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Background

Å Client: City of Fresno (Client)

Å Objective: Determine the market demand potential for new housing in SEDA

Å Scope: Provide projections for future housing demand in SEDA

Å Demand: The need for additional housing of all product types (for-sale & for-rent, market-rate & affordable) 

Å Segments: Provide demand projections by product type (SFD/MF), density (du/acre) and tenure (for sale/for rent)

Methodology

Å SEDA: Review materials related to SEDA, including concept proposed land use map

Å City: Review the 2014 General Plan and other information regarding housing development in the City

Å Eco/Demo: Compile information on pertinent economic and demographic trends as related to the demand for housing

Å Tapestry: Evaluate information on Tapestry market segments by lifestage, tenure and income

Å For Sale: Compile and analyze information on new for sale home trends

Å For Rent: Compile and analyze information on multi-family rental market trends

Å SFD BTR: Compile information on the SFD rental market and the market for build-to-rent SFD homes

Å Demand: Project the demand for housing in the County, the City, and SEDA (for the purpose of this study, our 
projections assume that housing demand and building permits are synonymous)

Contact Info

Å Pete Reeb, President, 858-774-7126, pete@ask-clarity.com

Å Adam Artunian, Vice President, 949-861-1876, adam@ask-clarity.com 
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100 Spectrum Center Dr #1400, Irvine, CA 92618
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Abbreviations

Å ADU: Accessory Dwelling Unit

Å BTR: Build-to-rent (typically SFD homes), aka BFR ς build-for-rent

Å CA: California

Å CAR: California Association of Realtors

Å CA DOF: California Department of Finance

Å CA EDD: California Employment Development Department

Å City: The City of Fresno

Å County: Fresno County

Å DA: Development Area

Å DU/AC: Dwelling units/acre

Å E/P: Employment to permit ratio

Å ESRI: Environmental Systems Research Institute (data provider)

Å GP: General Plan

Å MF: Multi-family

Å MO: Month

Å SEDA: Southeast Development Area (DA-3 Southeast & DA-4 East)

Å SFD: Single Family Detached

Å USDA: US Department of Agriculture

Å YR: Year 
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Summary of Key Conclusions - SEDA

ÅTiming: We recommend planning for new for-sale housing to be introduced in SEDA starting as 
early as 2030, and certainly by 2035.

ÅHousing Location: Based on existing and future infrastructure considerations, DA-3 Southeast is the 
more advantageous location to begin housing development than DA-4 East.

ÅTotal Capacity: According to the 2014 Fresno General Plan (GP), the total Build-Out capacity for 
SEDA (SFD & MF combined) is 41,300 housing units (DA-3 6,300 and DA-4 35,000). We believe that 
the current proposed land use plan for SEDA over-allocates non-residential uses and that the total 
residential capacity of SEDA may therefore ultimately be higher. 

ÅAllocation of Units by Type: The 2014 GP does not break out SFD vs MF units in the build-out 
scenario. For the purpose of this analysis, we have assumed that the Build-Out scenario for SEDA 
will have the same ratios as the Horizon scenario, resulting in DA-3 capacity of 3,700 SFD and 2,600 
MF, and DA-4 14,900 SFD and 20,100 MF.

Å2030 to 2049 Demand: We are projecting demand for 14,350 new housing units in SEDA in the 20-
year period starting 2030 (5,550 in the 2030s and 8,800 in the 2040s).

ÅSEDA Product Mix όΨ30 to Ψ49): SFD ς 9,350 units (65%), MF ς 5,000 units (35%); for-sale homes 
8,823 units (61%), rental homes 5,528 units (39%).

ÅSEDA Capture: From Ψ30 to Ω49, SEDA is projected to capture 38% of the total demand for new 
housing in the City of Fresno (SFD 43% and MF 26%).
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Product & Density Min Max Min Max For Sale For Rent '25-'29 2030s 2040s Total For Sale For Rent
('30-'49 only)

SEDA - - - - - - - - - - - - 0 5,550 8,800 14,350 8,823 5,528

Single Family (SFD)
Low Density 3.5 5.0 acres 8,500 5.0 acres 100% 0% 0 550 550 1,100 1,100 0
Medium Low Density 3.5 6.0 5,000 8,500 90% 10% 0 1,300 1,600 2,900 2,610 290
Medium Density 5.0 12.0 2,500 6,000 75% 25% 0 2,050 3,300 5,350 4,013 1,338
Sub-Total 0 3,900 5,450 9,350 7,723 1,628
% of SEDA 0% 70% 62% 65% 88% 29%
% of City of Fresno 0% 32% 57% 43% 43% 42%
Multi-Family (MF)
Medium High Density 12.0 16.0 TH TH 100% 0% 0 500 600 1,100 1,100 0
Neighborhood Mixed-Use 12.0 No limit TH/MF TH/MF 0% 100% 0 400 750 1,150 0 1,150
Urban Neighborhood Density 16.0 30.0 TH/MF TH/MF 0% 100% 0 750 1,500 2,250 0 2,250
High Density 30.0 45.0 MF MF 0% 100% 0 0 150 150 0 150
Corridor/Center Mixed-Use 16.0 No limit MF MF 0% 100% 0 0 150 150 0 150
Regional Mixed-Use 30.0 No limit MF MF 0% 100% 0 0 200 200 0 200
Sub-Total 0 1,650 3,350 5,000 1,100 3,900
% of SEDA 0% 30% 38% 35% 12% 71%
% of City of Fresno 0% 20% 44% 26% 52% 29%
Overall SEDA Total 0 5,550 8,800 14,350 61% 39%
% of City of Fresno 0% 27% 51% 38% 44% 32%

('30-'49 only)

('30-'49 only)

('30-'49 only)

Density (du/ac) Estimated Lot Size (sf) % Mix by Tenure Housing Units by Decade # Mix by Tenure
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Recommended Land Use Mix - SEDA
The table below summarizes our recommended mix of residential land uses for SEDA for the 25-year period from 2025 through 
2049 (but with development not starting until 2030). Given the current rural/suburban nature of SEDA, our recommendations for 
the first ten years of development in the area (2030 to 2039) reflect a much higher proportion of SFD housing (3,900 homes, 70% 
of mix) than MF (1,650 homes, 30%). 30% of the MF in the first ten years is projected to be for-sale (500 units) and 70% for rent 
(1,650 units). As the area becomes more developed and established, and assuming the introduction of some supporting 
commercial development, the mix of SFD housing from 2040 to 2049 is expected to drop to 62% (5,450 units), while MF will 
increase to 38% (3,350). Overall, SEDA is projected to capture 38% of citywide housing demand in the 20 years from 2030 to 2049.
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SEDA Land Use Mix Share of City of Fresno
As one of the more remote areas within the Fresno Sphere of Influence, the first two decades of development in SEDA are 
expected to be weighted more heavily to SFD homes (43% market capture) than MF (26%). The high SEDA share in the Low Density 
SFD category reflects the fact that a large portion of DA-4 East already contains a significant amount of rural/low-density housing, 
particularly under the flight path of the airport, and this area is assumed to continue with similar product in the future. The 
introduction of one or more large-scale master planned communities in SEDA would be conducive to the inclusion of MF housing, 
including both for-sale and for-rent products.

 SFD
 MF
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SEDA Land Use Mix by Product
While we are recommending a much higher proportion of SFD housing (65%) in the first 20 years of development at SEDA 
compared to MF (35%), Medium Density represents the highest proportion of our recommended SFD products (37%). Medium 
Density SFD will include detached homes on lots as small as 2,500 sf, or possibly even smaller, allowing for higher densities and 
helping to bring the cost of housing to more attainable levels than homes on Medium Low or Low Density sites. On the MF side, 
the Medium High Density category (8%) is assumed to be all for-sale townhome product, while the other categories are rentals. 
Our projections assume some MF will be affordable housing.

 SFD
 MF
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Summary of Key Conclusions - Timing
According to our estimates, the two 5!Ωǎ in closest proximity to SEDA ς DA-2 North and DA-2 South ς (blues in the chart below) will 
have their last new housing developments come to market in 2030 and 2034, respectively. While the east portions of the 
Established Neighborhoods South of Shaw will still have remaining capacity at that same time, we believe that the more built-out 
nature of the Established Neighborhoods South of Shaw will result in a slowing of new home project openings in that area starting 
around 2030. As such, to maintain a steady supply of new housing in the eastern portion of the city, we recommend planning for 
new housing development in SEDA starting as early as 2030, and certainly no later than 2035.

DA-2 North 

built-out

DA-2 South 

built-out
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Summary of Key Conclusions ς Housing Location
The SEDA Proposed Land Use Map to the right was provided to 
Clarity by the Fresno Planning Department for this market 
study.  The land uses on the map reflect those in the proposed 
SEDA Specific Plan, which is not yet adopted.

Based on existing infrastructure considerations the city has 
determined that the most advantageous location to begin new 
home development in SEDA would be in DA-3 Southeast.

We would suggest proactively working with the largest 
landowners in SEDA with the objective of identifying and 
planning for possible large-scale master planned communities 
(1,500 or more homes). Large-scale communities typically offer 
a broad array of housing options within one community, 
together with desirable community amenities, possibly 
including schools. 

Based strictly on on-the-ground observations of the planning 
areas and a review on Google Earth, potential candidate 
locations for large master plans are highlighted as areas A 
through E on the map to the right.

Although we have not evaluated the market potential for 
retail, office or industrial uses, it appears to us that there may 
be more land allocated for these uses than demand will 
support, particularly given the ubiquitousness of on-line 
shopping that has negatively impacted brick-and-more retail, 
and the rise in work-from-home impacting office demand.

DA-4 East

DA-3 

Southeast

A

B

D

C

E

Not 

part 

of 

SEDA
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Total Housing Demand ς 2025 to 2049
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Our projections for housing demand in SEDA build off of projections for both the City of Fresno and Fresno County. Assuming new 
home development begins in SEDA in 2030, and escalates in intensity in ensuing years, SEDA is expected to capture an increasing 
share of both the City of Fresno and Fresno County housing markets from the 2030s to the 2040s. In the 20-year period from 2030 
through 2049, SEDA is projected to capture a total of 38% of the demand for new housing in the City and 24% of county-wide 
demand. To achieve these capture rates, SEDA will not only need to offer this amount of housing but supporting commercial uses 
(retail, office, industrial), schools, and parks and recreational uses as well.



Clarity Real Estate Advisors

Housing Demand by Type ς 2025 to 2049
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As other areas in the City become more built-out, SEDA is projected to capture an increasing share of the market from the 2030s to 
the 2040s. While there will still be capacity left in other Development Areas in the 2040s and beyond, we believe that SEDA has the 
potential to pull demand from not only the City of Fresno, but from Clovis as well. In addition, if SEDA can incorporate one or more 
large-scale master planned communities, that will only add to the demand for housing in the area.
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Detailed Housing Demand ς City of Fresno
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We are projecting total demand for 47,081 new housing units (building permits) in the City of Fresno from 2025 through 2049. The 
mix is estimated at 59% SFD and 41% MF. Although the majority of SFD homes are expected to be for-sale (83%), we expect some 
to be built as rentals (17%). The SFD rentals represent άōǳƛƭŘ for ǊŜƴǘέ neighborhoods that are becoming increasingly popular with 
both builders and renters. Among the MF units, the vast majority are expected to be rentals (88%), and the remaining 12% will be 
for-sale (primarily townhomes). Overall, our projections are that the City of Fresno will capture 61% of countywide permits from 
2025 through 2049. In comparison the city captured 55% of countywide permits from 1980 through 2023. Our demand projections 
assume that a portion of the MF unit allocations will be for designated affordable housing units. The affordable units likely will 
require some form of subsidies and/or tax incentives for any substantial number of units to be built.

Product & Density Min Max Min Max For Sale For Rent '25-'29 2030s 2040s Total For Sale For Rent

City of Fresno Demand - - - - - - - - - - - - 9,568 20,297 17,216 47,081 25,475 21,606

Single Family (SFD)
Low Density 3.5 5.0 acres 8,500 5.0 acres 100% 0% 735 1,218 771 2,724 2,724 0
Medium Low Density 3.5 6.0 5,000 8,500 90% 10% 2,327 4,262 3,085 9,675 8,707 967
Medium Density 5.0 12.0 2,500 6,000 75% 25% 3,062 6,698 5,785 15,544 11,658 3,886
Sub-Total 6,124 12,178 9,641 27,943 23,089 4,854
% of City of Fresno Total 64% 60% 56% 59% 83% 17%
% of Fresno County Total 47% 51% 56% 52%
Multi-Family (MF)
Medium High Density 12.0 16.0 TH TH 100% 0% 276 974 1,136 2,386 2,386 0
Neighborhood Mixed-Use 12.0 No limit TH/MF TH/MF 0% 100% 344 974 1,061 2,379 0 2,379
Urban Neighborhood Density 16.0 30.0 TH/MF TH/MF 0% 100% 1,895 4,303 4,015 10,212 0 10,212
High Density 30.0 45.0 MF MF 0% 100% 586 1,137 758 2,480 0 2,480
Corridor/Center Mixed-Use 16.0 No limit MF MF 0% 100% 172 325 227 724 0 724
Regional Mixed-Use 30.0 No limit MF MF 0% 100% 172 406 379 957 0 957
Sub-Total 3,445 8,119 7,575 19,138 2,386 16,752
% of City of Fresno Total 36% 40% 44% 41% 12% 88%
% of Fresno County Total 79% 80% 82% 81%
Overall Total 9,568 20,297 17,216 47,081 54% 46%
% of Fresno County Total 55% 60% 65% 61%

% Mix by Tenure # Mix by TenureDensity (du/ac) Estimated Lot Size (sf) Housing Units by Decade
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Demand by Tenure ς City of Fresno
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Our projections for the mix of for 
sale versus for rent homes is 
based both on the current 
occupancy status of homes, as 
well as trending in the market 
towards increasing acceptance of 
higher density-for sale programs, 
rising demand for build-for-rent 
SFD home neighborhoods, and the 
necessity for rental housing for 
households with incomes who 
cannot afford to buy, or who 
simply prefer to rent.

 For Sale
 For Rent

 For Sale
 For Rent

We are estimating that 54% of the 
future demand in Fresno will be 
for sale homes and 46% for rent 
homes. As is currently the case, 
some of the for sale homes will be 
purchased by investors who turn 
around and rent out the homes, so 
in reality, the proportion of future 
housing likely will skew slightly 
more towards rentals than we are 
estimating.
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Derivation of Housing Demand
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Our projections for future housing demand in the City of Fresno were derived from projections of employment growth,  
employment to permit (E/P) ratios, and expectations that the City of Fresno will capture an increasing share of countywide permits 
in the years ahead (2020s ς 55%, 2030s ς 60%, 2040s ς 65%). We are projecting that job growth in the 2020s and 2030s will be 
roughly similar to the 2010s but dropping to almost 20% slower growth in the 2040s as the economy matures. We expect that 
given the relatively high price of housing, and with apartment developers and homebuilders looking to maximize returns based on 
changing supply and demand conditions, that the E/P ratio will rise over the next 25 years from 1.42 in the 2020s to 1.55 in the 
2040s, averaging 1.46. This ratio is inline with most markets throughout the state of CA. 
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Potential Influences on Housing Demand
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Our projections for housing demand in SEDA and the City of Fresno assume άƴƻǊƳŀƭέ market conditions regarding economic and 
household growth and the ability of homebuilders and apartment developers to bring new housing to market. There are a 
multitude of factors that are unpredictable, and can, and do, impact the demand for housing, including άōƭŀŎƪ ǎǿŀƴέ events such as 
the emergence of COVID-19 starting in March 2020. The list below highlights factors which might impact either supply and/or 
demand conditions for housing in the city of Fresno and Fresno County.

ÅPolicies that limit  growth such as SOAR initiatives ς Save Our Agricultural Resources ς that have negatively impacted the ability 
of cities in Ventura County to expand and grow.

ÅThe availability and cost of construction and homeowner insurance ς such as wrap policies for condominium construction that 
could limit what homebuilders build, and fire policies for homeowners that could limit where people can live.

ÅImmigration policies ς shifting attitudes towards immigration could increase or limit future housing demand.

ÅState political and budget priorities ς programs that aid or inhibit the supply and demand for housing are both possible.

ÅAir quality ς air pollution could impact the demand for housing by limiting where people can or want to live.

ÅWater availability ς Fresno has a limited water supply and further population growth requires additional investment in water 
supply development and infrastructure, as well as water conservation.

ÅConversion of farmland ς The California Environmental Quality Act (CEQA) requires mitigation for the loss of agricultural land 
within portions of the city of Fresno Sphere of Influence.

ÅEconomic growth ς According to the SEDA Specific Plan Draft (April 2024) ς Most new jobs (in the region) are not in the 
innovative sectors that hold the greatest potential for economic stimulation.

ÅTraffic levels ς Senate Bill 743 requires the Fresno region to establish a 13% reduction in Vehicle Miles Traveled (VMT) to address 
congestion, air quality, climate concerns and health outcomes. This could inhibit housing construction.

ÅClimate change ς concerns regarding the impact of climate change could lead to policies discouraging housing development or 
emphasizing one housing product type over another.

ÅHousing Affordability ς In recent years, inflation has led to big increases in the cost of rent, food, energy, gasoline and water 
prices, and higher interest rates have increased mortgage costs. Many households are financially tapped out.

While we have made a good-faith effort  to provide accurate and actionable housing demand projections for SEDA and the City of 
Fresno, it  is likely that demand in any given year or decade will  vary from our projections ς either higher or lower ς likely 
influenced by the factors listed above.
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Sources of Land to Accommodate Housing Demand
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Land to accommodate future new home construction in SEDA and Fresno is expected to come from 4 primary sources: 1) Farmland, 
2) Adaptive Reuse of Existing Properties, 3) Densification of sites, and 4) Ag-Oriented Communities.

Ag-Oriented Communities: A rising awareness regarding the source, quality, sustainability and environmental 

impact of the food we eat has created increased interest in new home neighborhoods that preserve or incorporate 
farming into the design and fabric of a community. An excellent example is San Luis Ranch in San Luis Obispo, CA. The 
community totals 131 acres and includes an operating farm (+/-50 acres), local-serving retail, community gardens and 
577 housing units ranging from rental apartments to attached for-sale homes and small-lot SFD homes. This has the 
impact of lessening the amount of farmland converted to other uses. SEDA could be ideal for this concept.

Farmland: Historically, most new home development in the Fresno area has come on farmland on the outer perimeters 

of town. To help account for the loss of farmland to housing or commercial development, mitigation measures have been 
implemented. The mitigation measures may become more stringent in the future; however, there is the need to balance 
the cost of mitigation against how much that increases the cost of housing.

Adaptive Reuse: Neighborhoods often change and evolve over time. Recent upheavals in 

retail (online shopping, same day delivery) and office (work-from-home) have created more 
opportunities than in the past to reimagine properties from less-intensive single uses (such as a 
strip shopping center) to more intense uses (such as apartments) or mixed-used developments. 
The Tower District and the Blackstone corridor are good examples of where this is already 
happening in Fresno. This trend can unlock άŎƭƻǎŜǊ ƛƴέ sites that already have infrastructure and 
may be more cost effective to develop than άŦŀǊǘƘŜǊ ƻǳǘέ sites that need infrastructure.

Densification: As areas become more developed and land prices rise, 

the natural evolution in most market areas is towards more dense housing 
development. Increasing the density of any particular site results in more 
housing units per acre. Densification can include the use of smaller lot sizes 
for single family detached homes (say under 4K sf) and more vertical 
construction for multi-family homes (podium, wrap, elevators). The 
Monarch, a recently built affordable housing project in Fresno, achieved a 
density of about 85 units/acre. 

The Arthur at 

Blackstone, 

Fresno

Prior commercial  

use
During reconstruction

Completed apartments

The Monarch, +/-85 du/ac

San Luis Ranch
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City of Fresno & Central Valley Overview
ÅThe City of Fresno is located in Fresno County, in 
/ŀƭƛŦƻǊƴƛŀΩǎ Central Valley. The city is about 160 miles 
southeast of downtown San Francisco, 100 miles north 
of Bakersfield, and 205 miles north of Los Angeles.

ÅWith a 2023 household population of about 543K, 
Fresno is the largest city in the Central Valley. The next 
largest city is Bakersfield with 412K. The state capital, 
Sacramento, has a population of about 520K 
(Sacramento is in the Central Valley, although some 
consider it to be its own region). Household population 
excludes people living in group quarters such as the 
military or prisons.

ÅThe Central Valley is one of the most diverse and 
productive agricultural regions in the US, accounting for 
25% of the ƴŀǘƛƻƴΩǎ fruits, nuts and other food products 
on less than 1% of US farmland. Fresno County is 
ranked as the #1 county in the US for agricultural sales 
(2022 USDA Census of Agriculture).

ÅAlthough agriculture is important in Fresno County, 
employment in the county has diversified significantly 
over the last +/-25 years, with Farming dropping from 
19% of all jobs in 1990 to 10% as of 2023, and 
Healthcare and Social Services rising from 9% to 18% 
over the same time period.

Bakersfield

Los Angeles
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City of Fresno
The City of Fresno (543K people) accounts for about 54% of the household population of Fresno County (1.016M). Fresno County 
totals 426.9K jobs, with an estimated 384.9K in the City of Fresno itself (90%); making the city the economic powerhouse of the 
region. With lower home prices than expensive coastal counties, and a diversifying economy, Fresno draws new residents from all 
over the state of California. Fresno is described on visitcalifornia.com as a άǎƻǇƘƛǎǘƛŎŀǘŜŘ city of gorgeous gardens and parks, with a 
vibrant creative community.έ The Tower District is a shopping, dining, and άƴƛƎƘǘƭƛŦŜ ƘƻǘǎǇƻǘέ with a άŎǳƭǘǳǊŀƭ scene.έ Fresno State 
University counts 23.8K students, 1.56K faculty and 1.01K full and part-time administration and staff.

Downtown Fresno

Blossom Trail

Tower District

Art Museum
Woodward

Park

Fresno State University

Fresno County Fair

Fulton Street Party

Food Scene



Clarity Real Estate Advisors 22

Fresno ς Development & Housing Stock

The City of Fresno was incorporated in 1885 and now 
covers some +/-116 square miles. Development activity 
has spread outward from the downtown area, with 
most new housing development activity over the past 
two decades taking place on the northwest, north and 
southeast perimeters of the city. (See the following 2 
pages for additional depictions of growth.)

According to the U.S. Census American Community 
Survey (2016-2020), only about 35% of housing in the 
city had been built prior to 1970 (58.7K units). Housing 
built in the 1970s represents the highest proportion of 
the existing housing stock of any decade, accounting for 
18% of all homes (31.0K). Housing built in the 20 years 
from 2000 through 2019 represents just under 18% of 
all existing homes (30.1K) ς half the pace of 
construction of the 1970s.

Based on the availability of land, what homebuilders 
prefer to build, and the types of homes households 
prefer to live in, the vast majority of development 
activity over the next 25 years is expected to continue in 
the West, Southwest, and North areas. Development in 
the Southeast (SEDA) is also possible if that area is 
opened up to development with the introduction of 
infrastructure to support growth. We are projecting that 
the need for new homes in SEDA will begin as early as 
2030, and certainly by 2035.

West Area 

Neighborhoods

Southwest 

Fresno

North

Southeast 

Development 

Area (SEDA)
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Fresno ς Geographic Progression of Development

The map to the right highlights the outward spread of 
development growth in the City of Fresno from its 
founding in the late 1800s in and around the current 
downtown area and pushing out further and further 
into the suburbs through 2011. Growth since 2011 has 
mostly occurred on the outer fringes. Other than some 
rural/large-lot housing in the portion of SEDA north of 
SR-180 and south of E McKinley Ave, SEDA has 
remained largely agricultural.

SEDA

SEDA



Clarity Real Estate Advisors 24

Fresno ς Progression of Development ς Aerial
The aerials below highlight the geographic progression of development in the City of Fresno over the 34-year period from the end 
of 1989 through the end of 2023. Most of the development has occurred in the northwest, north and southeast parts of town. 

12/30/1989 11/10/2023
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Residential Development Capacity - Buildout
The table to the right is from the City of CǊŜǎƴƻΩǎ 2014 General 
Plan and provides information on remaining Buildout capacity. At 
that time (which is the most recent data available), additional 
residential capacity was estimated at 145,374 units within the 
General Plan Buildout (which we have rounded to 145,000 for our 
analysis). This number represent capacity, not projected demand.

The 145K units were not divided into MF vs SFD. For this analysis, 
we have assumed that the distribution of units through Buildout is 
the same as the Horizon capacity on the following page (55% MF ς 
79,800, 45% SFD ς 65,200). We have estimated the remaining 
Buildout capacity as of 2024 at about 128,400 units (see below). 
Based on the study that Clarity previously prepared for the City of 
Fresno, we have estimated that over 30,000 units of capacity 
remain within the current city limits and the remainder is in 
Growth Areas Requiring Annexation. These are rough estimates 
only. 

From 2013 through 2023, a total of 16,607 residential building 
permits were issued in the City of Fresno, including 12,612 SFD 
permits and 3,995 MF permits. Assuming no changes to total 
potential capacity since 2012, subtracting the permits issued from 
the figures quoted in the 2014 General Plan Buildout implies 
remaining capacity for about 52,600 SFD homes and 75,800 MF 
units, totaling 128,400 units as of today (figures rounded to 
nearest hundred). See the following page for Horizon capacity.
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Residential Development Capacity - Horizon

The tables to the right are from the City of CǊŜǎƴƻΩǎ 2014 General 
Plan and provide information on residential dwelling unit counts 
as of 2012 and remaining capacity. At that time (which is the most 
recent data available), additional residential capacity was 
estimated at 76,000 units in the Horizon period (through 2035) 
and 145,000 units in the General Plan Buildout. This number 
represent capacity, not projected demand. See the following page 
for Development Area designations.
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Fresno ς Residential Capacity Allocation 
The map to the right shows the designated Established Neighborhoods and 
Development Areas (DA) in the City of Fresno corresponding to the residential 
unit allocations specified on the prior page. Although downtown has seen 
more new residential development over the past decade compared to prior 
decades, and more demand likely will occur when High Speed Rail is active, 
most development over the next 25 years will be concentrated in DA-1 North 
and DA-1 South, and the far northern portions of Established Neighborhoods 
North of Shaw. DA-4 West (no current unit allocation) and SEDA are also 
potential areas for expansion if infrastructure is made available.

The 2014 General Plan Horizon allocated a combined 29K units in the 
Downtown Planning Area, BRT Corridors Outside Downtown, and Established 
Neighborhoods North and South of Shaw. These areas are expected to see 
less development activity than the perimeters of the city limits and Sphere of 
Influence. Greenfield sites typically provide home and apartment builders 
greater economies of scale (larger properties to spread costs over) and newer 
suburbs with newer shopping centers and schools are where a high 
proportion of people prefer to live. Infill sites in Downtown and BRT Corridors 
likely are much smaller in size than sites on the perimeter, which typically will 
result in lower unit counts (albeit depending on density), are by definition 
often on busy roads, and might have undesirable adjacent land uses, making 
them less desirable to both potential builders and residents.

Development at densities over 30 du/ac typically requires wrap or podium 
product, which is much more expensive to build ($300 to $350/sf or more) 
than conventional housing ($80 to $150/sf). Wrap or podium therefore 
requires much higher rents (typically $3.00/sf or more compared to CǊŜǎƴƻΩǎ 
current median rent of $1.55/sf) making them financially unfeasible for 
builders in Fresno for the foreseeable future.

While the City has initiatives to encourage new housing in downtown, the 
reality is that most market-rate for-sale and rental development at densities 
over 30 du/ac is not financially viable today, and likely will not be over at least 
a 20+ year timeframe unless home prices and/or rents relative to costs rise 
substantially and/or the City offers subsidies.

SEDA
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Fresno ς Existing Land Use Map

As would be expected of a city located in an agricultural 
county, the land surrounding Fresno is currently 
designated primarily as open space/agriculture or rural 
residential. This is particularly true in the SEDA. To 
accommodate residential capacity estimates and future 
population growth, these areas will require rezoning 
from open space/agriculture to residential, and/or rural 
residential to higher-density residential uses.

SEDA
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Citywide Density Standards
The table to the right provides information on residential designations and 
corresponding density intensity in the City of Fresno. Our projections for 
future residential demand are correlated with the designations, with 
further delineations estimated regarding the amount of for-sale versus for-
rent demand within several of the categories. 

For the purpose of projecting future housing demand, we have assumed 
that all homes in the Low Density category will be for-sale and that all 
homes in the categories including Urban Neighborhood Density, High 
Density, Neighborhood Mixed-Use, Corridor/Center Mixed-Use and 
Regional Mixed Use will be for-rent. The remaining categories of Medium 
Low Density and Medium Density are assumed to be a mix of for-sale and 
for-rent homes. Residential Development Code Zoning Districts include:
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Future Pipeline ς City of Fresno
In the City of Fresno, maps have been submitted for 87 subdivisions totaling 8,588 units in the period from 2020 through July of 
2024. 24 of the 27 Recorded Final Maps (2,342 homes) occurred from 2020 through 2022 and these neighborhoods likely have 
already opened for sale or rent, and many likely are already sold-out or leased up. Excluding the Final Maps Recorded from 2020 
through 2022, that leaves 63 maps totaling 6,246 homes for future development. In the five years from 2019 through 2023, 9,262 
building permits were issued in the City (1,852/year). As such, a pipeline of 6,246 homes represents only about a 3.4-year supply.

Source: City of Fresno Planning Department

11

9
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City of Fresno & Sphere of Influence Submarkets

In order to help determine the market potential and demand 
for homes in SEDA, we evaluated SFD new home market trends 
in each of the various submarkets in the Fresno city limits and 
Sphere of Influence based on the City of Fresno Planning 
Department designated Development Areas (DAs). We refer to 
these areas as submarkets. The map to the right shows the 
official DA boundaries.

Since 2012, new construction SFD subdivisions opening for 
sale have been mostly in the Established Neighborhoods South 
of Shaw ς primarily on the east side of the submarket ς 
accounting for 31% of all new projects, Established 
Neighborhoods North of Shaw (28%), DA-1 North (24%) and 
DA-2 North (14%). 

Over the same time, new multi-family rental communities 
opening were mostly in the Established Neighborhoods North 
of Shaw (45%), Downtown (29%) and Established 
Neighborhoods South of Shaw (22%).  Projects North of Shaw 
tend to have higher unit counts than projects in other areas, 
particularly Downtown. Projects North of Shaw accounted for 
66% of all new MF units coming to market compared to just 
14% in Downtown.

See the following pages for more information.

SEDA
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New Home Subdivisions by Submarket
The map below shows all the new for-sale home subdivisions that opened within the City of Fresno and Sphere of Influence from 2012 through 
mid-year 2024. A total of 117 new home communities  (115 SFD) totaling 11,747 units opened for sale during that time. Development activity 
has been concentrated in the outer suburbs where there is an abundance of greenfield land, where homebuilders enjoy economies of scale 
building high unit count subdivisions, and where a high proportion of people want to live.
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City of Fresno New Home Openings vs County
From 2012 through mid-2024, 117 for-sale subdivisions opened for sale in the City of Fresno and Sphere of Influence compared to 
260 in Fresno County as a whole, resulting in a 45% capture rate for the city. The /ƛǘȅΩǎ capture rate has increased to 50% since 
2020.
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Fresno County New For-Sale Projects by Area
Close behind the City of Fresno (45%) in new project openings since 2012 is the City of Clovis (39%). No other area accounted for 
more than 3%. Over the past five years, CǊŜǎƴƻΩǎ capture has increased to 50% while Clovis has declined to 36%.
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Fresno County New For-Sale Units by Area
The City of Fresno has accounted for 49% of new SFD units brought to market since 2012 (with 45% of the new subdivision 
openings). The City of Clovis has accounted for 36% of SFD units with 39% of subdivisions. No other area accounted for more than 
4% of SFD homes. 
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City of Fresno vs Clovis Annual New Openings
Although the pace of new project openings in the City of Fresno has been down slightly over the past five years compared to 10 
years ago, Fresno has had the same or more new project openings as Clovis for the last seven straight years, and 11 of the last 13 
years. As the economic epicenter of Fresno County, the City of Fresno likely will remain the predominant new home market in the 
County for the foreseeable future so long as homebuilders have access to land to build new subdivisions.
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Fresno County vs Madera County New Openings
Fresno County has had more new home project openings than adjacent Madera County every year for the last 13 years. However, 
development activity in Madera County has generally been rising, while Fresno County peaked from 2013 through 2015 and has 
experienced variable levels of new home openings over the last five years. The vast majority of new projects in Madera County have 
been in the Riverstone and Tesoro Viejo master plans, which are within a few miles of the northeastern boundary of Fresno.
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Submarket /

Development Area # % # %

DA-1 North 28 24% 2,596 22%

DA-4 West 1 1% 192 2%

DA-1 South 0 0% 0 0%

Downtown 0 0% 0 0%

Established - North of Shaw - SW 13 11% 913 8%

Established - North of Shaw - SE 1 1% 100 1%

Established - North of Shaw - North 19 16% 1,181 10%

Established - South of Shaw - NE 17 15% 2,442 21%

Established - South of Shaw - NW 0 0% 0 0%

Established - South of Shaw - SE 19 16% 1,650 14%

DA-2 North 16 14% 2,096 18%

DA-2 South 3 3% 577 5%

DA-3 Southeast 0 0% 0 0%

DA-4 East 0 0% 0 0%

Total 117 100% 11,747 100%

New Subdivisions New Units
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New Project Openings & Units ς City of Fresno
From 2012 through mid-2024, 117 for-sale subdivisions opened for sale in the City of Fresno and Fresno Sphere of Influence 
representing a total of 11,747 new homes.  To better understand where development activity is taking place, we divided two of the 
largest Development Areas ς Established Neighborhoods North and South of Shaw ς into three distinct areas. Although the largest 
single area shown in the table below is DA-1 North, the fact is that when the different neighborhoods in the Established 
Neighborhoods both North and South of Shaw are combined, those areas had the highest number of new project openings. See the 
following pages for more details.
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New Subdivision Openings ς City of Fresno
From 2012 through mid-2024, 117 for-sale subdivisions opened for sale in the City of Fresno and Fresno Sphere of Influence. Three 
submarkets dominate: Established Neighborhoods South of Shaw with 31%, Established Neighborhoods North of Shaw with 28%, 
and DA-1 North with 24%. The new project openings were predominately on the outer perimeter of the City, where homebuilders 
can build on large greenfield sites (mostly former ag-land). In the Established Neighborhoods South of Shaw, most activity took 
place on the far east side of the submarket while in the Established Neighborhoods North of Shaw, most activity took place in the 
far north and far west sides of the submarket.
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New SFD Units ς City of Fresno
From 2012 through mid-2024, homebuilders brought projects to market with 11,747 units (most, but not all, have been built and 
sold already), an average of 935/year (assuming an annualized number for 2024). Once again, the Established Neighborhoods South 
of Shaw led the pack, representing 35% of the market (4,092 homes), followed by DA-1 North at 22% of all units (2,596 homes) and 
the Established Neighborhoods North of Shaw at 19% (2,194 homes).



Clarity Real Estate Advisors

Submarket / Capacity Opened Remaining

Development Area (2012) 2013-2024 2025+

DA-1 North 15,900 2,421 13,479

DA-4 West 4,900 192 4,708

DA-1 South 12,800 0 12,800

Downtown 1,300 0 1,300

Established - North of Shaw & BRT 3,800 2,011 1,789

Established - South of Shaw & BRT 4,600 3,538 1,062

DA-2 North 2,400 2,096 304

DA-2 South 1,800 577 1,223

DA-3 Southeast 5,300 0 5,300

DA-4 East 14,900 0 14,900

Total 67,700 10,835 56,865

SFD/For-Sale Units
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SFD Capacity Remaining ς Buildout
The table below shows the estimated remaining SFD capacity (2012) reflected in the 2014 City of Fresno General Plan through the 
Buildout as well as Clarity estimates of the remaining capacity based on the number of new homes brought to market by 
homebuilders in projects that opened from 2013 through 2024.  According to our estimates, there are about 56.9K units of SFD 
capacity remaining in the Buildout period. The Buildout capacity estimates in the 2014 General Plan did not break out separate 
numbers for SFD vs MF. The Horizon estimates did delineate SFD vs MF. As such, we applied the Horizon SFD vs MF proportions to 
the Build-Out totals to determine SFD and MF Build-Out estimates. BRT Corridor allocations were assumed to be 50/50 between 
Established Neighborhoods North and South of Shaw. See the following page for more information.

2012 Capacity numbers are rounded to the nearest hundred.
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SFD Capacity Remaining ς Buildout
The 2014 City of Fresno General Plan listed the estimated remaining SFD residential capacity as of the end of 2012. The chart below 
compares the estimated remaining SFD capacity at that time by Development Area (blue) and Clarity estimates of the remaining 
SFD capacity as of the end of 2024 (orange). We determined the remaining capacity by subtracting the number of new homes 
brought to market in subdivisions from 2013 through annualized estimates for 2024 (based on activity through the first six months 
of the year). There may have been scattered one-off homes built that are not accounted for. MF capacity is covered in the following 
section. DA-2 North and the Established Neighborhoods North and South of Shaw have the lowest percent of remaining capacities.
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SFD ς Projected Annual New Homes
The chart below shows our projected annual number of new SFD homes that will be brought to market in in the City of Fresno and Sphere of 
Influence from 2025 through 2049 (the next 25 years). According to our estimates, 27.9K SFD units will be brought to market, an average of 
1,118/year. In comparison, an average of 935/year were brought to market in the same geographic area from 2012 through annualized 
estimates for 2024. It is not unreasonable to assume that as the population of Fresno increases in size that homebuilders will bring more SFD 
homes to market. These projections assume a continuous supply of land is available for development along with the infrastructure necessary 
to support growth, including a sufficient supply of water. See the following page for details by submarket.
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Submarket / Remaining'12-'24 Annual Total to Remaining

Development Area Capacity Absorption 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036 2037 2038 2039 2040 2041 2042 2043 2044 2045 2046 2047 2048 2049 Market Capacity

DA-1 North 13,479 213 213 250 300 350 350 350 350 350 350 350 350 350 350 350 350 350 350 350 350 350 300 250 250 250 200 7,963 5,516

DA-4 West 4,708 15 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 4,708

DA-1 South 12,800 0 0 200 200 200 200 200 200 200 200 200 200 200 200 200 250 250 250 250 250 250 250 250 200 150 150 5,100 7,700

Downtown 1,300 0 0 0 50 50 50 50 50 50 50 50 50 50 50 50 50 50 50 50 50 50 50 50 50 50 50 1,150 150

Established - North of Shaw & BRT 1,789 178 178 178 178 200 200 200 150 150 150 205 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 1,789 0

Established - South of Shaw & BRT 1,062 324 300 200 200 150 150 62 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 1,062 0

DA-2 North 304 161 161 143 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 304 0

DA-2 South 1,223 44 44 50 100 150 150 200 200 200 129 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 1,223 0

DA-3 Southeast 5,300 0 0 0 0 0 0 100 250 250 300 350 350 350 350 350 350 350 350 0 0 0 0 0 0 0 0 3,700 1,600

DA-4 East 14,900 0 0 0 0 0 0 0 0 0 0 0 150 150 200 200 200 200 200 550 550 550 550 550 550 550 500 5,650 9,250

Total 56,865 935 896 1,021 1,028 1,100 1,100 1,162 1,200 1,200 1,179 1,155 1,100 1,100 1,150 1,150 1,200 1,200 1,200 1,200 1,200 1,200 1,150 1,100 1,050 1,000 900 27,941 28,924

Annual New SFD Homes Brought to Market in New Project Openings
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SFD ς Projected Annual New Homes by Submarket
The table below presents our projections for the annual number of new SFD homes that will be brought to market in each 
submarket in the City of Fresno and Sphere of Influence from 2025 through 2049 (the next 25 years). The projections are based on a 
combination of factors, primarily actual historical new project openings by submarket from 2013 through 2024, but also the 
availability of infrastructure to support growth. According to our estimates, four submarkets will run out of SFD capacity within the 
next ten years including: DA-2 North (2026), Established Neighborhoods South of Shaw & BRT (2030), DA-2 South (2033) and 
Established Neighborhoods North of Shaw & BRT (2034). According to conversations with planning department officials, there are 
at least four subdivisions totaling +/-600 homes currently being processed by the city in DA-1 South that could start coming to 
market in the next two years. To support a continuous supply of new SFD homes coming to market, we are estimating that homes 
should start coming to market in DA-3 Southeast in 2030 and DA-4 East in 2035. See the following page for more information.
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SFD ς Projected Annual New Homes by Submarket
The chart below presents the data shown in the table on the prior page. The key takeaways are that four submarkets are likely to 
run out of capacity within the next ten years, and for a continued steady supply of new SFD homes to be available, new submarkets 
will need to have the ability for new project openings. Notably, we are assuming that since subdivisions are currently being 
processed, DA-1 South will be the next major submarket to bring homes to market. Even with DA-1 South, we are projecting that 
DA-3 Southeast should start having homes available as early as 2030, and certainly no later than 2035 (other submarkets might 
have more homes coming to market than projected if DA-3 Southeast does not start bringing homes to market in 2030). 
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City of Fresno & Sphere of Influence Submarkets

In order to help determine the market potential and demand 
for homes in SEDA, we evaluated new construction MF market 
trends in each of the various submarkets in the Fresno city 
limits and Sphere of Influence based on the City of Fresno 
Planning Department designated Development Areas (DAs). 
We refer to these areas as submarkets. The map to the right 
shows the official DA boundaries.

Since 2012, new multi-family rental communities opening 
were mostly in the Established Neighborhoods North of Shaw 
(45%), Downtown (29%) and Established Neighborhoods South 
of Shaw (22%).  Projects North of Shaw tend to have higher 
unit counts than projects in other areas, particularly 
Downtown. Projects North of Shaw accounted for 66% of all 
new MF units coming to market compared to just 14% in 
Downtown.

See the following pages for more information.
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New MF/Rental Communities by Submarket
The map below shows all the new MF/rental communities that opened within the City of Fresno and Sphere of Influence from 2012 through 
mid-year 2024. A total of 57 new communities totaling 5,275 units opened and began leasing during that time (including a few that are under 
construction and have not yet started leasing). New community openings have been concentrated in the Established Neighborhoods North of 
Shaw (45%), Downtown (29%) and Established Neighborhoods South of Shaw (22%). 
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City of Fresno New MF Projects & Units
In the last three years, including projections for all of 2024, 22 new MF communities have opened in the city of Fresno (including 
some that are currently under construction and may or may not have begun leasing), and average of about 7/year. From 2012 
through 2021, 35 communities opened, or an average of just 3 to 4/year. As more new projects are being built in some of the more 
outlying areas with larger land parcels, and some at increasing densities, the average project size has increased from 67 
units/project in the five years from 2012 through 2016, to 107 units/project in the five years from 2020 through 2024.
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Submarket /

Development Area # % # %

DA-1 North 1 2% 102 2%

DA-4 West 0 0% 0 0%

DA-1 South 1 2% 40 1%

Downtown 17 30% 740 14%

Established - North of Shaw - SW 13 23% 946 18%

Established - North of Shaw - SE 9 16% 1,337 25%

Established - North of Shaw - North 4 7% 1,181 22%

Established - South of Shaw - NE 3 5% 278 5%

Established - South of Shaw - NW 4 7% 239 5%

Established - South of Shaw - SE 5 9% 412 8%

DA-2 North 0 0% 0 0%

DA-2 South 0 0% 0 0%

DA-3 Southeast 0 0% 0 0%

DA-4 East 0 0% 0 0%

Total 57 100% 5,275 100%

New Communities New Units
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New Project Openings & Units ς Submarkets
From 2012 through mid-2024, 57 MF/rental communities opened in the City of Fresno and Fresno Sphere of Influence representing 
a total of 5,275 new units.  To better understand where development activity is taking place, we divided two of the largest 
Development Areas ς Established Neighborhoods North and South of Shaw ς into three distinct areas. Although the highest project 
count shown in the table below is Downtown (17 projects), the fact is when the different neighborhoods in the Established 
Neighborhoods North of Shaw are combined, that area had the highest number of openings with 26. The Established 
Neighborhoods South of Shaw were third with 12. See the following pages for more details.
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MF ς Projects vs Units ς By Submarket
The Established Neighborhoods North of Shaw (including BRT Corridors) accounted for 66% of the new MF/rental units brought to 
market in the City of Fresno from 2012 through 2024 despite accounting for just 45% of the new communities. The Established 
Neighborhoods South of Shaw (including BRT Corridors) accounted for 18% of new units with 22% of the new communities, while 
Downtown accounted for just 14% of new units despite having 30% of the new projects. One-third of the new projects that opened 
in Downtown were affordable housing projects, and half were small infill projects with less than 30 units each.
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New MF/Rental Openings ς Submarkets
The Established Neighborhoods North of Shaw (including BRT Corridors) accounted for 45% of new MF/rental communities opened 
in the city of Fresno from 2012 through 2024. The Downtown submarket accounted for 30% of new openings. This includes 
affordable housing communities and small infill projects. The Established Neighborhoods South of Shaw (including BRT Corridors) 
accounted for 22%. DA-1 North and DA-1 South both had one project each.
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New MF/Rental Units ς Submarkets
With larger land parcels available for development, and with new communities plotting at densities mostly in the range of 18 to 24 
du/acre, the Established Neighborhoods North of Shaw accounted for 66% of new units brought to market (average of 133 
units/project). The Established Neighborhoods South of Shaw accounted for 18% of units (77 units/project) while Downtown 
accounted for just 14% (44 units/project). Half of the new projects in the Downtown submarket had less than 30 units each.  
Affordable housing communities in Downtown had an average of 68 units/project. 
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Submarket / Capacity Opened Remaining

Development Area (2012) 2013-2024 2025+

DA-1 North 9,900 102 9,798

DA-4 West 3,300 0 3,300

DA-1 South 7,800 40 7,760

Downtown 8,700 652 8,048

Established - North of Shaw & BRT 10,900 3,342 7,558

Established - South of Shaw & BRT 11,800 929 10,871

DA-2 North 600 0 600

DA-2 South 600 0 600

DA-3 Southeast 3,800 0 3,800

DA-4 East 20,100 0 20,100

Total 77,500 5,065 72,435

MF/TH/Rental Units
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MF Capacity Remaining ς Buildout
The table below shows the estimated remaining MF capacity (2012) reflected in the 2014 City of Fresno General Plan through the 
Buildout period as well as Clarity estimates of the remaining capacity based on the number of new MF units brought to market by 
apartment developers in communities that opened from 2013 through 2024.  According to our estimates, there are about 72.4K 
units of MF capacity remaining in the Build-Out period. The Build-Out capacity estimates in the 2014 General Plan did not break out 
separate numbers for SFD vs MF. The Horizon estimates did delineate SFD vs MF. As such, we applied the Horizon SFD vs MF 
proportions to the Build-Out totals to determine SFD and MF Build-Out estimates. BRT Corridor allocations were assumed to be 
50/50 between Established Neighborhoods North and South of Shaw. See the following page for more information.

2012 Capacity numbers are rounded to the nearest hundred.



Clarity Real Estate Advisors 56

MF Capacity Remaining ς Buildout
The 2014 City of Fresno General Plan listed the estimated remaining MF residential capacity as of the end of 2012. The chart below 
compares the estimated remaining capacity at that time by Development Area (blue) and Clarity estimates of the remaining 
capacity as of the end of 2024 (orange). We determined the remaining capacity by subtracting the number of new MF units brought 
to market from 2013 through annualized estimates for 2024 (based on activity through the first six months of the year). Only the 
Established Neighborhoods North of Shaw (including BRT Corridors) has less than 70% of capacity remaining.
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MF ς Projected Annual New Units
The chart below shows our projected annual number of new MF units that will be brought to market in in the City of Fresno and Sphere of 
Influence from 2025 through 2049. According to our estimates, 19.1K MF units will be brought to market, an average of 764/year. In 
comparison, an average of 406/year were brought to market from 2012 through annualized estimates for 2024. The City of Fresno has 
ramped up efforts to bring more affordable rental units to market which accounts for some of the increase. In addition, as for-sale housing 
has become more expensive, we expect more households who might otherwise have preferred to buy a home will be forced to be renters 
instead. It should be noted that MF permits could include for-sale units.
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Submarket / Remaining'12-'24 Annual Total to Remaining

Development Area Capacity Absorption 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036 2037 2038 2039 2040 2041 2042 2043 2044 2045 2046 2047 2048 2049 Market Capacity

DA-1 North 9,798 8 0 0 0 0 0 0 0 0 0 0 100 100 100 100 100 100 100 100 100 100 150 150 150 150 150 1,750 8,048

DA-4 West 3,300 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 50 50 100 3,200

DA-1 South 7,760 3 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 50 50 100 7,660

Downtown 8,048 67 200 200 200 200 200 150 100 100 100 100 100 100 100 100 100 100 100 150 150 150 150 150 150 150 150 3,450 4,598

Established - North of Shaw & BRT 7,558 274 200 200 200 200 200 200 200 200 200 200 200 200 200 200 200 200 200 200 200 200 200 200 200 200 200 5,000 2,558

Established - South of Shaw & BRT 10,871 88 100 100 100 100 100 100 100 100 100 100 100 100 100 100 100 100 100 100 100 100 100 100 100 100 100 2,500 8,371

DA-2 North 600 0 0 0 150 150 150 150 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 600 0

DA-2 South 600 0 0 0 0 0 0 0 150 150 150 150 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 600 0

DA-3 Southeast 3,800 0 0 0 0 0 0 0 0 100 150 150 150 200 200 200 200 200 200 200 200 200 200 50 0 0 0 2,600 1,200

DA-4 East 20,100 0 0 0 0 0 0 0 0 0 0 0 0 0 100 100 100 100 100 100 150 150 150 300 350 350 350 2,400 17,700

Total 72,435 440 500 500 650 650 650 600 550 650 700 700 650 700 800 800 800 800 800 850 900 900 950 950 950 1,050 1,050 19,100 53,335

Annual New MF Units Brought to Market in New Project Openings
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MF ς Projected Annual New Units by Submarket
The table below presents our projections for the annual number of new MF units that will be brought to market in each submarket 
in the City of Fresno and Sphere of Influence from 2025 through 2049. The projections are based on a combination of factors 
including actual historical new community openings by submarket from 2012 through 2024, but also the availability of 
infrastructure to support growth, where builders want to build, and where renters prefer to live. According to our estimates, only 
DA-2 North and DA-2 South are likely to run out of capacity in the next ten years. To support a continuous supply of new MF units 
coming to market, we are estimating that MF homes should start coming to market in DA-3 Southeast in 2032 and DA-4 East in 
2037. MF development in SEDA may take longer to come to market if supporting commercial services are not yet in place as renters 
are less willing to drive longer distances to jobs, shopping and schools than buyers of SFD homes. See the following page for more 
information.
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MF ς Projected Annual New Homes by Submarket
The chart below presents the data shown in the table on the prior page. The key takeaways are that the three submarkets where 
most of the development activity has taken place over the past ten plus years still have plenty of remaining capacity ς Downtown, 
and Established Neighborhoods North and South of Shaw (including BRT Corridors). Only DA-2 North and South are projected to 
reach capacity in the next ten years.  MF development in SEDA is projected to start a few years after SFD activity. MF development 
in SEDA may take longer to come to market if supporting commercial services are not yet in place as renters are less willing to drive 
longer distances to jobs, shopping and schools than buyers of SFD homes.
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Summary of Economic & Demographic Trends

ÅHousing Market Demand Driver: The main driver of the demand for new 
housing is job growth. Most households need to have a job with an income to 
be able to afford a mortgage payment or monthly rent. Population growth 
tends to be a following indicator as more availability of housing allows for the 
expansion of the local population.

ÅEmployment/Permit (E/P) Ratio: The E/P ratio is a great indicator for housing 
supply vs demand conditions. The historical E/P ratio nationally is 1.25, which 
means that there is demand for 1 new housing unit for every 1.25 new jobs 
created. A number higher than 1.25 represents an under-supplied market and 
vice versa. Given the higher cost of housing in the state, many markets in CA 
are closer to 1.50 or higher. In 4 of the 5 decades starting in the 1980s, the 
E/P ratio in Fresno County ranged from 1.26 to 2.04, indicating an under-
supplied market. However, with job losses during and after the Great 
Recession, the ratio in the 2000s was just 0.11, and as a result, the E/P ratio 
over the last 5 decades in Fresno County is 1.27.   

ÅEmployment Projections: Fresno County added an average of 45.K new jobs 
in each decade from the 1980s through the 2010s, and based on trends 
through early 2024, is projected to add 49.7K jobs in the 2020s. We are 
projecting that the Fresno County economy will add 113.3K jobs in the 25 
years from 2025 through 2049, an average of 4.5K/year, or about 45K per 10-
year period. The CA Department of Finance is projecting job growth of 69.9K 
jobs over the same 25-year period.

ÅPopulation Growth: The CA DOF is projecting that Fresno County will grow by 
about 79K people in the 25 years from 2025 through 2049. Our projections 
for housing demand driven by job growth over the same time implies 
population growth of 117K to 145K people depending on what happens with 
average household sizes.
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Population Trends ς Fresno City & County
According to the California Department of Finance (DOF), the 2023 household population in the City of Fresno was 543.4K compared 
to 1.016M in the County. The city currently represents about 54% of the population of the county, up from a 40% share in 1970. Since 
1970, the city has grown by 377.5K people and the county 602.5K, indicating that the city has captured 63% of county-wide growth 
during that time. So long as a steady supply of entitled land is available for development, the city should be able to capture at least 
similar levels of future population growth as attained in the past.

Source: CA Dept of Finance or Federal Reserve Economic Data

Note: There are some minor discrepancies in population counts between recent 

year estimates by the DOF and the Federal Reserve (FRED).In some cases one 

data source is used over the other or numbers are reconciled. 

A boom in MF construction 

spurs a rapid rise in population 

growth in the City of Fresno in 

the 1980s relative to the County.
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Annual Population Change ς Fresno City & County
Although the heyday for the City of CǊŜǎƴƻΩǎ population growth on a percentage basis was in the 1980s (4% to 7%/year), 
corresponding with heightened levels of multi-family housing development, the city still grew at between about 4K to 8K people/year 
in the 2000s (1% to 2%/year). The exception is when COVID hit in 2020, which has resulted in depressed population growth levels in 
both the city and the county since then. The city turned just barely negative in 2021, but saw growth return in 2022 and 2023, albeit 
at relatively low levels compared to the past. As the economy normalizes, higher population growth is expected to resume.

Source: CA Dept of Finance or Federal Reserve Economic Data

Note: There are some minor discrepancies in population counts between recent 

year estimates by the DOF and the Federal Reserve (FRED).In some cases one 

data source is used over the other or numbers are reconciled. 
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Population Projections ς Fresno County & Others
The chart below compares population projections by the CA DOF for Fresno County and selected other California Counties (most 
similar in size to Fresno County, located close by, or larger inland counties). Projections for almost all the counties are for rising 
population growth through roughly 2030, and then declining levels of growth after. Several counties, including Fresno, are projected 
to eventually start losing population. For Fresno County, population loss is projected to begin in 2054. San Joaquin and Sacramento 
Counties are projected to continue with positive population growth through 2060. Given that Fresno has been one of the stronger 
counties for population growth in the past and is a relatively affordable market that draws households from more expensive coastal 
California counties, our conclusion is that the DOF projections are overly pessimistic.

Source: CA Dept of Finance
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Population Projections ς Fresno County & Others
The chart below compares population projections by the CA DOF on an annual % change basis for Fresno County and selected other 
California Counties (most similar in size to Fresno County, located close by, or larger inland counties). From 1970 to 2023, Fresno 
County grew at a Compound Annual Growth Rate (CAGR) of 1.70%, while the City of Fresno grew at a 2.26% CAGR. The DOF 
projections through 2060 result in a CAGR of just 0.21% for Fresno County. This represents a substantial slowing of population growth 
but does include the period of projected population decline starting in 2054. In contrast, the DOF is still projecting substantial 
building permit activity, more in line with historical levels and very close to Clarity projections. See page 87.

Source: CA Dept of Finance
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Population Attaining Permanent Resident Status

One component of population growth that can be quite 
variable from year-to-year and decade-to-decade is 
foreign immigration. Foreign immigration in Fresno 
County is often driven by job growth, particularly for 
lower-paying agricultural or service sector jobs. The 
charts to the right show the number of people attaining 
permanent resident status in Fresno County over the 
last decade ending 2022, and the age distribution of 
people attaining permanent resident status on a 
national basis (not available for the county).

The number of people obtaining permanent resident 
status in Fresno County has varied substantially over the 
last 10 years, ranging from 1,905 to 3,667 people/year, 
averaging 2,979/year. This is a substantial potential 
component of population growth in the county that 
may or may not be fully accounted for in population 
growth projections for both the city and county.

By far the highest proportion of people attaining 
permanent resident status are άǿƻǊƪƛƴƎ ŀƎŜΣέ with ages 
from ranging from 20 to 49 years old, representing 62% 
of all people. While these are national numbers, the 
profile of Fresno City and County is likely fairly similar. 
Many of these households will start out as renters and 
aspire to eventually become homeowners.

Source: US Dept of Homeland Security, Office of Homeland Security Statistics, 2022 Yearbook
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Population Projections ς Clarity vs CA DOF
The table below compares population projections by the CA DOF to extrapolated population projections from Clarity based on our 
projections of housing demand and various different household size estimates. The table covers the period from 2025 through 2050, 
which is how far out in time we have made projections for housing demand. The DOF numbers cover the period before they start to 
project declining population numbers. The current household size in Fresno County is 3.09 people/household. In comparison, the 
average household size in the city of Fresno, which has more multi-family housing than the county, is 3.01 people/household. If the 
current county ratio stays the same in the future, that would imply population growth of about 145.5K through 2050. Typically, as 
metro areas mature, and housing densities become higher, household sizes shrink. If the typically household size in Fresno County 
dropped to as low as Oakland (which is unlikely over the entire time period), population growth would be closer to 117.2K. Although 
the DOF population figure is far lower than the implied Clarity projections, the DOF is nevertheless projecting only about 5% lower 
housing demand (building permits) than Clarity over the same time period.  See page 87.

Source: CA Dept of Finance, Clarity Real Estate Advisors

Projected Estimated Population

Housing Household Growth

Estimate Source Demand Size (HH) '25-'50

California Department of Finance - - - - 78,631

Clarity Real Estate Advisors

   Current Fresno County HH Size 47,081 3.09 145,482

   At Modesto HH Size 47,081 2.91 137,007

   At Sacramento HH Size 47,081 2.63 123,824

   At Oakland HH Size 47,081 2.49 117,233

Population Projections - Fresno County - 2025 to 2050
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Total Employment ς Fresno County
The main driver of new home demand is job growth. Given the cost of both rental and for-sale housing, most households need a job 
paying an income to afford a place to live. As of 2023, Fresno County had 426.9K wage and salary jobs in the county. Wage and 
salary employment is by place of work (jobs located only in Fresno County), while civilian employment is by place of residence 
(people living in Fresno County, but the job could be outside the county). Since 1990, the Fresno County economy has added 145.5K 
jobs, driving significant demand for new housing in the region.

Source: CA EDD, Clarity Real Estate Advisors
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Annual Change in Employment ς Fresno County
The Fresno economy is not immune to broader up and down economic cycles impacting either California or the nation and has 
sometimes experienced years with job losses including 2001 alongside the dot-com bust, 2008 to 2010 during and following the 
άDǊŜŀǘ wŜŎŜǎǎƛƻƴΣέ and again in 2020 when COVID first hit. The Fresno County economy has bounced back after those downturns 
with years of above-average job growth. Since 1990, an average of 4.4K jobs/year have been added to the Fresno County economy, 
including years with job losses. 

Source: CA EDD, Clarity Real Estate Advisors
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Annual % Change in Employment ς Fresno County
Since 1990, and including years with job losses, the number of jobs located in Fresno County has grown at a CAGR of 1.2%. During 
that time there have been 15 years when job growth has been at, or exceeded, a very strong 2.0%/year pace, including 9 of the 11 
years since 2013. Clearly, when the Fresno economy is not being negatively impacted by economic trends in California or the nation 
as a whole, job creation is typically quite robust. 

Source: CA EDD, Clarity Real Estate Advisors
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Change in Jobs by Decade ς Fresno County
Excluding the decade of the 2000s, when the Great Recession decimated economies all across the country, Fresno County has 
recorded remarkably consistent long-term job growth. In both the 1990s and the 2010s, about 50K jobs were created in the County. 
The CA EDD is projecting growth of 47K jobs in the decade of the 2020s.  

Source: CA EDD, Clarity Real Estate Advisors
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Employment by Industry ς Fresno County
In 1990, the highest proportion of jobs were in the Farming sector (19%), followed by Local Government (12%), which includes 
public education (teachers, administrators, etc.). While Farming is still important, the Fresno County economy has evolved over the 
last almost 25 years, creating more higher-paying service, healthcare, and distribution (transportation/warehouse) related jobs. As 
of 2023, farming had dropped to just 10% of all jobs, the third highest sector. Healthcare and Social Assistance now represents 18% 
of local jobs, up from just 9% in 1990. Local government is still the second largest sector, now at 13%.

Source: CA EDD, Clarity Real Estate Advisors
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Top Employers ς Fresno City & County

Source: Fresno City & County Annual Financial Reports, 2023

Given CǊŜǎƴƻΩǎ inland Central Valley 
location, it is not surprising that most of 
the largest employers are government, 
education and/or healthcare related. 
Reports are that the IRS is winding down 
their paper processing operations in 
Fresno; however, they still maintain a 
large presence in the region with other 
functions (but the total job number likely 
will drop).

Rank Employer Sector City County
1 Fresno Unified School District Education - public 13,669 14,593
2 Community Medical Centers Healthcare 9,750 10,300
3 County of Fresno Government - local 8,980 8,980
4 Amazon Warehouse/distribution 6,500 - -
5 Clovis Unified School District Education - public 6,400 7,945
6 Cal State University, Fresno Education - public 5,233 5,233
7 City of Fresno Government - local 5,015 5,015
8 State Community College District Education - public 4,367 4,469
9 Internal Revenue Service Government - federal 4,230 - -
10 Saint Agnes Medical Center Healthcare 2,900 3,075

(10) Kaiser Permanente Medical Healthcare - - 2,950
Top 10 # 67,044 62,560
Top 10 % 17% 15%

Total 384,900 426,900

2023 # of Employees
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Employment ς Fresno ς Inflow/Outflow

Source: onthemap.ces.census.gov

As one of the main employment centers in the Central Valley, it is not surprising that far more people commute into the city of 
Fresno for work than commute out, and a very high proportion of people both live and work in the city. Almost 129K people 
commute into the city for work, 112K live and work in the city, and just 87K commute out. People commuting into the city represent 
a target market for new homes as a way for them to reduce commute times. Data is from 2021, commute patterns may have 
changed post-COVID, including more people working from home.

Note: data is for the city of Fresno only. 

Fresno County ñislandsò within the city 

limits are not able to be determined 

and are not included.

All Workers

Note: the direction of the arrows do not indicate the 

actual direction of travel, just inflows and outflows.
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Employment ς Where Fresno Residents Work

Source: onthemap.ces.census.gov

Fresno is a relatively άǎŜƭŦ-ŎƻƴǘŀƛƴŜŘέ employment market, where the top 
employment destinations for existing residents are all within the city 
itself. As such, most residents have relatively short commute times, 
contributing to a quality of life not available in many of the coastal 
counties or large inland counties in other parts of California.

Rank Zip Code Location # %

1 93721 Fresno - Downtown 20,505 10.3%

2 93727 Fresno - East 11,885 6.0%

3 93711 Fresno - North 11,857 5.9%

4 93720 Fresno - Far North 10,136 5.1%

5 93722 Fresno - Northwest 9,956 5.0%

6 93725 Fresno - Southwest 9,633 4.8%

7 93710 Fresno - Cal State Fresno 9,141 4.6%

8 93706 Fresno - Far Southwest 8,412 4.2%

9 93611 Clovis - East 6,415 3.2%

10 93612 Clovis - West 6,410 3.2%

Top 10 104,350 52.2%

Workers (2021)
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Employment ς Where Fresno Workers Live

Source: onthemap.ces.census.gov

As one of the primary employment centers in the Central Valley, the city 
of Fresno pulls in workers from not only the city itself, but from 
surrounding communities, particularly Clovis. People commuting into 
Fresno for work can represent a market for new homes in the city as a 
way to reduce commute times and improve quality of life.




















































































































































































































































