MARKET REPORT

Multifamily
Oakland Metro Area

Shifting Development Patterns and Demographics

Reshape Oakland’s Rental Outlook

Construction slowdown key to rental market recovery. The
Oakland metro area has experienced elevated multifamily comple-
tions since 2019. The city has averaged about 3,500 units delivered
annually, compared with a mean of 1,300 units from 2013 to 2018. In
stark contrast, only 1,000 new units are expected to open this year,
making Oakland the slowest-growing major U.S. rental market. This
sharp contraction arrives at a critical moment, as it will help sustain
falling vacancy amid stagnating growth in population, employment
and income. Tightening vacancy should in turn position the average

effective rent to gradually improve after two years of declines.

Supply growth shifts to outer submarkets. In recent years, devel-
opment has been concentrated in the Oakland-Berkeley area. An
average of 2,100 annual deliveries over the past five years has led to
an elevated vacancy rate of 7.1 percent as of March 2025 — well above
the 4.1 percent average from 2010 to 2019. This year, however, Oak-
land-Berkeley is expected to add only 250 new units, falling behind
Fremont — a more affordable submarket with easy access to San
Jose. The Livermore-Pleasanton area is also seeing a surge in activity.
Several hundred units are slated for delivery here in late 2025 and
early 2026. Still, consistent leasing should keep suburban vacancy
steady, while the urban core rate is set to decline substantially. These
shifts highlight a market pivot to underbuilt, cost-effective areas in

response to persistent renter affordability constraints.
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Multifamily 2025 Outlook

EMPLOYMENT:

Oakland will shed jobs for a second
straight year, driven largely by cuts in
blue-collar roles. The metro already
lost over 5,000 positions in the first
quarter, though it is projected to re-

cover over the rest of the year.
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1,000
UNITS

will be completed

CONSTRUCTION:

Fremont will be the focal point of de-
velopment this year, as half of all new
units will open there. Overall, this year
marks the second-lowest delivery total
since 2015. Inventory growth stands at

just 0.4 percent.
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decrease in vacancy

VACANCY:

The vacancy rate continues to drop as
net absorption outpaces new supply
for a second consecutive year. The
metrowide figure is expected to reach
4.3 percent, which is still 30 basis
points higher than the level in 2019.

®

3.1%
INCREASE

in effective rent

RENT:

As a result of slowing construction
and a lower vacancy rate, the average
effective rent is forecast to increase
for the first time in two years to about
$2,652 per month, marking the highest

level in the metro’s history.
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Supply and Demand
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Rent Trends

mm Average Rent

$2,800
g
]
<  $2,650
2
S
E $2,500
)
g
1)
% $2,350
$2,200
Sales Trends
mm Average Price —— Average Cap Rate
$330

$300

$270

$240

Average Price per Unit (000s)

$210

21 22 23 24 25**
* Forecast ** Through 1Q

Sources: CoStar Group, Inc.; Real Capital Analytics; RealPage, Inc.

IPA Multifamily
Andrew Leahy

Senior Vice President, National Director
Tel: (202) 536-3700 | aleahy@ipausa.com
IPA Multifamily Research

Dags Chen
First Vice President, Head of IPA Multifamily Research & Strategy
Tel: (212) 430-5100 | dchen@ipausa.com

Price: $250

—— Y-O-Y Percent Change

12%

8%

4%

0%

-4%

6.5%

6.0%

5.5%

5.0%

4.5%

210y AouPODA

a8uvyp Juadiad X-0-X

210y dpD aSv.roay

1Q 2025 — 12-Month Period

CONSTRUCTION
2,547 units completed

¢ Inventory grew 1.0 percent in the 12 months ended in March. Just 300 units

were delivered in the first quarter — the lowest total in six years.

¢ About 80 percent of new units were in the Oakland-Berkeley submarket,
which saw around 2,000 additions in that span. Additional deliveries oc-

curred in San Ramon-Dublin, Concord-Martinez and Fremont.

VACANCY
80 basis point decrease in vacancy Y-O-Y

» Overall vacancy declined for a fifth consecutive quarter in March, falling to

4.8 percent — the lowest rate since the fourth quarter of 2022.

e Class A and B vacancies each saw a 100-basis-point drop over the past year
to the rate of 5.7 percent and 4.3 percent, respectively. Class C properties

vacancy followed with a 50-basis-point decline, landing at 5.1 percent.
RENT
0.7% increase in the average effective rent Y-O-Y

* Despite rent reductions across all classes — down 0.5 percent, 0.7 percent
and 1.3 percent for Class A, B and C, respectively — the metrowide average

rose slightly to $2,598 per month, driven by a wave of Class A openings.

¢ The concentration of these new openings in the Oakland-Berkeley area

fueled a 1.6 percent rent decline — the largest among all submarkets.

Investment Highlights

e After a slower 2023, transaction activity is rebounding. The number of sales
is up 33 percent in the 12-month period ended in March. The average price
per unit also rose for the first time in two years, though it remains 10 per-
cent below the 2022 peak. This relatively lower pricing pushed the average
cap rate to 6.0 percent — the highest in a decade, suggesting investors are

adjusting to a higher interest rate environment.

 Sales of Class A properties surged 200 percent over the last 12 months
compared with the 2020-2023 annual average. These high-end deals were
focused in Oakland, Berkeley and Fremont, reflecting ongoing interest in

luxury assets and aligning with recent construction trends.

¢ Despite concentrated development, vacancy declined in eight of nine sub-
markets across the metro over the past year. The steepest drops — over 150
basis points — occurred in Northwest Contra Costa County and the Hay-
ward-San Leandro-Union City area, where minimal new units were added.
These close-in suburbs are becoming increasingly attractive to renters and
investors alike due to their more affordable rents, easy access to employ-

ment centers and lower entry costs.

The information contained in this report was obtained from sources deemed to be reliable. Every effort was made to obtain accurate and complete information; however, no representation, warranty or guarantee,
express or implied, may be made as to the accuracy or reliability of the information contained herein. Metro-level employment growth is calculated based on the last month of the quarter/year. Sales data includes
transactions sold for $1 million or greater unless otherwise noted. This is not intended to be a forecast of future events and this is not a guarantee regarding a future event. This is not intended to provide specific
investment advice and should not be considered as investment advice. Sources: Marcus & Millichap Research Services; Bureau of Labor Statistics; CoStar Group, Inc.; Real Capital Analytics; RealPage, Inc.
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