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Construction Activity Stays High -

Occupancy Rate Still Climbing
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Rents, Values Climb
As Demand Holds

Miami's rental market is overperforming in 2021, largely on the
back of accelerated demand generated by incoming residents.
Despite solid supply additions throughout the cycle, demand has
maintained rent growth at some of the highest levels in the na-
tion, with improvement at 2.8% on a trailing three-month basis.
Meanwhile, year-over-year growth hit 17.5% as of August, push-
ing the average overall rent to $1,992.

Miami's economy is finally ready to trend back upward, after the
employment rate was down just 4 basis points year-over-year
as of June. With only two employment sectors—government and
construction—losing positions through the interval, and the met-
ro's unemployment rate down to 5.7% as of July, it is likely that
the bulk of losses has been curbed. With capital improvement
plans worth $5 billion underway at Miami International Airport
and $137 million in funds from the American Rescue Plan Act
coming to the city of Miami, the market's main economic drivers
are ready to steadily gain ground.

Multifamily investment is overperforming in 2021, with $4.2 bil-
lion in deals recorded through August, already $1.3 billion over the
previous five-year annual average. Development is also up, with
39,921 units underway as of August and an additional 215,000
apartments in the planning and permitting stages.
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Recent Miami Transactions

City Center on 7th

City: Pembroke Pines, Fla.
Buyer: AIR Communities
Purchase Price: $223 MM
Price per Unit: $318,071

Doral West

City: Doral, Fla.

Buyer: RREEF Property Trust
Purchase Price: $146 MM
Price per Unit: $377,191

Marela

City: Pembroke Pines, Fla.
Buyer: DWS

Purchase Price: $121 MM
Price per Unit: $329,484

The Point at Wellington

City: Royal Palm Beach, Fla.
Buyer: Pantzer Properties
Purchase Price: $119 MM
Price per Unit: $304,503


mailto:Jeff.Adler@Yardi.com
mailto:Jack.Kern@Yardi.com
mailto:JR.Brock@Yardi.com
mailto:Doug.Ressler%40Yardi.com?subject=

RENT TRENDS

» Miami rents have increased at a strong clip, up » Although inventory additions in metro Miami
2.8% on a trailing three-month (T3) basis as of have consistently outperformed the nation, de-
August, 110 basis points higher than the nation- mand for rental housing has held strong. As a
al rate. The average overall rent reached $1,992, result, the average occupancy rate in stabilized
just under the $2,000 mark and well above the properties has seen a significant uptick, reach-
$1,539 national figure. ing 96.3% as of July, up 170 basis points from

July 2020.

» On ayear-over-year basis, rent growth was one
of the strongest among major U.S. metros, at » During the 12 months ending in August, West
17.5% as of August. Helped by statewide man- Palm Beach submarkets recorded some of the
dates limiting the scope of lockdown measures, strongest gains: North Palm Beach (28.7%),
residents flocked to Florida, pushing demand Boca Raton-West (26.0%) and Royal Palm
for rental housing across the quality spec- Beach (23.8%).
trum. Lifestyle assets saw a stronger rate of
improvement, at 3.1% on a T3 basis, while the » At the current pace, Miami rents may exceed the
working-class Renter-by-Necessity segment 12.1% expected growth rate for 2021.

recorded a 2.1% rise.

Miami vs. National Rent Growth (Trailing 3 Months)
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Miami Rent Growth by Asset Class (Trailing 3 Months)
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ECONOMIC SNAPSHOT

» The recovery of Miami's economy is well un-
derway, with employment growth barely in
negative territory, down 4 basis points year-
over-year as of June. With only two sectors
still recording net losses—government and con-
struction—the metro is steadily gaining ground
once again.

As the hardest-hit sector, leisure and hospitality
is also now the fastest to recover, having added
47,400 jobs for a 20.1% year-over-year spike.

>

Trade, transportation and utilities remains
the market's main economic driver. The sector
added 18,800 jobs—bringing it to 582,000 posi-

Miami Employment Share by Sector

tions—accounting for 23.4% of total non-farm
employment in the market. With a $5 billion
capital improvement plan underway at Miami
International Airport that aims to expand all
three passenger terminals, and the local in-
dustrial market outperforming a white-hot
national trend, the sector is poised for further
improvement.

Miami will have access to $137 million in fund-
ing from the American Recovery Plan Act, to
invest in initiatives meant to boost the bounce
back from the health crisis.

Current Employment

Employment Sector (000)

70 Leisure and Hospitality

60 Professional and Business Services
40 Trade, Transportation and Utilities
80 Other Services

65 Education and Health Services

55 Financial Activities

30 Manufacturing

50 Information

15 Mining, Logging and Construction
Q0 Government

Sources: Yardi Matrix, Bureau of Labor Statistics

284 11.4%
448 18.0%
582 23.4%
113 4.6%
396 16.0%
191 7.7%

89 3.6%

47 1.9%

51 2.1%
283 11.4%

Population

» Miami's population bounced back
in 2020, having added roughly
6,500 people. Following a sharp
32,000-resident decline in 2019,

National

325,147,121

Miami vs. National Population

2017 2018 2019 2020

327,167,434 328,239,523 |329,484,123

the demographic trend has been
reversed by an open economy and
limited lockdown measures.

6,149,687

6,198,782 | 6,166,488 | 6,173,008

Sources: U.S. Census, Moody's Analytics
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SUPPLY

» Construction has continued at a solid pace in

Miami, with 39,921 units under construction
as of August. Deliveries also kept a steady
rate, as 7,314 units came online in 2021
through August, roughly on pace to match last
year's 10,682 units. Deliveries have accounted
for 2.3% of existing rental inventory, 100 basis
points above the U.S. rate. Miami has consis-
tently overperformed the national rate of de-
liveries for the past decade.

Demand has kept the multifamily pipeline
hot, as developers look to further supply ad-
ditions: There were 215,000 units in the plan-
ning and permitting stages going into the
fourth quarter.

Despite Miami's strong pipeline, occupancy in
stabilized properties kept growing, at 96.3%
as of July 2021. That's 170 basis points higher
than it was in July 2020, showcasing strength-
ening rental demand. With Florida's lockdown
measures eased earlier than in other states,
residents have flocked to Miami, boosting an
already elevated market. Although both qual-
ity segments maintained above-average occu-
pancy rates, the Renter-by-Necessity segment
led, at 96.7% as of July.

» As was the case with investment sales, sub-

markets in Fort Lauderdale also led construc-
tion activity: Fort Lauderdale-West (3,124
units under construction) and Pembroke Pines
(1,878 units) were first and third in the rank-
ing, while Miami-Downtown (2,893 units)
came in second.

Miami Completions (as of August 2021)
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TRANSACTIONS

» Investment amounted to more than $4.2 billion
this year through August, as Miami assets were
in high demand. The total sales volume is already
34.2% higher than the previous five-year aver-
age, and on pace to mark the metro's strongest
year for investment in over a decade.

With 81 transactions in the first eight months of
the year, investment has already exceeded 2020's
total volume, when 63 deals were completed.
Elevated deal flow has also led to significant

value increases—the average price per unit hit
$239,000, well above the $176,903 U.S. figure.

In the 12 months ending in August, investment
was highest in two Fort Lauderdale submarkets:
Pembroke Pines ($547 million) and Fort Lauder-
dale-East ($359 million). In fact, of the top 10
submarkets, four were in the Fort Lauderdale
areq, five in West Palm Beach-Boca Raton and
only one in Miami proper.

Miami Sales Volume and Number of Properties Sold (as of August 2021)
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Top Submarkets for Transaction Volume® Miami vs. National Sales Price per Unit
Volume $250,000
Submarket ($MM)
Pembroke Pines 547 $200,000
Fort Lauderdale-East 359
150,000
Boynton Beach 353 s
Fort Lauderdale-West 344
$100,000
Royal Palm Beach 277
Sandalfoot Cove 230 $50,000
I R I I TG R S s
Miami-Wynwood 228 AR P NP P R
Source: Yardi Matrix . )
e Miami === National
1 From September 2020 to August 2021
Source: Yardi Matrix
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EXECUTIVE INSIGHTS

Brought to you by:

MULTI-HOUSING NEWS

Close-Up on Florida Multifamily from Camden Property Trust

By Anca Gagiuc

Florida continues to act as a magnet for New York City and California companies looking to

relocate to more business-friendly markets. This in-migration of employers sustains a steady

flow of residents, a combination that has accelerated the recovery of the state's multifamily

fundamentals. Property owners and operators in Florida are looking at a great year, Camden

Property Trust's Regional Vice President Ed Malone believes.

How has Camden’s Florida
portfolio performed over the past
years?

Camden operates 25 communities
with more than 9,000 apartment
homes in our Florida portfolio and
we are nearly 98 percent occupied.
Despite a steady flow of new
supply over the past few years,
demand for apartment homes
has clearly exceeded our expecta-
tions and allowed for significant
absorption of those new units, as
well as strong growth in occupan-
cy and rental rates for our existing
assets.

Which factors contribute to
Florida’s magnetism? How can its
multifamily market be improved?

Florida has consistently attracted
residents moving south for better
weather, housing affordability
and lower income tax rates. The
quality of life and affordability
remain Florida's top attractions
for individual relocations, but
companies are also recognizing
the benefits for them and their
workforce.

IM Yardi Matrix

Corporate relocations and
expansions have translated into a
more diverse job base in Florida,
and education/university growth
is also at an all-time high: The
University of Florida, Central
Florida and the University of
South Florida all rank in the top 10
for in-state university enrollment
in the country. Major investments
in infrastructure for airports and
high-speed rail are other examples
of Florida's investments for future
growth.

How has the health crisis affected
rent collection?

In the early part of the pandemic,
rent collections in South Florida
lagged the overall portfolio due to

the region's strong ties to tourism,
retail and travel, which all suffered
from the state's mandatory
shutdowns and shelter-in-place
initiatives. Today, rent collections
are quite good in all our Florida
markets and are relatively in line
with long-term trends.

What about leasing activity?

Leasing activity has been very
strong in all our Florida markets
for the past several quarters,
and at this point, we have very
few units available to lease.
Camden has focused on provid-
ing an easy, virtual platform for
prospective residents to search
for apartments.

With our new technologies, pro-
spective residents can shop for an
apartment, generate a quote, visit
the community and tour avail-
able units at their convenience,
complete an application, sign a
lease, and even move in using their
phone or personal device.

(Read the complete interview on
multihousingnews.com.)
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MIAMI SUBMARKETS

Area

Submarket Submarket

Z
i °

Miami-Downtown 18 Hialeah
2 Miami-Brickell 19 Miami Lakes
3 Miami-Coral Way 20 Opa-locka
4 Miami-Little Havana 21 Miami Gardens
5 Miami-Overtown 22 North Miami
6 Miami-Allapattah 23 North Miami Beach
7 Miami-Wynwood 24 Doral
8 Miami-Edgewater 25 Fontainebleau-University Park
9 Miami-Coconut Grove 26 Sunset
10 Miami-Flagami 27 Kendall West
11 Miami-Liberty City 28 Kendall
12 Miami-Little Haiti 29 Three Lakes
13 Miami-Upper East Side 30 Goulds
14 Miami Beach 31 Homestead
15 Coral Gables 32 Florida City
16 South Miami 33 QOutlying Miami-Dade County
17 Airport
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OTHER PROPERTY SECTORS

Office Self Storage

» The U.S. office market is still treading water, » The overall self storage market has perfomed well

with the surging life science subsector propping
up the bulk of investment activity. Although on
the upswing compared to a significantly hobbled
2020, U.S. sales activity, at roughly $45 billion,
still largely lags behind pre-COVID-19 years.

» As with the metro's rental market, Miami's of-
fice sector is one of the better performing sales-
wise, with roughly $1.6 billion in office deals re-
corded this year through July, CommercialEdge
data shows.

» Property values are also outperforming the
overall market, with office space trading at an
average price per square foot of $304 as of
August. Meanwhile, the national figure stood
at $287.

» Miami's office development pipeline is operating
at above-average levels, with more than 2.7 mil-
lion square feet of office space under construc-
tion as of August. That accounted for 4.0% of
the metro's existing stock, well above the 2.4%
U.S. rate.

Industrial

» One of the fastest-growing real estate sectors
through the health crisis was industrial, as e-
commerce and data centers have pushed leas-
ing, sales and development numbers throughout
one of the toughest intervals in the national

economy, a recent CommercialEdge report
shows.

» Despite strong numbers for the industrial sector
across most of the U.S., Miami has managed to
outperform national figures, having fared better
for average rent ($8.66 per square foot vs. $6.31
per square foot nationally), 12-month change in
rent rates (4.4% vs. 4.0%), and vacancy (5.7% vs
5.8% nationally).

|M Yardi Matrix

through the end of the year's third quarter, with
figures for rent growth and overall rents now near
historic highs. The national average rent for climate-
controlled 10x10 units was $146 in August 2021,
just $1 shy of the highest ever rate recorded by Yardi
Matrix, which occurred in August 2018.

The Miami market actually recorded the highest im-
provement rate among metros tracked by Yardi Ma-
trix, at 20.2% year-over-year for 10x10 non climate-
controlled units, and 17.2% year-over-year for 10x10
climate controlled units. The average rent for 10x10
non-CC units stood at $161, well above the near-
record high national rate.

Miami ranked fourth for self storage deliveries this
year through July, with 857,353 square feet com-
ing online. The market trailed only Dallas-Ft. Worth,
New York City and Washginton, D.C.
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DEFINITIONS

Lifestyle households (renters by choice) have wealth sufficient to own but have chosen to rent.
Discretionary households, most typically a retired couple or single professional, have chosen the flexibility
associated with renting over the obligations of ownership.

Renter-by-Necessity households span a range. In descending order, household types can be:

» A young-professional, double-income-no-kids household with substantial income but without wealth
needed to acquire a home or condominium;

» Students, who also December span a range of income capability, extending from affluent to barely get-
ting by;

» Lower-middle-income (“gray-collar”) households, composed of office workers, policemen, firemen, techni-
cal workers, teachers, etc.;

» Blue-collar households, which December barely meet rent demands each month and likely pay a dispro-
portionate share of their income toward rent;

» Subsidized households, which pay a percentage of household income in rent, with the balance of rent
paid through a governmental agency subsidy. Subsidized households, while typically low income, Decem-
ber extend to middle-income households in some high-cost markets, such as New York City;

» Military households, subject to frequency of relocation.

These differences can weigh heavily in determining a property’s ability to attract specific renter market
segments. The five-star resort serves a very different market than the down-and-outer motel. Apartments
are distinguished similarly, but distinctions are often not clearly definitive without investigation. The Yardi®
Matrix Context rating eliminates that requirement, designating property market positions as:

Market Position Improvements Ratings

Discretionary A+ /A
High Mid-Range A-/ B+
Low Mid-Range B/ B-
Workforce c+/C/C-/D

The value in application of the Yardi® Matrix Context rating is that standardized data provides consistency;
information is more meaningful because there is less uncertainty. The user can move faster and more
efficiently, with more accurate end results.

The Yardi® Matrix Context rating is not intended as a final word concerning a property's status—either
improvements or location. Rather, the result provides reasonable consistency for comparing one property
with another through reference to a consistently applied standard.

To learn more about Yardi® Matrix and subscribing, please visit www.yardimatrix.com or call Ron Brock,
Jr., at 480-663-1149 x2404.
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and contact info

Leverage patented improve
ratings, unit mix, rental, occupa
current manager information

Gain complete new supply pipeline
information at the asset, competitive set
and market level

Find acquisition prospects based on in-place
loans, maturity dates, lenders and originators

Access exclusive aggregated and anonymized
dential revenue and expense comps .
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DISCLAIMER

Although every effort is made to ensure the accuracy, timeliness and completeness of the information provided in this
publication, the information is provided "AS IS" and Yardi Matrix does not guarantee, warrant, represent or undertake that
the information provided is correct, accurate, current or complete. Yardi Matrix is not liable for any loss, claim, or demand
arising directly or indirectly from any use or reliance upon the information contained herein.

COPYRIGHT NOTICE

This document, publication and/or presentation (collectively, "document”) is protected by copyright, trademark and other
intellectual property laws. Use of this document is subject to the terms and conditions of Yardi Systems, Inc. dba Yardi
Matrix's Terms of Use (http:/www.yardimatrix.com/Terms) or other agreement including, but not limited to, restrictions
on its use, copying, disclosure, distribution and decompilation. No part of this document may be disclosed or reproduced
in any form by any means without the prior written authorization of Yardi Systems, Inc. This document may contain
proprietary information about software and service processes, algorithms, and data models which is confidential and
constitutes trade secrets. This document is intended for utilization solely in connection with Yardi Matrix publications and

for no other purpose.

Yardi® Yardi Systems, Inc., the Yardi Logo, Yardi Matrix, and the names of Yardi products and services are trademarks or
registered trademarks of Yardi Systems, Inc. in the United States and may be protected as trademarks in other countries.
All other product, service, or company names mentioned in this document are claimed as trademarks and trade names by

their respective companies.

© 2021 Yardi Systems, Inc. All Rights Reserved.
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