Population Growth Trends and
the Impact on Multifamily
Investments

ARA Research

Population trends tend to shift slowly, but recent growth patterns will require
increased focus on market and asset selection for multifamily investors. Long-
term strategy should factor in emerging shifts in the U.S. population, as well as
what is driving them.
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Natural population growth has slowed materially over the
past decade as Americans are having fewer children and
the Baby Boomer generation ages. In turn, immigration
has increasingly accounted for more of overall population
growth. Between 2010 and 2020, immigration represented
just under half (45%) of overall population change in

the U.S,, increasing even more dramatically during

the years following the pandemic. Between 2022 and
2024, immigration accounted for more than 80% of net
population growth (Figure 1). Without immigration in that
period, overall population growth would have been minimal.

Prior to recent changes in policy, immigration was expected
to drive roughly two-thirds of annual population growth
over the next five years. However, the latest projections
suggest those inflows may be closer to half of earlier
estimates. Combined with already low growth expectations,
we are seeing a shift that has direct implications for the
economy overall and for real estate markets.

For multifamily housing, that effect is straightforward.
Slower net population growth translates into fewer new

households, which is the foundation of apartment demand.
In recent years, elevated immigration added renters
beyond what natural population growth alone would have
produced. That extra demand helped many markets absorb
new supply, particularly in gateway markets such as New
York, Los Angeles, and Miami that are prime destinations
for new entrants into the country. This migration impacts
the “non-institutional” apartment space first, as a decent
share of immigrants tend to live with family or in smaller,
less-costly buildings upon arrival versus renting Class A
apartments with stricter approval qualifications. However,
the impacts make their way to institutional properties
eventually, as fewer new entrants into the country means
fewer go on to move up the rental curve and eventually
become Class A renters.

While the pace of household formation is likely to slow
alongside moderating net population growth, that does
not imply an immediate reversal in renter demand. It does
suggest, however, that capturing demand will depend less
on broad migration tailwinds and more on asset selection,
location quality, and competitive positioning.

Source of U.S. Population Growth, 1990 - 2028f, Millions and Percent of Annual Growth

Immigration’s share of population growth over the next couple of years is expected to
look most similar to the period immediately following September 11, 2001. The difference,
however, is that total population growth averaged 2.7 million annually during those years,
compared with a projected average of just 1.2 million per year over the forecast period.

1 1
1
4,000,000 ! |
1 1
3,500,000 ! 1
! 1
I
3,000,000 oS :
1
2,500,000 1
1
2,000,000 :
1
r==n"
1,500,000 ] h
1,000,000
o I I I"" Ill 1
o 1 1
O NNILINONDDO=ENNTNDONDDO-NMNIEINONDDO T NMT O e
cngc»c»mmmmmmoggoooo800505555555588gmc\1&8mg
9'-9399999—’9—’9—’8NN8888Ngco\,NNNNNNNNNNNNNgSogga
A

®m Immigration Natural Population Growth (Births Less Deaths)

Source: American Realty Advisors based on data from John Burns Real Estate Consulting and United States Census Bureau as of March 2026,
f=forecast.
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Annual Mobility Rates, 1948 - 2023
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Source: American Realty Advisors based on data from Macrobond and the U.S. Census Bureau Population Survey as of February 2025.

In markets with sizable development pipelines, even a
modest slowdown in household formation can stretch
lease-ups, increase concessions, and weigh on effective
rents. In markets where supply is more contained, the
adjustment may be less pronounced, though rent growth
is still likely to settle closer to long-term norms rather than
prior-cycle highs.

It is tempting to assume that if immigration slows,
domestic migration will simply pick up the slack - that job
growth will pull renters across state lines and keep demand
humming. However, domestic mobility has been declining
for decades (Figure 2). Fewer households are moving
across state lines than in prior cycles, meaning the overall
flow of movers is thinner. For multifamily owners, that
means fewer renter households arriving from other states
to backfill new deliveries.

For instance, Florida and Texas, two of the biggest
migration winners in recent years, are seeing inflows settle
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back from the unusually strong pace of the last cycle. That
said, the core reasons people moved there - business-
friendly environments, tax advantages, and lifestyle appeal
- have not changed. These states are still likely to attract a
meaningful share of domestic movers (see DFW example
on following page). The difference is that the overall pool of
movers is smaller, so the competition for each new resident
is more intense.

For multifamily investors, this shift is not a signal of
demand disappearing. Rather, it is a signal that broad
demographic tailwinds can no longer do all the work. In

the prior cycle, strong population growth made it easier

for many markets to absorb new supply and support
optimistic rent assumptions. Today, outcomes are likely to
depend more on submarket selection, entry basis, pipeline
awareness, and asset positioning. The opportunity set
remains, but capturing it requires sharper underwriting and
more localized conviction.



Lower overall population growth prospects are likely to be a
nationwide factor in the cycle ahead, but not all markets will feel
that pressure equally.

Net Migration, 2022 - 2030f
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Source: American Realty Advisors based on data from Oxford Economics as of March 2026, f=forecast.

What makes Dallas-Fort Worth attractive:

Dallas-Fort Worth continues to check many of the boxes that matter most for long-term
apartment demand: jobs, affordability, migration appeal, and demographic depth. Its
diversified economy helps support resilience, while no state income tax, warmer weather, and
arelatively attainable cost of living keep the market attractive to younger households and
employers alike.
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Disclaimer

The information in this newsletter is as of March 6, 2026, and is for your informational and educational purposes only, is not intended to be relied

on to make any investment decisions, and is neither an offer to sell nor a solicitation of an offer to buy any securities or financial instruments in

any jurisdiction. This newsletter expresses the views of the author as of the date indicated and such views are subject to change without notice.

The information in this newsletter has been obtained or derived from sources believed by ARA to be reliable but ARA does not represent that

this information is accurate or complete and has not independently verified the accuracy or completeness of such information or assumptions on
which such information is based. Models used in any analysis may be proprietary, making the results difficult for any third party to reproduce. Past
performance of any kind referenced in the information above in connection with any particular strategy should not be taken as an indicator of future
results of such strategies. It isimportant to understand that investments of the type referenced in the information above pose the potential for loss of
capital over any time period. This newsletter is proprietary to ARA and may not be copied, reproduced, republished, or posted in whole or in part, in any
form and may not be circulated or redelivered to any person without the prior written consent of ARA.

Forward-Looking Statements

This newsletter contains forward-looking statements within the meaning of federal securities laws. Forward-looking statements are statements that
do not represent historical facts and are based on our beliefs, assumptions made by us, and information currently available to us. Forward-looking
statements in this newsletter are based on our current expectations as of the date of this newsletter, which could change or not materialize as
expected. Actual results may differ materially due to a variety of uncertainties and risk factors. Except as required by law, ARA assumes no obligation
to update any such forward-looking statements.
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