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$1.50B trailing 12-month sale volume as of 4Q25      4.9% from 3Q25

Public 4-year colleges:      1.2% enrollment growth in 2025
Private colleges:      1.4% enrollment decline in 2025

Average Asking Rent: $915 per bed

Enrollment Growth:
Fall 2025 national college enrollment: 19.4 million      1.0% YoY

Demand:
52.3% pre-leasing for 2026-2027

Investment Activity:

Capitalization Rates:
5.50% - 6.50% nationally

Generally 25 to 50 basis points higher than conventional multifamily

-0.2% YoY rent growth

Public vs. Private Enrollment:

High School Graduate Outlook:
High school graduates peaked in 2025, expected decline over the next couple of decades

International Student Trends:
F-1 student visas: -22% YoY

J-1 work/study visas: -13% YoY

Universities expecting lower international enrollment:
40% expect a decline in undergraduate international students
49% expect a decline in graduate international students
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Enrollment
Total national college enrollment increased annually by 1.0% to 19.4 million as of the fall semester
of 2025. While not as dramatic as the 3.8% increase in 2024, the current national enrollment
number is the highest it has been since 2018.

Much of the recent growth in college enrollment has come from positive demographic trends with
steady increases in the number of high school graduates since 2020. In addition, current
enrollment numbers were further bolstered by a simplified FAFSA (Free Application for Federal
Student Aid) application and an expansion of Pell Grants. However, due to the nation’s declining
birthrate, the number of high school graduates hit a peak in 2025 and is expected to start declining
in 2026. 
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However, the decline in high school graduates is not expected to be consistent throughout the
nation. According to the Western Interstate Commission for Higher Education, the western region
of the United States is forecasted to see a 20% decline in high school graduates from 2023 to
2041, while the southern region of the United States is forecasted to see a 3% increase.

Recent enrollment growth has not been consistent throughout all types of higher learning
institutions. Public 4-year colleges have been driving the increase in enrollment growing by 1.2% in
2025. This came partially at the expense of private colleges who saw their collective enrollment
numbers decline by 1.4%.

Declines in enrollment and increases in operating costs have caused budget deficits at a significant
number of private colleges, negatively impacting the creditworthiness of these institutions. In
November 2025, of the private colleges that S&P rates, 14% were rated with a negative outlook.
Only 6% of public colleges were rated with a negative outlook.
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International Students
There are typically over a million international students enrolled throughout the United States.
These students have become an increasingly important source of revenue for universities,
because international students often pay full tuition. International students are also helping to
bolster enrollment numbers at a time when the number of high school graduates is expected to
decline.

However, abrupt changes in policy at the Federal level have disrupted international enrollment.
According to the State Department, the number of issued F-1 student visas dropped by 22% YoY
as of May 2025 and J-1 work/study visas decreased by 13%. A recent survey conducted by The
Institute of International Education reported that 40% of universities that responded expect a
decrease in undergraduate international students and 49% expect a decrease in graduate
students. Recent enrollment numbers appear to reflect survey results. As of Fall 2025, following
several years of healthy growth, the number of enrolled graduate students declined by 5.9% over
the prior year. At the same time, the number of international undergraduate students increased by
3.2%.
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Demand Fundamentals
With growing headwinds caused by a declining number of high school graduates, as well as a
decreasing number of enrolled international students, current market fundamentals for student
housing are mixed. According to Yardi, pre-leasing for the 2026-2027 academic year was 52.3%
as of January 2026, up from 45.6% one year ago. However, rent growth turned slightly negative in
January 2026 with the average asking rent at $915 per bed, down 0.2% from the prior year. This 

was a notable change from the prior
two years when rent growth was 3.7%
in January 2025 and 6.5% in January
2024.

Another notable trend within the sector
is the growing divergence between
large public universities and smaller
private institutions. Enrollment gains
over the past several years have been
concentrated at major public
universities, particularly those in the
southern United States, while many
smaller private colleges have
experienced declining enrollment and
increasing financial stress. As a result,
demand for purpose-built student
housing is becoming increasingly
concentrated near flagship public
universities with stable or growing
enrollment bases. For investors and
developers, this dynamic is reinforcing
a focus on markets anchored by large,
well-capitalized universities with strong
long-term enrollment outlooks.
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Construction
While up slightly over the prior year,
construction of new student housing
continues to be modest. According to
RealPage, 30,000 beds are expected to be
delivered across 37 campuses for Fall
2026, slightly up from an estimated 26,000
beds as of Fall 2025. However,
construction projections for the current year
are notably down from 35,000 beds in 2024
and well below an average of 50,000 beds
delivered annually during the prior decade.

The highest level of student housing construction is occurring near universities with strong
enrollment growth and low barriers to entry for new development. As shown in the table below, the
vast majority of new student housing construction is occurring in the southern region of the nation.
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Investment Activity
National student housing transaction activity saw a slight increase as of the 4Q25.

As shown in the graph above, trailing 12-month sale volume of student housing properties totaled
$1.50B as of the 4Q25, a 4.9% increase from the prior quarter, but down 9.4% from one year ago.
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Depending on quality and location, overall rates for student housing properties currently range
between 5.50% and 6.50% nationally. Overall capitalization rates for student housing properties
are typically 25 to 50 basis points higher than conventional apartment properties due to their
exclusive reliance on the universities that they serve. The average overall capitalization rate based
on trailing 12-month sale volume as of the 4Q25 was 6.47%, a slight decrease from the prior
quarter.
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Recent notable sales that have transpired over the past 12 months are set forth in the table below.
These are large properties of over 500 beds with sale prices over $100M. 

Conclusion
Total national enrollment continued its upward trend as of the fall semester of 2025, albeit at a
slower pace than the prior year. While enrollment growth continues to drive demand, there are
notable headwinds on the horizon. Sudden changes in Federal policy have drastically reduced the
number of student visas. In addition, a growing number of private universities are facing financial
challenges. Furthermore, the number of high school graduates hit a peak in 2025 and will start
declining over the next couple of decades starting in 2026. However, the decline in high school
graduates is not uniform across the nation and, in the south, the number of high school graduates
is forecast to grow. This is reflected in strong enrollment growth, and elevated student housing
construction, at some of the largest public universities throughout the south.

In addition to the sales listed above, there was the ADIA portfolio sale of eight properties totaling
6,200 beds that serve Oregon State University, Pennsylvania State University, University of
Virginia, University of Florida, Texas A&M University, Kennesaw State University, and North
Carolina State University. The portfolio sold to a partnership of Global Student Accommodation UK
and Morgan Stanley for a total of $1.0B or $161,499 per bed.

http://www.capright.com/


        STUDENT HOUSING MARKET UPDATE - MARCH 2026

About Capright
Capright specializes in institutional valuation and advisory services throughout the United States. As a truly
independent third-party, Capright has emerged as the leading provider of mark-to-market valuations for
many of the largest privately-owned commercial real estate platforms. In addition to valuation services,
Capright offers NAV calculation, daily pricing, valuation process implementation, debt mark-to-market,
option and JV interest valuation, compliance review, audit assistance, litigation support, and managed
services. In partnership with several of the largest institutional investment managers and data platforms,
Capright has pioneered industry-leading analytical tools to set higher levels of accuracy and credibility for
assets requiring higher-frequency valuation compliance. 

For more information on the student housing market, please reach out to:

Jonathan Rivera 

(312) 337-2308

jrivera@capright.com 

National student housing transaction activity is up slightly, and the average overall capitalization
rate has remained stable over the past few quarters. Finally, throughout much of the nation,
housing of all types continues to be undersupplied, and the pipeline of new student housing
deliveries is down significantly from the prior decade. With the level of new supply expected to
remain under control for the foreseeable future, prospects for the national student housing market
remain positive, despite headwinds to demand. 
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CONTACT US www.capright.com info@capright.com

WHAT WE DO

PROPERTY TYPES 

MEET THE TEAM
Capright has the most qualified staff in the industry. Our
professionals include those with MAI (Appraisal
Institute), ASA (American Society of Appraisers), FRICS
and MRICS (Royal Institution of Chartered Surveyors),
and CRE® (Counselors of Real Estate) designations.

OUR  ADVANTAGES

WHY CHOOSE US?

Truly independent and unbiased

A team with the highest level of
technical skills in the marketplace

Centralized operating structure that
guarantees consistent work product

Comprehensive
Valuation and
Advisory Services

Proprietary data, systems and
technology

Dedicated research team

Operating in all major markets
throughout the US and Latin America

Office
Hotels
Life Science
Medical Office
Single-Family Rental
Data Centers

Multifamily
Industrial/IOS
Self-Storage
Shopping Centers
Student Housing
+ more

Valuation
Advisory
Debt Mark-to-Market
NAV Calculation
Portfolio Valuation
Financial Reporting

Compliance Review &
Audit Assistance
Managed Services
Litigation Support
Purchase Price Allocation
+ more

Consistent, timely, and tailored work
product

Free from conflicts of interest

Highest quality third-party services
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