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EXECUTIVE SUMMARY

Miami-Dade multifamily has completed most of its post-cycle rent reset. In LIBA Capital's
management view, rent growth is likely to firm modestly in 2026 as the delivery pipeline
moderates and stabilized vacancy tightens. This is an opinion, not a forecast.

The investment landscape has shifted from broad market appreciation to selection: which
submarket, which basis, which operator. Class B workforce housing is where rent-to-value
convergence remains most attractive, supported by a rent spread to Class A that has widened
materially since 2019 (LIBA Capital analysis).

Capital targeting Sunbelt multifamily remains substantial, and in LIBA Capital's view cross-border
capital — historically end-user in nature — increasingly participates as a co-investor.

The binding constraint is not demand. It is insurance. LIBA Capital underwrites a durable increase
in carry costs on every acquisition; assets without hurricane-hardened envelopes should be
re-priced accordingly. LIBA Capital's management view for 2026 favors Class B value-add in
urban-core Miami-Dade; this is an opinion, not a forecast or investment recommendation.

KEY HIGHLIGHTS

Supply pressure abating. In LIBA Capital's view, new supply is moderating from recent highs,
which may support pricing in urban infill submarkets.

Migration is structural. Sustained net international migration to Miami-Dade (U.S. Census
Bureau) supports renter demand across price bands, in LIBA Capital's view.

Class B is the trade. The widening spread to Class A creates rent-to-value convergence
opportunities in workforce housing.

Insurance is the constraint. Underwriting must reflect a durable increase in carry costs; assets
without hurricane-hardened envelopes should be re-priced.

Macroeconomic Drivers
A structurally deepening demand base. Population growth, international migration, infrastructure
investment, and a diversified employment base continue to support long-term housing demand.
Higher interest rates have compressed transaction volumes, but the underlying demographic
trend remains constructive for disciplined investors.
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Miami-Dade's resident population and median household income have both grown since 2019,
with sustained net international migration through the last decade. PortMiami and Miami
International Airport remain major logistics and travel hubs supporting the region's services base.

In LIBA Capital's view, Latin American capital in Miami-Dade has broadened from residential
end-user purchases toward co-investment, changing the composition of the local buyer pool.

Market Fundamentals
In LIBA Capital's management view, the rent reset is largely behind the market, and rent growth
may firm modestly as the delivery pipeline moderates.

LIBA Capital expects absorption to catch up with deliveries as the pipeline moderates. Class A/B
rent spreads have widened since 2019, positioning Class B workforce housing as the most
attractive relative-value trade (LIBA Capital analysis).

LIBA Capital's base case assumes stable employment, contained new supply, and modest
monetary easing through 2026. Forecasts are LIBA Capital estimates and are not guarantees of
future results.

Neighborhood Outlook
The proprietary framework. In LIBA Capital's view, neighborhood selection matters more in a
normalized market. LIBA's 2026 ranking prioritizes value-add tower stock in Edgewater — a
bayfront basis discount to Brickell — followed by core/core-plus stabilization opportunities along
the Metrorail corridor and priority value-add zones in the urban infill.

The framework overlays employment and transit anchors, institutional stock density, and
parcel-level distress signals against LIBA's live underwriting book. Submarkets are scored not on
macro appeal but on the availability of assets that can be acquired at basis, executed against a
disciplined scope, and stabilized to a defensible YoC.

Investment Strategy
Capital preservation first. LIBA's origination-through-exit process is built around a six-step
playbook: origination, underwriting, structuring, closing, asset management, and exit. Each step
is reviewed by a principal, and every acquisition must clear a stabilized YoC threshold with room
in the downside case.

LIBA oversees asset and property management — operations, revenue management and capital
improvements — working with outside partners where appropriate, with regular principal review.
In LIBA Capital's read of the market, cap rates for stabilized investment-grade assets have
widened to a level that again rewards disciplined buyers.

In LIBA Capital's view, conditions for value-add acquisitions have improved. LIBA's risk
assessment matrix explicitly prices insurance, storm exposure, tax reassessment, and regulatory
friction, with mitigation captured in the acquisition envelope.
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LIBA Perspective
The edge is micro-market, not macro. Sunbelt capital allocators increasingly compete for the
same pipeline. The differentiator is not the county view — it is which parcel on which block at
which basis, sourced through relationships and priced through local underwriting.

In LIBA Capital's analysis, institutional capital is returning selectively while private and
cross-border capital hold an unusually large share of the current acquisition market. That
composition rewards operators with local networks and disciplined pricing.

LIBA is principal-led. Each acquisition is reviewed against the same underwriting standard.

Research Methodology
How LIBA researches a market. The process integrates transaction data (volume, cap rates,
cross-border flows), regulatory data (permits, zoning, tax roll, CIP), and operating data (rent rolls,
leased comps, insurance quotes) with a rolling qualitative overlay from operators, brokers, and
lenders.

Anchor datasets include PortMiami cargo throughput, MIA passenger volumes, and institutional
transaction comps read across peer sponsors and joint ventures. Every market conclusion is
pressure-tested against LIBA's live underwriting book. If a market view cannot be expressed as a
defensible acquisition assumption, it does not appear in this report.

Forecast Methodology
Assumptions, stress-tested. Forecasts are anchored to explicit macro and micro assumptions with
bear, base, and bull scenarios, and are stated as LIBA Capital estimates rather than market
consensus.

The scenario matrix covers Fed policy, employment, supply, insurance trajectory, and cap-rate
normalization. Sensitivity is expressed as a stabilized YoC grid across rent growth (columns) and
exit cap rate (rows), enabling explicit trade-off reads at the deal level.

Investment Conclusion
The long-cycle view. Miami-Dade multifamily is entering a phase where selection, basis, and
operating discipline matter more than macro exposure. In LIBA Capital's view, the market has
repriced, supply is moderating, and institutional capital is returning selectively — and results are
likely to favor buyers who underwrite insurance realistically and originate off-market.

LIBA's investment philosophy is disciplined by design. We focus on Class B value-add in the urban
core, we bind to current-year insurance quotes rather than seller premiums, and we treat rent lift
as an output of scope and operator quality, not an input.

The trade in 2026 is not the market. It is the address, the basis, and the operator. — LIBA Capital

SOURCES AND NOTES
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Third-party market data: population, migration and income figures per U.S. Census Bureau (American Community Survey);
permit activity per Miami-Dade County.

LIBA Capital analysis: submarket rankings, Class A/B spread reads, capital-source composition and basis conclusions are
LIBA Capital's own analysis of transaction, permit and operating data, including its live underwriting book.

LIBA Capital views: statements on rent growth, vacancy and absorption are LIBA Capital management views and are not
guarantees of future results. Where a figure is not attributed to a named third-party source, treat it as LIBA Capital
analysis.

Insurance carry cost trajectory per LIBA Capital's bound and quoted insurance on Miami-Dade assets.
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