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Wealth, talent, and global capital are converging on South Florida.

Wealth and high- Global CRE Affordability & price
wage job migration capital competitiveness

Underpinned by healthy CRE
fundamentals, South Florida is
attracting global capital.

Price differences across South Florida
submarkets will drive inter-migration
and new areas of growth.

Wealth and job migration from high-
tax-states are key demand drivers of
South Florida’s real estate.
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Florida: $137 B in net income flow from migration in 2019-2023

Net Adjusted Gross Income Flow of Taxfilers Who Moved To/From State in 2019-2023

Net Income Inflow to Florida
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Source: MIAMI REALTORS® + RWorld analysis of IRS Statistics of Income - Migration Data, 2018-2019 through 2022-2023 SOI stats

Palm Beach County, FL [822.748
Collier County,FL-$16.658
Miami-Dade County,FL[1$10.508
Lee County,FL|$9.36B
Sarasota County,FL| $8.61B
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St. Johns County,FL $4.54B
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55,000 out-of-state jobs to Miami MSA with $140,000 average wage in 2025

Average Wages of Job Movers in the Past Four Quarters Ended 2025 Q1 in the Miami MSA

ohio ] s 328,632
iinois [ s 248, 726
California 5208, 521
Minnesota I $203,896
Washington s 156,436
District of Columbia_$186,353
I\/Iaryland_$167,422
New York_$162,050
Connecticut_$149,180

New Jersey IIIIININNN]s 128 804
Florida [N $61,088

Source: MIAMI REALTORS® + RWorld analysis of US Census Bureau Job-to-Job flows



Wealth migration gained momentum in 2026

/search?q=luxury+homes-+i

Billionaire Peter Thiel
opens investment firm
office in Miami

Vs
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Source: MIAMI REALTORS® + RWorld tracking of news reports




Companies who established/expanded presence in SoFL in 2026

iru & Google  Thiel Capital
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50,000 SF (Wealthy Mgt HQ) 40,000 21000 SF 6.500 SF
West Palm Beach Coral Gables Bri’ckell B’rickell

y Re\éusm ciobalGraphsLLc  GXNO MDVIP

N/

PLAYBOY 70,000 SF 31,000 SF Logistics 50,000 SF

26,000 SF ’ 35,000 SF Boca Raton
’ Coral Gables Cypress Creek 13 EAT. Vill

Miami Beach -A.l1. Village

Source: MIAMI REALTORS® + RWorld tracking of news reports



Resurgence in migration in 2026 from high-tax states

Tri-County Out-of-State Driver License Exchanges in First Half of 2019-2026
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Source: MIAMI REALTORS® + RWorld analysis of FLHSMV driver license exchanges



out-of-state origins of 25+ years old movers to Tri-County area
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South Florida home sales rose in 2026 amid economic risks

ALL Closed Sales, Jan-August, 2019-2026

Miami-Dade County Broward County Palm Beach County
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Source: MIAMI REALTORS® + RWorld official stats
South Florida Housing Market Gains Momentum as Sales Rise and Market Shifts Toward Sellers - MIAMI REALTORS® + RWorld
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Rising share of million-dollar home sales

Million-Dollar Sales Share as of August 2026
Miami-Dade County Broward County Palm Beach County
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Source: MIAMI REALTORS® + RWorld official stats
South Florida Housing Market Gains Momentum as Sales Rise and Market Shifts Toward Sellers - MIAMI REALTORS® + RWorld
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$10M+ sales poised to be 2" highest ever in 2026, 87% all-cash

South Florida $10M + Sales, 2019 - YTD August 2026
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Source: MIAMI REALTORS® + RWorld official stats Jan-August
South Florida Housing Market Gains Momentum as Sales Rise and Market Shifts Toward Sellers- MIAMI REALTORS® + RWorld
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Miami-Dade single-family ultra luxury (top 1%) threshold: $15 million

Miami-Dade County
Single-family-Family Luxury (Top 5%) and Ultra-Luxury (Top 1%) Thresholds as of 2026 Q2

$9.5M
$5.6M
$4.3M
$3.5M $3.0M  $20M  gogq  $3AM_ $34M____—
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MIAMI REALTORS® + Rworld analysis
South Florida Luxury Home Market Reaches New Milestones - MIAMI REALTORS® + RWorld
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Miami-Dade condo ultra luxury threshold: $10 million

Miami-Dade County
Condominium Luxury (Top 5%) and Ultra-Luxury (Top 1%) Thresholds as of 2026 Q2
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MIAMI REALTORS® + Rworld analysis
South Florida Luxury Home Market Reaches New Milestones - MIAMI REALTORS® + RWorld
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Single-family & condo luxury (top 5%) thresholds in 2026 Q1-Q2

Single-Family Luxury Thresholdsin 2026 Q1-Q2 Condominium Luxury Thresholds in 2026 Q1-Q2
Bal Harbour_$39.4|\/l Surfside_$27.9|\/|

Palm Beach_$36.8|\/| Coconut Grove-$11.1IVI
Hillsboro Beach_$36.0|\/| Bal Harbour-$9.7IVI
Miami Beach-$29.4l\/l Palm Beach.$7.4M

Jupiter Island-$22.8IVI Miami Beach.$5.9|\/|

Bay Harbor IsIands-$18.3IVI Key Biscayne.$4.9IVI

Coral Gables[$13.0M Sunny Isles Beach [ $4.8M
Pinecrest-$12.9|\/| Bay Harbor IsIandsl$4.3IVI
Surfside[IN$12.5M Boca Raton[§$2.8M
Tequesta-$10.8|\/| North Palm Beachl$2.6IVI

North Palm Beach [l $10.4M Coral Gables[l$2.5M

Source: FRB, BLS downloaded via FRED



Miami-Dade Single-family: sales rose in 67% of areas Jan-Aug 2026

Miami-Dade Single family Median Sales Price and % Y/Y Change in Year-to-Date Closed Sales as of August 2026
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Broward Single-family: sales rose in 75% of markets Jan-Aug 2026

Broward Single family Median Sales Price and % Y/Y Change in Year-to-Date Closed Sales as of August 2026
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Condo market is stabilizing, faster sales pickup for 25+ years

Condominium Sales by Age of Building in Tri-County Area, Jan-July, 2019-2026
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No condo market price crash, with few distressed sales

Condominium/Townhome Distressed Sales, 2009-2025
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Source: MIAMI REALTORS® + RWorld official stats



Affordability will drive migration within South Florida.

Single family Inventory as of August 2026
Less than $400K $1M and over

1,693 1,685
1,284
206

879
690
455
] aa - ]

Miami- Broward Palm Martin St. Lucie Miami- Broward Palm Martin St. Lucie
Dade County Beach  County County Dade County Beach  County County
County County County County

Source: MIAMI REALTORS® + RWorld analysis



South Florida moves to top 5 in commercial sales volume

Top 10 Markets — 4-Qtrs Ending 2026

Greater New York $56.8 Bn
Greater Los Angeles $37.0 Bn
San Francisco Bay Area $27.1 Bn
Dallas-Ft. Worth $24.7 Bn
South Florida $21.5 Bn
g Atlanta $19.0 Bn
Greater Washington, D.C. $17.8 Bn
Chicago $17.5 Bn
Houston $17.5 Bn
Phoenix $15.0 Bn
0 10 20 30 40 50 60

Source: CBRE. Sales volume estimate covers multifamily, office, industrial, retail, hotel, data center, others



South Florida strong CRE fundamental attracts global investors

$206 M multifamily $180 M multifamily $108 M multifamily acquired by
acquired by Austin-based acquired by New York New York-based Journey Capital
RPM Living based LeFrak The Rise Flagler Village Fort Lauderdale

11295 Biscayne Boulevard Miami 401 SW 15t Ave Fort Lauderdale

+
8
3

5

3

.

’

Source: MIAMI REALTORS® + RWorld analysis of county sales downloaded from IMAPP for multifamily (03,08), office (17,18,19,23,24), industrial (29, 41-49), and retail (11-16, 21-
22, 25-27,33). South Florida in this report refers to the counties of Miami-Dade, Broward, Palm Beach, Martin, and St. Lucie.
South Florida is Experiencing the Most Intense Multifamily and Office Construction in the Nation - MIAMI REALTORS® + RWorld
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https://www.miamirealtors.com/2026/07/14/south-florida-is-experiencing-the-most-intense-multifamily-and-office-construction-in-the-nation/?_gl=1*lwoji2*_up*MQ..*_ga*MTE4MTAxNjk2MC4xNzg1NDQxOTYx*_ga_ESERWHW5SC*czE3ODU0NDE5NjAkbzEkZzEkdDE3ODU0NDE5NzgkajQyJGwwJGgw
https://www.miamirealtors.com/2026/07/14/south-florida-is-experiencing-the-most-intense-multifamily-and-office-construction-in-the-nation/?_gl=1*lwoji2*_up*MQ..*_ga*MTE4MTAxNjk2MC4xNzg1NDQxOTYx*_ga_ESERWHW5SC*czE3ODU0NDE5NjAkbzEkZzEkdDE3ODU0NDE5NzgkajQyJGwwJGgw
https://www.miamirealtors.com/2026/07/14/south-florida-is-experiencing-the-most-intense-multifamily-and-office-construction-in-the-nation/?_gl=1*lwoji2*_up*MQ..*_ga*MTE4MTAxNjk2MC4xNzg1NDQxOTYx*_ga_ESERWHW5SC*czE3ODU0NDE5NjAkbzEkZzEkdDE3ODU0NDE5NzgkajQyJGwwJGgw
https://floridarealestatewire.com/integra-sells-bayfront-miami-dade-rental-complex-for-151m-to-rpm-living/
https://www.bisnow.com/south-florida/news/deal-sheet/related-group-sells-fort-lauderdale-apartments-180m-south-florida-deal-sheet-134416
https://www.bisnow.com/south-florida/news/deal-sheet/related-group-sells-fort-lauderdale-apartments-180m-south-florida-deal-sheet-134416
https://www.bisnow.com/south-florida/news/deal-sheet/related-group-sells-fort-lauderdale-apartments-180m-south-florida-deal-sheet-134416
https://www.journeycapitalrealestate.com/news/journey-capital-acquires-the-rise-flagler-village-in-fort-lauderdale-fl

South Florida strong CRE fundamental attracts global investors

$200 Million (Esplanade) $163 M warehouse $122 M warehouse acquired by
acquired by Reuben Brothers  acquired by NY-based Chicago-based Kurv Industrial
(London) & Crown Onyx (NY) Blackstone 1260 NE 48th St Pompano Beach

150 Worth Avenue, Palm Beach 2004 NW 25t Ave Pompano Beach

Source: MIAMI REALTORS® + RWorld analysis of county sales downloaded from IMAPP for multifamily (03,08), office (17,18,19,23,24), industrial (29, 41-49), and retail (11-16, 21-
22, 25-27,33). South Florida in this report refers to the counties of Miami-Dade, Broward, Palm Beach, Martin, and St. Lucie.
South Florida is Experiencing the Most Intense Multifamily and Office Construction in the Nation - MIAMI REALTORS® + RWorld
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https://www.miamirealtors.com/2026/07/14/south-florida-is-experiencing-the-most-intense-multifamily-and-office-construction-in-the-nation/?_gl=1*lwoji2*_up*MQ..*_ga*MTE4MTAxNjk2MC4xNzg1NDQxOTYx*_ga_ESERWHW5SC*czE3ODU0NDE5NjAkbzEkZzEkdDE3ODU0NDE5NzgkajQyJGwwJGgw
https://www.miamirealtors.com/2026/07/14/south-florida-is-experiencing-the-most-intense-multifamily-and-office-construction-in-the-nation/?_gl=1*lwoji2*_up*MQ..*_ga*MTE4MTAxNjk2MC4xNzg1NDQxOTYx*_ga_ESERWHW5SC*czE3ODU0NDE5NjAkbzEkZzEkdDE3ODU0NDE5NzgkajQyJGwwJGgw
https://www.miamirealtors.com/2026/07/14/south-florida-is-experiencing-the-most-intense-multifamily-and-office-construction-in-the-nation/?_gl=1*lwoji2*_up*MQ..*_ga*MTE4MTAxNjk2MC4xNzg1NDQxOTYx*_ga_ESERWHW5SC*czE3ODU0NDE5NjAkbzEkZzEkdDE3ODU0NDE5NzgkajQyJGwwJGgw
https://commercialobserver.com/2026/03/florida-blackstone-pompano-business-center-clarion-partners-warehouse/
https://commercialobserver.com/2026/03/florida-blackstone-pompano-business-center-clarion-partners-warehouse/
https://commercialobserver.com/2026/03/florida-blackstone-pompano-business-center-clarion-partners-warehouse/
https://kurvindustrial.com/blog/kurv-industrial-acquires-800000-sf-value-add-industrial-portfolio-in-the-heart-of-broward-county-in-pompano-beach-fl/
https://www.palmbeachpost.com/story/business/real-estate/2026/03/26/palm-beach-esplanade-shopping-center-sold-for-200-million-deed-shows/89338076007/?gnt-cfr=1&gca-cat=p&gca-uir=false&gca-epti=z113801p002050l003450c002050e006450v113801&gca-ft=47&gca-ds=sophi

38,000 multifamily units under construction in South Florida:

Most intense in the nation relative to existing stock (+9%)

Downtown 6th Metro Parc North  Upland Park Ambar Station
Melo Development Baron Property Group Terra Group Vestcor Companies
Miami Hialeah Miami Homestead

824 units (2027 target) 661 units (2027 target) 578 units (2027 target) 576 units (2028 target)
Market rate Market rate Partially affordable Partially affordable

b NM)
A N

661-Unit Metro Parc North Breaks Ground in

Melo Group s 58-Story Downtown Gth Tower upland park miami fl - Search Ambar Station | Apartments in Homestead, FL

Begins to Rise in Miami

Hialeah - Florida YIMBY



https://www.bing.com/images/search?view=detailV2&ccid=YixcA87w&id=1366A0B224E221D1F5965CFF089C82256042DC4E&thid=OIP.YixcA87wqQaS64DQ7dGTVQHaDQ&mediaurl=https://www.terragroup.com/uploads/jpg_cache/images/projects/upland-park/Rectangle%202547.jpg&q=upland+park+miami+fl&ck=1575645B55DA2E10AC86D394F57BE1A9&idpp=rc&expw=1920&exph=845&form=rc2idp&ajaxhist=0&ajaxserp=0
https://www.bing.com/images/search?view=detailV2&ccid=YixcA87w&id=1366A0B224E221D1F5965CFF089C82256042DC4E&thid=OIP.YixcA87wqQaS64DQ7dGTVQHaDQ&mediaurl=https://www.terragroup.com/uploads/jpg_cache/images/projects/upland-park/Rectangle%202547.jpg&q=upland+park+miami+fl&ck=1575645B55DA2E10AC86D394F57BE1A9&idpp=rc&expw=1920&exph=845&form=rc2idp&ajaxhist=0&ajaxserp=0
https://www.bing.com/images/search?view=detailV2&ccid=YixcA87w&id=1366A0B224E221D1F5965CFF089C82256042DC4E&thid=OIP.YixcA87wqQaS64DQ7dGTVQHaDQ&mediaurl=https://www.terragroup.com/uploads/jpg_cache/images/projects/upland-park/Rectangle%202547.jpg&q=upland+park+miami+fl&ck=1575645B55DA2E10AC86D394F57BE1A9&idpp=rc&expw=1920&exph=845&form=rc2idp&ajaxhist=0&ajaxserp=0
https://www.miamicondoinvestments.com/downtown-miami/downtown-6th-begins-vertical-ascent-in-the-heart-of-miami#:~:text=Vertical%20construction%20is%20now%20underway%20on%20Melo%20Group%E2%80%99s,parking%20garage%2C%20with%20completion%20expected%20in%20Q1%202027.
https://www.miamicondoinvestments.com/downtown-miami/downtown-6th-begins-vertical-ascent-in-the-heart-of-miami#:~:text=Vertical%20construction%20is%20now%20underway%20on%20Melo%20Group%E2%80%99s,parking%20garage%2C%20with%20completion%20expected%20in%20Q1%202027.
https://www.miamicondoinvestments.com/downtown-miami/downtown-6th-begins-vertical-ascent-in-the-heart-of-miami#:~:text=Vertical%20construction%20is%20now%20underway%20on%20Melo%20Group%E2%80%99s,parking%20garage%2C%20with%20completion%20expected%20in%20Q1%202027.
https://www.miamicondoinvestments.com/downtown-miami/downtown-6th-begins-vertical-ascent-in-the-heart-of-miami#:~:text=Vertical%20construction%20is%20now%20underway%20on%20Melo%20Group%E2%80%99s,parking%20garage%2C%20with%20completion%20expected%20in%20Q1%202027.
https://floridayimby.com/2025/02/661-unit-metro-parc-north-breaks-ground-in-hialeah.html
https://floridayimby.com/2025/02/661-unit-metro-parc-north-breaks-ground-in-hialeah.html
https://floridayimby.com/2025/02/661-unit-metro-parc-north-breaks-ground-in-hialeah.html
https://floridayimby.com/2025/02/661-unit-metro-parc-north-breaks-ground-in-hialeah.html
https://floridayimby.com/2025/02/661-unit-metro-parc-north-breaks-ground-in-hialeah.html
https://floridayimby.com/2025/02/661-unit-metro-parc-north-breaks-ground-in-hialeah.html
https://www.ambarstationapartments.com/?rcstdid=MzA%3D-PnQFQsUfwuo%3D

5.9 MSF office space under construction in South Florida

Most intense in the nation relative to existing stock (+5%)

Citadel HQ Santander HQ 10 & 15 City Place One West Palm

1.4 MSF, Brickell 1.0 MSF, Miami 949K SF, West Palm Beach 225K SF, West Palm Beach
Citadel Banco Santander Related Companies Jeffrey B Greene
2028 target date 2028 target date 2027 target date 2028 target date
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Work Starts on Citadel’s $2.5 Billion Miami
Headquarters - Floridian Development

10 & 15 CityPlace Break Ground in West Palm WPTV gets look inside One West Palm, which developer
Beach, Delivering Close to 1 Million Office SF - calls an 'urban resort'
Floridian Development

Miami Is 'Desperate' For A New Office Tower. It's About
ToGet2

Source: Yardi Matrix


https://floridiandevelopment.com/10-15-cityplace-break-ground-in-west-palm-beach-delivering-close-to-1-million-office-sf/
https://floridiandevelopment.com/10-15-cityplace-break-ground-in-west-palm-beach-delivering-close-to-1-million-office-sf/
https://floridiandevelopment.com/10-15-cityplace-break-ground-in-west-palm-beach-delivering-close-to-1-million-office-sf/
https://floridiandevelopment.com/10-15-cityplace-break-ground-in-west-palm-beach-delivering-close-to-1-million-office-sf/
https://floridiandevelopment.com/work-starts-on-citadels-2-5-billion-miami-headquarters/
https://floridiandevelopment.com/work-starts-on-citadels-2-5-billion-miami-headquarters/
https://floridiandevelopment.com/work-starts-on-citadels-2-5-billion-miami-headquarters/
https://floridiandevelopment.com/work-starts-on-citadels-2-5-billion-miami-headquarters/
https://www.bisnow.com/news/south-florida/office/desperate-miami-office-market-first-new-towers-citadel-santander
https://www.bisnow.com/news/south-florida/office/desperate-miami-office-market-first-new-towers-citadel-santander
https://www.wptv.com/news/region-c-palm-beach-county/west-palm-beach/west-palm-beachs-tallest-building-nears-completion-after-years-of-delays
https://www.wptv.com/news/region-c-palm-beach-county/west-palm-beach/west-palm-beachs-tallest-building-nears-completion-after-years-of-delays

Office demand will spill over into prime urban submarkets

South Florida Office Asking Rent in July 2026
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Brickell Miami-CBD Fort Miami West Palm Coral Miami Aventura Hollywood Palm Beach Jupiter
Lauderdale- Beach Beach-CBD Gables- Coconut Gardens
CBD Downtown Grove

Source: Yardi Matrix
South Florida Apartment Rents Outpace U.S. Average, Led by Palm Beach County- MIAMI REALTORS® + RWorld
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Al : epic force driving macroeconomic growth and wealth creation

12-Month Rolling Value of Construction Put in Place for Data Center Structures
(excluding IT hardware) in Million Dollars
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Economic Insights

Gain valuable insights into South Florida's real estate market and housing economy through our Economic Insights page, providing education and information on relevant topics shaping the
industry.

ECONOMIC UPDATES UPCOMING STATS WEBINARS
[Gaiourca) . S B ZOOM: Leveraging Market Stats to Boost Your Business Series
ommercial _COﬂOmIC nsights
Gay C o rO ratO n - . . i _— September 16 @ 2:00 pm - 3:00 pm
s COMMERCIAL South Florida Ofﬁce Rents Top Join us for the latest market statistics and information. Featuring Current Trends and Outlook: >
. . f A Wha...
Chief Economist INSIGHTS ~ New vorkas.. Eindogimeen
trom the MIAMI REALTORS Chief Economist ® {
WOMAMI s
® - coREALTORS By Gay Cororaton, MIAMI REALTORS(R) + RWorld Chief
M IAM I R EA LTO RS + RWO rld Economist KEY TAKEAWAYS Office asking rents in the
Miami Market Area Brickell (§79 PSF) and the Miami-CBD ON-DEMAND STATS WEBINARS
gay@m ia mi re N co m ($78 PSF) continued to surpass office asking rents in

Manhattan ($72 PSF) although the broader Miami Market X X X
) ‘ Leveraging Market Stats to Boost Your Business Series - January 24, 2025
(860 PSF) retains a competitive edge on

Source: Leveraging Market Stats Webinars | Published on 2025-01-24

Leveraging Market Stats to Boost Your Business Series - October 23, 2024
Economlc south Florida Housing Market Source: Leveraging Market Stats Webinars | Published on 2024-10-23
I N S I G HTS Gains Momentum as Sales,.. Leveraging Market Stats to Boost Your Business Series - August 2024

wom e MIAMI REALTORS” Chief Economist T e @ Aug Source: Leveraging Market Stats Webinars | Published on 2024-08-22

By Gay C ton, MIAMI REALTORS + RWorld Chief ; i g 2
LOMAM 328) 20K E 0N, . ! & + |everaging Market Stats to Boost Your Business Series with 2023 YPN-MIAMI President Katherine
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