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1. Market Fundamentals

• Pre-Covid

• Covid Period – Overall & 

Key Variations

• Outlook

2. Capital Markets
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D E M AN D  - H I S T O R I C AL  N E T  AB S O R P T I O N

Annual Net Absorption Totals

Source: CBRE Research, CBRE Econometric Advisors, Q2 2020. Total for 66 metro markets tracked by CBRE EA. Absorption is counted in the quarter in which 

property has stabilized.
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C O V I D  P E R I O D  M E T R I C S

1. Vacancy 

• September = 4.2%

• Change from March = +20 bps

2. Effective Rent Change

• March to Sept = -1.5%

• YoY = -0.8%

3. Concessions, Sept.

• Average Discount = 8.3%

• Properties Offering Concessions = 

13.6%

4. New Supply

• Q3 = 99,300 units

5. Net Absorption

• Q3 = 157,500 units
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V AC A N C Y  – U R B AN  V S .  S U B U R B AN  V AC A N C Y  T R E N D S

COVID-19 has impacted urban core submarkets far more than garden assets

Source: CBRE Research, CBRE Econometric Advisors, Q2 2020. 

Urban Core vs. Suburban Submarkets - Vacancy

5.1

4.6

3

4

5

6

7

8

Q2 2008 Q2 2009 Q2 2010 Q2 2011 Q2 2012 Q2 2013 Q2 2014 Q2 2015 Q2 2016 Q2 2017 Q2 2018 Q2 2019 Q2 2020

%
Urban Core Suburban



6CBRE

U.S. MULTIFAMILY MARKET

DABE

R E N T  – U R B AN  V S .  S U B U R B AN  R E N T  T R E N D S

Suburban rent growth outpaced urban prior to COVID-19; in COVID-19 period, the gap 

has widened

Source: CBRE Research, CBRE Econometric Advisors, Q4 2019.

Urban vs. Suburban Submarkets - Rent Change Year-over-Year
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U R B AN  V S .  S U B U R B AN  R E N T  T R E N D S

Factor Challenges

Economy Income
Loss of job, reduced income, loss of confidence in future income and 

employment opportunity.

COVID-19 

Related

WFH/WFA
With work-from-home/work-from-anywhere practices common for office 

workers, living near the workplace is far less relevant.

Urban Amenities
Limited availability of entertainment, restaurants/bars, cultural 

amenities, sports, etc. 

Public Transit
Many renters uncomfortable taking public transit; private transportation 

options limited, too expensive or impractical in many cities.

Living Space
More living space desired as renters (and their families) spend more 

time at home.

Outdoor Space
Many renters desire greater access to outdoor options as an outlet for 

long hours in apartments.

Secular 

Trends

High Rents
Cost-benefit calculus: with less benefits from urban living, justification 

of high cost of urban living comes into question.

Lifestyle
Millennials moving into life stages where urban living is often traded in 

for less-dense housing options in other submarkets and/or markets. 

Source: CBRE Research, CBRE Econometric Advisors, Q4 2019.
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U R B AN  V S .  S U B U R B AN  S U P P L Y  G R O W T H

Urban Core vs. Suburban Submarkets – Stock Growth (YOY)
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C L AS S  – R E N T  C H AN G E  Y E AR - O V E R - Y E A R

Source: CBRE Research, RealPage, Q3 2020.

Historical Year-Over-Year Rent Change
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R E G I O N S / M E T R O S  - P E R F O R M AN C E  D I F F E R E N C E S  –

C H AN G E  M AR C H  T O  S E P T E M B E R  2 0 2 0
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S U B M AR K E T  P E R F O R M AN C E  D I F F E R E N C E S  - R E N T  &  

V AC A N C Y  C H AN G E  - I N D I AN A P O L I S
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S U B M AR K E T  P E R F O R M AN C E  D I F F E R E N C E S  - R E N T  &  

V AC A N C Y  C H AN G E  - P H I L AD E L P H I A
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S U B M AR K E T  P E R F O R M AN C E  D I F F E R E N C E S  - R E N T  

C H AN G E  &  AU G U S T  R E N T  - P H I L AD E L P H I A
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V AC A N C Y  C H AN G E  - P H O E N I X
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V AC A N C Y  C H AN G E  – D AL L A S / F T .  W O R T H
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S U B M AR K E T  P E R F O R M AN C E  D I F F E R E N C E S  - R E N T  C H G &  

AU G U S T  R E N T  – D AL L AS / F T .  W O R T H
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S U B M AR K E T  P E R F O R M AN C E  D I F F E R E N C E S  - R E N T  &  

V AC A N C Y  C H AN G E  - S E AT T L E
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S U B M AR K E T  P E R F O R M AN C E  D I F F E R E N C E S  - R E N T  

C H AN G E  &  AU G U S T  R E N T  - S E AT T L E
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S U B M AR K E T  P E R F O R M AN C E  D I F F E R E N C E S  - R E N T  &  

V AC A N C Y  C H AN G E  – N E W  Y O R K
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S U B M AR K E T  P E R F O R M AN C E  D I F F E R E N C E S  - R E N T  &  

V AC A N C Y  C H AN G E  – S AN  F R AN C I S C O
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S U B M AR K E T S  W I T H  G R E AT E S T  L O S S  O F  R E N T E R S  –

U R B AN  &  G AT E W A Y  P R I M AR I L Y
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O U T L O O K  – R E N T  &  V AC A N C Y  C Y C L E

Vacancy expected to trend up through Q4 2020; effective rents expected to trend down 

through Q1 2021; full recovery (back to pre-COVID levels) by Q1 2022

Source: CBRE Research, CBRE Econometric Advisors, Q2 2020.

Rent & Vacancy Forecasts through COVID-19 Downturn & Recovery
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L E AD E R S  &  L AG G AR D S

Leaders Middle Laggards

• Suburban – less 

dense, lower price

• Suburban – higher 

density, higher 

priced

• Urban – high-end 

urban core

• similar urban 

submarkets

• Class B and 

Class C

• Class A

• Midwest

• Southeast

• Mountain West

• Smaller Metros

• South Central • West Coast

• Gateway

• Communities in 

lease-up

• Anything impacted 

by new supply
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S U P P L Y  - C O N S T R U C T I O N  P I P E L I N E

Pipeline reached new peak in August 2020

Source: CBRE Research, CBRE Econometric Advisors, Q3 2020.
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I N V E S T M E N T  V O L U M E  – AN N U A L  M U L T I F AM I L Y  H I S T O R Y

Source: CBRE Research, Real Capital Analytics, Q3 2020.

2019 highest volume in RCA history at $191 billion; 8% increase over 2018; significant 

cooling in Q2 and Q3 2020 ytd (63% decline)
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I N V E S T M E N T  P R I C I N G  – Q 3  C AP  R AT E  S U R V E Y

Markets Infill Suburban

Up 7 4

Stable 16 14

Down 5 9

Cap Rate Change Since H2 2019



27CBRE

U.S. MULTIFAMILY MARKET

DABE

I N V E S T M E N T  V O L U M E  – A L O O K  T O  2 0 2 1

Source: CBRE Research (projections), Real Capital Analytics (historical), Q3 2020.
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