
 

Portland Apartment Update: Stable Fundamentals, but …...Some Slowdown 

 The Portland multifamily market has experienced exceptional growth in recent years. However, 

2019 has seen some transition in the Portland area apartment market. Vacancies have crept up and 

rents growth has slowed. Despite declining interest rates and solid job growth, apartment sales volume 

has seen a large drop, and the political climate in the city of Portland may be impacting investor interest. 

Supply & Demand 

Based on population growth, Portland Metro requires around 5,000 to 6,000 new apartments 

per year to maintain vacancies. From 2008 to 2012, Portland Metro averaged just 2,100 units per year, 

compared to an average of 7,400 per year from 2013 to 2018. The increase in recent years has helped 

satisfy pent up demand due to a period of underbuilding after the Great Recession.  The YTD 2019 

figures suggest around 8,700 units will be permitted in 2019. 

Vacancies & Rents 

 Vacancies bottomed out at 2.9% in mid-2015, following years of slow apartment construction. 

After 4+ years of strong apartment construction, vacancies now sit at around 5.0%. CoStar forecasts that 

Portland Metro vacancies will increase to 5.7% by 2022.  

The run up in rents from 2013 to 2015 triggered a wave of new construction. This new 

construction has moderated rent increases in recent years. CoStar reports year-over-year rent increases 

of 2.8%. Due to the large volume of units nearing completion, rental increases of 1.0 to 2.0% are 

forecast in the coming years.  

Transactions & Sales Volume 

 Since 2015 Portland has experienced a flourishing sales market, with these years representing 

some of the busiest ever. During this period, institutional investors finally took notice of Portland and 

spent accordingly. However, YTD 2019 sales volume is down significantly. In 2018, there were 230 

transactions worth $2.3 billion, versus just 90 sales for $750 million through late-July 2019. While 

apartment sales volume has held steady in the suburban counties, Portland has seen apartment sales 

volume fall by 35% to 40%.  

Values 

 When you consider all apartment sales across Portland Metro, values have increased around 

45% since 2015. However, halfway through 2019, there are indications that values may be leveling. The 

sales for YTD 2019 are showing stable to moderately increasing values for pre-2000 built units in the 

suburban counties and Portland. Values are showing slight declines for apartments built since 2000. This 

decline may be due to a peak in apartment completions which impacts rents and vacancies, and an 

increase in new apartments for sale. There appears to be a gap between buyer and seller expectations. 

Politics 

 The housing related regulations passed at both the local and state level is a new phenomenon. 

There is considerable uncertainty whether the current regulations and any future regulations can both 



stabilize housing for existing tenants and encourage development to address the underlying issue of not 

enough housing.   

There is a concern that the stigma of rent control will adversely impact out of state investment 

in the Oregon multifamily market, on which we rely upon heavily. Since 2016, the top 35 buyers in the 

Portland Metro market have accounted for over $4 billion in sales and none of these buyers are based in 

Oregon. These investors have little loyalty to Portland and are more interested in returns. Without these 

large out of state institutional investors, the justification for developers to continue building is 

diminished.  

Summary 

In the balance of 2019 and in early 2020, we expect some increases in vacancies, slower rent 

growth, flattening income, and uncertainty on how to deal with the new regulations. Up to this point, 

these indicators have had no apparent adverse impact on values except for newer units. In the balance 

of 2019 and into early 2020, the Portland apartment market is expected to remain stable, as we return 

to a more normal market. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 


