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Note: Arrows indicate quarter-over-quarter change.
Source: CBRE Research, CBRE Econometric Advisors, Q4 2025. Based on the 63 markets that comprise CBRE EA's Sum of Markets.
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Annual Multifamily Investment 
Volume Up by 9%
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Executive Summary

– The overall multifamily vacancy rate increased by 50 basis points (bps) in Q4 to 4.9%, 
as new deliveries outpaced net absorption for the second consecutive quarter.

– Average effective rent growth in Q4 slowed to 0.2% year-over-year and negative 1.4% 
quarter-over-quarter, a seasonally typical slowdown.

– Net absorption was negative (-8,300 units) for the first time since Q4 2022. 

– Twenty-six of the 69 markets tracked by CBRE recorded positive net absorption in Q4.

– Construction completions totaling 94,500 units fell by only 3% quarter-over-quarter, 
but more sizable declines are expected in coming quarters.

– Annual multifamily investment volume for 2025 increased by 9.1% to $161.6 billion. 
Excluding Blackstone’s entity-level acquisition of AIR Communities in 2024, 
annual volume rose by 18.8%.

$49.5B
Investment Volume
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Figure 1
Absorption turns negative in Q4

‒ Net absorption fell by 57,000 units quarter-over-quarter 
and turned negative (-8,300 units) for the first time 
since Q4 2022. 

‒ For the year, completions outpaced net absorption by only 5%
and are expected to moderate throughout 2026.

‒ As the economy continues to improve, we expect job creation 
to support more demand later this year. 

Source: CBRE Research, CBRE Econometric Advisors, Q4 2025.
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Figure 2
Top 15 markets for net absorption

‒ Twenty-six of the 69 markets tracked by CBRE had positive net 
absorption in Q4, led by New York (8,400 units), Miami (2,200) 
and Phoenix (1,900).  

‒ All markets except Albuquerque recorded positive annual net 
absorption, led by New York (43,000 units), Dallas (18,700) 
and Atlanta (18,200). Fifteen had year-over-year increases 
in annual net absorption.

‒ Sun Belt markets continued to outperform in 2025 
with some of the highest absorption rates as a percentage of 
total inventory, led by Charlotte (5.9%) and Austin (4.6%).

Source: CBRE Research, CBRE Econometric Advisors, Q4 2025.

Net Absorption (units)
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Figure 3
New supply outpaces demand

‒ Only three markets saw net absorption exceed construction 
completions in Q4, compared with 11 in Q3 and 68 in Q2.

‒ Eight of the top 20 markets for new supply saw more absorption 
than completions in 2025. The top 20 accounted for 70% 
of national completions and 66% of total net absorption.

‒ Seven of the top 20 markets for new completions had positive 
net absorption in Q4. 

‒ The top five markets for construction completions in 2025 
(New York, Dallas, Austin, Phoenix and Washinton, D.C.) 
accounted for 31% of the national total. New York had 40,700 
units completed, 11% of the national total.

‒ There were 542,200 units under construction in Q4, representing 
2.9% of existing inventory. This was down from a peak of 
760,400 units in Q1 2024. New York had the most units under 
construction (50,400), followed by Dallas (29,400) and Houston 
(21,200). 

Note: All ratios based on unrounded figures of four-quarter totals.
Source: CBRE Research, CBRE Econometric Advisors, Q4 2025.
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Figure 4
Vacancy rate rises to 4.9%

‒ New deliveries continued to outpace net absorption for a second 
consecutive quarter, increasing the overall vacancy rate by 50 
bps to 4.9%. 

‒ Thirty-five markets had vacancy rates below their pre-pandemic 
averages, down from 44 in Q3. 

‒ Vacancy rates increased quarter-over-quarter in 66 markets, 
up from 54 in Q3, reflecting typical Q4 seasonality. 

‒ New York and Honolulu had the lowest vacancy rates at 3.1% 
each, followed by Providence at 3.2% and Hartford at 3.3%. 

‒ Twelve markets finished Q4 with sub-4% vacancy rates, 
down from 19 in Q3. Twenty-six markets had vacancy rates 
of between 4% and 5% (up from 24 in Q3), while 31 markets 
had vacancy rates above 5% (up from 21 in Q3).

Source: CBRE Research, CBRE Econometric Advisors, Q4 2025.

Q-o-Q Vacancy Rate Change (bps) Vacancy Rate (%)
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Figure 5
Vacancy increases in higher class assets

‒ The average vacancy rate for all three asset classes increased 
in Q4. Class A increased by 80 bps to 5.3%, Class B by 50 bps 
to 4.9% and Class C by 30 bps to 4.7%. 

‒ Q4 vacancy rates for Class A and B assets are now on par 
with their 2011-2019 averages and are likely to surpass them 
in the first half of 2026 until stronger leasing begins in Q3. 
Class C vacancy is just below its pre-pandemic average of 5.0%

Source: CBRE Research, CBRE Econometric Advisors, Q4 2025.

Vacancy Rate (%)
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Figure 6
Average annual rent grows by 0.2%

‒ Average monthly rent increased by 0.2% year-over-year 
but declined slightly quarter-over-quarter to $2,204. 

‒ The second consecutive quarter of decelerating national rent 
growth was primarily in the Midwest and Northeast. Meanwhile, 
negative rent growth in high-supply markets across the Sun Belt 
is slowing. Rent growth and occupancy are expected to improve 
as new supply declines in coming quarters.

‒ Year-over-year rent growth for both Class A (1.7%) and Class C 
assets (1.0%) was down slightly from Q3. Annual rent growth 
for Class B assets was negative 0.7% but was unchanged 
quarter-over-quarter. 

Source: CBRE Research, CBRE Econometric Advisors, Q4 2025.

Rent Change Y-o-Y (%) Monthly Rent Per Unit ($)
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Figure 7
Rent growth by region

‒ The Midwest led the country for year-over-year rent growth 
with 2.2%, followed by the Northeast with 1.8% 
and the Pacific region with 0.5%. 

‒ Negative year-over-year rent growth increased 
to 1.4% in the Southeast, 3.2% in the South Central 
and 5.5% in the Mountain regions.  

‒ Thirty-six markets had negative year-over-year rent growth 
in Q4, up from 32 in Q3. Twenty-seven markets had increases 
in negative rent growth quarter-over-quarter, the same as in Q3. 
Nine markets saw less negative rent growth, up from five in Q3.

‒ Honolulu led for year-over-year change in annual rent growth 
(+249 bps), followed by Norfolk (+115 bps) and San Francisco 
(+112 bps). Tampa had the biggest decrease (-348 bps). 

‒ Colorado Springs, Austin and Denver saw the sharpest rent 
declines year-over-year in Q4.

Note: Based on effective same-store rents.
Source: CBRE Research, CBRE Econometric Advisors, Q4 2025. 
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Figure 8
Q4 sees highest investment volume 
in three years

‒ Despite headwinds in both fundamentals and the overall macro 
environment, annual multifamily investment volume rose by 9.1% 
in 2025 to $161.6 billion. Excluding Blackstone’s entity-level 
acquisition of AIR Communities in 2024, annual volume rose 
by 18.8% year-over-year.

‒ Q4 multifamily investment volume rose by 9.5% quarter-over-
quarter and 4.4% year-over-year to $49.5 billion. 

‒ The multifamily sector had the largest share of total commercial 
real estate investment volume in Q4 at 34%. 

‒ The average multifamily cap rate remained at 5.7%. 

Source: CBRE Research, CBRE Econometric Advisors, MSCI Real Assets, Q4 2025.

Investment Volume ($ Billions) Cap Rate (%)
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Figure 9
Top markets for investment volume

‒ New York was the top market for annual multifamily investment 
volume with $13.2 billion, followed by Dallas-Ft. Worth with $9.3 
billion and Los Angeles with $9.1 billion. New York had the 
largest absolute increase in investment ($3.4 billion) over the 
prior year, followed by Seattle ($1.9 billion) and Chicago ($1.5 
billion). 

‒ Annual investment volume for the six gateway markets of New 
York, Boston, Chicago, Los Angeles, San Francisco and 
Washington, D.C. totaled $46.1 billion, up by 8% from the prior 
year. These markets accounted for 28% of total U.S. multifamily 
investment volume in 2025.

Source: CBRE Research, MSCI Real Assets, Q4 2025.

Market
YE 2025 

Investment ($B)
YoY 

Change (%)
% of Total

Cumulative
% Total

Q4 2025 
Investment ($B)

YoY
Change (%)

U.S. Total 162.84 10.8 49.54 7.1

1 New York Metro 13.23 35.0 8.1 8.1 3.56 4.5

2 Dallas/Ft. Worth 9.26 4.1 5.7 13.8 2.65 -18.0

3 Greater Los Angeles 9.11 -6.1 5.6 19.4 2.50 11.8

4 San Francisco Bay Area 7.93 8.8 4.9 24.3 2.12 -24.4

5 Atlanta 6.75 21.0 4.1 28.4 2.86 80.4

6 Seattle 6.20 42.5 3.8 32.2 1.77 0.0

7 Miami-South Florida 6.15 0.3 3.8 36.0 1.92 50.1

8 Boston 5.46 12.0 3.3 39.4 1.68 37.2

9 Greater Washington D.C. 5.31 -27.5 3.3 42.6 2.62 65.2

10 Chicago 5.06 41.1 3.1 45.7 2.08 33.0

11 Houston 4.91 14.0 3.0 48.7 1.31 9.2

12 Phoenix 4.77 16.7 2.9 51.7 1.16 85.6

13 Denver 3.28 -37.7 2.0 53.7 1.11 -35.6

14 Orlando 2.94 29.4 1.8 55.5 0.65 -18.3

15 Austin 2.83 13.2 1.7 57.2 0.65 36.0

16 Minneapolis 2.57 43.0 1.6 58.8 0.77 32.6

17 Charlotte 2.55 -19.8 1.6 60.4 0.77 -51.2

18 Philadelphia 2.51 -7.9 1.5 61.9 1.05 84.8

19 Raleigh 2.30 52.8 1.4 63.3 0.91 145.2

20 San Diego 2.25 -29.6 1.4 64.7 0.45 -57.3
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Contacts

© Copyright 2026. All rights reserved. This report has been prepared in good faith, based on CBRE’s current anecdotal and evidence based views of the commercial real estate market. Although CBRE believes its views reflect market conditions on the date of this presentation, they are 
subject to significant uncertainties and contingencies, many of which are beyond CBRE’s control. In addition, many of CBRE’s views are opinion and/or projections based on CBRE’s subjective analyses of current market circumstances. Other firms may have different opinions, projections 
and analyses, and actual market conditions in the future may cause CBRE’s current views to later be incorrect. CBRE has no obligation to update its views herein if its opinions, projections, analyses or market circumstances later change.

Nothing in this report should be construed as an indicator of the future performance of CBRE’s securities or of the performance of any other company’s securities. You should not purchase or sell securities—of CBRE or any other company—based on the views herein. CBRE disclaims all 
liability for securities purchased or sold based on information herein, and by viewing this report, you waive all claims against CBRE as well as against CBRE’s affiliates, officers, directors, employees, agents, advisers and representatives arising out of the accuracy, completeness, 
adequacy or your use of the information herein.
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