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* Miami’s long-term outlook remains strong: Despite near-term cooling, w
Miami’s economy benefits from robust population growth, a diverse M
industrial base, and global connectivity. These structural strengths position

the metro for above-average growth over time, even as short-term

challengesin jobs, housing, and consumer spending weigh on momentum. FEpUE s 252

(ranked 16/411 MSAs)

Source: Bureau of Census; Moody’s Analytics

* However, Miami’s job market is cooling. Total nonfarm employment fell 0.1%
year-to-date through September, lagging the national 0.4% gain. Losses in

leisure & hospitality (-3.1%), manufacturing (-1.8%), and information (-0.7%)
outweighed gains in construction, other services, and finance. I
ull
* Unemployment remains historically low: Despite slower job growth, Miami’s &
. o, L o GDP: 3.0%
unemployment rate was just 2.6% in September, well below Florida’s 3.9%
and the U.S. average of 4.4%. The rate has stayed under 3% for 43 . (rogked 23/411 E/ISIAS)
consecutive months, far below the long-run average of 6%, signaling Moodys Anaytics

continued labor market tightness.

* Wage growthis surging: Low unemployment and weaker labor force ﬁ

growth are keeping wage gains high, significantly outpacing inflation. -
Wage growth hit 12.9% year-over-year in July — over triple the national

average of 3.9%. Job Growth: 0.5%
(ranked 249/411 MSAs)

Source: Bureau of Labor Statistics

* Housing and consumer spending risks: Miami’s housing marketis cooling,
with home sales down in eight of the past 10 months amid high mortgage
rates and affordability issues. Prices remain elevated — up 73% since 2020
versus 52% nationally. Rising inventories and weaker consumer spending,
especially in tourism, pose risks to the outlook.

HPI Growth: -0.8%
(ranked 355/411 MSAs)

Source: Corelogic, Inc.; Moody's Analytics
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“Longer term, sturdy population
growth and a diverse and vibrant
economy should drive above-average
economic growth in Miami”’

The Miami economy has cooled somewhat in 2025
after experiencing rapid growth in recent years. Total
nonfarm employment is down 01% year-to-date
through September, below the 0.4% advance for the
nation. Year-to-date job losses in leisure & hospitality
(-31%), manufacturing (-1.8%) andinformation (-0.7%) —
which collectively comprise almost 17% of
employment - more than offset solid increases of
3.4%,19% and 1.0% respectively in construction, other
services, and financial activities. With this slowdown,
job growth nowis atits weakestlevel since June 2021

The cooling labor market is limiting the number of new
entrants into the labor force. Annual growth in the
Miami Metro Division labor force outperformed the
US. from March 2021 through November 2024.
However, US. labor force growth has exceeded
Miami’s for the past 10 months through September.
Moreover, labor force growth in Miamihas fallen year-
on-year for the last seven months, although the rate of
decline has slowed to -0.2% in September from -07%
in June. Nonetheless, the last time labor force growth
in Miomi was negative was during and in the
immediate aftermath of the pandemic from March
2020 through February 2021.

Notwithstanding the slowdown in job growth, the
unemployment ratein Miami remains historically low.
The jobless rate in September 2025 was 2.6%
compared to 3.9% in Florida and the national average
of 4.4%. Moreover, the unemployment rate has been
below 3.0% for 43 consecutive months and is far
removed from the longrun average of 6.0% from 1990-
2024, suggesting the labor market is still tight.

The still-tight Miomi labor market is exerting upward
pressure on wages. Nominal average hourly earnings
growth wasbelow the national average for the first 11
months of 2024 before accelerating sharply to 5.2%
year-on-year in December compared to 4.0% for the

22 December 2025

U.S. Annual growth has mostly accelerated this year
and reached atorrid double-digit pace 0f12.9% in July
- more than three times the national average of 3.9%.
This is considerably faster pace that overall inflation,
keeping consumer purchasing power high despite
general weaker trends at the national-level.

The once red-hot Miami housing market is cooling.
Home sales have declined from a year ago for the last
four months through September and for eight of the
past10 months. The proximate causefor the softening
in home demand islow affordability as a result of still-
high mortgage rates and surging home prices.
Accordingto the S&P Cotality Case-ShillerHome Price
Index, home prices in Miami in September were up
73.0% from February 2020 compared to the U.S.
average of 51.8%. Home prices should continue to
soften amid rising inventories for sale: the number of
homes for sale has spiked 191.6% from the low in April
2022 to October 2025.

A slowdown in consumer spending poses the biggest
risk to the Miami outlook. The metro area is highly
dependent on tourism with leisure & hospitality
employmentrepresenting an above average share of
totalemploymentin 2024:11.5% in Miamicompared to
the U.S. average of 10.6%. While consumer confidence
has recovered from the sharp drop post-Liberation
Day, consumers remain anxious amid a great deal of
policy uncertainty, the sharp slowdownin job growth,
increasing joblessness, the rising probability of a
correction in overvalued equity markets and more
recently, an increase in layoff announcements.
Spending on travelis one of the firstitems households
reduce to shore up balance sheets.

Still, Miami’s economy continues to be an attractive
location for businesses, with numerous companies
relocating there in recent years. Florida, having no
personal income tax, and a lower cost of living
compadred to places like New York and Californiag,
along with a business-friendly regulatory environment
will continue to support economic growth in Miami
going forward. Longer term, sturdy population growth
and a diverse and vibrant economy should drive
above-average economic growth in Miami.
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Key Charts and Figures

Figure 1: Key Metric Percentiles — Miami, FL vs. the Rest of the Country

POPULATION GROWTH 93%

REAL GDP GROWTH

INCOME GROWTH
I e.g., Miami’s population
JOB GROWTH 39%, : has grown faster than 93%
I of other MSAs over the
[ past year
LABOR FORCE GROWTH 39% I
|
HOUSE PRICE GROWTH:
| MSA Median
0% 20% 40% 60% 80% 100%

Sources: Bureau of Economic Analysis; Moody's; Bureau of Labor Statistics; CoreLogic, Inc.; U.S. Census Bureau

Figure 2: Unemployment Rate: Miami, FL vs. National Average
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Sources: Bureau of Labor Statistics
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Disclosures

The material presented and the views expressed herein are of a general nature and does not constitute the provision of
investment or economic advice to any person, or a recommendation of any particular securities, financial instruments,
strategies or banking services. Opinions and forecasts expressed herein are subject to change without notice. Relevant
information was obtained from sources deemed reliable. Such information is not guaranteed as to its accuracy. You should
seek the advice of an investment professional to tailor a financial plan to your needs.

Forward-looking statements are necessarily subject to numerous assumptions, risks and uncertainties, which change over
time. Future events or circumstances may change our outlook and may also affect the nature of the assumptions, risks and
uncertainties to which our forward-looking statements are subject. Forward-looking statements speak only as of the date
made. We do not assume any duty and do not undertake any obligation to update forward-looking statements. Actual
results or future events could differ, possibly materially, from those anticipated in forward-looking statements, as well as
from historical performance. As a result, we caution against placing undue reliance on any forward-looking statements.

“PNC” is a registered mark of the PNC Financial Services Group, Inc.

© 2025 The PNC Financial Services Group, Inc. All rights reserved.
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