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Shifting in Key Economic Variables
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Economy Has Continued Growth...

In the latest revised data for the 2018 calendar 
year, the stateôs growth slowed slightly, but 
remained above the national average (3.2 percent 
versus 2.9 percent).  The Economic Estimating 
Conference projects that Floridaôs Real Gross 
Domestic Product (GDP) will slow to growth of 2.5 
percent in Fiscal Year 2019-20 and continue 
slowing in the near term to 1.6 percent in Fiscal 
Years 2022-23 and 2023-24.  In the longer term, 
growth is expected to average 2.0 percent per year. 

For the second quarter of the 2019 calendar 

year, Florida posted growth of 2.0 percent, 

matching the national average, and ranking 

the state 17th in the country for real growth.  

Unlike the US as a whole, Floridaôs largest 

contributor to its growth was real estate and 

rental & leasing.
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FL Personal Income Growth Is Strong, Driven in 

Part by Robust Population Growth...

In the latest revised data for State Personal Income for the 2016 calendar year, Floridaôs personal income 

growth slowed to 2.9%; however, this was still above the national average of 2.6%. For 2017, Floridaôs 

growth increased to 6.5% over the prior year, compared to national growth of 4.7%.  For 2018, Floridaôs 

growth slowed slightly to 6.2% compared to the national average of 5.6%. In the near term, the annual 

growth rates for the state are expected to drift from 5.1% (FY 2019-20) down to 4.1% (FY 2020-21 and FY 

2022-23). In the longer term, growth is expected to average 4.3 percent per year. 

In spite of the robust year-over-year growth, Floridaôs per capita personal income growth trailed the nation in 

performance in 2018, growing only 4.6% in 2018 compared to the national average of 4.9%. 

The third quarter results for 

the 2019 calendar year 

indicated that Florida ranked 

29th in the country with 3.5 

percent growth over the 

prior quarter.  The state was 

below the United States as 

a whole, which had 3.8 

percent growth.  Healthcare 

and social assistance was 

the leading contributor to the 

earnings increase.
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Floridaôs average annual wage has typically been below the US average. The most recent data for the 2018 

calendar year showed that Floridaôs average wage, relative to the US average, continued to fall from 2016 

when it was 87.7% to 87.4% in 2018.  The ratio in 2014 (87.2%) was Floridaôs lowest percentage since 2001. 

In part, the lower than average wage gains have to do with the mix of jobs that have been growing the 

fastest in Florida and their average wages.  For example, the Accommodation & Food Services employment 

sector is large, has the lowest average annual wage and had until recently been growing faster than overall 

employment in the state. This industry sector is closely related to the health of Floridaôs tourism industry that 

had a record 130.0 million visitors in FY 2018-19, an increase of 7.0% over FY 2017-18. Effectively, these 

visitors were equivalent to 1.8 million additional people being added to Floridaôs resident population.

Wage Gap Increased in 2018é
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Average Annual Wage by Countyé

Source:  Bureau of Labor Statistics, Quarterly Census of Employment and Wages
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There are two possible 

reasons for lower than 

average wages in Florida, 

and they have different 

economic interpretations.  As 

described previously, the first 

has to do with the mix of jobs 

that have been growing the 

fastest. The second has to 

do with the range and 

distribution of wages across 

a community: a narrow band 

typically has more to do with 

opportunity and poverty. 

Urban workers generally 

have a higher return to 

education through higher 

wages.

Miami-Dade County $54,786

Holmes County $31,561



Current Employment Conditions Strongé

November Nonfarm Jobs (YOY)

US 1.5%

FL 2.5%

YR: 217,400 jobs

Peak:   +1,034,300 jobs

[Prior Employment Peak passed in May 2015]

November Unemployment Rate

US   3.5%

FL 3.1%   (322,500 jobless persons)

The Revenue Estimating Conference assumes 

Florida has fallen below the ñfull employmentò 

unemployment rate (about 4 percent).      

Highest Monthly Rate

11.3% (January 2010)

Lowest Monthly Rate

3.1% (March 2006)

6



The still noteworthy size and composition of the long-term unemployed group (87,200 persons or 

25.9% of all unemployed in November) may be confounding some of the trend results. The equivalent 

percentage for the United States as a whole was only 20.8%.  Even though the share of the long term 

unemployed is still relatively elevated compared to historical levels for this stage in the business cycle, 

prior to the past six months, the rate had been steadily declining when compared to levels from the 

same month a year ago. 

But, Floridaôs Participation Rate Lowé
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Floridaôs labor force 

participation rate peaked 

during the Housing Boom at 

64.1% from December 2006 

to February 2007.  While the 

unemployment rate is now 

similar to that time at 3.1%, 

the labor force participation 

rate is not.  Floridaôs rate was 

59.5% in November 2019, 

while the US rate was 63.2%. 

A higher state participation 

rate would imply a higher 

unemployment rate, at least 

in the short run.



Across the State, Employment Picture Is 

Improving, but Polarizedé

ÅComparing March data over the year, it took Florida nine years to finally 

surpass its March 2007 level of employment.  

ÅLike last year, almost two-thirds (42) of Floridaôs counties have gained 

employment relative to their levels in March 2007.  

Area March 2007 to 

March 2019

Sumter 

County

54.6% Greatest 

Percentage 

Increase

Florida 9.9%

Liberty 

County

-29.7% Greatest

Percentage 

Decline
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Population Growth Slowing Slightly...

¸ Population growth is the stateôs primary engine of economic growth, fueling 

both employment and income growth.

¸ Floridaôs population grew by 1.77% between April 1, 2018 and April 1, 2019 

to 21,208,589, adding 368,021 residents.  Over the next five years, Floridaôs 

population growth is expected to continually slow to 1.34%, but still average 

1.5% for the entire period (2019 through 2024).

¸ Almost all of Floridaôs population growth through 2030 will be from net 

migration.

¸ Nationally, average annual growth will be about 0.66% between 2019 and 

2030. 

¸ The future will be different than the past; Floridaôs long-term growth rate 

between 1970 and 1995 was over 3%.

¸ Florida is currently the third most populous state, behind California and 

Texas.
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Floridaôs Population Growthé

Floridaôs population growth of 

368,021 between April 1, 2018 and 

April 1, 2019 was the strongest 

annual increase since 2006, 

immediately prior to the collapse of 

the housing boom and the 

beginning of the Great Recession.  

Typically, most of Floridaôs 

population growth is from net 

migration.  Starting in FY 

2025-26, net migration is 

forecast to represent all of 

Floridaôs population growth. 
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Baby Boomers in Florida Today...

¸ The first cohort of Baby Boomers became eligible for retirement (turned age 65) in 2011.  Nine 

cohorts have entered the retirement phase: 2011, 2012, 2013, 2014, 2015, 2106, 2017, 2018 

and 2019.  This represents almost 44 percent of Floridaôs Baby Boomers.

¸ In 2000, Floridaôs prime working age population (ages 25-54) represented 41.5 percent of the 

total population. With the aging Baby Boom generation, this population now represents 37.2 

percent of Floridaôs total population and is expected to represent only 35.9 percent by 2030.
11



Population Growth by Age Groupé

¸ Between 2010 and 2030, as a result of net migration and natural increase, Florida is 

forecast to grow by 5.6 million persons.

¸ Growth by age group depends upon this overall growth and the aging of resident 

population, resulting in 53.2 percent of those gains in the older population (age 60 and 

older).

¸ Floridaôs younger population (age 0-17) will account for 15.5 percent of the gains, while 

the younger working age group (25-39) will account for 18.6 percent of the growth.

Distribution of Growth by Age Group

between April 1, 2010 to April 1, 2030

53.2%
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Florida Housing Continues to Improve...

Documentary Stamp Tax collections saw 5.6% growth in FY 2018-19 over FY 2017-18.
13

4,058.3

2,651.1

0.0

500.0

1,000.0

1,500.0

2,000.0

2,500.0

3,000.0

3,500.0

4,000.0

4,500.0

1994199519961997199819992000200120022003200420052006200720082009201020112012201320142015201620172018

Total Documentary Stamp Tax Collections  (FY Beginning)

After declining four years in 
a row, FY 2009-10 was only
26.6% of the 2005-06 peak 
collection year.Since then, 
each year has seen steady 
improvement.  FY 2018-19 
came in at 65.3%, almost 
two-thirds of the prior peak.



Homeownership Rate Still Below Normal...

Since 2013, Florida has been below its long-run average homeownership rate.  Final data 

for 2018 shows a small improvement from 2017ôs 64.1% lowest recorded point to 65.5%. 

Data through the third quarter of the 2019 calendar year indicates that 2019 will show no 

detectable improvement.
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Home Financing Still Challenging...

Data from LPS / Black Knight

Within the total of all sales, the shares of ñDistressed Salesò and ñCash Salesò continue to drop as the 

percentage of ñFinanced Salesò steadily climbs.

While most areas of commercial and consumer credit have significantly strengthened ïresidential 

credit for home purchases still remains somewhat difficult for consumers to access with a weighted 

average credit score of 736 and a LTV (loan to value) of 77 percent on all closed loans in November 

(the combination is stronger than one year earlier).  Almost 89 percent of all conventional home 

purchase lending in November had credit scores that were 700 or above. Student loans and auto 

debts appear to be affecting the ability to qualify for residential credit.  Even so, the percent of all home 

sales that are financed is almost 63 percent in Florida (September 2019), up from 58 percent in 

September 2018.   
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Permits Are Still Well Below Historic Normsé

Single-Family building permit activity, an indicator of new construction, remains in positive territory, 

beginning with strong back-to-back growth in both the 2012 and 2013 calendar years (over 30% in 

each year). The final data for the 2014 calendar year revealed significantly slowing (but still 

positive) activityðposting only 1.6% growth over the prior year. However, annual activity for the 

past four calendar years ran well above their individual periods a year prior; single family data was 

higher than the prior year by 20.3% in 2015, 11.1% in 2016, 13.5% in 2017, and 13.8% in 2018.

Despite the strong percentage growth rates in six of the last seven calendar years, the level is still 

low by historic standards ïjust over 63% of the long-run per capita level. The year-to-date data for 

the 2019 calendar year is showing marginal growth (4.1%) compared to the recent past. 
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2018 Building Permit Activity Relative to the 

Countyôs Peak during the Period 2000-2007

In 2018, four counties have surpassed their prior peak building permit 

activity level:  Gadsden, Monroe, Osceola, and St. Johns.  In addition, 

improvements can be seen in many other areas across the state. 

When the 2018 results are compared to 2017, 51 counties issued 

building permits for more units, while 16 counties issued permits for 

fewer units.
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Existing home sales volume in 

each of the last five calendar years 

(2014, 2015, 2016, 2017 and 2018) 

exceeded the 2005 peak year. This 

year (2019) is on course to do the 

same.

Data through November 2019

While Floridaôs existing home price 

gains have roughly tracked national 

gains over the last four years, the 

stateôs median home price for 

single family homes has generally 

stayed upwardly steady as the 

national median peaks and dips. 

As Floridaôs median price has been 

increasing, the national median has 

increased even more; Florida has 

only exceeded the national median 

one time since October 2008 (over 

11 years ago). The stateôs median 

price in November was 96.7% of 

the national median price, which is 

high for Florida.  
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Floridaôs Peak Price was $257,800 (June 2006); now $265,000.

-8.6%

-24.8%

1.6%

-3.3%

-30.0%

-25.0%

-20.0%

-15.0%

-10.0%

-5.0%

0.0%

5.0%

O
ct

 0
8

F
e

b
 0

9

Ju
n

e
 0

9

O
ct

 0
9

F
e

b
 1

0

Ju
n

e
 1

0

O
ct

 1
0

F
e

b
 1

1

Ju
n

e
 1

1

O
ct

 1
1

F
e

b
 1

2

Ju
n

e
 1

2

O
ct

 1
2

F
e

b
 1

3

Ju
n

e
 1

3

O
ct

 1
3

F
e

b
 1

4

Ju
n

e
 1

4

O
ct

 1
4

F
e

b
 1

5

Ju
n

e
 1

5

O
ct

 1
5

F
e

b
 1

6

Ju
n

e
1

6

O
ct

 1
6

F
e

b
 1

7

Ju
n

e
 1

7

O
ct

 1
7

F
e

b
 1

8

Ju
n

e
 1

8

O
ct

 1
8

F
e

b
 1

9

Ju
n

e
 1

9

O
ct

 1
9

Florida Median Price Relative to Nation



Challenging housing costs and 

shifting preferences among 

Millennials have caused residential 

rental vacancies to tighten strongly 

over the last five years (2015 

through 2019); price pressure 

continues to build.

Zillow Rental Data: Median Rent List Price, 2-bedroom ( through 11/2019)
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Rental Vacancy Rates
Long-run Average Percent: US---8.2; FL---10.5

United States Florida

FL 2019 Projection (Three-Quarter Average):  8.2 

United 

States
Florida

Florida 

relative to 

United 

States

United 

States
Florida

Florida 

relative to 

United 

States

2005 728 809 111% 803 863 107%

2006 763 872 114% 844 932 110%

2007 789 925 117% 878 991 113%

2008 824 947 115% 919 1,015 110%

2009 842 952 113% 938 1,024 109%

2010 855 947 111% 954 1,017 107%

2011 871 949 109% 973 1,027 106%

2012 884 954 108% 990 1,037 105%

2013 905 972 107% 1,016 1,050 103%

2014 934 1,003 107% 1,047 1,087 104%

2015 959 1,046 109% 1,077 1,129 105%

2016 981 1,086 111% 1,105 1,161 105%

2017 1,012 1,128 111% 1,138 1,203 106%

2018 1,058 1,182 112% 1,182 1,251 106%

Source: U.S. Census Bureau, American Community Survey, 1-Year, 2005-2018.

Median Gross Rent Average Gross Rent

Florida and U.S. Median Gross Rent

(in Current Dollars)

Year


