
 

  Empire State Building, 350 Fifth Avenue, Suite 4320, New York, NY 10118    212.425.4300    marshall-stevens.com 

   

US Multifamily Sales Volume and Buying 
Trends – October 2020 

The inventory of units has steadily 
increased since Q1 2019 and grew 
by 2% in the given period, 
according to the graphic on the 
right.  Despite the recent economic 
downturn, the slight increase in 
inventory shows that this property 
type is somewhat insulated from 
negative economic cycles. 

The vacancy rates of CBD, Urban, 
and Suburban areas were close in 
range in Q4 2019, although since 
Q1 2020, both CBD and Urban 
vacancy rates have been on the rise, 
while suburban vacancy rates have 
been declining.  This correlates with 
people choosing to shelter outside 
Urban and CBD locations during 
the COVID-19 Pandemic, which 
surfaced Mid-March in the US. 

REIT’s continue to be top buyers 
and sellers for US Multifamily 
properties over the past year.  The 
Blackstone Group L.P. is the top 
buyer and seller of this asset type.  
Multifamily assets remain a core 
property type and demand for this 
asset type will continue to drive 
transactions and sales volume. 

Multifamily properties make up a large portion of the overall US commercial real estate market.  Despite the 
recent economic malaise caused by the ongoing COVID-19 pandemic, multifamily properties remain a core 
property type that is in high demand.  Multifamily properties are expanding across the US, into CBD, urban, 
and suburban areas, and are expected to continue to expand with the growing population. 

The parameters for this search were focused on investment sales of multifamily properties in the US over a 22-
month period, from January 1, 2019 to October 31, 2020.  Bulk portfolio sales and properties sold for land 
value were excluded from the search. 
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Number of Sales Transactions 

We tracked the number of monthly multifamily sales recorded in the United States, segmented into subcategories as seen below.  Over the 
prior 22-month period as of October 2020, there have been a total of 28,476 transactions.  Approximately 5% of these transactions were in 
CBD areas, roughly 37% were in Urban areas, and 58% were in Suburban areas.  
 

 
 
In terms of number of transactions, the largest number of monthly transactions occurred in December 2019, which represented a 27% increase 
from the prior month. Compared to the peak of 1,859 sales in December 2019, the result for October 2020 was a closer return to pre-pandemic 
volume, at 1,113 sales and an approximate increase of 33% from the previous month.  Transactions since March 2020 have been down 
significantly, with a new high in October 2020.  Prior to March 2020, the lowest number of transactions was seen in February 2019 with 1,202 
transactions.  The figures are portrayed graphically below.  In October 2020, most transactions were in Suburban areas, which is in line with 
the high transaction volume trend seen over the analysis period. It should be noted that transactions in CBD, Urban, and Suburban areas were 
all negatively impacted by the pandemic, with all categories seeing a similar percentage drop in transactions. 
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Dollar Volume of Sales Transactions 

In 2019, the average monthly sales volume was roughly $13.08 billion, with the peak occurring in December 2019 at over $18.78 billion.  
Comparatively, the average monthly sales volume in 2020 is slightly over $7.3 billion thus far, reflecting a significant decline of nearly 44%.  
We tracked the dollar volume of monthly sales by subcategories as seen below.  
 

 
 
Over the analysis period, the subcategory with the highest transaction volume is the “Suburban” category, which comprises 60% of all dollar 
volume. In 2020, sales volume in this category was consistently over $2.5 billion, except for May, which indicates that investors are not inhibited 
in making deals in this market segment. The subcategory that recorded the second highest amount of transactions was the “Urban” category, 
which comprises approximately 31% of all dollar volume.  October 2020 is the first month since March 2020 that has eclipsed $8.5 billion in 
total sales volume. 
 

 

 
 
The graphic on the right indicates 
that market participants were 
hesitant to pursue multifamily assets 
from April 2020 to September 2020.  
October 2020 saw an increase in sales 
volume in Suburban transactions, 
from $4.2 billion to approximately 
$6.6 billion.  Sales volume in CBD and 
Urban areas have remained relatively 
stable during this down period. 
 
The significant decrease in total sales 
volume seen in April 2020 to 
September 2020 and increase in 
October 2020 indicates that investors 
are cautious but slightly more 
optimistic when it comes to investing 
under current economic conditions. 
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Average Monthly Price per Unit 

The average monthly price per unit for all categories were 
relatively stable over the given period, with the exception of the 
CBD category.  The CBD price per unit fluctuates more due to a 
lower amount of transactions.  Urban and Suburban prices barely 
fluctuate, and they are expected to continue this trend.  Despite 
the economic downturn due to the pandemic, the average price 
per unit has not significantly decreased, which indicates this 
category is somewhat insulated from this economic downcycle. 

Average Monthly Cap Rate 

The average monthly cap rate for the Urban and Suburban 
categories were stable over this period, while the cap rate for the 
CBD category sharply fluctuated.  According to the graph, the 
average cap rate for Urban areas stayed around 5.5%, Suburban 
areas stayed around 7%, and CBD areas fluctuated between 5.5% 
and 7%.  The steep increase in November 2019 is tied to the 
quality of assets sold in that period.  Cap rates will be directly 
impacted by the price of each category and the general direction 
of the economy. 

Five Year Trend of Average Monthly Price per Unit and Cap 
Rate 

The graph on the left shows the average cap rate as well as 
average price per square foot over a five-year period for CBD, 
Urban, and Suburban areas. There is an inverse relationship 
between cap rate and average price per unit.  From October 2015 
to October 2020, the average monthly cap rate has slightly 
decreased for all categories.  During the same period, the average 
monthly price per unit slightly increased for all categories as well.  
The CBD category’s price per unit and cap rate over the given 
period has substantially fluctuated, unlike the Urban and 
Suburban categories, which have shown minor fluctuations.  
Going forward, investors will be carefully monitoring the risk of 
investing in these categories. 
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