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Ron Shuffield  - President of Coral Gables-based EWM

“[Miami-Dade] is still on track to sell more
 [Miami] homes than we’ve ever sold in history” 

The Real Deal - March 2012

The Real Deal - June 2012
Nation’s shadow inventory falls to lowest supply 

level since 2008: report
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HNWI – High Net Worth Individuals

CBS MIAMI - April 26, 2012
MIA has overtaken New York’s JFK Airport as the U.S. airport with the most international flights. MIA was also the 18th busiest passenger airport worldwide for the month of January...

CoreLogic shows that in 
April shadow inventory, 

or pending supply, fell 14.8 percent in 
the last year to 1.5 million units. That 
represents a four-months’ supply and 
the lowest supply level 
since October 2008.



While ISG strived to make the information in this Report as timely and accurate as possible, third party sources were used and ISG therefore makes no claims, promises, 
or guarantees about the accuracy, completeness, or adequacy of the contents of this report and expressly disclaims liability for errors and omissions in its contents.

As of May 2005, 62,000 condo 
units were proposed to be built 
in Downtown Miami and Brickell.

May 2005

As of May 2005, 62,000 condo units were proposed 

to be built in Downtown Miami and Brickell.

In reality, only 17,502 units 
were built and finished

Only 2,018 units are left!
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TOTAL
INVENTORY BUILT 

SINCE 2004

REMAINING
AS OF JANUARY 

REMAINING
AS OF JANUARY

2007

Sources: Integrated Realty Information System (IRIS); Miami-Dade County Property Appraiser; Multiple Listing Service (MLS); Florida Division of Corporations; Google Map and 
Streets; Internet; project specific Developer owned websites; on-site sales staff (if available) and field visits to each building or site.

2,938
2,076

493

Daytona Beach 
Total Available Developer Inventory 

for New Condominiums 
Built From 2004-2010 

76

Greater Fort Lauderdale

REMAINING
AS OF APRIL

2012

REMAINING
AS OF JANUARY

2009

TOTAL
INVENTORY BUILT 

SINCE 2005

Available Developer Inventory of 
Condos built from 2005-2009

TOTAL
INVENTORY BUILT 

SINCE 2004

REMAINING
AS OF APRIL

2012

REMAINING
AS OF JANUARY

2007

Sources: Integrated Realty Information System (IRIS); Miami-Dade County Property Appraiser; Multiple Listing Service (MLS); Florida Division of Corporations; Google Map and 
Streets; Internet; project specific Developer owned websites; on-site sales staff (if available) and field visits to each building or site.

Daytona Beach 
Total Available Developer Inventory 

for New Condominiums 
Built From 2004-2010 

downtown miami & Brickell

TOTAL
INVENTORY BUILT 

SINCE 2005

REMAINING
AS OFJANUARY

2009

REMAINING
AS OF APRIL

2012

Available Developer Inventory of 
Condos built from 2005-2009

The Miami Beaches
(South Beach, Miami Beach, Bal Harbour,  
Sunny Isles, Aventura, Hallandale/Hollywood Beach)

Available Developer Inventory of 
Condos built from 2005-2009

REMAINING
AS OF APRIL 

2012

REMAINING
AS OFJANUARY

2009
TOTAL

INVENTORY BUILT 
SINCE 2005

5,135

1,681

96

2,938
2,076

449

17,502
10,130

2,018

10,001
5,009

457
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MLS SHADOWI N V E N T O R Y

The
Miami Beaches

downtown
miami & Brickell

Greater Fort Lauderdale MLS Shadow Inventory Market Study - All Active Listings & 
Pending & Closed sales from Jan – April 30th, 2011 vs. Jan - April 30th, 2012

The Miami Beaches MLS Shadow Inventory Market Study - All Active Listings & 
Pending & Closed Sales from Jan – April 30th, 2011 vs. Jan - April 30th, 2012

Downtown Miami & Brickell MLS Shadow Inventory Market Study - All Active Listings 
& Pending & Closed Sales from Jan – April 30th, 2011 vs. Jan - April 30th, 2012

January 1st - April 30th, 2011
January 1st - April 30th, 2012

January 1st - April 30th, 2011
January 1st - April 30th, 2012

January 1st - April 30th, 2011
January 1st - April 30th, 2012

1,112

1,792

222

407

809

158 173

382

792

266

$340

$395

$189

$257

$517
$185

$441

$502

$253

$306

$640

$242

857

1,461217

567

972

271

Closed MLS 
Sales

Closed MLS 
SalesClosed MLS 

Sales

Pending Sales
Under Contract

Pending Sales
Under Contract

Pending Sales
Under Contract

Active MLS
Listings

Active MLS
Listings

Active MLS
Listings

Active Price
PSF

Active Price
PSF

Active Price
PSF

Sold Price
PSF

Sold Price
PSF

Sold Price
PSF

443

616

 Definition 1 – A term that refers to real estate 
properties that are either in foreclosure and 
have not yet been sold or homes that owners 
are delaying putting on the market until prices 
improve. Shadow inventory can create uncertainty 
about the best time to sell (for owners) and when 
a local market can expect full recovery. Also, 
shadow inventory typically causes reported data 
on housing inventory to understate the actual 
number of inventory in the market.

Definition 2 – Bulk Purchases  
made within the last 3 years in  
new condo developments built  
no earlier than 2006 and are now  
available for sale on the MLS as  
resale inventory.

–  D E F I N I T I O N S  – 

Shadow Inventory



Total Pre-Construction Units 
Available For Sale In The Miami Beaches

Total Pre-Construction Units 
Available For Sale In Downtown Miami/ Brickell

0 - N/A

49 UNITS 
TOTAL

70 UNITS 
TOTAL

AVENTURA

SUNNY ISLES

SUNNY ISLES

SUNNY ISLES

84 UNITS 
TOTAL

79 UNITS 
TOTAL

39 UNITS 
TOTAL

Percentage Sold

Percentage Sold
[Under Consrtuction]

Project Units [Total]
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BRICKELL
1. 500 Brickell East - 500 Brickell Ave.
2. 500 Brickell West - 55 SE 6 St.
3. 1060 Brickell - 1050 Brickell Ave.
4. 1050 Brickell - 1060 Brickell Ave.
5. Asia Brickell Key - 900 Brickell Key Blvd.
6. Axis South - 79 SW 12 St.
7. Axis North - 1111 SW 1st Ave.
8. Brickell on the River North - 31 SE 5th St.
9. Brickell on the River South - 41 SE 5th St.
10. Brickell Station Villas - 100 SW 10th St.
11. Brickell View West - 1723 SW 2nd Ave.
12. Habitat One - 1701 SW 2nd Ave.
13. Icon Brickell Tower I - 465 Brickell Ave.
14. Icon Brickell Tower II - 495 Brickell Ave.
15. Infinity on Brickell Condo - 60 SW 13th St.
16. Latitude on the River - 185 SW 7th St.
17. Lofts on Brickell I - 1528 Brickell Ave.
18. Lofts on Brickell II - 1650 Biscayne Blvd.
19. Los Suenos De Brickell - 145 SW 11th St.
20. Neo Vertika - 690 SW 1st Ct.
21. One Plaza West Brickell - 1800 SW 1st Ave.
22. Park View Towers - 115 SW 11 St.
23. Plaza on Brickell North - 950 Brickell Bay Dr.
24. Plaza on Brickell South - 951 Brickell Bay Ave.
25. Solaris Condo Brickell Miami - 186 SE 12th Terr.
26. The Emerald Condo Brickell - 218 SE 14th St.
27. The Sail on Brickell - 170 SE 14th St.
28. Viceroy Icon Brickell - 485 Brickell Ave.
CENTRAL BUSINESS DISTRICT
29. 50 Biscayne - 50 Biscayne Blvd.
30. Capital Lofts - 117 NE 2nd St.
31. Epic West - 200 Biscayne Way
32. Vizcayne South - 253 NE 2nd St.
33. Vizcayne North - 244 Biscayne Blvd.
34. Flagler First Condo - 101 E. Flagler St.
35. Ivy Miami Condo - 90 SW 3rd St.
36. Met One Condo - 300 S. Biscayne Blvd.
37. Mint Condo - 92 SW 3rd St.
38. The Loft Downtown II - 133 NE 2nd Ave.
39. Wind by Neo - 350 S. Miami Ave.
MEDIA & ENTERTAINMENT
40. City 24 - 350 NE 24th St.
41. Opera Tower - 1750 N. Bayshore Dr.
PARK WEST
42. 900 Biscayne - 900 Biscayne Blvd.
43. Marina Blue - 888 Biscayne Blvd.
44. Marquis Condo - 1100 Biscayne Blvd.
45. Ten Museum Park - 1040 Biscayne Blvd.
WYNWOOD-EDGEWATER
46. Cynergi - 2700 N. Miami Ave.
47. Edgewater Lofts - 2200 NE 4th Ave.
48. Gallery Art - 333 NE 24th St.
49. Midblock - 3250 NE 1st St.
50. Midtown II (Mid-rise) - 3451 NE 1st Ave.
51. Midtown II (Mews) - 3449 NE 1st Ave.
52. Midtown II (High-rise) - 3470 E. Coast Ave.
53. Midtown IV  - 3301 NE 1st Ave.
54. Moon bay - 520 NE 29th St.
55. New Wave - 725 NE 22nd St.
56. Onyx on the Bay - 665 NE 25th St.
57. Palermo - 425 NE 30th St.
58. Paramount Bay - 2066 N Bayshore Dr.
59. Platinum - 480 NE 30 St.
60. Quantum on the Bay - 1900 N Bayshore Dr.
61. Star Lofts on the Bay - 712 NE 25th St.
62. The 1800 Club - 1800 N Bayshore Dr.
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BRICKELL
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42. 900 Biscayne - 900 Biscayne Blvd.
43. Marina Blue - 888 Biscayne Blvd.
44. Marquis Condo - 1100 Biscayne Blvd.
45. Ten Museum Park - 1040 Biscayne Blvd.
WYNWOOD-EDGEWATER
46. Cynergi - 2700 N. Miami Ave.
47. Edgewater Lofts - 2200 NE 4th Ave.
48. Gallery Art - 333 NE 24th St.
49. Midblock - 3250 NE 1st St.
50. Midtown II (Mid-rise) - 3451 NE 1st Ave.
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54. Moon bay - 520 NE 29th St.
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62. The 1800 Club - 1800 N Bayshore Dr.

downtown miami     & BRICKELL - building by building
      THE REALITY IS:         62 BUILDINGS. 88% SOLD. ONLY 2,018 UNITS REMAIN.

*Representing Buildings Built From Mid 2005 through Dec. 31, 2009
While ISG strived to make the information in this Report as timely and accurate as possible, third party sources 
were used and ISG therefore makes no claims, promises, or guarantees about the accuracy, completeness, or 
adequacy of the contents of this Report and expressly disclaims liability for errors and omissions in its contents.

13

100% SOLD OUT

75%- 99% SOLD OUT

50%- 74% SOLD OUT

Under 50% SOLD OUT

Rental

29

3 4

5

9
6 78

10
11

13
14

15
12

16

18

17

20

21 22
2423

25
26 27

28

30

31

32 33

34

35

36

37

38

39

42
43

44
45

40 41 4846 47

50 5451 52 53 55

56 57 58 59 60 61

19

49

62

21

BRICKELL
1. 500 Brickell East - 500 Brickell Ave.
2. 500 Brickell West - 55 SE 6 St.
3. 1060 Brickell - 1050 Brickell Ave.
4. 1050 Brickell - 1060 Brickell Ave.
5. Asia Brickell Key - 900 Brickell Key Blvd.
6. Axis South - 79 SW 12 St.
7. Axis North - 1111 SW 1st Ave.
8. Brickell on the River North - 31 SE 5th St.
9. Brickell on the River South - 41 SE 5th St.
10. Brickell Station Villas - 100 SW 10th St.
11. Brickell View West - 1723 SW 2nd Ave.
12. Habitat One - 1701 SW 2nd Ave.
13. Icon Brickell Tower I - 465 Brickell Ave.
14. Icon Brickell Tower II - 495 Brickell Ave.
15. Infinity on Brickell Condo - 60 SW 13th St.
16. Latitude on the River - 185 SW 7th St.
17. Lofts on Brickell I - 1528 Brickell Ave.
18. Lofts on Brickell II - 1650 Biscayne Blvd.
19. Los Suenos De Brickell - 145 SW 11th St.
20. Neo Vertika - 690 SW 1st Ct.
21. One Plaza West Brickell - 1800 SW 1st Ave.
22. Park View Towers - 115 SW 11 St.
23. Plaza on Brickell North - 950 Brickell Bay Dr.
24. Plaza on Brickell South - 951 Brickell Bay Ave.
25. Solaris Condo Brickell Miami - 186 SE 12th Terr.
26. The Emerald Condo Brickell - 218 SE 14th St.
27. The Sail on Brickell - 170 SE 14th St.
28. Viceroy Icon Brickell - 485 Brickell Ave.
CENTRAL BUSINESS DISTRICT
29. 50 Biscayne - 50 Biscayne Blvd.
30. Capital Lofts - 117 NE 2nd St.
31. Epic West - 200 Biscayne Way
32. Vizcayne South - 253 NE 2nd St.
33. Vizcayne North - 244 Biscayne Blvd.
34. Flagler First Condo - 101 E. Flagler St.
35. Ivy Miami Condo - 90 SW 3rd St.
36. Met One Condo - 300 S. Biscayne Blvd.
37. Mint Condo - 92 SW 3rd St.
38. The Loft Downtown II - 133 NE 2nd Ave.
39. Wind by Neo - 350 S. Miami Ave.
MEDIA & ENTERTAINMENT
40. City 24 - 350 NE 24th St.
41. Opera Tower - 1750 N. Bayshore Dr.
PARK WEST
42. 900 Biscayne - 900 Biscayne Blvd.
43. Marina Blue - 888 Biscayne Blvd.
44. Marquis Condo - 1100 Biscayne Blvd.
45. Ten Museum Park - 1040 Biscayne Blvd.
WYNWOOD-EDGEWATER
46. Cynergi - 2700 N. Miami Ave.
47. Edgewater Lofts - 2200 NE 4th Ave.
48. Gallery Art - 333 NE 24th St.
49. Midblock - 3250 NE 1st St.
50. Midtown II (Mid-rise) - 3451 NE 1st Ave.
51. Midtown II (Mews) - 3449 NE 1st Ave.
52. Midtown II (High-rise) - 3470 E. Coast Ave.
53. Midtown IV  - 3301 NE 1st Ave.
54. Moon bay - 520 NE 29th St.
55. New Wave - 725 NE 22nd St.
56. Onyx on the Bay - 665 NE 25th St.
57. Palermo - 425 NE 30th St.
58. Paramount Bay - 2066 N Bayshore Dr.
59. Platinum - 480 NE 30 St.
60. Quantum on the Bay - 1900 N Bayshore Dr.
61. Star Lofts on the Bay - 712 NE 25th St.
62. The 1800 Club - 1800 N Bayshore Dr.



23

W
hi

le
 IS

G
 s

tr
iv

ed
 to

 m
ak

e 
th

e 
in

fo
rm

at
io

n 
in

 th
is

 R
ep

or
t a

s 
ti

m
el

y 
an

d 
ac

cu
ra

te
 a

s 
po

ss
ib

le
, t

hi
rd

 p
ar

ty
 s

ou
rc

es
 w

er
e 

us
ed

 a
nd

 IS
G

 
th

er
ef

or
e 

m
ak

es
 n

o 
cl

ai
m

s,
 p

ro
m

is
es

, o
r g

ua
ra

nt
ee

s 
ab

ou
t t

he
 a

cc
ur

ac
y,

 c
om

pl
et

en
es

s,
 o

r a
de

qu
ac

y 
of

 th
e 

co
nt

en
ts

 o
f t

hi
s 

Re
po

rt
 a

nd
 

ex
pr

es
sl

y 
di

sc
la

im
s 

lia
bi

lit
y 

fo
r e

rr
or

s 
an

d 
om

is
si

on
s 

in
 it

s 
co

nt
en

ts
.

2,
94

6 
U

ni
ts

 B
ui

lt
45

7 
U

n
it

s 
fo

r 
sa

le
 2

6 
BU

IL
D

IN
G

S*

H
A

LL
A

N
D

A
LE

 |
 H

O
LL

YW
O

O
D

2,
23

8 
U

ni
ts

 B
ui

lt
10

 U
n

it
s 

fo
r 

sa
le

9 
BU

IL
D

IN
G

S*

M
IA

M
I B

EA
C

H
 |

 S
O

UT
H

 B
EA

C
H

SU
N

N
Y 

IS
LE

S
2,

39
4 

U
ni

ts
 B

ui
lt

35
 U

n
it

s 
fo

r 
sa

le
11

 B
UI

LD
IN

G
S*

BA
L 

H
A

rB
O

Ur
72

5 
U

ni
ts

 B
ui

lt

90
 U

n
it

s 
fo

r 
sa

le
 2

 B
UI

LD
IN

G
S*

AV
EN

TU
rA

1,
69

8 
U

ni
ts

 B
ui

lt
16

 U
n

it
s 

fo
r 

sa
le

10
 B

UI
LD

IN
G

S*

17
,5

02
 U

ni
ts

 B
ui

lt
2,

01
8 

U
n

it
s 

fo
r 

sa
le

 6
2 

BU
IL

D
IN

G
S*

D
o

w
nt

o
w

n 
M

ia
m

i |
 B

ric
ke

ll W
hi

le
 IS

G
 s

tr
iv

ed
 to

 m
ak

e 
th

e 
in

fo
rm

at
io

n 
in

 th
is

 R
ep

or
t a

s 
ti

m
el

y 
an

d 
ac

cu
ra

te
 a

s 
po

ss
ib

le
, t

hi
rd

 p
ar

ty
 s

ou
rc

es
 w

er
e 

us
ed

 a
nd

 IS
G

 th
er

ef
or

e 
m

ak
es

 n
o 

cl
ai

m
s,

 p
ro

m
is

es
, o

r 
gu

ar
an

te
es

 a
bo

ut
 th

e 
ac

cu
ra

cy
, c

om
pl

et
en

es
s,

 o
r a

de
qu

ac
y 

of
 th

e 
co

nt
en

ts
 o

f t
hi

s 
Re

po
rt

 a
nd

 e
xp

re
ss

ly
 d

is
cl

ai
m

s 
lia

bi
lit

y 
fo

r e
rr

or
s 

an
d 

om
is

si
on

s 
in

 it
s 

co
nt

en
ts

.

G
rE

AT
Er

 F
O

rT
 L

A
UD

Er
D

A
LE

2,
23

8 
U

ni
ts

 B
ui

lt
96

 U
n

it
s 

fo
r 

sa
le

9 
BU

IL
D

IN
G

S*

910

7

12

1

2
3 45 6

8

1513

16
17

1914

18

20 21

22

23
24

25

26

7

9
10

11 22

1

2
3

4

5

6

8

12
13

14
15

16

17
18

19

20
21

2425

26 27

29

28

30
31

32

3334

3536 37
38

3940

41

424544

43
46

47 48

50

49

1

1
2

3
4

5
6

3

1 2

3 4

6 789

10

5

12

4
4

4

4

1

2

3

4

1

2

2

2

2

2
2

2

2

2

2

2

22

2

2

2

2

2

2

2

2

22

2

2

2

2

2

2

2
2

2

2

2

2

3

4

1514

remai



ni

ng
 s

ta
ndi

n
g 

in
ve

n 
tory


 de

v
elo

p
ed

 
si

nce
 2

00
5


