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It’s been a roller coaster since COVID hit, from

1. Surprisingly brief market freeze, followed by…
2. Biggest rental demand surge on record, followed by…
3. Evaporation of demand (for all housing types) in 2022

What’s next?
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U.S. Job Growth 1

+4.5m jobs, 2nd highest total since 1939

Average Renter Income 2

Up 13% year-over-year to $95,000

Rent vs. Own 3

Entry premium to buy is highest on record (>$800/mo)

Apartment Rent Collections 4

<1% off pre-pandemic level in 2022 at 96%

Market Rate Affordability 6

Median rent/income = 23.2% (same as 2012)

Sources: 
1 – Bureau Labor Statistics | 2/6 – RealPage (New Resident Lease Agreements) | 3 – John Burns Real Estate Consulting | 
4– RealPage (Market-Rate Segment Only, Excludes Affordable) |

Summary: Economic drivers favored a stronger 2022 than what transpired. 
The combination of 2021 accelerated demand + waning consumer sentiment 

resulted in sluggish absorption and suggests pent-up demand for 2023. 
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Adding 2021 + 2022 absorption shows 
a two-year average of 278k units (blue 
line).

That closely matched the 2010s decade 
average (267k units, orange line).

Additionally, low consumer confidence 
in 2022 appears closely correlated with 
weak demand for all types of housing –
including (but not limited to) 
apartments.
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+0.30%, compared to 
historical average for 

March of +0.67%
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Units Under Construction as a Share of Total Stock
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Source: NMHC Quarterly Survey of Apartment Construction & Development Activity. Multiple responses allowed. Only select reasons shown in chart. 

For full survey results, visit:  https://www.nmhc.org/research-insight/nmhc-construction-survey/2023/quarterly-survey-of-apartment-construction-

development-activity-march-2023/
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T-12 Sales VolumeMetro AreaRank

$16,180,746,429Dallas/Fort Worth, TX1

$12,160,227,367Atlanta, GA2

$11,881,275,874New York, NY3

$10,739,257,630Phoenix, AZ4

$8,734,605,602Houston, TX5

$7,756,248,312Los Angeles, CA6

$7,605,865,093Washington, DC7

$7,185,082,525Orlando, FL8

$6,707,388,319Austin, TX9

$6,078,168,553Charlotte, NC10
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Summary of the Multifamily Outlook

1. Supply/demand balance appears tough for next 2 years, attractive by ’25

2. Supply is concentrated at very top end of market; need workforce housing

3. Follow the People: Texas / Sun Belt will remain a demand magnet.

4. Affordability, counter to narrative, is more tailwind than headwind

5. Revenue fundamentals are normalizing and should generally remain healthy

6. Yet pockets of distress emerging due to high refinancing costs

7. Property trades slowing due to pricing uncertainty, but dry powder abounds
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