
What’s driving 
South Florida’s 
real estate?
A 2021 look at the latest statistics and trends

If you pay any attention to the local news, then you’ve probably heard 
that nearly 1,000 people are moving to Florida every day. Florida is 
already the third-most-populous state in the nation, with more than 
21 million residents, many of them living in urban areas. The Miami 
Metropolitan Area is the largest in the state and the seventh-largest 
in the country.  

So what does this mean for the commercial real estate market in 
South Florida? Here, Vaster Capital experts provide insight on some 
key statistics and trends you should know about the current 
commercial real estate market in South Florida.

https://www.foxbusiness.com/real-estate/moving-to-florida-high-tax-residents-seek-shelter-report


Many people falsely assume that South Florida begins and ends with Miami. In reality, South Florida 
stretches from Jupiter to the Florida Keys, including the vast inland wetland known as the Everglades. 

Generally speaking, South Florida is the area that encompasses Miami-Dade, Broward, and Palm 
Beach counties located on the East Coast of Florida, but it can also include Monroe County, 
depending on who you ask. Most of the metropolitan portion of this area spans just over 100 miles 
from the city of Jupiter south to the city of Homestead. Between those boundaries, some of the 
biggest cities in South Florida include Miami with a population of about 450,000, Hialeah with a 
population of about 230,000, and Fort Lauderdale with a population of about 180,000. The region’s 
population as a whole tops: 

This huge population makes the South Florida area the seventh-largest metropolitan area in the 
United States and the largest in Florida. “No other market in the US is poised for the level of population 
growth than South Florida and population drives all aspects of commercial real estate,” says Fraguio. 
“Before, the influx of foreign investors created a part-time population.” 

In terms of demographics, South Florida is a unique hodgepodge of different cultures and 
communities. South Florida is known for its cultural diversity and its large number of Hispanic 
residents, specifically Cubans. As of 2016, 39% of South Florida residents identified as White Non-
Hispanic, 31% identified as White Hispanic, 21% identified as Black or African American, and around 2% 
identified as Asian. The South Florida region also has a large Jewish population, representing around 
10% of the population.  

Ethnic diversity in South Florida contributes to linguistic diversity, with more than 48% of South Florida 
residents speaking a language other than English at home. Of that 48%, 78% spoke Spanish at home, 
with the rest speaking other languages such as Haitian Creole, French, Hebrew, German, Italian, 
Russian, or Yiddish. This number is even higher in Miami itself, with over 70% of residents only speaking 
Spanish at home. As a result, knowing and understanding Spanish is virtually essential to 
communicating successfully within South Florida. 
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Introduction to the South Florida region

6 Million 
P E O P L E

2.7 Million 
M I A M I - D A D E  C O U N T Y

1.9 Million 
B R O W A R D  C O U N T Y

1.5 Million 
P A L M  B E A C H  C O U N T Y
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$49,293 by 2022. The per capita income (PCI) of the area was $43,091. Private companies employed 
most people in the area at 81%; 12% were federal or state workers, and 7% were self-employed.  

Some of the most common occupations held by South Florida residents include management, sales, 
office, service, construction, and production occupations, with more than 2.7 million jobs available in 
fields other than farming. Furthermore, the Florida Department of Economic Security projects that the 
job market in the region will grow by 7.5% over the next seven years. 

The South Florida economy
Florida is largely known for tourism, but South 
Florida offers so much more within its robust 
economy. According to Statista, the GDP of the 
South Florida region was $327 billion in 2019, up 
from $321 billion in 2018. In fact, the three counties 
of Miami-Dade, Broward, and Palm Beach that 
make up South Florida contributed to one-third 
of the state’s entire GDP in 2019. Miami-Dade 
county contributed 15.74% of the state’s total 
GDP, Broward contributed 10.37%, and Palm 
Beach contributed 7.85%, according to the 
Florida Legislature Office of Economic and 
Demographic Resources.  

On an individual level, the gross domestic 
product (GDP) per capita within the South Florida 
area was $48,140 in 2017. 

$49,293 
P R O J E C T E D   

G D P  B Y  2 0 2 2

This number has been steadily growing since 2013 and is projected to reach

The leading industries for the area include educational services, health 
care, and social assistance, with the largest employers being Publix 
Supermarkets (39,098), Baptist Health South Florida (16,003), and the 
University of Miami (15,091). Furthermore, there’s no shortage of large 
companies that base their operations in the South Florida area, 
including the Fortune 500 companies Lennar, Office Depot, World Fuel 
Services, AutoNation, Burger King, and Ryder System.  

The South Florida area is also a large international hub with more than 
1,400 multinational corporations and 75 foreign consulates and trade 
centers basing their operations in the region. This is an especially large 
presence of companies with a Latin American focus, including Hilton 
International, Marriott International, Microsoft Latin America, Oracle 
Latin America, Visa International, and Western Union Latin America. 

M O R E  T H A N  

2.7 Million 
In fields other than 

farming 

https://www.statista.com/statistics/183861/gdp-of-the-south-florida-metro-area/
http://edr.state.fl.us/Content/presentations/economic/FlEconomicOverview_12-30-20.pdf
http://edr.state.fl.us/Content/presentations/economic/FlEconomicOverview_12-30-20.pdf
http://edr.state.fl.us/Content/presentations/economic/FlEconomicOverview_12-30-20.pdf
http://edr.state.fl.us/Content/presentations/economic/FlEconomicOverview_12-30-20.pdf
http://www.apple.com


You can’t talk about South Florida commercial real estate without talking about South Florida 
residential real estate as the two are inextricably linked. Unsurprisingly, the residential real estate 
market in South Florida is booming, similar to trends seen throughout the rest of the country. That 
being said, demand is especially high in the South Florida region thanks to its ideal climate and high 
quality of life.  

Residential real estate prices in the South Florida area have skyrocketed within the past year due to 
increased demand, low supply, and favorable mortgage rates. According to the Miami Association of 
Realtors, the typical home value within the South Florida metropolitan area is $326,457. This value has 
increased by 7.8% over the past year and is predicted to rise by another 9.4% over the next year. When 
you break it down by county in February 2021 the year-over-year average price of a single-family 
home increased by:  

Though low-interest rates and pandemic fatigue have driven many people to buy, most South 
Floridians are sticking it out in their rentals. In fact, more people rent in the South Florida area than 
buy. However, rent is high throughout the metropolitan area -- with costs averaging $2,400 a month 
in Miami itself and $2,000 a month in the surrounding areas. High rents make it harder for people to 
save money for a down payment on a home. Many financially secure Millennials are now flooding the 
real estate market looking to secure their piece of the American dream.
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$370,000

21.6% 
M I A M I - D A D E  C O U N T Y

$450,000
$385,000 $433,000

$363,000

12.5% 
B O R W A R D  C O U N T Y

24% 
P A L M  B E A C H  C O U N T Y

$450,000

According to Apartment List’s 2021 Homeownership report, Millennials 
led all generations in home buying in 2020. The effects of the COVID-19 
pandemic have also accelerated Millennial home buying rates--30% 
of them have said that the pandemic pushed them to buy earlier than 
they had planned, according to a survey from Clever Real Estate.  

South Florida sellers, in particular, have been astounded by the 
Millennial demand for homes. COVID-fatigued buyers have been 
offering up cash to beat out competing bidders. Residential 
construction couldn’t happen fast enough in South Florida. 

M I L L E N I A L  
H O M E O W N E R S H I P  
I N C R E A S E D  B Y  

8% in the past  
three years

South Florida residential real estate

https://www.miamirealtors.com/news/south-florida-market-stats/february-2021/
https://www.miamirealtors.com/news/south-florida-market-stats/february-2021/
https://www.apartmentlist.com/research/millennial-homeownership-2021
https://listwithclever.com/research/2021-millennial-home-buyer-report/
https://www.bizjournals.com/southflorida/news/2021/01/18/report-miami-metro-millennial-homebuyers.html
https://www.bizjournals.com/southflorida/news/2021/01/18/report-miami-metro-millennial-homebuyers.html


Similar to the residential real estate market, the commercial real estate market in the South Florida 
region is also experiencing a boom. Many commercial markets throughout the United States have 
struggled in light of the COVID-19 pandemic. However, South Florida is not one of them.  

“In general, [South Florida real estate] is beginning to recover and transform 
post-COVID-19 development,” says George Fraguio, Vaster Capital VP of 
Bridge Lending. However, “retail and office will still face obstacles as their place 
in the market gets repositioned and redefined.” The industrial segment will 
continue to grow post-COVID-19 “as it aligns with the increased dependency 
on logistics with the adoption of the remote economy and online retailers.”
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For starters, cap rates in Miami remained largely 
unchanged across the board from 2019 to 2020 -- 
with office space going from 6.8% to 6.3%, multifamily 
going from 5.6% to 5.1%, and retail going from 6.2% to 
5.9%. Additionally, vacancy rates have also remained 
relatively stable in every area except for offices going 
from an 8.4% vacancy rate in 2019 to an 11% vacancy 
rate in 2020.  

This contrasts with multifamily going from 5.7% to 7.1% 
and retail going from 3.8% to 4.3%. Finally, asking rates 
have slightly decreased in just about every area 
except for multifamily -- remaining stable at $1,545 
per unit from 2019 to 2020. On the other hand, office 
space has decreased from $45 to $39 per square foot, 
and retail has decreased from $39 to $37 per square 
foot from 2019 to 2020.  

However, these small decreases show that it’s a prime 
time to take advantage. The Miami area saw several 
billion dollars worth of commercial real estate sales 
over the past 12 months. For example, office space 
saw $697 million in sales, multifamily units saw $1 
billion in sales, and retail space saw 1.2 billion in sales. 

South Florida commercial real estate

$697M 
I N  O F F I C E  S P A C E  S A L E S

$1B 
I N  M U L T I F A M I L Y  S A L E S

$1.2B 
I N  R E T A I L  S P A C E  S A L E S

https://www.mmgequitypartners.com/miami-commercial-real-estate-market/


Let’s break it down further: The Miami office sector saw about 327 comparable sales with an average 
cap rate of 6.5% and an average price per square foot of $240. The Miami multifamily sector saw 
about 190 comparable sales with an average unit price of $222,000 and an average property price of 
$6.5 million. Finally, the Miami retail sector saw about 354 comparable sales with an average cap rate 
of 5.9% and an average price per square foot of $273.  

New construction is another promising area within the South Florida commercial real estate market. 
There are 26 Miami office properties currently under construction that total about 3.5 million square 
feet in office space. Of that 3.5 million square feet, 62% is pre-leased. In addition, there are 48 Miami 
multifamily properties currently under construction that total over 11,000 different units with an 
average of 244 units per property. Finally, there are 34 Miami retail properties currently under 
construction that total just over 2 million square feet in retail space. Of that 2 million square feet, 
almost 78% is already pre-leased.  

“We are optimistic about the future of commercial real estate in South Florida,” 
says Fraguio. “We anticipate continued population growth over the next 
decade, from both migrations of individuals from other states and Latin 
America. We also anticipate that South Florida will continue to grow as the hub 
for Latin America and as a tourist destination. These factors will result in 
additional support and absorption of most commercial real estate sectors.”
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3.5M sq. ft. 
In office space being  
developed in Miami

62% 
is already pre leased

11,000 units 
In 48 multi-family properties 

across Miami

244 units 
On avg. per property

2M sq. ft. 
In retail space being  
developed in Miami

78% 
is already pre leased
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COVID-19 through real estate markets across 
the world for a loop just over one year ago. But 
how did it affect the South Florida commercial 
real estate market, specifically? Throughout 
the pandemic, the real estate market in South 
Florida has remained strong due to a variety 
of different factors.  

The pandemic led people to re-evaluate their 
living situations and move to new areas that 
they otherwise could not live without working 
remotely. In many large metropolitan areas 
like New York City and Washington, DC, this led 
to mass exoduses of people. In South Florida, 
specifically, and Florida, more generally, we 
saw the opposite situation with more people 
moving to these areas than ever before. This 
was primarily due to warmer weather, a 
higher quality of life, and lower tax rates. 

South Florida Commercial Real Estate 
and COVID-19

Image

South Florida industrial real estate
To obtain a complete picture of the South Florida real estate market, we also need to briefly talk 
about the industrial real estate market within the region. South Florida saw an increase in demand for 
industrial properties during the COVID-19 pandemic as many people shifted their shopping habits 
towards online methods rather than brick-and-mortar methods.  

As a result, industrial cap rates in Miami decreased slightly from 6.5% in 2019 to 5.8% in 2020. Vacancy 
rates only slightly increased in this sector, going from 4.4% in 2019 to 4.9% in 2020. These statistics 
contributed to a decrease in asking rates, with industrial space going from $10.40 triple net amount 
(NNN) to $9.80 NNN in 2020.  

In 2020, Miami’s industrial sector saw $1.1 billion in sales with 436 comparable sales with an average 
price of $135 per square foot. Additionally, 16 industrial properties currently under construction in 
Miami offer a total of 2.8 million square feet -- of which 46.2% is already pre-leased. 
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The future of commercial real estate in South 
Florida looks bright. After all, if this sector can 
withstand the test of COVID -- it can withstand 
anything. More and more people are moving 
to Florida every day, causing an increased 
demand for homes and jobs in the area. 
Businesses will respond to COVID-related 
demands for a better quality of life by 
accommodating moves to areas like South 
Florida. Many experts predict that Florida’s 
population will grow by more than 6 million 
over the next decade for a total of 26 million 
people living in the country’s third-largest state 
-- and this prediction is based on information 
from before the COVID-19 pandemic hit.

The future of commercial real estate 
in South Florida

Consequently, the state of Florida took a relatively hands-off approach to mitigate the pandemic, 
largely allowing businesses to stay open and operate with few restrictions. As a result, many people 
attracted by these policies either kept their businesses open or started new businesses.  

Several venture capital and private equity funds have relocated their operations to South Florida, 
attracted by low tax rates, a growing development industry, and remote working options fostered 
by the pandemic. This, in turn, has attracted many tech start-ups to base their operations in South 
Florida, fueling the demand for commercial real estate.  

Lastly, although the South Florida area initially experienced a hit in tourism numbers and revenue 
due to COVID-19, it did not last long. Instead, people were itching to travel and experience better 
weather and a relaxing environment to relieve stress caused by the pandemic. “Many properties 
are getting absorbed and repositioned as tourism swells and as potential transplants test out their 
move to South Florida,” says Fraguio about possible new residents. Although South Florida is a large 
metropolitan area, many of its attractions are outdoors, allow people to spread out, and are thus 
considered safer to experience. This is in contrast to places like New York City or Las Vegas that 
have seen huge hits in tourism as they mostly offer indoor attractions and experiences that are 
either completely closed or are considered high-risk from a public health standpoint.

E S T I M A T E D  T O T A L  O F  

26 Million 
People living in Florida  

in the next decade 
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With all this information in mind, now is a great time to invest in commercial real estate in South 
Florida. A growing population, economy, and real estate market will continue to contribute to the 
overall growth of this unique metropolitan area.  

Here are some key takeaways to keep in mind about South Florida’s robust real estate market:

Key Takeaways

Businesses will also begin to embrace Florida generally and South Florida more specifically due to 
its taxation practices. Florida is one of a handful of states that doesn’t require its residents to pay a 
personal income tax. Additionally, Florida doesn’t require the payment of inheritance taxes or estate 
taxes -- further adding to its appeal.  

But commercial growth in South Florida isn’t simply a prediction -- it’s already happening. For 
example, the Greater Fort Lauderdale Alliance has encountered a 50% increase in companies 
interested in relocating to the area. This year, countless companies have announced plans to move 
their operations to South Florida, including Eliot Management, Virtu Financial, NewDay USA, and 
Point72. It’s only a matter of time before more companies make the move.  

The workforce in South Florida will continue to grow and support the new businesses forming in and 
relocating to the area. Thirty percent of the population in Miami has at least a Bachelor’s Degree, 
and 37% of the population in Fort Lauderdale has the same -- beating the national average of 32%. 
In addition, several prestigious universities are located in the area to provide a talent pipeline to 
these new companies, including Broward College, Florida Atlantic University, Florida International 
University, Miami Dade College, and the University of Miami. 

South Florida’s population 
will continue to grow, 
leading to a higher 
demand for commercial 
and residential real estate. 

The South Florida economy 
and real estate market is 
already bouncing back from 
the effects of COVID-19--
some segments are 
recovering more quickly 
than others, but overall, 
businesses and residents 
can be cautiously optimistic.

The South Florida tech  
boom and influx of Millennial 
homeowners are bringing new 
types of buyers and sellers into 
the real estate market.  
Additionally, the further 
diversification of South Florida’s 
demographics will continue to 
contribute to a healthy market.

https://www.towncharts.com/Florida/Education/Miami-city-FL-Education-data.html
https://www.towncharts.com/Florida/Education/Fort-Lauderdale-city-FL-Education-data.html


Real Estate Experts. 
Mortgage Lending 
Leaders.

Want to see how Vaster Capital can help you 
and your clients? Contact a loan specialist.

Founded in 2017, Vaster Capital is a private lender for residential 
& commercial properties and land for development. As a 
private lender, we finance simple to complex transactions 
quickly using our diverse range of custom loan solutions.  
  
Backed by Fortune International Group and the Related Group, 
we have unprecedented knowledge of market trends and 
exclusive real estate access. Our team has decades of 
experience in lending & real estate enabling both national and 
international clients to meet their investment needs confidently.

https://www.vastercapital.com/contact-us

