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Real GDP contracted for two quarters in a row

Source: Citi Research, Bureau of Economic Analysis
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Labor market remains tight

Source: Citi Research, Bureau of Labor Statistics
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individual
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Pent-up demand but consumer sentiment is declining

Source: Citi Research, Bureau of Economic Analysis, The Conference Board
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The Conference Board Survey shows percent of 
consumers planning to buy large durables and homes 

dropped significantly

Savings rate is below pre-pandemic level
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Wage and price inflation is running too high

Source: Citi Research, Bureau of Labor Statistics, Bureau of Economic Analysis
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Market pricing ~3.3% terminal rate but we see 4+% more likely

Source: Citi Research
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If you are visually impaired and would like to speak to a Citi representative regarding the details of the graphics in this 
document, please call USA 1-888-800-5008 (TTY: 711), from outside the US +1-210-677-3788
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ANALYST CERTIFICATION
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alongside content which is attributable to that analyst. If multiple AC analysts are designated in the author block, each analyst is certifying with respect to the entire research
report other than (a) content attributable to another AC certifying analyst listed in bold alongside the content and (b) views expressed solely with respect to a specific issuer
which are attributable to another AC certifying analyst identified in the price charts or rating history tables for that issuer shown below. Each of these analysts certify, with
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compensation was, is, or will be, directly or indirectly, related to the specific recommendations or views expressed by that research analyst in this report.
IMPORTANT DISCLOSURES
Disclosure for investors in the Republic of Turkey: Under Capital Markets Law of Turkey (Law No: 6362), the investment information, comments and recommendations stated here, are
not within the scope of investment advisory activity. Investment advisory service is provided in accordance with a contract of engagement on investment advisory concluded between
brokerage houses, portfolio management companies, non-deposit banks and clients. Comments and recommendations stated here rely on the individual opinions of the ones providing these
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Analysts’ compensation is determined by Citi Research management and Citigroup’s senior management and is based upon activities and services intended to benefit the investor clients of
Citigroup Global Markets Inc. and its affiliates (the “Firm”). Compensation is not linked to specific transactions or recommendations. Like all Firm employees, analysts receive compensation
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For financial instruments recommended in the Product in which the Firm is not a market maker, the Firm is a liquidity provider in such financial instruments (and any underlying instruments)
and may act as principal in connection with transactions in such instruments. The Firm is a regular issuer of traded financial instruments linked to securities that may have been
recommended in the Product. The Firm regularly trades in the securities of the issuer(s) discussed in the Product. The Firm may engage in securities transactions in a manner inconsistent
with the Product and, with respect to securities covered by the Product, will buy or sell from customers on a principal basis.
Unless stated otherwise neither the Research Analyst nor any member of their team has viewed the material operations of the Companies for which an investment view has been provided
within the past 12 months.
For important disclosures (including copies of historical disclosures) regarding the companies that are the subject of this Citi Research product ("the Product"), please contact Citi Research,
388 Greenwich Street, 6th Floor, New York, NY, 10013, Attention: Legal/Compliance [E6WYB6412478]. In addition, the same important disclosures, with the exception of the Valuation and
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Risk assessments and historical disclosures, are contained on the Firm's disclosure website at https://www.citivelocity.com/cvr/eppublic/citi_research_disclosures. Valuation and Risk
assessments can be found in the text of the most recent research note/report regarding the subject company. Pursuant to the Market Abuse Regulation a history of all Citi Research
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Citigroup Global Markets Inc. Andrew Hollenhorst
OTHER DISCLOSURES
Any price(s) of instruments mentioned in recommendations are as of the prior day’s market close on the primary market for the instrument, unless otherwise stated.
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published during the preceding 12-month period that the change(s) and the date of that previous recommendation are indicated. Please refer to the trade history in the published research or
contact the research analyst.
Citi Research has implemented policies for identifying, considering and managing potential conflicts of interest arising as a result of publication or distribution of investment research. A
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23% (49%), RV 0.7% (76%). For the purposes of disclosing recommendations other than for equity (whose definitions can be found in the corresponding disclosure sections), "Buy" means a
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European regulations require a 5 year price history when past performance of a security is referenced. CitiVelocity’s Charting Tool
(https://www.citivelocity.com/cv2/#go/CHARTING_3_Equities) provides the facility to create customisable price charts including a five year option. This tool can be found in the Data &
Analytics section under any of the asset class menus in CitiVelocity (https://www.citivelocity.com/). For further information contact CitiVelocity support
(https://www.citivelocity.com/cv2/go/CLIENT_SUPPORT). The source for all referenced prices, unless otherwise stated, is DataCentral, which sources price information from Thomson
Reuters. Past performance is not a guarantee or reliable indicator of future results. Forecasts are not a guarantee or reliable indicator of future performance.
Investors should always consider the investment objectives, risks, and charges and expenses of an ETF carefully before investing. The applicable prospectus and key investor information
document (as applicable) for an ETF should contain this and other information about such ETF. It is important to read carefully any such prospectus before investing. Clients may obtain
prospectuses and key investor information documents for ETFs from the applicable distributor or authorized participant, the exchange upon which an ETF is listed and/or from the applicable
website of the applicable ETF issuer. The value of the investments and any accruing income may fall or rise. Any past performance, prediction or forecast is not indicative of future or likely
performance. Any information on ETFs contained herein is provided strictly for illustrative purposes and should not be deemed an offer to sell or a solicitation of an offer to purchase units of
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Citigroup Global Markets India Private Limited and/or its affiliates may have, from time to time, actual or beneficial ownership of 1% or more in the debt securities of the subject issuer.
Please be advised that pursuant to Executive Order 13959 as amended (the “Order”), U.S. persons are prohibited from investing in securities of any company determined by the United
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rely upon their own legal counsel for advice on compliance with the Order and other economic sanctions programs administered and enforced by the Office of Foreign Assets Control of the
U.S. Treasury Department.
This communication is directed at persons who are "Eligible Clients" as such term is defined in the Israeli Regulation of Investment Advice, Investment Marketing and Investment Portfolio
Management law, 1995 (the "Advisory Law"). Within Israel, this communication is not intended for retail clients and Citi will not make such products or transactions available to retail clients.
The presenter is not licensed as investment advisor or marketer by the Israeli Securities Authority (“ISA”) and this communication does not constitute investment or marketing advice. The
information contained herein may relate to matters that are not regulated by the ISA. Any securities which are the subject of this communication may not be offered or sold to any Israeli
person except pursuant to an exemption from the Israeli public offering rules, including according to the Israeli Securities Law.
Citi Research generally disseminates its research to the Firm’s global institutional and retail clients via both proprietary (e.g., Citi Velocity and Citi Personal Wealth Management) and non-
proprietary electronic distribution platforms. Certain research may be disseminated only via the Firm’s proprietary distribution platforms; however such research will not contain changes to
earnings forecasts, target price, investment or risk rating or investment thesis or be otherwise inconsistent with the author’s previously published research. Certain research is made available
only to institutional investors to satisfy regulatory requirements. Individual Citi Research analysts may also opt to circulate published research to one or more clients by email; such email
distribution is discretionary and is done only after the research has been disseminated. The level and types of services provided by Citi Research analysts to clients may vary depending on
various factors such as the client’s individual preferences as to the frequency and manner of receiving communications from analysts, the client’s risk profile and investment focus and
perspective (e.g. market-wide, sector specific, long term, short-term etc.), the size and scope of the overall client relationship with the Firm and legal and regulatory constraints.
Pursuant to Comissão de Valores Mobiliários Resolução 20 and ASIC Regulatory Guide 264, Citi is required to disclose whether a Citi related company or business has a commercial
relationship with the subject company. Considering that Citi operates multiple businesses in more than 100 countries around the world, it is likely that Citi has a commercial relationship with
the subject company.
Securities recommended, offered, or sold by the Firm: (i) are not insured by the Federal Deposit Insurance Corporation; (ii) are not deposits or other obligations of any insured depository
institution (including Citibank); and (iii) are subject to investment risks, including the possible loss of the principal amount invested. The Product is for informational purposes only and is not
intended as an offer or solicitation for the purchase or sale of a security. Any decision to purchase securities mentioned in the Product must take into account existing public information on
such security or any registered prospectus. Although information has been obtained from and is based upon sources that the Firm believes to be reliable, we do not guarantee its accuracy
and it may be incomplete and condensed. Note, however, that the Firm has taken all reasonable steps to determine the accuracy and completeness of the disclosures made in the Important
Disclosures section of the Product. The Firm's research department has received assistance from the subject company(ies) referred to in this Product including, but not limited to, discussions
with management of the subject company(ies). Firm policy prohibits research analysts from sending draft research to subject companies. However, it should be presumed that the author of
the Product has had discussions with the subject company to ensure factual accuracy prior to publication. All opinions, projections and estimates constitute the judgment of the author as of
the date of the Product and these, plus any other information contained in the Product, are subject to change without notice. Prices and availability of financial instruments also are subject to
change without notice. Notwithstanding other departments within the Firm advising the companies discussed in this Product, information obtained in such role is not used in the preparation of
the Product. Although Citi Research does not set a predetermined frequency for publication, if the Product is a fundamental equity or credit research report, it is the intention of Citi Research
to provide research coverage of the covered issuers, including in response to news affecting the issuer. For non-fundamental research reports, Citi Research may not provide regular
updates to the views, recommendations and facts included in the reports. Notwithstanding that Citi Research maintains coverage on, makes recommendations concerning or discusses
issuers, Citi Research may be periodically restricted from referencing certain issuers due to legal or policy reasons. Where a component of a published trade idea is subject to a restriction,
the trade idea will be removed from any list of open trade ideas included in the Product. Upon the lifting of the restriction, the trade idea will either be re-instated in the open trade ideas list if
the analyst continues to support it or it will be officially closed. Citi Research may provide different research products and services to different classes of customers (for example, based upon
long-term or short-term investment horizons) that may lead to differing conclusions or recommendations that could impact the price of a security contrary to the recommendations in the
alternative research product, provided that each is consistent with the rating system for each respective product.
Investing in non-U.S. securities, including ADRs, may entail certain risks. The securities of non-U.S. issuers may not be registered with, nor be subject to the reporting requirements of the
U.S. Securities and Exchange Commission. There may be limited information available on foreign securities. Foreign companies are generally not subject to uniform audit and reporting
standards, practices and requirements comparable to those in the U.S. Securities of some foreign companies may be less liquid and their prices more volatile than securities of comparable
U.S. companies. In addition, exchange rate movements may have an adverse effect on the value of an investment in a foreign stock and its corresponding dividend payment for U.S.
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investors. Net dividends to ADR investors are estimated, using withholding tax rates conventions, deemed accurate, but investors are urged to consult their tax advisor for exact dividend
computations. Investors who have received the Product from the Firm may be prohibited in certain states or other jurisdictions from purchasing securities mentioned in the Product from the
Firm. Please ask your Financial Consultant for additional details. Citigroup Global Markets Inc. takes responsibility for the Product in the United States. Any orders by US investors resulting
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Disclaimer

Opinions, analyses, estimates, forecasts and other views of Fannie Mae's Economic and Strategic
Research (ESR) Group included in these materials should not be construed as indicating Fannie
Mae's business prospects or expected results, are based on a number of assumptions, and are
subject to change without notice. How this information affects Fannie Mae will depend on many
factors. Although the ESR group bases its opinions, analyses, estimates, forecasts and other
views on information it considers reliable, it does not guarantee that the information provided in
these materials is accurate, current or suitable for any particular purpose. Changes in the
assumptions or the information underlying these views could produce materially different
results. The analyses, opinions, estimates, forecasts and other views published by the ESR group
represent the views of that group as of the date indicated and do not necessarily represent the
views of Fannie Mae or its management.
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Multifamily Market Fundamentals

Estimated Multifamily Rent and Vacancy Forecast

Source: Fannie Mae Multifamily ESR
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Rent growth has been elevated and we expect it to slow but remain above average over the next 12 months.
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22 Source: RealPage, Inc. 

National Concession Rate by Class

Concession rates are remaining above average...

4.0%

5.0%

6.0%

7.0%

8.0%

9.0%

10.0%

11.0%

A B C



Multifamily Market Fundamentals

23 Source: RealPage, Inc. 

National Percentage of Units Offering Concessions by Class

… but are getting harder to find.
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24 Source: CoStar Portfolio Strategy 
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High-cost urban submarkets are lagging the rest of the nation in terms of multifamily demand but are on 
the rise…  



Multifamily Market Fundamentals

25 Source: CoStar Portfolio Strategy 

-1.0% -0.5% 0.0% 0.5% 1.0% 1.5% 2.0%

Philadelphia - Urb.
Columbus - Sub.

Phoenix - Sub.
Raleigh - Urb.

San Jose - Urb.
Chicago - Urb.

New York - Urb.
Jacksonville - Sub.

Seattle - Urb.
Portland - Sub.
East Bay - Urb.

Sacramento - Urb.
Phoenix - Urb.

San Francisco - Sub.
Nashville - Urb.

Pittsburgh - Urb.
Minneapolis - Sub.
Washington - Urb.
Minneapolis - Urb.

San Francisco - Urb.

Change in Vacancy Rate by Submarket Type, Q4 2019 vs. Q1 2022

-7.0% -6.0% -5.0% -4.0% -3.0% -2.0% -1.0% 0.0%

Louisville - Urb.
Memphis - Sub.

Salt Lake City - Urb.
Orlando - Sub.

San Antonio - Sub.
Orange County - Urb.

Richmond - Urb.
Oklahoma City - Urb.

Miami - Urb.
Salt Lake City - Sub.

Miami - Sub.
Inland Empire - Urb.

San Diego - Sub.
Indianapolis - Urb.
San Antonio - Urb.

Tucson - Sub.
Fort Lauderdale - Sub.

Indianapolis - Sub.
Sacramento - Sub.

Seattle - Sub.

Urban Submarket Suburban Submarket

… and suburban submarkets have still seen significantly higher rental increases and tightening vacancies 
since late 2019.
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Supply chain issues remain stubbornly persistent… 
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Multifamily (5+ units) Starts
(3 month moving average)

Source: U.S. Department of Commerce, Bureau of the Census 

1989-2008 
Average (266K)

… yet multifamily new construction has risen above its longer-term historic levels...
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Source: Source: Dodge Data & Analytics Supply Track, March 2022
* Anticipated completion date.

… with more than 800,000 units expected to be completed by the end of next year alone...
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NOTE:  Supply Track data is not an actual forecast of activity, it is a monitor of activity reported on to-date. As more projects are planned and tracked, figures in future periods might go up. 
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Source: CoStar Portfolio Strategy

… consisting mostly of Class A units. 

Multifamily New Construction by Class – Units Completed by Quarter

Multifamily Market Fundamentals
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Contact Information
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