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NEWMARK

Economy

– The largest deal of the quarter was City National Bank renewing 36,100 SF at 1450 Brickell 
Avenue. The bank has been a tenant in the building since 2011 and has recently expanded in 
Coral Gables as well, reinforcing its footprint in key finance-oriented submarkets.

– Kemper, an insurance specialist, renewed its 34,091-SF lease at Doral Concourse, giving back 
roughly 9,500 SF of office space.

– Demand for space in Miami remains resilient, with five of the quarter’s top ten deals being new 
leases, three renewals, and two expansions.

– The three top deals of the quarter were renewals highlighting the demand for large spaces in the 
market.

– The region’s unemployment rate increased by 10 basis points year over year to 2.6%, as growth 
is split across several sectors

– The pace of job growth has slowed compared with recent highs, decreasing by 183 basis points 
year over year. Employment growth dipped below the national average of 0.8% to 0.5%.

– Growth was mixed with the mining and construction sector reporting the highest growth by 
expanding 4.6% and manufacturing experiencing the largest decline by contracting 1.9%. 
Office-using sectors declined overall, with the information and professional and business 
services sectors posting employment drops of 0.9% and 1.3%, respectively. In contrast, the 
financial activities sector expanded 1.2% year over year.

– Office-using jobs in Miami-Dade reported 332,600 employees, approximately 0.5% below the 
record set in the prior year at 334,430 employees.

Market Observations
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Major Transactions

– Annual full-service asking rental rates reached an all-time high of $61.49/SF, reflecting a 3.0% 
increase from the previous quarter and a 5.7% increase year over year.

– Miami-Dade County recorded 99,330 SF of negative absorption in the fourth quarter of 2025. 
Meanwhile net absorption for 2025 was positive 184,795 SF.

– The construction pipeline remains resilient at 1.3 MSF, with The Fifth delivering 70,000 SF of 
new office space this quarter. Looking forward, several projects are expected to deliver in 2026, 
including The Doris and The Offices at The Well.

– Leasing volume and deal count declined 32.0% quarter over quarter to 879,965 SF and 299 
transactions, respectively. As both total volume and transactions fell, the average deal size 
decreased by 885 SF to 2,943 SF.

Leasing Market Fundamentals

– National economic headwinds may persist in constraining employment growth.

– Office investment activity will likely improve in the medium term as interest rates continue to 
decline.

– Strong demand for high-quality office space and reduced availability in key submarkets have 
pushed asking rents to record highs. With limited new supply and few relocation options, rents 
are likely to remain elevated, prompting a rise in renewal activity in the near term. 

– In the near term, vacancy will steadily increase, as new buildings are completed.

Outlook
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The Miami-Dade County office market has historically benefited from an unemployment rate that trends below the national average, reflecting its role as an outperformer in 

employment growth despite a recent slowdown. The region’s unemployment rate recently increased by 10 basis points year over year  to 2.6% as sector-level performance has become 

more uneven. Over the same period, Miami-Dade’s employment growth rate decelerated by 183 basis points year over year and by 115 basis points between June and September 2025, 

settling at 0.5%, or 32 basis points below the national average growth rate.

Pace of Job Growth Decelerates Below National Average, Unemployment Ticks Up

5
Source: U.S. Bureau of Labor Statistics, Miami-Dade County

Unemployment Rate, Seasonally Adjusted Nonfarm Payroll Employment, Seasonally Adjusted, 12-Month % Change 
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Miami-Dade County’s two largest employment sectors, trade/transportation/utilities and education and health, account for 41.5% of total jobs, though neither is office-using. The 

office-using professional and business services sector remains the third-largest employment industry at 15.7% of total employment. Growth over the past year was led by the mining 

and construction sector, which expanded by 4.6% year over year. Year-over-year performance across office-using sectors was mixed, as financial activities expanded by 1.2%, while 

the information and professional and business services sectors contracted by 0.9% and 1.3%, respectively.

Office-Using Sectors’ Growth Remains Mixed

6
Source: U.S. Bureau of Labor Statistics, Miami-Dade County

Employment by Industry, September 2025 Employment Growth by Industry, 12-Month % Change, September 2025
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Office-Using  Employment* and Unemployment Across All Industries

As of September 2025, Miami-Dade County’s office-using employment totaled 332,600 jobs, down 0.5% year over year and remained approximately 0.5% below the September 2024 

peak of 334,430 jobs. The seasonally adjusted unemployment rate held at 2.6%, reflecting a 10-basis-point increase year over year while remaining below the 2019 average of 2.9%. 

This stability reflects gains in the financial activities sector offsetting declines in the professional and business services and information sectors. In the near term, office-using 

employment is expected to remain resilient, supported by continued in-migration to the region.​

Office-Using Employment Dips, but Remains Near Peak

7
Source: U.S. Bureau of Labor Statistics, Miami-Dade County

*Office-using employment includes employment in the following industry sectors: Professional & Business Services, Financial Activities and Information.
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Economic Overview — GMP (Millions $) VS. YoY (%) Change

The gross metropolitan product continues to increase despite economic headwinds, albeit at a slower rate. Most recently, the gross metropolitan product rose 8.1% year over year to 

reach a new all-time high of roughly $240 billion. 

Miami Gross Metropolitan Product

8
Source: Moody’s Analytics
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In the fourth quarter of 2025, CMBS remained the leading source of debt financing, accounting for 44.0% of total volume. CMBS maturities are heavily front-loaded, with $17.2 

billion scheduled to come due over the next five years, or 86.9% of all CMBS debt maturing through 2034. Across all debt sources, maturities are expected to peak in 2026 at $15.1 

billion dollars, underscoring the need to closely monitor upcoming maturities as an indicator of future market stability. The concentration of near-term maturities, particularly in 

CMBS, elevates refinancing risk in a higher-rate environment and reinforces the importance of credit quality and proactive capital planning over the next cycle.

Highest Loan Volume Due in 2026
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Source: RCA, Newmark Research
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Commercial Mortgage Maturities

As of the fourth quarter of 2025, office loans comprise just 11.6% of the upcoming 49.3 billion dollars of loans maturing over the next five years, limiting direct exposure to the office 

sector’s challenges. By contrast, multifamily loans account for 48.9% of maturities through 2029, but the sector’s solid performance and lenders’ strong appetite for multifamily assets 

indicate that investors remain comfortable with this level of multifamily risk, underscoring capital markets’ focus on high-quality assets.

Multifamily Maturities Particularly Elevated Through 2029, Office Not So Much

11
Source: RCA, Newmark Research
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In the fourth quarter of 2025, Miami-Dade County posted negative net absorption of 99,330 SF. The delivery of The Fifth added 70,000 SF in the Miami Beach submarket during the 

quarter, widening the existing supply and demand imbalance. For the full year, new deliveries outpaced demand, with 336,000 SF completed versus 184,795 SF of absorption, pushing 

vacancy up 20 basis points year over year to 14.8%. Supply is expected to stay elevated, as an additional 600,891 SF is projected to be added to inventory in 2026.

Annual Supply Outpaces Demand, Resulting in Higher Vacancy

13
Source: Newmark Research, CoStar

Historical Construction Deliveries, Net Absorption, and Vacancy

0.0%

5.0%

10.0%

15.0%

20.0%

25.0%

-1.5

-1.0

-0.5

0.0

0.5

1.0

1.5

2.0

2009 2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023 2024 2025

T
o

ta
l 
V

a
c
a

n
c
y
 R

a
te

 

S
F

, 
M

ill
io

n
s

Construction Deliveries (SF) Net Absorption (SF) Total Vacancy (%) Long-Term Avg. Vacancy Trendline (20-Yr)



NEWMARK

Class A Office Inventory vs. Class A Office Vacancy Rate

The Miami-Dade County Class A office market totaled 24.0 MSF at the end of 2025, representing 48.6% of total inventory. Corporations are increasingly rightsizing into smaller, high-

quality spaces with superior amenities, vacating larger blocks of space. This flight to quality and preference for smaller footprints, combined with the delivery of The Fifth, drove 

negative Class A absorption and pushed Class A vacancy up 60 basis points quarter over quarter to 19.5%. In the near term, Class A vacancy is expected to remain elevated as 

additional space is delivered, and demand gradually backfills newly vacated space and recent deliveries.

Class A Vacancy Increases as New Inventory Delivers

14
Source: Newmark Research, CoStar
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Total Leasing Activity (msf)

Leasing activity in the fourth quarter of 2025 totaled 879,965 SF, down 32.0% quarter over quarter and 1.3% year over year, and 27.2% below the 16-year long-term fourth-quarter 

average of 1.2 MSF. For the full year, total leasing reached 4.3 MSF in 2025, surpassing 2024’s level by 3.9%. Deal count declined by 39 transactions from the prior quarter to 299, 

and with both deal volume and leased square footage slipping, the average deal size fell from 3,828 SF to 2,943 SF quarter over quarter. Class A space accounted for 46.3% of square 

footage transacted, indicating that tenant demand continues to favor higher-quality product despite overall leasing softness.

Full-Year 2025 Leasing Outpaced 2024 Despite A Slower Quarter

15
Source: Newmark Research, CoStar
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Available Space as Percent of Overall Market

Direct availability held nearly steady in the fourth quarter of 2025 at 15.1%, while sublease availability declined 10 basis points quarter over quarter to 1.6%, pulling overall 

availability down 10 basis points to 16.7%. At the same time, vacancy rose 30 basis points as more tenants vacated space, and delays in tenant buildouts could postpone occupancy for 

some deals.

Availability Falls as Tenants Secure Space

16
Source: Newmark Research, CoStar
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Office Under Construction and % of Inventory

Miami’s office pipeline totaled 1.3 MSF under construction in the fourth quarter of 2025, representing 2.7% of existing inventory. The under-construction total edged up by 5,000 SF 

quarter-over-quarter, as the year-end delivery of The Fifth reduced inventory by 70,000 SF and was offset by the 75,000 SF groundbreaking of One Kane Concourse. Although 

construction remains below 2020 levels, in-migration and return-to-office policies continue to support demand for higher-quality product. The pipeline is expected to trend lower in 

2026 as The Offices at the Wells, The Doris, and other projects deliver.

Construction Pipeline Edges Lower as Projects Deliver
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Source: Newmark Research, CoStar
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Average asking rents climbed to a new all-time high in the fourth quarter of 2025, rising 3.0% quarter-over-quarter and 5.7% year-over-year to 61.49 per SF. Growth has been fueled 

by the delivery of trophy-quality assets and tenants’ ongoing flight to quality, which has concentrated demand at the top of the market. Average asking rents are expected to stay 

elevated in the near term amid robust demand, though gross rents may edge down as tax costs are no longer passed through to tenants.​

Asking Rents Hit New All-Time High

18
Source: Newmark Research, CoStar

Office Average Asking Rent, $/SF, FS Year-over-Year Asking Rent Growth Rate

$61.49

$0.00

$10.00

$20.00

$30.00

$40.00

$50.00

$60.00

$70.00

2
0
0

9

2
0
1

0

2
0
1

1

2
0
1

2

2
0
1

3

2
0
1

4

2
0
1

5

2
0
1

6

2
0
1

7

2
0
1

8

2
0
1

9

2
0
2

0

2
0
2

1

2
0
2

2

2
0
2

3

2
0
2

4

2
0
2

5

-4
.8

%

1
.4

%

1
.6

%

1
.2

%

0
.5

% 1
.7

%

4
.2

%

8
.2

%

1
.0

%

4
.5

%

3
.4

%

7
.4

%

3
.8

%

1
3

.7
%

8
.4

%

1
2

.1
%

5
.7

%

-10.0%

-5.0%

0.0%

5.0%

10.0%

15.0%

2
0
0

9

2
0
1

0

2
0
1

1

2
0
1

2

2
0
1

3

2
0
1

4

2
0
1

5

2
0
1

6

2
0
1

7

2
0
1

8

2
0
1

9

2
0
2

0

2
0
2

1

2
0
2

2

2
0
2

3

2
0
2

4

2
0
2

5



NEWMARK

In the fourth quarter of 2025, Class A asking rents increased 3.6% quarter over quarter to $69.85/SF. Likewise, Class B asking rents rose 1.4% to $51.50/SF over the same time frame. 

The spread between Class A and B widened to $18.35/SF, up approximately 10.1% quarter over quarter. Sublease rates increased by 6.8% since last quarter to $52.67/SF as sublet 

availability decreases. Near term, asking rents in Class A premium product is expected to remain elevated as tenants prioritize highly amenitized space, while Class B assets continue 

facing pricing pressure driven by flight to quality.

Class A and Class B Rent Spread Widens

19
Source: Newmark Research, CoStar
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Notable 4Q25 Lease Transactions

In the fourth quarter of 2025, flight to quality remained a defining trend in Miami-Dade County’s office market. Class A space accounted for 46.3% of leasing activity by square 

footage. The average Class A deal size was 4,070 SF, approximately 15.9% smaller than the average deal size in the fourth quarter of 2024, but 38.3% larger than the broader market 

average of 2,943 SF, reflecting tenant preference for higher-quality, amenity-rich product.

Demand For Premium Spaces Leads Leasing Activity

20
Source: Newmark Research, CoStar

Tenant Building(s) Submarket Type Square Feet

City National Bank 1450 Brickell Ave Brickell Ave Renewal 36,100

Miami-based City National Bank inks the largest deal of the quarter by renewing its space at 1450 Brickell Ave, where the bank has been a tenant since 2011.

Kemper Doral Concourse- 8400 NW 36th St Airport West Renewal 34,091

Kemper, an insurance specialist, renewed its space at 8400 NW 36th St., where it has been a tenant since 2019. The renewal resulted in the company downsizing by 9,563 SF of previously occupied space.

Truist Bank Brickell Office Plaza- 777 Brickell Ave Brickell Ave Renewal 25,631

Truist Bank renewed its space at Brickell Office Plaza, where it has been a tenant for over a decade.

Skyline Consulting Group LLC 1501 Biscayne Blvd Downtown Miami Direct New 25,420

Skyline Consulting Group, which primarily provides financial consulting to commercial retail clients, has secured a centrally located space in downtown Miami with convenient access to public transit as it expands its 

presence in Miami.

Key Point Academy 1501 Biscayne Blvd Downtown Miami Expansion 28,000

Key Point Academy secured a 62,349-SF space in 2024 and has since expanded its presence in the building by 28,000 SF.

Global Excel 6161 Waterford- 6161 Blue Lagoon Dr Airport West Direct New 23,357

Global Excel provides cost containment services to help insurers and related organizations control healthcare and medical costs. The company recently secured a new space in the Waterford District. 
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Strengths

– Continued expansion of the tech sector offers significant opportunities for office space demand 
as notable names such as Amazon, Google, Microsoft, Apple, and IBM all have a presence 
in Miami.

– Lots of development opportunities as multi-use developments and revitalization projects are 
underway. 

– Resilient construction pipeline provide opportunities to acquire new Class A spaces.

– Repeal of Florida’s commercial rent tax on October 1, 2025 will provide incentive to landlords 
and tenants.

– Miami is a global gateway market, attracting international businesses and investors.

– The market has a diverse economy, with strong sectors in finance, healthcare, and tourism, 
supported by one of the fastest-growing populations in the country.

– Miami's office market has shown resilience, with positive annual absorption in high-quality 
buildings. 

– Notable submarkets such as Wynwood and Miami Beach are recognized as successful 
revitalization projects and prominent tourist destinations, respectively.

Miami Office Market
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Opportunities

– Miami has high vacancy rates, particularly in older buildings. Currently, vacancy is above its 20-
year average.

– Record high rents can be a deterrent for some businesses. Rental rates grew 5.7% year over 
year to $61.49/SF.

– Year-over-year job growth in office-using sectors was mixed, with gains in the financial activities 
sector offset by contractions in the professional and business and information sectors .

– Decrease in office-using employment sectors may result in softer demand for office-space in the 
future.

Weaknesses

– Potential economic downturns could diminish office space demand, as more than half of Miami’s 
employment sectors are cyclical in nature.

– The rise of remote work may decrease long-term demand for traditional office spaces.

– Other competitive markets in the Southeast and Texas may attract businesses away from Miami.

– Rising construction costs and tighter financial conditions create headwinds for landlords 
and tenants.

Threats
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4Q25 South Florida Office Market Overview
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Broward Miami-Dade County Palm Beach County

Total Inventory (SF) 34,131,816 49,420,483 27,109,401

Under Construction (SF) 176,500 1,321,186 1,766,671

Total Vacancy Rate 14.7% 14.8% 15.4%

Quarter Absorption 36,150 -99,330 -55,230

YTD Absorption -526 184,795 -245,930

Quarter Deliveries 0 70,000 0

YTD Deliveries 0 336,000 0

Direct Asking Rate (FSG/SF) $39.24 $62.30 $49.53

Sublet Asking Rate (FSG/SF) $34.55 $52.67 $43.59

Total Asking Rate (FSG/SF) $38.83 $61.49 $49.01
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Miami Office Submarket Overview — All Classes
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Submarket Statistics – All Classes

Total Inventory  

(SF)

Under 

Construction (SF)

Total Vacancy 

Rate

Qtr Absorption 

(SF)

YTD Absorption 

(SF) 

Class A Direct 

Asking Rent 

(Price/SF)

Class B Direct 

Asking Rent 

(Price/SF)

Total Direct Asking 

Rent (Price/SF)

Brickell Avenue
6,895,275 197,707 16.7 % 47,834 129,448 $106.21 $67.81 $91.56

Downtown Miami
7,899,437 67,588 15.4 % 26,477 196,948 $71.89 $53.36 $63.60

Miami CBD
14,794,712 265,295 16.0 % 74,311 326,396 $85.89 $58.76 $74.52

Airport West 10,701,468 - 15.1 % -136,328 -9,726 $46.76 $39.20 $44.33

Coconut Grove 1,128,863 - 11.6 % -43,621 -53,525 $119.89 $76.72 $77.67

Coral Gables 7,149,551 73,523 15.6 % 38,534 -120,061 $61.82 $54.57 $58.76

Coral Way 806,812 70,000 5.8 % -16,838 -31,258 $32.00 $41.06 $38.30

East Airport/Hialeah 897,858 - 9.6 % -30,243 -30,416 $61.31 - $45.98

Kendall/South Dade 4,037,480 - 9.1 % -12,199 54,474 $54.13 $40.91 $44.12

Miami Beach 2,021,645 661,322 16.8 % 38,949 44,599 $102.36 $84.59 $91.99

Miami Lakes 1,925,527 - 16.0 % -10,604 -85,664 $34.86 $34.26 $34.21

Northeast  Dade 3,247,494 - 10.6 % -3,806 -17,645 $58.12 $44.97 $43.31

South Miami 463,378 - 2.1 % 3,474 -1,081 $51.78 $55.85 $49.89

Wynwood/Design District 2,245,695 251,046 26.6 % -959 108,852 $84.51 $56.55 $79.09

Suburban 34,625,771 1,055,891 14.3 % -173,641 -141,451 $61.75 $48.47 $55.16

Market Total
49,420,483 1,321,186 14.8 % -99,330 184,945 $70.86 $52.59 $62.30
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Miami Office Submarket Overview — Class A
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Submarket Statistics – Class A

Total Inventory  

(SF)
Under Construction (SF)

Total Vacancy 

Rate
Qtr Absorption (SF)

YTD Absorption 

(SF) 

Class A Direct Asking Rent 

(Price/SF)

Brickell Avenue 4,720,487 197,707 19.1 % 45,232 136,042 $106.21

Downtown Miami 4,090,609 67,588 16.1 % -41,195 82,744 $71.89

CBD Total 8,811,096 265,295 17.7 % 4,037 218,786 $85.89

Airport West 5,730,303 - 21.7 % -112,355 17,547 $46.76

Coconut Grove 526,253 - 2.6 % -2,858 -1,942 $119.89

Coral Gables 4,501,671 73,523 18.6 % 36,304 -91,155 $61.82

Coral Way 61,000 70,000 21.2 % - -12,916 $32.00

East Airport/Hialeah 149,047 - 34.2 % -14,287 -14,287 $61.31

Kendall/South Dade 982,688 - 7.2 % 1,641 13,597 $54.13

Miami Beach 534,350 661,322 36.1 % 19,805 34,689 $102.36

Miami Lakes 349,366 - 17.0 % 7,294 11,231 $34.86

Northeast  Dade 1,138,183 - 8.2 % -3,327 11,282 $58.12

South Miami 49,003 - 0.0 % - - $51.78

Wynwood/Design District 1,263,314 251,046 44.0 % -7,751 75,731 $84.51

Suburban Total 15,285,178 1,055,891 20.5 % -75,534 43,777 $61.75

Totals 24,096,274 1,321,186 19.5 % -71,497 262,563 $70.86
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Miami Office Submarket Overview — Class B
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Submarket Statistics – Class B

Total Inventory  

(SF)
Under Construction (SF)

Total Vacancy 

Rate
Qtr Absorption (SF)

YTD Absorption 

(SF) 

Class B Direct Asking Rent 

(Price/SF)

Brickell Avenue 1,763,862 - 11.2 % 3,496 3,239 $67.81

Downtown Miami 2,070,066 - 22.0 % 67,295 85,934 $53.36

CBD Total 3,833,928 - 17.0 % 70,791 89,173 $58.76

Airport West 2,317,681 - 12.5 % -22,209 -70,256 $38.72

Coconut Grove 474,643 - 22.8 % -37,521 -49,218 $76.64

Coral Gables 1,239,486 - 11.3 % -13,768 -27,829 $50.92

Coral Way 324,954 - 9.6 % -18,189 -24,185 $41.58

East Airport/Hialeah 315,167 - 0.0 % - 1,160 -

Kendall/South Dade 1,930,289 - 13.7 % -18,844 25,872 $39.19

Miami Beach 1,142,877 - 8.8 % 20,404 20,377 $79.71

Miami Lakes 1,155,906 - 19.6 % -8,715 -86,475 $34.89

Northeast  Dade 588,880 - 11.8 % -2,016 -19,027 $46.29

South Miami 338,875 - 2.8 % 3,474 -2,581 $55.55

Wynwood/Design District 551,627 - 6.5 % 3,592 34,548 $55.22

Suburban Total 10,380,385 - 12.3 % -93,792 -197,614 $48.47

Totals 14,214,313 - 13.6 % -23,001 -108,441 $52.59
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Miami Office Submarket Map
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Newmark has implemented a proprietary database and our tracking methodology has been revised. With this expansion and refinement in our data, there may be adjustments in historical statistics including availability, asking rents, absorption and effective rents. Newmark Research Reports are available at nmrk.com/insights.

All information contained in this publication (other than that published by Newmark) is derived from third party sources.  Newmark (i) has not independently verified the accuracy or completeness of any such information, (ii) does not make any warranties or representations, express or implied, concerning the same and (iii) does not assume any liability or responsibility for errors, mistakes or inaccuracies 

of any such information. Further, the information set forth in this publication (i) may include certain forward-looking statements, and there can be no guarantee that they will come to pass, (ii) is not intended to, nor does it contain sufficient information, to make any recommendations or decisions in relation to the information set forth therein and (iii) does not constitute or form part of, and should not be 

construed as, an offer to sell, or a solicitation of any offer to buy, or any recommendation with respect to, any securities. Any decisions made by recipient should be based on recipient’s own independent verification of any information set forth in this publication and in consultation with recipient’s own professional advisors. Any recipient of this publication may not, without the prior written approval of 

Newmark, distribute, disseminate, publish, transmit, copy, broadcast, upload, download, or in any other way reproduce this publication or any of the information it contains with any third party. This publication is for informational purposes only and none of the content is intended to advise or otherwise recommend a specific strategy. It is not to be relied upon in any way to predict market movement, 

investment in securities, transactions, investment strategies or any other matter. If you received this publication by mistake, please reply to this message and follow with its deletion, so that Newmark can ensure such a mistake does not occur in the future.
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