
The average interest rate on outstanding mortgages is now more than 3ppn

below current market rates, marking the widest gap since the 1980s. This severe
lock-in effect—the implicit financial disincentive to move created by having a
mortgage with a rate well below market rates—has already pushed
homeowners’ mobility to near the lowest level in the last four decades,
prompting concern about the potential spillovers to residential investment and
the labor market.

Homeowners’ mobility fell from 4.4% in 2021 to 3.7% in 2023. Higher financingn

costs have driven the share of homeowners that move for discretionary reasons
(e.g., to be closer to family) sharply lower. However, they have not weighed on
work-related moving, suggesting that higher financing costs are not enough to
prevent households from moving to adapt to changing labor market conditions.

Two factors have dampened the impact of mortgage rate lock-in on aggregaten

mobility. First, the strong labor market has given most workers who want or
need to move the financial ability to do so. Second, the surge in home prices
over the past couple of years has increased home equity and lowered mortgage
loan-to-value ratios (LTVs), strengthening household balance sheets and reducing
the costs of financing a new home.

Using state-level panel data, we estimate that each 1pp increase in the gapn

between market rates and outstanding mortgage rates tends to reduce
homeowner mobility by 0.8pp. This implies that the widening of the mortgage
rate gap generated a 2.7pp drag on homeowner mobility from 2021 to 2023. But
we find that half of the impact was offset by a strong labor market and higher
home equity. Looking ahead, we expect homeowner mobility to remain roughly
unchanged at 3.7% in 2024—consistent with our forecast for modestly lower
existing home sales—as interest rates remain elevated in 2024 and LTVs
continue to decline, albeit at a much slower pace.
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A Strong Labor Market and the Build Up in Home Equity Have Dampened 
the Impact of Mortgage Rate Lock-in on Mobility 

The market rate for new mortgages increased rapidly from 3% to 7% over the past two 
years and has now surpassed the average interest rate on outstanding mortgages by 
over 3pp, marking the widest gap since the 1980s (Exhibit 1).  This has prompted 
concerns about the potential impact of mortgage rate lock-in on mobility, as moving to a 
different house or location would require most homeowners to repay their existing 
mortgages and take out a new mortgage at a significantly higher rate.  

There has been a structural decline in household mobility over the last four decades. 
Academic studies find that much of the decline between 1980-2000 can be attributed to 
an aging demographic profile1 but the decline over the last decade was largely driven by 
rising housing costs and the housing shortage.2 

Low household mobility has important economic implications. First, a decline in mobility 
directly weighs on housing turnover, existing home sales, and the brokers’ commissions 
component of residential investment in the GDP accounts. Second, academic studies 
find that restrictions on labor mobility can lengthen periods of unemployment and 
reduce aggregate productivity growth because they limit workers’ ability to relocate to 
more productive locations with better job opportunities (Exhibit 2). 

1  Karahan and Rhee (2014) “Population Aging, Migration Spillovers and the Decline in Interstate Migration” 
2  Ganong and Shoag (2015) “Why Has Regional Income Convergence in the U.S. Declined?” 

Olney and Thompson (2024) “The Determinants of Declining Internal Migration” 

Exhibit 1: The Market Rate for New Mortgages Has Surged Well Above the Average Interest Rate on Outstanding Mortgages Since 2021 
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Data from the Current Population Survey indicate that homeowners’ mobility dropped 
from 4.4% in 2021 to 3.7% in 2023 (left-side of Exhibit 3). The decline so far is modest 
compared to the decline during the Global Financial Crisis, when the collapse in home 
equity impaired homeowners’ ability to secure a new mortgage.3 Reassuringly, while 
higher financing costs have driven the share of homeowners that move for discretionary 
reasons (e.g., to be closer to family) sharply lower, the right-side of Exhibit 3 shows that 
they have not weighed on work-related moving, suggesting that higher financing costs 
are not enough of a financial constraint to prevent households from moving to adapt to 
changing labor market conditions. 

3  See Ferreira, Gyourko, and Tracy (2011) “Housing Busts and Household Mobility: An Update” for the 
reference. 

Exhibit 2: Studies Find That Higher Mobility Can Raise Earnings for Individual Workers, Increase Aggregate 
Productivity Growth, and Smooth Unemployment Shocks 

Card, Rothstein, and Yi, 2023 Moving from the bottom quartile location to the top quartile leads to one-time 
earnings increase of 6%

Deryugina, Kawano, and Levitt, 2018 Relocating out of lagging areas leads to 10% increase in labor income after 5 
years. 

Roca and Puga, 2017 Moving to large and productive cities leads to 2% increase in earnings in the 
initial year and then 5% after 8 years. 

Briggs and Kuhn, 2008 10% increase in relocation assistance program advertising raises 
employment rate by 1pp 

Glaeser and Mare, 2001 Moving to productive cities leads to 2% increase in real wages

Foote, Grosz, and Stevens, 2019 1% increase in layoffs leads to 0.2pp decrease in county labor force, and out-
migration accounted for 40% of the decline. 

Hsieh and Moretti, 2019

Housing constraints limit spatial mobility and result in persistent wage 
dispersion across cities. Increasing housing supply in New York, San Jose, 
and San Francisco by relaxing land use restrictions to the level of median US 
city would increase US GDP by 3.7% and raise GDP per capita by $3,685 in 
2009.

Ganong and Shoag, 2017 Constrained housing supply limits spatial mobility and reduces the pace of 
income convergence across states by half

Blanchard and Katz, 1992 The dominant adjustment mechanism to regional shocks is labor mobility, 
rather than job creation or firm reallocations. 

Impact of mobility on earnings

Impact of mobility on mitigating regional unemployment shocks 

Source: Compiled by Goldman Sachs Global Investment Research
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Two factors have dampened the impact of the mortgage rate lock-in on aggregate 
mobility. First, the strong labor market has lowered unemployment risk and supported 
income growth, which has likely provided a cushion against increasing costs of moving 
for homeowners. 

Second, household balance sheets improved over the last decade, and in particular, the 
surge in housing prices in the past few years increased home equity significantly and 
lowered mortgage loan-to-value ratios (LTVs). The left-side of Exhibit 4 shows that the 
share of homeowners without an outstanding mortgage had been gradually increasing 
over the decade following the 2008 recession, and the share jumped notably from 38% 
to almost 42% over the last few years. For homeowners who still had outstanding 
mortgages, their mark-to-market loan-to-value ratio declined over time, and a sizable 
share of them had their loan-to-value ratios dropping below 60% during 2021-2023 
(right-side of Exhibit 4). 

Exhibit 3: Homeowner Mobility Only Started to Decline Notably in 2023, Driven Mainly by Decreases in Moving Activities for Discretionary 
Reasons Like Home Improvement, Family, and Climate 
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Exhibit 4: Many Households Have Built Substantial Home Equity Over the Past Three Years 
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Higher home equity can dampen the financial disincentive to move caused by a 
widening mortgage rate gap. Exhibit 5 shows a stylized example. For homeowners who 
have an existing fixed 30-year mortgage rate of 4% and an LTV ratio of 80%, paying off 
the current mortgage and taking out a new mortgage at an interest rate of 6.5% means 
that their monthly mortgage payment would increase by $600. But with a LTV ratio of 
70%, their monthly mortgage payment would only increase by $300. 

Using state-level panel data, we estimate that a 1pp increase in the gap between 
market rates and the average interest rate on outstanding mortgages reduces 
homeowner mobility by 0.8pp, and a 1pp decrease in the average mark-to-market LTV 
ratio boosts mobility by roughly 0.1pp (Exhibit 6). While a weak local labor market means 
that workers may need to relocate to other places for better job opportunities, it also 
means that they may be more financially constrained to pay for the costs of moving. For 
renters, the effect from the first channel tends to play a dominant role – consistent with 
literature showing that a higher local unemployment rate is associated with a higher 
aggregate out-migration rate, likely driven mostly by renters. For homeowners, however, 
the effect from the second channel tends to dominate because job losses can impair 
homeowners’ ability to meet current mortgage obligations, putting them in a financially 
vulnerable position to pay for the costs of moving to a different house or location. 
Indeed, we find that strong local labor market conditions, characterized by a decline in 
unemployment rate and an increase in household income, are associated with increases 
in homeowner mobility in aggregate (Exhibit 6). 

Exhibit 5: The Reduction in LTV Ratios Helps to Dampen the Financial Disincentive to Move 
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Taken together, we estimate that the widening of the mortgage rate gap likely 
generated a 2.7pp drag on homeowner mobility during 2021-2023, but half of the 
decline was offset by a strong labor market and higher home equity. Looking forward, 
we expect homeowner mobility to remain roughly unchanged at 3.7% in 2024 —
consistent with our forecast for modestly lower existing home sales — as interest rates 
remain elevated in 2024 and LTVs continue to decline, albeit at a much slower pace. 

Exhibit 6: While an Increase in the Mortgage Rate Gap Tends to Reduce Mobility, a Reduction in the 
Average LTV Ratio or the Unemployment Rate Tends to Boost Mobility 

(1) (2) (3)
-0.75*** -0.42*** -0.80***
(0.13) (0.13) (0.15)

Mark-to-market LTV ratio -0.07***
(0.02)

Unemployment rate -0.2***
(0.07)

Log(median household income) 1.37
(1.33)

Share of prime age workers 0.01
(0.05)

Observations 498 498 498
R-sq 0.06 0.49 0.53
State and Year Fixed Effects Y Y

Dependent Variable: Share of Homeowners Who Moved

Gap between market rate and average 
interest rate on outstanding mortgages

Note: The sample is a state-year panel from 2013 to 2023. All variables are measured as of March of each 
year. Significance level: * 10%, ** 5%, *** 1%. 

Source: Census Bureau, Federal Housing Finance Agency, Goldman Sachs Global Investment Research

Exhibit 7: The Widening Mortgage Rate Gap Weighed on Mobility During 2021-2023, but Half of the Decline Was Offset by Higher Home 
Equity and a Strong Labor Market; We Expect Homeowner Mobility to Remain Unchanged in 2024, Before Returning Back to the 
Pre-Pandemic Pace by 2026 
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circumstances, investment profiles or risk profiles of clients. Goldman Sachs assumes no responsibility for any investment decisions that may be taken 
by a client or any other person based on this research report.  Singapore: Goldman Sachs (Singapore) Pte. (Company Number: 198602165W), which is 
regulated by the Monetary Authority of Singapore, accepts legal responsibility for this research, and should be contacted with respect to any matters 
arising from, or in connection with, this research.  Taiwan: This material is for reference only and must not be reprinted without permission. Investors 
should carefully consider their own investment risk. Investment results are the responsibility of the individual investor.  United Kingdom: Persons who 
would be categorized as retail clients in the United Kingdom, as such term is defined in the rules of the Financial Conduct Authority, should read this 
research in conjunction with prior Goldman Sachs research on the covered companies referred to herein and should refer to the risk warnings that have 
been sent to them by Goldman Sachs International. A copy of these risks warnings, and a glossary of certain financial terms used in this report, are 
available from Goldman Sachs International on request.   

European Union and United Kingdom: Disclosure information in relation to Article 6 (2) of the European Commission Delegated Regulation (EU) 
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(2016/958) supplementing Regulation (EU) No 596/2014 of the European Parliament and of the Council (including as that Delegated Regulation is 
implemented into United Kingdom domestic law and regulation following the United Kingdom’s departure from the European Union and the European 
Economic Area) with regard to regulatory technical standards for the technical arrangements for objective presentation of investment 
recommendations or other information recommending or suggesting an investment strategy and for disclosure of particular interests or indications of 
conflicts of interest is available at https://www.gs.com/disclosures/europeanpolicy.html which states the European Policy for Managing Conflicts of 
Interest in Connection with Investment Research.   

Japan: Goldman Sachs Japan Co., Ltd. is a Financial Instrument Dealer registered with the Kanto Financial Bureau under registration number Kinsho 
69, and a member of Japan Securities Dealers Association, Financial Futures Association of Japan Type II Financial Instruments Firms Association, The 
Investment Trusts Association, Japan, and Japan Investment Advisers Association. Sales and purchase of equities are subject to commission 
pre-determined with clients plus consumption tax. See company-specific disclosures as to any applicable disclosures required by Japanese stock 
exchanges, the Japanese Securities Dealers Association or the Japanese Securities Finance Company.   

Global product; distributing entities 
Goldman Sachs Global Investment Research produces and distributes research products for clients of Goldman Sachs on a global basis. Analysts based 
in Goldman Sachs offices around the world produce research on industries and companies, and research on macroeconomics, currencies, commodities 
and portfolio strategy. This research is disseminated in Australia by Goldman Sachs Australia Pty Ltd (ABN 21 006 797 897); in Brazil by Goldman Sachs 
do Brasil Corretora de Títulos e Valores Mobiliários S.A.; Public Communication Channel Goldman Sachs Brazil: 0800 727 5764 and / or 
contatogoldmanbrasil@gs.com. Available Weekdays (except holidays), from 9am to 6pm. Canal de Comunicação com o Público Goldman Sachs Brasil: 
0800 727 5764 e/ou contatogoldmanbrasil@gs.com. Horário de funcionamento: segunda-feira à sexta-feira (exceto feriados), das 9h às 18h; in Canada 
by Goldman Sachs & Co. LLC; in Hong Kong by Goldman Sachs (Asia) L.L.C.; in India by Goldman Sachs (India) Securities Private Ltd.; in Japan by 
Goldman Sachs Japan Co., Ltd.; in the Republic of Korea by Goldman Sachs (Asia) L.L.C., Seoul Branch; in New Zealand by Goldman Sachs New 
Zealand Limited; in Russia by OOO Goldman Sachs; in Singapore by Goldman Sachs (Singapore) Pte. (Company Number: 198602165W); and in the 
United States of America by Goldman Sachs & Co. LLC. Goldman Sachs International has approved this research in connection with its distribution in 
the United Kingdom.  

Goldman Sachs International (“GSI”), authorised by the Prudential Regulation Authority (“PRA”) and regulated by the Financial Conduct Authority 
(“FCA”) and the PRA, has approved this research in connection with its distribution in the United Kingdom. 

European Economic Area: GSI, authorised by the PRA and regulated by the FCA and the PRA, disseminates research in the following jurisdictions 
within the European Economic Area: the Grand Duchy of Luxembourg, Italy, the Kingdom of Belgium, the Kingdom of Denmark, the Kingdom of 
Norway, the Republic of Finland and the Republic of Ireland; GSI - Succursale de Paris (Paris branch) which is authorised by the French Autorité de 
contrôle prudentiel et de resolution (“ACPR”) and regulated by the Autorité de contrôle prudentiel et de resolution and the Autorité des marches 
financiers (“AMF”) disseminates research in France; GSI - Sucursal en España (Madrid branch) authorized in Spain by the Comisión Nacional del 
Mercado de Valores disseminates research in the Kingdom of Spain; GSI - Sweden Bankfilial (Stockholm branch) is authorized by the SFSA as a “third 
country branch” in accordance with Chapter 4, Section 4 of the Swedish Securities and Market Act (Sw. lag (2007:528) om värdepappersmarknaden) 
disseminates research in the Kingdom of Sweden; Goldman Sachs Bank Europe SE (“GSBE”) is a credit institution incorporated in Germany and, within 
the Single Supervisory Mechanism, subject to direct prudential supervision by the European Central Bank and in other respects supervised by German 
Federal Financial Supervisory Authority (Bundesanstalt für Finanzdienstleistungsaufsicht, BaFin) and Deutsche Bundesbank and disseminates research 
in the Federal Republic of Germany and those jurisdictions within the European Economic Area where GSI is not authorised to disseminate research 
and additionally, GSBE, Copenhagen Branch filial af GSBE, Tyskland, supervised by the Danish Financial Authority disseminates research in the Kingdom 
of Denmark; GSBE - Sucursal en España (Madrid branch) subject (to a limited extent) to local supervision by the Bank of Spain disseminates research in 
the Kingdom of Spain;  GSBE - Succursale Italia (Milan branch) to the relevant applicable extent, subject to local supervision by the Bank of Italy (Banca 
d’Italia) and the Italian Companies and Exchange Commission (Commissione Nazionale per le Società e la Borsa “Consob”) disseminates research in 
Italy; GSBE - Succursale de Paris (Paris branch), supervised by the AMF and by the ACPR disseminates research in France; and GSBE - Sweden 
Bankfilial (Stockholm branch), to a limited extent, subject to local supervision by the Swedish Financial Supervisory Authority (Finansinpektionen) 
disseminates research in the Kingdom of Sweden.  

General disclosures 
This research is for our clients only. Other than disclosures relating to Goldman Sachs, this research is based on current public information that we 
consider reliable, but we do not represent it is accurate or complete, and it should not be relied on as such. The information, opinions, estimates and 
forecasts contained herein are as of the date hereof and are subject to change without prior notification. We seek to update our research as 
appropriate, but various regulations may prevent us from doing so. Other than certain industry reports published on a periodic basis, the large majority 
of reports are published at irregular intervals as appropriate in the analyst’s judgment. 

Goldman Sachs conducts a global full-service, integrated investment banking, investment management, and brokerage business. We have investment 
banking and other business relationships with a substantial percentage of the companies covered by Global Investment Research. Goldman Sachs & 
Co. LLC, the United States broker dealer, is a member of SIPC (https://www.sipc.org).  

Our salespeople, traders, and other professionals may provide oral or written market commentary or trading strategies to our clients and principal 
trading desks that reflect opinions that are contrary to the opinions expressed in this research. Our asset management area, principal trading desks and 
investing businesses may make investment decisions that are inconsistent with the recommendations or views expressed in this research. 

We and our affiliates, officers, directors, and employees will from time to time have long or short positions in, act as principal in, and buy or sell, the 
securities or derivatives, if any, referred to in this research, unless otherwise prohibited by regulation or Goldman Sachs policy.  

The views attributed to third party presenters at Goldman Sachs arranged conferences, including individuals from other parts of Goldman Sachs, do not 
necessarily reflect those of Global Investment Research and are not an official view of Goldman Sachs. 

Any third party referenced herein, including any salespeople, traders and other professionals or members of their household, may have positions in the 
products mentioned that are inconsistent with the views expressed by analysts named in this report. 

This research is focused on investment themes across markets, industries and sectors. It does not attempt to distinguish between the prospects or 
performance of, or provide analysis of, individual companies within any industry or sector we describe. 

Any trading recommendation in this research relating to an equity or credit security or securities within an industry or sector is reflective of the 
investment theme being discussed and is not a recommendation of any such security in isolation. 

This research is not an offer to sell or the solicitation of an offer to buy any security in any jurisdiction where such an offer or solicitation would be 
illegal. It does not constitute a personal recommendation or take into account the particular investment objectives, financial situations, or needs of 
individual clients. Clients should consider whether any advice or recommendation in this research is suitable for their particular circumstances and, if 
appropriate, seek professional advice, including tax advice. The price and value of investments referred to in this research and the income from them 
may fluctuate. Past performance is not a guide to future performance, future returns are not guaranteed, and a loss of original capital may occur. 
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Fluctuations in exchange rates could have adverse effects on the value or price of, or income derived from, certain investments. 

Certain transactions, including those involving futures, options, and other derivatives, give rise to substantial risk and are not suitable for all investors. 
Investors should review current options and futures disclosure documents which are available from Goldman Sachs sales representatives or at 
https://www.theocc.com/about/publications/character-risks.jsp and 
https://www.fiadocumentation.org/fia/regulatory-disclosures_1/fia-uniform-futures-and-options-on-futures-risk-disclosures-booklet-pdf-version-2018. 
Transaction costs may be significant in option strategies calling for multiple purchase and sales of options such as spreads. Supporting documentation 
will be supplied upon request.  

Differing Levels of Service provided by Global Investment Research: The level and types of services provided to you by Goldman Sachs Global 
Investment Research may vary as compared to that provided to internal and other external clients of GS, depending on various factors including your 
individual preferences as to the frequency and manner of receiving communication, your risk profile and investment focus and perspective (e.g., 
marketwide, sector specific, long term, short term), the size and scope of your overall client relationship with GS, and legal and regulatory constraints.  
As an example, certain clients may request to receive notifications when research on specific securities is published, and certain clients may request 
that specific data underlying analysts’ fundamental analysis available on our internal client websites be delivered to them electronically through data 
feeds or otherwise. No change to an analyst’s fundamental research views (e.g., ratings, price targets, or material changes to earnings estimates for 
equity securities), will be communicated to any client prior to inclusion of such information in a research report broadly disseminated through electronic 
publication to our internal client websites or through other means, as necessary, to all clients who are entitled to receive such reports. 

All research reports are disseminated and available to all clients simultaneously through electronic publication to our internal client websites. Not all 
research content is redistributed to our clients or available to third-party aggregators, nor is Goldman Sachs responsible for the redistribution of our 
research by third party aggregators. For research, models or other data related to one or more securities, markets or asset classes (including related 
services) that may be available to you, please contact your GS representative or go to https://research.gs.com. 

Disclosure information is also available at https://www.gs.com/research/hedge.html or from Research Compliance, 200 West Street, New York, NY 
10282. 

© 2024 Goldman Sachs. 

You are permitted to store, display, analyze, modify, reformat, and print the information made available to you via this service only for your own use.  
You may not resell or reverse engineer this information to calculate or develop any index for disclosure and/or marketing or create any other derivative 
works or commercial product(s), data or offering(s) without the express written consent of Goldman Sachs. You are not permitted to publish, transmit, 
or otherwise reproduce this information, in whole or in part, in any format to any third party without the express written consent of Goldman Sachs. 
This foregoing restriction includes, without limitation, using, extracting, downloading or retrieving this information, in whole or in part, to train or 
finetune a third-party machine learning or artificial intelligence system, or to provide or reproduce this information, in whole or in part, as a prompt or 
input to any such system. 
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