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How did we get here?

Colliers Research
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Lockdowns and Supply Chain 
Disruptions
Just in time delivery exposed

Unprecedented Government Stimulus
Cares Act, PPP, Covid Relief Act, American 
R      P   …

Fed Springs Into Action
Cuts benchmark interest rate to 
zero, launches QE

Remote Work Spurs Operational and 
Demographic Shifts
Flight to suburbia, Work/Life rebalance, 
Great ResignationWealth Effect

Savings rise, stocks and 
home prices climb

Spending Surges
Online sales explode, 

logistics takes center stage, 
revenge travel

Aggressive Fed Rate Hikes
9 rate increases 

March 2022 – July 2023

Housing Market Heats Up
Lack of inventory, rising 

material costs and low rate 
environment collide

Colliers

National Overview

5.5% 
Fed Fund 

Rate



U.S. Office Market 
Vacancy eclipses record set during GFC
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Pandemic impact varies across markets 

Source: Colliers
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Leading  Of f i ce  Markets  –  C lass  A  CBD Lease  Rates  

Class A asking rates holding firm 
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U.S. Industrial Market – Net Absorption

2021 and 2022 were outliers
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Vacancy will plateau in late 2024 at functional levels

Source: Colliers
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U.S. Industrial Market
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Pace of industrial rent growth is slowing

Source: Colliers

Forecast

U.S. Industrial Market
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U.S. Retail Market

Vacancies decline as retailers expand

Source: CoStar
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U.S. Retail Overview

Store Openings Outpaced Closures…Again!

Colliers 12

Source: Coresight Research
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Store openings have 
outpaced closures 

since 2021.



U.S. Multifamily Market

Renting vs. Home Ownership

Source: RealPage
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U.S. Multifamily Market

Vacancy Rates Ramping Back Up
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U.S. Construction

Financing is Impacting Development Activity
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Office Market
San Francisco Snapshot
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U.S. Office Market 
Colliers 17

Calling the Bottom

*The “Bottom” of Sublease Inventory forecasts the high point for sublease inventory on market.

2025

Q1
2023

The “Bottom” of 
Tenant Demand

The “Bottom” of 
Sublease Inventory

The “Bottom” of 
Negative Absorption

The “Bottom” of 
Rents

The “Bottom” of 
Office Asset Values

Q2
2023

Q4
2023

2025+



U.S. Office Market

Sublease space moderating after peaking in Q2 2023

Source: CoStar
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U.S. Office Market
Colliers 19

Big Tech Occupancy San Francisco Snapshot
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Source: Colliers Research

Availability Rate - Class A Tier Analysis

• Does not include Single Tenant Net-Leased buildings i.e. 222 2nd, etc.
• Approximate direct lease asking rates are displayed above (January 2024)
• Availability is based on space that can be delivered in 2024

Tier 1 Tier 2 Tier 3

Tier A – Views (best in the city – bridge to bridge)
14.6%

$110+

4.6%

$82+

8.7%

$75+

Tier B – Views (nice water views)
12.5%

$95+

31.4%

$75+

33.1%

$67+

Tier C – Views (some water views)
20.4%

$85+

32.5%

$67+

33.3%

$60+

Tier D – City or limited views (no water views)
20.5%

$75+

40.4%

$60+

46.9%

$45+

Average

17.0% 27.2% 30.5%

U.S. Office Market

Flight to Quality San Francisco Snapshot



Average NNN Expenses (Class A) - Historical

Colliers 21

Notes: *2024 is projected - with inflation and cost of labor, Op Ex is projected to increase throughout the market. The opportunity to bring this number down will be through property tax appeals 
as property values have significantly come down.
*Debt Service is based on 65% LTV based on market value at the time of the transaction noted above.

Signed Effective 
Rent

Abatement 
(months) TIA Term 

(years)
Abatement 

per year
TIA per 

year

Net 
Effective

/ year
NNN Net Debt 

Service*
Net to 

Landlord

12/1/2016 $78 5 $85 10.5 0.48 $8.10 $66.81 $22.12 $44.69 $15.00 $29.69

1/18/2017 $82 6 $90 10.5 0.57 $8.57 $69.52 $23.87 $45.65 $17.00 $28.65

4/18/2018 $86 6 $115 10.5 0.57 $10.95 $70.95 $24.67 $46.28 $19.00 $27.28

2/5/2019 $88 6 $120 10.5 0.57 $11.43 $72.38 $25.35 $47.03 $23.00 $24.03

1/1/2020 $94 6 $120 10.5 0.57 $11.43 $78.10 $26.56 $51.54 $25.00 $26.54

1/11/2021 $87 9 $135 10 0.90 $13.50 $66.98 $27.23 $39.75 $25.00 $14.75

7/1/2022 $81 13 $200 10 1.30 $20.00 $52.23 $29.73 $22.50 $25.00 -$2.95

2/15/2023 $70 8.5 $200 10 0.71 $20.00 $44.17 $30.62 $13.55 $25.00 -$11.45

1/1/2024 $83 12 $220 10 1.20 $22.00 $52.38 $31.23 $21.15 $25.00 -$3.85

This analysis is based on Class A comps (13-20k - full floor) with shell delivery in the North 
Financial District from 2016 - 2024.

$20.43 
$22.12 

$23.87 $24.67 $25.35 
$26.56 $27.23 

$29.73 
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U.S. Office Market

The Landlord Pain San Francisco Snapshot

Net Effective Rents
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Tenant Demand San Francisco Snapshot
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Market Dynamics

• Commercial real estate firms are tracking 1.5+ Million square feet of additional AI 
company demand.

• Market opportunity in new AI age is driving executives, managers, and employees 
towards in-person collaboration.

• The next wave of startups are emerging

Representative AI Deals

Company Size Location Sublessor Status

Hive 57,000 SF 100 First Okta Completed

Hayden AI 41,976 SF 460 Bryant Scribd Completed

Adept AI 35,834 SF 350 Rhode Island Samsara Completed

Open AI 486,600 SF 1715-1725 3rd Uber Completed

Anthropic 230,315 SF 500 Howard Salesforce Completed

Open AI 315,000 SF 550 Terry 
Francois Divco Pending

**AI companies are located throughout the market, but there is notable concentration in the 
Mission, Showplace Square and SOMA submarkets.

Area AI zoning caters to AI 
occupiers and their use.

U.S. Office Market

Rise of the (AI) Machines San Francisco Snapshot
San Francisco is the AI capital of the world due to the 
concentration of talent and abundance of venture 
capital.

Area AI illustrates the growing cluster of AI companies 
in proximity to Open AI and the established talent 
pool.



Return to Office

24

Metro Average 
Occupancy 

Peak 
Occupancy

Austin 61.4% 73.5%

Dallas 57.4% 69.1%

Houston 55.4% 70.0%

Chicago 49.6% 66.4%

Average of 10 48.0% 59.7%

New York 46.0% 62.5%

Washington D.C. 43.3% 56.2%

Los Angeles 43.3% 51.3%

San Francisco 41.8% 52.1%

San Jose 39.9% 47.3%

Philadelphia 39.4% 48.8%
Source: Placer.ai *I    d     om  off      o    d     h        ’         m   opo           

U.S. Office MarketSan Francisco and Washington, D.C. Lead 
in YoY Office Visit Growth 
Mar. 2024 visits to Office Buildings in Select Cities*, Compared to Mar. 2023
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U.S. Office Market

California Submarket Data - Office
Quarter Market Office 

Inventory (SF)

Change 
Inventory 

(QoQ)

Office 
Vacancy

Change 
Vacancy 

(QoQ)

Asking Rent 
(FS, $/SF)

Change 
Asking Rent 

(QoQ)

Net 
Absorption 

(SF)

Change Net 
Absorption

Q1 24 San Francisco 98.7 M Up 29.3% UP $70.36 Down -122,736 DOWN

Q1 24 Silicon Valley 123.1M Up 13.9% Up $64.44 Down -2.7 M UP

Q1 24 Oakland 20.2 M Flat 19.3% Down $50.02 Down -59,062 DOWN

Q1 24 Sacramento 57.3 M Down 20.8% Up $25.99 Down -352,465 UP

Q1 24 Los Angeles 221.3 M Up 23.8% Up $47.25 Up -1.0 M UP

Q1 24 Orange County 85.1 M Up 19.7% Down $34.25 Down 78,311 DOWN

Q1 24 San Diego 82.4 M Down 14.1% Up $36.04 Up -234,069 DOWN
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Multifamily Market
Local Snapshot

Colliers 26



U.S. Multifamily Market

Vacancy Trends Upward

Source: RealPage
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U.S. Multifamily Market

Multifamily Returns - Slowing

Source: NCREIF
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U.S. Multifamily Market

Rent Growth Slows

Source: RealPage
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U.S. Multifamily Market

Top 25 Markets – Capital Flows

Source: MSCI Real Capital Analytics
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U.S. Multifamily Market

Historical NOI Growth

Source: NCREIF
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California Multifamily Market

Absorption, Net Deliveries, Vacancy
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U.S. Multifamily Market

California Market Data

Colliers 33
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U.S. Multifamily Market

Los Angeles Submarket Data

Colliers 34
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U.S. Multifamily Market

Orange County Submarket Data
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U.S. Multifamily Market

San Francisco Submarket Data
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U.S. Multifamily Market

East Bay Submarket Data

Colliers 37
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Capital Markets
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Rate Cuts - 6, 3, 2, none…increase?

Colliers 39

303, 000  Net  Jobs

Employers added 303,000 
jobs in March

3. 5% C P I  

CPI up for third consecutive month, 
highest since September

4. 14% U n employmen t

Unemployment rate dropped 
14 bps to 4.14%

Capital Markets



Deal volume remains weak, price decreases are 
moderating (Mega Deal Volume Sinks)
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Capital Markets



Cap rates are rising, but well off peaks

4%

5%

6%

7%

8%

9%

Apartment Industrial Retail Office

2000 2005 2010 2015 2020 2024

41

Capital Markets
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Capital Markets Update

Q1 Sales Volume (by sector) 

42

Quarterly Volume 
($ Billions)

Volume Change 
(YOY)

Price Change
(YOY)*

Office 15.5 27% -16.6%

Industrial 16.9 -20% 5.7%

Multifamily 20.6 -25% -8.4%

Retail 15.5 -24% -1.2%

Hotel 3.9 -23% -4.1%

Total 78.9 -17% -3%
Sources: Colliers, Real Capital Analytics
*Index comprises office, industrial, retail, and multifamily

Colliers



U.S. Capital Markets 

CMBS Delinquency Rates Year-End

Sources: Colliers, Trepp
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Hospitality Retail Overall Office Multifamily Industrial
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U.S. Capital Markets 
Institutions & Private Capital Poised to Be Top Buyers in 2024

While private capital 
has been the largest 
acquirer of US 
multifamily 
historically, 
institutional capital 
seems poised for an 
uptick, similar to 
increased activity in 
2011 to 2012, given 
large mandates for 
rental housing and 
expected rate cuts

Buyer Composition by Capital Group

Sources: Newmark Research, 
              MSCI Real Capital Analytics



U.S. Capital Markets

Uninvested Capital Targeting N. America Near 
Record Highs

Sources: Colliers, Preqin
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Alternative assets diversify traditional portfolio 
allocations

Colliers 46

STUDENT 
HOUSING
Near record 

occupancies, strong 
pre-leasing and 

robust rent growth.

HEALTHCARE

Demand outpacing 
supply.  Low vacancy 

and record-setting 
asking rents.  

DATA 
CENTER
AI fueling 

unparalleled growth 
and challenges.   

LIFE 
SCIENCES

Growth is moderating 
after explosive 2020-

2022 period.  Increased 
federal funding, AI, and 

R&D investments will 
propel sector.  

U.S. Capital Markets 

Approaching pre-
pandemic levels.  

Aging population will 
increase demand.  

SENIOR 
HOUSING



Thank You!

Kevin Colombo 
Executive Vice President 
Office | San Francisco

+1 415 293 6298
Kevin.Colombo@colliers.com

Kitty Wallace 
Senior Executive Vice President

Multifamily, Los Angeles

+1 310 622 1900
Kitty.Wallace@colliers.com

Steig Seaward 
Senior Director

National Research

+1 303 888 3177
Steig.Seward@colliers.com
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