Schumacher Appraisal Top Bay Area Cities by Price/SqFt Appreciation: 2020-2025

Top Bay Area Cities by Price/SqFt Appreciation: 2020-2025

By schumacherappraisal.com Published October 20, 2025 26 min read

Executive Summary

The San Francisco Bay Area’s housing market remains one of the nation’s most dynamic and expensive. Over the five years from
2020 through 2025, home prices in many Bay Area cities have surged far beyond national averages to unprecedented levels. In
particular, select high-demand communities - especially those tied to the tech sector - have seen the greatest gains in “price per
square foot” (a key measure of housing cost intensity). Our analysis finds that Menlo Park, Portola Valley, Cupertino,
Piedmont, Los Altos, Los Altos Hills, Palo Alto, Saratoga, Redwood City, San Francisco, Tiburon, Woodside,
Sunnyvale, Mountain View, and Santa Clara (among others) rank as the top 15 Bay Area cities in terms of 5-year price-per-
square-foot appreciation. For example, Redfin reports Menlo Park’s median sale price per square foot at $1,380 (Sept 2025), up
25.8% from a year earlier (Source: www.redfin.com); Portola Valley reached $1,510/sqft (Sept 2025), up 26.5% (Source:
www.redfin.com). Cupertino and Piedmont likewise saw double-digit annual gains (price/sqft of $1,610 and $1,190, up 18.5% and
12.8% respectively (Source: www.redfin.com) (Source: www.redfin.com). In contrast, San Francisco’s citywide price/sqft of $982
was essentially flat (-0.7%) (Source: www.redfin.com). Charting the five-year span, these high-growth cities outpaced both the
broader Bay Area and national markets. For context, the SF-Oakland-Hayward metro’s average home value was about $1.10
million as of late 2025 (Source: www.zillow.com), while the U.S. national median home value stood around roughly $364 K

(Source: fred.stlouisfed.org).

These dramatic differences reflect powerful economic and demographic forces. Following a brief pandemic-induced slowdown in
early 2020, the Bay Area saw a surging price boom (in line with national trends) as mortgage rates hit record lows and remote-work
policies unleashed pent-up demand (Source: www.frbsf.org). By late 2021 the Bay Area median home had reached about $1.17
million (inflation-adjusted), exceeding its prior peak and making it the most expensive U.S. metro (Source: vitalsigns.mtc.ca.gov).
However, the dawn of 2022 brought sharply higher interest rates that cooled some markets (Source: vitalsigns.mtc.ca.gov). Despite
this broad slowdown, tech-centered suburbs and affluent enclaves continued to attract buyers, yielding remarkable price gains. Our
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analysis synthesizes home-price data, market reports, and expert commentary to identify and explain the top 15 Bay Area cities
by five-year price-per-square-foot appreciation (2020-2025). We draw on multiple perspectives - including MLS/Redfin statistics,
economic research, and local case studies - to provide a deep, data-driven report on where and why Bay Area home values soared.

Introduction and Background

The Bay Area Housing Context (2020-2025)

The San Francisco Bay Area (nine-county region) has long been the nation’s priciest housing market, driven by a robust tech
economy, high wages, and tight land supply (Source: vitalsigns.mtc.ca.gov). By 2021 the region’s median home sale price neared
$1.20 million - the highest of any U.S. metro - with 66 Bay Area cities above the $1 million mark (Source: vitalsigns.mtc.ca.gov).
However, price growth has been uneven. The late 2010s saw steady increases, then the COVID-19 pandemic triggered a surge.
From late 2019 through late 2021 U.S. house prices jumped ~24%, with half of this acceleration attributed to the shift toward
remote work (Source: www.frbsf.org) (Source: vitalsigns.mtc.ca.gov). In the Bay Area - home to much of the tech and finance

workforce - these pandemic-era tailwinds were especially strong. For example, between 2011 and 2021 San Francisco’s median
home price climbed from about $500K to $1.32 M (an average of $208/day gains) (Source: blog.bayareametro.gov); San Jose’s
median exceeded $1.9 M by 2022 (Source: blog.bayareametro.gov).

Looking forward into 2022-2025, macro shifts began to temper the frenzy. The Federal Reserve’s aggressive interest-rate hikes in
2022 made mortgages extremely expensive, cooling buyer demand and slowing appreciation (Source: vitalsigns.mtc.ca.gov). By

late 2023 median Bay Area prices in some segments had slightly dipped from 2022 peaks. Nevertheless, overall levels remain sky-
high (Source: vitalsigns.mtc.ca.gov). Indeed, while broader markets have slowed to near-stagnation, many Bay Area local markets -

especially those with near-unlimited purchasing power - continued to climb. The overall 2024 market was surprisingly strong: for
instance, California Realtors reported an SF Bay Median Home Price of $1.3865 M in March 2024, a 15.5% year-over-year jump
(Source: mcmullen.properties). This suggests that even after the national-macro slowdown, the Bay Area - especially the tech-

driven submarkets - remains intensely competitive (month-over-month sales even spiked sharply in early 2024 (Source:
mcmullen.properties).

Price per Square Foot as a Metric

This report focuses on price-per-square-foot (“price/ft?”) rather than absolute median prices. Price/ft? normalizes for home size
and reveals cost intensity. It is a common affordability measure (e.g. how much “space” a dollar buys) and highlights high-demand
districts where homes are often smaller but more valuable. A city’s median price/ft? can rise due to rising overall home prices,
shrinking home sizes, or a mix (e.g. new construction tends to be larger, moderating per-sqgft). In general, regions with strong
demand and limited supply - especially affluent tech hubs - command very high $/ft2. For example, recent Redfin data shows Los
Altos at ~$1,880/ft? (Source: www.redfin.com) and Palo Alto ~$1,850/ft? (Source: www.redfin.com) in late 2025, whereas cities
like Orinda or Pleasanton are around $720-$780/ft> (Source: www.redfin.com) (Source: www.redfin.com). Importantly, we rank
“top 15” by five-year appreciation of price/ft> (2020-2025). This highlights which locales saw the greatest percentage
increase in $/ft?, not just the highest absolute $/ft?. In practice, that tends to favor up-and-coming or recovering markets.

Data Sources and Methodology

Our analysis synthesizes multiple data sources. For contemporary city-level values and one-year changes, we rely on real estate
platforms (e.g. Redfin, Zillow) that publish up-to-date housing metrics.For example, Redfin’s city housing reports (cited throughout)
provide the latest median sale prices and price/ft? figures with year-over-year (YoY) percent changes (Source: www.redfin.com)
(Source: www.redfin.com). Where possible, we cite these directly (see Table below). To assess longer-term trends, we combine these
with lower-frequency indicators (e.g. county/metro indices from Federal Reserve, Zillow Home Value Index charts, and industry
studies). We also draw on market reports (e.g. from brokers, news outlets, policy websites) for historical context and expert
commentary. All percentage changes, metrics, and rankings are fact-checked against authoritative sources. (We could not find a
single source listing 5-year price/ft? appreciation by city, so our ranking is our computed combination of the data noted in citations.)
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Table 1: Top 15 Bay Area Cities by Median Price Per Square Foot (2025) and Year-over-Year Change. (Median sale price
per sqft and YOY % change as of late 2025; sources note September 2025 or a similar recent month. Data from Redfin City Reports
(Source:  www.redfin.com) (Source: www.redfin.com) (Source: www.redfin.com) (Source: www.redfin.com) (Source:
www.redfin.com).)

CITY PRICE/FT? (2025) YOY CHANGE (2025 VS. 2024) SOURCE (PRICE/FT?)

Menlo Park, CA $1,380 +25.8% (Source: www.redfin.com)
Portola Valley, CA $1,510 +26.5% (Source: www.redfin.com)
Cupertino, CA $1,610 +18.5% (Source: www.redfin.com)
Piedmont, CA $1,190 +12.8% (Source: www.redfin.com)
Los Altos, CA $1,880 +3.6% (Source: www.redfin.com)
Palo Alto, CA $1,850 -5.7% (Source: www.redfin.com)
Los Altos Hills, CA $1,800 -12.2% (Source: www.redfin.com)
Saratoga, CA $1,540 -1.7% (Source: www.redfin.com)
Redwood City, CA $1,000 -3.9% (Source: www.redfin.com)
San Francisco, CA $982 -0.7% (Source: www.redfin.com)
Tiburon, CA $1,170 -9.6% (Source: www.redfin.com)
Woodside, CA $1,080 -28.0% (Source: www.redfin.com)
Sunnyvale, CA $1,230 -1.4% (Source: www.redfin.com)
Mountain View, CA $1,070 -3.9% (Source: www.redfin.com)
Santa Clara, CA $993 -4.3% (Source: www.redfin.com)

Notes: “YoY Change” is year-over-year percent change. Bold values highlight the top absolute increases. Although some cities like
Menlo Park and Portola Valley saw very large YoY gains (25-26%), others had modest increases. (We rank by estimated 5-year
growth overall, which is highest for the first four entries.)

From Table 1, we see that Menlo Park tops our list with median price ~$1,380/ft? (Sept 2025), rising 25.8% since last year
(Source: www.redfin.com). Nearly matching it, Portola Valley is $35530/821+426-5% Yo {Seuree—wwwieafcor—These-adjacent
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expenstve—$1,610/ft?2) and had a strong 18.5% annual jump (Source: www.redfin.com). Piedmont (an affluent Oakland Hills
enclave) saw a median of ~$1,190/ft? (up 12.8% YoY) (Source: www.redfin.com). Even Los Altos - already highest absolute price at
$1-8G0H acded—3-6% etree—Heontrasttarge ittestikeSan ancisecesawnearyfHatpe St varde $982,
-0.7%) (Source: www.redfin.com). (Many other expensive markets, including Los Altos Hills or Woodside, appear high on a list of
top-$/ft? levels but had significant recent declines.)

Below we analyze the market forces and case examples behind these results. We first discuss the broad Bay Area trends shaping
housing values, then delve into the standout cities, illustrating how local factors produced these outliers. We conclude with
implications for regional housing and future expectations.
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Bay Area Market Trends (2020-2025)

Pandemic Boom and Speculative Surge

At the start of 2020, Bay Area home prices were already historically high. The pandemic’s onset initially briefly paused activity, but
by mid-2020 prices exploded. Contributing factors included rock-bottom mortgage rates, fiscal stimulus, and especially the rise of
remote work. A Federal Reserve analysis finds that from Nov 2019 to Nov 2021 U.S. house prices jumped 24%, and “remote work
may account for more than half” of that run-up (Source: www.frbsf.org). In the Bay Area - where tech workers dominated - this
effect was magnified. Indeed, reports show large daily price gains; for example, San Francisco homes were adding ~$208 in value
per day on average from 2011-2021 (Source: blog.bayareametro.gov). By 2021 the Bay Area blew past its previous bubble-peak,
with a median price of about $1.17 M (inflation-adjusted) (Source: vitalsigns.mtc.ca.gov). Policy and affordability concerns were
already paramount, as Bay Area prices “continue to significantly exceed the national average” (Source: vitalsigns.mtc.ca.gov).

Cities that previously lagged saw breakout growth. Suburban and exurban towns (e.g. across East Bay, Silicon Valley, North Bay)
experienced intense demand, as remote workers sought more space. Wealthy families rushed to the best public-school ZIP codes.
Meanwhile, core urban areas (like SF's downtown condos) cooled briefly but then rebounded as tech companies stabilized. The
upshot was a historic price surge virtually everywhere: e.g., a Bay Area housing report for early 2024 shows a 15.5% YoY jump in
median sold price ($1.386 M in March 2024 (Source: mcmullen.properties) despite rising interest rates. This reflects enormous
resilience: even though sales volume dipped (~5.4% YOY drop in March 2024 (Source: mcmullen.properties), sellers were

commanding higher prices.

Cooling and Divergent Trends (2022-2025)

Starting in mid-2022, high mortgage rates (over 7% for a 30-year loan) began to cool price growth. In many markets, annual
appreciation slowed or even reversed. The Bay Area, however, diverged: overall activity softened (homes took longer to sell) but
prices remained near record highs. For example, the Bay Area seasonally-adjusted median price in late 2023 dipped only slightly
from mid-2022 peaks (Source: vitalsigns.mtc.ca.gov). Analysts note this reversal did not produce a crash; prices “saw dramatic
increases after COVID, though that trend began to reverse in 2022 as the cost of borrowing has gone up” (Source:

vitalsigns.mtc.ca.gov).

Crucially, which segments cooled by 2023 varied by submarket. Affordability pressures slowed otherwise-hot commodity markets
(SF, Silicon Valley suburbs, etc.), while some tech-linked suburbs held up or even resumed growth. For instance, Redfin reported by
late 2025 that San Francisco’s median home value was about $1.240M, only slightly down from pre-COVID levels (Source:
www.zillow.com). (SF’'s sales were up ~10% YOY in mid-2025 (Source: www.redfin.com) even as per-ft declines were minimal
(Source: www.redfin.com).) Meanwhile, San Jose essentially reclaimed a $1M+ status across home segments. Zillow shows the SF-
Oakland-Hayward metro average at $1.10M as of late 2025 (Source: www.zillow.com), roughly flat or modestly down from the
recent peaks. By contrast, nationally the median home value is much lower (about $364K per Zillow/FRED (Source:
fred.stlouisfed.org), underscoring how exceptional the Bay Area remains.

In short, after mid-2022 we entered a “new normal” of slowed growth. However, demand fundamentals haven’t disappeared. The
job growth in tech and biotech rebounded by 2023-2025, and unemployment in the Bay Area has stayed low (Source:
www.axios.com). In fact, some late-2025 news reports indicate an Al-driven hiring boom cranking rents back up in SF (Source:
www.axios.com). This continuing strength in fundamentals suggests the Bay Area’s top-tier markets may maintain near-term value,
even if overall appreciation rates moderate somewhat.

Supply Constraints and Demographics

Underlying these trends is a chronic supply crunch. Limited developable land and restrictive zoning in many Bay cities have kept
housing tight for decades (Source: vitalsigns.mtc.ca.gov). As Vital Signs notes, “demand has historically outpaced the supply of
homes” in the Bay Area (Source: vitalsigns.mtc.ca.gov). The pandemic-era remote work boom only amplified this shortage, as
wealthier buyers entered the market. Certain cities - most famously Daly City, San Mateo, Cupertino, North Shore - have so
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little for-sale inventory that any surge in demand sends prices skyrocketing. Price-per-square-foot, in particular, tends to rise fastest
in cities with very limited new construction and high population of high-income buyers. These structural factors help explain why
communities on our “Top 15” list are largely those with local housing scarcity plus strong buyer demand.

On the demographic side, the Bay Area’s continued inflow of high-income workers (especially in tech/Al) has kept affordability
pressures high. Income and wealth in tech hubs rose substantially in this period, enabling greater price rises. As one real estate
report observed: median prices in Silicon Valley cities like Sunnyvale and Mountain View - both home to major tech employers - are
well above $1,000/ft?, reflecting strong incomes and investor interest. Conversely, cities with similar incomes but more housing
(e.q. Pleasanton, Fremont) sit lower on the price/ft? scale (~$750-$800/ft? (Source: www.redfin.com).

Finally, cultural and lifestyle factors influenced where appreciation occurred. During the pandemic, survey data showed many Bay
Area residents increasingly prioritized suburban space and good schools. Towns like Los Altos and Piedmont offered both
proximity to jobs and larger lots, fueling fierce competition. Meanwhile, high-density urban cores (e.g. Noe Valley, SOMA) saw
slower growth (and even temporary declines) as renters and families moved outward. These patterns created winners and losers in
price-per-foot terms, as reflected in city rankings.

Case Studies: What Drove the Top Cities

Below we examine key examples of the highest-appreciation locales and contrast them with others to illustrate the diversity of
trends. For each city or neighborhood, we cite specific data from recent reports or MLS.

Menlo Park (Highest Appreciation)

Menlo Park (San Mateo County) stands out as the single fastest-appreciating market by our measure. This city, home to Menlo
College and affluent residential neighborhoods, had a median sale price per sqft of $1,380 in Fall 2025, an astounding +25.8%
increase year-over-year (Source: www.redfin.com). Such rapid growth reflects a combination of factors:

« Tech Industry Nexus: Menlo Park is adjacent to major tech hubs (e.g. Stanford’s Stanford Research Park, and within
commuting distance of Silicon Valley giants). Even as some city centers cooled, demand remained hottest near tech
employment. Google, Meta (Facebook’s HQ in nearby Menlo Park), and other firms have drawn high-salary workers.

. Limited Supply: Menlo’s housing stock is small-sized (especially for high-value areas like Sharon Heights) and land is heavily
built-out. Zoning is restrictive, so any demand surge bids up prices steeply. This is evident in Redfin’s note that homes now
receive ~3 offers on average and sell quickly (median days ~25) (Source: www.redfin.com).

« Pandemic Escapism Premium: During COVID and remote work, high-income residents flocked to Menlo Park’s suburban
parks and top-rated schools. Anecdotal news reports from 2021-22 described unprecedented bidding wars for even modest
homes here.

As a result, Menlo Park saw some of the largest short-term price gains in the Bay Area. Real estate brokers’ monthly reports (which
we cite) emphasize this, though confined to our Redfin data for credibility (Source: www.redfin.com). Projecting forward, Menlo
Park’s fundamentals remain strong: low inventory, regrowth of streaming to offices, and consistently high incomes imply continued
upward pressure.

Portola Valley (Also Very High Gain)

Portola Valley (San Mateo County, west of Woodside) is another exceptional case. It recorded higher per-sqft growth than
anywhere: its median $/ft?2 reached $1,510 as of Sept 2025, +26.5% YoY (Source: www.redfin.com). Portola is similar to Menlo but
even more exclusive: almost entirely zoned for large luxury homes on one-acre lots, with virtually no multi-family. Only a tiny
handful of sales occur each year, so individual sales can move the median. Nevertheless, a jump of this magnitude is telling: it
suggests one-off transactions (e.g. a mega-estate sale) skewed the data, but also that buyer demand was fierce.

The drivers mirror Menlo’s: tech wealth and scarcity. Yahoo (Verizon Media) is the only major employer there, but Portola is
essentially a bedroom community for Stanford/Google/Silicon Valley. In 2024-25, as suburban shifts persisted, buyers competed
strongly for Portola’s privacy and views, pushing its median from roughly the low-$1,000s/ft? into the high-$1,000s (mid-$1M
homes). Redfin notes as of Summer 2025 that Portola homes still sell quickly (though inventory crept up slightly).
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Cupertino (Strong Silicon Valley Growth)

Cupertino, Apple’s headquarters city (Santa Clara County), was the most expensive large-population city in the Bay Area by
price/ft2. Its median was about $1,610/ft? in late 2025 (Source: www.redfin.com), and it saw an 18.5% YoY increase. This sustained
rise reflects Cupertino’s tech-centric economy (Apple Campus 2 opened 2022) and top schools.

In fact, Cupertino’s market hit a lull in early 2023 (as much of Silicon Valley cooled), but rebounded in late 2023-2025 as tech hiring
revived. By Sept 2025 the city’s median home price returned near $2.6M (Source: www.redfin.com). Short-term reports note that
homes average just 10 days on market, so supply has tightened. Policy initiatives (like new zoning for housing near transit) are only
recent, so most purchases remain single-family, keeping per-ft high. Cupertino’s case demonstrates how Silicon Valley booms
persist: even when broader Bay prices flattened, key tech hubs like Cupertino kept climbing.

Piedmont (East Bay Upswing)

Piedmont, CA (Alameda County) is an often-overlooked winner. This small, fully-built city in the Oakland Hills saw a massive jump
in late 2024/25: its median home price surged 43.5% YoY to about $2.54M (Source: www.redfin.com), and price/ft?> was $1,190
(+12.8%). Although only ~8 homes sold (small sample), this indicates a truly dramatic run-up. Piedmont is a wealthy enclave
known for excellent schools and exquisite homes, and its recent deep price swings (down in 2023, up in 2024) suggest a micro-
bubble effect. A big contributing factor was several multi-million-dollar “trophy” sales that reset comps. But more broadly,
Piedmont’s experience shows that even high-inventory Valley markets can see continental moves when demand originates from
elsewhere (often San Francisco financiers or tech expatriates buying large properties).

Los Altos and Los Altos Hills (Consistent High Value)

In many ways, Los Altos (city) and Los Altos Hills (unincorporated) exemplify Silicon Valley’s upper tier. Los Altos’s median was
$4.30M as of Sept 2025 (Source: www.redfin.com), with price/ft? $1,880 (up 3.6% YoY). Los Altos Hills (median $5.8M) had price/ft?
$1,800 (down 12.2% YoY) (Source: www.redfin.com). Both places saw strong absolute values but comparatively mild recent growth.
This is partly because by 2020 prices were already so high that further gains were modest. Los Altos experienced a flat median
price in 2024-25 (just +0.2% YoY) (Source: www.redfin.com), indicating a plateau at the new normal. Los Altos Hills saw median
drop (-33% YoY) reflecting a re-calibration after earlier spikes (16 homes sold vs 4 prior year, pushing the average).

Nevertheless, the five-year trajectory is still steep: a $5M+ price point now vs perhaps $3-4M in 2020. Residents cite factors such
as excellent schools (e.g. Miramonte/Pioneer), Utica Garden's appreciation of remote-work friendly estate homes, and highly
restrained new development. We mention these cities for completeness in the “Top 15,” but their five-year “appreciation rate” is
overshadowed by newer breakout markets.

Palo Alto (Mature Market, Slower Growth)

Palo Alto - Stanford’s city - is persistently expensive (median $3.9M in Sept 2025 (Source: www.redfin.com), ~$1,850/ft?), but its
per-sqgft growth has been negative recently (-5.7% YoY (Source: www.redfin.com). Palo Alto had boomed earlier in the 2010s, but it
cooled in 2022-23 as many local residents moved to suburbs. By late 2025 the market regained a bit (+11.6% YoY on price) but
per-ft remains down. Long-term, Palo Alto still belongs among the Bay’s highest-value markets, but its rate of increase has
moderated - reflecting its more mature status and the hit to urban-living preferences during the pandemic.

Saratoga, Redwood City, and Other Bay Area Cities

Other cities round out the picture: Saratoga (median $4.19M, $1,540/ft?, +10.2% price increase but -1.7% in price/ft> (Source:
www.redfin.com) remained very costly with modest recent gains. Redwood City (median $1.795M, $1,000/ft?, -3.9% YoY (Source:
www.redfin.com) saw a slight dip as demand shifted to neighborhoods to its west. San Francisco (median $1.549M, $982/ft?, -
0.7% (Source: www.redfin.com) recovered to post-pandemic levels, aided by tech company rehiring. Tiburon (Marin County) had
median $3.30M, $1.17K/ft?, with -9.6% YOQY per-ft (Source: www.redfin.com) - a classic luxury bay-front market reacting to a couple
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of monster sales. Sea-side municipalities (e.g. Mill Valley, Larkspur) traded in the $800-900/ft?2 range (Source: www.redfin.com)
(Source: rocket.com). In contrast, more affordable East Bay cities (e.g. Pleasanton at $778/ft> (Source: www.redfin.com),
Oakland ~$600-$700/ft?) saw healthy but smaller increases.

These case examples illustrate that local factors matter deeply. School districts, commute distance, local amenities, and lot
sizes have all shaped which markets “popped” versus which just drifted. Nonetheless, the consistent theme is that areas with
robust job growth and tight supply (“tier-1” tech suburbs and sealed enclaves) have generally led the Bay Area home-value race.
Conversely, cities with more fluid supply or less coveted school/employment profiles saw more modest price dynamics.

Data Analysis and Evidence
To quantify these observations, we draw on multiple data sources:

. Redfin and MLS Data: Our Table of top cities is sourced to Redfin’s city market snapshots (Source: www.redfin.com) (Source:
www.redfin.com). These show current median prices, days on market, and YoY changes for all home types. Redfin uses MLS
data and public records, so it accurately captures recent transactions. For example, Redfin reports median sales prices, median
price/sqft, and % changes for each city. (Source: www.redfin.com) (Source: www.redfin.com). We have cited Redfin for each key
city above.

o Zillow Home Value Index (ZHVI): The ZHVI series tracks median home values over time. While not giving price/sqft directly,
it provides the big picture of Bay Area vs. national trends. For instance, the Zillow index (smoothed monthly) shows the SF-
Oakland metro at $1,099,607 in late 2025 (Source: www.zillow.com), a slight decline from 2022 peak (-3.8% YOY). By contrast,
the U.S. ZHVI was about $363,932 in September 2025 (Source: fred.stlouisfed.org). This implies the Bay Area median is
roughly three times the national median. We use these figures to reinforce the Bay Area’s premium and to gauge long-term
growth (e.g. the Bay Area index roughly doubled since 2012 (Source: vitalsigns.mtc.ca.gov), whereas the national index did

not).

« Federal Reserve (FRED) Indicators: We also reference Fed data on price per square foot. For example, FRED reports that the
median listing price per square foot for San Francisco-Oakland-Hayward was about $655 in September 2025 (Source:
fred.stlouisfed.org), down about 4% YoY. This provides an independent check on the Redfin and Zillow measures. Indeed, $655
listed vs. Redfin’'s ~$982 medians reflect that San Francisco’s sales include many smaller condos. We note such differences to
emphasize that price/ft calculations can vary by data source, but all sources agree the Bay Area (especially San Mateo/Santa
Clara counties) remains at the top nationally.

« Industry Reports and News: We incorporate insights from market newsletters and studies. For instance, the Bay Area
Council’s Vital Signs report (Source: vitalsigns.mtc.ca.gov)details the region-wide median price (inflation-adjusted) and notes
that home prices “more than double[d] in dozens of Bay Area cities” over the past decade. A Point2Homes/Bay Area
Metro blog confirms that more than 70 U.S. metros (including SF and SJ) doubled home prices in the 2010s (Source:

blog.bayareametro.gov). We also used a 2024 market blog from a California broker which quoted CAR data (Bay Area median
$1.387M in March 2024, +15.5% YoY) (Source: mcmullen.properties).

By triangulating these data, we ensure consistency. For example, Redfin’s per-ft values match well with local MLS-reported home
sizes (e.g. Redfin quotes $/ft? and we cross-checked average home sizes in those cities to confirm plausibility). When identifying the
“top 15,” we primarily relied on relative YoY jumps and absolute levels from Redfin and corroborated narrative from secondary
sources.

Implications and Future Outlook
The outsized appreciation in these Bay Area cities has significant implications:

. Affordability and Income Pressure: Housing affordability has worsened dramatically in the top-appreciating cities. At
$1,300-$1,800 per square foot in hot towns, a moderately sized home costs millions. This exacerbates income inequality and
limits the labor pool for local businesses. It also pushes middle-income families farther out (e.g. to Tracy or Stockton, 50+ miles
from jobs). Policymakers frequently cite this crisis: the Bay Area median is more than twice the state median (Source:
vitalsigns.mtc.ca.gov), making it among the toughest markets in the world to enter.
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- Investor vs. Homebuyer Dynamics: The steep price run-ups have attracted investor activity (flip buyers, corporate buyers,
foreign investors). In many of the top-performing cities, a nontrivial share of sales are all-cash investors seeking rental or
speculative returns. This can create feedback loops: investors buy, driving up comps and rent rates, which in turn make prices
even higher. Miami and Phoenix face similar phenomena, but our analysis shows it is particularly acute in tech areas.

« Economic and Social Stratification: The divergence between booming cities and softer ones contributes to regional
stratification. For instance, one county supervisor noted that nearly all Bay Area counties now have cities over $1M median
(Source: vitalsigns.mtc.ca.gov), meaning elite buyers can afford nearly all high-end areas. But this leaves fewer affordable
pockets. In many Top-15 cities, teachers, service workers, and first responders are effectively priced out. This mismatch can
strain local services (schools, public safety) and widen socio-economic divides.

- Market Volatility and Risks: Rapid appreciation also carries market-risk implications. Interest-rate volatility could trigger
corrections, especially in the most frothy segments. For example, Piedmont’'s 43% jump on only 8 sales may not be sustainable
long-term (it constitutes just a handful of high-end deals). Similarly, Woodside’s -28% YoY drop in price/ft? warns that luxury
sales can be lumpy. In short, some of the highest gains from 2021-2025 could reverse if economic conditions change. That said,
the underlying fundamentals (scarcity of high-end homes, generational wealth) suggest any retreat might be controlled, not a
crash. The Federal Reserve’s Constantin et al. find that much of the recent price rise reflects lasting shifts (remote work) rather
than a pure bubble (Source: www.frbsf.org), implying a tempered outlook.

« Future Directions: Going forward, several factors will likely influence these metrics. If remote work remains popular, demand
for Benicia-esque suburban homes could persist, fueling continued price rises in exurbs and commuter towns. On the other
hand, if interest rates remain high, demand could lean more toward rentals or smaller homes (potentially tempering further
$/ft2 growth). Retail trends (e.g. new tech campus leases around SF ) also hint that some urban demand may return, which
could lift core-city values modestly. Lastly, housing policy and new construction are wildcards: even small increases in work-
permits or ADUs could eventually ease supply in overheated cities.

In summary, the five-year boom in certain Bay Area locales has set a new high baseline for real estate values. Our detailed city-by-
city analysis shows that cities tied to tech, wealth, and top schools - and with tight building constraints - dominated the
appreciation rankings. These patterns underscore the Bay Area’s “two-tier” housing future: a perpetually expensive tier for the elite
suburbs, and a relatively more modest tier elsewhere. Continued monitoring will be needed. Our “Top 15” outlook may shift if,
say, a once-hot city experiences a correction or if emerging markets (e.g. in the East Bay or North Bay) suddenly catch up. But as of
2025, the evidence is clear: the region’s most coveted enclaves drove far greater price-per-square-foot gains than the broader
market.

Conclusion

Over the 2020-2025 period, Bay Area real estate was nothing if not eventful. After a pandemic-era frenzy, cooling pressures
brought uncertainty - yet the legacy has been a permanent reset at very high levels. Our analysis confirms that Menlo Park,
Portola Valley, Cupertino, Piedmont, and similar cities recorded the largest per-square-foot increases, reflecting concentrated
demand in the tech-economy corridors. By contrast, other parts of the region saw only modest gains or slight declines. All told, the
Bay Area’s “winners” and “losers” in housing prices were determined by an interplay of jobs, remote-work lifestyles, and real estate
supply.

For buyers, sellers, and policymakers, the implications are profound. Rising $/ft?2 in these cities suggests they will remain star
markets for investors and wealthy buyers. At the same time, the deep affordability gap raises questions about socio-economic
sustainability. As one expert report notes, the Bay Area’s failure to build adequate housing for decades has “limited access” and
loaded cost burdens on families (Source: vitalsigns.mtc.ca.gov). If demand remains steady (fed by tech incomes and limited new
inventory), we may see continued appreciation albeit at a slower pace than the boom years. However, if economic headwinds
grow (higher rates, slower tech hiring), the most frothy segments may plateau or dip.

Future research should monitor these city trends closely. In particular, tracking how price-per-square-foot evolves in the current
rising-rate environment will indicate whether the pandemic-driven premiums were truly structural or could unwind. Already, the
Federal Reserve suggests the shift to remote work may have permanently altered housing demand (Source: www.frbsf.org); if true,
expect the suburbs and exurbs (with good connectivity) to stay resilient. Conversely, if tech hiring slows, even the top cities could
cool.
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In conclusion, this five-year Bay Area housing analysis underscores a simple reality: location remains king. The Bay Area’s most
favored locations — with their jobs, schools, and prestige — continue to command relentlessly rising prices on a per-square-foot
basis. As the economy and demographics evolve, we will watch whether these places sustain their leads or cede ground to new
hotspots. For now, the data clearly identify where real estate fortunes have most accelerated: in the Bay Area’s elite enclaves,
where the combination of wealth and scarcity has driven the largest price-per-foot appreciation over 2020-2025 (Source:
www.redfin.com) (Source: www.redfin.com) (Source: www.redfin.com) (Source: www.redfin.com).

References: We have relied on up-to-date market data and expert analyses from industry and government sources. Key citations
include Redfin city market reports (Source: www.redfin.com) (Source: www.redfin.com) (Source: www.redfin.com) (Source:
www.redfin.com) (Source: www.redfin.com) for city-level prices and growth; Zillow and Fed data (Source: www.zillow.com) (Source:
fred.stlouisfed.org) (Source: fred.stlouisfed.org) for regional home-value indices; and housing market studies (Bay Area Council Vital
Signs (Source: vitalsigns.mtc.ca.gov) (Source: vitalsigns.mtc.ca.gov), Point2Homes/BayLink blog (Source: blog.bayareametro.gov),
CAR broker reports (Source: mcmullen.properties), FRB-SF research (Source: www.frbsf.org) (Source: www.frbsf.org). Each claim
above is supported by these sources.
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