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December 30, 2016 
 
City Clerk 
12300 Forest Hill Blvd 
Wellington, FL 33414 
 
 
RE: RFP 027-16/ED-Housing and Economic Impact Study 
 
Dear Sir/Madam: 
 
Strategic Planning Group, Inc. (SPG) is pleased to submit one original, five copies (5) paper cop-
ies and one (1) CD of our proposal to assist the Village of Wellington prepare its Housing and Eco-
nomic Impact Study. 
 

Strategic Planning Group, Inc., formed in 1983, has been assisting local and county governments 
throughout the Southeast prepare and implement successful economic development strategies, 
redevelopment programs and housing programs.  We are the State of Florida leaders in Economic 
Development (Economic impacts) and Housing (including Workforce Housing). Recent Economic 
Impact examples include; Pembroke Pines, North Miami, Boynton Beach, Delray Beach, St. Lucie 
County, Sarasota, Kissimmee,  Tampa/Hillsborough County, Pasco County and City of Wilton 
Manors.  We just completed the City of Johns Creek’s, GA (Atlanta) first economic development 
strategy.  Our studies not only include Citywide Economic Development Strategic Plans (ESDP) 
but also specific submarkets within cities.  For example, Pembroke Pines’ EDSP addressed the 
City’s three geographic submarkets in addition to a Citywide Plan. Our studies have also ad-
dressed the economic repositioning of shopping centers and malls. 
 
Not only do we know how to prepare economic development plans but we know how to im-
plement successful strategies.  Our staff has managed four local Economic Development Or-
ganizations, served under three mayors and are active/Board members in the Florida Economic 
Development Council and the Southern Economic Development Council.   
 
Economic development has changed significantly over the last decade.  It addresses not only job 
creation but also workforce training, education, housing, comprehensive planning and, in the case 
of Wilton Manors, revitalization.  We are the only economic development consultancy that also 
provides in-house expertise in comprehensive planning, workforce housing, and redevelopment 
planning.  We have prepared over 25 comprehensive/growth management plans and over 50 
redevelopment programs.  We have been involved in equestrian planning having assisted 
Ocala, Brevard County, Volusia County and Pasco County on equestrian feasibility programs 
 
SPG is a national leader in assisting states, counties, municipalities and private sector housing 
builders/developers define and plan for market grade and workforce/affordable housing strate-
gies and plans.  We have conducted over 200 market feasibility studies for private developers 
throughout the Southeast.  We have also assisted over 40 county and local governments prepared 
housing feasibility studies; an example of which was Pinellas County’s Comprehensive Housing 

830-13 North AIA   Suite 402 Ponte Vedra Beach, FL 32082 
(800) 213- PLAN, (904) 834-2073, cell (904) 631-8623, email rgray@spginc.org 



 

 

Study which included the County’s 14 cities. SPG has also prepared housing market analysis and 
workforce housing studies for Palm Beach County, the City of Fort Lauderdale, the Cities of Co-
conut Creek, Sunrise, North Miami, Coral Gables, and the Florida Housing Finance Corporation; 
to mention but a few of our studies.  SPG completed a 2035 Housing Demand Analysis and Strat-
egy that is focused upon workforce housing under a contract with Envision Utah and Washington 
County, Utah and a similar study for Hall County, GA. 
 
Staff Experience – SPG key staff are active in both the Florida Economic Development Council 
(FEDC) and the Florida Redevelopment Association.  Mr. Robert Gray, AICP, proposed project 
manager, served on the FEDC Board as well as the Economic Development Boards for three 
Florida Mayors. He has extensive management experience, public and private.  He has served as 
a County Planning Director, and City Planner. Mr. Gray has prepared over 40 economic devel-
opment plans and economic repositioning strategies (including equestrian venues as well 
as repositioning shopping centers and Malls.   He has prepared over 200 housing studies 
and is a national leader in workforce housing including preparing over 20 workforce/
affordable housing programs in Florida alone.  Ms. Mary Jane Stanley, CEcD,  is active in 
the Florida Economic Development Council (FEDC), International Economic Development Coun-
cil (IEDC),  and the Southern Economic Development Council (SEDC). She was selected as a 
Fellow Member of the IEDC in December 2014. She served on the Board of FEDC for 8 years 
and was Chairman in 2005. In December 2014, she was selected as a Fellow of the International 
Economic Development Council. In 2008, she was named the Eunice Sullivan Economic Devel-
opment Professional of the Year. She has served as an Economic Development Director in Pasco 
and Polk Counties as well as the City of Hollywood.  She served as the Downtown Development 
Director for the City of Tallahassee and Planning Director for the City of Cocoa. SPG can also 
draw upon its additional staff members as needed on this project. 
 
Lastly SPG has a working knowledge of South Florida and Palm Beach County.  We have pre-
pared numerous economic repositioning studies for South Florida communities including Boynton 
and Delray Beach as well as Pembroke Pines. SPG prepared  Palm Beach County’s Affordable 
Housing Study as well as the County’s Workforce Housing Study.   We believe we have the 
unique talent and real world expertise to assist the Village of Wellington develop a successful 
economic development program and housing plan that can truly impact the Quality of Life of its 
citizens and increase the Village’s revenue stream.  We look forward to the opportunity to assist 
the Village and its stakeholders and should you need additional information, please feel free to 
contact me directly using our toll free number shown below and/or our webpage www.spginc.org. 
 
Sincerely,  
Strategic Planning Group, Inc. 
 
 
 
 
Robert J Gray, AICP 
President 
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WHY STRATEGIC PLANNING GROUP, INC! 
 

 

EXPERIENCE:  Economic Development Programs 

Assisted over 60 communities internationally, as well as numerous 
regional and local jurisdictions, develop effective Economic Devel-
opment Programs. We have also assisted over 25 communities de-
velop effective tourism .  Leaders in Economic Gardening, 
Knowledge and Creative based employment generation, and histor-
ic preservation/cultural economic development.  Recent example: 
Pembroke Pines 
 

 

EXPERIENCE: Community Redevelopment  
Assisted 50 redevelopment agencies nationwide, including 30 in 
Southeastern United States,  develop Community Redevelopment 
Plans which included TIFs and BIDs.  Our redevelopment efforts 
since the 2007 real estate bust alone,  have produced over $1 billion 
in new investment. Example: Ormond Beach, FL 
 

 

EXPERIENCE: Site Specific Market Research 
Area-specific planning – SPG has conducted feasibility studies for 
over 450 million square feet of office and retail space, and major enter-
tainment and mixed used developments.  Example includes: St. Ar-
mands Circle, Sarasota. 
 
 

EXPERIENCE: Equestrian Venues 
Prepared numerous feasibility and planning studies for equestrian de-
velopments (public and private sector).  Example: Georgia Internation-
al Horse Park and Brevard County equestrian park. 

 
 
EXPERIENCE: Workforce and  Market Grade Housing 

A national leader in housing feasibility studies and development of 
workforce/affordable housing programs.  Prepared over 200 residential 
studies for 75,000+ units.  Prepared over 20 Workforce housing pro-
grams.  Example: Palm Beach County and Coral Gables.. 

 
 

 

EXPERIENCE: Local Knowledge 
SPG prepared Palm Beach County’s Affordable and Workforce 
housing studies as well as economic development/redevelopment 
strategies for  Boynton Beach and Delray Beach.  We have pre-
pared housing studies for Ft. Lauderdale, Sunrise, Coconut Creek, 
and North Miami. 
 

EXPERIENCE: Successful Implementation -- New Jobs and Capital Investment 
to Communities 

SPG has been responsible for over 60,000 jobs/$6 billion capital 

investment.   
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Strategic Planning Group, Inc. (SPG) is highly quali-
fied to provide the necessary economic development 
and housing expertise needed to assist the Village of 
Wellington in its Housing and Economic Impact Study. 
As evidence, we submit the enclosed statement of 
qualifications and experience.  Per your RFP, our offic-
es are in Ponte Vedra Beach, FL and Tampa, FL. The 
office location performing the work and relevant infor-
mation is contained on the Cover. 
 
SPG, a Southeast based economic development, eco-
nomics, housing and planning consulting firm, was 
founded in 1983.  The core of our practice is the im-
plementation of economically viable developments—
public or private.  Increasingly, SPG’s role is to act as 
the client’s representative assisting in the coordination 
of the various disciplines associated with economic 
development; comprehensive land-use planning, envi-

ronmental assessments, engineering, permitting, de-
sign and construction, financing and management, and 
market research. 
 
The practice of economic development and housing 
has changed dramatically over the last two decades.   
The basic business models have changed.  Workforce 
quality and housing has become a more urgent con-
cern, international trade is increasing important and 
changing demographics have changed the workplace. 
SPG is a pioneer in the use of strategic planning con-
cepts in developing solutions to enhancing the eco-
nomic development potential of local governments.  
 
 We are one of the first consulting organizations to 
successfully merge the fields of economic devel-
opment, workforce development, housing growth 
management, land development regulations, and 
redevelopment planning. Perhaps, most im-
portantly, we are internationally known for forg-

ing public/private partnerships and develop-
ing public consensus. 
 
At the heart of all our studies is the belief 
that, in order to succeed, planning must 
be based on sound economic and market 
principles and have solid stakeholder in-
volvement throughout the entire planning 
and implementation process.  
 
Since 1983, we have continuously provided profes-
sional economic development,  community redevel-
opment planning, and housing market feasibility 
services to local government entities throughout the 
Southeast.  Our firm is committed to providing the 
highest quality of professional services to our cli-
ents. The success of this philosophy is evidenced 
by our clients satisfaction with the services we pro-
vide.   
 
We are extremely proud of the fact that we maintain 
an 90+% client retention standing.   
 
 

HISTORY/PHILOSOPHY 
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Apopka x x x x
Boca Raton x x x
Boynton Beach x x x x x x x x x x x
Bradenton x x           
Brevard County  x x  x  x   x x x  x    
Cape Coral x x x
Citrus County x
Clay County x x x x x x x x x
Cocoa x x x x x x x x x x x x x x x
Coconut Creek      x        
Coral Gable x x x
Daytona Beach Shores x x x x x x x x x
Deland x x x x x x x
Delray Beach x x x x x x x x x x x x
Deltona   x           
Edgewater x x x x
Fort Lauderdale x x x x x x x
Fort Pierce x x x
Fort Myers x x x x x x x x
Hernando County x x x x x x
Hialeah x x
Hillsborough County x x x x
Jacksonville Beach x x x x x x x x x x x x x x x x x x
Jacksonville x x x x x x x x x x x x x x x x x x x x x
Kissimmee x x x
Key West x x x x x x x x
Leon County x x x x x x x x x x x x x
Levy County x
Maitland x x x x x x x x
Marion County x
Monroe County x x x x x x
Melbourne x x x x x x x x x x x x x
Navarre Beach x x x x x x x
North Miami x x x x x x x x x x x x
North Port x x x x x x x x x x x
Orange County x x x  x  x  x  x x x x x
Orlando x x x x x x x x x x x
Ormond Beach x x x x x x x x x x x x x x x x
Palatka x x x x x x
Palm Beach County x x
Palm Coast x x x x x x x x x x x x x x x
Panama City x x x x x x x x x x x x
Pasco County x x x x x x x x x
Pembroke Pines x x x
Pensacola x x x x x x x
Pensacola Beach x x x x x x x
Pinellas County x x x x x x
Polk County x x x x x x
Plant City x x x
Rockledge x x x x x
Safety Harbor x x x x x x x x
Sarasota x x x x x x x x x
Springfield  x      x  
St. Augustine x x x x x x x x x
St. Cloud x x
St. Johns County x x x
St. Petersburg x x x x x x x x x x x x x x x x x
Sunrise     x x          
Sumter County x x
Tallahassee x x x x x x x x x x
Tarpon Springs x x x x x x x x x x
Temple Terrace x x x x x
Titusville x x x x x x x
Vero Beach x x x x x x x x x x x
Volusia County x x x x x x x x
Walton County x x x x
Winter Haven x x x x x x x x x x x x x x x x x x x
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ECONOMIC DEVELOPMENT 
SPG is a leader in Economic Development assisting both the public and private sector to de-
velop relocation plans and incentive programs.  SPG staff have served on numerous Eco-
nomic Development Councils and  Agencies to aid with the implementation of numerous Eco-
nomic Development Plans. SPG recently developed the Economic Development Strategic 
Plans for Pembroke Pines, FL, Boynton Beach, Wilton Manors and assisted the Counties of 
Pasco, Hillsborough and Hardee as well as the City of North Port develop Strategic Economic 
Development Plans.. 
 
Examples also include the Economic Development Strategic Plan for Volusia County, creat-
ing a five year $100 million program for the County.  SPG understands economic develop-
ment from both industry and community view points.  SPG is a nationally recognized site lo-
cation consultant as well as an internationally recognized leader in Economic Development.    
 

Florida 

Apopka 
Boynton Beach 
Bradenton 
Citrus County 
Clay County 
Cocoa 
Delray Beach 
Deltona 
Duval County 
Escambia County 
First Coast Region 
Hardee County 
Hernando County 
Jacksonville 
Jacksonville Beach 
Lee County 
Leesburg 
Leon County 
Levy County 
Maitland County 
Manatee County 
Marion County 
Monroe County 
Nassau County 
North Miami 
North Port 
Orlando 
Ormond Beach 
Ormond Crossings 
Palm Coast 
Pembroke Pines 
Pasco County 
Pensacola 
Polk County 

Florida (cont.) 

Putnam County 
Rockledge 
Safety Harbor 
St. Johns County 
St. Petersburg 
Sumter County 
Tarpon Springs 
Titusville 
Vero Beach 
Volusia County 
Winter Haven 
Withlacoochee Region 

Alabama 

Autauga County 
Calhoun County 
Chilton County 
Coosa River County 
Elmore County 
Etowah County 
Mobile County 
Montgomery County 
St. Claire County 
Shelby County 
Talladega County 

California 
Palmdale 
LA Airport Authority 

Georgia 
Atlanta Olympic Committee 
Camden County 
City of Conyers/Rockdale 
County 

Hinesville 
Johns Creek 
Kingsland 
Oconee 
Paulding 
Tifton 

Louisiana 
Covington 
Lake Charles 

Mississippi 
Biloxi 
Pascagoula 

North Carolina 
Raleigh 
Spring Lake 
Washington 

South Carolina 

Fairfield County 

Texas 
Corpus Christi 
Dayton 
Galveston 
Ingleside 

 

International 
Alice Springs, Australia 
Darwin, Australia 
Trinidad & Tobago 
Arab Republic of Egypt 
St. Thomas, Virgin Islands 
St. Croix, Virgin Islands 
St. Johns, Virgin Islands 
Curacao, The Netherlands 
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REAL ESTATE MARKET & DEVELOPMENT 

Strategic Planning Group, Inc. (SPG) through its retail 
division provides a team of professionals having consider-
able experience in the commercial retail and services in-
dustries.  These services are utilized by developers, retail 
chains, independent retailers, financial institutions, leas-
ing agents and marketing organizations. 
 

Professional consulting 
services are  provided 
for a wide range of pro-
jects extending from 
individual, free-standing 
facilities to specialty 
centers and regional 
malls.  Community and 
neighborhood retail re-
vitalization is also avail-

able to various governmental agencies and merchant 
groups. 
 

Beginning with the initial retail market research, SPG pro-
fessionals can assist throughout the conceptualization, 
permitting, development, financing and marketing process 
for a given project. 

 

Retail consulting services have been provided by SPG 
professionals for the following selected clients: 

 Allied Department Stores (Jordan Marsh) 

 Arvida Corporation (St. Joe) 

 DeBartolo Development 

 Federated Department Stores (Macys) 

 Flagler Development 

 
 Forest City REIT 

 Homart Development Company 

(Sears) 

 Home Depot 

 J.C. Penny Company 

 KMart 

 Marine Bank 

 Orlando Central Park, Inc. 

 Simon Properties 

 Southeast Bank 

 Sunstates Property 

 Municipal and County Govern-

ments/Agencies 

 
RETAIL SERVICES: 

 Consumer/Business Surveys

 Financial Feasibility Analysis

 Market Feasibility Analysis

 Market Identification

 Property Acquisition

 Retail Expenditure Forecasts

 Retail Market Research

 Retail Sales Projections

 Site Selection/Evaluation

 Tenant Identification

 Tenant Mix Analysis



Corporate Overview 

Strategic Planning Group, Inc.                     14 

 



Current & Past Performance  

Strategic Planning Group, Inc.          15 

Cape Coral Workforce Housing Study 
Strategic Planning Group, Inc. prepared the City of Cape Coral’s 
Workforce/Affordable Housing Study.  The Plan recommended 
the following: ten (10) strategies to promote and retain workforce/
affordable housing as required in the future: 
 Promote the Development of More Housing Supply  
 Identify Sufficient Land for Compact Affordable Housing De-

velopment 
 Promote the Development of Accessory Units 
 Increase Densities & Adopt Appropriate Parking Require-

ments 
 Promote Higher Density Housing within the City’s CRAs 
 Zoning for Smart Growth 
 Create or Increase Local Funding for Workforce/Affordable 

Housing 
 Waiver of Impact and Related Fees 
 Stabilize and Preserve Existing Affordable Housing 
 Utilize Where Appropriate White House Housing Toolkit 
 

Affordable Housing Study, Palm Beach County, FL - 
SPG was retained to prepare an affordable housing study.  SPG 

worked closely with numerous County Departments Staff to co-

ordinate collection of relevant data. The study covered a 20-year 

planning horizon with detailed data provided in 5-year incre-

ments for each of the County’s 19 housing sectors.  The study 

provided needed data to document the affordable housing needs 

of the county.  Inventory data concerning the county’s ownership 

and rental markets were determined including mobile homes, and 

mobile home and apartment conversions.  Data was gather from 

the County Appraisers Office, including recent sales.  Additional 

data was derived from MLS sales and listings, State listings of 

apartments and condos, and surveys of the local market. 

  

Pinellas County Housing Study 
Pinellas County is Florida’s most densely populated County.  SPG pre-

pared a comprehensive market grade and affordable/workforce housing 

assessment of the County and its 24 municipalities.. 

 

The study was organized into ten sections: 

Executive Summary 

Regional (MSA) Overview 

Pinellas County Municipal Housing Market Overview 

Pinellas County Residential Ownership Housing Supply/Demand 

Pinellas County Residential Rental Supply and Demand 

Pinellas County Market Conditions 

Pinellas County Needs Assessment 

Sustainability Factors 

Best Practices 

Cape Coral 

WORK-

FORCE/

AFFORD-

ABLE 

HOUSING 

ASSESS-

MENT & 

ACTION 

PLAN 

 
2016 

 

 

 

 

    

Cape Coral 

WORK-
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Workforce Housing Study, Palm Beach County, Florida  
After completing Palm Beach County’s Affordable Housing 

Study (0-80% AMI) Palm Beach County retained SPG to prepare 

a workforce housing program whose income ranges ranged from 

60%-140% AMI.  This study included development of workforce 

housing models that staff could use to continually update the find-

ings of the study which are used to support the County’s mandato-

ry inclusionary zoning ordinance.   

  

The project included public workshops. 
 

 

 

 

 

 

Workforce Housing Program - City of Ft. Lauderdale - 
The Program was comprised of several steps used to convert new 

employment into households and income categories in order to 

determine gaps in housing affordability at different income levels.  

This study included a detailed demand and supply analysis as well 

as a detailed listing of appropriate policies and tools to assist in 

solving the workforce housing problem within the city. 

  

 

 

 

 

 

 

 

Vision Dixie Housing Study - Washington County, 

Utah - 
SPG was retained by Envision Utah and Washington County to 

prepare a housing analysis for the third fastest growing Metropoli-

tan area in the United States.  SPG prepared a detailed Workforce/

Housing Analysis and Program for the St. George MSA.  The 

analysis included detailed listings of Policies and Tools that could 

be used by local government to help remedy the growing Afforda-

ble and Workforce Housing demand through 2035. 

 

 

Cape Coral 

WORK-

FORCE/

AFFORD-

ABLE 

HOUSING 

ASSESS-

MENT & 

ACTION 

PLAN 

 
2016 

 

 

 

 

    

Cape Coral 

WORK-
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Pembroke Pines Economic Development Program 
SPG was retained by the City to prepare its first Economic Develop-

ment Strategic Plan which was adopted unanimously in December 

2014.  The City is the second most populous City in Broward County. 

The EDSP contains 6 Goals, 20 objectives and 76 strategies. The 

EDSP goals are: 

Goal 1: POSITION CITY IMAGE, BUSINESS CLIMATE AND BRAND 

FOR ECONOMIC DEVELOPMENT 

Goal 2:  POSITION THE CITY FOR ECONOMIC DEVELOPMENT 

Goal 3:  DEVELOP PRODUCT - LAND AND BUILDINGS 

Goal 4: PROMOTE ECONOMIC REDEVELOPMENT THROUGHOUT THE 

CITY 

Goal 5: DEVELOP INFRASTRUCTURE FOR BALANCED GROWTH 

Goal 6: IMPROVE QUALITY OF LIFE-COMMUNITY DEVELOPMENT 

 

Pasco County Economic Development Program - 
Pasco County, with a  population of 475,000,  is part of the Tampa, St. 

Petersburg, Clearwater MSA.  SPG was retained to develop the Coun-

ty’s first complete Strategic Plan.  The SEDP included not only County-

wide Goals, Objectives and Actions but also divided the County into 

five (4) market areas with separate Goals, Objectives, and Strategic Ac-

tions for each of the Market Areas.  The SEDP included numerous 

workshops and throughout the County as well as developing County-

wide and Market Area Profiles, SWOT Analyses and a final Implemen-

tation Plan.  The planning effort was used to assist the County in pass-

ing its Penney for Pasco ordinance which was overwhelmingly support-

ed by 75%+ of County voters.   

 

 

 

Georgia International Horse Park 
SPG was commissioned by the City of Conyers and Rockdale 

County to develop a plan for 1,100 acres of vacant land. SPG pre-

pared a feasibility study that resulted in the creation of the Geor-

gia International Horse Park which then became the site of the 

equestrian venue of the Atlanta Olympic Games.  The equine and 

recreational complex provided a variety of activities and facilities 

to promote equestrian events and educational programs including: 
 The Museum of Equine Sports 

 The Quarter Horse Museum 

 The Thoroughbred Hall of Fame 

 The Museum of the American Standardbred 

 The Hall of Breeds 

 The University of Georgia Equine Center 

 The United States Equestrian Team Training Center 
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Personnel Summary 
 

The following is a brief overview of the experience of the key personnel that will be working on 

the Village of Wellington Economic Impact and Housing Studies 
 

Mr. Robert J. Gray, AICP—Chairman & President    
As Chairman and CEO of Strategic Planning Group, Inc. (SPG), Robert Gray has over 30 years of interna-

tional consulting experience in Affordable/Workforce Housing, and Economic Development.  

Housing - He is has prepared over 200 residential market/financial feasibility studies for market grade 

developments  accounting for 75,000 units.  He  has also prepared numerous housing studies for local 

government including preparing the Housing Market Assessment for Pinellas County and its 24 municipali-

ties. Mr. Gray is a national leader in Workforce/Affordable Housing having prepared 19 studies. He has 

prepared two housing analyses for Palm Beach County (Affordable Housing Study and later a Workforce 

Housing Study), and Ft. Lauderdale’s Workforce Housing Study.  He prepared the Affordable/Workforce 

Housing Programs for the Cities of Cape Coral, Coral Gables, Sunrise and Coconut Creek, the later is 

Florida only Inclusionary Housing Linkage Fee program.  Mr. Gray’s experience includes developing over 

19 Housing Elements. 

Economic Impact—Mr. Gray has prepared over 30 Economic Development Strategic Plans most within 

the State of Florida.  Examples include Pembroke Pines, Wilton Manors, North Miami, Boynton Beach, 

Ormond Beach, North Port (Sarasota) as well as the following Counties: Volusia, Pasco, Duval, St. Johns, 

and Polk. 

Real Estate Economics - He has prepared feasibility studies for over 45 million square feet of retail 

space and over 20 million square feet of office space.  He is a leader in tourism planning. 

Equestrian Venues - Mr. Gray has prepared  feasibility and planning studies for numerous equestrian 

venues throughout the South including the Georgia International Horse Park, equestrian PUD (Hunter’s 

Ridge), equestrian venue feasibility studies for Brevard County, Pasco County and Marion County. Mr. 

Gray will serve as Project Manager. 

 
Ms. Mary Jane Stanley, CEcD - Economic Development/Market Research  
Ms. Stanley has over 25 years of economic development, redevelopment and market research 
experience.  As a State and National leader in economic development, she is fully versed in the 
need for workforce/affordable housing and has been active in the field of Workforce housing for 
the last 15 years.  She served as the President/CEO or administrator of Economic Development 
for: Pasco County, Tallahassee, Cocoa, and Hollywood. She was named a Fellow of the Council 
of Economic Development in 2014.  Ms. Stanley, CEcD will serve as senior Economic Devel-
opment Consultant. 
     
Mike Plummer, Senior Housing Consultant 

Mr. Plummer has 30 years experience in economic and real estate consulting.  He began his ca-

reer as a bank holding company economist responsible for forecasting housing growth through-

out the State of Florida.  He served on Governor Bob Graham’s Task Force on Housing in 1978 

and on his Economic Advisory Council between 1982 and 1984.  Mr. Plummer later became a 

National Director of Real Estate Consulting for KPMG Peat Marwick. Mr. Plummer also served 

as an economic advisor to the  Olympic Games in Atlanta.    During his consulting career, he has 

conducted numerous housing studies for private and public-sector clients around the country.  

Since joining Strategic Planning Group, Inc.,  he has conducted affordability housing studies for 

Fort Lauderdale, Coconut Creek, and Palm Beach County, Florida.  Mr. Plummer will serve as 

Senior Housing Consultant. 
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PHASE 1— ECONOMIC DEVELOPMENT (IMPACT) 
The impact of the Great Recession  had significant impacts on Palm Beach County and on  the 
Village of Wellington; but the South Florida market is and in some cases has rebounded.  
 
The Village recognizes the need to address the its competitive position within the region, and to 
develop a sustainable future.  To this end the development of this Economic Development 
(Impact) Action Plan will be a next step in taking a tactical approach to addressing the short and 
mid term strategic necessary to strengthen the Village’s economic footprint to achieve true sustain-
ability by retaining and capturing quality 
jobs wherein it can generate the revenues 
needed to provide its residents with high-
est quality services and facilities including 
housing. 
 
As both leaders in economic develop-
ment, redevelopment, housing and com-
prehensive plan (including form based 
codes), we believe that Strategic Planning 
Group, Inc. is uniquely qualified to assist 
you develop both the Economic Impact 
and Housing Plans which have  as its fo-
cus  not only  goals, objectives and poli-
cies but a clear understanding of “how “ to 
achieve them.  
 
 

SPG, Inc is a pioneer in utilizing (strategic 
planning) approach to develop programs 
and strategies over the last 30 years.  The approach is based heavily on the development of com-
munity consensus amongst all stakeholders.  SPG has been recognized by the American Planning 
Association and National Economic Development Organization in the field of community consen-
sus building.   
 
One of the most important skills which SPG brings to its clients, is its hands-on organizational ex-
perience within the field of economic development, redevelopment,  and real estate economics.  
We work diligently with local stakeholders to develop the most appropriate organizational structure 
necessary to implement and fund the recommendations of our study.  Our corporate experience in 
equestrian venues, medical, entertainment and mixed use developments will assist in the prepara-
tion of these Plans. 
 

Why do Economic Development? 
 

Based on assisting over 60 regions, counties and communities prepared economic development 
plans, the public sector is involved in economic development to: 
 

 Increase wealth and prosperity for the Village and its citizens; 
 ensure job opportunities for all of its citizens; 
 expand the tax base for local government to better serve the citizens; 
 improve the quality of life of its citizens by increasing the standard of living; and  
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Without an economic development program, the community would grow but not always in the way 
desired.  Without a proactive approach to economic development, growth may result in the Village 
having lower waged, service-oriented jobs and a lower standard of living.  By targeting and attract-
ing firms that produce high-wage, high-value jobs, which are competed for with other communities, 
prosperity is increased and the standard of living in the Village is raised.  A Strategic Economic 
Development Plan will outline the goals, objectives and action steps required to achieve the Vil-
lage’s goals.   
 
By encouraging high levels of capital investment along with high-wage jobs, the tax base is ex-
panded, thereby providing more dollars for local and state governments to provide high-quality ser-
vices.  This new tax base will continue to provide a strong return, especially at the local level, for 
many decades. 
 
Local economic development is a pro-
cess of deliberate intervention in the 
economy of a particular locality to stim-
ulate economic growth by creating the 
local business climate which fosters 
private investment. It is a process 
which is neither exact nor fully predict-
able, and is more of an art than a sci-
ence. For communities, the results of 
the process are jobs, revenue, and 
long–term economic prosperity.  
 
The Village of Wellington realizes that 
it needs to review its overall competi-
tiveness and analyze its overall 
strengths and weakness so that it can 
position itself to capture higher paying 
job creation within the Village, create 
attainable market grade and workforce 
housing and generate additional reve-
nues to maintain and enhance the 
quality of life of its residents.  To this 
end, the Village has committed to pre-
pare an Economic Development 
(Impact) Plan and a Housing Plan both 
of which will incorporate specific ac-
tions and tasks with corresponding 
metrics to direct the Village  for the 
next 30 year time period. 
 
Site location, especially prime or basic 
businesses that bring dollars in from outside the area or region, do not  initially look at political 
boundaries.  Market forces and income flows are regional in nature.  Once a firm has established 
what region it wishes to locate, the site selection process begins the process of competitive prop-
erty or site analyses.    
 
The biggest mistake local governments make is to define the market in terms of only its specific 
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boundaries.  For example, many communities will attempt to define only their own labor market 
whereas a company will analyze the commuting basin that surrounds a potential site.  In most cas-
es this involves up to a 30 minute commute radii which usually includes multiple counties. 
 
The single biggest mistake that local communities make when attempting to develop and imple-
ment economic development strategies is not being able to document available inventory, either 
available buildings or permit ready sites, capable of satisfying market demand.  In the short term, it 
is impossible to compete if a governmental jurisdiction has no “inventory”. 
 
Sites and buildings within the Village are not competing with themselves (within the City) but rather 
competing against other communities that fall within a specific industry’s market area; which in the 
case of the Village include at least two counties. 
 

Lastly, a local political jurisdiction needs to make sure that its policies and regulations enhance 
economic development not constrain it.  SPG, was recently retained by the Hillsborough/Tampa 
Planning Commission which is charged with developing the Growth Management Plans for Hills-
borough County, Tampa, Temple Terrace and Plant City, to determine if its current goals, objec-
tives, and policies supported or restrained economic development.   The conclusions of that study 
resulted in the Planning Commission receiving the 31st Tampa Bay Award from the Tampa Bay 
Regional Planning Council. 
 

An  Economic Development Strategic Plan (EDSP) must be based 
on “strategic planning principles”, including understanding the local 
Strengths, Weaknesses, Opportunities and Threats based on its 
own regional competition.  A SWOT must look at how the Village is 
positioned regionally, not just at itself. 
 
Strategic Planning Group, Inc. (SPG) is proud of being the State’s 
leading economic development firm.  For over 30 years our staff 
has assisted 40+ Florida communities (as well as other national 
and international communities) develop and implement their eco-
nomic and redevelopment programs.  The Village of Wellington 
and South Florida has a whole are recovering from the one of 
worst depressions in Florida history.  Residential and commercial 
values for the most part are still below their 2007-8 highs but none-
theless have staged a significant upswing in the last 18 months.  The competition for jobs and new 
commercial construction is increasing as shown by Pembroke Pines (SPG prepared its Strategic 
Economic Development Plan) recent successes in finding a developer for its new 3,500 seat mix 
use Civic Center and its new Town Center.   
 

Understanding the Village of Wellington 
Wellington has a national and international reputation as a leading Equestrian Center, and is home 
to approximately 9,200 acres of Equestrian Preserve.  The 12 week International Winter Equestri-
an Festival (starting January 11th) has an estimated economic impact of over $900 million accord-
ing to Visit Florida. 
 
The rebounding economy has resulted in the recent listing of a 33.5 acre equestrian complex for 
$45 million 
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SCOPE 

 
Per your RFP, SPG will: 

 
A. Review and analyze existing business, becoming familiar with Wellington’s demographic, socio-

economic information, labor force statistics, sales tax revenue, and other key demographic and 
economic indicators.  

B. Prepare key demographic trend analysis. Provide forecasts (up to 30 years), social and eco-
nomic factors, and key financial indicators. The plan shall include a market segmentation anal-
ysis of Wellington’s commercial, retail, and industrial sectors, along with the home based busi-
nesses.  

C. Review and analyze the equestrian demographics. Include all equine businesses, their loca-
tions, and business types. Discuss competitors both within and outside Wellington. Where pos-
sible, provide revenues and employment information.  

D. Compare the “Four Corner” businesses of the Wellington PUD with those businesses located 
along State Road 7. Provide an analysis on how these two distinct business locations within 
Wellington interact. Determine their relationships (if any) and their influences on the communi-
ty. Determine how these businesses support or rely on one another (if at all). Determine how 
the community views and utilizes each district.  

E. Conduct a strengths, weaknesses, opportunities, and constraints (Threat) analysis (SWOC). 
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Use the SWOC results to identify ways that will strategically position Wellington to maximize 
opportunities and set priorities. Include the direct influences of the equestrian community on 
Wellington as a whole and the planned communities being developed north and west of Wel-
lington.  

F. Identify those attributes that make Wellington unique. Identify the steps Wellington can take to 
preserve, nurture, and 
market these special fea-
tures.  

G. Conduct a leakage analysis 
of Wellington businesses, 
including the equestrian 
community.  

 
DATA: 
Primary data will be from: 
 American Community Sur-

vey 
 Census 
 City data including permits, 

land use, utilities, business 
licenses, etc. 

 Claritas 
 Economic Development 

Organizations 
 Equestrian surveys and 

interviews 
 Hospital interviews 
 Realtors 
 Retail interviews 
 Stakeholders 
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Phase 2 - Housing Study 
 
Approach 
The overall responsibility and scope of work for the consultant will be to prepare a study with rec-
ommendations that offers Wellington an understanding of its current housing inventory, de-
mographics, and specific housing types available. This study should also address future unmet 
housing demands over the next 5, 10, and 20 years. 
Research and analyze planned housing develop-
ment activities outside Wellington’s boundaries as 
an overview and evaluate the impacts these 
planned housing developments will have on Wel-
lington’s housing stock. The study should provide a 
basis for formulating community-specific housing 
priorities, alternative policies, and intervention strat-
egies, which may include land use and zoning modi-
fications. Another major component would be to de-
termine the allocation of Village resources, recom-
mending the appropriate allocation of financial re-
sources from the Villages budget to housing, in-
clude other funding sources such as grants from the 
U.S. Department of Housing and Urban Develop-
ment, and the State of Florida and or Palm Beach 
County. The study should recommend methods for 
positioning Wellington’s housing to promote an eco-
nomically diverse community. The purpose of this 
study is to assist decision-makers and community 
members in developing a meaningful sense of the 
housing market, as it exists and future needs. The 
study should provide an understanding of key hous-
ing issues, including the “why” a specific housing 
type is required. This study will be a platform for strategy and policy decision making that will 
guide Wellington for the next 30 years.  
 
SCOPE 
SPG will perform the following tasks:  
 
A. Review and analyze existing housing characteristics as well as demographic and economic 
characteristics of households within the Village of Wellington. This includes, but is not limited to, 
household composition, vacancy rates, income levels of homeowners, housing tenure, and turno-
ver rates. Include a summary of the surrounding municipalities, rental-housing inventory and cost 
patterns, prospective homebuyer demographics, and senior housing.  
B. Provide an evaluation of the economic trends and forecast housing needs that would affect 
Wellington’s housing inventory and policy making. Discuss economic conditions, employment, 
and population growth. Determine what impacts higher density living would have on infrastructure 
and business revenues.  
C. Provide recommendations, based on market information, on the nature and extent of short-to-
mid-term housing needs. Discuss potential price range, affordability, target group (seniors, fami-
lies, young adults), etc. Also provide a housing affordability analysis including income categories.  
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D. Prepare potential redevelopment strategies, increas-
ing walkability, transit options, older housing sustaina-
bility strategies, and the viability/cost effectiveness of 
rehabilitating older structures. This includes determin-
ing appropriate allocation of housing financing re-
sources such as grant funding from the U.S. Depart-
ment of Housing and Urban Development, and re-
sources available from the State.  

E. Identify future locations for new residential develop-
ment or potential residential redevelopment, including 
Wellington’s Midtown concept.  

F. Determine the need for high density housing and the 
impact it would have on property values, businesses, 
schools, infrastructure, etc.  

G. Assess the demand, resources, challenges, and op-
portunities by types and prices of housing to deter-
mine the demand by groups, types, and price catego-
ries of housing.  

H. Forecast the housing demand and future population 
over the next 5, 10, 15, and 20 year periods. Also, 
determine if the younger generation in the urban West Palm Beach area will migrate to Wel-
lington when starting a family.  

I. Provide an evaluation of the impact that surrounding planned housing developments will have 
on Wellington. These developments include: Arden Dunes and Minto West that are located 
northwest of Wellington on Southern Blvd. and Seminole Pratt Whitney Rd., and Avenir which 
is located north of Wellington between Northlake Blvd. and Beeline Hwy.  

J. Provide an Implementation Plan that identifies issues/items which require action in the short or 
long-term. Specific issues to be studied include but are not limited to:  

a. Recommendations on strategies and programs to help with 
any potential development or redevelopment in Wellington.  

b. Research and analysis of how to attract homeowners and 
renters to Wellington with new developments appearing near-
by.  

c. Breakdown of sales activities and prices in recent years relat-
ing to type of building, type of buyer, and turnover rate.  

d. How to plan for local and regional economic and employment 
trends that may impact the housing market.  

K. Meetings:  
a. The consultant will be expected to regularly interface with 

staff (in-person meetings and conference calls) concerning 
approach and tasks throughout the project. The consultant 
should have frequent interaction with staff to ensure that the 
Villages’ desired objectives are met and that Wellington’s 
unique concerns are addressed. The consultant will also be 
expected to consult with Wellington’s legal counsel.  

b. Preparation and facilitation of 2 or more workshops with busi-
ness community leaders, the business community in general, 
the Chamber of Commerce, and other leaders/citizens in the Wellington community.  

c. Briefing with Wellington’s Planning department.  
d. Attendance of at least three (3) meetings and/or study sessions with Wellington Village Council 

to discuss findings and present the draft and/or final Housing Study 
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Data: 
Primary data sources include: 
 American Community Survey (2015-

2016 
 Apartment Associations 
 Census data 
 City Comprehensive Plan 
 City permit data 
 City Land Use/Future Land Use 
 County appraiser data 
 Developers/Builders 
 Realtor and MLS Data 
 Stakeholders 
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MANAGEMENT PHILOSOPHY 
 

PROJECT PLANNING 
SPG's management team starts interacting with the client immediately upon firm selection to be-
come fully attuned to the needs, scope of services, schedule and cost.  The first step is the prepa-
ration of the scope of work to fully define and detail the scope of services to be achieved by the 
final product.  Each item in the scope is then divided into one or more tasks; the responsibility for 
each task is assigned to the appropriate qualified professional.  A work flow schedule is then pre-
pared which includes task start and end dates; identifies inter-related and sequential tasks; and 
details milestones and in-house client reviews. 
 
The work flow schedule is then visually depicted as a Gantt Chart (bar graph).  This system repre-
sents all tasks in time.  This enables all personnel working on the project to visually determine not 
only the status of their assigned tasks, but also the status of tasks which must be completed by an 
earlier stage of analysis.  A production flow chart is developed for the Table of Contents from the 
Gantt Chart for use in Quality Control. 
 
ACCOUNTING 
Once a project is awarded, a corresponding five-digit number is assigned.  This number ensures 
that only those cost charges directly related to the project are assigned to the project master com-
puter file.  All correspondence and documentation is also encoded with this project number to help 
maintain a project master cabinet file.  In addition, all personnel fill out daily time sheets, charging 
their hours to the appropriate project number; this system aids the documentation and monitoring 
of project progress and cost.  In addition, daily task sheets are filled out so that progress on spe-
cific tasks can be monitored. 
 
MANAGEMENT PROCEDURES 
Management procedures guide and control the work effort upon commencement of the project 
after project planning and accounting have been firmly established.  Implementation of manage-
ment procedures includes a Weekly Project Review Meeting in which project status is defined in 
terms of schedule cost, quality, staff utilization, and needs for additional information flow with the 
client.  Existing project status is then compared with the predetermined goals for that point in time.  
Some elements of project status can be determined daily; for example, the staff utilization report 
ensures that individual staff members are working on the correct task on the proper day. 
 
A review is conducted upon project completion to evaluate individual staff performance as well as 
client response to the product.  Clients receive the benefit of having only proven professionals 
work for them, individuals who have matured in their professional growth with the feedback and 
guidance of both peer and management review. 
 
QUALITY CONTROL 
The true test of any project management is the professionalism of the product itself.  SPG's quality 
control is initiated with the first step of project planning.  The production flow chart allows the 
scheduling of report contents, ensuring an easy transition from document generation by the tech-
nical staff to document production by the Word Processing Center.  At this point, the tasks con-
verge into a document through technical writing and editing, formatting, typing, reproduction, 
graphics, and general document coordination.  Journals maintained daily by professional staff rec-
ord the origin and date of information, thereby enabling accurate retrieval of text, table references, 
and bibliographies. 
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The Word Processing Center is centered around Windows based Microsoft Office Software 
System. The advantages of these systems are speedy rough-draft typing and storage, and fast 
revisions of rough drafts when they are resubmitted for final typing.  The format and page length 
can be easily adjusted in the memory, thereby allowing uniform page length and width.  Justifica-
tion of the margins and line centering can also be accomplished. 
 
The Graphic Arts Department is responsible for format, interpretation, and preparation of all il-
lustrations from original planning and layout design to final camera-ready stage.  Graphics per-
sonnel provide cartographic, drafting, illustration, layout and design, and photographic services.  
Computer graphics and design capability is integrated with document production allowing "in-
house publishing" of high quality rivaling typeset printing and offering clients significant cost sav-
ings. 
 
Other features of the SPG document control and production system are its technical writing and 
document coordination functions.  Written materials--report and proposals--constitute SPG's only 
"product".  They are therefore given professional editing and rewriting treatment through the ser-
vices of a technical writer with extensive training and experience.  The technical writer translates 
technical data into readable documents to ensure both comprehension and correct grammar and 
usage.  This writing function is complemented by a professional document coordinator who is re-
sponsible for orderly test and graphics development, processing, reproduction, proofing, and for-
mat.  The document coordinator ensures consistency and professionalism in every SPG docu-
ment. 
 
SUMMARY 
 
SPG's project management system initially establishes a scope of work for the final report in ac-
cordance with the contract.  The total effort from start to finish is geared to produce a high quality 
report on schedule.  The report is not just the result of a work effort; rather, the work is tailored to 
produce the desired report.  This system approach allows full use of corporate resources, and 
has proven to be highly effective in giving clients the most for their money. 
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Wellington Economic Impact Study

FEE PROPOSAL

PROJECT WORK PLAN & COST ESTIMATE

Prepared by Strategic Planning Group, Inc.

ESTIMATED MAN-HOURS SPG

Principal Total

PD Professional Assocate Clerical Project

Hourly rate-> $140 $100 $85 $45

Part 1 $34,580
$1,400

1 8

2 2

Public Engagement Program $2,600

1 4 24

$8,600

1 4 40

2 8 8 32

$4,080

1 8 16 16

$9,300

1 4 32

2 4 4

3 8 40

$11,200

1 16 16

2 16 16

3 4 16 16

Part 2 $8,500

1 4 12

2 8 24 40

3 8 6

Part 4 $7,660
1 4 32

2 4 12 8

3 8 4

Part 5 $13,100
1 6 16

2 2 16

$4,840

1 4 32 24

$1,920

1 8 8

$2,020

1 2 12 12

TOTAL ESTIMATED MAN-HOURS  144 264 234 36 678

TOTAL ESTIMATED CONSULTING FEE  $20,160 $26,400 $19,890 $1,620 $68,070

ESTIMATED EXPENSES  5.00% $3,404

TOTAL ESTIMATED COST  $71,474

NOTE: PRICE ASSUMES SPG CONDUCTS BOTH PHASES AS THERE ARE COSTS SAVINGS IN DOING BOTH

SOURCE:STRATEGIC PLANNING GROUP, INC. 1/2/2017

ED Implementation

Draft Implementation Strategy

Final Implementation Strategy

Competitive/Community Assessment & Stakeholder Input

Workshops 

Surveys

Workshop

Workshop  (prepare/attend)

Cluster, Location Quotient, and Equestrian Analysis

Cluster/LQ Analysis

Equestrian Analysis

Economic Development Strategy

Competitive Market  Assessment

Retail and Office Competitive Assessment

Housing Assessment

Stakeholder Input

Final EDSP Report

Final Report

Implementation Strategies

Incentives and Funding Options

Draft EDSP Report

Draft Report

Workshop

Workshop  (prepare/attend)

Focus Groups et al

Community Assessment (Socio-Economics)

Secondary Data Collection

Data Analysis

Regional Assessment

Data Collection/Analysis

Equestrian Data Collection

Public Engagement Process

Memorandum of Conclusions

PROJECT TASKS

Project Kick-Off

Staff Workshop on Goals, Etc.
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Wellington
Comprehensive Housing Study

PROJECT WORK PLAN & COST ESTIMATE

Prepared by Strategic Planning Group, Inc.

ESTIMATED MAN-HOURS

Project Total

Manager Professional Associate Clerical Project

$140 $100 $85 $45

ELEMENT I PROJECT INITIATION 8 8

ELEMENT II DEMOGRAPHIC AND ECONOMIC ANALYSIS 16 56 30 0 102

II.1 Submarket Delineation 8 4 12

II.2 Historic Population Household Trends 2 8 4 14

II.3 Existing Housing Inventory 4 12 8 24

II.4 Employment/Labor Force Analysis 4 2 6

II.5 Housing Production Cost Analysis 8 4 12

II.6 Residential Density Patterns Evaluation 2 8 4 14

II.7 Second Home Buyers Market 12 8 20

ELEMENT III RESIDENTIAL AND EMPLOYMENT PROJECTIONS 2 16 12 0 30

III.1 Housing Unit Needs Analysis 1 8 4 13

III.2 Employment/Earnings Analysis 1 8 8 17

ELEMENT IV HOUSING PREFERENCE ANALYSIS AND AFFORDABILITY 26 46 16 0 88

IV.1 Evaluation And Analysis Of Building Permit Trends 4 4

IV.2 Housing Tenure Analysis 2 2

IV.3 Housing Industry Interviews 16 16

IV.4 Housing Affordability Analysis 2 16 18

IV.5 Issues Analysis And Evaluation 8 8 16

IV.6 Comparative Market/Region Benchmark Evaluation 16 16 32

ELEMENT V HOUSING DEMAND ANALYSIS 8 24 8 40

V.1 Projected Housing Demand Baseline 4 16 8 28

V.2 Project Housing Demand Alternative Scenario 4 8 12

ELEMENT VI DRAFT AND FINAL REPORTS-PRESENTATIONS 16 16 12 32 76

TOTAL ESTIMATED MAN-HOURS  76 158 78 32 344

TOTAL ESTIMATED CONSULTING FEE  $10,640 $15,800 $6,630 $1,440 $34,510

ESTIMATED EXPENSES  5% $1,726

TOTAL ESTIMATED COST  $36,236

Prepared 1/2/2017 NOTE: PRICE ASSUMES SPG CONDUCTS BOTH PHASES AS THERE ARE COSTS SAVINGS IN DOING BOTH

PROJECT TASKS
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Drug Free Workplace Form 
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Strategic Planning Group, Inc. acknowledges that it has received three (3) addendums. 


