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April 2025 – Liberation Month? 
With a deluge of headlines and 
acute market volatility, April 
pushed investors in multiple 
directions. Between tariff shocks, 
renewed recession fears, a more 
cautious Fed, and confirmation of 
the first U.S. GDP contraction since 
2022, the month was anything but 
business as usual. 

The S&P 500 declined 1.14%, 
though that headline figure masks 
a sharp mid-month selloff. Volatility surged, with the VIX breaching 50, a level seen only during the global financial 
crisis and the onset of the COVID-19 pandemic. Investors rotated defensively as equities flirted with correction 
territory. Meanwhile, the 10-year Treasury yield followed a similarly erratic path, ultimately ending April at 4.17%, nearly 
flat versus March but marked by pronounced intramonth turbulence. 

The economy showed signs of deceleration with U.S. GDP contracting at an annualized rate of 0.3% in Q1, the first 
negative print in over two years. March consumer spending rose 0.7%, partly on preemptive tariff-driven buying, but 
consumer confidence dropped to a 14-year low. The Core PCE index was flat, bringing the annual core inflation rate 
down to 2.6%—its lowest level since October 2024. However, future expectations are a near-term resurgance of 
inflation. This blend of weaker growth and inflation revives an uncomfortable policy challenge: stagflation risk. 

Driving the macro landscape was destabilizing political signals. The administration’s tariff policy—aggressive, volatile, 
and unpredictable—has reintroduced uncertainty into capital markets. One immediate consequence has been 
renewed upward pressure on the U.S. dollar, as capital seeks safety amid geopolitical friction. While a stronger dollar 
can help moderate import-driven inflation, it also complicates the earnings outlook for multinationals and tightens 
financial conditions globally. Combined with mass deportation efforts, institutional shakeups across federal agencies, 
and visible friction with the judiciary, the broader investment climate is becoming more difficult to navigate. 

Recap of April Tariff Timeline – S&P 500 + 10-Year Treasury 
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Apr 2 – Trump 
announces 10% 
universal tariff

Apr 5 – Tariffs 
take effect

Apr 9 – 125% China 
tariff, 90-day pause 

for others

Apr 11 – U.S./China 
raise tariffs again 

(145%/125%)

Apr 13 – China 
electronics excluded 

from relief

Apr 17 – Tariffs on 
Chinese goods 

reach 245%

Apr 25 – Trump says 
another 90-day pause 

is unlikely

Apr 29 – Auto 
tariff relief 

announced

Apr 21 – Trump 
threatens to fire 
Jerome Powell

Market Benchmarks
1-Month Change   

YE-2024 Mar-25 Apr-25 Δ % Δ
Fed Funds 4.33% 4.33% 4.33% 0.00% 0.00%

1-Month SOFR 4.33% 4.32% 4.32% 0.00% 0.00%

10-Yr Treasury 4.57% 4.21% 4.17% -0.04% -1.02%

S&P 500 5,881.63 5,633.07 5,569.06 (64.01) -1.14%

REIT Index1 126.31 128.34 125.34 (3.00) -2.34%

VIX 17.35 22.28 24.70 2.42 10.86%

1. Vangaurd Real Estate Index Fund (VGSLX) tracks the MSCI U.S. REIT Index
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Watching the Auctions: Treasuries Face a Foreign Litmus Test 
As Washington re-escalated trade tensions, investors and policymakers alike were watching to see if foreign buyers, 
especially China and Japan, would continue showing up for U.S. debt. For real estate investors, treasury yields aren’t 
just another economic indicator, they set the baseline for permanent loan pricing and are a real driver of transaction 
activity. 

Foreign demand matters. Nearly a quarter of all U.S. Treasuries are held overseas, and any shift in that appetite could 
push borrowing costs higher. That risk felt more immediate in April as the administration’s tariff push renewed 
concerns that China or other trading partners might pare back their Treasury purchases in response. 

The month’s auctions of two-, five-, and seven-year notes were closely watched. Foreign buyers took a lower-than-
usual share of the two-year sale—just 56%, the weakest in two years—raising eyebrows. Interest in the five- and 
seven-year auctions, where global reserve managers tend to concentrate their buying, held up better but was still 
seen as a key indicator of whether trust in U.S. debt remains intact. 

Meanwhile, the shape of the yield curve 
continued to shift. Short-term rates moved lower 
on softening economic data, while long-term 
yields held firmer—underscoring uncertainty 
about future inflation, growth, and capital 
demand. The 10-year closed the month near 4.2%, 
steady on the surface but masking tension 
underneath. 

For now, the system is holding. Foreign capital 
continues to participate, and the bond market is 
absorbing heavy issuance without major 
disruption. But as debt levels rise and geopolitical 
tensions persist, investors may need to start 
watching Treasury auctions not just as a bond 
market signal, but as a barometer of global 
confidence in the U.S. 

Multifamily: A Counterpoint to the Chaos 
Amid recession chatter, financial market turbulence, and unpredictable policy shifts, multifamily real estate continues 
to offer a measure of stability. The U.S. apartment sector appears to be past its peak supply surge, with Q1 
completions dropping significantly from late 2024 levels. Developers delivered just over 116,000 units in Q1 2025—
a sharp retreat from the 159,000-unit high seen in Q3 of last year. 

Rebalancing Fundamentals 
This moderation in new supply is helping rebalance fundamentals. While rent growth remains modest, absorption in 
Q1 2025 hit a record 138,000 units—an all-time high for a first quarter—even as broader economic conditions 
softened. Strong leasing activity in markets like Atlanta, Phoenix, and Dallas points to durable demand, while 
Midwestern cities such as Kansas City and Chicago are seeing the highest rent gains, reflecting balanced supply 
pipelines and steady in-migration. Nationally, rent growth is expected to reach 2.3% in 2025, with nearly two-thirds 
of the top 50 markets projected to see increases of 2% or more, according to RealPage. 

Affordability: Rental / Ownership Divide 
Perhaps most telling is the growing affordability divide between owning and renting. As of April, the average 
American household must earn more than $116,000 to afford a median-priced home—nearly double the $64,000 
needed to rent the typical apartment. This 81% income premium for homeownership is the widest on record and is 
being driven by elevated mortgage rates, constrained for-sale inventory, and rising home prices. Renting has become 
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the rational, and in many cases only, option for a large swath of the population, a dynamic that bodes well for 
sustained multifamily demand. 

Stabilizing Investment Landscape 
The investment landscape also appears to be stabilizing. Although operational expenses have risen and certain Sun 
Belt markets are working through elevated vacancies, institutional capital remains committed. With long-term 
fundamentals intact, the reset in valuations and the slowdown in construction could ultimately serve as a tailwind for 
disciplined capital deployment. 

In a market roiled by geopolitical tension and macroeconomic strain, multifamily’s combination of demographic 
tailwinds, receding new supply, and resilient demand is proving to be a rare counterweight—offering investors both 
relative certainty and long-term upside. Caisson Capital remains focused on uncovering opportunities within this 
dynamic landscape, guided by fundamentals and positioned for the long term. 
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