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Despite a strong recovery taking hold in 2021 
among professionally managed and main-
tained properties, the 2021 NAA Survey of 
Income and Expenses in Rental Apartment 

Communities, based on 2020 financials, revealed 
just how hard the industry was hit across most 
income and expense categories.

Total revenue, measured as a percent of Gross 
Potential Rent (GPR), fell nearly 200 basis points 
from the prior year while operating expenses rose 
60 basis points. This double whammy resulted in 
a 3.3% loss year-over-year in average Net Operating 
Income (NOI) per unit, the first decrease since 2010 
in the aftermath of the Great Recession.

Delinquencies rose because of financial hard-
ships among residents who lost their jobs, partic-
ularly those in the lower-paying services sector. A 
pullback in demand during the shutdown period 
also contributed to revenue declines. The desire by 
residents to stay put during the depths of the pan-
demic, coupled with the propensity of owners and 
operators to keep renewal rents flat, translated into 
far fewer opportunities to maximize revenue.  

Operating expenses were impacted by apart-
ment wear and tear as residents were home 24/7 
for extensive periods of time. Even after lockdowns 
were lifted, work and school at home were a main-
stay for the remainder of the year. But not every 
expense increase was a result of the pandemic.
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2021 Survey Results 
Statistical references within the analysis typ-
ically refer to total market rate, individually 
metered and recovery system properties, 
except where noted as garden style. Figures 
throughout the analysis are expressed as 
a percent of GPR, unless otherwise noted. 
Property taxes, insurance and repair and 
maintenance were the main drivers of cost 
increases. 2020 marked the ninth consecu-
tive year for property tax increases, which 
comprised more than 35% of total expenses 
and 13.6% of GPR. Total operating expenses 
increased 2.6% from the prior year on a per-
unit basis.

Insurance costs per unit were increasing 
before the pandemic but skyrocketed in 
2020, up nearly 19%. A recent survey of rent-
al property owners conducted by NAA and 
other housing organizations revealed insur-
ance premium increases were widespread 
across the industry. Sixty percent of survey 
respondents reported increases greater 
than 15% while one in 10 witnessed their 
premiums double or more than double in 
just one year. 

In addition to apartment wear and 
tear, personal protective equipment and 
cleaning and sanitation supplies also 

added to the repair and maintenance line, 
which was up 0.2 percentage points of GPR. 
Salaries and personnel experienced modest 
increases, although we expect significant 
rises in 2021. Marketing expenses also ticked 
up as owners competed for residents in 
those markets that were hit harder by the 
pandemic. Resident relations spending, a 

sub-category of marketing that includes res-
ident events, decreased as social distancing 
and other measures meant in-person events 
were few and far between.  

In terms of property age, the only  
rate garden-style properties that experi-
enced a decline in operating expenses were 
those built after 2015, led by decreases in 

Operating Expenses Per Unit
Garden Apartments

(Percent of Total Operating Expenses)

Source: NAA 2021 Survey of Operating Income & Expenses; market rate, individually metered & recovery system properties      
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taxes and contract services. Properties built 
between 2010-2015 experienced the highest 
increases in operating expenses as well as 
the highest revenue losses. The oldest prop-
erties in our survey (built prior to 2000) had 
the smallest increase in operating expenses, 
mainly due to cutbacks in contract services. 

Capital expenditures fell by 0.4 percent-

age points as major projects were put on 
hold to control expenses in an uncertain en-
vironment. In fact, in the July 2020 COVID-19 
Impact Survey, conducted by NAA in 
partnership with the Institute of Real Estate 
Management (IREM) and CEL & Associates, 
Inc., survey respondents reported freezing 
capital expenditures for portions of 2020. 

Turnover rates were among the lowest in 
the survey’s history at 46.9% and well below 
historic averages. While there were numer-
ous reports and data series released last year 
showing strong migration trends, by and 
large, more apartment residents decided to 
renew, either month-to-month or locking 
in their current rental rate longer term. 
By region, turnover was lowest in garden 
properties in California, averaging 40%, and 
highest in mid-rise/high-rise properties in 
Florida, averaging 55%. California had some 
of the strongest and lengthiest COVID-19 
restrictions in the county, contrasted against 
Florida, which lifted many of its restrictions 
very early on in the pandemic. The survey 
findings match the Census Bureau’s 2020 
Current Population Survey supplement, 
which found mobility rates among all renter 
households at 17.8%, their lowest point since 
the data started being collected in 1988.   

After running above 60% of GPR for five 
years, NOI fell to its lowest level since 2012, 
but at 58.8%, it remained above long-term 
averages. In addition to a 1.2 percentage 
point drop in rent revenue, ancillary 
revenue also declined by 0.7 percentage 
points. The decrease in amenity fee reve-
nue was driven by owners and operators 
who waived or refunded these fees as 
many community-wide amenity spaces 
were closed during the pandemic. A slight 
uptick in parking fee revenue, as many 
residents abandoned public transportation 
and purchased new or used cars, was not 
enough to offset declines in other ancil-
lary revenue categories.  

Economic losses increased across all 
categories, up 1.2 percentage points, and 
are at their highest level since 2013 at 8.7%. 
We must return to 2003 to find higher 
collection losses while losses to conces-
sions and losses to vacancy, the largest 
category, increased as well. Delinquencies 
remain a major issue in 2021. Among an 
informal survey of mid-sized NAA members 
(owning or operating 10,000-20,000 units), 
an average of 9% of units were found to be 
delinquent with rent debt per unit north of 
$5,000. Similar trends can be seen among 
larger operators who have debt on their 
books from residents not paying rent 

Historic Turnover Rate & Renter Mobility Rates

Source: NAA 2020 Survey of Operating Income & Expenses; market rate, individually metered & recovery system  properties; U.S. Census Bureau Current Population Survey,
2020 Annual Social and Economic Supplement          
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ings

as well as residents who are behind on 
payment plans.  

Metropolitan Area 
Overview 
The full report includes income and ex-
penses statistics on market-rate apartment 
properties for 67 metropolitan areas. This 
metro area analysis focuses on year-over-
year trends for operating expenses, total 

revenue, additional revenue and net oper-
ating income for garden-style, individually 
metered and recovery system properties in 
metro areas with 20 or more properties in 
the sample. The top 10 metros for largest 
increases and decreases in revenue and 
operating expenses are displayed in the 
charts that follow.

Total revenue per unit ranged from 
$12,329 in Indianapolis to $23,384 in Los 

Angeles. Decreased rental rates and unpaid 
rent brought many challenges for apart-
ment owners and operators during the 
COVID-19 pandemic. Virginia Beach, Va., 
San Diego and Indianapolis were the only 
markets that registered increases in total 
revenue. Los Angeles ranked lowest, declin-
ing 5.9 percentage points, likely a result 
of outmigration that was common among 
the nation’s large coastal cities during the 
pandemic.

Amenity fees were the highest source of 
additional revenue, yet Denver, Indianapo-
lis, Greenville, S.C., and Nashville were the 
only markets that posted percentage point 
increases from 2019 to 2020. Fourteen out of 
28 markets saw a decrease in amenity fees 
year-over-year, most notably in San Antonio, 
which declined by 1.1 percentage points. 
Unlike amenity fees, 13 markets saw a year-
over-year increase in parking fees. During 
COVID-19, demand for vehicles surged as 
the use of public transportation dropped 
dramatically due to people working from 
home or simply opting to avoid public tran-
sit in fear of contracting the coronavirus. 
In a survey of Gen Z renters conducted by 
NAA/SatisFacts/ApartmentRat        in Nov- 
ember/December 2020, 91.4% of respondents 
cited guaranteed parking as a valuable 
community amenity. Additionally, suburban 
markets likely experienced a boost in 
demand for parking as renters migrated to 
more affordable areas with limited access 
to public transit. Greenville and Jacksonville 
saw a 0.4 percentage point increase in 
parking fees, followed by Fort Worth, which 
grew 0.3 percentage points. 

Net operating income per unit varied 
from $14,923 in Los Angeles to $6,356 in 
San Antonio. Indianapolis had the highest 
growth in NOI, experiencing a 2.8 percent-
age point gain, followed by Virginia Beach, 
which increased by 2.6 percentage points. 
In contrast, NOI in Los Angeles dropped  
5.6 percentage points. During 2020, smaller 
markets outperformed larger markets by 
yielding solid occupancy rates and rent 
growth because of increased demand. 

Operating expenses ranged from $4,354 
per unit in Las Vegas to $8,461 in Los 
Angeles. Indianapolis was also the leading 
market for reduced operating expenses, 

Total Economic Losses
(Percent GPR)

Source: NAA 2021 Survey of Operating Income & Expenses; market rate, individually metered & recovery system  properties
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declining 2.6 percentage points. Reduc-
tions in salary/personnel costs, repair and 
maintenance and contract services were 
the key contributors to improved operating 
expenses. Washington, D.C. and Denver 
led in increased operating expenses, each 
up 2 percentage points due to increases in 
repair and maintenance, taxes, administra-
tion, salary/personnel costs, insurance and 
management fees. 

Outlook 
At the time of this writing, the effects of 
the Delta variant were beginning to show 
in economic indicators and forecasts. Far 
fewer jobs were added in August than were 
anticipated and consumer sentiment hit a 
10-year low, according to the University of
Michigan. GDP growth forecasts have been
downgraded as a summer surge of COVID
cases and deaths coupled with fears of
new, potentially vaccine-resistant variants
are causing consumers and businesses
to pause. As the pandemic endures, the
risks to the economy are weighted to the
downside.

Rental housing market bifurcation is 
persisting well into 2021. Larger apartment 
owners and operators are generally weath-
ering the pandemic, particularly those 
with more diversified portfolios who can 

take advantage of record-breaking demand 
in some markets and sectors offsetting 
weaker conditions elsewhere. But for 
small owners and operators who, in some 
cases, did not receive rent payments for 
more than one year, the story is different. 
Eviction moratoriums and the slow rollout 
of emergency rental assistance funds have 
left them struggling to pay mortgages and 
other expenses. A survey of single-family 
rental housing owners conducted by the 
National Rental Home Council in March 
2021 found that 23% of respondents had al-
ready sold one or more of their properties, 
putting much-needed affordable rental 
stock at risk. 

The industry as a whole must face two 
massive challenges in 2022 and beyond: 
The probability that eviction moratoriums 
and other housing-adverse policies like 
rent control gain even more traction; and 
the labor market. A record number of job 
openings and increased wages make for 
an employee’s market, evident by the un-
precedented number of employees quitting 
their jobs. While the surging inflation rate 
is expected to fizzle out during the next six 
months, employment costs (wages, salaries, 
bonuses, benefits) will continue to rise as 
long as the labor market remains complete-
ly out of balance.   

About the Survey 
The survey was conducted, compiled and 
tabulated by CEL & Associates, Inc. Special 
thanks to Janet Gora, Managing Director, 
CEL & Associates, Inc. A total of 3,223 
properties with 50 or more units containing 
827,729 units are represented in this year’s 
report covering financials from 2020. 

Data were reported for 2,824 market- 
rent properties containing 776,262 units 
and 399 subsidized properties containing 
51,467 units. (Surveys with partial data 
or apparent problems that could not be 
resolved were not included.)

The report presents data from stratifi-
cations of garden-style and mid-rise/high-
rise properties; it is further segmented by 
individual meter and recovery systems (e.g., 
submeter, RUBS, flat fee), and master- 
metered utilities, for the property’s primary 
utility. Survey data is presented in three 
forms: Dollars per unit, dollars per square 
foot of rentable area and as a percentage 
of GPR. Responses from garden properties 
with individual meter/recovery utilities 
represent 77% of the market-rent units and 
57% of the subsidized units. References to 
statistics within the analysis typically refer 
to total market rate, individually metered 
and recovery system properties, except 
where noted as garden style.

The market-rent segment generally has 
more units per property and greater floor 
area per unit than the subsidized segment. 
The average size (# of units) of individual 
meter/recovery, market-rent properties is 
275 units in 2020 (280 in 2019), and 124 
units in subsidized properties in 2020 (166 
in 2019). Rentable floor area averaged 942 
square feet (939 in 2019) for market-rent 
apartments and 878 square feet (915 in 
2019) for the subsidized units.

The full report (available at naahq.org/
contains detailed data summarized for 
NAA’s 10 geographic regions, and 67 met-
ropolitan areas met the separate reporting 
criteria for market-rent properties. Sufficient 
numbers of subsidized properties were 
submitted for 10 metropolitan areas.

This report also includes results for all 
“other” properties at the state level located 
in metro areas that did not meet criteria 
for separate reporting. Non-metro area

ies)

https://www.naahq.org/ies
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reporting also is included at the state 
level. Tables for these “other” market-rent 
properties are provided for 18 states and 
for subsidized properties in 13 states. The 
NAA survey includes standard utilities and 
distinguishes expenses and recoveries by 

utility configuration to confirm that net 
utilities are reported. This level of standard 
utility expense more consistently represents 
utilities for comparison between properties. 
Not all properties are able to designate 
this detail. The additional utility reports 

represent those properties that offer utility 
detail for comparison. Additional reporting 
presented for questions with expanded seg-
mentation areas represents those properties 
that reported detail. Those that did not were 
reported as “other.”

Source: National Apartment Association 2021 Survey of Operating Income & Expenses in Rental Apartment Communities

ALL MARKET RENT PROPERTIES OPERATING INCOME & EXPENSE DATA 
INDIVIDUAL METERED AND RECOVERY SYSTEM PROPERTIES* 

TOTAL	 GARDEN	 MID- & HIGH-RISE

Number of Properties		 2,709			 2,177			 532	

Number of Units		 745,109			 601,632			 143,477	

Avg. No. of Units/Property		 275			 276			 270	

Avg. No. of Square Feet/Unit		 942			 954			 894	

Turnover rate in %		 47%			 46%			 	

$ Per	 $ Per	 % of	 $ Per	 $ Per	 % of	 $ Per	 $ Per	 % of
Unit	 Sq. Ft.	 GPR	 Unit	  Sq. Ft.	 GPR	 Unit	 Sq. Ft.	 GPR

Revenues
Gross Potential Rent	 16,658	 17.68	 100.0%	 15,242	 15.98	 100.0%	 22,593	 25.27	 100.0%

Rent Revenue Collected	 15,209	 16.14	 91.3%	 14,081	 14.76	 92.4%	 19,939	 22.30	 88.3%

Losses to Vacancy	 1,061	 1.13	 6.4%	 864	 0.91	 5.7%	 1,890	 2.11	 8.4%

Collection Losses	 156	 0.17	 0.9%	 143	 0.15	 0.9%	 210	 0.24	 0.9%

Losses to Concessions	 231	 0.25	 1.4%	 154	 0.16	 1.0%	 554	 0.62	 2.5%

Other Revenue	 991	 1.05	 5.9%	 917	 0.96	 6.0%	 1,301	 1.45	 5.8%

Total Revenue	 16,199	 17.19	 97.2%	 14,997	 15.73	 98.4%	 21,239	 23.76	 94.0%

Operating Expenses										

Salaries and Personnel	 1,511	 1.60	 9.1%	 1,416	 1.48	 9.3%	 1,909	 2.13	 8.4%

Insurance	 339	 0.36	 2.0%	 327	 0.34	 2.1%	 390	 0.44	 1.7%

Taxes	 2,259	 2.40	 13.6%	 1,934	 2.03	 12.7%	 3,623	 4.05	 16.0%

Utilities	 302	 0.32	 1.8%	 278	 0.29	 1.8%	 406	 0.45	 1.8%

Management Fees	 528	 0.56	 3.2%	 495	 0.52	 3.2%	 665	 0.74	 2.9%

Administrative	 290	 0.31	 1.7%	 267	 0.28	 1.8%	 384	 0.43	 1.7%

Marketing	 225	 0.24	 1.4%	 185	 0.19	 1.2%	 394	 0.44	 1.7%

Contract Services	 422	 0.45	 2.5%	 382	 0.40	 2.5%	 587	 0.66	 2.6%

Repair and Maintenance	 528	 0.56	 3.2%	 487	 0.51	 3.2%	 699	 0.78	 3.1%

Total Operating Expenses	 6,403	 6.80	 38.4%	 5,771	 6.05	 37.9%	 9,057	 10.13	 40.1%

Net Operating Income	 9,796	 10.40	 58.8%	 9,227	 9.67	 60.5%	 12,182	 13.63	 53.9%

Capital Expenditures	 1,753	 1.86	 10.5%	 1,726	 1.81	 11.3%	 1,871	 2.09	 8.3%

* Individual Meter and Recovery System (submeter, RUBS, flat fee) for primary utility.					
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Glossary of Terms
Administrative. Total monies spent on 
general and administrative items such 
as answering service, donations, mileage 
reimbursement, bank charges, legal/
eviction charges, postage, telephone/fax/
internet charges, office supplies, uniforms, 
credit reports, permits, membership dues, 

subscriptions, data processing, etc. Does 
not include any payroll-related expenses.

Capital Expenditures. Capital Expendi-
tures are separated by the categories listed 
(renovations, replacements and “other”). 
All “other” CapEx expenses would include 

the sum of any items not specifically list-
ed above. A zero on the line meant there 
were no capital expenditures.

Contract Services. Contract Services 
are separated by the categories listed 
(landscaping, pest control, security 

and “other”). All “other” contract 
services expenses would include the 
sum of any items not specifically 
listed above (e.g., Snow removal 
and other services provided on a 
contract basis). Trash removal is not 
included here.

Source: National Apartment Association 2021 Survey of Operating Income & Expenses in Rental Apartment Communities

ALL MARKET RENT OPERATING INCOME & EXPENSE DATA 				    

MASTER METERED PROPERTIES*

	 	 	
		  TOTAL			   GARDEN			  MID- & HIGH-RISE
			 
Number of Properties		  115			   83			   32	

Number of Units		  31,153			   18,729			   12,424	

Avg. No. of Units/Property		  271			   226			   388	

Avg. No. of Square Feet/Unit		  862			   877			   839	

Turnover rate in %		  40%			   36%			   45%			 

	
	 $ Per	 $ Per	 % of	 $ Per	 $ Per	 % of	 $ Per	 $ Per	 % of
	 Unit	 Sq. Ft.	 GPR	 Unit	  Sq. Ft.	 GPR	 Unit	 Sq. Ft.	 GPR
Revenues	 								        		
Gross Potential Rent	 20,649	 23.96	 100.0%	 17,943	 20.46	 100.0%	 24,729	 29.48	 100.0%	

Rent Revenue Collected	 18,994	 22.04	 92.0%	 16,831	 19.19	 93.8%	 22,254	 26.53	 90.0%	

Losses to Vacancy	 1,101	 1.28	 5.3%	 835	 0.95	 4.7%	 1,502	 1.79	 6.1%	

Collection Losses	 412	 0.48	 2.0%	 174	 0.20	 1.0%	 771	 0.92	 3.1%	

Losses to Concessions	 143	 0.17	 0.7%	 103	 0.12	 0.6%	 203	 0.24	 0.8%	

Other Revenue	 820	 0.95	 4.0%	 667	 0.76	 3.7%	 1,049	 1.25	 4.2%

Total Revenue	 19,813	 22.99	 96.0%	 17,499	 19.95	 97.5%	 23,303	 27.78	 94.2%	

Operating Expenses	
Salaries and Personnel	 1,563	 1.81	 7.6%	 1,595	 1.82	 8.9%	 1,514	 1.81	 6.1%	

Insurance	 481	 0.56	 2.3%	 310	 0.35	 1.7%	 739	 0.88	 3.0%	

Taxes	 1,538	 1.78	 7.4%	 1,409	 1.61	 7.9%	 1,732	 2.06	 7.0%	

Utilities	 1,104	 1.28	 5.3%	 942	 1.07	 5.3%	 1,349	 1.61	 5.5%	

Management Fees	 645	 0.75	 3.1%	 658	 0.75	 3.7%	 624	 0.74	 2.5%	

Administrative	 346	 0.40	 1.7%	 281	 0.32	 1.6%	 446	 0.53	 1.8%	

Marketing	 173	 0.20	 0.8%	 172	 0.20	 1.0%	 175	 0.21	 0.7%	

Contract Services	 887	 1.03	 4.3%	 474	 0.54	 2.6%	 1,510	 1.80	 6.1%	

Repair and Maintenance	 626	 0.73	 3.0%	 644	 0.73	 3.6%	 598	 0.71	 2.4%

Total Operating Expenses	 7,364	 8.54	 35.7%	 6,486	 7.39	 36.1%	 8,688	 10.36	 35.1%
	 	

Net Operating Income	 12,449	 14.44	 60.3%	 11,013	 12.56	 61.4%	 14,615	 17.42	 59.1%	

Capital Expenditures	 2,516	 2.92	 12.2%	 2,142	 2.44	 11.9%	 3,066	 3.65	 12.4%	

											         

*Master Meter Owner Paid for primary utility.
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ALL SUBSIDIZED PROPERTIES PROPERTIES OPERATING INCOME & EXPENSE DATA 	
INDIVIDUAL METERED AND RECOVERY SYSTEM PROPERTIES*

											         

	 TOTAL	 GARDEN	 MID- & HIGH-RISE

Number of Properties	 264	 228	 36	

Number of Units	 32,636	 27,681	 4,955	

Avg. No. of Units/Property	 124	 121	 138	

Avg. No. of Square Feet/Unit	 878	 893	 793	

Turnover rate in %	 22%	 22%	 24%	

											         
	 $ Per	 $ Per	 % of	 $ Per	 $ Per	 % of	 $ Per	 $ Per	 % of
	 Unit	 Sq. Ft.	 GPR	 Unit	 Sq. Ft.	 GPR	 Unit	 Sq. Ft.	 GPR
Revenues									       

Gross Potential Rent	 11,993	 13.66	 100.0%	 11,508	 12.89	 100.0%	 14,701	 18.53	 100.0%

Rent Revenue Collected	 11,275	 12.84	 94.0%	 10,818	 12.11	 94.0%	 13,828	 17.43	 94.1%

Losses to Vacancy	 538	 0.61	 4.5%	 525	 0.59	 4.6%	 610	 0.77	 4.1%

Collection Losses	 118	 0.13	 1.0%	 105	 0.12	 0.9%	 191	 0.24	 1.3%

Losses to Concessions	 62	 0.07	 0.5%	 60	 0.07	 0.5%	 71	 0.09	 0.5%

Other Revenue	 328	 0.37	 2.7%	 303	 0.34	 2.6%	 464	 0.58	 3.2%

Total Revenue	 11,603	 13.22	 96.7%	 11,121	 12.45	 96.6%	 14,292	 18.01	 97.2%

Operating Expenses										        

Salaries and Personnel	 1,594	 1.82	 13.3%	 1,539	 1.72	 13.4%	 1,899	 2.39	 12.9%

Insurance	 502	 0.57	 4.2%	 509	 0.57	 4.4%	 466	 0.59	 3.2%

Taxes	 687	 0.78	 5.7%	 598	 0.67	 5.2%	 1,187	 1.50	 8.1%

Utilities	 999	 1.14	 8.3%	 980	 1.10	 8.5%	 1,104	 1.39	 7.5%

Management Fees	 596	 0.68	 5.0%	 590	 0.66	 5.1%	 626	 0.79	 4.3%

Administrative	 709	 0.81	 5.9%	 677	 0.76	 5.9%	 891	 1.12	 6.1%

Marketing	 171	 0.19	 1.4%	 163	 0.18	 1.4%	 212	 0.27	 1.4%

Contract Services	 684	 0.78	 5.7%	 672	 0.75	 5.8%	 749	 0.94	 5.1%

Repair and Maintenance	 813	 0.93	 6.8%	 798	 0.89	 6.9%	 899	 1.13	 6.1%

Total Operating Expenses	 6,755	 7.69	 56.3%	 6,526	 7.31	 56.7%	 8,034	 10.13	 54.6%
											         

Net Operating Income	 4,848	 5.52	 40.4%	 4,595	 5.15	 39.9%	 6,258	 7.89	 42.6%

Capital Expenditures	 1,167	 1.33	 9.7%	 1,243	 1.39	 10.8%	 735	 0.93	 5.0%

* Individual Meter and Recovery System (submeter, RUBS, flat fee) for primary utility.							     

 Source: National Apartment Association 2021 Survey of Operating Income & Expenses in Rental Apartment Communities

Gross Potential Revenue/Rent Resi 
Total rents of all occupied units at 2020 
lease rates and all vacant units at 2020 
market rents (or fiscal year end).

Heating/Cooling Fuel. Type of fuel used 
in apartment units.

Insurance. Includes property hazard and 
liability and real property insurance and 
does not include health/payroll insurance.

Maintenance. Total monies spent on gen-
eral maintenance, maintenance supplies 
and uniforms, minor painting/carpeting 
repairs, plumbing supplies and repairs,  
security gate repairs, keys/locks, minor 
roof/window repairs, HVAC repairs, clean-
ing supplies, etc. Does not include any 
payroll related expenses or non-recurring 
capital expenses. Contract services are 
separately reported.

Management Fees. Total fees paid to  
the management agent/company by  
the owner.

Marketing. Marketing expenses are 
separated by the categories listed 
(internet, print, resident relations and 
“other”). All “other” marketing expenses 
would include the sum of any items not 
specifically listed above. (e.g., locator fees, 

signage, model expense, etc.) NOTE: Rent 
concessions are not included.

Net Commercial Square Footage. Total 
rentable square feet of commercial floor 
space.

Net Rentable Residential Square Feet. 
Total rentable square feet of floor space 
in residential units only. Area reported 
includes only finished space inside four 

dential. 
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ALL SUBSIDIZED PROPERTIES PROPERTIES OPERATING INCOME & EXPENSE DATA 	  

MASTER METERED PROPERTIES* 

	 TOTAL	 GARDEN	 MID- & HIGH-RISE
	
Number of Properties	 135	 66	 69	

Number of Units	 18,831	 8,683	 10,148	

Avg. No. of Units/Property	 139	 132	 147	

Avg. No. of Square Feet/Unit	 758	 846	 683	

Turnover rate in %	 15%	 13%	 16%			 

			 
	 $ Per	 $ Per	 % of	 $ Per	 $ Per	 % of	 $ Per	 $ Per	 % of
	 Unit	 Sq. Ft.	 GPR	 Unit	 Sq. Ft.	 GPR	 Unit	 Sq. Ft.	 GPR
Revenues										           

Gross Potential Rent	 17,119	 22.57	 100.0%	 17,859	 21.11	 100.0%	 16,486	 24.12	 100.0%

Rent Revenue Collected	 16,401	 21.63	 95.8%	 17,038	 20.14	 95.4%	 15,856	 23.20	 96.2%

Losses to Vacancy	 576	 0.76	 3.4%	 633	 0.75	 3.5%	 527	 0.77	 3.2%

Collection Losses	 104	 0.14	 0.6%	 149	 0.18	 0.8%	 66	 0.10	 0.4%

Losses to Concessions	 38	 0.05	 0.2%	 38	 0.05	 0.2%	 38	 0.06	 0.2%

Other Revenue	 355	 0.47	 2.1%	 276	 0.33	 1.5%	 423	 0.62	 2.6%

Total Revenue	 16,756	 22.09	 97.9%	 17,314	 20.46	 96.9%	 16,279	 23.82	 98.7%

Operating Expenses
Salaries and Personnel	 2,178	 2.87	 12.7%	 2,384	 2.82	 13.4%	 2,001	 2.93	 12.1%

Insurance	 495	 0.65	 2.9%	 494	 0.58	 2.8%	 495	 0.72	 3.0%

Taxes	 1,102	 1.45	 6.4%	 1,175	 1.39	 6.6%	 1,039	 1.52	 6.3%

Utilities	 1,585	 2.09	 9.3%	 1,639	 1.94	 9.2%	 1,539	 2.25	 9.3%

Management Fees	 777	 1.02	 4.5%	 812	 0.96	 4.5%	 746	 1.09	 4.5%

Administrative	 1,198	 1.58	 7.0%	 1,105	 1.31	 6.2%	 1,278	 1.87	 7.8%

Marketing	 294	 0.39	 1.7%	 229	 0.27	 1.3%	 350	 0.51	 2.1%

Contract Services	 1,239	 1.63	 7.2%	 1,070	 1.26	 6.0%	 1,384	 2.03	 8.4%

Repair and Maintenance	 1,251	 1.65	 7.3%	 938	 1.11	 5.3%	 1,518	 2.22	 9.2%

Total Operating Expenses	 10,118	 13.34	 59.1%	 9,845	 11.64	 55.1%	 10,351	 15.15	 62.8%		

				  

Net Operating Income	 6,638	 8.75	 38.8%	 7,469	 8.83	 41.8%	 5,928	 8.67	 36.0%

Capital Expenditures	 1,262	 1.66	 7.4%	 1,784	 2.11	 10.0%	 831	 1.22	 5.0%

*Master Meter Owner Paid for primary utility.

Source: National Apartment Association 2021 Survey of Operating Income & Expenses in Rental Apartment Communities

perimeter walls of each unit. Common 
areas are excluded.

Other Revenue. Monies received are  
separated by the categories listed (ameni-
ty fees, laundry, parking, pet fees, storage 
and “other”). All “other” would include 
the sum of any items not specifically 
listed above. (e.g., vending, deposit for-
feitures, furniture, late fees, termination 

fees, application fees, etc.) NOTE: Interest 
income or utility reimbursements are not 
included. (Utility reimbursement/recovery 
is subtracted from gross utility costs.)

Payroll Costs. Gross salaries and wages 
paid to employees assigned to the proper-
ty in all departments. Includes payroll tax-
es, group health/life/disability insurance, 
401(k), bonuses, leasing commissions, 

value of employee apartment allowance, 
workers’ compensation, retirement contri-
butions, overtime and other cash benefits.

Rent-Controlled Property. A property is 
subject to rent controls through local or 
state government regulations. This does 
not apply if rents are controlled through  
a government program that provides 
direct subsidies.

Rental Revenue Commercial. Total 
rent collections for commercial space 
after vacancy/administrative, bad 
debt and discount or concession 
losses.

Rental Revenue Residential. Total 
rent collections for residential units 
after vacancy/administrative, bad debt 
and discount or concession losses.
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Source: National Apartment Association 2021 Survey of Operating Income & Expenses in Rental Apartment Communities

APARTMENT OPERATIONS METRICS INDIVIDUALLY METERED AND RECOVERY SYSTEM 

MARKET-RENT GARDEN PROPERTIES

Net Operating	 # Units/	 # Units/		 Payroll/
Revenue /	 Income/	 Full-time	 Total	 Payroll/	 Net Operating 

Properties	 Units	 Payroll	 Payroll	 Employees	 Employees	 Revenue	 Income

	Less Than 100 Units	 133	 10,019	 $10.00	 $5.90	 35.3	 29.5	 10.0%	 17.0%	

100 to 199 Units	 461 71,071 $9.55 $5.69 40.9 37.3 10.5% 17.6%	

200 to 299 Units	 771	 190,363	 $10.24	 $6.22	 44.5	 42.6	 9.8%	 16.1%	

300 to 399 Units	 501 169,816 $10.81 $6.68 46.0 45.1 9.3% 15.0%	

400 to 499 Units	 189 83,457 $11.13 $7.00 47.8 46.7 9.0% 14.3%	

500 or More Units	 122 76,906 $11.67 $7.39 47.8 47.1 8.6% 13.5%	

Total	 2,177	 601,632	 $10.59	 $6.52	 45.1	 43.3	 9.4%	 15.3%		

Thank you to Participating Companies
A special note of appreciation from NAA to the 132 firms who donated their time to accumulate the data necessary 
to make this survey valuable. The following companies and their officers provided 20 or more properties for the 
2021 Survey of Operating Income & Expenses in Rental Apartment Communities.

To order the complete 2021 NAA Income & Expense Survey visit www. naahq.org/ies

Adara Communities

Advanced Management Company

Aeon

ALCO Management

AMLI Residential 

Beacon Communities LLC

Bell Partners Inc.

Berkshire Communities

Beztak Properties

BH Management Services

Blue Ridge Property Management

Buckingham Companies

Carroll Organization

City Gate Property Group

Cottonwood Residential

Cushman & Wakefield

Dolben

Drucker & Falk

Gables Residential

GEM Management LLC

Greystar

Highmark Residential

Hyder and Company

IRT

JMG Realty, Inc. 

Konover Residential Corporation 

LumaCorp Inc.

MAA

Mandel Group

MG Properties Group

Morgan Group

NALS Apartment Homes 

Oberer Management Services 

Olympus Property

Palms Associates

Phillips Management Group

Preservation of Affordable Housing 
(POAH)

Prime Residential

Resource Real Estate

Shapell Properties, Inc.

Simpson Housing LLLP

Topaz Asset Management

Venterra Realty 

Waterton

Weinstein Properties

Revenue Losses to Collections. 
Amount of residential rents not 
received due to collection losses.

Revenue Losses to Concessions. 
Amounts of gross potential residential 
rents not received due to concessions.

Revenue Losses to Vacancies. Amount 
of rental income for residential units 
not collected because of vacancies  
and other use of units, such as models 
and offices.

Subsidized Property. A property that has 
controlled rents through a government 
subsidized program. (Low-income 
housing.)

Taxes. Total real estate and personal 
property taxes only. Does not include 
payroll or rendering fees related to 
property taxes or income taxes.

Tax-Exempt Bond or Housing-Credit 
Property. A property that has received 
tax-exempt bond financing and/or is a 
low-income tax credit property.

Total Operating Expenses. Sum of all 
operating costs. The sum of all expense 
categories must balance with this line, 
using total net utility expenses only. 
Does not include debt service or any 
one-time extraordinary costs.

Turnover. Number of apartment units 
in which residents moved out of the 
property during the 12-month reporting 
period.

Utilities. Total cost of all standard 
utilities and each listed type, net of any 

income reimbursements for or from 
residents (i.e., submeter, RUBS, flat fee or 
similar system).

Utility Configuration. Whether electric, 
gas, oil and water/sewer utilities to 
individual units in subject property are: 
Master Metered, Owner Paid; Master Me-
tered with a Resident Recovery System, 
(submeter, RUBS, flat fee); Individual 
Meter, Resident Paid. Report grouping 
is based on the configuration of the 
primary utility for the residents.




