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Marin, Napa, and Sonoma counties appear to be tracking with 
national trends on single family home prices: They are up, 
especially in the higher priced tiers. Inventories remain low, days 
on market are in the 30s range, and the number of homes sold in 
June was lower than last June’s number, although the number of 
homes for sale was appreciably larger. 

A growing number of our county populations rent in single-
family homes as well as in multi-family buildings, so we surveyed 
some of the recent studies, discovering, for instance, that 40% of 
Sonoma residents rent. 

We offer an Affordability Index from the California Association 
of Realtors, showing how our three counties compare with U.S., 
California, Bay Area, and San Francisco rates. The charts show 
what incomes and monthly payments are required to own a 
single-family home in our area. Affordability is on everyone’s 
mind since it has a domino effect on our population, housing, 
and workforce balance.

Sonoma County

Marin County

Napa County
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Vital Stats, June 2018 vs June 2017

The statistics show that, although the median price for a single-family home was up 9.9% over last June’s 
figure, the number of homes sold in June, 216, was down 10.7% from the same month last year. Months 
of inventory (a range of 4 – 6 is considered healthy) stayed low, at 1.8 in June 2018 compared with the 
peaks over the past 15 months in September 2017 (2.1) and February 2018 (2.7). So the market is still 
very tight, and Marin prices remain just under the medians in San Francisco—the highest in the country.

Median Single Family 
Home Price

263,886 up 1% $1.418M up 9.9% $1.832M up 13.6%

Population Days on Market

38 up 2.7%

Average Sold Price

Source: MLS Trend Data

Single Family Homes for Sale and Sold, Marin County, April 2017 – June 2018

Source: MLS Trend Reports

Snapshot: Marin County
June 2018
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The statistics show that, although the median price for a single-family home was up 6.6% year over year 
in June, the number of sales, 102, was down 22.7%. Months of inventory (a range of 4 – 6 is considered 
healthy) were closer to balanced, at 3.6% in June 2018, the highest in the past 15 months. And days on 
market were the lowest in the past 15 months. All good signs of a healthier, more sustainable market in 
Napa County.

Median Single Family 
Home Price

141,294 $730,000 up 6.6% $1.07M up 23%

Population Days on Market

44 down 63.6%

Average Sold Price

Vital Stats, June 2018 vs June 2017

Single Family Homes for Sale and Sold, Napa County, April 2017 – June 2018

Source: MLS Trend Reports

Snapshot: Napa County
June 2018

Source: MLS Trend Data
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Although the median price for a single-family home was up 12.4% year over year in June, the number of 
sales, 395, was down, by 18%. Months of inventory (a range of 4 – 6 is considered healthy) were at 2.4 in 
June 2018, although still tight, the highest in the past 15 months. And days on market were at 49, lower 
than the majority of the previous 15 months.

Median Single Family 
Home Price

503,332 $705,000 up 12.4% $926,000 up 23.4%

Population Days on Market

49 down 6.1%

Average Sold Price

Vital Stats, June 2018 vs June 2017

Single Family Homes for Sale and Sold, Sonoma County, April 2017 – June 2018

Source: MLS Trend Reports

Snapshot: Sonoma County
June 2018

Source: MLS Trend Data
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The Big Picture
California’s Single-Family Home Sales Decline While Prices Rise

In June, the California Association of Realtors (CAR) released its May home sales and price report. 
Median home prices set new records in the state, while the number of home sales declined. Existing 
single-family home sales totaled 409,270 in May, down 4.6% from the May 2017 figure. On the other 
hand, the statewide median home price was $600,860, up 9.2% from May 2017 (a new high over the 
past 10 years). 

CAR attributes the $286 per square foot figure for homes—the highest since November 2007—to a 
real growth in home values overall, not just among the larger or higher-end homes. The Bay Area region 
continued to lead the state in home sales. Five of nine Bay Area counties posted year over year gains, 
while Napa, Sonoma, Santa Clara, and Solano counties experienced annual sales declines.

Lower priced homes bore the brunt of the housing shortage: those homes priced under $200,000 
declined by 28.7% and those priced between $200,000 and $299,000 dropped 13.1%, while inventory 
of properties priced $1 million and above increased by more than 18%. 

Five counties had median prices above $1 million in May: Alameda, San Francisco, San Mateo, Marin, 
and Santa Clara. 

May 2018 vs May 2017 Housing Market Update for Single Family Homes—Median Prices

Our region is not the only one feeling the pinch of high prices and low housing supply. The S&P CoreLogic 
Case-Shiller National Home Price Index shows that home prices nationally rose 6.2% last year, “roughly 
twice the rate of incomes and three times the rate of inflation.”

Region May 2018 Median Price May 2017 Median Price Difference

California $600,860 $550,230 9.2% increase
SF Bay Area $1,088,000 $935,000 16.4% increase
San Francisco County $1,620,000 $1,501,680 7.9% increase
Marin County $1,415,000 $1,315,000 7.6% increase
Napa County $702,500 $673,250 4.3% increase
Sonoma County $698,500 $625,000 11.8% increase
Source:  California Association of Realtors May Home Sales and Price Report

Condominium Sales in Marin, Napa, and Sonoma Counties

County # of Sales Median Price Average Price Days on Market SP/LP 

Marin 63 $678,000 $781,000 32 101%
Napa 13 $510,000 $537,000 43   99%
Sonoma 39 $390,000 $411,000 48   99%
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Nearly half of residents in central cities in the country rent, compared with 29% of suburban residents; in 
San Francisco that share is 55% in the central city and 41% in the suburbs, according to a study published 
last October by the Furman Center of New York University (based on 2014 data). Nearly 22 million more 
people were renting in metropolitan areas in 2014 than in 2006, driven by growth in suburban renters 
and in renters of single family homes.

In San Francisco, the estimate from multiple sources is that half of the population rents presently, and 
those who do cover the gamut in socioeconomic backgrounds. Just as the affordability quotient for 
single home ownership in our region is low, so is the affordability for renters. The Furman study found 
that the median renter household in 2014 could afford less than 40% of recently available units in nine 
of the 11 metro areas it surveyed. This phenomenon has spilled over into counties in the North Bay; 
for instance, the 2016 U.S. Census update shows that 40% of the housing units in Sonoma County are 
occupied by renters, and rents have softened only very recently. 

Surprisingly, almost one-third of renters in the 53 metro areas studied by the Furman Center lived in 
single family homes. CoreLogic reports that one-family rental houses have grown from 17% to 23% of 
the single-family housing stock. (CoreLogic Insights Blog: U.S. Economic Outlook, May 2018). The Wall 
Street Journal reports that several investment companies are seeing a wider range of investors, including 
sovereign-wealth funds, insurance companies, hedge funds, pensions, and asset managers, coming into 
the single-family home market.

 

A High Proportion of People in Metro Areas Rent

Source:  California Future Home Buyers, August 2017, CAR 
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A Foundation Homes International (FHI) study of the rental market for single homes in Marin found that 
Northern Marin had steady pricing after a quick upturn, while in Central to Southern Marin the uptick 
held in rental prices. Over the period from 2015 to 2017 such rents were up 3.45% in general; in the 
$8,000 and up monthly price tier, they were up 10.46%.

The problem for both renters and home owners in the Bay Area is that wages, although higher than in 
most other metro areas, have not kept pace with home prices and rents in the past few years. This despite 
the fact that San Francisco just surpassed Washington, D.C. as the highest-income major metropolitan 
area in the country. Others in the top five are Boston, Seattle, and Baltimore, based on 2016 figures. The 
Census Bureau also reports that the median household income in San Francisco is $96,667. 

The National Low-Income Housing Coalition notes that workers in California would have to earn $32.68 
an hour to afford the median rent on a two-bedroom apartment, though. In San Francisco, they would 
need to earn $60/hour.

The U.S. Department of Housing and Urban Development released its 2018 figures (more current than 
those above) for median incomes, finding that for San Mateo, San Francisco, and Marin counties the 
median family income is $118,400. This new “normal,” if you will, places a new, higher bar for “low 
income” (at $117,400), “very low income” (at $73,300), and “extremely low income” (at $44,000).

Source: California Future Home Buyers, August 2017, CAR 

HUD’s 2018 ‘Fair Market’ Rental Rates
County One Bedroom Apartment Two Bedroom Apartment Three Bedroom Apartment

Marin $2,499 $3,121 $4,070
Napa $1,196 $1,575 $2,286
Sonoma $1,420 $1,843 $2,681
San Francisco $2,499 $3,121 $4,070
San Mateo $2,499 $3,121 $4,070
Santa Clara $2,031 $2,522 $3,468
Source:  US Dept of Housing and Urban Development
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Housing Shortage Has Domino Effect

California’s Department of Finance shows that most of the growth in housing units in the state (2017 
data) came from multifamily units. Of the 14.158 M units in California, 9.147 M are single family, 4.449 
M are multi-family, and 562,000 are mobile homes.

“Multi-family housing growth outpaced single-family housing by over 12,000 units, and all of  the  
housing-unit growth in San Francisco came from multi-family units,” it states. The report also documented 
a 2.6% drop in housing in Sonoma County and a 1.1% reduction in Napa County as a result of the 
October 2017 fires.

There are many reasons for California’s and the Bay Area’s housing shortages: development costs 
are estimated at $330 per square foot, behind only New York’s in the world, according to a survey by 
construction consultants Turner and Townsend. Other factors include a shortage of labor, the higher 
costs of materials, and lengthy permitting and regulatory compliance processes. 

At the same time, San Francisco had the third highest population gain in the state last year, behind Los 
Angeles and San Diego. Although there has been much discussion about the out-migration of people 
who cannot afford the housing prices in the city, the in-migration has made up for their loss. People still 
move to San Francisco from other countries, other states, and other parts of California. Nevertheless, 
California’s housing stock per 1,000 people is well below the U.S. average, as this chart shows.

May 2018 Rental Trends: San Francisco vs. National Comparisons

Source: Apartment List
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Source:  McKinsey Global Institute: “A Toolkit to Close California’s Housing Gap: 3.5 M Units by 2015” (October 2016)

Population Estimates, 01/01/2018

State/County/City Population

CALIFORNIA 39,809,693
        Los Angeles   4,054,400
        San Diego   1,419,845
        San Jose   1,051,316
        San Francisco       883,963
 MARIN       263,886
        San Rafael        60,651
   Novato        54,551
        Mill Valley        14,963
NAPA      141,294
        Napa        80,403
        American Canyon        20,990
        St Helena           6,118
SONOMA      503,332
        Santa Rosa      178,488
        Petaluma         62,708
        Rohnert Park         43,598
Source: California Dept. of Finance
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Housing Prices, Supply, and Homelessness

A new study from UCLA Anderson Forecast found a strong correlation between higher median rent 
and home prices and more homeless people (defined as living on the street or in shelters). Although 
this observation may seem obvious, there are other factors that are more commonly attributed to 
homelessness: severe mental illness exists among 26% of California’s homeless, for instance, and 
survivors of domestic abuse are at 24% of this population. Drug abuse exists among 18%. But as the 
study leader, UCLA economist William Yu, explains: Less affordable housing markets exacerbate these 
causes. California is in the top four states with high levels of homelessness, led by Washington, D.C., 
Hawaii, and New York.

Besides those who may be forced into homelessness, there are many who are choosing to leave the 
area. The Bay Area Council, which annually surveys voters in the nine-county region, found that 46% of 
respondents said they were likely to move, while 52% of the Millennials did. Sixty-one percent of the 
1,000-person sample planned to relocate outside of California. Top spots for consideration were Texas, 
Oregon, Nevada, and Arizona. 

Because of the loss of workers across all economic strata, the Bay Area’s largest tech companies are 
planning to build housing on their land, and some of the North Bay towns are making plans to increase 
housing stock with accessory dwelling units and modular housing on vacant lots owned by both for-
profit and non-profit organizations. And city governments are reassessing their regulatory processes 
with the hope of jumpstarting more housing development. It’s estimated that California will have to build 
3 million more housing units to catch up with its population by 2025. 
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County Single Adults Single Parent Family Two Parent Family
One Income

Two Working Parent 
Family

Marin $3,658 $8,596 $7,200 $9,212
Napa $2,395 $5,454 $4,939 $6,297
Sonoma $2,438 $5,483 $4,919 $6,326
Assumption: Families have two children: one preschool and one school-aged.

Affordability Index

The affordability of a community is measured by its householders’ ability to pay no more than 30%  
of their income on housing, whether that’s a monthly rent or a monthly mortgage payment with property 
taxes, etc. 

The California Budget and Policy Center calculated how much it costs to support a family in the state in 
2017. Here are the monthly figures for our counties.

Region % who can  
afford to buy

Median Single Family  
Home Price

Monthly 
Payment

Qualifying  
Income, Change from  
Previous Quarter

US Single Family Home 57% $245,500 $1,270 $50,820, +1.5%
CA Single Family Home 31% $538,640 $2,790 $111,500, 0.0%
CA Condo/Townhome 39% $449,720 $2,330 $93,090, +2.5%
SF Bay Area 23% $900,000 $4,660 $186,300, +3.0%
San Francisco 15% $1,610,000 $8,330 $333,270, +9.9%
   Marin County 18% $1,360,000 $7,040 $281,520, +11.5%
   Napa County 28% $679,000 $3,510 $140,550, +3.1%
   Sonoma County 21% $681,000 $3,520 $140,970, +6.6%
Source: California Association of Realtors, January 2018 Update
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Perspective
Rental Prices May Be Softening in Marin and Sonoma—Really!

By Scott Gerber, Managing Director, Bradley Real Estate Commercial Division

One of the major conversation topics in the Bay Area is the cost of housing.  
Rent and home prices have escalated for six years running. Rental prices are the 
subject of daily feature articles in publications, as are the supply and demand issues 
for any housing in the Bay Area. I have been surveying owners and managers of 
about 12,000 rental units in Sonoma and 7,000 units in Marin twice yearly (in  
April and October) for the last 20 years to get an accurate picture of rental prices 
and vacancy. 

The surveys show that the rental housing market started to recover in 2012, and rents gradually grew 
to double-digit annual growth by 2014. That trend held until 2017, when we saw rents easing and 
reversing direction in Sonoma County, to 5% or 6% increases. Rents in Santa Rosa only went up 1.7% 
between early October (before the fire) and April 2018. The governor’s ordinance against price gouging 
also prevented major rental increases. 

As of April 2018, the vacancy rate is still tight: under 3% in Sonoma and under 3.5% in Marin. Tight supply 
is a complicated issue and the major reason for price increases, historically.  Whereas San Francisco, 
Santa Clara, and San Mateo counties have built thousands of new multifamily units in the past few years, 
our counties north of the Golden Gate Bridge have not.  

Although there is a fair amount of apartment construction planned and underway in Sonoma County 
presently, that’s not the case in Marin. We like to joke about the Golden Gate Bridge being a forcefield 
that doesn’t allow new development through! Some of the ideas being floated to create new housing are 
gaining strength: Napa, Sonoma, and Marin are loosening the code regulations and permitting process 
for junior accessory dwelling units and accessory dwelling units. The city of Santa Rosa is promoting a 
plan to increase density near downtown and in transportation corridors. Generally, the willingness of 
cities to increase traditional zoning density to allow more units will create new development by making 
the economics of building more feasible. 

Average Rent 1 bedroom/1 bath 2 bedrooms/1 bath 3 bedrooms/2 baths

Marin $2,355 $2,751 $4,005
Sonoma $1,788 $1,941 $2,578

In Marin, I think the answer is to increase the density around main transportation corridors. There’s a 
lot of NIMBY resistance to this, but it’s the only way. I’d like to see about ten city blocks in San Rafael 
transformed into six-story buildings for offices, apartments, condos, and retail. San Rafael looks like a 
town trying to prolong an image that is not relevant any longer. If we can all get past our nostalgia for a 
lifestyle that no longer exists in our cities and towns—especially when self-driving cars are in the mix—I 
believe we will able to take charge of crafting our future instead of complaining about how broken it is.
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Trivia Q&A
Q:  Which of the following cities is not in the Top 5 of Forbes’ list of fastest growing cities (2017)?

A.  Dallas
B.  San Francisco
C.  Orlando
D.  Seattle
E.  Boise

Here are the Top 5 in the Forbes List of Fastest Growing American Metros

See More Real Estate Statistics for  
Each City in the Three Counties

Source: U. S. Census American Community Survey and Forecast Package (github.com)

Marin County
www.bradleyrealestate.com/marin_county

Napa County
www.bradleyrealestate.com/napa_valley

Sonoma County
www.bradleyrealestate.com/sonoma_county

City Population Growth Wage Growth Home Price Growth

Boise City, ID 3.08% 5.70% 11.58%
Seattle-Bellevue-Everett, WA 1.97% 7.52% 13.61%
Dallas-Plano-Irving, TX 1.79% 4.98% 10.84%
Orlando-Kissimmee-Sanford, FL 2.41% 4,84% 10.32%
Fort Worth-Arlington, TX 1.78% 4.45% 10.90%
Source:  February 2018 Forbes article by Samantha Sharf;  data provided by Moody’s Analytics.


