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MARKET INSIGHTS

Fundamentals
confinue to improve
across the Midwest

HIGHLIGHTS

¢ Conditions in the Midwest multifamily market improved in the third quarter, with vacancy
tightening and asking rents climbing. Year to date, approximately 24,300 new units have
been completed in the region, with roughly 37,000 additional units under construction.

e The vacancy rate in the Midwest dipped by 30 basis points during the third quarter to
5.5%. Year over year, the regional vacancy rate is down 10 basis points. Milwaukee
continued to post the lowest vacancy rate in the region at 3.6%.

e Asking rents continued to climb, rising 1.0% during the third quarter to a regional average
of $1,594 per month. Year over year, all markets in the region recorded rent growth,
averaging a 2.1% increase over the past 12 months.

¢ The pace of sales remains strong to this point in the year, now roughly in line with levels
recorded a year ago. The median sale price has risen 33% to $186,400 per unit, with an
average cap rate of 5.7%.

MIDWEST MULTIFAMILY MARKET OVERVIEW

Multifamily operating conditions have improved in the Midwest overall, though performance
at the market level has varied. All major markets in the region posted rent growth over the
past 12 months, with Minneapolis leading the pack at 3.5%, while Chicago and Kansas City
recorded year-over-year increases of 2.7% and 2.6%, respectively. Shifts in vacancy were
less favorable, with the vacancy rate in half of these markets rising over the past year. The
largest driver of the region-wide vacancy improvement was Minneapolis-St. Paul, where the
vacancy rate declined by 60 basis points from one year ago. Excluding the Twin Cities, the
regional vacancy rate increased by 20 basis points during this period. Multifamily deliveries
are down 14% compared to 2024. Approximately 31,000 units are on pace to be
completed in 2025, a 20% decline from last year.

The third quarter has been the strongest quarter of 2025 for multifamily sales activity in the
Midwest, with over 40% of year-to-date transactions taking place during this period.
Minneapolis-St. Paul continued to account for the largest share of sales, representing 35% of
all transactions, while Chicago and Kansas City made up 25% and 22%, respectively.
Pricing picked up alongside the increase in activity. Year to date, the median sale price in the
Midwest is $186,400 per unit, up 33% from 2024. Half of the markets in the region posted
price gains exceeding 45% this year, with Cincinnati leading the way. The greatest annual
decrease in pricing was recorded in Milwaukee, though this is due to the transaction mix;
pricing here is still higher than in 2023. Cap rates have dipped slightly in 2025, averaging
5.7%, roughly 20 basis points lower than last year.
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CHICAGO

CONSTRUCTION | VACANCY | RENTS

Developers continue to deliver units at a slower pace, completing
roughly 2,600 units year to date. While completions are down, the
development pipeline has grown 32% from one year ago with
8,400 units under construction in Chicago.

Vacancy went unchanged from the second quarter to the third
quarter. In the earlier months of the year there was fluctuation,
though the vacancy rate is now the same as it was 12 months ago
at 5.2%.

Asking rents also recorded minimal movement in the third quarter,
remaining within 0.1% of the previous quarter at $2,014 per month.

Year over year, asking rents have increased by 2.7%.

FORECAST: The number of completions in 2025 is expected to be
much lighter than in recent years, with projects totaling roughly
3,500 units on pace for delivery. The vacancy rate is forecast to
improve by 10 basis points in the fourth quarter, ending the year at
5.1%. Asking rents are expected to post an annual increase of 2.5%,
reaching $2,035 per month.

SALES TRENDS

2021 2022 2023 2024 YTD 2025

$300

$200

$100

Median Price per Unit (000s)

$0

Sources: Northmarg, CoStar

Year over year, asking rents

have increased by 2./%.

VACANCY & RENT TRENDS
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MULTIFAMILY SALES

The median sale price in Chicago

is $243,800 per unit.

o The number of multifamily sales to this point in the year is outpacing
the same period of the previous two years. Compared to the same
point in 2024, there have been 40% more transactions in 2025.

o The median sale price in Chicago year-to-date is $243,800 per
unit, closely in line with the trailing two years. Compared to 2022,
the median sale price has risen by 45%.

o Average cap rates for multifamily transactions remain in the 5.5% to
6.0% range, consistent with 2024 levels and approximately 25 to
50 basis points higher than 2023 cap rates.
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CINCINNATI
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Over the past 12 months asking

rents increased by 2.2%.

VACANCY & RENT TRENDS
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MULTIFAMILY SALES

The median sale price is

$ 174,500 per unit.

Following a slow first half of the year, multifamily sales activity has
accelerated. So far in 2025, sales in Cincinnati have roughly
matched the total for all of 2024, though current levels still lag
historical norms.

Pricing has also improved this year after decreasing during the
trailing two years. The 2025 median sale price is $174,500 per unit,
up 80% from last year and reaching a new peak.

Cap rates continue to fall within the same range as they did in the
earlier months of the year, between roughly 6.5% and 7.0%.
Compared to 2022 and 2023, this is an increase of roughly 100
basis points.

CONSTRUCTION | VACANCY | RENTS

o The pace of deliveries in Cincinnati slowed in the third quarter after

a stronger first half of the year. So far in 2025, there have been
roughly 2,500 units completed, with 5,250 units currently
under construction.

The vacancy rate inched higher by 10 basis points to 4.7% in the
third quarter. Year over year, vacancy has also risen by 10
basis points.

Rent growth remains positive, rising 0.2% during the third quarter,
following strong increases in the first half of the year. Over the past
12 months, asking rents increased by 2.2% to $1,266 per month.

FORECAST: Cincinnati multifamily developers are on track to
deliver approximately 4,300 units in 2025, a 20% increase from
last year. There will still be some pressure on vacancy rates during
the closing months of the year, though a shift greater than 10 basis
points is not expected. Asking rents are forecast to continue rising,
ending the year at $1,270 per month, a 2.5% annual increase.
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INDIANAPOLIS
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¢ The pace of construction accelerated in the third quarter, bringing

Over the past 12 months, asking

year-to-date deliveries to nearly 3,800 units. Projects totaling over

4,200 units remain under construction in Indianapolis.

rents are up by O.1%.

¢ Vacancy continued to climb during the third quarter, increasing by

20 basis points to 6.3%. Year over year, vacancy has increased by ~ VACANCY & RENT TRENDS
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MULTIFAMILY SALES

SALES TRENDS The median sale price is

$167500 per unit.

o Following a light second quarter, multifamily sales activity in

$200

$150 Indianapolis picked up in the third quarter. The total number of sales

at this point in the year is in line with 2024, though still lagging

historical norms.
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e Pricing in Indianapolis remains strong. Year to date, the median sale

price is $167,500 per unit, representing a 46% increase compared
$50 to 2024. Class B properties were the primary driver of this growth,
accounting for more than half of all trades and posting a 60%
year-over-year increase in pricing.
$0

2001 2002 2003 o004 YTD 2025 o Cap rates have remained relatively flat in recent months. This year,

Median Price per Unit (000s)

the average cap rate in Indianapolis ranges between 6.0% and
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6.5%. Compared to 2024, cap rates are up by roughly 50
basis points.
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KANSAS CITY

Asking rents rose 2.6% over the
past 12 months.

VACANCY & RENT TRENDS
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MULTIFAMILY SALES

The median sale price in Kansas

City is $ 177400 per unit.

o Multifamily sales activity accelerated in the third quarter, bringing
the total number of properties sold to this point in the year up 90%
from the same point in 2024. Recently, there has been an uptick in
Class A and Class B sales, with Class B now representing the largest

share of trades this year.

e Pricing for multifamily properties in Kansas City that have traded in
2025 has increased significantly. The median sale price this year is
$177,400 per unit, up 50% from 2024. Still, this is 4% lower than
peak pricing recorded in 2022.

¢ Cap rates have begun to trend lower at this point in the year as
higher-tier Class A and Class B properties are making up a greater
share of trades. Year to date, the average cap rate is 5.5%, with
most sales ranging between 5.0% and 6.3%.

CONSTRUCTION | VACANCY | RENTS

o Multifamily deliveries in Kansas City were robust in the third quarter,

bringing the total number of units completed so far this year to
approximately 3,650, up 18% from the same point in 2024.

Roughly 5,500 units are currently under construction.

¢ Vacancy ticked higher in the third quarter, rising 10 basis points after

posting a similar increase in the previous quarter. Year over year,

area vacancy has climbed 80 basis points to 6.8%.

o Area rents softened during the third quarter, decreasing by 0.5% to

$1,257 per month. Longer term rent growth continues to be positive,
with asking rents rising 2.6% over the past 12 months.

FORECAST: Multifamily completions in 2025 are expected to
remain elevated through year end, reaching approximately 4,800
units, a 19% increase over 2024. The vacancy rate is projected to
continue rising during the fourth quarter, finishing the year at 7.0%,
while asking rents are anticipated to reach $1,265 per month, up
2.2% year-over-year.
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MILWAUKEE
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The pace of construction in Milwaukee slowed in the third quarter,
though total deliveries to this point in the year remain elevated. Year
to date, roughly 1,950 units have been delivered, up 50% from the
same point last year. Over 2,200 units are currently under
construction.

The vacancy rate ticked higher during the third quarter, rising by 20
basis points to 3.6% after improving during the earlier months of the
year. Year over year, area vacancy has remained flat.

Milwaukee asking rents inched lower in recent months, decreasing
by 0.2% during the third quarter. Year over year, rents are up 1.6%,
reaching $1,421 per month.

FORECAST: The pace of deliveries is expected to total 2,200
units this year. The vacancy rate should tighten, though it may
remain flat through the end of 2025. Asking rents are projected to
reach 2.0% growth in 2025, rising to $1,430 per month.
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Year over year, asking rents are

up 1.6%.

VACANCY & RENT TRENDS
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MULTIFAMILY SALES

The median sale price so far in

2025 is $107200 per unit.

Multifamily investment sales in Milwaukee have been light this year,
with no significant transactions taking place during the third quarter.
Despite the lack of recent activity, the number of properties that have
changed hands so far this year outpaces the same point in each of
the previous two years.

In the sales that have taken place so far this year, the median sale
price is $107,200 per unit, down 52% from last year. This decrease
in pricing is largely due to the transaction mix, which has been
primarily Class B properties. In 2024, Class A properties accounted
for the bulk of the sales, pushing per-unit prices to elevated levels.

In recent years, cap rates in this market have fluctuated, rising in
2023 and declining in 2024. In 2025, Milwaukee cap rates
remained steady, averaging 6.75% year to date.

NORTHMARQ MIDWEST MULTIFAMILY
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MINNEAPOLIS

Year over year, vacancy fell by
60 basis points.

VACANCY & RENT TRENDS
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MULTIFAMILY SALES

The median sale price is

$ 186,400 per unit.

The number of multifamily transactions in the Minneapolis-St. Paul
market remains elevated. There have been 51 multifamily properties
sold in the area since the beginning of the year, 40% more than the
trailing five-year average for the first nine months of the year.

Multifamily pricing has increased considerably this year. So far in
2025, the median sale price is $186,400 per unit, up 52% from
2024. Compared to the previous peak pricing recorded in 2020,
current levels are up 4%.

Year to date, the average cap rate in Minneapolis-St. Paul is 5.3%,
down roughly 100 basis points from last year. Class A properties
generally traded with cap rates in the low-5% range, while older
and lower-tier value-add properties recorded cap rates in the
mid-6% to low-7% range.

CONSTRUCTION | VACANCY | RENTS

The pace of construction in the Minneapolis-St. Paul market slowed
considerably in the third quarter, bringing total deliveries to this point
in the year to under 4,600 units, down 33% from the same point last

year. Roughly 3,900 units are still under construction in the area.

The vacancy rate improved in recent months, decreasing by 40 basis
points in the third quarter to 4.3%. Year over year, vacancy fell by
60 basis points.

Asking rents rose by 0.9% during the third quarter, following even
greater growth in the second quarter. Over the past 12 months,
asking rents increased 3.5% to $1,610 per month.

FORECAST: Deliveries are expected to remain modest, with
roughly 5,000 total units projected to come online in 2025, a 50%
decline from last year. The vacancy rate is expected to continue
tightening in the fourth quarter, ending the year at 4.2%. Asking
rents in the Twin Cities are projected to rise 4.0% annually, reaching
$1,612 per month.
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OMAHA
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¢ Multifamily construction in Omaha maintained an elevated pace in

the third quarter. Deliveries in 2025 have exceeded a 10-year high, Yeor over yeOr/ OSk’ng renis are
with additional units still expected by year end. Over 3,400 units Up 2 3 %

have been completed so far this year, up more than 160% from the
same point in 2024.

VACANCY & RENT TRENDS

¢ Area vacancy continued to rise in recent months, climbing 30 basis

points in the third quarter. During the past 12 months, the vacancy s Asking Rents Per Month - ==Vacancy
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MULTIFAMILY SALES

SALES TRENDS The median sale price in Omaha is

$77000 per unit.

o Multifamily investment sales activity in Omaha slowed to a halt in

$150

the third quarter, with no significant transactions taking place since
June. Compared to the same point in 2024, the number of

$100
multifamily trades that have been recorded this year is down 33%.
o Multifamily pricing has been decreasing steadily since reaching a
peak in 2022. Year to date, the median sale price in Omaha is
$50 $77,000 per unit, down 15% from 2024 and down 30% from the
2022 peak. Nearly all sales this year have been Class C properties
built in the 1970s.
$0

Median Price per Unit (000s)

2091 2022 2023 2024 YTD 2025 e Cap rates in Omaha have remained unchanged since early 2024,
holding between 6.5% and 7.0%. Compared to 2023, current cap
Sources: Northmarg, CoSiar rates are up roughly 50 basis points.
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ST. LOUIS

Vacancy improved during the
third quarter.

VACANCY & RENT TRENDS
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MULTIFAMILY SALES

CONSTRUCTION | VACANCY | RENTS

o Developers in St. Louis delivered roughly 800 units during the third
quarter, bringing year-to-date completions to approximately 1,900
units, a 6% increase compared to the same point in 2024. There are
2,200 units currently under construction in the area.

e Vacancy improved during the third quarter, tightening by 30 basis
points. Year over year, the vacancy rate decreased by 10 basis
points to 6.0%.

o Asking rents continued to climb during the third quarter, rising by
0.1% after recording stronger increases during the previous quarter.
Over the past 12 months, asking rents have risen 0.5% to $1,230
per month.

e FORECAST: Total completions in 2025 are expected to trail 2024
by 7%, with approximately 2,600 units projected to deliver this
year. As the pace of deliveries slows, vacancy is expected to remain
flat, ending the year at 6.0%, down 30 basis points annually. Rents
are projected to continue rising through year end, reaching roughly
$1,235 per month, a 1.2% annual increase.

The median sale price is $ 159,900 sates trenos

per unit.

e Transaction activity in St. Louis decelerated in the third quarter
following a stronger pace earlier in the year. The total number of
multifamily sales that have taken place in 2025 nearly matches the
number of sales recorded during the same period in both 2023
and 2024.

e Pricing on the properties that are changing hands this year has been
rising in recent months. So far this year, the median sale price is
$159,900 per unit, a 50% increase from 2024. Compared to peak
pricing recorded in 2023, current pricing has increased by 13%.

e Cap rates in St. Louis recorded strong increases in 2022 and 2023
before leveling off in 2024. Since then, cap rates have remained
between 5.0% and 6.5%.
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FOR MORE INFORMATION, PLEASE CONTACT

KANSAS CITY INVESTMENT SALES CHICAGO INVESTMENT SALES
JEFF LAMOTT CASEY WILHM ALEX MALZONE

Managing Director Senior Vice President Vice President

913.647.1640 913.647.1647 312.651.5425
jlamott@northmarg.com cwilhm@northmarg.com amalzone@northmarg.com

MINNEAPOLIS INVESTMENT SALES

TED BICKEL JEFF BUDISH
Managing Director Managing Director
952.247.2801 952.837.8751
tbickel@northmarg.com jbudish@northmarg.com

ST. LOUIS INVESTMENT SALES

PARKER STEWART DOMINIC MARTINEZ
Regional Managing Director Managing Director
312.651.5423 314.301.1828
pstewart@northmarg.com dmartinez@northmarg.com

PETE O’NEIL, Director of Research | 602.508.2212 | poneil@northmarg.com
JOHN TAGG, Research Manager | 972.455.4916 | jtagg@northmarg.com

LUCAS BAUM, Research Analyst | 602.598.7351 | Ibaum@northmarg.com

ABOUT NORTHMARQ

Northmarq is one of the largest privately held commercial real estate firms in the United States, combining a nationwide presence
with deep local expertise. With more than 50 offices across the country, we provide a full suite of debt, equity, investment sales, loan
servicing and fund management solutions for a comprehensive range of property types. Our unique structure allows us to connect
clients with the best opportunities, yet be nimble enough to ensure access to every expert across our company. The firm manages a
loan servicing portfolio of over $78 billion and has completed $69.5 billion in transactions over the past three years. At Northmarg,

collaboration fuels results, helping clients achieve success in every market, nationwide. For more information, visit www.northmarg.com.

The information contained herein has been obtained from sources deemed reliable. While every reasonable effort has been
made to ensure its accuracy, we cannot guarantee it. No responsibility is assumed for any inaccuracies. Readers are encouraged
to consult their professional advisors prior to acting on any of the material contained in this report. ©2025. All rights reserved.
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