\ s
s aemciC

e

e

MIAMI-DADE COUNTY

& v". 3

i - h ifﬂﬁﬂng}

e T ey

EXPLORING TRANSFER OF DEVELOPMENT RIGHTS AS
A POSSIBLE CLIMATE ADAPTATION STRATEGY

Urban Land Institute Resilience Panel Focus Group with Miami-Dade County

SoutheastFlorida/Caribbean
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INTRODUCTION

Miami-Dade County, with its 2.7 million residents and almost
half a trillion dollars in at-risk assets, is often cited as one of

our country's most vulnerable places for the negative impacts
of climate change and sea-level rise. Flooding, storm surge,
and more intense wind events are ever-increasing concerns
along its coastline. With such occurrences and their impacts

no longer future forecasts but present realities, the County and
its civic partners are seeking new ways to adapt both the built
environment and future development to meet these challenges
and protect the County's citizens and assets. These actions must
also address the very real issues of economic prosperity, quality of
life, and environmental stewardship.

To help focus these efforts, the County established an Office of
Resilience and collaborates with a wide array of public, private, and
non-profit partners, including the Rockefeller Foundation’s 100
Resilient Cities program, developing new policies and ways to create a
more resilient future for its residents and businesses. For this effort, the
County is actively collaborating with the City of Miami Beach and the
City of Miami to produce a joint resilience strategy.

The issues are complex, and the County's responses are also
multifaceted. Developing new policies and practices aimed

at short, medium, and long-range solutions are a priority, and
exploring the use of a Transfer of Development Rights (TDR)
Program as one possible tool was the task of the Urban Land
Institute (ULI) Focus Group held on November 2,2017. Using a
TDR program as an explicit part of a climate adaptation strategy
is a relatively new concept, which has not previously been
implemented in South Florida. The concept presents an exciting
opportunity for private sector implementation, involvement, and
funding diversification as an important piece of a comprehensive,
long-term resilient land use strategy.

The Focus Group was the outgrowth of a week-long ULI Advisory
Services Panel conducted in May 2016. This work focused

on Miami-Dade County's Arch Creek Basin area, a 2,838-acre
multijurisdictional drainage basin that has been chosen as

the County's first pilot climate Adaptation Action Area (AAA).
Communities within the low-lying stormwater basin are largely
developed and face a myriad of issues; for example, many
households have experienced repetitive flooding losses and
some have unsuccessfully applied for FEMA buy-outs. The ULI Panel's
comprehensive recommendations for the area included the possible
creation of a TDR Program for use as one of the adaptation strategies.
Such aTDR program could take advantage of future development
potential within the Adaptation Action Area and facilitate the
development of safe relocation housing for vulnerable properties, as
well as future green flood mitigation infrastructure.

What is an Adaptation Action Area?

In 2011, the Florida Legislature passed the Community
Planning Act (CPA), which made significant changes to the
state’s growth management laws, including the addition
of an optional designation of an Adaptation Action Area
within a local government comprehensive plan’s Coastal
Management Element. The intent of such a designation
would be to address coastal hazards and potential impacts
to sea level rise in a specific location by pursuing adaptation
planning within the designated area and prioritizing funding
for infrastructure improvements.

Adaptation Action Areas: Policy Options for Adaptive Planning
forRising Sea Levels Report by South Florida Regional Planning
Council, Nov.2013
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What is a city slough?
"A city slough park concept would create green space
within a neighborhood to manage floodwater”

1% ULI Arch Creek Basin Advisory Services Panel finding,
May 2016

These images illustrate the short-range, mid-range and long-range implementation of a city slough concept discussed and endorsed by the 2016 Resilient Redesign
Workshop and the ULI Arch Creek Basin Advisory Services Panel Report.

Subsequently, the 2016 Resilient Redesign Workshop, which was held under the leadership of the University of Miami and the
Southeast Florida Regional Climate Change Compact, also proposed the creation of a TDR program as a regulatory tool for this purpose.
The Workshop explored ways the county might implement ULI's recommendation to create signature green spaces, such as a city slough
concept in the Arch Creek Basin to help restore natural systems and deal with reoccurring flooding. The city slough is a district-scale green
infrastructure/park project proposed for parts of Arch Creek Basin that had experienced repetitive losses, where residents had sought
FEMA buy-outs. These areas often align with the historic contours of low-lying, flood-prone areas, such as Arch Creek.

One challenge to implementing this concept is finding ways to remove current housing and commercial buildings from flood-prone
parcels to transition them into green spaces. If these flood-prone parcels are cleared, such actions will reduce repetitive losses, enhance
flood attenuation and water quality, and help reduce the need to replace/harden infrastructure in vulnerable areas.

To explore possible ways to address this challenge, the ULI Southeast Florida/Caribbean District Council worked with Miami-Dade
County's Office of Resilience to organize a group of ULI members to brainstorm/explore/discuss the feasibility of such a TDR program and
to suggest important program components.
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TRANSFER OF DEVELOPMENT
RIGHTS PROGRAMS

Generally, aTDR program is defined as a market tool that can be
used to achieve land preservation by allowing a landowner to
sever unused development rights (the 'sender’ or the ‘sending
site’) in exchange for compensation from another landowner
who wants additional developments rights for another parcel

(the 'receiver' or the 'receiving site’). The receiver may be seeking
an increased intensity or density for the receiving parcel, shifting
development from a sensitive area to a more sustainable location.
In most traditional programs, the property owner typically also
retains ownership of the parcel generating the credits.

Participation in TDR programs may be either mandatory or
voluntary, especially for the sender/sending site, and have
traditionally been established for such purposes as encouraging
agricultural or historical preservation. Using such a program to
enable managed retreat from existing development to address sea
level rise is a recent concept, but one also being explored by other
Atlantic seaboard coastal jurisdictions. The concept to use TDRs

to help manage rising water due to climate change is so recent
that most jurisdictions are still exploring its use, and examples of
programs with a track record are few.

“In developing TDR programs,

care must be taken to structure programs

that are responsive to market forces and that
generate value on both sides of the equation. A
frequent complaint about current programs is

that there is little or no market for the credits,
decreasing their value to the point of making
the programs rarely utilized.”

ULI Focus Group

Successful TDR programs are beneficial because they allow a
local government to protect vulnerable areas while shifting
development to more appropriate sites. Disadvantages include
the traditional program’s uncertainty, especially for voluntary
programs. Some landowners may choose to remain, despite the

risk. Additionally, if the credits generated by the program do not
produce sufficient interest as to have/retain value for the private
sector development deals, they may not provide the intended
incentive on either side. There must be a local market for credits
generated by any program.

Focus Group members opined that current South Florida programs
have not generally generated a robust market for credits. Factors
depressing their use include a flood of credits from existing
programs, possibly too many receiving areas for credits, and easier
alternative ways for developers to increase density in new projects.
Some existing programs were cited as generating credits with
market value as low as $4, making their use difficult.

Currently, the City of Miami authorizes a TDR program for historic
preservation, and the City of Sunny Isles has a program established
to enable the acquisition of park land. Miami-Dade County only
has two TDR-like programs presently in use. The firstis a Severable
Use Rights (SUR) program benefiting the environmentally-
sensitive East Everglades Areas. As of January 2016, only 1,116 of
the program’s 4,700 SURs had been utilized. The second Miami-
Dade County program, created in 2017, is a workforce housing
ordinance that allows density bonuses to be ported to another
site. The County also implemented a Purchase of Development
Rights (PDR) program that purchases conservation easements
from willing sellers of viable agricultural land. In this program,
development rights cannot be transferred to other sites.

In January 2017 the County Mayor forwarded to the County
Commission a report evaluating the County's existing and
potential density programs. This report recommended County-
creation of two new TDR programs - one for historic preservation
like ones in the Cities of Miami and San Francisco, as well as

an agricultural preservation TDR program. In developing TDR
programs, care must be taken to structure programs that are
responsive to market forces and that generate value on both sides
of the equation. Afrequent complaint about current programs
is that there is little or no market for the credits, decreasing their
value to the point of making the programs rarely utilized.

ULI RESILIENCE PANEL FOCUS GROUP WITH MIAMI-DADE COUNTY NOV.2,2017




PROCESS & FOCUS GROUP MEMBERS

Focus Group members received substantial background materials prepared by Office of Resilience staff prior to the on-site meeting. The
group also met with various Miami Dade County, Cities of Miami, North Miami, and North Miami Beach staff during the group’s onsite
meeting to receive additional information prior to formulating recommendations.

Hopefully, the recommendations developed during this exercise will be applicable to multiple sites within the County, as well as useful to
cities in developing their own adaptation strategies.

Key questions addressed during the day included:

e Could TDRs be a useful tool as a mechanism to relocate existing residents from flood-prone areas?
e What might such a program look like?

e Whatfactors in existing programs might negatively impact this new program?

ULI FOCUS GROUP MEMBERS

CHAIR
KEN STAPLETON, President, Ken Stapleton & Associates

MEMBERS

JAVIER FERNANDEZ, Partner, Berger Singerman

KEN NAYLOR, Chief Operating Officer, Atlantic Pacific Companies

BEN STARRETT, Principal, LB Star Consulting

NATHAN VANDEMAN, Managing Principal, ReSolve

GREG WEST, Chair, ULI SE Florida/Caribbean & President/CEQ, ZOM Living, Inc.
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RECOMMENDATIONS

In responding to the central question of whether TDRs could be used as a mechanism to manage retreat from low-lying, flood prone
areas, the Focus Group agreed that TDRs can be a useful tool as part of a well-thought out, comprehensive plan. Itis worth repeating that
TDRs can by no means be the only tool employed to tackle this important issue. As outlined below, it is recommended that a new TDR
program be established as one component of that comprehensive plan for the Adaptation Action Area. Suggested names for this new
program include:

The Sea Level Rise TDR Program,
e The Floodplain Remediation TDR Program, or
e The Climate Resilience TDR Program.

The County must help create a market for TDRs that does not yet exist. During discussion on how a successful program might be
structured to generate the necessary market and social dynamics, Focus Group members noted that there is low market demand for the
TDRs presently available. If the new program is not created differently, it will suffer a similar fate of insufficient demand and low market
value.

Developers currently have multiple ways to increase density on new projects and their financing mechanisms often dictate how many
units they are willing to build. Availability of TDRs do not generally drive density decisions; therefore, developing a market for the
new TDR program will depend on how attractive the benefits are to the development community. The new program must be carefully
constructed and aggressively implemented, in conjunction with other civic programs and incentives.

Acritical component to the new TDR program'’s success will be aligning public sector incentives to unlock private sector interests in
order to achieve more than the public sector could do on its own. Using the Arch Creek Basin area as a pilot project, the Focus Group
recommends using the new TDR program to target and help implement the ity slough concepts endorsed by both the 2016 ULI Arch
Creek Advisory Services Panel and the Resiliency Redesign Workshop. The city slough concept outlined in the 2016 report begins with
small green space and public open space features, building over time into larger catchment areas as additional households make the
decision to relocate. In tandem, new relocation housing could be developed in a future TOD site within the same Adaptation Action Area.

(See graphic depictions included in report's Introduction.)

MAJOR RECOMMENDATIONS SUMMARY

Adopt a new TDR Program, as outlined in the Report
Carefully manage supply and demand of TDR credits

Study future capital outlay needs in pilot areas to help determine TDR values

Consider forming a TDR bank
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NEW TDR PROGRAM COMPONENTS an amendment to its Historic Preservation ordinance to allow for

ltis recommended that the newTDR program include the the sale of units, F)r density, in addition t? the aIreaeg allowed FAR
following components: computation. This proposal would also tie the maximum TDR sale
value to the cost of improvements on the historic property.

e Balanced supply and demand

*  Marketvalue computed by using units, not Floor Area Ratio
(FAR), as its basis

e Rulestoallow a possible buyout separation from the closing
transaction by up to ten years

e Anincreased-value multiplier assigned to certain situations,
i.e.when multiple homes buy-out at the same time, creating
an incentive for neighbors to work collaboratively

e Astudy on capital outlay costs for the program’s target areas

Itis also important to remember that for this program, the seller of
the TDR credit will not be retaining the property that generates the
credit. This program will be a total buyout program, involving both
the underlying property and the development credit(s).

Itis recommended that the TDR value be created using dwelling
units as its basis of measure, not FAR.

 Incomputing the TDR price, the value could also be different
atgiven intervals, such as ten, twenty, and thirty years.

e Because there is often not much density to transfer out of
single-family neighborhoods, consider using a multiplier
for the properties targeted in the slough project to give the
targeted parcels a stronger market position.

 \Vacant property should receive a lower multiplier or no
multiplier.

e For purposes of costing out the new TDR program, the Group
suggests running the numbers on a multiplier of five, i.e., the
purchase of one unit in a targeted Adaption Action Area (AAA)
sending area generates five additional units in a receiving
area.

Creating a balanced system calls for a thoughtful proposal that
balances the supply or sender side of the value proposition with
the demand or receiver side. As previously mentioned, most
current local TDR programs have met with limited success, in terms
of creating a market for their credits. Flooding the market with
additional credits can further decrease their value and usefulness.

The local market is currently saturated with TDRs based on FAR, and
the corresponding TDR price is therefore low. TDRs constructed

on unit count rather than FAR would be far more valuable. At the
time of publication of this Report, the City of Miami is considering
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A critical component to the new TDR
program’s success will be aligning public
sector incentives to unlock private sector

interests in order to achieve more than the
public sector could do on its own.”

ULI Focus Group

Itis also possible to construct this program to allow for a substantial
time separation between the contract and closing aspects of the
sales transaction, thus allowing current residents who prefer this
option to remain in place at least until the next major inundation.
Since the new program is similar to a conservation easement
program in that the goal is to create green space, allowances can
be made for delayed closings.

The Federal Emergency Management Agency (FEMA) currently
administers a buyout program for chronically flooded properties,
but transactions through this cumbersome program often takes
years to complete. Alternative mechanisms - such asaTDR
program - are needed to incentivize a managed retreat from these
properties. Awell-designed county program could partneras a
‘gap’ funder to speed up the sale of targeted properties.

One of the policy areas yet to be explored is how the Sea Level Rise
TDR credit can be used, i.e., where can credits be transferred? The
Focus Group opined that only allowing the credits to be transferred
to sites proximate to the sending area, such as within the identified
Adaptation Action Area, would help with social disruption issues
and could help increase property values in the remaining
buildable area, but such a policy is not likely to increase the value
of the TDR itself. (It is important to point out that the proposed TDR
program also does not provide a new dwelling unit to the sender
-itonly provides a source of funding for the buyout.) Generally,
the more focused the sending site, the more restricted the supply
of TDRs, helping to retain the TDR value. One idea might be to
make these units transferable only to transit-oriented development
projects.

With this information, the County would also be able to determine
the value and public benefits in appropriating additional dollars

to incentivize a sale of targeted properties, since it is unlikely that
TDRs alone will fund the County’s comprehensive adaptation plan.
Seeking partners willing to help fund the gap, including other
agencies like the Florida Inland Navigation District, the South
Florida Water Management District, or non-profits/foundations or
philanthropic partners focused on sea level rise or resilience, would
help develop a financially feasible plan.

The Focus Group also recommends studying the capital outlay
cost of continuing to repair/install infrastructure for a particular
flood-prone area, such as the pilot Adaptation Action Area, to help
the County set a value for the new program’s TDRs. Knowing these
costs also helps focus on the broader public policy issues and costs
of funding infrastructure where it is not sustainable due to sea
level rise. Itisimportant to quantify and understand the costs of
NOT pursuing a managed retreat from unsustainable properties
and infrastructure. Putting a monetary value on inaction will help
promote adaptive alternatives, such as those discussed in this
report.

IMAGE SOURCE: http://uli.org/wp-content/uploads/ULI-Documents/Miami_PanelRt ortpd
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ATDR BANK

The Focus Group recommends that the County explore becoming
amore active participant in the TDR process itself. Currently,
government has a very limited role during a transaction, mainly
engaging at the deed recording stage. A more active role for the
County could help stabilize TDR prices by better controlling market
forces through supply and use regulations.

One idea to encourage TDR use might be for the County to create
and administer a TDR bank, potentially with some involvement or
capacity from partner organizations. TDR programs may function
freely in the marketplace or through a mechanism such as a TDR
bank, but the Focus Group opined that a bank would be helpful in
managing the new program, especially if the County takes on an
expanded role in the transaction. Also, the County might consider
partnering with a non-profit or quasi-governmental entity in this
process to manage the TDR bank.

The TDR bank concept has considerable merit as part of a long-
term strategy to manage post-hurricane events and damage,
especially in relation to residential units. A program utilizing aTDR
bank could allow the local government to contract for purchase
of targeted properties identified for green space projects while a
property is still viable but identified as flood-prone. Undersucha
program, a property owner would “pre-sell” a property identified
inthe AAA's green space plan up to ten years before the property
must be vacated. If qualified and needed, the property occupant
could be given priority for other low-income housing, if the seller
qualified for such a program. The owner could also trigger the
presale contract anytime within the ten years, with funding at

the closing. During the ten years, the structure could only be
renovated or remortgaged up to a certain percentage of its value.
Sale value would be set attime of contact.

This concept would allow purchased properties to be "banked” and
occupied until the next flooding or storm event. If damaged to a
pre-determined threshold by the storm or flood, the structure must
be vacated, and it could not be repaired.

Only properties identified as having the highest priority for the
green space projects (those with the highest flood risk/costs to the
County) should be eligible for the TDR bank. The local government
- or TDR bank - would be the holder of the purchased TDR credit,
which would be placed in the bank and offered for sale to help
fund the property's purchase price. With aTDR bank, a local

government might also consider becoming a participant in FEMA
buyout transactions, stepping in as an interim buyer for certain
properties identified in its AAA plan.

For this program to work effectively, a funding source in addition
to TDR program would need to be secured. In order to sufficiently
provide seed funds for the TDR bank, it will most likely be
necessary to provide initial funding from another county or
otherwise identified source.

Good examples of successful TDR banks exist throughout the
country. King County, Washington (Seattle area) operates a TDR
bank established in 1999 with a $1.5 million appropriation from
the county to purchase TDRs. The primary function of the bank

is to facilitate the market in transferable development rights by
engaging in high conservation priority transactions. For more
information on this model, visit:

http://www.kingcounty.gov/services/environment/stewardship/
sustainable-building/transfer-development-rights/bank.aspx

Massachusetts law also encourages use of TDR banks, citing the
tool's usefulness in resolving timing issues between a sale in the
sending area and developer's needs in the receiving area. The
Massachusetts model suggests that the TDR bank be controlled
by a third-party organization. The following language is from the
state's Smart Growth/Smart Energy Toolkit:

"To function efficiently, a TDR credit bank should be controlled
by a third-party organization that is empowered to negotiate the
value of development rights and sell them when the opportunity
arises. This third-party entity could be a non-profit corporation or
an agency that already operates in the community. Massachusetts
legislation does not provide specific guidance for establishing a
TDR credit bank so the conditions under which these agencies
are established and operate will be unique to each community.
Communities would need to decide, for example, if the agency
would be established under a General Bylaw or would exist
outside of the community's requlatory structure. As a result of this
variability, the model bylaws developed here do not provide the
language by which a community would establish a TDR bank."
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AN ADDITIONAL IDEA

Many flood-prone inland areas contain low-income neighborhoods where social equity issues are the most difficult to address. The
County must also establish policies to help facilitate relocating families in targeted areas to affordable housing, when needed. The Focus
Group suggested that the County and its civic partners interested in developing programs for Adaptation Action Areas seek new policies
for higher scoring for state administered, low-income tax credit housing projects in areas adjacent to the targeted areas. Providing
housing nearby can also help mend the social fabric ripped by managed retreat from long-established neighborhoods.

CLOSING

During this brief convening, the ULI Southeast Florida/Caribbean Focus Group explored the use of TDRs as an adaptation strategy tool.
This mechanism, albeit a useful one, is only one component of the much larger set of tools that would be necessary to implement a
successful climate adaptation plan. The County is commended for its vision and dedication in addressing these critical issues at this
critical juncture. Itis hoped that this report has provided ideas that can be further explored and implemented as part of a larger civic
partnership with the following major priorities:

e AdoptanewTDR Program, as outlined in the report

e  (Carefully manage supply and demand of TDR credits

e Study future capital outlay needs in pilot areas to help determine TDR values
e Considerforming aTDR bank

Finally, as recent weather events have shown, there is very real urgency to move forward with TDR and other efforts. The County and other
partners need to manage these changes in advance of the next crisis in order for strategies and solutions to be most effective. Delaying
action carries the risk of market overreaction during or after the next weather-related crisis.
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ABOUTTHE URBAN RESILIENCE PROGRAM

The Urban Land Institute's Urban Resilience Program works to help communities prepare for increased climate risk in ways that allow not
only a quicker, safer return to normalcy after an event, but also an ability to thrive going forward. Through careful land use planning, wise
investment in infrastructure, and smart building design, the value created in our cities can be protected, and they can be more prepared
to face adverse events.

Resilience has taken on many meanings in many different contexts. The Urban Land Institute has joined a number of partner
organizations to create a shared definition of resilience: the ability to prepare and plan for, absorb, recover from, and more successfully
adapt to adverse events. Implied in that definition is the ability not just to recover and bounce back, but also to bounce forward. Central to
this concept is investment in infrastructure that will provide cobenefits, both enhancing resilience to climate risk and improving quality of
life, environmental performance, and economic opportunity.

The Kresge Foundation has provided generous funding support to ULI's resilience work, including the delivery of a series of Advisory
Services panels to assess how cities can better prepare for changes deriving from global climate change. Those changes range from rising
sea levels and exacerbated drought and air temperatures to more extreme conditions, such as floods and wildfires.

The objective of such panels is to offer advice and guidance to communities that will assist in their formulation of plans and policies and
thatwill, in tum, create stronger responses to and recoveries from such events.

For more information on ULI's Urban Resilience work, visit uli.org/resilience.
For more information on ULI's Advisory Services program, visit uli.org/programs/advisory-services/.

RELATED REPORT

For a copy of the ULI Arch Creek Basin Advisory Services Panel Report, go to:
http.//uli.org/wp-content/uploads/ULI-Documents/Miami_PanelReport.pdf
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program strategy and project management services related to university-community partnerships,
innovative urban safety programs, public health initiatives, and urban redevelopment to a variety of public

and private clients.

Ken is also the President and CEO of the award-winning SafedesignTM Institute, an organization providing innovative design services,
communications strategies, training, program evaluation, and organizational development guidance related to real and perceived safety in urban
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AUniversity of Miami Fellow of the Knight Program in Community Building, Ken previously served as Senior Economic Development Advisor and
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member at the Miami Chapter of The New Leadership Council.
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properties. He is a graduate of Purdue University.

| GREG WEST

FOCUS GROUP MEMBER

CHAIR, ULI SOUTHEAST FLORIDA CARIBBEAN

PRESIDENT & CHIEF EXECUTIVE OFFICER, ZOM LIVING, INC.
MIAMI, FLORIDA

Greg West is the president and chief executive officer of ZOM Living, Inc., and is responsible for the

company's real estate activities. ZOM is a national multi-family, rental housing development company.
u Currently, ZOM has 5,200 units in various stages of development across markets from South Florida to
Dallas to Chicago and Charlotte.

Greg joined ZOM in 1997, and for the past twenty years has been involved with all aspects of the company's development process, from identifying
new opportunities for the company and performing due diligence to project design, permitting, and construction. Throughout his career at ZOM, Mr.
West has been directly responsible for over $3.5B of development.

Mr. West received a Bachelor of Arts in Accounting from the Cox School of Business at Southern Methodist University and holds two Masters of
Science degrees from Texas A&M University in Land Development and Construction Management. Greg currently serves on the Board of Directors of
the National Multifamily Housing Council, the Miami Downtown Development Authority, and is Chair of the ULI Southeast Florida/Caribbean District
Coundil.
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ABOUTTHE URBAN LAND INSTITUTE

The mission of the Urban Land Institute (ULI) is to provide leadership in the responsible use of land and in creating and sustaining
thriving communities worldwide. ULl is committed to:

Bringing together leaders from across the fields of real estate and land use policy to exchange best practices and serve

community needs;

Fostering collaboration within and beyond ULI's membership through mentoring, dialogue, and problem solving;
Exploring issues of urbanization, conservation, regeneration, land use, capital formation, and sustainable development;
Advancing land use policies and design practices that respect the uniqueness of both built and natural environments;
Sharing knowledge through education, applied research, publishing, and electronic media; and

Sustaining a diverse global network of local practice and advisory efforts that address current and future challenges.

Established in 1936, the Institute today has more than 40,000 members worldwide representing the entire spectrum of the land use
and development disciplines. ULI relies heavily on the experience of its members. It is through member involvement and information
resources that ULl has been able to set standards of excellence in development practice. The Institute has long been recognized as one of
the world's most respected and widely quoted sources of objective information on urban planning, growth, and development.

PROJECT STAFF

JULIE MEDLEY
Executive Director

ULI SE Florida/Caribbean
Julie.Medley@uli.org

MALLORY BARKER
Associate

ULI SE Florida/Caribbean
Mallory.Barker@uli.org

CARLA COLEMAN

Principal, Coleman &Associates
Consulting, PA.

(Facilitation & Report Writing)
CarlaColemanConsulting@gmail.com
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SoutheastFlorida/Caribbean

ULI SE FLORIDA/CARIBBEAN
100 West Cypress Creek Road, Suite 650, Fort Lauderdale, FL 33309
954.916.7329 | seflorida.uli.org



