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FUNDAMENTALS

In 2025, rents in 
most apartment 
markets are 
expected to grow 
at a much faster 
pace. Among the 
top 50 markets,  
50% of markets 
will see above-
average rent 
growth.
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Year-Over-Year Rent Growth: 
Rents Dip Nationally as the Sun Belt Struggles

Year-Over-Year Rent Growth—
Renter-by-Necessity Asset Class

Year-Over-Year Rent Growth— 
Lifestyle Asset Class

Year-Over-Year Rent Growth— 
All Asset Classes 

Source: Yardi Matrix

■ The national average advertised asking rent fell $4 to $1,742 in December, with the year-over-
year growth rate falling slightly to 0.6%. Gateway metros in the East and secondary markets 
in the Midwest recorded the highest rent growth, led by New York City (5.0% year-over-year), 
Kansas City (3.9%), New Jersey (3.8%), Chicago (3.3%) and Columbus (3.1%). Meanwhile, nega-
tive rent growth remains acute in many Sun Belt metros, led by Austin (-5.9%), Raleigh (-3.1%), 
Phoenix and Atlanta (both -2.9%) and Denver (-2.2%).

■ The national occupancy rate in November was unchanged at 94.7%, as occupancy was flat even in 
many high-supply markets. For example, Austin’s occupancy rate is down just 0.2% despite it lead-
ing metros in completions as a percentage of total stock at 7.5%. Similarly, Raleigh’s occupancy rate 
was unchanged year-over-year despite it adding 6.2% to its stock. This is a good sign for high-supply 
markets, as it indicates ongoing strong absorption.
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FUNDAMENTALS

Year Over Year 
Rent Growth

The national average advertised asking rent 
fell $4 to $1,742 in December, with the year-
overyear growth rate falling slightly to 0.6%. 
Gateway metros in the East and secondary 
markets in the Midwest recorded the highest 
rent growth, led by New York City (5.0% year-
over-year), Kansas City (3.9%), New Jersey 
(3.8%), Chicago (3.3%) and Columbus (3.1%). 
Meanwhile, negative rent growth remains acute 
in many Sun Belt metros, led by Austin (-5.9%), 
Raleigh (-3.1%), Phoenix and Atlanta (both 
-2.9%) and Denver (-2.2%).

The national occupancy rate in November was 
unchanged at 94.7%, as occupancy was flat 
even in many high-supply markets. 

http://
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Effective Rent Growth – Last 12 Months (%, YoY)

Smaller Midwest and 
Northeast markets—as 
well as large urban 
hubs like Boston, 
Chicago and 
Washington, D.C.—
dominate the top 20 
markets for rent 
growth over the last 12 
months.

FUNDAMENTALS

Source: CBRE Research, CBRE Econometric Advisors, Q3 2024.
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2-Year Projected Cumulative Effective Rent Growth (%) – Top 20 Markets

Looking ahead, we 
expect those Midwest, 
Northeast, and urban 
hubs to continue 
outperforming in the 
near-term. 

Select West Coast 
markets are also 
expected to rebound 
well over the next two 
years.

FUNDAMENTALS

Source: CBRE Research, CBRE Econometric Advisors, Q3 2024.
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2nd
in U.S. in “High Livability Areas”

Over 52 individual neighborhoods with 
a combination of high public transit use, 
median household income over $100,000 
and a cost of living index under 125. 
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A livable, iconic metropolis—
welcome to all

Cost of Living Score in the U.S.

Source: Yahoo Finance

While the third most 
populated city in the U.S., 
Chicago is the 11th most 
affordable.

FUNDAMENTALS

Chicago is one of 
the most affordable 
cities
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U.S. Average Rent vs. New Mortgage Payment ($)

Buying a Home? Not So 
Fast…

In Q3, the monthly 
payment premium for 
a newly purchased 
home was 35% 
nationally. 

This is keeping renters 
renting for longer and 
helping preserve 
existing occupancies. 

FUNDAMENTALS

Source: CBRE Research, CBRE Econometric Advisors, Freddie Mac, U.S. Census Bureau, Realtor.com®, FHFA, Q3 2024.
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Monthly Payment Premium of Buying Over Renting (%)

The premium exceeds 
100% in many markets.

Blue markets indicate 
those with high 
concentrations of new 
supply. Current 
multifamily owners 
will take all the help 
they can get to 
maintain occupancy. 

FUNDAMENTALS

Source: CBRE Research, CBRE Econometric Advisors, Freddie Mac, U.S. Census Bureau, Realtor.com®, FHFA, Q3 2024.
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Vacancy Rate (%) – 20 Largest Markets

In general, few  
individual market 
vacancy rates have 
risen exceedingly far 
above their pre-covid 
cycle average. 

FUNDAMENTALS

Source: CBRE Research, CBRE Econometric Advisors, Q3 2024.
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FUNDAMENTALS

All shops expect 
a relatively 
steady growth 
rate in 2025 and 
beyond, but EA’s 
expectation is for 
higher sustained 
rent growth, in 
line with Yardi’s 
expectations.
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Chicago Effective Rent Growth Outlook Comparison (YoY, %)
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NATIONAL MULTIFAMILY MARKET OVERVIEW

Chicago Ranks #1 Among Top Markets for Risk Adjusted Returns

Source: Green Street Q3 2024
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NATIONAL MULTIFAMILY MARKET OVERVIEW

National Rent Growth: U.S. Average = 0.3%
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NATIONAL MULTIFAMILY MARKET OVERVIEW

Chicago Supply 
vs National Markets

The percentages shown to the right of each 
MSA bar represent the total supply pipeline per 
CBRE EA as a percentage of existing inventory

Chicago has the lowest # 
of units under construction 
amongst the largest MSA 
throughout the country, with a 
mere 1.8% of existing stock
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FUNDAMENTALS

Supply/Demand Leaders
Chicago tops the 
nation for supply vs 
demand positioning
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Downtown
Chicago
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3Q24 YoY Rent Growth & Occupancy Change

Chicago Year-Over-Year % Occupancy ChangeChicago Year-Over-Year % Rent Growth

AxioMetrics, CoStar, CBRE Inc.
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•	 3 Assets Under Construction Totaling 1,092 units
•	 Construction in the CBD Has Averaged 2,690 Units Annually Since 2013 Across 

105 Projects

$2,418/mo, $2.93psf
-0.3% QoQ, -0.6% YoY

92.9% occupancy
-0.2% QoQ, -0.2% YoY

$2,867/mo, $3.48psf
1.0% QoQ, 3.1% YoY

94.2% occupancy
0.1% QoQ, -0.1% YoY

$3,548/mo, $4.10psf
0.4% QoQ, 2.9% YoY

93.8% occupancy
0.5% QoQ, -0.6% YoY

$2,885/mo, $3.48psf
0.7% QoQ, 3.74% YoY

93.9% occupancy
0.1% QoQ, -0.2% YoY

Chicago CBD - New Supply Delivered Since 2013LAKESHORE 
EAST 
$2,857/mo
$3.52psf
94.3% occ

THE LOOP
$2,638/mo
$3.35psf
90.5% occ

RIVER NORTH
$3,143/mo
$3.69 psf
94.6% occ

WEST LOOP/
FULTON MARKET
$2,881/mo
$3.62psf
94.5% occ

SOUTH LOOP
$2,576/mo
$3.19psf
96.7% occ

STREETERVILLE
$3,163/mo
$3.34psf
94.6% occ

WEST LOOP/
FULTON MARKET

1,018

2,987

3,582

3,509

6,288

6,940

7,716

1,000 2,000 3,000 4,000 5,000 6,000 7,000 8,000 9,000

Lakeshore East

Loop

Fulton Market

Streeterville

West Loop

River North

South Loop

Chicago CBD Deliveries
Since 2013

3Q24 Rents & Occupancy CHICAGO CBD SUBMARKET
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•	 1 Asset Under Construction Totaling 132 Units
•	 Construction in the Downtown (non CBD) Has Averaged 523 Units Annually 

Since 2013 Across 36 Projects

$2,451/mo, $3.22psf
0.6% QoQ, -0.8% YoY

95.2% occupancy
-0.4% QoQ, -0.9% YoY

$3,162/mo, $3.97psf
0.3% QoQ, 1.8% YoY

94.2% occupancy
0.1% QoQ, -1.4% YoY

$3,547/mo, $4.29psf
4.7% QoQ, 4.2% YoY

92.9% occupancy
0.0% QoQ, -1.8% YoY

$2,852/mo, $3.78psf
0.7% QoQ, 4.1% YoY

94.5% occupancy
0.1% QoQ, -1.5% YoY

Chicago Downtown (non CBD) - New Supply Delivered Since 2013GOLD COAST
$2,800/mo
$3.87 psf
94.3% occ

NEAR NORTH
$3,021/mo
$3.93 psf
95.1% occ

OLD TOWN
$2,996/mo
$3.64 psf
95.1% occ

RIVER WEST/WEST 
TOWN
$2,621/mo
$3.32 psf
93.5% occ

172

583

1,223

1,600

3,089

500 1,000 1,500 2,000 2,500 3,000 3,500

West Town

Old Town

River West

Gold Coast

Near North

Chicago Outer-DT Deliveries
Since 2013

3Q24 Rents & Occupancy NON-CBD SUBMARKET
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3Q24 Rents & Occupancy NEIGHBORHOOD SUBMARKET

•	 3 Assets Under Construction Totaling 209 Units
•	 Construction in the Chicago Neighborhoods Has Averaged 809 Units Annu-

ally Since 2013 Across 69 Projects

$2,063/mo, $3.01 psf
1.3% QoQ, 2.4% YoY

93.1% occupancy
0.8% QoQ, -0.6% YoY

$2,510/mo, $3.08 psf
1.4% QoQ, 3.4% YoY

93.4% occupancy
-0.3% QoQ, -0.8% YoY

$3,852/mo, $4.30 psf
5.7% QoQ, -3.9% YoY

93.5% occupancy
0.0% QoQ, 0.3% YoY

$2,107/mo, $2.97 psf
1.5% QoQ, 3.2% YoY

93.6% occupancy
-0.3% QoQ, -0.2% YoY

Chicago Neighborhoods - New Supply Delivered Since 2013FAR WEST SIDE
$2,488/mo
$3.36 psf
94.3% occ

UPTOWN/EDGEWATER/
ROGERS PARK
$1,992/mo
$2.95 psf
92.7% occ

LINCOLN PARK/
LAKEVIEW
$2,433/mo
$3.40 psf
94.5% occ

WICKER PARK
$2,663/mo
$3.29 psf
90.0% occ

LOGAN SQUARE/
BUCKTOWN
$2,456/mo
$3.25 psf
93.2% occ

SOUTH SHORE
$1,652/mo
$2.26 psf
93.7% occ

48
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99

161

206

306

339
394

394

460

496

712

1,056

1,332
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Lincoln Square

North Center

Bronzeville

Rogers Park

Old Irving Park
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Lincoln Park
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Chicago Neighborhood Deliveries
Since 2013
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Supply & Demand

Ch i ca g o
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3Q24 YoY Rent Growth & Occupancy Change

Chicago Suburban Year-Over-Year % Rent Growth Chicago Suburban Year-Over-Year % Occupancy Change

AxioMetrics, CoStar, CBRE Inc.
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3Q24 Rents & Occupancy SUBURBAN SUBMARKET

•	 11 Assets Under Construction Totaling 2,930 Units
•	 Construction in Suburban Chicago Has Averaged 2,675 Annually Since 2013 

Across 161 projects*

*Does not include 2025 deliveries

Chicago Suburban - New Supply Delivered Since 2013

$1,509/mo, $1.79psf
1.7% QoQ, 5.3% YoY

96.5% occupancy
0.0% QoQ, 0.3% YoY

$1,806/mo, $2.01psf
1.8% QoQ, 3.9% YoY

95.9% occupancy
0.1% QoQ, -0.1% YoY

$2,467/mo, $2.43psf
1.2% QoQ, 5.1% YoY

94.5% occupancy
-0.1% QoQ, 0.1% YoY

$1,920/mo, $2.11psf
1.5% QoQ, 5.8% YoY

95.7% occupancy
0.0% QoQ, 0.0% YoY

C

AURORA-
NAPERVILLE
$1,922/mo
$2.07 psf
95.3% occ

KANE
$1,813/mo
$1.93 psf
96.1% occ

NORTH SHORE
$2,858/mo
$3.11 psf
95.0% occ

COOK NW
$2,008/mo
$2.23 psf
95.4% occ

KENDALL
$2,312/mo
$1.95 psf
90.2% occ

WILL
$1,750/mo
$1.92 psf
96.3% occ

COOK SW
$1,609/mo
$1.91 psf
95.7% occ

LAKE
$1,842/mo
$2.04 psf
96.4% occ

DUPAGE
$1,918/mo
$2.10 psf
95.6% occ

MCHENRY
$1,707/mo
$1.81 psf
96.0% occ

1,072

984

1,039
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2,034

2,280

2,307

3,753

4,115

4,723
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Suburban Market Deliveries
Since 2013
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Supply & Demand
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Chicago MSA Annual Sales Volume History
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Headwinds
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Headwinds

Illinois/Chicago 
Policies

Budget Deficits Crime Transfer Tax

Less 
Development

Rent Control
Property Tax 
Uncertainty 
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Cook County Tax Summary
Across all Chicago Townships, assessments increased 28%

CLASS 2023 BOR 2024 FP % INCREASE
TOTAL FP AV 

INCREASE
% FP AV 

INCREASE

1 - LAND 220,966,375 359,111,288 63% 138,144,913 1%

2 - RESIDENTIAL 21,019,476,803 25,175,914,782 20% 4,156,437,979 37%

3 - COMMERCIAL APARTMENTS 3,592,424,097 5,069,580,409 41% 1,477,156,312 13%

4 - NON-PROFIT 68,850,746 94,200,741 37% 25,349,995 0%

5 - COMMERCIAL 15,737,563,779 21,145,644,362 34% 5,408,080,583 48%

ALL OTHER CLASSES 523,093,814 762,536,473 46% 239,442,659 2%

CHICAGO TOWNSHIPS TOTAL 41,162,375,614 52,606,988,055 28% 11,205,169,782

If these values hold, we can assume the tax rate would drop +/-20%.

*Note – while Class 2 - Residential values increased 20% YoY, that increase represents 37% of the total AV increase. Class 5 Commercial (Office, Retail, Industrial) values 

represented nearly 50% of the total AV increase.

Apartments (Class 3 – Commercial Apartments):
Below shows the total AV increase for each Township within The Chicago of Chicago:

TOWNSHIP 2023 2024 FP % INCREASE

HYDE PARK 318,282,883 454,917,914 43%

LAKE VIEW 656,418,066 990,101,691 51%

WEST CHICAGO 631,260,069 827,528,615 31%

ROGERS PARK 145,625,988 211,923,491 46%

LAKE 111,340,205 131,805,211 18%

JEFFERSON 252,558,583 333,633,505 32%

NORTH CHICAGO 884,689,549 1,274,025,034 44%

SOUTH CHICAGO 592,248,754 845,644,948 43%

CLASS 3 - COMMERCIAL 
APARTMENTS

3,592,424,097 5,069,580,409 41%

As mentioned above, the CCAO utilizes a mass appraisal income-based approach valuation. The 
CCAO uses an unloaded (market) cap rate and does not adjust for taxes.

Downtown Chicago First Pass Results:

AVERAGE AV 
INCREASE ACROSS 
185 PROPERIES
•	 Average MV of 

$323,000 up from 
$235,000

PROPERTIES ASSESSED 
OVER $400,000 PER UNIT 
VS. 2 PROPERTIES IN 2023
•	 29 in North Chicago 
•	 7 in South Chicago
•	 0 in West Chicago

PROPERTIES 
RECEIVED A FIRST 
PASS REDUCTION 
VS. 2023
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CBRE surveyed 185 Downtown Chicago apartment properties totaling 59,241 units
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30%+ INCREASE IN 
AV VS. 2023

37% 36 100 23
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Green Shoots
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Green Shoots

LaSalle Street 
Reimagined 

Google
Mega 
Developments 
Gaining Traction

Human Capital:
2 of the Top 3 MBA 
Programs in World, 
Top Destination for 
Big Ten Graduates

Worlds Largest 
Urban Medical 
District (IMD)
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This disclaimer shall apply to CBRE Inc. and to all other divisions of the Corporation (“CBRE”). 
All information included herein pertaining to CBRE – including but not limited to its operations, 
employees, technology and clients – are proprietary and confidential, and are supplied with the 
understanding that they will be held in confidence and not disclosed to third parties without 
the prior written consent of CBRE. CBRE and the CBRE logo are the service marks of CBRE 
Inc. and/or its affiliated or related companies in other countries. All other marks displayed on 
this document are the property of their respective owners. Photos herein are the property of 
their respective owners and use of these images without the express written consent of the 
owner is prohibited. CBRE © 2024 All Rights Reserved. 

Visit us online at cbre.com
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