
South Florida Real Estate Market 
Briefing - February 28, 2025
This briefing summarizes the key trends and developments in the South Florida real estate market as of 
February 28, 2025. The market is currently undergoing a transition, characterized by a shift toward a buyer's 
market in certain areas, the impact of national trends on local dynamics, sustained high prices, and the 
effects of regulatory changes. The luxury market's dominance, the influx of out-of-state buyers, and Brickell's 
rising popularity are also discussed.
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Luxury Home Dominance and Starter 
Home Scarcity
The South Florida real estate market is experiencing a widening gap between luxury and starter homes. The 
luxury market is thriving, driven by affluent buyers and limited inventory, while starter homes are becoming 
increasingly scarce, impacting middle-income households' ability to achieve homeownership. Rising land 
prices and construction costs exacerbate the scarcity of affordable housing options.

Miami's luxury home prices witnessed a remarkable surge, leading to a significant reduction in the 
availability of starter homes.

Evidence shows a concerning trend: between 2019 and 2024, single-family homes under $500,000 decreased 
by 79.6%, while sales of homes over $1 million saw significant increases. Prices for properties above $10 
million have soared by 248.4% since 2019, further demonstrating the market's skewed dynamics. This trend 
poses challenges for prospective homeowners seeking affordable options in the region.
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Influx of Wealthy Out-of-State 
Buyers
The migration of affluent individuals, particularly from states like New York, is significantly impacting the 
South Florida real estate market, especially in areas like Palm Beach. This influx is driving up prices and 
reshaping the character of certain areas.

The migration of affluent individuals, particularly from New York, to South Florida, notably Palm Beach, 
has significantly impacted the local real estate market.

Median home prices in Palm Beach have peaked at $4.15 million, reflecting the high demand from wealthy 
out-of-state buyers. New York buyers accounted for a record 19.6% of listing views in 2023, further illustrating 
the impact of migration on the local market. This trend highlights the desirability of South Florida as a prime 
destination for affluent individuals seeking luxury properties and lifestyle amenities.
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Brickell's Ascendance as a Prime 
Location
Brickell is rapidly emerging as a highly desirable urban center in South Florida, attracting young professionals 
and top businesses alike. Its live-work-play environment, walkability, and abundance of amenities are key 
factors driving its popularity.

Brickell, Miami's high-density city center, has emerged as a premier lifestyle destination, surpassing 
traditional hotspots like Miami Beach.

Brickell boasts a thriving urban landscape with major business presences such as Citadel, Microsoft, and 
Google. Its strategic location, combined with its vibrant atmosphere, makes it an attractive destination for 
businesses seeking to establish a presence in South Florida. This surge in popularity underscores Brickell's 
growing importance as a key economic and cultural hub in the region.
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National Trends Influencing Local 
Conditions
South Florida's real estate market is not immune to broader national trends. Shifts in the national market, 
such as increased inventory and buyer leverage, are beginning to influence local conditions, although the 
degree varies by location.

Nationally, home buyers are gaining more leverage over sellers, experiencing fewer bidding wars and 
benefiting from price concessions and additional perks.

New listings are up nationally, indicating a potential shift towards a more balanced market. While South 
Florida's unique characteristics and demand continue to play a significant role, these national trends suggest 
a potential slowdown in price appreciation and increased negotiating power for buyers in some areas. It is 
essential for real estate professionals to monitor these trends and adapt their strategies accordingly.
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Sustained High Home Prices
Despite potential shifts in the market, home prices in South Florida continue to reach record highs, reflecting 
the region's enduring appeal and limited inventory.

U.S. home prices reached an all-time high for the 19th consecutive month in December 2024.

The S&P CoreLogic Case-Shiller U.S. National Home Price Index rose 3.9% year-over-year, indicating sustained 
price growth. Miami saw increases of 3.28% year-over-year. While concerns about rising sea levels and 
insurance costs persist, Miami remains attractive to affluent buyers, contributing to the continued upward 
pressure on home prices. This trend underscores the need for careful analysis and strategic decision-making 
in the South Florida real estate market.
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Regulatory Changes and Agent 
Commissions
Recent changes to National Association of Realtors (NAR) rules are impacting agent commissions, although 
the immediate effect has been limited. The NAR settlement on agent commissions may have a more 
pronounced impact in the future, although initial changes have been minimal.

These changes include sellers no longer being able to make offers of buyer-broker commissions on any 
Multiple Listing Service owned by the NAR, although they can still make commission offers on other 
platforms.

Buyer's agent commissions have remained relatively stable overall, with a slight decrease for higher-priced 
homes. However, this development has the potential to reshape the landscape of agent compensation and 
influence buyer behavior in the long term. Real estate professionals need to adapt to these changes and 
communicate effectively with clients about commission structures and negotiations.
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Shift Towards a Buyer's Market
South Florida is currently experiencing a transition towards a buyer's market, indicating a potential shift in 
negotiating power from sellers to buyers. Several Florida metros, including Miami, are ranked among the top 
buyer's markets due to condo sector uncertainty, price appreciation slowdown, and the high cost of living.

The residential market in South Florida has softened as investors and homebuyers exercise caution in 
acquiring new properties.

The softening of the South Florida market suggests a potential slowdown in price appreciation and increased 
negotiating power for buyers. Uncertainty in the condo sector is also contributing to the weakening of the 
Florida real estate market. Real estate professionals must be prepared to navigate this changing landscape 
and provide strategic guidance to clients seeking to capitalize on emerging opportunities in the market.
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