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Overview:
• Miami is a cosmopolitan and international city, which had its pros and cons during the pandemic. Among the 

benefits were its international connections and extensive international trade and tourism economy, which has 
recently returned to being an engine of growth after a prolonged period of being a headwind. The market’s 
reliance on international connections was a speed bump in the pandemic recovery, as most international 
business in the metro slowed dramatically. But Miami overcame these hurdles by early 2024, and the metro has 
seen other sources of economic activity continually strengthen for several years.

• Miami’s apartment market saw a modest increase in vacancy rates, with nicely positive rent growth prior to 
2020, but it was beginning to ease slightly as a wave of new apartment and condo supply made its way to the 
market. The pandemic temporarily softened apartment market conditions in the metro, but fundamentals 
rebounded robustly as the area saw a rapid expansion and a wave of corporate relocations. After the rebound, 
the significant supply of new units, coupled with a somewhat sluggish job market recovery (primarily due to a 
limited number of available workers), has resulted in some softness in the local apartment market, which was 
likely inevitable after several quarters of unsustainable rent growth.

Market Strengths:
• Job growth in Miami has been beating the national average: jobs overall grew 2.5% in the year ending Q2 2024, 

above the national growth rate of 1.7%. The past several years have seen an influx of relocated high-paying 
financial services jobs, which grew 0.8% in the past year, well above the 0.4% national average, though that is a 
modest slowdown for Miami. Professional and business service jobs, which are also high-paying, saw slightly 
above-average growth as well, growing 0.85%, compared with the 0.78% national average.

• The Port of Miami, which is an important source of jobs and economic activity, saw record utilization in 2023 — 
achieving new historical highs for the number of cruise passenger embarkations and record cargo volume.

Market Weaknesses:
• Being a bit of a more mature economy relative to its in-state neighbors, Miami will likely grow somewhat slower 

than the rest of Florida over the next several years.
• Housing affordability is a concern in the metro and could be a speedbump for further economic expansion. 

Miami is often ranked as one of the higher-cost-burden metros for renters, and the area saw significant home 
price appreciation as migration into the metro was rapid after the pandemic.

• New apartment rental supply is picking up after a pre-pandemic development lull. Currently around 25,900 units 
are underway. While the pipeline is not overwhelming relative to expected economic and demographic growth, 
additional units in the shadow market from unsold or converted condos makes further tightening of the rental 
market unlikely.

Development:
• Development in the Miami metro during the housing boom was heavily weighted towards condos: over 65,000 

condo units were completed since 2006, and around 3,300 condo units are underway and due through 2025. 
Outlook:
• Prior to the pandemic, a surge in new apartment supply put some upward pressure on vacancy rates and 

modestly slowed rent growth, but the market remained in good shape. The pandemic brought substantial 
softness in 2020, but in 2021 the market experienced a significant rebound in rent growth and vacancies, and 
market tightening persisted into mid-2022. The pace of the recent rebound slowed in late 2022 and is unlikely to 
return, but the market should experience more modest performance in the near term. Once the national 
economy enters a more stable period of sustained expansion, the market will have to contend with the supply 
surge, which may result in some brief periods of softness.

• There may be some easing of apartment fundamentals in the near term and a potentially volatile condo market 
in the background, but the metro's solid demographic trends and attractive job forecast should allow the 
economy to sustain job growth at above-national-average rates once the country enters a sustained expansion. 
But Miami remains a place that will have meaningful swings in short-term economic performance, due to the 
preponderance of international investors and business in the metro, as well as a significant tourism sector.
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Opinions, analyses, estimates, forecasts, and other views of Fannie Mae’s Economic and Strategic Research (ESR) Group included in these materials should not be construed as 
indicating Fannie Mae’s business prospects or expected results, are based on a number of assumptions, and are subject to change without notice. How this information affects 
Fannie Mae will depend on many factors. Although the ESR Group bases its opinions, analyses, estimates, forecasts, and other views on information it considers reliable, it 
does not guarantee that the information provided in these materials is accurate, current, or suitable for any particular purpose. Changes in the assumptions or the 
information underlying these views could produce materially different results. The analyses, opinions, estimates, forecasts, and other views published by the ESR Group 
represent the views of that group as of the date indicated and do not necessarily represent the views of Fannie Mae or its management.
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Sources Used

• Moody’s Economy.com

• Moody’s CRE/REIS

• CoStar

• Real Capital Analytics

• RealPage

• Greenstreet

• Dodge Data and Analytics SupplyTrack Pipeline

• CBRE-Econometric Advisors

• Yardi
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