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Overview 
 

RATIONALE  

 

The 2009 Real Estate Forecast, commissioned by Florida-based Attorneysô Title Insurance Fund, was created to 

provide a snapshot of Floridaôs real estate outlook for 2009-2012. The forecast was created based on data from The 

Fund Real Estate Index and analysis from The Fundôs Chief Economist and Principal of Fishkind & Associates, 

Hank Fishkind, Ph.D. 

 

 

ABOUT THE FUND  
 

Attorneysô Title Insurance Fund, Inc. (The Fund), Floridaôs leading title insurance underwriter and title information 

provider, is in business to preserve and facilitate the real estate practices of its members in their protection of the 

public. 
 

In 2001, The Fund launched a concerted effort to educate Florida consumers on the home-buying and selling 

process.  The Education Campaign includes an informational Web site in English (www.myrealestatestory.com) and 

Spanish (www.estaesmihistoria.com). 

 

For more information, visit www.thefund.com. 

 

 

ABOUT THE FUND REAL ESTATE INDEX  

 

Recognizing the need for real estate data to help consumers make informed home-buying and selling decisions, and 

to help real estate professionals provide sound counsel to their clients, The Fund collaborated with Hank Fishkind to 

leverage its extensive online system of deed data for Florida counties to develop a Real Estate Index.  Fishkind 

provides independent analysis of data provided by The Fund. 

 

Measuring sales value and volume for single-family homes, condos and time shares throughout the state, The Fund 

Real Estate Index illustrates the dynamic real estate fluctuations on a county-specific basis. The reports are posted 

on local Real Estate Council Web sites and are updated monthly. 
 
 

ABOUT FISHKIND & ASSOCIATES, INC.  

 

Fishkind & Associates, Inc. is an economic and financial consultancy specializing in real estate analysis, market 

research, feasibility studies, fiscal impact assessments, financing, expert witness testimony, and Econocast, Florida's 

economic forecast. As one of Florida's premier economic consultants, Fishkind & Associates has extensive 

experience in economic and fiscal impact analysis, policy studies, forecasting and finance throughout Florida and 

the United States.  

 

Additionally, the firm is involved in key financial advisory roles to special districts, local governments, 

redevelopment agencies and real estate developments.   

 

 

METHODOLOGY FOR FORECASTS  

 

Fishkind & Associates, Inc. maintains macroeconometric models for all 67 Florida counties. The modeling system is 

a nonlinear, dynamic system of equations. The model is estimated from pooled time-series and cross section data 

using ordinary least squares regression techniques. Appropriate corrections are applied for serial and spatial 

autocorrelation.

http://www.estaesmihistoria.com/
http://www.thefund.com/


 

The 2009 Fund Real Estate Forecast ï Table of Contents  

Page 3 

Table of Contents 
 

SECTIONS 

 

Section One:  National Outlook 

Page 4  National Outlook 2009 - 2012  

 

 

Section Two:  How We Did: Forecast Results From Last Year 

Page 5  Actual vs. Forecasted  

 

    

Section Three:  Economic Forecasts by County 

Orlando MSA 

Page 7  Lake County 

    

Page 9  Orange County 

    

Page 12  Osceola County 

   

Page 14  Seminole County 

 

I -4 Corridor     

Page 17  Polk County 

    

Page 20  Sumter County 

 

East Florida 

Page 23  Volusia County 

    

Page 25  Flagler County 

    

Page 27  Brevard County 

 

Page 30  Indian River County 

 

Page 33  St. Lucie County 

 

Page 36  Martin County 

 

Page 38  Okeechobee County 

 

Southeast Florida 

Page 40  Broward County 

 

Page 42  Miami-Dade County 

 

Page 45  Palm Beach County 

 

Southwest Florida 

Page 47  Charlotte County 

 

Page 50  Collier County 

 

Page 53  DeSoto County 

 

Page 55  Hendry County 

 

Page 57   Lee County 

 

Page 59  Manatee County 

 

Page 61  Sarasota County 

 

Page 63  Monroe County 

 

Tampa MSA 

Page 65  Hernando County 

 

Page 67  Hillsborough County 

 

Page 70  Pasco County 

 

Page 72  Pinellas County 

 

North Florida  

Page 74  Alachua County 

 

Page 76  Marion County 

 

Page 78  Escambia County 

 

Page 80  Santa Rosa County 

 

Page 82  Leon County 

 

Section Four:  FAQ 

Page 84  Frequently asked questions



 

The 2009 Fund Real Estate Forecast ï National Economic Forecast  

Page 4 

National Economic 
Forecast  
 
The U.S. economy is contracting at its worst rate 

since the Great Depression.  The collapse of the 

collateralized mortgage-backed securities market in 

August 2007 devolved into a banking market 

contraction, which by September 15, 2008 resulted in 

a full-scale financial panic with the collapse of 

Lehman Brothers.  Since then concerted actions by 

central banks and treasury departments across the 

globe have stemmed the crisis, but a great deal of 

damage was done.  The results are a debilitated 

global banking system and the worst credit crunch 

since the early 1980s, but this time with low interest 

rates. 

 

Looking at the data for payroll employment, it is 

clear that the U.S. economy had fallen into recession 

in December 2007 when employment began falling 

(see Figure US1). 
 

Figure US1. Growth in Payroll Employment 

 
 

The recession is focused in finance and on the 

household sector.  Falling employment has brought 

with it falling household incomes.  Home prices have 

declined, and stock prices plummeted.  As a result, 

more than $11 trillion in household wealth has been 

destroyed.  Households have cut back sharply on 

purchases, particularly for automobiles and housing-

related durable goods.  This creates further negative 

feedback loops deepening the recession. 

 

In response, the Federal Reserve has pushed the 

federal funds rate to just 1 percent with additional 

cuts likely.  Congress and President-elect Barack 

Obama propose, and will likely pass, another greatly-

expanded stimulus package.  These actions will 

produce a recovery in late 2009.  However, the 

trajectory will be modest at first as households 

rebuild their balance sheets.  Figure US2 documents 

the forecast. 

 

Figure US2. Growth in Real GDP and Inflation 
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Unfortunately, there are significant consequences to 

the policies that are necessary to avoid a deeper 

recession, or worse.  Flooding the economy with 

liquidity and stimulating the economy with record-

setting deficit spending will put pressure on prices 

and interest rates when the economy begins 

expanding at a normal pace in 2011.  It will be 

virtually impossible for congress and the president to 

pull spending back under control and thereby reduce 

the deficit as fast as they were able to expand 

spending and the deficit.  Consequently, prices will 

escalate, forcing the Fed to raise rates.  Furthermore, 

reducing federal spending, while necessary, also 

causes growth to slow as Figure US2 shows. 

 

Figure US3 displays the trajectory for interest rates.  

After touching historic lows this year, which will 

continue into 2009, the Fed will begin to raise the 

federal fundôs rate slowly at first and then more 

vigorously.  At first, both the 10-year bond and 

mortgage rates will rise in step with the fund rate.  

However, once markets realize that the Fed and the 

Congress are serious about containing the deficit and 

inflation, these longer term rates will rise more 

slowly. 
 

Figure US3. Interest Rates 
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How We Did: Forecast Results From Last Year 
 

ACTUAL VS. FORECASTED 
In partnership with Attorneysô Title Insurance Fund, Inc., Fishkind & Associates developed three forecast scenarios 

as part of the 2008 Fund Real Estate Forecast report titled, Low, Medium, and High.  

 

LOW SCENARIO 
When comparing actual 2008 numbers to the Low Scenario figures for total units closed in Florida, projections were 

42 percent higher than actual market performance. These projections estimated a total of 320,608 units closed, while 

the actual total was 225,810 units closed.  

 

Breaking the data down further into specific categories reveals that the Low Scenario projection for the new single-

family market deviated from the actual numbers more than the other two scenarios (see Figure 1). The Low Scenario 

projection for existing condominiums was the closest to actual figures - a difference of only 10,482 units.  

 
 

Figure 1. Low Scenario: Actual vs. Forecasted for State of Florida in 2008 

PRODUCT TYPE PROJECTED ACTUAL  DIFFERENCE 

New Single-Family Homes 46,991 27,440 19,551 

Existing Single-Family Homes 186,472 135,228 51,244 
New Condominiums 37,204 23,683 13,521 
Existing Condominiums 49,941 39,459 10,482 

    

Total Units 320,608 225,810 94,798 

 
 

MEDIUM AND HIGH SCENARIOS   
Figure 2 shows the total number of units projected to close in the Medium Scenario was 337,193 - a 111,383 unit 

difference from the actual figure.  
 

 

Figure 2. Medium Scenario: Actual vs. Forecasted for State of Florida in 2008 

PRODUCT TYPE PROJECTED ACTUAL  DIFFERENCE 

New Single-Family Homes 49,971  27,440  22,531  

Existing Single-Family Homes 195,138  135,228  59,910  
New Condominiums 40,699  23,683  17,016  
Existing Condominiums 51,386  39,459  11,927  

    

Total Units 337,193  225,810  111,383  

 

 

Figure 3 shows that the total number of units projected to close in the Medium Scenario was 368,569 - a 142,759 

unit difference from the actual figure.  

 
 

Figure 3. High Scenario: Actual vs. Forecasted for State of Florida in 2008 

PRODUCT TYPE PROJECTED ACTUAL  DIFFERENCE 

New Single-Family Homes 56,530  27,440  29,090  

Existing Single-Family Homes 215,004  135,228  79,776  
New Condominiums 44,204  23,683  20,521  
Existing Condominiums 52,832  39,459  13,373  

    

Total Units 368,569  225,810  142,759  
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Overall, the 2008 predictions for the performance of Floridaôs housing markets represented an overly optimistic 

view of the market.  

 

The original expectation was to see, respectively, 7 percent and 13 percent increases in market performance for both 

the new and existing single-family homes markets.  

 

The economic downturn and collapse of the collateralized mortgage-backed securities market, however, resulted in 

41 percent and 22 percent fewer new and existing home sales across the state. 

 

Although the predictions were substantially more optimistic than actual market performance, the events of the past 

12 months have yielded valuable economic information about the viability of new market instruments such as credit 

default swaps and no document mortgages that were previously unavailable.  

 

Taking the new information into account, we are confident in our revised projections for 2009 and 2010, presented 

on the following pages. 

 
 

-  Hank Fishkind, PhD 

   Fishkind & Associates   
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Economic Forecasts  
by County 
 

LAKE COUNTY  
 

Growth has decelerated over the past several years in 

Lake County and has now stabilized at lower levels.  

There will be limited, if any, improvement overall in 

2009 (see Figure 1).  Population growth peaked in 

2006 with more than 13,000 new residents. 

Employment growth reached its highest point in 2004 

with around 6,000 jobs created.  
 

Figure 1. Growth in Population and Employment 
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After speculative investing in the real estate market 

between 2003 and 2005 in the Lake County market, 

there remains an excessive amount of available new 

homes. This excess inventory is exacerbated by a 

decline in demand as shown in household growth 

(see Figure 2).  
 

Figure 2. Household Growth to Housing Starts 
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The contraction in housing starts is illustrated in 

Figure 3. Housing starts peaked in 2005 with around 

6,000 units started. The drop, which began in 2006, 

was primarily caused by an excess supply of 

inventory from the years before, and a weakening in 

demand for homes.  Starts collapsed in 2007, but a 

further weakening in demand during 2008 now has 

negative implications for 2009 starts.  
 

Figure 3. Housing Starts 
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For new single-family home sales, the market likely 

bottomed out in 2008 (see Figure 4), barring an 

ongoing credit crisis. In 2008, there were around 

1,000 new homes closed. This is a substantial cut in 

the market, which peaked in 2005 with more than 

5,000 new homes closed. For Lake County new 

single-family home prices, the forecast calls for 

limited but further weakness in 2009, consistent with 

2004 pricing.  
 

Figure 4: New Single-Family Units Closed 

Lake County
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The market for existing single-family homes is weak. 

2008 saw only around 3,000 homes sold. Figure 5 

illustrates a temporary rebound in the existing single-

family market for 2009.  The average price of an 

existing single-family home fell below $200,000 

during 2008, with further declines of 15 percent 

forecasted.  
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Figure 5: Existing Single-Family Units Closed 

Lake County
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The Lake County condominium market is small ï 

with only 40 or so new condominium closings in both 

2006 and 2007. With average prices falling 50 

percent since 2006 (see Figure 6), sales nearly 

doubled in 2008. This lower pricing will keep volume 

near 70 units per year through 2012. 
 

Figure 6. New Condominiums Closed 

Lake County
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The existing condominium market experienced 

record closings in 2005, with around 300 

condominiums sold (see Figure 7). The market has 

fallen by two-thirds since 2006 and very limited 

improvement is expected in 2009. The average price 

of an existing condominium sold will likely fall 

another 20 percent in 2009 to around $120,000. 

Figure 7 illustrates the projections for both units 

closed and average price for the Lake County 

existing condominium market.  

  
 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 7. Existing Condominiums Closed 

Lake County
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New 

Single-Family 
Existing 

Single-Family 

Year Closings Avg. Price Closings Avg. Price 

2000 2,169 133,573 3,279 107,353 

2001 2,515 147,061 3,435 110,620 

2002 2,510 152,735 4,195 120,557 

2003 3,531 157,652 5,098 135,175 

2004 4,482 210,840 6,771 157,564 

2005 5,135 260,544 8,728 238,108 

2006 4,143 261,236 5,970 229,692 

2007 2,119 280,088 3,646 229,156 

2008 1,164 227,409 3,095 195,466 

2009 2,213 212,459 4,691 164,068 

2010 2,381 221,039 3,539 170,147 

2011 2,127 229,620 3,187 176,226 

2012 2,042 238,200 3,070 182,306 

 

 
New 

Condominium 
Existing 

Condominium 

Year Closings Avg. Price Year Closings 

2000 28 153,657 115 88,592 

2001 19 188,610 112 82,927 

2002 14 170,171 148 86,173 

2003 10 98,120 178 96,884 

2004 14 115,300 257 103,951 

2005 24 249,945 290 126,286 

2006 41 364,419 220 144,718 

2007 39 221,984 105 144,883 

2008 77 143,500 79 148,062 

2009 64 155,291 121 116,451 

2010 66 168,458 126 119,654 

2011 66 171,625 116 122,858 

2012 66 174,792 112 126,061 
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Economic Forecasts  
by County 
 

ORANGE COUNTY  
 

The pace of economic activity in Orange County 

peaked in 2005 and 2006 and has slowed since then 

(see Figure 8).  Surging construction activity 

combined with buoyant tourism propelled 

employment growth above 30,000 in 2005 and 

population growth peaked just above 35,000 in 2006. 
 

Figure 8. Growth in Population and Employment 
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The slowdown in residential construction activity, 

combined with high and rising oil prices, turmoil in 

the financial markets and a weaker national economy, 

explain the slower pace of growth in Orange County 

through 2008, which will carry over into 2009.  

However, even at the low point in 2009 Orange 

Countyôs population will grow by more than 15,000. 

By contrast, the national recession and construction 

weakness has led to a sharp decline in employment, 

losing approximately 5,000 jobs in 2008 and 

expectations for an additional loss of 3,000 in 2009.   

The momentum picks up post recession in 2011 as 

the national economy reaccelerates. 
 

Between 2003 and 2005, Orange County experienced 

very little speculative excess in its residential housing 

markets.  As Figure 9 shows, housing starts remained 

in line with the growth in new households.  

Downshift in demand was matched by the contraction 

in housing starts allowing the market to retain 

equilibrium. 

 
 

 

 

 

 

 

Figure 9. Household Growth Compared to Housing Starts 
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The contraction in housing starts is illustrated in 

Figure 10.  Starts peaked somewhat higher than new 

households at more than 14,000 in 2005. However, 

starts dropped sharply in 2006 through 2008, and the 

excess inventory was quickly absorbed.  This will set 

the stage for an improvement in starts in 2009 and 

2010, albeit to lower-but-sustainable levels, as 

compared with 2004 and 2005. 
 

Figure 10. Housing Starts 
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New home closings have slipped from their three-

year peak of 8,400 units (2004-2006) to an estimated 

5,500 closings in 2007 (see Figure 11). Closing 

volumes fell even more dramatically in 2008 to 

around 2,500 units. No improvements will be seen in 

these levels by 2012 due to weak demand.  Home 

prices rose sharply from 2000 to 2006 at a pace that 

could not be sustained, with average prices flattening 

during 2007 and falling 15 percent in 2008. Home 

prices are projected to recover gradually through 

2012. 
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Figure 11. New Single-Family Units Closed 

Orange County
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The market for existing homes bottomed out during 

2008, with closings more than 17,000 units off their 

2005 peak of 25,500. A small gain in 2009 followed 

by marginal growth in closings through 2012 is 

expected. Prices will be marginally improved through 

2012 as Figure 12 shows. Orange Countyôs housing 

market remains among the strongest in Florida. 
 

Figure 12. Existing Single-Family Units Closed 

Orange County
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Similar to the rest of the state, Orange Countyôs 

condominium market is the softest part of the 

housing market. Exacerbated by a historically large 

speculative inventory, closing volume for new 

condominiums continues to decline through the 

forecast horizon. Continued declines in demand also 

mean flat prices as Figure 13 shows.  New condo 

prices have been able to hold up because of the 

discontinuation of low-price, new-unit conversions. 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 13. New Condominiums Closed 

Orange County
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Closing volume for existing condominiums shot up in 

2003 through 2005, peaking at more than 3,000 

closings.  This speculative fever could not be 

maintained and closing volume has since fallen.  

There will be little improvement over the forecast 

horizon as closings and prices stabilize at their 

historical lower levels. 
 

Figure 14. Existing Condominiums Closed 

OrangeCounty
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New 

Single-Family 
Existing 

Single-Family 

Year Closings Avg. Price Closings Avg. Price 

2000 5,215 167,875 15,388 142,252 

2001 5,623 202,987 15,703 152,965 

2002 6,361 207,331 16,387 161,327 

2003 6,872 220,242 20,087 178,380 

2004 8,225 236,381 22,121 206,810 

2005 8,371 278,570 25,574 264,864 

2006 8,253 349,339 19,363 305,628 

2007 5,572 347,177 11,288 314,170 

2008 2,533 298,912 7,965 285,640 

2009 2,659 301,549 9,640 216,239 

2010 2,751 315,711 10,140 224,341 

2011 2,474 329,874 10,072 232,444 

2012 2,382 344,036 10,716 240,547 
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New 

Condominium 
Existing 

Condominium 

Year Closings Avg. Price Closings Avg. Price 

2000 650 112,525 1,322 87,631 

2001 322 150,907 1,459 93,887 

2002 204 208,360 1,749 98,583 

2003 513 165,411 2,010 105,833 

2004 929 216,113 2,366 119,275 

2005 6,152 202,578 3,230 154,088 

2006 9,904 217,049 2,602 189,806 

2007 6,549 239,152 1,519 190,554 

2008 2,363 264,817 1,084 169,378 

2009 1,436 267,885 1,333 116,426 

2010 1,322 270,005 1,368 119,032 

2011 1,287 277,124 1,196 121,639 

2012 1,276 274,244 1,138 124,245 
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Economic Forecasts  
by County 
 

OSCEOLA COUNTY 
 

After a short-term peak in 2006, the growth trajectory 

of Osceola County will continue to decelerate 

through 2009 (see Figure 15). Population growth 

peaked in 2006, with more than 20,000 new 

residents. Employment growth reached its highest 

point in 2005, with around 5,800 jobs created.   

Stable growth is expected through 2011 at half these 

levels. 
 

Figure 15. Growth in Population and Employment 
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Speculative investing in the real estate market 

occurred between 2004 and 2005 in the Osceola 

County market (see Figure 16). This resulted in an 

excessive amount of new homes in the market, which 

will temporary slowdown the housing market. As 

Figure 16 shows, a drop in household growth 

occurred between 2006 and 2008, and this low 

growth will continue through 2012.  
 

Figure 16. Household Growth to Housing Starts 
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The contraction in housing starts is illustrated in 

Figure 17. Housing starts peaked in 2005 with more 

than 8,000 units started. The drop, which began in 

2006, was primarily caused by an excess supply of 

inventory from the years before and a weakening in 

demand for homes. Starts have fallen further through 

2008.  Stable but low levels (generally under 4,000 

units) will continue through 2011. 
 

Figure 17. Housing Starts 
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Figure 18 shows that new single-family homes 

bottomed out in this market in 2008. This year, only 

1,400 new homes closed. This is a dramatic 

difference compared with 2005 when almost 5,000 

homes closed. The average price of a new single-

family unit will remain flat through 2009, with up to 

15 percent improvement by 2012. 
  

Figure 18: New Single-Family Units Closed 

Osceola County
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In the existing single-family home market (see Figure 

19), closings also fell through 2008. Continued low 

sales are forecasted.  The average price of an existing 

single-family home has fallen below $200,000 and 

will remain there through 2012.  
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Figure 19:  Existing Single-Family Units Closed 

Osceola County

Existing Single-Family

$0

$100,000

$200,000

$300,000

20
00

20
01

20
02

20
03

20
04

20
05

20
06

20
07

20
08

20
09

20
10

20
11

20
12

0

2,000

4,000

6,000

8,000

10,000

12,000

Price Volume

 
 

At its highest year in 2006, the Osceola County 

market closed 2,408 new condominiums. These 

projections (see Figure 20) estimate low-but 

historically-sustainable sales in the condominium 

market through 2012, with nearly 150 units annually. 

Figure 20 also illustrates the average price for new 

condominiums, which is under $200,000.  
 

Figure 20. New Condominiums Closed 
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The existing condominium market experienced 

record closings in 2005, with around 750 

condominiums sold (Figure 21). The market 

continues to fall. Declining levels to nearly 100 units 

per year are forecasted through 2012.  The average 

price of an existing condominium sold in 2009 will 

be around $180,000, with further declines expected. 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 21. Existing Condominiums Closed 

Osceola County
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New 

Single-Family 
Existing 

Single-Family 

Year Closings Avg. Price Closings Avg. Price 

2000 1,812 154,229 3,759 112,815 

2001 1,975 175,591 4,081 125,210 

2002 2,170 165,511 4,731 127,984 

2003 2,681 190,852 6,363 145,118 

2004 3,742 211,353 7,724 176,920 

2005 4,948 258,794 9,708 231,272 

2006 4,492 307,664 6,937 269,747 

2007 3,078 305,215 3,456 280,820 

2008 1,420 264,210 2,531 227,943 

2009 1,651 252,273 3,750 176,406 

2010 1,597 263,100 3,040 183,330 

2011 1,428 273,927 3,018 190,253 

2012 1,371 284,754 2,845 197,177 

 

 
New 

Condominium 
Existing 

Condominium 

Year Closings Avg. Price Closings Avg. Price 

2000 144 101,947 144 74,481 

2001 218 113,643 160 81,282 

2002 132 136,858 190 88,921 

2003 281 189,879 283 92,321 

2004 577 134,081 558 117,311 

2005 2,257 191,703 738 176,914 

2006 2,408 249,799 668 218,689 

2007 1,903 287,909 349 219,696 

2008 623 294,541 216 183,473 

2009 227 176,393 235 179,020 

2010 129 172,852 156 164,586 

2011 100 179,312 132 160,152 

2012 90 185,772 124 165,718 
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Economic Forecasts  
by County 
 

SEMINOLE COUNTY  
 

The pace of economic activity in Seminole County 

peaked in 2005 and 2006, and has since decelerated 

(see Figure 22). The strong economy propelled 

employment growth above 14,000 in 2005 and 

induced population growth by 9,000 in 2006. 
 

Figure 22. Growth in Population and Employment 
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The slowdown in residential construction and a 

weaker national economy explain the slower pace of 

growth in Seminole County since those peaks.  

Seminole County is also nearing buildout, which will 

further limit recovery in population growth levels.  In 

2009, Seminole Countyôs population will grow by 

less than 4,000, and, with no new jobs generated in 

2008, slower growth is expected through 2011. 

 

Seminole County experienced very little speculative 

excess in its residential housing market.  As Figure 

23 shows, housing starts remained in line with the 

growth in new households.  The downshift in demand 

was matched by the contraction in housing starts, 

allowing the market to retain equilibrium. 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 23. Household Growth Compared to Housing Starts 
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The contraction in housing starts is illustrated in 

Figure 24.  Starts peaked at 5,000 in 2006 and 

dropped to 1,400 in 2008. With the economy in 

recession, starts are not expected to reach levels 

above 2,000 until 2012.  
 

Figure 24. Housing Starts 
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New home closings slipped from their peak of 2,674 

units in 2005 to an estimated 1,000 closings in 2008 

(see Figure 25). Closing volumes, however, will 

likely improve and stabilize near 2,500 units by 2012. 

Home prices are projected to improve as new home 

supply dwindles and buildout is reached.   
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Figure 25. New Single-Family Units Closed 

Seminole County
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The market for existing homes has reached bottom 

and will remain there through 2012. Forecasted 

closings of 3,000 units are well off their 2005 peak of 

nearly 10,000 units. Prices will be flat at $260,000 

through 2012. 
 

Figure 26. Existing Single-Family Units Closed 

Seminole County

Existing Single-Family

$0

$100,000

$200,000

$300,000

$400,000

20
00

20
01

20
02

20
03

20
04

20
05

20
06

20
07

20
08

20
09

20
10

20
11

20
12

0

2,000

4,000

6,000

8,000

10,000

12,000

Price Volume

 
 

After amazing sales growth in 2006, the new 

condominium market has enough surplus inventory 

to drag the market down for several more years. 

Continued declines in demand also mean flat prices 

as Figure 27 shows. 
 

Figure 27. New Condominiums Closed 

Seminole County

New Condominium

$0

$100,000

$200,000

$300,000

20
00

20
01

20
02

20
03

20
04

20
05

20
06

20
07

20
08

20
09

20
10

20
11

20
12

0

500

1,000

1,500

2,000

2,500

Price Volume

 
 

 

Closing volume for existing condominiums shot up, 

peaking to more than 800 closings in 2005. 

Speculative fever, however, could not be sustained 

and sales fell to fewer than 200 in 2008.  There will 

be little improvement over the forecast horizon as 

closings drop to new sustainable lows (see Figure 

28). 
 

Figure 28. Existing Condominiums Closed 

Seminole County
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New 

Single-Family 
Existing 

Single-Family 

Year Closings Avg. Price Closings Avg. Price 

2000 1,972  194,079  7,513  144,888  

2001 1,720  216,959  6,932  157,955  

2002 1,471  214,681  7,129  173,698  

2003 1,837  237,320  8,505  185,163  

2004 2,346  244,654  8,792  208,318  

2005 2,674  291,031  9,823  262,136  

2006 1,979  308,045  6,660  299,322  

2007 1,596  301,378  4,688  301,650  

2008 1,015  267,848  3,309  279,682  

2009 1,702  350,696  3,984  257,271  

2010 1,799  368,562  3,066  266,107  

2011 1,768  386,427  3,786  259,942  

2012 1,757  404,293  3,693  253,778  
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New 

Condominium 
Existing 

Condominium 

Year Closings Avg. Price Closings Avg. Price 

2000 59 108,220 434 85,262 

2001 60 109,178 500 81,231 

2002 113 133,464 510 88,147 

2003 77 135,285 615 94,627 

2004 231 149,076 689 107,154 

2005 387 167,582 821 139,423 

2006 2,229 169,265 556 166,421 

2007 1,834 201,127 333 169,524 

2008 427 208,007 181 139,409 

2009 187 204,232 270 115,138 

2010 167 205,343 234 118,644 

2011 161 206,455 293 122,151 

2012 159 207,567 279 125,657 
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Economic Forecasts  
by County 
 
POLK COUNTY  
 

After strong growth in 2006, employment and 

population growth in Polk County have decelerated 

(see Figure 29). Population growth peaked in 2006 

with more than 23,000 new residents. Employment 

growth reached its highest point in 2005 with around 

13,000 jobs created.   Job losses in excess of 11,000 

in 2008 accompanied slower population growth of 

about 5,000 new residents, and limited improvement 

is expected until 2011. 
 

Figure 29. Growth in Population and Employment 
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Like other Florida counties, the Polk County market 

suffers from the severe speculation that took place 

during the housing bubble. The result is an excessive 

amount of new homes in the market, which coupled 

with a slowdown in demand, will sink markets to 

recessionary lows. Also, problematic macroeconomic 

variables (i.e. high interest rates, a weak dollar, high 

gas prices, etc.) will contribute to the continued 

surplus of housing illustrated in Figure 30.  

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 30. Household Growth to Housing Starts 
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The contraction in housing starts is illustrated in 

Figure 31. Housing starts peaked in 2005 with more 

than 10,000 units started.  Plagued with speculation, 

the 80 percent contraction lasts through 2008. Market 

recovery will be very gradual, nearly reaching 2003 

levels by 2012.   
 

Figure 31.  Housing Starts 
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For new single-family home sales, the market 

reached bottom in 2008 with some 2,000 new homes 

sold. This is a significant difference when compared 

to 2005 when almost 7,000 new single-family units 

were sold (see Figure 32). New single-family unit 

prices will decline by 20 percent through 2009, down 

from their peak in 2006,, and will improve from 

$250,000 to nearly $275,000 by 2012.  
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Figure 32: New Single-Family Units Closed 

Polk County
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Much like single-family homes, the existing-family 

home market collapsed during the 2007-2008 period. 

The market will not rebound in any substantial 

manner through 2012 (see Figure 33). Existing sales 

will remain at these low-but-sustainable levels 

through 2012, and average prices for existing single-

family homes will fall through 2009 from its peak of 

$200,000 to $145,000. Modest price improvement is 

expected thereafter through 2012.  
 

Figure 33:  Existing Single-Family Units Closed 

Polk County
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At its peak in 2005, there were 550 new 

condominiums closed in Polk County. As the housing 

bubble deflates, these levels will fall to historically-

sustainable lows of fewer than 100 units per year. 

Average prices will slip to $185,000 through the end 

of the forecast. Figure 34 illustrates both units closed 

and average prices for the new condominium market.  

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 34. New Condominiums Closed 

Polk County
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For the forecast period (illustrated in Figure 35), the 

existing condominium market will not recover to 

ñbubbleò levels. For the entire forecast horizon 

through 2012?, around 250 condominium closings 

are estimated to occur annually. Due to the sale of a 

few unusually high-priced units, the average price of 

an existing condominium sold in 2008 was around 

$500,000. These levels are not sustainable over the 

long-term. 
 

Figure 35. Existing Condominiums Closed 

Polk County
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New 

Single-Family 
Existing 

Single-Family 

Year Closings Avg. Price Closings Avg. Price 

2000 1,850  142,063  5,976  99,819  

2001 2,248  142,636  6,214  108,406  

2002 2,487  145,327  7,160  121,621  

2003 3,676  166,946  8,553  125,947  

2004 4,522  190,802  10,758  147,115  

2005 6,725  207,589  15,636  176,436  

2006 6,983  301,500  12,999  201,828  

2007 3,635  281,287  7,315  189,420  

2008 2,077  247,637  5,291  181,316  

2009 2,066  239,968  6,947  145,115  

2010 2,026  251,274  5,210  149,832  

2011 2,099  262,580  5,181  154,549  

2012 2,024  273,886  5,004  159,266  

 

 
New 

Condominium 
Existing 

Condominium 

Year Closings Avg. Price Closings Avg. Price 

2000 50 79,464 205 328,381 

2001 56 102,007 231 381,753 

2002 17 133,847 316 76,099 

2003 137 162,533 331 80,043 

2004 268 169,531 496 91,732 

2005 550 177,583 684 114,679 

2006 342 193,584 532 131,697 

2007 267 227,474 309 132,501 

2008 153 178,486 239 496,511 

2009 106 182,272 266 88,955 

2010 81 184,003 246 90,155 

2011 73 186,734 225 91,355 

2012 70 186,464 218 92,555 
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Economic Forecasts  
by County 
 

SUMTER COUNTY  
 

After strong growth the past several years, flat 

employment and population growth in Sumter 

County are expected through 2011 (see Figure 36). 

Population growth peaked in 2006 with more than 

8,000 new residents. Employment growth reached its 

highest point in 2005 with around 4,000 jobs created.  

This large population and job growth were driven 

almost exclusively by The Villages, one of the 

nationôs largest self-contained active adult master-

planned communities.   
 

Figure 36. Growth in Population and Employment 
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Between 2003 and 2006 the volume of new homes 

within Sumter County vastly outpaced household 

growth.  As a result, a significant surplus inventory of 

homes remains.  While future household growth in 

relation to housing unit starts is expected to equalize, 

a surplus inventory of homes is anticipated through 

2012 (see Figure 37). 
 

Figure 37. Household Growth to Housing Starts 
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At its highest point in 2005, housing starts peaked at 

approximately 4,500 units started, largely within The 

Villages. Unfortunately, this amount of starts is not 

sustainable and a contraction is not only expected but 

necessary. The contraction in housing starts is 

illustrated in Figure 38. The effect of the contraction 

will be for the market to move towards equilibrium, 

which is expected to occur by 2009. An increase in 

annual starts is anticipated for 2010 through 2012. 

(Multi -family starts have averaged fewer than 10 

units per year; therefore, they are not visible in the 

chart below). 
 

Figure 38.  Housing Starts 
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New single-family home closings slipped from their 

peak of 4,425 units in 2005 to an estimated 1,746 

closings in 2008 (see Figure 39). Closing volumes for 

new single-family homes are expected to rebound in 

2009 with continued modest growth through 2012. 

Home prices are also believed to have bottomed out 

in 2008 at an average price of $236,873 with 

expected growth through 2012 of 3.35 percent 

annually.  
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Figure 39. New Single-Family Units Closed 

Sumter County
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The existing single-family market also peaked in 

2005 at 1,798 closings.  In 2008, the volume of 

closings fell to a five-year low of 940 units.  Annual 

growth moving forward is expected to be flat in 2009 

with modest growth through 2012.  Existing single-

family home prices have fallen 17 percent since their 

high in 2006.  The average home price in 2008 was 

$214,438, And home prices are expected to continue 

to decline through 2009 before rebounding strongly 

in 2011 and 2012.  Figure 40 illustrates both units 

closed and average prices for the existing single-

family market.  
 

Figure 40. Existing Single-Family Units Closed 

Sumter County
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Prior to 2006, the Sumter County new condominium 

market was very limited. In 2006, the market closed 

131 new condominiums. As illustrated in Figure 41, 

this growth decelerated greatly in 2007 and is 

expected to remain relatively low through 2012.  

 
 

 

 

 

 

 

 

 

 

 

 

 

Figure 41. New Condominiums Closed 

Sumter County
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The existing condominium market has been very 

limited as well (see Figure 42). In 2005, a record high 

of 21 existing units were closed, however, that 

number is expected to remain below 10 through 

2012. Average existing condominium home prices 

are expected to remain below $150,000 through 

2012. 
 

Figure 42. Existing Condominiums Closed 

Sumter County
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New 

Single-Family 
Existing 

Single-Family 

Year Closings Avg. Price Closings Avg. Price 

2000 1,570 148,768 531 110,521 

2001 1,584 166,557 637 120,923 

2002 557 199,761 825 137,196 

2003 829 157,046 919 146,542 

2004 3,222 197,399 1,257 159,456 

2005 4,425 230,116 1,798 191,577 

2006 3,925 255,902 1,360 258,134 

2007 2,590 256,226 1,280 229,482 

2008 1,746 236,873 940 214,385 

2009 2,372 240,747 943 203,597 

2010 2,482 250,567 1,044 213,438 

2011 2,592 260,386 1,145 223,278 

2012 2,701 270,205 1,246 233,118 
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New 

Condominium 
Existing 

Condominium 

Year Closings Avg. Price Closings Avg. Price 

2000 2 210,000 1 70,000 

2001 0 0 0 0 

2002 0 0 1 65,000 

2003 0 0 6 81,100 

2004 0 0 2 120,000 

2005 0 0 21 79,138 

2006 131 370,567 11 82,918 

2007 28 194,814 4 85,250 

2008 7 131,486 3 152,667 

2009 10 129,522 5 116,642 

2010 10 130,982 5 123,287 

2011 12 132,441 5 129,931 

2012 12 133,900 5 136,575 
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VOLUSIA COUNTY  
 

After strong growth in the past several years, 

deceleration of employment and population growth 

are expected in Volusia County (see Figure 43). 

Population growth peaked in 2004 with more than 

13,400 new residents, and employment growth 

reached its highest point in 2005 with around 8,000 

jobs created.  
 

Figure 43. Growth in Population and Employment 
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Like other Florida counties, the Volusia County 

market suffered from speculation in the housing 

market in 2005. This resulted in an excessive amount 

of new homes in the market, which will temporarily 

slow down the housing market. Since the slowdown 

is only short-term, by 2009 the market will stabilize 

as the ratio between housing starts and household 

growth will be close to one (see Figure 44). 
 

Figure 44. Household Growth to Housing Starts 
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At its highest point in 2005, housing starts peaked at 

around 6,600 units started. Unfortunately, this 

amount of starts wasnôt sustainable, and a contraction 

was not only expected but necessary. The contraction 

in housing starts is illustrated in Figure 45. The effect 

of the contraction will be for the market to move 

toward equilibrium and is expected to occur by 2009. 

This move to equilibrium, however, will result in far 

fewer starts than the boom years.  
 

Figure 45. Housing Starts 
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For new single-family homes, it is expected the 

market will continue its slide through the forecast 

horizon. In 2009, 600 new homes are forecasted to be 

sold. This is a significant decline when compared to 

2005, which saw around 2,000 new homes sold (see 

Figure 46). The average closing price of a new 

single-family unit is expected to reach $260,000 by 

2012.  
 

Figure 46: New Single-Family Units Closed 

Volusia County
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An acceleration of the existing single-family market 

should occur in 2009. However, unlike prior years of 

growth, the acceleration will be short-lived. For 2009 

and 2010, the number of units closed will experience 

no growth. As for the average price of an existing 

single-family home in those years, an estimate of 

$200,000 (see Figure 47) is projected. 
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Figure 47:  Existing Single-Family Units Closed 

Volusia County
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At its highest year in 2006, the Volusia County 

market closed more than 1,200 new condominiums. 

The forecast for 2009 is for around 471 new 

condominiums to close (see Figure 48), which will be 

back to 2002 levels.  For the foreseeable future, the 

new condominium market is forecasted to remain 

stagnate.  Average prices are expected to continue to 

hover around $400,000 through the end of the 

forecasted period.  
 

Figure 48. New Condominiums Closed 

Volusia County
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The existing condominium market will bottom out by 

2008 ï with growth in the existing condominium 

market returning to the 2001 levels of 900 units by 

2010. The average price of an existing condominium 

sold in 2009 will be around $210,000. Figure 49 

illustrates both units closed and average prices for the 

existing condominium market. 
  

 

 

 

 

 

 

 

 

 

 

 

 

Figure 49.  Existing Condominiums Closed 

Volusia County

Existing Condominium
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New 

Single-Family 
Existing 

Single-Family 

Year Closings Avg. Price Closings Avg. Price 

2000 1,080 140,102 9,714 106,266 

2001 1,113 149,554 9,981 126,863 

2002 1,317 180,235 10,940 128,589 

2003 1,848 171,598 12,400 140,339 

2004 1,897 193,978 13,421 165,820 

2005 2,024 237,473 16,247 203,443 

2006 1,763 291,593 9,863 221,747 

2007 1,015 268,463 5,990 219,560 

2008 792 229,812 4,744 190,436 

2009 598 231,832 6,717 177,159 

2010 550 241,732 6,584 183,963 

2011 543 251,632 5,934 190,766 

2012 508 261,532 5,717 197,570 

 

 
New 

Condominium 
Existing 

Condominium 

Year Closings Avg. Price Closings Avg. Price 

2000 233 151,273 947 140,715 

2001 413 196,013 913 148,064 

2002 473 251,769 1,042 167,100 

2003 697 253,784 1,216 198,759 

2004 740 275,285 1,417 231,956 

2005 738 255,704 1,493 296,816 

2006 1,276 269,263 672 296,863 

2007 810 459,812 572 277,056 

2008 325 401,925 547 263,699 

2009 471 331,321 749 211,115 

2010 455 346,131 875 218,670 

2011 419 360,941 791 226,226 

2012 407 375,751 763 233,781 
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FLAGLER COUNTY  
 

The pace of economic activity in Flagler County 

peaked in 2004 and 2005; however, the growth of the 

economy since has contracted (see Figure 50). 

During these two years, the strong economy 

propelled employment growth above the 2,000 mark.  

 

Figure 50. Growth in Population and Employment 
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A weakening national economy explains the slower 

pace of growth in Flagler County in both 2006 and 

2007. Flagler County should not be expected to 

rebound until the national economy recovers.  

 

Flagler County experienced very little speculative 

excess in its residential housing markets. However, 

troublesome macroeconomic variables (i.e. oil prices, 

interest rates, commodity prices, etc.) will cause both 

household growth and housing starts to decline. As 

Figure 51 shows, housing starts and new households 

will remain depressed through 2010. 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 51. Household Growth Compared to Housing Starts 
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The contraction in housing starts is illustrated in 

Figure 52. Starts peaked at 4,702 in 2004.  However, 

due to the changing economic situation, housing 

starts dropped in subsequent years. The forecast is 

rather dismal for housing starts in Flagler County 

with starts not expected to eclipse 1,000 starts until 

2010.  
 

Figure 52. Housing Starts 
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New home closings slipped from their highs from 

2003 to 2005 to an estimated 64 closings in 2008 (see 

Figure 53). Closing volumes will stabilize in 2009 

but will remain depressed through 2011, before 

increasing to more than 150 units by 2012. Home 

prices are projected to be flat through 2010.  
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Figure 53. New Single-Family Units Closed 

Flagler County
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The market for existing homes will bottom out in 

2009 at an estimated 1,150 closings, and only a 

moderate recovery is forecasted for Flagler County 

through 2010.  Prices will be flat through 2012. 

Figure 54 illustrates projections for Flagler Countyôs 

existing single-family home market. 
 

Figure 54. Existing Single-Family Units Closed 

Flagler County
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Prior to 2006, strong growth was seen in the Flagler 

County new condominium market. This was 

primarily due to speculation, and the forecast projects 

depressed sales through the forecast horizon (see 

Figure 55).  
 

Figure 55. New Condominiums Closed 

Flagler County
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A continuation of the drop in closings in 2006 and 

2007 is expected in 2008 as well. The forecast 

estimates a moderate recovery in 2009; however, it is 

not likely to be sustained (see Figure 56). Average 

prices for the existing condominium market will 

remain stagnate in the upcoming years at $375,000.  

 

Figure 56. Existing Condominiums Closed 

Flagler County
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New 

Single-Family 
Existing 

Single-Family 

Year Closings Avg. Price Closings Avg. Price 

2000 368 171,556 1,857 124,356 

2001 536 441,424 2,209 135,488 

2002 598 199,238 2,767 144,319 

2003 792 191,133 4,166 159,504 

2004 603 244,189 7,341 170,659 

2005 763 315,857 9,987 197,989 

2006 399 269,284 4,281 277,225 

2007 117 1,052,030 2,063 252,234 

2008 64 227,823 1,268 206,655 

2009 94 287,226 1,152 200,652 

2010 107 301,771 1,635 207,698 

2011 119 316,316 2,117 215,447 

2012 181 330,861 2,599 223,196 

 

 
New 

Condominium 
Existing 

Condominium 

Year Closings Avg. Price Closings Avg. Price 

2000 27 224,159 129 157,806 

2001 80 188,793 119 130,026 

2002 85 162,597 165 140,577 

2003 449 466,128 231 202,165 

2004 550 402,763 374 385,676 

2005 534 467,899 475 447,332 

2006 255 382,755 148 569,941 

2007 364 760,593 128 433,319 

2008 90 459,136 83 423,121 

2009 86 424,765 165 359,864 

2010 34 426,439 136 381,473 

2011 82 428,114 108 403,082 

2012 90 429,788 129 424,691 
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BREVARD COUNTY  
 

After consistent growth over the past several years, 

expect employment and population growth to decline 

in Brevard County (see Figure 57). Population 

growth peaked in 2003 with more than 13,000 new 

residents. Employment growth reached its highest 

point in 2005 with around 9,000 jobs created.  
 

The slowdown in growth of population over the next 

few years will be modest.  After bottoming out in 

2010, growth will accelerate in 2011. 
 

Figure 57. Growth in Population and Employment 
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Speculative investing in the real estate market 

occurred for several years between 2003 and 2005 in 

the Brevard County market (see Figure 58). This 

resulted in an excessive amount of new homes in the 

market, which will temporarily slowdown the 

housing market. The oversupply of housing is large 

enough for the market to not fully recover during the 

remainder of the forecast. 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 58. Household Growth to Housing Starts 
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The contraction in housing starts is illustrated in 

Figure 59. Housing starts peaked in 2004, with 

around 7,800 units started (see Figure 59). The drop, 

which began in 2006, was primarily caused by an 

excess supply of inventory from the years before and 

a weak U.S. housing market. Expect the market to 

begin to recover in 2009.  
 

Figure 59. Housing Starts 
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For new single-family homes, this forecast predicts 

the market reached bottom in 2008 with a substantial 

cut in the construction of new homes, which peaked 

in 2005 with more than 2,800 new homes closed (see 

Figure 60). Thereafter, neither growth nor contraction 

is expected in the single-family market. As for the 

average price of a new single-family unit, the forecast 

expects this to remain flat as well.  
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Figure 60: New Single-Family Units Closed 

Brevard County
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The existing single-family home market fell in 2007 

and is expected to continue downward through 2008. 

A recovery is expected to begin in 2009, but it wonôt 

be strong enough for the market to return to its 2005 

level. The average price of an existing single-family 

home is expected to remain around $200,000 through 

the end of the forecast.   
 

Figure 61:  Existing Single-Family Units Closed 

Brevard County
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The condominium market is the softest part of the 

housing market in Brevard County. Closing volume 

for new condominiums will continue to decline 

through the forecast horizon (see Figure 62). The 

average price of a new condominium is expected to 

experience modest growth through 2012. 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 62. New Condominiums Closed 

Brevard County
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A precipitous drop in the existing condominium 

market occurred in 2006 with closings falling by 

more than 1,000 units from 2005 levels. The average 

price of an existing condominium sold will stabilize 

around $200,000 by 2012. Figure 63 illustrates the 

projections for Brevard Countyôs existing 

condominium market. 
 

Figure 63. Existing Condominiums Closed 

Brevard County
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New 

Single-Family 
Existing 

Single-Family 

Year Closings Avg. Price Closings Avg. Price 

2000 1,655 129,418 8,950 115,024 

2001 1,971 134,800 9,562 126,688 

2002 2,285 147,901 11,015 136,683 

2003 2,589 153,551 13,105 147,751 

2004 2,724 176,157 15,423 178,680 

2005 2,813 223,585 17,402 208,425 

2006 2,076 281,732 11,247 221,711 

2007 1,365 250,521 7,415 214,713 

2008 1,019 213,425 6,064 189,212 

2009 1,568 170,854 8,123 175,040 

2010 1,427 175,322 7,632 181,305 

2011 1,262 179,791 6,872 184,569 

2012 1,207 184,260 6,619 186,834 
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New 

Condominium 
Existing 

Condominium 

Year Closings Avg. Price Closings Avg. Price 

2000 370 176,470 1,539 111,055 

2001 302 243,339 1,641 116,571 

2002 409 222,257 2,003 138,535 

2003 455 233,321 2,408 157,649 

2004 840 227,636 2,562 190,124 

2005 1,168 246,601 2,631 223,756 

2006 1,662 232,684 1,443 227,761 

2007 1,077 242,061 1,216 204,150 

2008 460 233,998 1,128 179,406 

2009 435 255,322 1,357 169,439 

2010 372 268,902 1,586 175,784 

2011 353 282,483 1,412 182,129 

2012 347 296,064 1,354 188,474 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

The 2009 Fund Real Estate Forecast ï Indian River County  

Page 30 

Economic Forecasts  
by County 
 

INDIAN RIVER   COUNTY  
 

After strong growth over the past several years, the 

Indian River County growth trajectory is decelerating 

(see Figure 64). The strong economy propelled 

employment growth above 2,000 in both 2005 and 

2006, and population growth peaked at 5,300 in 

2004. 

 

The slowdown in residential construction and a 

weaker national economy explain the slower pace of 

growth in Indian River in 2008, which will carry over 

for the remainder of the forecast.  In 2009, Indian 

Riverôs population will grow by more than 1,500, 

with little to no job growth. 
 

Figure 64. Growth in Population and Employment 
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Indian River County experienced excess inventory in 

2005 primarily due to speculation in the market. This 

resulted in an excessive amount of new homes in the 

market, which will temporarily slow the housing 

market. As Figure 65 shows, this caused housing 

starts to fall in 2006, and these are not predicted to 

recover until 2009.  
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 65. Household Growth Compared to Housing Starts 
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The contraction in housing starts is illustrated in 

Figure 66.  Starts peaked at 3,732 in 2005; however, 

this large number of starts cannot be sustained in the 

Indian River market. The contraction is expected to 

stop by 2009. 
 

Figure 66. Housing Starts 
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Like the rest of Florida, Indian Riverôs new single-

family housing market dropped in 2007, and this 

trend is expected to continue through the forecast 

horizon. The average price of new single-family 

homes sold is also expected to continue declining 

through the forecast horizon.  Figure 67 illustrates 

projections for Indian Riverôs new single-family 

homes market.  
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Figure 67. New Single-Family Units Closed 

Indian River County
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The market for existing homes is forecasted to 

bottom out in 2008 with closings 3,500 units off their 

2005 peak. A moderate gain in growth for the market 

is expected in 2009 and 2010 before flattening out in 

2011 and 2012. Figure 68 illustrates both units closed 

and average prices for the existing single-family 

market.  
 

Figure 68. Existing Single-Family Units Closed 

Indian River County
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At its peak in 2004, the Indian River County market 

closed more than 500 new condominiums; however, 

100 new units per year are projected for the 

remainder of the forecast (see Figure 69).  For the 

foreseeable future, the new condominium market is 

expected to either continue dropping or to remain 

stagnate.  As for average prices, these are expected to 

continue to hover around $560,000 through the end 

of the forecast period.  
 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 69. New Condominiums Closed 

Indian River County
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Beginning in 2000, closing volume for existing 

condominiums increased, peaking at almost 1,000 

closings in 2005 (see Figure 70). This trend, 

however, could not be sustained and resulted in the 

market dropping in 2006.  Little improvement is 

expected for the forecast horizon as closings drop 

back to their historic levels. 
 

Figure 70. Existing Condominiums Closed 

Indian River County
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New 

Single-Family 
Existing 

Single-Family 

Year Closings Avg. Price Closings Avg. Price 

2000 327 252,446 2,446 211,578 

2001 461 246,573 2,553 216,012 

2002 500 263,988 2,758 235,650 

2003 861 204,951 3,249 236,590 

2004 1,173 208,094 4,220 268,320 

2005 1,646 280,509 5,072 274,925 

2006 1,400 302,002 3,236 332,733 

2007 1,135 312,049 2,057 362,808 

2008 673 267,920 1,583 419,950 

2009 643 172,034 2,083 347,975 

2010 478 163,586 2,470 353,750 

2011 406 155,139 2,283 364,524 

2012 382 146,692 2,221 375,299 
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New 

Condominium 
Existing 

Condominium 

Year Closings Avg. Price Closings Avg. Price 

2000 44 638,516 662 152,516 

2001 99 629,378 719 162,093 

2002 105 491,966 733 180,703 

2003 99 343,770 833 189,318 

2004 557 179,401 930 217,391 

2005 236 377,338 974 263,307 

2006 136 424,275 539 269,772 

2007 117 439,732 371 295,654 

2008 57 773,081 401 254,706 

2009 99 542,842 490 241,301 

2010 91 551,471 451 251,026 

2011 89 560,100 408 260,751 

2012 88 568,729 394 270,476 
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ST. LUCIE COUNTY  
 

After strong growth from 2004 to 2006, employment 

and population growth in St. Lucie County are 

expected to decelerate, followed by a recovery in 

2010 (see Figure 71). Population growth peaked in 

2006 with around 20,000 new residents. Employment 

growth reached its highest point in 2004 with around 

5,000 jobs created.  
 

For employment growth, a strong recovery is 

forecasted by 2012.  Population growth, however, is 

expected to return to historic norms by 2011.   
 

Figure 71. Growth in Population and Employment 
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Speculative investing in the St. Lucie real estate 

market occurred in 2003 through 2005 (see Figure 

72) and resulted in an excessive amount of new 

homes in the market, which continues to slow the 

housing market in St. Lucie County. Beyond 2009, 

expect household growth and housing starts to 

recover slightly.  

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 72. Household Growth to Housing Starts 
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The contraction in housing starts is illustrated in 

Figure 73. Housing starts peaked in 2005 with more 

than 8,700 units started. The drop, which began in 

2006, was primarily caused by an excess supply of 

inventory from the years before and a weakening in 

demand for homes. A slight recovery is predicted in 

2010, with more normal levels of growth anticipated 

in 2011.   
 

Figure 73. Housing Starts 
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For new single-family homes, the market bottomed 

out in 2008. In 2010, around 500 new homes are 

expected to close (see Figure 74). This is significant 

when compared to 2004 when around 2,000 homes 

closed. Expect average prices to rebound and 

increase to around $300,000 by the end of the 

forecast horizon.  
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Figure 74: New Single-Family Units Closed 

St. Lucie County
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Significant drops in the existing single-family market 

occurred in 2006 and 2007 (see Figure 75). Only a 

slight rebound is forecasted in 2009.  The average 

price of an existing single-family home is expected to 

increase moderately for the remainder of the forecast.  
 

Figure 75:  Existing Single-Family Units Closed 

St. Lucie County
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At its peak in 2006, the St. Lucie County market 

closed more than 1,000 new condominiums. A 

significant drop occurred in 2007, which continued 

through 2008.  New condominium closings are 

expected to remain limited through 2012. Average 

prices are expected to continue to hover around 

$330,000 through the end of the forecast. Figure 76 

illustrates both units closed and average prices for St. 

Lucieôs new condominium market.  

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 76. New Condominiums Closed 

St. Lucie County
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The existing condominium market experienced 

record closings in 2004 with around 1,300 

condominiums sold (see Figure 77). The market fell 

from 2005 through 2007; however, a modest 

recovery is projected in 2009 with around 700 

condominium homes expected to close. The average 

price of an existing condominium sold in 2009 will 

be around $200,000. 
   

Figure 77. Existing Condominiums Closed 

St. Lucie County
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New 

Single-Family 
Existing 

Single-Family 

Year Closings Avg. Price Closings Avg. Price 

2000 449 159,107 3,978 111,853 

2001 700 241,255 4,705 105,862 

2002 825 175,651 5,808 120,375 

2003 1,482 218,589 8,142 161,788 

2004 2,172 219,959 12,307 161,779 

2005 1,976 278,831 17,736 191,025 

2006 1,469 279,664 9,341 234,903 

2007 1,063 305,597 4,379 223,922 

2008 439 242,916 4,071 172,435 

2009 684 261,850 5,722 172,470 

2010 564 272,983 4,806 180,025 

2011 566 284,115 4,221 187,580 

2012 533 295,248 4,026 195,135 
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New 

Condominium 
Existing 

Condominium 

Year Closings Avg. Price Closings Avg. Price 

2000 96 170,917 877 217,346 

2001 127 180,441 887 135,101 

2002 121 218,624 1,031 143,931 

2003 255 299,564 1,243 173,369 

2004 223 223,733 1,311 248,199 

2005 1,053 227,086 1,219 262,517 

2006 1,068 264,198 710 250,749 

2007 217 288,532 508 238,219 

2008 39 335,541 508 219,194 

2009 53 334,347 713 192,676 

2010 48 338,787 819 199,872 

2011 43 338,227 729 206,067 

2012 42 347,667 700 207,263 
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MARTIN COUNTY  
 

After strong growth over the past several years, 

employment and population growth in Martin County 

have decelerated (see Figure 78). Population and 

employment growth each peaked in 2005 with more 

than 3,400 new residents and 4,900 jobs created.   In 

regard to population, growth is expected to return to 

historical trends by 2011. 
 

Figure 78. Growth in Population and Employment 
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Speculative investing in the real estate market 

occurred for several years, from 2002 through 2005 

in the Martin County market (see Figure 79). This 

resulted in an excessive amount of new homes in the 

market, which affected the housing market in Martin 

County as housing starts declined by more than 1,500 

units between 2005 and 2008 (see Figure 79).  
 

Figure 79. Household Growth to Housing Starts 
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The contraction in housing starts is illustrated in 

Figure 80. Housing starts last peaked in 2005 with 

more than 1,800 units started. The drop, which began 

in 2006, was primarily caused by an excess supply of 

inventory from the years before and a weakening in 

demand for homes. The market, however, is expected 

to begin to recover in 2009.  
 

Figure 80. Housing Starts 
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For new single-family homes, the market is expected 

to bottom out in 2008 with around 180 new homes 

forecasted to close (see Figure 81). This is a 

significant difference when compared to 2005, which 

saw around 750 homes closed. The average price of a 

new single-family unit is expected to increase slightly 

through the remainder of the forecast.  
 

Figure 81: New Single-Family Units Closed 

Martin County
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A slower acceleration of the existing single-family 

market is expected in 2010. This will be markedly 

different from 2006 and 2007 when the resale market 

plummeted by more than 50 percent. The average 

price of an existing single-family home is expected to 

remain around $400,000 for the foreseeable future 

(see Figure 82).  
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Figure 82:  Existing Single-Family Units Closed 

Martin County

Existing Single-Family

$0

$100,000

$200,000

$300,000

$400,000

$500,000

20
00

20
01

20
02

20
03

20
04

20
05

20
06

20
07

20
08

20
09

20
10

20
11

20
12

0
500
1,000
1,500
2,000
2,500
3,000
3,500
4,000
4,500

Price Volume

 
 

New condominium closings in Martin County are 

expected to continue to decline through 2012. 

Average prices are expected to hover around 

$300,000 through the end of the forecast. Figure 83 

illustrates both units closed and average prices for 

Martin Countyôs new condominium market.  
 

Figure 83. New Condominiums Closed 

Martin County
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The existing condominium market experienced 

record closings in 2004 with 1,200 condominiums 

sold (see Figure 84). The market fell in 2006, but a 

recovery is projected in 2009. The average price of 

an existing condominium sold in 2009 will be around 

$190,000. 
  

Figure 84. Existing Condominiums Closed 

Martin County

Existing Condominium

$0

$100,000

$200,000

$300,000

20
00

20
01

20
02

20
03

20
04

20
05

20
06

20
07

20
08

20
09

20
10

20
11

20
12

0

200

400

600

800

1,000

1,200

1,400

Price Volume

 
 

 

 
New 

Single-Family 
Existing 

Single-Family 

Year Closings Avg. Price Closings Avg. Price 

2000 557 188,699 3,255 229,386 

2001 462 203,091 3,242 209,774 

2002 829 223,092 3,720 233,249 

2003 759 285,314 4,003 281,424 

2004 764 335,169 3,954 352,867 

2005 747 361,291 3,649 412,906 

2006 716 412,977 2,252 447,772 

2007 362 387,614 1,696 419,634 

2008 174 386,856 1,250 366,675 

2009 224 374,620 1,124 367,252 

2010 229 391,982 1,338 374,338 

2011 235 409,344 1,552 381,423 

2012 240 426,706 1,766 388,509 

 

 
New 

Condominium 
Existing 

Condominium 

Year Closings Avg. Price Closings Avg. Price 

2000 20 188,955 855 117,338 

2001 7 146,557 947 117,622 

2002 38 114,152 1,002 123,386 

2003 35 121,931 1,191 146,533 

2004 88 186,459 1,214 190,455 

2005 354 225,912 1,164 207,606 

2006 566 238,363 612 228,844 

2007 214 350,121 430 200,422 

2008 174 313,389 340 177,634 

2009 186 313,590 607 179,046 

2010 148 314,204 688 180,163 

2011 111 314,818 770 181,280 

2012 139 315,432 852 182,397 
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OKEECHOBEE COUNTY  
 

Okeechobee County is one of the smallest counties in 

Florida. Consequently, neither employment nor 

population growth has ever been very strong. This is 

illustrated in Figure 85.   
 

That said, a noticeable trend upward in Okeechobee 

County is expected over the forecasted period. 

Projections for employment growth, however, will 

never reach growth rates above 1,000.  
 

Figure 85. Growth in Population and Employment 
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Unlike many other Florida counties, substantial 

speculative investing in real estate never occurred in 

the Okeechobee County market. 
 

Figure 86. Household Growth to Housing Starts 
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The housing market in Okeechobee County never 

took off like the rest of Florida. Therefore, no 

significant retraction is expected in the market 

compared to the rest of the state (see Figure 87). As 

for growth in housing starts, a significant rebound is 

expected in 2010 and 2011.  
 

Figure 87. Housing Starts 
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Following a plummet in new single-family homes 

sold between 2005 and 2007, the market began to 

stabilize in 2008. For 2009, only 19 new single-

family homes are forecasted to closeðwith an 

average price around $175,000. Figure 88 illustrates 

both units closed and average prices for the new 

single-family home market.  
 

Figure 88. New Single-Family Units Closed 

Okeechobee County
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The market for existing single-family homes 

bottomed out in 2008 (see Figure 89). The forecast 

predicts a recovery by 2012. The average price of an 

existing single-family home is expected to remain 

around $175,000 for the remainder of the forecast.  
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Figure 89:  Existing Single-Family Units Closed 

Okeechobee County
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The Okeechobee new condominium market has 

typically fluctuated between zero and 12 units closed 

every year, and the forecast from 2009 through 2012 

does not deviate from this pattern. Figure 90 displays 

the forecast for Okeechobeeôs new condominium 

market.  
 

Figure 90. New Condominiums Closed 

Okeechobee County
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The existing condominium market experienced 

record closings in 2005 with 130 condominiums sold 

(see Figure 91). The market fell in 2006, however, 

and is not expected to recover during the forecast. 

The average price of an existing condominium sold 

will be around $80,000. 
  

Figure 91. Existing Condominiums Closed 

Okeechobee County
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New 

Single-Family 
Existing 

Single-Family 

Year Closings Avg. Price Closings Avg. Price 

2000 18 94,554 334 86,467 

2001 17 113,519 327 118,514 

2002 13 133,431 398 116,951 

2003 34 114,626 487 127,939 

2004 103 151,790 707 117,599 

2005 175 218,895 975 134,355 

2006 73 245,833 624 174,054 

2007 9 210,256 377 175,996 

2008 8 273,763 229 143,387 

2009 19 172,468 387 162,315 

2010 12 179,796 399 170,317 

2011 14 187,125 402 177,691 

2012 17 194,453 409 185,066 

 

 
New 

Condominium 
Existing 

Condominium 

Year Closings Avg. Price Closings Avg. Price 

2000 7 56,857 16 69,387 

2001 0 0 26 67,492 

2002 0 0 51 67,893 

2003 0 0 57 65,768 

2004 2 330,650 92 74,055 

2005 1 107,300 130 80,265 

2006 12 278,475 84 86,893 

2007 4 245,075 65 90,455 

2008 1 162,000 41 84,027 

2009 2 130,231 79 76,237 

2010 3 135,817 87 76,238 

2011 3 141,402 102 76,239 

2012 4 146,988 101 76,240 
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BROWARD COUNTY  
 

After strong growth over the past several years in 

Broward County, both employment and population 

growth have slowed (see Figure 92). Population 

growth peaked in 2003 with 29,000 new residents. 

Employment growth reached its highest point in 2005 

with around 39,000 jobs created. Population declined 

by 8,400 during 2008 with corresponding job losses 

of 13,000 as a result of the recession. 

 

Figure 92. Growth in Population and Employment 
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Speculative development in the real estate market 

didnôt occur in Broward County (see Figure 93) due 

to a lack of buildable land. As a result of the 

recession, housing starts and household growth will 

continue at these lower levels compared to growth in 

the 1990s. 
  

Figure 93. Household Growth to Housing Starts 
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The contraction in housing starts is illustrated in 

Figure 94. Housing starts peaked in 2002 with more 

than 10,000 units started. The drop, which began in 

2003, is expected to continue through 2008 with 

limited improvement thereafter as 2012 levels reach 

only 60 percent of their earlier peak.  
 

Figure 94. Housing Starts 
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For new single-family home sales, the market 

appears to have bottomed out during 2008 at fewer 

than 350 units sold. The sales forecast calls for just 

over 1,000 new home closings annually by 2012, 

following another very weak year in 2009.  Prices 

from 2006 through 2009 are forecasted to decline by 

30 percent.  Figure 95 illustrates both units closed 

and average prices for the new single-family home 

market. 
 

Figure 95: New Single-Family Units Closed 

Broward County
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The market for existing single-family homes reached 

sustainable lows in 2008, off 25,000 units from peak 

sales. Closings are expected to remain unchanged 

through 2012. (see Figure 96).  Average prices of an 

existing single-family home will hover near $300,000 

for the next several years.   
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Figure 96. Existing Single-Family Units Closed 

Broward County
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The condominium market is very soft in Broward 

County. Closing volume for new condominiums 

declined through 2008, back to sustainable long-term 

average levels. Figure 97 displays the forecast for 

Broward Countyôs new condominium market.   
 

Figure 97. New Condominiums Closed 
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Sales in existing condominiums continue to slide.  

Closings are off more than 15,000 units from the 

2005 peak of 25,000 units, and sales through 2012 

are expected to be below 12,500 (see Figure 98). 

Average existing condominium prices will dip just 

below $200,000 in 2009. 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 98. Existing Condominiums Closed 

Broward County
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New 

Single-Family 
Existing 

Single-Family 

Year Closings Avg. Price Closings Avg. Price 

2000 5,902 261,853 28,175 180,774 

2001 5,649 263,212 29,016 188,365 

2002 4,480 291,936 31,731 220,874 

2003 2,713 387,459 34,867 245,947 

2004 2,479 414,074 34,619 293,091 

2005 1,380 495,542 31,263 365,306 

2006 912 761,227 22,215 389,004 

2007 968 707,637 14,751 399,979 

2008 335 595,156 10,353 339,842 

2009 430 532,630 12,339 289,890 

2010 987 563,116 12,277 301,885 

2011 1,109 593,602 10,733 313,880 

2012 1,117 624,088 10,218 325,875 

 

 
New 

Condominium 
Existing 

Condominium 

Year Closings Avg. Price Closings Avg. Price 

2000 1,784 251,877 13,835 120,389 

2001 2,129 235,268 16,022 118,379 

2002 2,357 237,622 19,307 134,189 

2003 2,318 274,446 22,321 154,920 

2004 4,967 255,932 24,753 173,941 

2005 13,716 268,718 25,248 220,422 

2006 12,379 287,625 16,500 240,801 

2007 7,038 349,767 10,560 263,889 

2008 2,229 334,562 7,993 227,145 

2009 2,889 338,153 10,497 198,633 

2010 2,814 336,256 11,668 196,631 

2011 2,791 334,360 11,890 204,629 

2012 2,783 342,463 12,298 212,627 
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MIAMI -DADE COUNTY  
 

The pace of economic activity in Miami-Dade peaked 

in 2004 and 2005 and has decelerated since (see 

Figure 99). Population growth peaked in 2005 with 

around 42,000 new residents, and employment 

growth reached its highest point in 2004 with around 

17,500 jobs created.   Job losses in 2008 may exceed 

12,000 jobs. 

 
The slowdown in residential construction activity 

combined with sharply rising oil prices, turmoil in the 

financial markets and a national recession explain the 

employment losses in Miami-Dade County in 2008 as 

well as its slow growth, which will carry over into 

2009 and 2010.  Population growth is expected to 

recover by 30,000 by 2011 with employment growth 

gaining back the 2008 and 2009 losses by 2012. 
 

Figure 99. Growth in Population and Employment 
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Miami-Dade County experienced speculative excess 

in its residential housing markets.  As Figure 100 

shows, housing starts remained above household 

growth for several years; however a reversal is 

expected with household growth exceeding housing 

starts through the forecast horizon. 

 
 

 

 

 

 

 

 

 

 

 

 

 

Figure 100. Household Growth Compared to Housing Starts 
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The contraction in housing starts is illustrated in 

Figure 101.  Starts peaked at more than 21,000 in 

2005 and fell to 2,500 in 2008. The chance of 

recovery to 2005 levels for Miami-Dade County is 

minimal. Projections indicate a gradual growth of 

starts annually, reaching 9,700 by 2012.   
 

Figure 101. Housing Starts 
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New single-family home closings have fallen from a 

peak of 7,247 units in 2005 to an estimated 1,300 

closings in 2008 (see Figure 102). The new single-

family development is expected to regain growth 

rates of 4,000+ units between 2009 and 2012. While 

home prices fell 13 percent during 2008, these are 

projected to regain trajectory by the end of 2009.  
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Figure 102. New Single-Family Units Closed 

Miami-Dade County
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The market for existing homes has bottomed out in 

2008 with closings at25,000 units off their 2005 peak 

of more than 34,000 units. Only a very small gain in 

units closed is forecasted in 2009, followed by 

moderate growth in closings through 2012. Prices 

will be flat through 2012 following a dramatic 40 

percent decline from 2007 peaks through 2009, as 

Figure 103 shows.  
 

Figure 103. Existing Single-Family Units Closed 

Miami-Dade County
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Similar to the rest of the state, Miami-Dade Countyôs 

condominium market has been adversely affected by 

a large amount of speculative inventory.  The fall-off 

in demand coupled with limited price declines will 

cause market sales to decline for the remainder of the 

forecast (see Figure 104) toward potentially 

sustainable long-term levels.  
 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 104. New Condominiums Closed 

Miami-Dade County
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Closing volume for existing condominiums shot up 

starting in 2000, peaking at more than 23,000 

closings in 2005.  That volume could not be 

maintained, and closing volume dropped throughout 

2008 (see Figure 105). Some improvement over the 

2008 lows is expected by 2011 and 2012, but only to 

half of the 2005 levels. Average existing condo prices 

are projected to fall below $300,000 in 2009. 
 

Figure 105. Existing Condominiums Closed 

Miami-Dade County
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New 

Single-Family 
Existing 

Single-Family 

Year Closings Avg. Price Closings Avg. Price 

2000 3,750 192,890 27,296 175,486 

2001 3,712 370,341 28,628 192,134 

2002 3,863 248,694 30,656 237,839 

2003 3,955 421,655 31,874 240,758 

2004 6,751 282,125 34,644 301,075 

2005 7,247 315,409 34,257 361,125 

2006 5,998 339,776 28,712 405,251 

2007 2,983 366,130 17,505 461,968 

2008 1,333 317,774 9,767 394,131 

2009 4,089 376,388 11,150 270,306 

2010 4,145 394,990 16,158 279,539 

2011 4,662 413,591 19,635 288,772 

2012 4,918 432,192 24,128 298,005 

 

 
New 

Condominium 
Existing 

Condominium 

Year Closings Avg. Price Closings Avg. Price 

2000 3,997 228,274 14,033 158,233 

2001 5,319 244,644 15,614 150,629 

2002 5,432 236,807 18,472 181,604 

2003 6,690 324,760 19,746 204,843 

2004 10,344 294,560 22,430 241,154 

2005 20,100 328,504 23,467 315,089 

2006 18,535 301,321 19,546 342,388 

2007 12,123 357,508 11,829 367,627 

2008 9,119 342,697 6,792 356,306 

2009 6,157 345,787 6,973 267,466 

2010 4,972 358,946 7,511 263,496 

2011 4,611 372,105 8,150 269,525 

2012 4,490 385,264 9,697 305,554 
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Economic Forecasts  
by County 
 

PALM BEACH COUNTY  
 

After strong growth over the past several years in 

Palm Beach County, both employment and 

population growth have now slowed sharply (see 

Figure 106). Population growth peaked in 2004, with 

31,000 new residents. Employment growth reached 

its highest point in 2005 with around 26,000 jobs 

created.  
 

Figure 106. Growth in Population and Employment 
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Speculative development occurred in Palm Beach 

primarily during 2005. However, the fall off in new 

household growth was dramatic during 2007 and 

2008, taking new construction down with it. By 2009, 

the housing starts market will arrive at a stable-but-

sharply lower equilibrium between household growth 

and housing starts (see Figure 107). 
  

Figure 107. Household Growth to Housing Starts 
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The contraction in housing starts is illustrated in 

Figure 108. Housing starts peaked in 2004 with more 

than 14,000 units started. The subsequent drop to 

3,000 units in 2007 was caused by an excess supply 

of inventory and a weakening in demand for homes. 

No meaningful recovery is expected until 2011 when 

starts may partially recover to 6,000 units.  
 

Figure 108. Housing Starts 
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New single-family home sales reached 1,600 units 

during 2008, down from 8,500 in 2003. These levels 

are expected to continue eroding through 2012, 

resulting overall in a striking decline. Prices have 

fallen more than 20 percent during 2008, and 

additional but smaller declines are possible in 2009.  

Figure 109 displays the forecast for Palm Beach 

Countyôs new single-family market.   
 

Figure 109. New Single-Family Units Closed 

Palm Beach County
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For existing single-family units, strong declines of 

nearly two-thirds between 2005 and 2008 level out 

by 2009, and stable-but-lower closing levels are 

expected to continue through 2012 (see Figure 110). 

The average price of an existing single-family home 

is expected to fall from the 2006 peak by almost 50 

percent to nearly $300,000 during 2009.  
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Figure 110. Existing Single-Family Units Closed 

Palm Beach County
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At its peak in 2006, the Palm Beach County market 

closed more than 7,500 new condominiums; 

however, new condo sales fell to 1,100 in 2008. No 

sales volume improvement is forecasted through 

2012. As low-priced condo conversions fell off the 

market, average sales prices for existing units 

increased to levels that are not sustainable as shown 

in Figure 111. The average price is expected to 

decline to between $360,000 and $385,000 through 

the end of the forecast.   

 

Figure 111. New Condominiums Closed 

Palm Beach County
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The existing condominium market experienced 

record closings in 2005 with 14,600 condominiums 

sold (see Figure 112). By 2008, however, existing 

condominium unit sales dropped significantly to 

5,000, and recovery is expected to reach only 6,200 

units by 2012.  The average price of an existing 

condominium sold in 2008 was  around $270,000 and 

is expected to return to $300,000 by 2012. 

  
 

 

 

 

 

 

 

 

 

 

 

Figure 112. Existing Condominiums Closed 

Palm Beach County
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New 

Single-Family 
Existing 

Single-Family 

Year Closings Avg. Price Closings Avg. Price 

2000 6,481 270,852 23,013 224,870 

2001 7,195 262,158 23,388 229,329 

2002 7,382 302,988 26,258 260,279 

2003 8,540 396,783 29,245 327,293 

2004 7,814 398,136 30,372 351,077 

2005 7,718 498,366 29,715 444,313 

2006 5,850 609,191 17,505 614,832 

2007 2,673 637,404 12,635 506,584 

2008 1,651 503,663 10,433 433,213 

2009 1,642 469,949 10,327 322,214 

2010 1,602 491,784 10,628 333,131 

2011 1,285 513,620 10,194 344,047 

2012 1,179 535,456 9,716 354,964 

 

 
New 

Condominium 
Existing 

Condominium 

Year Closings Avg. Price Closings Avg. Price 

2000 621 446,988 7,998 146,892 

2001 731 283,905 8,519 153,881 

2002 602 555,165 9,965 191,074 

2003 1,826 313,036 11,645 203,856 

2004 4,090 285,705 13,414 211,145 

2005 6,099 360,307 14,636 275,493 

2006 7,555 323,992 7,834 333,916 

2007 3,846 399,353 5,441 293,881 

2008 1,121 420,648 5,004 271,313 

2009 1,210 360,944 5,842 265,110 

2010 883 369,306 6,311 276,489 

2011 783 377,668 6,539 287,867 

2012 749 386,031 6,282 299,246 
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Economic Forecasts  
by County 
 

CHARLOTTE COUNTY  
 

Growth in the past several years has been mixed for 

Charlotte County. In 2005, Charlotte County 

witnessed negative population growth with more than 

4,000 residents leaving the county due to the 

devastation from Hurricane Charley in 2004. Then in 

2006, the opposite occurred with population growing 

by more than 6,000 new residents. Employment fell 

in 2007 due to the slowdown in housing and the 

economy as a whole. In the years ahead, population 

and employment are expected to slowly increase due 

to the areaôs appeal. 
 

Figure 113. Growth in Population and Employment 
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In 2005, approximately 4,000 new units were started 

in Charlotte County (some of these units may have 

replaced homes damaged or destroyed during the 

2004 hurricane season.). At the same time, nearly 

1,500 residents left the county. Not surprisingly, 

housing starts fell in 2006 through 2008 and are 

projected to increase slightly in 2009, but at a slower 

pace. Figure 114 illustrates these trends.  

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 114. Household Growth to Housing Starts 
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The contraction in housing starts is illustrated in 

Figure 115. Housing starts peaked in 2005 with more 

than 3,800 units started. The drop, which began in 

2006, was primarily caused by an excess supply of 

inventory from the year before and a weakening in 

demand for homes. Recovery is expected to begin by 

2009.  
 

Figure 115. Housing Starts 
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New single-family homes represent a very small 

share of the housing market in Charlotte County. In 

2007, slightly less than 300 homes were closed (see 

Figure 116).  New single family homes closed 

dropped in 2008 and are expected to increase in 

2009. Sales are expected to remain stable through the 

remainder of the forecast. 
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Figure 116. New Single-Family Units Closed 

 
 

The forecast projects a slight recovery for the 

Charlotte County market. Sales of existing single-

family homes are expected to increase steadily as 

areas to the south like Lee County strengthen due to 

their close proximity to larger employment centers. 

The average price of an existing single-family home 

is expected to remain around $200,000 for the 

foreseeable future.  
 

Figure 117. Existing Single-Family Units Closed 

 
 

The forecast of new condominiums for Charlotte 

County predicts consistent growth. Average prices in 

the area for the entire forecast are expected to remain 

flat at around $300,000 (see Figure 118).  
   

Figure 118. New Condominiums Closed 

 
 

The existing condominium market experienced 

record closings in 2005 with more than 1,000 

condominiums sold (see Figure 119). The market fell 

from 2005 through 2008, but the forecast estimates a 

recovery will begin in 2009. Average prices for the 

entire forecast will remain flat at around $200,000. 

Figure 116 displays the forecast for Charlotte 

Countyôs existing condominium market.  
 

Figure119. Existing Condominiums Closed 

 
 

 
New 

Single-Family 
Existing 

Single-Family 

Year Closings Avg. Price Closings Avg. Price 

2000 228 146,554 4,503 124,283 

2001 369 164,348 4,695 128,491 

2002 333 164,350 5,982 161,489 

2003 284 198,393 6,453 156,302 

2004 216 217,388 8,965 173,066 

2005 175 241,785 12,899 171,272 

2006 269 267,140 5,639 198,228 

2007 290 312,931 3,222 219,629 

2008 108 240,310 2,035 200,125 

2009 189 248,048 2,825 209,973 

2010 203 258,095 3,348 218,660 

2011 207 268,141 3,870 217,347 

2012 211 278,188 4,393 216,034 

 
 
 
 
 
 
 
 
 
 


