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MARKET INSIGHTS

Rent growth persists as
supply pressure eases

HIGHLIGHTS

¢ Operating conditions in Pittsburgh generally improved during the second quarter, with
vacancy holding steady while rents posted strong gains. Meanwhile, the pace of
multifamily deliveries continued to slow from last year’s peak, with roughly 850 units
completed year to date.

¢ The vacancy rate in Pittsburgh remained unchanged at 4.8% in the second quarter.
During the past 12 months, the vacancy rate increased by a total of 40 basis points.

e Asking rents increased by 1.3% during the second quarter, rising to $1,523 per month.
Year over year, asking rents in Pittsburgh are up 3.1%.

o Multifamily sales activity slowed during the first half of the year, with roughly 50% fewer
transactions than during the same period in 2025. The year-to-date median sale price is
$65,500 per unit, down 7% from 2025. Cap rates averaged 7.5%, though they varied
considerably across deals.

PITTSBURGH MULTIFAMILY MARKET OVERVIEW

Pittsburgh multifamily operating conditions remained healthy during the second quarter.
While vacancy is still higher than one year ago, the higher levels of new deliveries that had
been pushing vacancy upward has largely passed, allowing underlying demand to catch
up with the increase in supply. This dynamic supports the market’s long-term pattern of
persistent rent growth and places multifamily operators in a favorable position. Class C
assets have been posting the strongest recent results, with rent growth and vacancy
improvement significantly outperforming the other property classes. Similar trends have
emerged in the Westmoreland/Fayette Counties submarket, which led the market in both
rent and occupancy gains. Central Pittsburgh also stood out, with rents rising 4.2% during
the past year while vacancy declined by 100 basis points.

The multifamily investment sales market in Pittsburgh remained muted during the first half of
2026, with the number of properties changing hands falling 50% from the same period last
year while pricing edged lower. This decline in pricing was primarily driven by a shift in the
submarkets where transactions occurred. Last year, Beaver County and Downtown
Pittsburgh accounted for nearly 20% of all sales, with median prices in both submarkets
exceeding $100,000 per unit. So far this year, there has not been a single sale in either
area. The South Allegheny submarket emerged as the leading area for multifamily
transactions, accounting for nearly 40% of all sales during the first half of 2026, while the
median sale price increased 26% to $77,400 per unit. More than 90% of all properties
that traded during the first half of the year were Class C assets.



MARKET INSIGHTS Q22026

EMPLOYMENT

e Employment conditions in Pittsburgh have softened during the
past year. Total employment declined 0.3%, resulting in a net loss
of roughly 4,000 jobs across the market.

e The private education and health services sector continues to lead
employment growth by a wide margin. Year over year, employers
in this sector expanded payrolls by 1.9% with the addition of
5,100 jobs.

o The financial activities sector was another bright spot in the
Pittsburgh employment market. There was a net increase of 1,300
jobs in the past year, with payrolls expanding by 1.7%.

o FORECAST: Job losses are expected to moderate in the coming
months, though total employment is still forecast to decline this
year. Employment in Pittsburgh is projected to contract by 0.4% in
2026, resulting in a net loss of roughly 5,000 jobs.

Deliveries are down 20% from the
same period last year.

DEVELOPMENT TRENDS
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Private education and health
services led employment growth.

EMPLOYMENT OVERVIEW
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DEVELOPMENT & PERMITTING

o Pittsburgh multifamily deliveries have slowed this year after peaking

in 2025. Approximately 850 units have been completed through the

first half of 2026, down 20% from the same period last year.

o The construction pipeline has tapered as well. As of the end of the

second quarter, roughly 2,000 units were under construction in

Pittsburgh. That figure is down from more than 3,000 units underway

at the same time last year.

o Multifamily permitting slowed from the peak levels recorded in

2025. During the first two quarters of 2026, permits were pulled for

projects totaling approximately 900 units, down 40% from the same

period one year ago.

o FORECAST: Following a cyclical peak in multifamily completions

during 2025, deliveries are projected to slow in 2026. Total
completions are projected to reach approximately 1,600 units by
year-end, down 23% from the prior year.
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Class C vacancy declined year
over year to 2.9%.

VACANCY TRENDS
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RENTS

e Asking rents posted a strong quarterly gain, building upon long-term
sustained growth. In the second quarter, asking rents increased by

1.3% to $1,523 per month. Year over year, rents are up 3.1%.

¢ The Westmoreland/Fayette Counties submarket recorded the
strongest rent gains in the Pittsburgh market. Rents in this area
increased by 7.2% during the past 12 months, rising to $1,266
per month.

o Lower-tier apartments are leading rent growth in Pittsburgh. Class C
rents increased 6.6% year over year to $1,230 per month,
compared with 2.7% growth for Class A properties. During the
second quarter alone, Class C rents jumped 4.6%.

o FORECAST: The strong pace of rent growth is expected to continue
through the second half of the year. Asking rents are projected to
increase by 3.5% in 2026, ending the year at roughly $1,550
per month.

VACANCY

o The vacancy rate in Pittsburgh held steady at 4.8% during the
second quarter following a slight uptick during the first quarter.
Compared to one year ago, vacancy has risen 40 basis points.

o The Westmoreland/Fayette Counties submarket recorded the
greatest vacancy improvement of any submarket, despite already
having the lowest vacancy rate in the Pittsburgh metro. Year over
year, the vacancy rate in this area decreased 110 basis points
to 0.8%.

o Despite an overall rise in vacancy in Pitisburgh during the past year,
Class C vacancy improved. In the past 12 months, lower-tier
property vacancy decreased by 60 basis points to 2.9%.

o FORECAST: After leveling off in 2025, the vacancy rate is
expected to begin improving in 2026. The vacancy rate in Pittsburgh
is forecast to end the year at 4.3%, marking a 30-basis-point annual

improvement.

Year over year, average asking
rents are up 3.17%.

RENTS TRENDS
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MULTIFAMILY SALES

o Multifamily investment sales activity continued to slow during the

first half of 2026. Roughly 50% fewer transactions closed than The yGOF-TO-dOfe m eC/IOﬂ SO/e
during the same period last year. Nearly all properties that traded price I'S $é5/5OO per un li.

during the period were Class C assets.

e Year to date, the median sale price in Pittsburgh is $65,500 per
. S . INVESTMENT TRENDS
unit, down 7% from last year. The decline is primarily attributable
to a lack of transactions in higher-priced areas such as Beaver $80
County and Downtown Pittsburgh rather than deterioration in

- $65.5
broad-based pricing.

$60
o Cap rates recorded a wide range during the first half of this year.

The average cap rate in Pitisburgh was approximately 7.5%,
though a handful of properties traded with cap rates below 6.0%
or above 9.0%.
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RECENT TRANSACTIONS MULTIFAMILY SALES ACTIVITY

PROPERTY NAME STREET ADDRESS YEAR BUILT UNITS SALES PRICE PRICE/UNIT

Apartments on Academy 44-50-60 Academy Ave., Pittsburgh $5,800,000 $103,571

Webster Tower 240 Melwood Ave., Pittsburgh

The California 909 California Ave., Pittsburgh
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LOOKING AHEAD

Operating conditions in Pittsburgh are expected to continue Multifamily investment activity is forecast to improve during the third
improving through the second half of the year as the pace of and fourth quarter of 2026. Volume will likely accelerate in the
multifamily deliveries continues to slow. With fewer new units entering coming months as improving operating conditions pull more investors
the market, existing demand should have an opportunity to catch up off the sidelines, though the total number of properties that change
with recent supply growth, supporting occupancy and rent hands this year should still fall below the previous two years due to
performance. While improvements in some areas may be modest, the deceleration in activity recorded during the first half of 2026.
overall rent growth is expected to remain in line with 2025 levels. Submarkets such as Downtown Pittsburgh and East Pittsburgh are
One factor to monitor is the pace of employment growth. Although expected to account for a growing share of transaction activity,
slower hiring is not expected to materially impact vacancy in the near although sales should remain broadly distributed across the metro.
term, a prolonged slowdown could temper rent growth in 2027 as The ratio of Class B sales to Class C sales is forecast to remain near its
operators prioritize occupancy. current level for the foreseeable future, while cap rates may trend
modestly lower in some parts of the market based on location
and quality.
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FOR MORE INFORMATION, PLEASE CONTACT

CHRIS DOERR WILL HARVEY

Regional Managing Director, Investment Sales Senior Vice President, Investment Sales
202.486.0229 301.861.0005
cdoerr@northmarg.com wharvey@northmarg.com
SHACK STANWICK MEG CARTER

Associate, Investment Sales Lead Transaction Manager, Investment Sales
301.861.0094 424.334.7020
sstanwick@northmarg.com mcarter@northmarg.com

DEVON CLARK
Analyst, Investment Sales
301.718.6666
dclark@northmarg.com

PETE O’NEIL, National Director, Research | 602.508.2212 | poneil@northmarg.com
JOHN TAGG, Research Manager | 972.455.4916 | jtagg@northmarg.com

LUCAS BAUM, Market Analyst | 602.598.7351 | Ibaum@northmarg.com

ABOUT NORTHMARQ

Northmargq is one of the largest privately held commercial real estate firms in the United States, combining a nationwide presence
with deep local expertise. With more than 50 offices across the country, we provide a full suite of debt, equity, investment sales, loan
servicing and fund management solutions for a comprehensive range of property types. Our unique structure allows us to connect
clients with the best opportunities, yet be nimble enough to ensure access to every expert across our company. The firm manages a
loan servicing portfolio of over $80 billion and has completed $91.3 billion in transactions over the past four years. At Northmarg,

collaboration fuels results, helping clients achieve success in every market, nationwide. For more information, visit www.northmarg.com.

The information contained herein has been obtained from sources deemed reliable. While every reasonable effort has been
made to ensure its accuracy, we cannot guarantee it. No responsibility is assumed for any inaccuracies. Readers are encouraged
to consult their professional advisors prior to acting on any of the material contained in this report. ©2026. All rights reserved.
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