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Notable Trends

A year out from the start of the COVID-19 pandemic in the US, the rental market

has shifted. Notably, rent prices dropped dramatically in the country’s most

expensive cities and went up in historically cheaper, mid-sized cities. This change

was largely brought on by a migration of people out of larger cities in 2020 for

various reasons stemming from the pandemic.

Pandemic Caused Urban-Rural Split in Rent Trends

When considering the entire country rather than just the cities tracked in this

report, not only have price trends diverged in expensive and historically cheaper

cities, but also in urban and rural parts of the country. The chart below shows

average annual rent change by urban level as defined by the National Center for

Health Statistics.

https://www.cdc.gov/nchs/data_access/urban_rural.htm
https://www.cdc.gov/nchs/data_access/urban_rural.htm


This bar chart shows a clear distinction where rents grew in the country since the

start of the pandemic. Rents remained flat on average in the country’s larger

cities. Meanwhile, the country’s suburbs (large fringe metro and medium metro)

and more rural areas (small metro) are where rents grew. On average, suburban

rents outpaced urban rents by 5-6% and rural rents outpaced urban rents by

about 7%. These diverging price trends likely reflect a shift in demand away from

larger cities to the suburbs and rural parts of the country that offer far more

space per dollar.

Take Florida for example. Rents are down in year-over-year terms in the urban

centers of Miami-Dade County and Orange County (which contains the city of

Orlando). Rents are also down in Osceola County (which neighbors Orlando), and

Alachua County—home to Gainesville and the University of Florida. Meanwhile,

rents increased in nearly every county outside these urban areas. The distinction



is clear—rents declined significantly in urban places a year out from the

pandemic, while rents went up in suburban and rural places.

This pattern is very different from historic standards. Typically rents grow at a

constant average percentage across the board or rents grow faster in urban areas

in times of rapid urban growth. The pandemic set off a series of trends—notably

migration away from large, expensive cities—that caused rents in the suburbs

and rural areas to outpace rents in urban areas.

Destination Cities Cooling Off

While the urban-rural split in rent trends remains significant, the growth in

mid-sized, historically cheaper cities has waned. In a previous report, we

identified a group of seven mid-sized cities that were some of the fastest growing

in the country in terms of price: Newark, NJ; Cleveland, OH; Indianapolis, IN;

Providence, RI; St Petersburg FL; Durham, NC; and St Louis, MO. However, rent

growth in these pandemic destination cities peaked for the most part at the end of

2020, and growth has since declined. The chart below shows rent growth in each

of these cities in December 2020 compared to March 2021.

https://www.zumper.com/blog/zumper-national-rent-report-december-2020/


Except for Durham, NC and St Petersburg, FL, growth peaked 9 months out from

the start of the pandemic in December of 2020, and has declined since. This

growth decline is part of a larger pattern of 2020 rental market trends slowing

down or reversing. Besides growth in these pandemic destination cities

declining, rent drops in expensive, urban markets have slowed or, in some

places, reversed. For instance, Boston and Washington DC—two cities with some

of the largest rent decreases in 2020—grew by 2.0% and 5.1%, respectively, in

1-bedroom median rent in March 2021. This slowdown of 2020 trends could

reflect the slow return of renters to urban markets, as well as prices stabilizing

across the board.

A question for the future is if rent prices will return to pre-pandemic levels, and if

so, how fast? Despite slowdowns, destination cities are still around 10-15% more

expensive than a year ago, while expensive urban markets are at a discount



between 15-20%. Given the increased rate of vaccination in the country, new

federal aid in the recently passed American Rescue Plan, and recovery of the

economy, will renters return to expensive urban markets in full fold in 2021? Or,

will migration to urban centers pace normally, keeping rents in these places

discounted for the foreseeable future? Future reports will hold the answer.

Nationally

Rents grew nationally for both 1- and 2-bedroom units in February, +0.6% to

$1248 and +0.8% to $1514, respectively. Compared to a year ago, median

1-bedroom rent was up 2.2%, and median 2-bedroom rent was up 2.9%.



Rents continue to be down considerably in historically expensive, coastal cities

from a year ago. At the same time, rents in historically cheaper cities throughout

the Midwest and Southwest are up considerably from a year ago.

Notable Changes this Past Month

Upward

1. St Petersburg, FL saw 1-bedroom median rent increase the most from the

month prior, up 6.7% to $1280 and ranked as the 30th most expensive rental

market.

2. Durham, NC had the second highest monthly growth rate for 1-bedroom

median rent at 5.7%. Durham ranked as the 28th most expensive rental market.

3. Fresno, CA and Spokane, WA both saw median 1-bedroom rent climb 5.4%

from the prior month. They ranked as the 44th and 69th most expensive rental

markets, respectively.

4. Detroit, MI saw an increase of 5.3% to 1-bedroom median rent from the prior

month.

5. Washington DC, Baltimore, MD, and Chattanooga, TN all had increases of 5.1%

in median 1-bedroom rent. They ranked as the 5th, 36th, and 59th most expensive

rental markets, respectively.

https://www.zumper.com/apartments-for-rent/st-petersburg-fl
https://www.zumper.com/apartments-for-rent/durham-nc
https://www.zumper.com/apartments-for-rent/fresno-ca
https://www.zumper.com/apartments-for-rent/spokane-wa
https://www.zumper.com/apartments-for-rent/detroit-mi
https://www.zumper.com/apartments-for-rent/washington-dc
https://www.zumper.com/apartments-for-rent/baltimore-md
https://www.zumper.com/apartments-for-rent/chattanooga-tn


Downward

1. Indianapolis, IN and Lexington, KY had the largest decreases in 1-bedroom

median rent from the prior month, both at -5.1%.

2. Newark, NJ had the second highest monthly decrease in 1-bedroom median

rent at -4.9%. Newark ranked as the 15th most expensive market.

3. Tampa, FL, Kansas City, MO, and Greensboro, NC tied for 3rd highest monthly

decrease at -4.8% in 1-bedroom median rent.

4. Henderson, NV had the 4th largest monthly decrease at -4.6% in 1-bedroom

median rent.5. Fort Worth, TX had the 5th largest decrease in 1-bedroom median

rent at -4.5% from the prior month to $1060.
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1 San Francisco,

CA

$2,650 0.0% -24.3

%

$3,500 0.0% -22.9

%

https://www.zumper.com/apartments-for-rent/indianapolis-in
https://www.zumper.com/apartments-for-rent/lexington-ky
https://www.zumper.com/apartments-for-rent/laredo-tx
https://www.zumper.com/apartments-for-rent/tampa-fl
https://www.zumper.com/apartments-for-rent/kansas-city-mo
https://www.zumper.com/apartments-for-rent/greensboro-nc
https://www.zumper.com/apartments-for-rent/henderson-nv
https://www.zumper.com/apartments-for-rent/fort-worth-tx


2 New York, NY $2,500 1.6% -12.3

%

$2,680 5.1% -16.3

%

3 San Jose, CA $2,100 -3.7% -17.6

%

$2,650 -1.1% -12.5

%

4 Boston, MA $2,090 2.0% -16.4

%

$2,600 4.0% -10.3

%

5 Washington, DC $2,060 5.1% -7.6% $2,790 4.9% -10.9

%

6 Oakland, CA $1,930 -3.5% -19.6

%

$2,480 -0.8% -17.1

%

7 Los Angeles, CA $1,910 0.5% -15.1

%

$2,650 -0.4% -12.8

%

8 San Diego, CA $1,800 -1.1% 0.0% $2,400 0.0% 0.0%

9 Santa Ana, CA $1,700 0.0% 0.6% $2,380 0.4% 8.7%

10 Anaheim, CA $1,690 0.6% 2.4% $2,030 1.5% 2.0%



11 Fort Lauderdale,

FL

$1,630 -4.1% -4.1% $2,100 -4.1% -3.2%

12 Long Beach, CA $1,600 0.0% 0.6% $2,010 0.5% 0.5%

12 Miami, FL $1,600 1.3% -10.1

%

$2,070 3.5% -10.0

%

14 Scottsdale, AZ $1,550 2.0% 4.0% $2,170 4.8% 1.4%

15 Newark, NJ $1,540 -4.9% 15.8

%

$1,730 -4.9% 11.6%

16 Seattle, WA $1,500 0.0% -17.6

%

$2,000 0.5% -13.0

%

17 Atlanta, GA $1,480 -1.3% 2.1% $1,900 1.1% 4.4%

18 Honolulu, HI $1,460 -1.4% -9.9% $1,900 0.0% -9.5%

19 Chicago, IL $1,450 -0.7% -3.3% $1,800 0.0% 3.4%

19 New Orleans, LA $1,450 0.0% 2.1% $1,700 0.0% 5.6%



19 Providence, RI $1,450 4.3% 14.2

%

$1,790 4.7% 5.3%

22 Sacramento, CA $1,420 -0.7% 9.2% $1,770 -2.7% 14.9

%

23 Denver, CO $1,410 0.7% -5.4% $1,960 2.1% 2.1%

24 Philadelphia, PA $1,400 0.7% -6.7% $1,750 2.3% 3.6%

25 Gilbert, AZ $1,360 0.0% 6.3% $1,640 3.1% 6.5%

26 Portland, OR $1,350 -2.2% -3.6% $1,650 -2.9% -0.6%

27 Nashville, TN $1,310 -0.8% -9.0% $1,510 4.1% 1.3%

28 Richmond, VA $1,300 -2.3% 20.4

%

$1,430 -4.7% 7.5%

28 Durham, NC $1,300 5.7% 25.0

%

$1,400 9.4% 20.7

%

30 Chandler, AZ $1,280 -3.8% 1.6% $1,560 0.0% 6.1%



30 Dallas, TX $1,280 0.8% 2.4% $1,730 2.4% 4.2%

30 St Petersburg, FL $1,280 6.7% 17.4

%

$1,630 3.2% 13.2

%

33 Orlando, FL $1,270 -2.3% -0.8% $1,400 -0.7% 0.0%

33 Charlotte, NC $1,270 -0.8% 5.8% $1,480 -2.6% 8.0%

35 Minneapolis, MN $1,250 -3.8% -10.1

%

$1,750 -2.8% -3.8%

36 Henderson, NV $1,240 -4.6% 12.7

%

$1,390 0.0% 3.0%

36 Boise, ID $1,240 2.5% 20.4

%

$1,350 3.1% 12.5

%

36 Baltimore, MD $1,240 5.1% 3.3% $1,400 5.3% -0.7%

39 Milwaukee, WI $1,220 -3.2% 8.9% $1,270 -3.1% 8.5%

40 Plano, TX $1,210 -1.6% 2.5% $1,620 0.0% 3.2%



41 Austin, TX $1,200 0.8% -6.3% $1,550 0.6% -0.6%

41 Virginia Beach,

VA

$1,200 0.8% 20.0

%

$1,310 -0.8% 9.2%

43 Tampa, FL $1,190 -4.8% 6.3% $1,410 0.7% 5.2%

44 Fresno, CA $1,180 5.4% 13.5

%

$1,370 3.0% 14.2

%

45 Chesapeake, VA $1,150 0.9% 3.6% $1,250 0.8% 0.0%

46 Irving, TX $1,130 -0.9% 0.9% $1,450 -0.7% -1.4%

46 Madison, WI $1,130 1.8% 1.8% $1,430 1.4% 12.6

%

46 Cleveland, OH $1,130 4.6% 20.2

%

$1,210 5.2% 21.0

%

49 Reno, NV $1,120 4.7% 7.7% $1,490 1.4% 14.6

%

50 Colorado Springs,

CO

$1,110 -2.6% 9.9% $1,330 -2.9% 4.7%



50 Aurora, CO $1,110 -1.8% 0.9% $1,540 2.7% 7.7%

50 Salt Lake City, UT $1,110 -0.9% 0.0% $1,340 -4.3% -2.2%

53 Houston, TX $1,100 -0.9% -1.8% $1,400 0.7% 2.9%

53 Pittsburgh, PA $1,100 0.9% 0.9% $1,340 2.3% 3.1%

55 Mesa, AZ $1,090 1.9% 12.4

%

$1,290 -4.4% 6.6%

56 Phoenix, AZ $1,070 1.9% 9.2% $1,300 0.8% 4.0%

57 Fort Worth, TX $1,060 -4.5% 0.0% $1,400 -1.4% 9.4%

58 Rochester, NY $1,050 5.0% 14.1

%

$1,290 4.9% 14.2

%

59 Raleigh, NC $1,040 -3.7% 2.0% $1,250 -1.6% 2.5%

59 Chattanooga, TN $1,040 5.1% 15.6

%

$1,130 0.9% 13.0

%



61 Buffalo, NY $1,020 -2.9% -7.3% $1,100 -0.9% -17.9

%

62 Las Vegas, NV $1,010 1.0% 6.3% $1,240 3.3% 6.0%

63 Anchorage, AK $1,000 4.2% 7.5% $1,130 -3.4% 2.7%

63 Detroit, MI $1,000 5.3% 17.6

%

$1,190 5.3% 19.0

%

65 Kansas City, MO $990 -4.8% 5.3% $1,150 -1.7% 7.5%

65 Jacksonville, FL $990 -2.9% 10.0

%

$1,170 -2.5% 9.3%

65 St Louis, MO $990 -2.9% 11.2

%

$1,270 -0.8% 5.8%

68 Norfolk, VA $980 -2.0% 6.5% $1,090 -1.8% 12.4

%

69 Cincinnati, OH $970 4.3% 7.8% $1,120 -1.8% -2.6%

69 Spokane, WA $970 5.4% 21.3

%

$1,150 -3.4% 15.0

%



71 San Antonio, TX $960 -1.0% 12.9

%

$1,200 0.0% 9.1%

72 Glendale, AZ $950 2.2% 13.1

%

$1,180 0.9% 8.3%

73 Indianapolis, IN $940 -5.1% 14.6

%

$1,000 -3.8% 8.7%

74 Arlington, TX $920 -3.2% 7.0% $1,200 -2.4% 8.1%

75 Bakersfield, CA $910 2.2% 12.3

%

$1,120 0.9% 3.7%

76 Columbus, OH $900 2.3% 11.1

%

$1,100 0.0% 2.8%

77 Louisville, KY $870 -4.4% 3.6% $1,010 1.0% 8.6%

77 Des Moines, IA $870 2.4% -3.3% $920 2.2% -3.2%

77 Memphis, TN $870 4.8% 14.5

%

$920 4.5% 9.5%



80 Corpus Christi,

TX

$850 -3.4% 2.4% $1,080 -3.6% 2.9%

81 Knoxville, TN $840 1.2% 5.0% $1,040 2.0% 9.5%

82 Syracuse, NY $830 -2.4% 0.0% $1,000 2.0% -1.0%

83 Baton Rouge, LA $820 0.0% 2.5% $930 -2.1% 2.2%

83 Augusta, GA $820 1.2% 7.9% $900 -1.1% 5.9%

83 Omaha, NE $820 1.2% -1.2% $990 -1.0% -1.0%

83 Lincoln, NE $820 3.8% 6.5% $950 5.6% 3.3%

87 Winston Salem,

NC

$810 1.3% 5.2% $890 0.0% 4.7%

88 Greensboro, NC $800 -4.8% 11.1

%

$900 -4.3% 8.4%

88 Tallahassee, FL $800 0.0% -3.6% $930 2.2% 2.2%

90 Albuquerque, NM $750 0.0% 5.6% $950 0.0% 6.7%



91 Lexington, KY $740 -5.1% 1.4% $960 -4.0% 1.1%

91 Oklahoma City,

OK

$740 -3.9% -2.6% $880 -2.2% -2.2%

93 Tucson, AZ $730 0.0% 4.3% $990 3.1% 10.0

%

94 Laredo, TX $710 4.4% -5.3% $950 -2.1% -1.0%

95 El Paso, TX $700 -2.8% 2.9% $870 -2.2% 8.7%

96 Shreveport, LA $670 3.1% 6.3% $750 0.0% 4.2%

97 Lubbock, TX $650 0.0% 1.6% $850 0.0% 4.9%

98 Tulsa, OK $620 -1.6% -1.6% $830 -1.2% 2.5%

99 Wichita, KS $600 -3.2% -9.1% $740 -1.3% 4.2%

99 Akron, OH $600 0.0% -1.6% $740 -1.3% 1.4%


