Industries employment represents 9 percent of U.S. employment, and only 3 percent of the state’s total
employment, the City of Doral has growing potential as a leading, high-concentration Florida location
for the Advanced Industry Sector.
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Doral is a considerable economy, employing between 73,000 and 77,000 workers. However, despite the
size and strength of Doral’s economy, the vast majority of its 23,000+ employed residents work elsewhere
in the County. Only 4,473 residents, or 24.1 percent, of all workers who live in Doral, work in Doral,
while 93.9 percent of the City’s jobs base is filled by workers who live outside Doral. Given the high
earnings and incomes of Doral residents versus the compensation levels paid by establishments in Doral,
it is safe to assume that a high percentage of the working residents leaving Doral each day are in high-
skill, high-pay occupations and industries. This daily exit of skilled workers is a lost opportunity in terms
of lost tax base that would otherwise be captured in Doral, as well as lost daily secondary and tertiary
spending that would otherwise accrue to business in Doral. This mismatch between Doral’s jobs and its
residents’ education and skills exacerbates the City’s traffic problems — each day, over 72,000 workers
enter the City, and at the same time, over 14,000 residents leave the City to commute for work outside
Doral.

However, having highly skilled, well paid residents represents opportunities for new business
development, help attract companies seeking to locate or grow in Doral and provide a platform for
significant entrepreneurial development.

The office sector was the hardest hit commercial real estate sector in the last recession, and has been the
slowest to recover. New office and mixed-use development incorporating office space may play a critical
role in Doral’s economic future, but will require creative thinking to execute profitably. Our analysis
indicates that Doral can be a competitive location for companies engaged in high-skill, high-wage, and
high technology sectors, based on the City’s labor force and Advanced Industry mix, and could be a highly
competitive location for office development incorporating these new trends. New office development will
be required to incorporate new strategies, including:

e Finding ways to shrink and share office space, and outsourcing non-core functions, such as IT,
accounting, human resources, marketing and legal to lower cost providers;

e Aggressively shrinking the amount of square footage per employee; and

e Adopting workshift strategies, placing talent closer to their customers and away from the central
office, using telecommuting, more informal office space, moving satellite offices into
neighborhoods, and shared office space.

While the City of Doral’s housing market is generally healthy — only 0.1 percent of homes with negative
equity and 0.0 percent mortgage delinquencies — the current median home value of $325,800 is out of
reach for Doral households earning under 150 percent of the City’s median annual household income
(5109,399). According to Zillow estimates, the median list price per square foot in Doral is $222, which is
higher than the Miami-Fort Lauderdale Metro average of $205. The median price of homes currently
listed for sale in Doral is $398,000. According to Zillow, the median rent price in Doral is $2,200, which is
significantly higher than the Miami-Fort Lauderdale Metro median of $1,900. The median value of units
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constructed since 2010 is 5615,900, which is nearly double the City’s median value. Likewise, the median
gross rent of units constructed since 2000 and 2010 are significantly higher than the City’s overall
median gross rent.

An estimated 57 percent of renters in the City of Doral are cost-burdened (spending more than 30 percent
of household income on housing costs) and 27.5 percent are “severely” cost-burdened (spending more
than 50 percent of household income on housing costs). Additionally, an estimated 34.1 percent of the
City’s owner households are cost-burdened and 18.5 percent are “severely” cost-burdened.

The City of Doral’s Housing and Transportation Affordability Index (H+T Index) developed by the Center
for Neighborhood Technology (CNT) combines housing and transportation costs and sets the benchmark
at no more than 45 percent of household income. According to CNT’s 2016 estimates, the H&T Index for
the City of Doral is 77 percent compared to 62 percent for Miami-Dade County. The H&T Index for the
City of Doral is composed of 53 percent housing costs and 24 percent transportation costs.

Housing costs may be playing an important role in the City’s shrinking millennial population, and finding
ways to provide housing within reach of workers and households earning up to 150 percent of the City’s
median household income may be a critical component of 1) sustaining and improving Doral’s economy,
2) improving its quality of life, and 3) reducing transportation congestion.

The City of Doral is in many ways a victim of its own success. It's wildly successful economic growth has
created traffic congestion problems that, if not addressed, may threaten its future economic growth. The
time and cost of congestion, increased commute times, and lost productivity due to travel delays are very
real economic concerns for today’s employers, and play an increasingly important role in business location
and expansion decisions. Doral has also grown as a family-friendly community with easy access to the
region’s many amenities. Failure to significantly reduce increasing traffic congestion will also threaten the
quality of life for its residents.

However, Doral, like the region, has almost no space for new road construction, will find large-scale, major
transportation infrastructure investments challenging to finance, and at the same time is looking at
reduced transportation funding from the state and federal governments. In this environment, traditional
transportation solutions stressing the building of additional capacity — either road or mass transit —
may not be possible in the near or mid-term. Doral will need to consider much more creative
alternatives utilizing land use strategies, new technology, ride-sharing, housing, and disciplined job
development strategies to solve its transportation issues.

Like the rest of the County, Doral is approaching full build-out of its commercial and industrial land area,
and even less vacant land is available for new residential development. Based on a preliminary
assessment, just over 367 acres of vacant property remain in the City which are both zoned for, and
suitable for commercial, office, or industrial uses. Using the latest national and local market estimates for
job capacity, the remaining 367 acre commercial/office/industrial land inventory could accommodate
between 31,991 new jobs, if developed as all industrial or industrial park uses, to a high of 57,730 new
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jobs, if developed as office park(s). This represents between a 31 and 56 percent increase in the City’s
jobs base.

This report has highlighted 1) the mismatch between Doral’s jobs base and its residents, 2) that its traffic
issues are driven by the size of its economy versus the number of available housing units (the City is home
to more jobs than residents and housing units to support them), and 3) that traffic congestion, truck
traffic, and increasing commute times could be issues that hold back Doral’s future economic
development.

In the context of the major problem issues created by the City’s economic dynamics, choices relative to
the development of the City’s now precious remaining land inventory must be made with extreme care in
order not to exacerbate problems which may damage the quality of life that has made Doral such a
popular destination for residents and businesses. The City’s future development planning, policy, and
decision making needs to consider economic development regulation and housing policy simultaneously
and of equal importance.

The City of Doral faces a turning point. The City has enjoyed rapid economic expansion, population growth
and real estate development. This growth has not come without a price, however. With a shrinking
inventory of vacant land for new development, the City’s growth will soon begin slowing from its explosive
pace of the last 15 years.

At this point in its history, the City’s leaders have the opportunity to focus on the quality of future
economic growth, and, if choosing to do so, can enact new development policy that increases opportunity,
redresses income inequality, stabilizes the City’s economy against recessionary swings, and significantly
improves the quality of life for Doral’s residents and visitors.
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| A Note on Data Sources Used in This Report I

This report uses multiple data sources to develop its economic profile of the City of Doral, including U.S.
Census data, Bureau of Labor (BLS) employer and wage data, private proprietary business listing data from
InfoUSA, and the U.S. Census Bureau’s Longitudinal Employer-Household Dynamics (LEHD) system — a
quarterly analysis that tracks where workers live and where they work, in order to determine
employment, commuting and travel patterns.

At this small level of geography, data sources can contain inconsistencies, as detailed business data is
rarely tracked at the City level. Also, different federal agencies use different methods to collect and
summarize economic and demographic data. For example, The LEHD uses Quarterly Bureau of Labor
Statistics reports, which excludes certain type of employment, such as agricultural employees, self-
employed farmers, self-employed nonagricultural workers, domestic workers, unpaid family workers,
some railroad employees, and certain non-profit employers. The InfoUSA database is a complete count
of individual businesses, and does not exclude any category of business type from its inventory. However,
as the data is self-reported by individual businesses, much of the data can be unreported, unclassified, or
may require the application of economic modeling techniques to produce sales estimates from InfoUSA.

No economic or demographic data source, including Federal sources, should be considered absolutely
definitive, as they all require significant statistical extrapolation to be useful on a current year basis. The
reader should note that there will be differences between numerical counts. We have tried to indicate
where there are significant discrepancies between counts or estimates, and indicate a range of values for
total employment, incomes, and/or wages.
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| Demographics: Population and Households I

Explosive Population Growth

According to the U.S. Census the City of Doral has a current population of 51,382 residents. The City’s
population has increased by 36 percent (13,367 residents) since 2007. The City’s population growth rate
during this period more than tripled Miami-Dade County’s population growth rate of 11 percent. The City
has grown by an annual average of over 6 percent from 2007 to 2015, making Doral one of the fastest
growing cities in the U.S. over the last ten years.

Changes in Age Distribution

The City has aged slightly since 2007, yet is still a comparatively young municipality. According to 2015
ACS estimates, the City’s median age of 33.7 is up slightly from 2007 (31.6). However, the City’s median
age is significantly lower than Miami-Dade County, at 39, and the US, at 37.8 years.

Each age group in the City has increased in absolute size, most notably residents aged 55 and over (73.6
percent growth), residents aged 5 to 17 (46.4 percent increase), and residents aged 35 to 54 (37 percent
growth). The most notable shift has been a graying of the City’s population, and the shrinking share of
the City’s millennial population. The City’s millennial population (residents aged 18 to 34) grew only 14.7
percent in absolute size from 2007 to 2015, shrinking as a proportion of the total population from 26 to
21 percent.

Household Composition — A City of Families

There are currently 15,038 households in the City, which represents a 17.2 percent increase since 2007.
Significantly, the number of family households in the City has increased by 29.6 percent (2,897 families)
since 2007, while non-family households have decreased by 17.6 percent (563 non-family households). In
comparison, Miami-Dade County experienced a less than 1 percent increase in family households during
this time period and a 3.6 percent increase in non-family households.

Population Doral 2007 Doral 2015 Percent Miami-Dade County

Change 2015
Total Population 37,735 51,382 36.2% 2,639,042
Under 5 years 3,960 10.5% 4,341 8.4% 9.6% 79,127 3.0%
5to 17 years 7,286 19.3% 10,669 20.8% 46.4% 395,858 15.0%
18 to 34 years 9,684 25.7% 11,108 21.6% 14.7% 620,013 23.5%
35 to 54 years 12,552 33.3% 17,192 33.5% 37.0% 771,838  29.2%
55 and over 4,253 11.3% 7,382 14.4% 73.6% 696,491 26.4%
18 and over 26,489 70.2% 36,372 70.8% 37.3% 2,088,342  79.1%
65 and over 1,758 4.7% 3,456 6.7% 96.6% 393,474  14.9%

Source: U.S. Census Bureau, 2011-2015 American Community Survey 5-Year Estimates; 2005-2007 American
Community Survey, 3-Year Estimates
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Educational Attainment

The high educational attainment of the residents of Doral makes it one of Miami-Dade’s most educated
communities. The percentage of residents without a high school diploma shrunk from 2007 to 2015, while
the number of residents with a high school degree or more increased considerably during the same period.

Most significantly, Doral’s proportion of residents with bachelor’s and graduate degrees are among the
highest in the nation for small and medium sized cities. According to 2015 ACS estimates, 54.2 percent
of the population of Doral 25 years of age and over have a bachelor’s degree or higher. This is almost
double the rate for Miami-Dade County, and 1.8 times the rate for the rest of the U.S.

Percent

Educational Attainment Doral 2007 Doral 2015 Change Miami-Dade 2015
Population 25 years and over | 23,270 32,048 37.7% 1,838,746

Less than 9th grade 430 1.8% 881 2.7% 104.9% 195,576 @ 10.6%
9th to 12th, no diploma 933 4.0% 682 2.1% -26.9% 170,534 9.3%
High school grad. (incl. equiv.) 3,402 14.6% 6,152  19.2% 80.8% 523,909 28.5%
Some college, no degree 3,314  14.2% 3,917 12.2% 18.2% 293,498 16.0%
Associate's degree 2,284 9.8% 3,029 9.5% 32.6% 160,206 8.7%
Bachelor's degree 8,787 37.8% 11,256 35.1% 28.1% 314,713  17.1%
S;Z‘:::te or professional 4120 17.7% 6131 19.1% 48.8% 180,310  9.8%

Source: U.S. Census Bureau, 2011-2015 American Community Survey 5-Year Estimates; 2005-2007 American
Community Survey, 3-Year Estimates

10
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| Doral’s Economic Dynamics I

Economic Growth and Stability

The City of Doral is one of the County’s most important and significant sub-economies. Although Doral’s
population of 51,382 represents only 1.9 percent of the County’s total population, its employment base
is a full 7.3 percent of the County’s total jobs base. Miami-Dade County’s total employment grew from
979,025 to 1,057,123 from 2002 to 2014. The County’s net jobs increase of over 78,000 represent an 8
percent increase over the period. Doral added 13,535 new jobs to its economy from 2002 to 2014,
growing from 64,077 to 77,612 total jobs. With a growth rate over 21 percent from 2002 to 2014, Doral’s
employment grew over 2.6 times faster than the County, making it one of Miami-Dade County’s fastest
growing sub-economies over the last decade. In fact, the growth of Doral’s total employment — 13,535
jobs since 2002 — represents over 17 percent of all new net jobs created in the County during the same
period.

Despite Doral’s more diversified economic base, its economy remains susceptible to similar swings in
employment as the rest of the regional economy. Miami-Dade County experienced a 7.2 percent job loss
from its employment peak in in 2007, to its employment low point in 2008. From the recession’s trough
in 2008 through 2014, the County economy rebounded, growing jobs back 14.3 percent.

The impact of the recession took an additional year to impact Doral — unlike the remainder of the County,
the City continued to grow its jobs base through 2008, peaking at 74,565 jobs. Doral experienced a slower,
yet deeper pattern of job loss during the recession, losing 8.2 percent of employment through 2009, and
shedding an additional 0.4 percent of its jobs base through 2010. Since bottoming out in 2010, Doral has
increased its total employment by 13.9 percent through 2014, to its now record high number of jobs.
Again, Doral’s employment growth has played a significant role in driving total employment in the
County. The 9,472 net jobs added in Doral from 2010 to 2014 represent nearly 8 percent of all net job
growth in the County.

11
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Economic Structure and Dynamics

The City of Doral’s economy differs significantly from the rest of the County as it evolved as a regional
transshipment and trade hub. In 2002, the top six industries by employment, representing 69.5 percent
of all jobs in the City were Wholesale Trade, Transportation and Warehousing, Retail Trade, Information,
and Accommodation and Food Services. By contrast, the top six industries by employment in the County
in 2002, representing 56.3 percent of all employment, were Health Care and Social Assistance, Retail
Trade, Educational Services, Accommodation and Food Services, Administration & Support, Waste
Management and Remediation, and Wholesale Trade.

Since 2002, Doral’s economy has been marked by two distinct shifts in its industrial composition. From
2002 to its peak 2008 pre-recession employment level, Doral’s jobs base grew by 16.4 percent. Its largest
growing industries, accounting for more than 84 percent of all job growth during the period, were
Wholesale Trade (5,305 jobs), Health Care and Social Assistance (1,289 jobs), Professional, Scientific, and
Technical Services (1,082 jobs), Retail Trade (984 jobs), Administration & Support, Waste Management
and Remediation (959 jobs), and Construction (895 jobs).

Since 2010, the City’s post-recession low point, the City has undergone a significant shift in its leading
growth industries, most notable marked by losses in Educational Services (32.2 percent job losses),
Manufacturing (28.3 percent job losses), Information (15.8 percent job losses), and Wholesale Trade (3.3
percent job losses). Employment growth since 2010 has been led by Accommodation and Food Services
(2,442 jobs added), and Transportation and Warehousing (2,196 jobs added). High-wage industries also
fueled the City’s recovery, including Professional, Scientific, and Technical Services (1,916 jobs added),
Administration & Support, Waste Management and Remediation (1,267 jobs added), Real Estate and
Rental and Leasing (995 jobs added), and Management of Companies and Enterprises (329 jobs added).

The City of Doral’s industry structure has evolved differently than the County in four respects:

e Doral’s recovery from the depth of the recession has been much more robust than the rest of
the County, with employment growing at double the rate of the County’s recovery from its
employment low point — 16.4 percent versus 8 percent growth for the County;

e Doral’s leading industries by employment are Wholesale Trade and Transportation, while the
County’s leading industries are Healthcare, Retail Trade, and Accommodation and Food Services;

e Doral’s industrial structure has historically been more concentrated than the County, and has
only become more so. Doral’s six largest industries currently employ 75.2 percent of all jobs,
while the County’s top six industries employ 59.7 percent of all workers. Additionally, Doral’s
top ten employers carry only 31.7 percent of jobs in the Doral economy, but account for over 72
percent of all establishment sales revenue; and

e Both Doral and the County have experienced a significant loss of manufacturing jobs, losing over
34 and 37 percent of manufacturing employment since 2002.
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City of Doral

Doral: Top Industries by Number of Establishments

NAICS Industry Sector

Number of Total Total Sales
Establishments | Employees

44-45 - Retail Trade 980 9,867 $2,514,718,000
42 - Wholesale Trade 908 17,344 | $42,681,698,000
54 - Professional, Scientific, and Technical Services 797 9,276 $1,278,153,000
48-49 - Transportation and Warehousing 661 8,924 $1,145,510,000
62 - Health Care and Social Assistance 405 3,238 $334,321,000
81 - Other Services (except Public Administration) 356 2,387 $125,741,000
31-33 - Manufacturing 337 8,275 1,961,514,000
53 - Real Estate and Rental and Leasing 301 3,508 $796,165,000
52 - Finance and Insurance 290 2,636 $727,132,000
72 - Accommodation and Food Services 278 6,310 $496,724,000
23 - Construction 264 2,727 $487,473,000
56 — Admin. and Support and Waste Management 243 5,886 | $15,946,684,000
51 - Information 197 8,209 $779,816,000
61 - Educational Services 86 1,829 $11,892,000
71 - Arts, Entertainment, and Recreation 80 626 $54,397,000
92 - Public Administration 79 10,241 -
11- Agriculture, Forestry, Fishing and Hunting 15 587 $53,108,000
55 - Management of Companies and Enterprises 12 92 $55,657,000
21 - Mining, Quarrying, and Oil and Gas Extraction 11 57 $8,486,000
22 - Utilities 1 25 $17,268,000
Unclassified 500 169 -

Total 6,801 102,213 | $69,476,457,000

Source: InfoUSA, 216; Data analyzed by the FIU Metropolitan Center.
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Economic Analysis Competitive Assessment

City of Doral: Top 30 Industry Sub-Sectors by Employment

Industry Sub-Sector Establishments | Employees

9211 Executive, Legislative, and Other General Government 55 9,599 )
Support
4885 Freight Transportation Arrangement 354 6,408 $561,339,000
5151 Radio and Television Broadcasting 15 4,841 $148,393,000
Petroleum and Petroleum Products Merchant
4247 Wholesalers 3 4,718 | $30,407,377,000
5413 Architectural, Engineering, and Related Services 111 4,436 $700,271,000
5615 Travel Arrangement and Reservation Services 46 3,905 $15,761,707,000
7225 Restaurants and Other Eating Places 227 3,140 $162,555,000
7211 Traveler Accommodation 32 2,957 $323,384,000
4234 Professional and Commercial Equipment and Supplies 08 2,749 $2.996,038,000
Merchant Wholesalers
3152 | Cut and Sew Apparel Manufacturing 5 2,744 $868,843,000
4239 Miscellaneous Durable Goods Merchant Wholesalers 338 2,742 $2,587,977,000
4238 Machinery, Equipment, and Supplies Merchant 113 2,034 $1.542,590,000
Wholesalers
5416 gllan'agement, Scientific, and Technical Consulting 246 1,908 $151,209,000
ervices
5111 Newspaper, Periodical, Book, and Directory Publishers 16 1,895 $23,149,000
5312 | Offices of Real Estate Agents and Brokers 166 1,547 $206,641,000
Household Appliances and Electrical and Electronic
4236 Goods Merchant Wholesalers 80 1,456 51,894,789,000
6111 Elementary and Secondary Schools 28 1,419 -
5323 General Rental Centers 8 1,155 $398,439,000
4249 Miscellaneous Nondurable Goods Merchant 62 1,076 $665,622,000
Wholesalers
2382 Building Equipment Contractors 70 1,069 $123,637,000
5242 ﬁge.n.u'es, Brokerages, and Other Insurance Related 110 1,063 $175,865,000
ctivities
3344 Semlconduc.tor and Other Electronic Component 13 1,031 488,225,000
Manufacturing
4431 Electronics and Appliance Stores 167 1,013 $240,133,000
4521 Department Stores 10 960 $203,928,000
4411 | Automobile Dealers 63 953 $452,056,000
5616 Investigation and Security Services 42 844 $56,697,000
4244 | Grocery and Related Product Merchant Wholesalers 48 782 $1,051,639,000
5418 Advertising, Public Relations, and Related Services 96 714 $150,522,000
6216 Home Health Care Services 39 710 $56,448,000
5419 Other Professional, Scientific, and Technical Services 62 678 $65,950,000
Total, Top 30 Sub-Sectors 2,723 70,546 | $62,065,423,000
Total, City of Doral 6,801 102,235 | $69,482,379,000
Percent of Total 40.0% 69.0% 89.3%

Source: InfoUSA, 2016; Data analyzed by the FIU Metropolitan Center
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City of Doral

City of Doral: Top 10 Individual Establishments by Employment

NAICS Industry Sub-Sector Employment

Dade County Police Dept. 9211 Executive, Legislative, and Other General 5,300 i
Government Support
Petroleum and Petroleum Products
World Fuel Svc Corp 4247 Merchant Wholesalers 4,700 $30,379,700,000
Univision Network 5151 Radio and television broadcasting 4,219 $5,000,000
Carnival Corp 5615 Travgl arrangement and reservation 3,500 $15,714,000,000
services
DHL Global Forwarding 4885 Freight transportation arrangement 3,446 -
Atkins 5413 Archltectural, engineering, and related 3,300 $552,338,000
services
Perry Ellis Intl Inc. 3152 Cut and Sew Apparel Manufacturing 2,700 $864,806,000
Professional and Commercial Equipment
| Inc. 4234 . 1,971 2,426,527,
ntcomex Inc 3 and Supplies Merchant Wholesalers 9 > 6,527,000
Miami Herald Media Co 5111 \\ewspaper, periodical, book, and 1,765 -
directory publishers
Trump National Doral Miami 7211 | Traveler accommodation 1,500 $162,604,000
Total 32,401 $50,104,975,000
Percent of Total Doral Employment 31.7% 72.1%

Source: InfoUSA, 2016; Data analyzed by the FIU Metropolitan Center
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Local Economic Productivity

Economic Analysis Competitive Assessment

Using current (2016) data from InfoUSA, which represents a more complete count of all establishments
and establishment types than the U.S. Census, the City is home to 6,801 establishments employing
102,235 workers with 2016 total sales revenues estimated at over $69.4 Billion. This total volume of sales
revenue, concentrated in such a small geographic area, represents $679,634 per worker, or over $1.35
Million per resident, and as such is one of South Florida’s, and the State’s, most productive local

economies.

Establishment Size Distribution

Miami-Dade County has one of the highest
percentages of small businesses in the nation. The City
of Doral has a smaller percentage of establishments
employing less than 20 employees (83.2 percent) than
the County (over 87 percent). However, small
businesses play a crucial role in the City’s economic
stability, job creation, and industry diversification.
Doral has a high proportion of business establishments
earning more than $1 Million in annual sales. 2,720, or
40 percent of all business establishments earn more
than $1 Million in sales annually.

The Doral economy is characterized by a large number
of single location establishments, with 6,152, or 90
percent of all establishments in the City. This is typical
of communities across the region, however, Doral is
differentiated significantly by its concentration of 28
headquarters locations, many of which are global
leaders in their respective industries. The scale and
diversity of its leading companies makes Doral a
nationally significant small city economy with
considerable global reach. Notable headquarter
locations include:
e  World Fuel Svc Corp

e Carnival Corp

e DHL Global Forwarding
e Perry Ellis Intl Inc.

e Kelly Tractor Co

e RocaTile Group

e Sea Freight Agencies Inc.
e Pas Cargo USA Inc.

e US Century Bank

Establishment Size Distribution

Employee Size | Establishments | Percentage

lto4

5to9

10to 19

20to 49

50 to 99

100 to 249
250 to 499
500 to 999
1,000 to 4,999
5,000 to ,9999
10,000+
Unknown
Total

3,378 49.7%
1,589 23.4%
689 10.1%
398 5.9%
107 1.6%
80 1.2%

19 0.3%

7 0.1%

10 0.1%

1 0.0%

1 0.0%

523 7.7%
6,802 100.0%

Source: InfoUSA 2016

Establishment Distribution by Sales Volume

Sales Volume

Less than $500,000
$500,000 - 1 Million

S1 - 2.5 Million
$2.5 -5 Million
$5 - 10 Million

$10 - 20 Million
$20 - 50 Million

S50 - 100 Million
$100 - 500 Million
$500 Million - $1

Billion

Over S$1 Billion
Undisclosed
Total

Establishments Percentage

1,804 26.5%
1,435 21.1%
1,224 18.0%
767 11.3%
379 5.6%
214 3.1%
102 1.5%
16 0.2%

11 0.2%

4 0.1%

3 0.0%

843 12.4%
6,802 100.0%

Source: InfoUSA 2016
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City of Doral

Resident Labor Force, Earnings, and Local Compensation Rates

According to 2015 ACS estimates, 66.5 percent (25,094 workers) of the City of Doral’s population age 16
and over are in the labor force which is down from 63.3 in 2010. The City’s current (September 2016)
unemployment rate is 7.7 percent compared to 5.6 percent for Miami-Dade County. Doral’s
approximately 23,000 employed persons work overwhelmingly in private, for-profit companies (73.2
percent). However, the City’s percentage of self-employed workers, at 16.1 percent, is both higher than
the rest of the County, and significantly greater than the U.S. average (9.6 percent).

The City’s employed population 16 years and older is primarily employed in “management, business,
science and art” occupations (45.2 percent) followed by “sales and office” occupations (36.4 percent).
According to the U.S. Census, “occupation” describes the kind of work a person does on the job. The
highest median earnings are in management, business, science and art occupations ($56,308) with the
lowest in service occupations ($18,083). The median earnings for sales and office occupations are
$36,178. The percentage of the City’s 16 years and older employed population in management, business,
science, and arts occupations is significantly higher than Miami-Dade County (31.5 percent).

Doral’s residents are among the most educated in the County, and they are also among its highest paid.
Driven by the high percentage of residents employed in higher-skilled occupations, the median wage for
residents of Doral, at $41,104 far exceeds the County median wage of $27,142. In fact, median wages for
Doral residents are significantly higher in 23 of 35 occupational categories than those for the rest of the
county.

Despite high current wages relative to the county, wage growth across industries for Doral residents has
been a mixed bag. From 2007 to 2015, median wages for residents in only 14 of 24 industries increased,
with some industries seeing significant (30 percent or more) declines. However, despite sluggish wage
gains or losses for Doral residents in some sectors, median wages for Doral residents in every industry
category were higher than those of the remainder of the county. Mean wage by industry for Doral
residents averaged 132 percent higher than median industry wages across the county.

Compensation Paid by Doral Employers

The most recent detailed data for payroll and compensation at the City level for Doral is from the 2012
Economic Census. In the last economic census, average annual payroll per employee paid by
establishments located in Doral reached $48,703, while average annual pay per worker across the
remainder of the County reached $45,330. Although workers who live in Doral earn far beyond their
occupational and industry counterparts in the rest of the county, businesses in Doral pay only slightly
better — 7 percent greater on average — than business in similar industries in the remainder of the
county. In only 9 of 17 industries do businesses in Doral pay more than establishments in the same
industries elsewhere in the County.
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Economic Analysis Competitive Assessment

Industry Employment of Residents, City of Doral, 2015

If- I i
Self-employed | Private not- | Local, SR
Employee of . ) own not
. in own for-profit state, and | .
private . incorporated
Total —— incorporated : wage and federal business workers
business salary governme . .

e workers workers nt workers jvnocj'lfer:'zald Elullh7
Civili I lati
12"\/':31:;“:;%‘(2? population 53 546 73.2% 9.6% 3.6% 7.1% 6.5%
Agriculture, forestry, fishing 44 100.0% 0.0% 0.0% 0.0% 0.0%
and hunting, and mining
Construction 692 53.0% 27.3% 0.0% 5.6% 14.0%
Manufacturing 1,360 96.0% 4.0% 0.0% 0.0% 0.0%
Wholesale trade 3,386 77.6% 17.2% 1.8% 0.0% 3.5%
Retail trade 2,417 86.2% 7.7% 0.0% 0.0% 6.1%
Transportationand 2,045  83.8% 3.3% 0.8% 4.5% 7.7%
warehousing, and utilities
Information 1,134 89.6% 2.9% 4.3% 1.0% 2.2%
Finance and insurance, and
real estate and rental and 2,570 73.0% 10.8% 0.0% 2.6% 13.5%
leasing
Professional, scientific, and
management, and 3,408  75.7% 14.6% 1.2% 0.4% 8.1%
administrative and waste
management services
Educational services, and
health care and social 3,043 57.2% 3.6% 15.2% 19.9% 4.1%
assistance
Arts, entertainment, and
recreation, and 1,884  79.3% 11.2% 5.3% 0.0% 4.2%
accommodation and food
services

h i li

Other services, except public 729 52.9% 7.8% 16.7% 0.0% 22.5%
administration
Public administration 834 0.0% 0.0% 0.0% 100.0% 0.0%

Source: U.S. Census Bureau, 2011-2015 American Community Survey 5-year Estimates
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City of Doral

Industry Employment of Residents, Miami-Dade County, 2015

Self-

Self-employed in

Privat
Employee of | employed in n:)l':—?‘oer- Local, state, | own not
private own . and federal incorporated
Total . profit wage .
company incorporated and salar government  business workers
workers business y workers and unpaid family
workers e workers
gg’gfa”r:;ﬂ‘;ﬁdr population 1,204,871 70.5% 6.2% 5.2% 10.2% 7.9%
Agricult forestry, fishi
griculture, forestry, Tishing 9,107 79.2% 9.9% 1.7% 0.3% 8.9%
and hunting, and mining
Construction 82,433 61.2% 12.6% 0.8% 2.0% 23.3%
Manufacturing 57,348 90.6% 4.4% 2.0% 0.4% 2.7%
Wholesale trade 50,789 83.4% 10.9% 1.4% 0.1% 4.2%
Retail trade 153,347 89.9% 4.1% 1.6% 0.5% 3.8%
Transportationand 86,589 73.3% 5.3% 1.2% 14.1% 6.1%
warehousing, and utilities
Information 25,678 87.8% 4.2% 2.0% 2.8% 3.1%
Finance and insurance, and
real estate and rental and 88,376 80.7% 8.9% 2.7% 1.1% 6.7%
leasing
Professional, scientific, and
management, and 154,113 72.5% 11.8% 1.9% 2.0% 11.8%
administrative and waste
management services
Educational services, and
health care and social 242,726 55.1% 2.9% 15.6% 23.4% 2.9%
assistance
Arts, entertainment, and
recreation, and 135,547 89.3% 3.1% 2.1% 2.4% 3.2%
accommodation and food
services
Other services, except public 75,437 48.1% 7.8% 12.7% 0.3% 31.2%
administration
Public administration 43,381 0.0% 0.0% 0.0% 100.0% 0.0%
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Economic Analysis Competitive Assessment

Miami-Dade County

Population, Households & Occupations

Total Population 16+ 51,382
Total Households 15,038

povertyrate || perem |

Families & people whose income in the past 12 months is
below the poverty level

Percentage in Labor Force --

2,639,042
842,153

12,272 12.0% 572,388 16.9%

Total Population 16+ 37,753 2,152,396

Population in Labor Force 25,094 66.5% 1,339,979 62.3%
Employed Population 23,546 62.4% 1,204,871 56.0%

ocupations | ]

Total Civilian employed population 16+ 23,546 1,204,871

Management, business, science, and arts occupations 10,643 45.2% 379,186 31.5%
Service occupations 2,415 10.3% 252,896 21.0%
Sales and office occupations 8,569 36.4% 339,358 28.2%

Natural resources, construction, and maintenance

occupations 865 3.7% 109,989 9.1%
Production, transportation, and material moving occupations 1,054 4.5% 123,442 10.2%
Ccommutetowork || 7

Workers 16 years and over 23,446 1,150,052

Car, truck, or van -- drove alone 19,631 83.7% 910,339 79.2%
Car, truck, or van -- carpooled 2,040 8.7% 109,178 9.5%
Public transportation (excluding taxicab) 200 0.9% 64,597 5.6%
Walked 136 0.6% 26,506 2.3%
Other means 130 0.6% 22,495 2.0%
Worked at home 1,309 5.6% 51,366 4.5%

Source: U.S. Census Bureau, 2011-2015 American Community Survey 5-year Estimates

Doral, Florida Miami-Dade County, Florida

Occupation and Median Earnings Median earnings Median earnings
Total Total
(dollars) (dollars)

Civilian employed population 16 23,546 $41,104 1,204,871 $27.142
years and over
M t, busi i

anagement, business, science, 10,643 $55,285 379,186 $47,141
and arts occupations
Service occupations 2,415 $16,961 252,896 $17,670
Sales and office occupations 8,569 $35,977 339,358 $25,577
Natural resources, construction,
and maintenance occupations 865 541,264 103,989 524,856
Production, transportation, and 1,054 $29,688 123,442 $22,473
material moving occupations

Source: U.S. Census Bureau, 2011-2015 American Community Survey 5-year Estimates
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City of Doral

Median Earnings By Industry

2007 | 2008 | 2008 | 2010 | zo11 | o1z | 203 | zosa | 2035 [ oras | | wss

Total 44,971 45841 46,019 44,339 41,786 42,114 | 42,754 49,487 49,543  10.2% 33,916 | 146%
Construction 40,214 53,370 | 45230 42,208 42,362 42,277 43,154 43,5558 47,171 17.3% 28,743 164%
Manufacturing 56,800 84,353 65,136 | 60,617 67,002 | 69,104 79,784 | 71,178 62,326 = 9.7% 31,784 196%
Wholesale trade 46,799 40,689 | 46,679 54,529 44,044 43,275 42,438 50,150 47,739 @ 2.0% 37,632 127%
Retail trade 34,455 29,006 46,421 | 28,241 33,005 32,895 37,427 | 50,997 45391 @ 31.7% 27,651 164%
Lrt"?‘lr,‘ts,p”ta“o”a”d Warehousing and 57,248 56,739 | 51,900 42,271 35,867 35,839 51,233 46,692 58,176  1.6% 38,006  153%
lHicies

Transportation and warehousing 51,060 55,466 44,819 40,691 34,369 | 34,715 46,911 46,457 57,951 13.5% 36,453 | 159%
Utilities 106,245 101,590 75,709 67,636 69,428 71,339 | 69,908 71,220 70,362 ] 54,154 | 130%
Information 66,130 = 79,040 78,316 79,243 80,481 71,712 53,124 73,292 63,750 -3.6% 48,053  133%

Finance and insurance, and real estate and

. 37,185 43,816 | 38,207 @ 40,211 | 42,986 | 42,595 | 43,471 | 45,282 @ 45,726 @ 23.0% 43,373 105%
rental and leasing:

Finance and insurance 46,624 49,371 | 45,087 | 40,572 | 44,142 | 44,462 49,277 @ 49,964 @ 55,132 @ 18.2% 48,951 113%
Real estate and rental and leasing 34,861 35,293 = 34,004 34,978 32,428 37,068 36,395 37,825 37,530 7.7% 36,616 102%
Professional, scientific, and management,
and gdministrative and waste management 56,720 58,288 @ 46,783 @ 52,763 @ 45,247 ' 52,508 @ 45,996 ' 52,978 50,354 | -11.2% 37,275 135%
services:
Professional, scientific, and technical service 63,740 68,714 @ 49,469 54,963 48,631 53,971 52,674 57,186 52,679 - 52,164 101%
Management of companies and 74,808 75,027 @ 75,033 - - - - - - 56,204

Administrative and support and waste

. 44,876 39,814 39,164 | 29,864 | 28,673 27,883 26,907 35,087 @ 29,534  -34.2% 25,294 117%
management services

Educational services, and health care and

. . 41,097 42,581 @ 40,534 | 42,481 | 39,478 | 37,432 # 32,458 @ 46,487 50,018 21.7% 38,237 131%
social assistance:

Educational services 45,097 41,574 | 42,073 | 41,450 | 35,155 | 24,765 26,708 @ 36,705 @ 43,482 -3.6% 42,054 103%

Health care and social assistance 40,100 43,757 38,771 | 43,914 | 43,987 | 41,983 | 38,068 | 57,697 | 51,237 | 27.8% 35,212 146%

Arts, entertainment, and recreation, and

. . 34,523 33,062 31,922 @ 25,264 28,246 26,143 21,415 26,901 30,633  -11.3% 23,336 131%
accommodations and food services

Arts, entertainment, and recreation 24,704 23,174 16,418 @ 16,279 38,114 38,622 21,196 40,519 40,861 @ 65.4% 31,126 131%
Accommodation and food services 36,523 34,224 33,692 25,294 26,858 23,249 21,513 23,085 25,847 - 22,175 117%
Other services except public administration 21,210 19,780 | 34,099 @ 24,349 @ 22,342 | 22,768 | 21,126 @ 24,474 26,518 25.0% 23,506 113%
Public administration 69,830 68,897 71,216 66,410 69,922 61,968 63,032 57,686 59,646 - 51,642 115%

Source: U.S. Census, American Community Survey, 2007-2015.
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Economic Analysis Competitive Assessment

Household income

According to 2011-2015 ACS estimates, the median household income of the City of Doral is $72,933
compared to Miami-Dade County ($43,129), as a whole. The City’s median family income of $75,607
which is also significantly higher than the County ($49,609). Median household incomes in the City vary
significantly between owners and renters. The median household income of owner-occupied units in the
City is $87,186 compared to $58,429 for renters. Additionally, the proportion of households in Doral
earning $50,000 or more (65 percent) far exceeds the rest of the County, at 44 percent. Despite the
recovery of jobs since 2010, Doral’s median household income, adjusted for inflation, has declined by
3.2 percent since 2010.

Household Income Miami-Dade County ‘

montht s beow the povery vt | 12212 nox [l s deex

Households 15,038 . 842,153

Household Income
Less than $10,000 888 5.90% 88,872 10.60%
$10,000 to $14,999 322 2.10% 57,039 6.80%
$15,000 to $24,999 1,169 7.80% 112,112 13.30%
$25,000 to $34,999 1,053 7.00% 93,136 11.10%
$35,000 to $49,999 1,815 12.10% 118,667 14.10%
$50,000 to $74,999 2,587  17.20% 135,436 16.10%
$75,000 to $99,999 2,242 14.90% 82,744 9.80%
$100,000 to $149,999 2,844  18.90% 83,383 9.90%
$150,000 to $199,999 1,088 7.20% 30,989 3.70%
$200,000 or more 1,030 6.80% 39,775 4.70%

Median household income (dollars) 72,933 43,129 X

Mean household income (dollars) 87,398 I 67,497 X

Source: U.S. Census Bureau, 2011-2015 American Community Survey 5-year Estimates
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City of Doral

Employment Inflow/Outflow

Based on income, occupations, payroll data, and a U.S. Census Longitudinal Employer-Household
Dynamics analysis, the City of Doral’s residents are among the most highly educated and compensated in
the County. Doral’s economy employs (depending upon the data utilized) between 73,000 and 102,000
workers. However, the vast majority of its up to 23,000 employed residents work elsewhere in the
County.

Using a Longitudinal Employer-Household Dynamics analysis, based on census data, the inflow versus
outflow of residents and workers from outside Doral is shown below. Only 4,473 residents, or 24.1
percent, of workers who live in Doral, work in Doral. An estimated 93.9 percent of the City’s jobs base
is filled by workers who live outside Doral. The detailed analysis of where workers are coming from, and
where Doral residents work indicates that a distribution in both directions across the County. This work
pattern has five major implications:

e This work pattern creates traffic congestion issues, as the City’s in-bound rush hour traffic is
compounded by a significant outflow of workers leaving the City. Each day, over 72,000 workers
enter the City, and at the same time, over 14,000 residents leave the City for work outside Doral;

e Given the high earnings and incomes of Doral residents versus the compensation levels paid by
establishments in Doral, it is safe to assume that a high percentage of the working residents
leaving Doral each day are in high-skill, high-pay occupations and industries. This daily exit of
skilled workers is a lost opportunity in terms of lost tax base that would otherwise be captured
in Doral, as well as lost daily secondary and tertiary spending that would otherwise accrue to
businesses in Doral;

e On the other hand, having highly skilled, well-paid residents represents opportunities for new
business development. The opportunity to hire skilled workers close to home can be a potent
business attraction and incentive for companies seeking to locate or grow in Doral. The strength
of Doral’s labor force should be utilized as an important marketing and business development
tool;

e This analysis suggests that growing employment and work opportunities close to home for
Doral’s resident workforce could be an important traffic congestion mitigation strategy.
Workshifting, or moving employment closer to home, could be effective, simple, and immediate
strategies to improve quality of life and reduce traffic. The development of satellite and shared
office space close to where workers live is a growing strategy used by businesses across a range
of industries;

o Skilled labor creates new businesses and become entrepreneurs at much higher rate than lower
wage, low skilled workers. Growing new employment through entrepreneurial support and
incentives aimed at Doral’s resident labor force would also seem to be an immediate near term
opportunity.
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Economic Analysis Competitive Assessment

Inflow/Outflow Report - Doral 2014

Selection Area Labor Market Size (Primary Jobs)

Employed in the Selection Area 73,908 100.0%
Living in the Selection Area 18,594 25.2%
Net Job Inflow (+) or Outflow (-) 55,314 -
In-Area Labor Force Efficiency (Primary Jobs)

Living in the Selection Area 18,594 100.0%
Living and Employed in the Selection Area 4,473 24.1%
Living in the Selection Area but Employed Outside 14,121 75.9%
In-Area Employment Efficiency (Primary Jobs)

Employed in the Selection Area 73,908 100.0%
Employed and Living in the Selection Area 4,473 6.1%
Employed in the Selection Area but Living Outside 69,435 93.9%
Outflow Job Characteristics (Primary Jobs)

External Jobs Filled by Residents 14,121 100.0%
Workers Aged 29 or younger 2,696 19.1%
Workers Aged 30 to 54 8,898 63.0%
Workers Aged 55 or older 2,527 17.9%
Workers Earning $1,250 per month or less 2,278 16.1%
Workers Earning $1,251 to $3,333 per month 4,887 34.6%
Workers Earning More than $3,333 per month 6,956 49.3%
Workers in the "Goods Producing" Industry Class 1,034 7.3%
Workers in the "Trade, Transportation, and Utilities" Industry Class 4,618 32.7%
Workers in the "All Other Services" Industry Class 8,469 60.0%
Inflow Job Characteristics (Primary Jobs)

Internal Jobs Filled by Outside Workers 69,435 100.0%
Workers Aged 29 or younger 13,897 20.0%
Workers Aged 30 to 54 41,057 59.1%
Workers Aged 55 or older 14,481 20.9%
Workers Earning $1,250 per month or less 11,472 16.5%
Workers Earning $1,251 to $3,333 per month 31,052 44.7%
Workers Earning More than $3,333 per month 26,911 38.8%
Workers in the "Goods Producing" Industry Class 4,006 5.8%
Workers in the "Trade, Transportation, and Utilities" Industry Class 34,394 49.5%
Workers in the "All Other Services" Industry Class 31,035 44.7%
Interior Flow Job Characteristics (Primary Jobs)

Internal Jobs Filled by Residents 4,473 100.0%
Workers Aged 29 or younger 723 16.2%
Workers Aged 30 to 54 2,920 65.3%
Workers Aged 55 or older 830 18.6%
Workers Earning $1,250 per month or less 653 14.6%
Workers Earning $1,251 to $3,333 per month 1,663 37.2%
Workers Earning More than $3,333 per month 2,157 48.2%
Workers in the "Goods Producing" Industry Class 197 4.4%
Workers in the "Trade, Transportation, and Utilities" Industry Class 2,340 52.3%
Workers in the "All Other Services" Industry Class 1,936 43.3%

Source: U.S. Census Bureau, OnTheMap Application and LEHD Origin-Destination Employment Statistics
(Beginning of Quarter Employment, 2nd Quarter of 2002-2014). Latest data available as of 02/07/2017.
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Home Destination Report, 2014

Where Non-Resident Workers Live

Count Share
Total All Jobs 77,612 100.0%
Miami city, FL 7,908 10.2%
Hialeah city, FL 5,724 7.4%
Doral city, FL 4,678 6.0%
Fountainebleau CDP, FL 2,945 3.8%
Tamiami CDP, FL 2,385 3.1%
Pembroke Pines city, FL 2,303 3.0%
Kendall CDP, FL 1,939 2.5%
Kendale Lakes CDP, FL 1,930 2.5%
Miramar city, FL 1,872 2.4%
The Hammocks CDP, FL 1,544 2.0%
All Other Locations 44,384 57.2%

Where Doral Residents are Employed

Count

Employed Doral Residents 19,621

Doral city, FL 4,678 23.8%
Miami city, FL 2,868 14.6%
Coral Gables city, FL 740 3.8%
Hialeah city, FL 623 3.2%
Miami Beach city, FL 465 2.4%
Kendall CDP, FL 450 2.3%
Medley town, FL 401 2.0%
Fort Lauderdale city, FL 267 1.4%
Miami Lakes town, FL 248 1.3%
Pembroke Pines city, FL 245 1.2%
All Other Locations 8,636 44.0%

Source: U.S. Census Bureau, OnTheMap Application and LEHD Origin-
Destination Employment Statistics (Beginning of Quarter Employment,
2nd Quarter of 2002-2014). Latest data available as of 02/07/2017.
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| Target Industry Cluster Analysis I

Background

Another key measure of economic vitality, strength, and identifying emerging opportunities uses Industry
Cluster Analysis to identify the best, and most likely economic segments to target for expansion, support,
and growth. According to the Economic Development Administration (EDA), creating a local cluster
framework as part of a local economic development strategic plan can help mobilize highly committed
stakeholders and employers, foster collaboration by bringing together participants from key industries
and help implement the actions identified as a results of the collaborative process. Job creation and new
entrepreneurial innovations are more likely to flourish in such a collaborative environment. As previously
noted, both Broward and Palm Beach counties have established cluster-based strategies as part of each
county’s larger economic development planning initiatives.

As part of the 2012 One Community One Goal update, an evaluation was performed of Miami-Dade
County’s industries utilizing a series of analytical tools, including location quotient and shift-share analysis
to identify local potential for expansion in emerging sectors. The evaluation culminated in the designation
of seven (7) “Target Industry Clusters” and niche sub-sectors.

e  Aviation: The Aviation Industry includes a range of manufacturing and service companies related
to the production, maintenance, and operation of aircraft. Niche sub-sectors include: Aircraft
Parts, Assembly & Manufacturing, Composite Shops (repair and maintenance companies
specializing in composite materials) and Flight Simulation & Training.

e (Creative Design: Creative Design encompasses the industries of Advertising & Marketing,
Architecture & Engineering, Fashion, Industrial Design, and Film & Entertainment. Niche sub-
sectors include: Advertising & Marketing, Architecture & Engineering, Fashion / Lifestyle, Film,
TV Production, and Digital Media and Industrial Design.

e Hospitability & Tourism: Hospitality & Tourism encompasses industries in the visitor and
entertainment. This includes hotels, restaurants, car rental companies, cruise lines, tour
operators, travel agencies, attractions, and other amenities that add to a visitor’s experience.
Niche sub-sectors include: Conventions, Conferences, & Trade Fairs, Cruise Tourism, Cultural
Arts, High Income International Tourists, Medical Tourism and Tourism IT.

e Information Technology: The Information Technology industry encompasses companies
engaged in software production, Internet services, computer systems design, data hosting, and
consulting services. The industry is characterized by fast paced technological innovation and is
highly supportive to a wide range of industries. Niche sub-sectors include: Back Office Support
& IT, Computational Science and Health IT, Data Centers, Digital Media, Logistics IT, Mobile
Applications, Simulation Technology, Tourism IT.

e International Banking & Finance: The International Banking & Finance Industry encompasses
banks that provide financial services to global clients. These services include commercial banking,
corporate banking, wealth management, brokerage services, insurance services, and trade-
related services. Niche sub-sectors include: International Banks, International Insurance &
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Wealth Management, Maritime Services & Trade Finance, Mobile Applications, Technical
Customer Support & Back Office and Venture Capital & Private Equity.

e Life Sciences & Health Care: The Life Sciences & Health Care industry includes a range of sectors
concerned with human health such as biotechnology research and development, pharmaceutical
manufacturing, medical device manufacturing and health care services. Health care, which is
broad category, is included and encompasses hospital operations, doctors’ offices, nursing
homes, and medical diagnostic labs. Niche sub-sectors include: Agricultural Sciences, Back Office
Operations, Biologics, Computational Science and Health IT, Medical Devices, Medical Tourism
and Pharmaceuticals.

e Trade & Logistics: Trade and Logistics encompasses a wide range of services generally related
to the import and export of goods and services, including air, sea, and land distribution, as well
as maritime services. The following niche sectors have been identified as targets for Miami-Dade
County: Distribution Centers, Logistics IT, Maritime Services & Trade Finance, Perishables and
Value-Added Services — Assembly & Kitting.

Doral Targeted Industry and Cluster Opportunities

The Miami-Dade County targeted Industry cluster overview and analysis provides potential economic
development opportunities for the City of Doral as an analysis of the industrial base of Doral determined
that many of the industrial subsectors identified in the OCOG targeted industry/cluster analysis are
currently located in the City. The presence of these industries provides an opportunity for the City to
expand and enhance its industrial base by strengthening the linkages within each cluster grouping and
targeting these industries for collaboration, innovation, retention and expansion.

The analysis shows the City of Doral has established industries within all of Miami-Dade County’s Targeted
industry/cluster groupings. The City is particularly strong within the Targeted/Cluster Industries of
International Trade & Logistics, Life Sciences & Health Care, Aviation, International Banking & Finance
and Creative Design.

International Trade and Logistics

The International Trade and Logistics Industry in the City of Doral consist primarily of three industry
groups: 1) NAICS 4885 - Freight Transportation Arrangement; 2) NAICS 484110 - General Freight Trucking,
Local; 3) NAICS 484230 — Specialized Freight Trucking, Long Distance; and 4) NAICS 492110 — Couriers and
Express Delivery Services. There are 354 Freight Transportation Arrangement establishments in the City
that employ 6,408 workers with total sales estimated at over $193 million. The largest Freight
Transportation Arrangement establishments in the City include DHL Global Forwarding located at NW 82"
Avenue; Sky Net Worldwide located on NW 97" Avenue; Hellmann Worldwide located on NW 41 Street;
and Trans Express located on NW 37 Street.
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NAICS

Codes Trade & Logistics Establishments | Employment Sales

484110  General freight trucking, local 34 356 $44,624,000
484230  Specialized Freight Trucking, Long-Dist. 43 298 $65,717,000
488320  Marine cargo handling 3 25 $4,995,000
488330  Navigational services to shipping 4 12 $2,904,000
488390  Other support activities for water transp. 1 2 $484,000
4884 Support activities for road transportation 4 21 $1,888,000
4885 Freight transportation arrangement 354 6408 $561,339,000
488991  Packing and crating 2 3 $360,000
492110  Couriers and express delivery services 47 273 $32,612,000
493110  General warehousing and storage 12 120 $13,670,000
493120  Refrigerated warehousing and storage 2 20 $2,028,000
493130  Farm Product warehousing and storage 2 18 $3,531,000
493190  Other warehousing and storage 1 3 $185,000

Source: InfoUSA, 2016

Life Sciences & Health Care

The Life Sciences & Health Care Industries in the City of Doral consist of a variety of industry groups
including: 1) NAICS 6213 — Offices of Other Health Care Practitioners; 2) NAICS 6211 — Offices of Physicians;
3) NAICS 6216 — Home Health Care Services; and 4) NAICS 4242 — Druggists’ Goods Merchant Wholesalers.
Offices of Other Health Care Practitioners have the largest number of establishments (100), while Home
Health Care Services have the most employees (710). The City’s 18 Druggists’ Goods Merchant
Wholesalers generate the greatest annual sales volume ($326+ million). The largest Offices of Other
Health Care Practitioners include Medilex located on NW 28™ Street and Kreative Kids Therapy located on
NW 17 Street. The largest Druggists’ Goods Merchant Wholesalers include Lifeline Pharmacy located on
NW 84" Avenue; Cosmetic Research located on NW 56 Street and Cj/ located on NW 54" Street.
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2':;2 Life Sciences & Health Care Establishments Employment Sales
3254 Pharmaceutical and medicine mfg. 4 19 $10,715,000
339112  Surgical and medical instrument mfg. 10 147 $26,570,000
339115 Ophthalmic goods mfg. 1 4 $597,000
339116 Dental laboratories 4 39 $2,111,000
4242 Druggists' goods merchant wholesalers 18 128 $326,141,000
6211 Offices of physicians 72 353 $71,655,000
6212 Offices of dentists 37 210 $27,749,000
6213 Offices of other health practitioners 100 256 $21,231,000
6214 Outpatient care centers 53 512 $74,311,000
621511 Medical laboratories 7 50 $8,325,000
621512  Diagnostic imaging centers 6 40 $6,658,000
6216 Home health care services 39 710 $56,448,000
6219 Other ambulatory health care services 33 395 $41,668,000
6221 General medical and surgical hospitals 3 109 $1,782,000
6222 Ezc;f;;:;csrlc and substance abuse 4 a1 $4.908,000
6231 Nursing care facilities 1 5 $352,000

Source: InfoUSA, 2016

Aviation

The Aviation Industry in Doral consists primarily of three industry groups: NAICS 481112 — Scheduled Air
Transportation; 2) NAICS 4881 — Support for Air Transportation; and 3) NAICS 481111 — Scheduled
Passenger Air Transportation. There are 44 Scheduled Fright Air Transportation establishments in the City
with 319 employees. The largest establishments in the City include Global Aviation Link located on NE
84™ Avenue; Express Parcel Service International located on NW 14th Street; and Fenix Airway
International located on NW 12 Street.  There are 28 Support Services for Air Transportation
establishments that employ 270 workers. The largest establishments in the City include Atlas Aerospace
located on NW 56 Street and Aircraft Systems located on NW 56 Street.

NAICS | Aviation Establishments | Employment Sales

336411 | Aircraft Manufacturing 4 48 $12,921,000
336412 | Aircraft Engine and Engine Parts Mfg. 2 104 $27,470,000
481111 | Scheduled Passenger Air Transportation 15 151 $91,389,000
481112 Scheduled freight air transportation 44 319 $193,065,000
4881 Support activities for air transportation 28 270 $45,260,000

Source: InfoUSA, 2016
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International Banking and Finance

The International Banking and Finance Industry in the City of Doral is mainly comprised of three industry
groups: NAICS 5242 - Insurance Agencies and Brokerages; NAICS 522110 - Commercial Banking; and NAICS
522292 — Real Estate Credit. There are 110 Insurance Agencies and Brokerages firms in the City employing
564 workers with annual sales over $175 million. There are 49 Commercial Banking firms with 517
employees and annual sales over $120 million. Real Estate Credit firms total 29 in the City with 273
employees and over $118 million in annual sales. The largest Insurance Agencies and Brokerage firms in
the City include AIB Claims Management located on NW 79%" Street and Brown and Brown of Florida
located on NW 79" Street. The largest Commercial Banking establishments in the City are two Bank of
America locations on NW 107" Avenue and NW 87" Avenue. The largest Real Estate Credit
establishments in the City are SunTrust Mortgage located on NW 36" Street and Trust Mortgage Lending
located on NW 52" Terrace.

NAICS International Banking & Finance Establishments Employment Sales

522110 Commercial banking 49 517 $120,853,000
522130 Credit unions 6 47 $9,622,000
522220 Sales financing 1 4 $3,694,000
522291 Consumer lending 12 92 $54,460,000
522292 Real estate credit 29 273 $118,271,000
522320 z:;\:;:‘igal transaction processing and 3 17 $8 379,000
522390 Other credit intermediation activities 1 40 $17,906,000
523130 Commaodity contracts dealing 1 $1,972,000
523140 Commodity contracts brokerage 1 5 $2,840,000
5232 Securities and commodity exchanges 2 $9,166,000
523910 Miscellaneous intermediation 33 119 $59,343,000
523920 Portfolio management 1 3 $956,000
523930 Investment advice 22 124 $39,502,000
523999 Q/(I:Lsisﬁcliléa\:eous financial investment 11 934 $10,396,000
5241 Insurance carriers 7 83 $90,713,000
5242 Insurance agencies and brokerages 110 564 $175,865,000
5259 Other investment pools and funds 1 3 $3,194,000

Source: InfoUSA, 2016

Creative Design

Creative Design industries in the City of Doral include three industry groups: 1) Television Broadcasting;
2) Engineering Services; and 2) Newspaper Publishers. There are 10 Television Broadcasting
establishments in the City employing 4,783 with annual sales over $137 million. The largest Television
Broadcasting establishment is Univision Network located on NW 97" Avenue followed by American Teve
on NW 79" Avenue. There are 70 Engineering firms in the City employing 4,135 workers with total annual
sales over $673 million. The largest Engineering firms in the City include Atkins located on NW 107" Street
and A&P Consulting on NW 41° Street. The largest Newspaper Publisher in the City is Miami Herald Media
located on NW 91 Avenue.
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NAICS
Codes

51111
51112
51211
51219
51224
51511
51512
5152

54131
54133
54141
54142
54143
54149
54181
54182
54184
54185
54186
54187
54189
7114

7115

Creative Design

Newspaper publishers

Periodical publishers

Motion picture and video production
Postproduction and other related industries
Sound recording studios

Radio broadcasting

Television broadcasting

Cable and other subscription programming
Architectural services

Engineering services

Interior design services

Industrial design services

Graphic design services

Other specialized design services
Advertising agencies

Public relations agencies

Media representatives

Display advertising

Direct mail advertising

Advertising material distribution services
Other services related to advertising
Agents and managers for public figures
Independent artists, writers, and performers

Establishments

2

3

16

1

10

23

70

16

14

10
42
22

16

Employment

1780
36
108
5

15
58
4783
88
119
4135
20
25
62
53
125
31

89
57
204
205
17
338

Sales

$1,642,000
$7,983,000
$44,313,000
$520,000
$1,504,000
$11,136,000
$137,257,000
$87,107,000
$20,134,000
$673,662,000
$2,007,000
$2,503,000
$6,677,000
$5,309,000
$22,668,000
$5,293,000
$685,000
$25,257,000
$9,768,000
$43,330,000
$43,521,000
$1,336,000
$338
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| The Advanced Industries Sector in Doral I

A third measure of Doral’s economic strengths, opportunities, and growth potential incorporates an

analysis of its businesses included in the Advanced Industries Sector. The Brookings Institution, among
others, has developed the concept and extensive analysis of what it has termed the U.S. Advanced
Industries Sector. Brookings has identified 50 industries across manufacturing, energy, and services that
may be critical in the development of regional economies across the US. The analysis has sparked broad
thinking regarding the development of these key sectors as important ways to improve American global
economic competitiveness, lead the nation’s economic revitalization, build on regional economic
strengths, create new employment post-recession, and provide badly needed high-skill, high paying
employment opportunities.

According to Brookings, the Advanced Industries Sector includes important regional core industries that
concentrate in, and drive many of the nation’s best performing regional economies. The Sector is
composed of 50 industries identified at the 4-digit NAICS level, and include manufacturing industries,
chemicals, pharmaceuticals, advanced metals, industrial machinery, medical equipment manufacture,
energy development and distribution, software design, data processing and hosting, and medical and
diagnostic labs. Industries in the Advanced Industries Sector have five important characteristics:

e Each of the industries in the sector have high relative levels of technology development and
research and development spending, well above averages for the rest of the economy. The
Advanced Industries Sector both drives and relies on relies on constant innovation, technology
advances, and new service business models to expand and grow;

e Asasector, the Advanced Industries employ 12.3 Million workers nationally, or 9 percent of total
employment. However, the sector produces $2.7 trillion in value added annually, or 17 percent
of all U.S. gross domestic product;

e The Advanced Industries Sector employs 80 percent of the nations’ engineers, funds 90 percent
of private-sector R&D, accounts for 85 percent of all U.S. patents; and 60 percent of U.S. exports.
The Sector and its component industries are crucial foundations of extensive supply chains and
third party employment in a wide range of support industries outside the sector;

e QOutput and employment growth of the Advanced Industries Sector has been far greater than the
economy as a whole. From 1980 to 2013 advanced industry output expanded at a rate of 5.4
percent annually - 30 percent faster than the rest of the US economy. Since 2010 the sector has
added nearly one million jobs. Employment growth and economic output of the Sector has been
1.9 and 2.3 times higher than their respective national averages since 2010;

e The Sector provides high-skilled and high-wage employment. Workers in advanced industries
generate over $210,000 in annual value added per worker compared with $101,000 for workers
outside the Sector. Workers within the Sector, unlike the remainder of the U.S. economy, are
experiencing rapidly rising wages. The average advanced industries worker earned $90,000 in
total compensation in 2013, twice as much as workers outside of the sector. Absolute earnings
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in advanced industries grew by 63 percent from 1975 to 2013, compared with a 17 percent
increase outside the sector.

The City of Doral has a high proportion of business firms and establishments in the Advanced Industries
Sector. The City is home to 775 establishments and firms within the Advanced Industries Sector. These
business locations employ 11,727 workers, or just over 11 percent of the City’s employment base, and
generates over $2 billion in local sales, and more globally. Given that Advanced Industries employment
represents 9 percent of U.S. employment, and only 3 percent of the state’s total employment, the City
of Doral has growing potential as a leading, high-concentration Florida location for the Advanced
Industry Sector.
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Advanced Industry Employment in Doral

Industry NAICS Establishments Employment
Services
Architecture & Engineering 5413 111 4,436 $700,271,000
Management Consulting 5416 246 1,908 $151,209,000
Computer Systems Design 5415 58 427 $59,461,000
Other Telecommunications 5179 29 336 $133,722,000
Data Processing & Hosting 5182 11 269 $43,669,000
Software Products 5112 26 238 $77,649,000
Wireless Telecom Carriers 5172 53 212 $181,153,000
Web Search and Internet Publishing 5191 11 114 $10,353,000
R&D Services 5417 17 110 -
Metal Ore Mining 2122 - - -
Satellite Telecommunications 5174 - - -
Medical & Diagnostic Laboratories 6215 13 90 $14,983,000
Cable & Other Programming 5152 6 88 $87,107,000
581 8,228 1,459,577,000
Manufacturing
Semiconductors 3344 13 1,031 $88,225,000
Precision Instruments 3345 20 645 $58,176,000
Computer Equipment 3341 15 297 $87,622,000
General Purpose Machinery 3339 15 222 $33,572,000
Medical Equipment & Supplies 3391 15 190 $29,278,000
Jewelry, Sporting Goods 3399 24 157 $21,423,000
Aircraft Products & Parts 3364 6 152 $40,391,000
Pesticides & Fertilizers 3253 1 4 -
Magnetic & Optical Media 3346 1 5 $520,000
Stone & Mineral Products 3279 6 33 $3,756,000
Commercial & Service Machinery 3333 11 112 $14,043,000
Engine & Power Equipment 3336 2 8 $1,688,000
Ships & Boats 3366 - - -
Railroad Rolling Stock 3365 - - -
Iron & Steel Products 3311 - - -
Foundries 3315 - -
Electrical Lighting Equipment 3351 - - -
Aluminum Products 3313 - - -
Clay & Refractory Products 3271 6 55 $3,617,000
Communications Equipment 3342 7 75 $15,452,000
Petroleum & Coal Products 3241 4 69 $101,206,000
Agri., Constr., Mining Machinery 3331 7 59 $19,778,000
Basic Chemicals 3251 3 59 $34,003,000
Audio & Video Equipment 3343 2 28 $16,220,000
Electrical EqQuipment 3353 4 42 $7,078,000
Motor Vehicle Parts 3363 6 41 $6,421,000
Motor Vehicles 3361 2 40 $22,162,000
Misc. Chemicals 3259 1 24 $5,247,000
Misc. Transportation Equipment 3369 3 24 $3,785,000
Motor Vehicle Body & Trailers 3362 2 20 $2,386,000
Pharmaceuticals 3254 4 19 $10,715,000
Misc. Electrical Equipment 3359 4 19 $4,793,000
Household Appliances 3352 3 19 $2,086,000
Industrial Machinery 3332 2 10 $1,033,000
Resins & Synthetic Rubbers 3252 2 9 -
Iron & Steel Products 3311 - - -
191 3,468 $634,676,000
Energy
Oil & Gas Extraction 2111 2 6 -
Power Generation & Supply 2211 1 25 -
Advanced Industries totals 775 11,727 2,094,253,000
Doral Totals 6,802 102,235 $69,482,379,000
% Advanced Industries 11% 11% 3%

Source: The Brookings Institute; InfoUSA 2016. Analysis performed by the FIU Metropolitan Center
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Top 5 Advanced Industries
by Number of Establishments
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Top 3 Advanced Industries
by Number of Employees
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City of Doral: Top 20 Advanced Industry Sectors by Establishments

Industry | NAICS | Establishments | Employment | Sales
Management Consulting 5416 1,908 $151,209,000
Architecture & Engineering 5413 111 4,436 $700,271,000
Computer Systems Design 5415 58 427 $59,461,000
Wireless Telecom Carriers 5172 53 212 $181,153,000
Other Telecommunications 5179 29 336 $133,722,000
Software Products 5112 26 238 $77,649,000
Jewelry, Sporting Goods 3399 24 157 $21,423,000
Precision Instruments 3345 21 646 $58,422,000
Medical Equipment & Supplies 3391 15 190 $29,278,000
R&D Services 5417 17 110 -
Computer Equipment 3341 15 297 $87,622,000
General Purpose Machinery 3339 15 222 $33,572,000
Semiconductors 3344 13 1,031 $88,225,000
Commercial & Service Machinery 3333 11 112 $14,043,000
Data Processing & Hosting 5182 11 269 $43,669,000
Web Search and Internet Publishing 5191 11 114 $10,353,000
Medical & Diagnostic Laboratories 6215 13 90 $14,983,000
Communications Equipment 3342 7 75 $15,452,000
Cable & Other Programming 5152 6 88 $87,107,000
Aircraft Products & Parts 3364 6 152 $40,391,000

Total 708 11,110 $1,848,005,000

Source: InfoUSA 2016. Analysis performed by the FIU Metropolitan Center

City of Doral: Top 20 Advanced Industry Sectors by Employment

Industry

Architecture & Engineering 5413 4,436 $700,271,000
Management Consulting 5416 246 1,908 $151,209,000
Semiconductors 3344 13 1,031 $88,225,000
Precision Instruments 3345 21 646 $58,422,000
Computer Systems Design 5415 58 427 $59,461,000
Computer Equipment 3341 15 297 $87,622,000
Data Processing & Hosting 5182 11 269 $43,669,000
Other Telecommunications 5179 29 336 $133,722,000
Software Products 5112 26 238 $77,649,000
General Purpose Machinery 3339 15 222 $33,572,000
Wireless Telecom Carriers 5172 53 212 $181,153,000
Medical Equipment & Supplies 3391 15 190 $29,278,000
Aircraft Products & Parts 3364 6 152 $40,391,000
Jewelry, Sporting Goods 3399 24 157 $21,423,000
Commercial & Service Machinery 3333 11 112 $14,043,000
Web Search and Internet Publishing 5191 11 114 $10,353,000
Cable & Other Programming 5152 6 88 $87,107,000
Communications Equipment 3342 7 75 $15,452,000
Medical & Diagnostic Laboratories 6215 13 90 $14,983,000
Basic Chemicals 3251 3 59 $34,003,000

Total 694 11,059 $1,882,008,000

Source: InfoUSA 2016. Analysis performed by the FIU Metropolitan Center
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| Real Estate Market Performance Trends I

Retail Market

Retail development is driven by local and regional income, wages, and consumer confidence. Retail
development is therefore a trailing indicator, responding to the more general health of the local economy
and its wage earners. A precise forecast of retail demand at this point in the study is not possible.
However, the key conclusion of the preliminary research, reflected by recent market performance, is that
demand for and construction of new retail space in the City of Doral will remain constrained for the
foreseeable future. A number of national and local trends impacting the development of the local retail
real estate market are detailed below.

Region and County-Wide Land Availability

Across all sectors, the availability of land will drive pricing and location of new development. Miami-Dade’s
commercial and industrial land inventory is shrinking, while Broward County is approaching full build-out
— it has less than 2,000 acres privately owned vacant land. Parcels throughout South Florida larger than
4 or 5 acres are at a premium, and development is quickly shifting to infill development, higher densities,
and smaller building footprints. Prices for raw land are increasing quarterly, and according to market
reports, retail developers are increasingly competing with multifamily residential developers for land.

E-Commerce and the Future of Retail

The future of retail in the region is being dramatically affected by the rapid growth of E-Commerce.
According to Deutsche Bank’s RREEF Global Real Estate Research Group, although e-commerce accounts
for a relatively small share of total retail sales, it is capturing a significant share of sales in commodity
items. E-commerce sales are pervasive and have grown 40 percent since 2007, in sharp contrast to less
than 5 percent overall retail sales growth. Excluding auto-related purchases (which don’t sell on-line) e-
commerce grew 53 percent from 2007 to 2012, seven times the overall retail sales growth rate.

According to Deutsche Bank, the growing shift to online shopping has significant real estate implications.
E-Commerce is diverting a rapidly growing percentage of shoppers and the industry away from brick-and-
mortar sales locations and development. The amount of e-commerce retail sales in 2012 ($157 B) would
equal between 350 million and 500 million square feet of leased retail space based on sales volumes,
which represents about a third of the vacant retail space in U.S. shopping centers and retail districts. The
direct effects on the national retail market include:

e Portfolio Rationalization through store elimination: chains are rapidly closing significant portions
of their physical store locations, including Abercrombie & Fitch, the Gap, Best Buy, and Radio
Shack. E-Commerce has all but killed the physical bookstore already;

e Fewer and smaller stores, and a business focus on productivity (sales per square foot) over
growth. Commodity retailers, especially big-box retailers, will be especially vulnerable to online
sales loss, and shopping centers not anchored by stores with items that cannot be sold easily
online (grocery stores, etc.) will also be hard hit with shrinking sales. Best Buy is closing 50 full-
line stores (generally 40,000+ square feet) at the same time they are testing new, smaller
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“connected” prototypes and opening 100 new 1,000-square-foot Best Buy Mobile stores that
focus on smartphones and tablets. Their goal is a 20 percent reduction in floor space. Meanwhile,
the Gap and Abercrombie have affirmed their goals to enhance store productivity over “growth
at any cost,” focusing on the best locations for their stores;

e Using an “Urban” Strategy — moving stores closer to urban consumers, with smaller footprints.
Wal-Mart is rolling out its Wal-Mart Express format at just 15,000 square feet, compared to its
normal prototype of close to 200,000 square feet. Similarly, Target developed a new CityTarget
format, sized at 60,000 to 100,000 square feet, compared to over 130,000 for its typical suburban
stores. Other brands are following suit - Office Depot is downsizing its warehouse stores to 15,000
- 18,000 sf, and is developing a smaller 5,000 sf prototype for urban areas. The same strategy is
being pursued by OfficeMax decreasing its store footprint from 23,000 down to 2,000 square
feet, and Staples, from 18,000 down to 10,000 square feet;

e Flagship Stores in high-end and high-rent locations, designed to market the brand, often at
boutique scale size;

e  Multi-Brand Stores, bringing multiple brands under one roof. The Gap and Toys R Us are both
adopting prototypes in which their multiple flags (e.g., Banana Republic, Baby Gap and Old Navy
for the Gap) in order to encourage cross shopping across their brands and reduce restocking costs
and rent for the combined flags. Another strategy is the “store-within-a-store” format in which
one retailer co-locates within others.

Office Market

The office sector was the hardest hit commercial real estate sector in the last recession, and has been the
slowest to recover. While improving, the office market faces numerous challenges. According to
Cushman & Wakefield’s 4Q 2016 MarketBeat, the office market in Miami-Dade continued to retain and
attract major companies wanting a foothold in the gateway to Latin America. As such, the overall market
tightened with some submarkets seeing significant increases in asking rents driven by limited current
availabilities. Direct rental rates in 2016 rose to $36.46 per square foot (PSF) gross, an increase of 12%
year-over-year. During that time, Class A direct rental rates rose to $44.05 PSF.

The office market in Miami-Dade ended 2016 on solid footing, creating a sturdy foundation for 2017.
Projected increases in jobs, as well as sustained growth in international trade, will help to maintain
positive momentum for office product in the near term. Cushman & Wakefield anticipates further
increases in asking rents on tightening vacancy rates and incremental new supply for both the CBD and
major suburban submarket.

Six significant trends are continuing to shape office demand across the County:

e Miami’s and Broward’s office markets were overbuilt relative to the number of office workers in
the regional economy, and construction of new office space continued unabated through 2010,
two years after the recession took hold. The subsequent employment crash left a large
oversupply of office space throughout the County, which lingers today. However, even as total
employment in the County increases, the number of office workers as a percentage of the total
employment base is growing slower than it was prior to the recession. Although the region has
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had large growth in legal employment, more jobs are being created in occupations that do not
require office space;

Average asking rents should improve, but mostly because new development is not expanding
office space supply (only a 0.3 percent growth in inventory in 2014);

After the recession, U.S. companies are rethinking their use of office space, and restructuring,
consolidating and re-engineering their business practices, and finding ways to shrink and share
office space, including outsourcing non-core functions, such as IT, accounting, human resources,
marketing and legal to lower cost providers;

Across the U.S., employers are aggressively shrinking the amount of square footage per
employee. According to the CoreNet Global Corporate Real Estate 2020 survey, square feet per
employee in the office sector shrank from 225 square feet in 2010to 176 in 2012, and is projected
to reach 151 or less in 2017;

Corporations are adopting workshift strategies, placing talent closer to their customers and away
from the central office. Aided by technologies such as Skype and GoToMeeting, telecommuting
is not only a way to save on office space, but is ranked by 46 percent of corporate leaders in a
recent Deloitte survey as second only to compensation as the best way to attract talent. From
1997 to 2010, there was a 35 percent increase in the number of people working from home (13.4
million people now work at least one day per week from home). Leading corporations are using
more informal office space, moving satellite offices into neighborhoods, and using shared office
space in main offices. PricewaterhouseCoopers has a desk reservation system. CBRE is moving to
an unassigned workplace environment called CBRE Workplace 360;

Office-less development - Even as the county economy improves and adds jobs, the combination
of existing oversupply and changed business practice means that economic expansion will take
place with much less new office space development than has been historically required in the
past.
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Submarket

Brickell Avenue
Downtown

CBD

Coral Gables
Airport West *
Coral Way
South Dade
Northeast Dade
Biscayne

Miami Lakes
Coconut Grove
S. Gables /S. Miami
East Airport /
Central Dade
Miami Beach

Suburban
MIAMI TOTALS

Inventory

(SF)

6,823,852
6,990,376

13,814,228

6,107,174

11,125,871

675,138
3,737,261
2,457,671
2,239,014
1,862,210
1,170,483

923,663

638,333

2,047,193

32,984,011

Sublet
Vacant
(SF)
83,129
10,841
93,970
10,250
24,052
400
3,188
5,286
2,600
0
9,787
0

0

11,834
67,397

Direct
Vacant (SF)

840,258

1,362,283
2,202,541
705,187
1,074,628
27,169
485,206
233,598
368,366
433,729
70,356
23,879

62,123

139,348
3,623,589

Current QTR

Overall Overall Net
Absorption
(SF)
13.5% 33,171
19.6% -31,552
16.6% 1,619
11.7% -32,828
9.9% 97,103
4.1% 4,729
13.1% 14,895
9.7% -13,778
16.6% -390
23.3% 55,930
6.8% -6,780
2.6% 953
9.7% -2,669
7.4% 1,999
11.2% 119,164

| YTD Overall |

Net
Absorption
(SF)

-192,394
-27,678
-140,016
99,697
-1,634
3,256
-69,983
49,643
86,575
7,292
3,345

9,927

26,865
74,967

164,716

YTD Leasing
Activity (SF)

513,224

417,156
930,380
248,479
538,010
20,999
128,496
87,261
159,398
169,109
61,040
0

4,642

58,527
1,475,961

Under
CNSTR
(SF)
187,000
96,000
283,000
132,381
293,000
0
0
224,689

o O O O o o

650,070

Overall
Average

Overall
Average

Asking Rent | Asking Rent
| (All Classes) | (Class A)*

$44.53
$40.65
$42.64
$37.61
$27.03
$27.93
$26.77
$30.63
$32.36
$26.68
$28.85
$21.00

$26.16

$42.68
$31.88

$53.07
$46.95
$49.62
$39.96
$28.98

$38.96
$29.49
$41.00
$30.59
$37.61
$46.50

$41.21
$36.94

46,798,239

| 161,367

5,826,130

12.8%

| 47,289

2,406,341

1933070 = $35.84

| $42.78

Source: Cushman & Wakefield MarketBeat Data, 4Q 2016.

Miami-Dade Market Indicators (Overall, All Classes)

Q4 15 Q4 16 12-Month Forecast
Vacancy 12.2% 12.8% A
Net Absorption (sf) 4,518 120,783 A
Under Construction (sf) 607,691k 933,070k A
Average Asking Rent * $20.49 $35.84 A

Source: Cushman & Wakefield MarketBeat 4Q 2016.
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Industrial Market

According to Cushman & Wakefield’s 4Q 2016 MarketBeat, the industrial market ended the fourth quarter with strong improvement in key
statistics. The overall vacancy rate was 4.3 percent, down 170 BPS from last year.

YTD Investor YTD Overall Under YTD Overall Overall Overall
Total Inventory Sales Net Construction Construction| Weighted Weighted Weighted
Submarket Buildings (SF) Activity Absorption (SF) Completions | Average Net Average Net | Average Net
(SF) (SF) Rent (MF) Rent (0S) Rent (W/D)
Airport West 759 45,763,121 2,239,133 4.0% 1,313,151 1,762,183 944,466 $5.95 $13.51 $8.15
ﬁ'c:ftcr’:/tMe dley 424 31,402,066 389,126  2.8% 118,987 720,622 65,820 $4.41 $12.13 $7.80
North Central Dade 435 28,703,509 585,845 4.9% (110,688) - - $7.92 $9.03 $6.55
Northeast Dade 30 1,233,032 68,460 0.3% 14,480 - - $0.00 $12.50 $13.50
Northwest Dade 1 243,296 - 50.0% 0 1,135,835 - $0.00 $0.00 $6.45
Miami Lakes 36 1,976,626 541,684 11.5% 41,513 - 82,000 $0.00 $7.45 $7.33
Hialeah 259 8,055,202 221,494 2.1% (41,300) - 486,592 $6.50 $0.00 $4.25
Airport 594 ' 26,509,551 949,967 6.5% 394,228 602,000 175,000 $6.69 $25.25 $9.84
South Dade 201 7,854,243 346,206 2.7% 466,508 - - $15.00 $8.22 $8.63

MIAMI-DADE 151,740,646 | 5,341,917 2,196,879 4,220,640 1,626,819

*Rental rates reflect asking Spsf/vear MF = Manufacturing OS = Office Service/Flex W/D =Warehouse/Distribution
Source: Cushman & Wakefield, MarketBeat, Industrial Report, 4Q 2016.

43



City of Doral

Key expansions by current tenants and firms new to the market drove occupancies at existing buildings
and were the forces behind the surge in new construction. Direct asking triple net rents closed at $9.28
per square foot on tightening vacancies and a number of new Class A projects that came to market with
above market rents.

According to Cushman & Wakefield, there were two significant changes in Miami-Dade’s industrial market
in 2017. First, the creation of a new submarket called Northwest Dade encompassing the cluster of new
development north of Okeechobee Road along the Florida Turnpike. The second development was the
accelerated transformation of the Wynwood section of the Airport East/Downtown submarket.
Conversions of dated industrial space into retail storefronts or mixed use projects in that area has not only
pushed asking rates up but also led to a surge in investment sales.

Leasing activity year-to-date totaled over 6.8 million square feet (SF) with the majority of space leased in
three submarkets: Northwest Dade, Airport West, and North Central Dade. Warehouse/distribution
accounted for almost all of the leasing activity as well as being 60.0 percent of the 4.2 million SF in total
space currently under construction. At year end, close to 27.0 percent of all space under construction
was in the Northwest Dade submarket.

Investors’ sustained interest with industrial product in Miami-Dade has been due to the increasing levels
of trade and growing consumer market. There was 5.7 million SF sold in 2016 with 93.0 percent of sales
ininvestment properties. New ownership was one factor, together with a tight market, that pushed rental
rates up aggressively during the year.

Miami-Dade’s industrial market demonstrated strength in underlying drivers and positive advancement
in several key statistics. Projected job growth, further consumer demand and continued trade will
underpin the market’s industrial inventory through 2017. Even with the introduction of new inventory,
Cushman & Wakefield anticipates improvement with asking rents with a slight breather in the vacancy
rate as space from new construction hits the market and provides tenants with more options in a tight
market.

According to LoopNet, early 2017 Doral market trends data showed an increase of 0.7 percent in the
median asking price per sq. ft. for industrial properties compared to the prior 3 months, with an increase
of 9.4 percent compared to last year's prices. County-wide, asking prices for industrial properties are 3.9
percent higher at $137 per sq. ft. compared to the current median price of $170 per sq. ft. for industrial
properties in the City of Doral.
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Housing Market

Housing Inventory

According to 2015 ACS estimates, there are 18,674 total housing units in the City of Doral, of which, 80.5
percent are occupied (15,038 units). The City’s high vacancy rate (19.5 percent/3,636 units) is largely due
to the significant amount of “seasonal” vacancies (1,779 units). The City’s housing supply is largely
comprised of single-family detached and attached structures (56.4 percent/10,522 units).Multi-family
structures of 20+ units comprise 21.4 percent/3,987 units of the City’s total housing inventory. The
composition of the City’s housing inventory is substantially different than Miami-Dade County where 40.6
percent of the structures are single-family detached and 30.6 percent in multi-family structure of 20+
units.

According to 2015 ACS estimates, only 51.4 percent (7,729 units) of Doral’s’ occupied housing units are
owner-occupied with an estimated 48.6 percent (7,309 units) renter-occupied. The percentage of owner-
occupied housing in Doral is slightly lower than Miami-Dade County (53.8 percent), as a whole.

Miami-Dade County

18, 674 998 833

1-unit, detached 405,953 40.6%
1-unit, attached 5,464 29.3% 98,377 9.8%
2 units 86 0.5% 20,666 2.1%
3 or 4 units 505 2.7% 35,242 3.5%
5to 9 units 1,417 7.6% 51,791 5.2%
10 to 19 units 2,105 11.3% 67,651 6.8%
20 or more units 3,987 21.4% 305,520 30.6%
Mobile home 52 0.3% 13,144 1.3%
Boat, RV, van, etc. 489 0.0%

Housing Occupancy

15,038 842,153

Occupied housing units

Owner-occupied 7,729 51.4% 452,826 53.8%
Renter-occupied 7,309 48.6% 389,327 46.2%
Vacant housing units 3,636 156,680

Homeowner vacancy estimates 206 5.7% 11,408 7.3%
Sold, Not Occupied 111 3.1% 5,879 3.8%
Rental vacancy estimates 546 15.0% 29,723 19.0%
Rented Not Occupied 386 10.6% 7,177 4.6%
Vacancy for seasonal, recreational, or occasional use 1,779 48.9% 71,573 45.7%
Other 608 16.7% 30,920 19.7%

Source: U.S. Census Bureau, 2011-2015 American Community Survey 5-year Estimates
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Housing Values and Demand

A basic premise of all housing markets is there should exist a spectrum of housing choices and
opportunities for local residents. This axiom establishes that housing choice and needs differ in most
communities due to a variety of factors, including: employment mix, household income, population age,
proximity of employment and mere preference. Local housing and labor markets are inextricably linked
to one another. Industries are served by local housing markets that provide choices and opportunities for
both current and future workers.

The “value” of owner-occupied housing units is an important determinant of housing accessibility and
affordability. Housing values have fluctuated significantly in many housing markets during the past
decade due initially to the 2004-2006 “housing bubble” and then followed by the subsequent economic
collapse and recession. However, recent trends in the housing market show steady increases in the value
of both owner and rental housing in the City of Doral.

According to 2015 ACS estimates, the median value of owner-occupied housing units in the City of Doral
is $310,700 compared to $203,300 in Miami-Dade County. The City’s median gross rent is $1,751
compared to $1,112 in Miami-Dade County. The values of owner-occupied units in the City of Doral are
reflective of when the units were constructed. The median value of units constructed since 2010 is
$615,900 which is nearly double the City’s median value. Likewise, the median gross rent of units
constructed since 2000 and 2010 are significantly higher than the City’s overall median gross rent.

According to 3Q/2016 Zillow market reporting, the median home value in the City of Doral is $325,800,
which is nearly 5 percent higher than 2015 ACS estimates. Zillow estimates that Doral home values have

gone up 3.7 percent over the past
T I L R S AR VI ISl Housing Units by Tenure and Value, Doral and Miami-Dade County, 201!

0.5% percent within the next year. Doral l Miami-Dade County
The median list price per square ] # %
foot in Doral is $222, which is Owner-occupied housing units 7,729 452,826
higher than the Miami-Fort | Lessthan $50,000 216 2.8% 20,647 4.6%
Lauderdale Metro average of | $50,000 to $99,999 175 2.3% 58,056 12.8%
$205. The median price of homes | $100,000 to $149,999 428 5.5% 69,255  15.3%
currently listed for sale in the City | $150,000 to $199,999 759 9.8% 74,669  16.5%
of Doral is $398,000. Accordingto | $200,000 to $299,999 2,000 27.0% 100,800 22.3%
Zillow, the median rent price in $300,000 to $499,999 2,820 36.5% 75950 16.8%
Doral is $2,200, which is higher $500,000 to $999.999 1,127 14.6% 36,371 8.0%
than the Miami-Fort Lauderdale $1,000,000 or more 114 1.5% 17,078 3.8%
Metro median of $1,900. The Occupied units paying rent* 7,060 375,359
City’s housing market is generally | Less than $200 0 0.0% 7,644 2.0%
healthy with only 0.1 percent of | $200 to $299 15  0.2% 11,908  3.2%
homes with negative equity (0.1 | $300 to $499 16 0.2% 12,695 3.4%
percent U.S. Average, September | $500 to $749 62 0.9% 37,609  10.0%
30, 2016) and 0.0 percent $750 to $999 98 1.4% 80,844 21.5%
delinquent on mortgage (0.0 $1,000 to $1,999 4,805 68.1% 195,993 52.2%
percent U.S. Average, September $2,000 to $2,999 1,830 25.9% 23,333 6.2%
30, 2016). $3,000 or more 234 3.3% 5,333 1.4%

Source: U.S. Census Bureau, 2011-2015 ACS 5-year Estimates
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Miami-Dade County, 20

Miami-Dade County

Median Housing Value (dollars) $310,700 $203,300
Median Gross Rent (dollars) $1,751 $1,112
Median Value by Year Structure Built

Built 2014 or later - $468,500
Built 2010 to 2013 $615,900 $299,700
Built 2000 to 2009 $322,200 $249,100
Built 1990 to 1999 $341,800 $232,800
Built 1980 to 1989 $241,200 $180,500
Built 1970 to 1979 $192,400 $171,600
Built 1960 to 1969 $155,900 $198,600
Built 1950 to 1959 $239,200 $188,700
Built 1940 to 1949 - $212,900
Built 1939 or earlier - $298,100
Gross Rent by Year Structure Built

Built 2014 or later - $1,406
Built 2010 to 2013 $1,826 $1,238
Built 2000 to 2009 $1,822 $1,496
Built 1990 to 1999 $1,753 $1,236
Built 1980 to 1989 $1,481 $1,166
Built 1970 to 1979 $1,299 $1,067
Built 1960 to 1969 $1,158 $1,036
Built 1950 to 1959 - $997
Built 1940 to 1949 - $936
Built 1939 or earlier - $909

Source: U.S. Census Bureau, 2011-2015 American Community Survey 5-year Estimates

Housing affordability is generally defined as the capacity of households to consume housing services and,
specifically, the relationship between household incomes and prevailing housing prices and rents. The
standard most frequently used by various units of government is that households should spend no more
than 30 percent of their income on housing costs. This is the standard definition for housing programs
administered by the Department of Housing and Urban Development (HUD) and most state housing
agencies. Owner and renter households paying in excess of 30 percent of their income on housing costs
are considered “cost burdened.” Households spending in excess of 50 percent of their income on housing
are considered “extremely cost-burdened”.

Currently, the percentage of cost-burdened renter households in the City of Doral is comparable to Miami-
Dade County but Doral has a higher percentage of cost-burdened owner households. According to 2015
ACS estimates, 57.0 percent of renters in Doral are cost burdened (greater than 30 percent of household
income on housing costs) and 27.5 percent are severely cost-burdened (greater than 50 percent of
household income on housing costs). Additionally, an estimated 34.1 percent of the City’s owner
households are cost burdened and 18.5 percent are severely cost-burdened.
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Cost-Burden ng Characteristics, Doral and Miami-Dade County, 20

Miami-Dade County

Total Renter Occupied Households 7,309 389,327

Total renter occupied housing units that pay 30% or more of

[+
their household income on rent 4,169 >7.0%

240,575 61.8%

. . . o
Totél renter occmtupled housing units that pay 50% or more of 2011 27.5% 135,591 34.8%
their household income on rent

Total Owner Occupied Households** 7,729 452,826
Total owner occupied housing units that pay 30% or more of
their household income on mortgage payments
Total owner occupied housing units that pay 50% or more of
their household income on mortgage payments

2,638 34.1% 147,379 32.5%

1,429 18.5% 74,201 16.4%

Source: U.S. Census Bureau, 2011-2015 American Community Survey 5-year Estimates

The following section provides a “housing affordability analysis” using current 2015 ACS estimates of
median household income and owner/rent values for the City of Doral. Affordability calculations were
performed for each household income category ranging from “extremely low” (greater than 30 percent
of median household income (MHI)) to “middle” (81-120 percent of MHI). For owner units, affordability
of home purchase was calculated at the standard 2.5:1 median home value-to-median household income
ratio. For renter units, affordability was calculated using the greater than 30 percent of household
income/housing cost standard.

The housing affordability analysis for owner units in the City of Doral shows significant gaps in all
household income categories below 120 percent of the City’s median income. A housing affordability
analysis for renter units found significant affordability gaps at all household income categories below 80
percent of the City’s median household income.

G
Household Gross Household Income Categories Income Affordable Rent ap/
Surplus
Income (MHI) Rent
Extremely Low-Income (0-30% of MHI) $12,939 $323 $789
Very Low-Income (31-50% of MHI) $21,565 $539 $573
$43,129 $1,112 Low-Income (51-80% of MHI) $34,503 5863 $249
Moderate-Income (81-100% of MHI) $43,129 $1,078 S34
Middle-Income (101-120% of MHI) $51,755 $1,294 $182

Source: U.S. Census Bureau, 2011-2015 American Community Survey 5-year Estimates
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Dade County — Owner Affordability, 2015

Median '\g\fvdr:::
Household . Household Income Categories Income
Occupied
Income (MHI)
Value |
Extremely Low-Income (0-30% of MHI) $12,939
Very Low-Income (31-50% of MHI) $21,565
$43,129 $203,300 Low-Income (51-80% of MHI) $34,503
Moderate-Income (81-100% of MHI) $43,129
Middle-Income (101-120% of MHI) $51,755

Affordable
Home Purchase

Surplus
Price urplu

$32,347  $170,953
$53,911 $149,389
$86,258  $117,042
$107,823 $95,478
$129,387 $73,913

Source: U.S. Census Bureau, 2011-2015 American Community Survey 5-year Estimates

. Median
Median .
Owner Household Income Categories
Household . Income
Occupied
Income (MHI)|
Value |
Extremely Low-Income (0-30% of MHI) $21,880
Very Low-Income (31-50% of MHI) $36,467
$72,933 $310,700 Low-Income (51-80% of MHI) $58,346
Moderate-Income (81-100% of MHI) $72,933
Middle-Income (101-120% of MHI) $87,520

Affordable
Home Purchas

Gap/

. Surpl
Price urpius

$54,700 | $256,000
$91,166 $219,534
$145,866 $164,834
$182,333 $128,368
$218,799 $91,901

Source: U.S. Census Bureau, 2011-2015 American Community Survey 5-year Estimates

City of Doral —Renter Affordability

Household Gross Household Income Categories

Income (MHI);  Rent |
Extremely Low-Income (0-30% of MHI) $21,880
Very Low-Income (31-50% of MHI) $36,467

$72,933 $1,751 Low-Income (51-80% of MHI) $58,346
Moderate-Income (81-100% of MHI) $72,933
Middle-Income (101-120% of MHI) $87,520

Affordable Gap/
Rent | Surplus
s547 51,20
$912 $839
$1,459 $292
$1,823 §72
$2,188 $437

Source: U.S. Census Bureau, 2011-2015 American Community Survey 5-year Estimates

Housing and Transportation Affordability (H&T) Index

The Housing and Transportation Affordability Index (H+T Index) developed by the Center for
Neighborhood Technology (CNT) offers an expanded view of affordability, one that combines housing and
transportation costs and sets the benchmark at no more than 45 percent of household income. According
to CNT’s 2016 estimates, the H&T Index for the City of Doral is 77 percent compared to 62 percent for
Miami-Dade County. The H&T Index for the City of Doral is composed 53 percent by housing costs and 24

percent by transportation costs.
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Traffic and Transportation

The time and cost of congestion, increased commute times, and lost productivity due to travel delays are
very real economic concerns for today’s employers, and play an increasingly important role in business
location and expansion decisions. According to 2015 ACS estimates, 83.7 percent of the City of Doral’s
employed population 16+ years of age commute to work each day by truck, car, van and drive alone
compared to 79.2 in Miami-Dade County, as a whole. An estimated 8.7 percent of the City’s workers
carpool and 0.9 percent use public transportation. The mean travel time to work (one-way) is 26.4
minutes which is slightly less than the County (29.9 minutes).

According to the Florida Department of Transportation (FDOT), all of the City’s main east-west roadways
— NW 58% St., NW 36™ St., NW 25%™ St., and NW 12t St. — are congested at rush hour, operating at Level
of Service (LOS) F or worse. Mean travel time to work for Doral residents, at 26.4 minutes, is less than the
County average of 29 minutes, but note that almost 42 percent of Doral residents travel 30 minutes or
more to work.

Doral is in many ways a victim of its own success. This study has noted that the significant mismatch
between worker inflow and resident worker outflow, in addition to increasing truck traffic, is driving
Doral’s congestion problems. Doral’s transportation issues are a function of land use, employment
location, and limited roadway capacity. Unfortunately, Doral’s wildly successful economic growth has
created traffic congestion problems that, if not addressed, may grind the City’s transportation to a halt,
and threaten its future economic growth. Failure to significantly reduce increasing traffic congestion
will also threaten the quality of life it offers to its residents.

Doral has almost no space for new road lanes, will find large-scale, major transportation infrastructure
investments challenging to finance, and is looking at reduced transportation funding from the state and
federal governments. In this environment, traditional transportation solutions stressing the building of
additional capacity — either road or mass transit — may not be possible in the near or mid-term. Doral
will need to consider more creative alternatives aimed at reducing the number of daily trips and the
number of vehicle son the road, including land use strategies, new technology, ride-sharing, housing,
and disciplined job development strategies to solve its transportation issues.
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City of Doral

Travel and Commute Patterns, Doral and Miam

Category

Workers 16 years and over 1,184,481
MEANS OF TRANSPORTATION TO WORK

Car, truck, or van 92.4% 86.1%
Drove alone 83.7% 76.9%
Carpooled 8.7% 9.2%
In 2-person carpool 7.1% 7.0%
In 3-person carpool 1.1% 1.4%
In 4-or-more person carpool 0.5% 0.9%
Public transportation (excluding taxicab) 0.9% 5.5%
Walked or bicycled 0.6% 2.8%
Taxicab, motorcycle, or other means 0.5% 1.3%
Worked at home 5.6% 4.3%
PLACE OF WORK

Worked in state of residence 99.50% 99.4%
Worked in county of residence 95.1% 92.4%
Worked outside county of residence 4.4% 7.0%
Worked outside state of residence 0.5% 0.6%
Living in a place

Worked in place of residence 32.5% 22.5%
Worked outside place of residence 67.50% 69.5%
Not living in a place 0.0% 8.0%
Living in 12 selected states

Worked in minor civil division of residence 0.0% 0.0%
Worked outside minor civil division of residence 0.0% 0.0%
Not living in 12 selected states

Workers 16 years and over who did not workat 1,133,115
TRAVEL TIME TO WORK

Less than 10 minutes 5.6% 5.4%
10 to 14 minutes 11.6% 9.6%
15 to 19 minutes 23.2% 11.9%
20 to 24 minutes 13.1% 16.2%
25 to 29 minutes 4.6% 6.0%
30 to 34 minutes 16.3% 20.8%
35 to 44 minutes 8.2% 9.0%
45 to 59 minutes 11.4% 10.6%
60 or more minutes 5.9% 10.4%
Mean travel time to work (minutes) 26.4 29.9
VEHICLES AVAILABLE

Workers 16 years and over in households 23,446 1,179,516
No vehicle available 0.9% 4.4%
1 vehicle available 22.0% 25.8%
2 vehicles available 53.4% 41.5%
3 or more vehicles available 23.7% 28.3%
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Economic Analysis Competitive Assessment

| Land Availability and Future Growth Strategies I

Like the rest of the County, Doral is approaching full build-out of its commercial and industrial land area,
and even less vacant land is available for new residential development. Based on a preliminary
assessment, just over 367 acres of vacant property remain in the City which are both zoned for, and under
the City’s zoning code, suitable for commercial, office, or industrial uses. The remainder of the City’s
vacant property inventory is either already under development, or zoned for residential or
parks/conservancy uses.

Using the latest national and local market estimates for job capacity, the remaining 367 acre
commercial/office/industrial land inventory could accommodate between 31,991 new jobs, if developed
as all industrial or industrial park uses, to a high of 57,730 new jobs, if developed as exclusively office
park(s). This represents a potential 31 to 56 percent increase in the City’s jobs base.

This report has highlighted 1) the mismatch between Doral’s jobs base and its residents, 2) that its traffic
issues are driven by the size of its economy versus the number of available housing units (the City is home
to more jobs than residents and housing units to support them), and 3) that traffic congestion, truck
traffic, and increasing commute times could be issues that hold back Doral’s future economic
development.

The study team is aware of the City’s annexation applications. However, in the context of the major
problem issues created by the City’s economic dynamics, choices relative to the development of the
City’s now precious remaining land inventory must be made with extreme care in order not to
exacerbate problems which may damage the quality of life that has made Doral such a popular
destination for residents and businesses.

Future development policy, which will be discussed in detail in the Policy report to follow, must be careful
to consider different objectives, especially the quality of development, and more importantly, the
relationship and balance between job creating development uses and the City’s inventory of residential
units. In essence, the City’s future development planning, policy, and decision making needs to consider
economic development regulation and housing policy simultaneously and of equal importance.
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