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CHALLENGING TIMES
COVID-19 has drastically clouded economic outlooks and made many 
commercial real estate transactions difficult to complete. Landlords 
are looking for ways to get existing tenants back to their office 
buildings and spaces in a safe manner, and tenants are contemplating 
occupancy needs and office utility with longer than anticipated work-
from-home mandates. It’s a challenging time for both sides of the 
table; unfortunately, there’s no clear answer to solve the problem.

STATISTICAL OVERVIEW
As of the end of first quarter of 2020 and continuing through most of 
the second quarter, the market has generally been in a state of 
paralysis. Overall the Tri-Valley market experienced negative net 
absorption of 272,688 square feet for the second quarter and negative 
absorption of 492,534 square feet for the first half of the year. The 
overall market availability rate has increased by 0.91% from first-
quarter 2020 to 14.48% to end second-quarter 2020. Like the first 
quarter, the majority of negative absorption was centered in the 
Pleasanton Class A market segment, with a combination of both direct 
and sublease space.

LEASE AND SALE ACTIVITY
As mentioned above, leasing activity has generally been on hold with 
shelter-in-place orders and many employees working from home. 
Starting in June, the market began to see a very slight uptick in activity, 
and there are a few transactions which have closed despite these 
challenging times.

In Dublin, the Alameda County Sheriff’s office leased 36,716 square 
feet at 3 Park Place, Patelco’s new headquarters. This tenant 
requirement had been in the market for well over a year and largely 
focused on this building. Also at 3 Park Place, Zenith Insurance, which 
closed a lease on 35,633 square feet in fourth-quarter 2020, has 
brought 12,844 square feet of its space on the market for sublease.

In Pleasanton, Medallia placed 30,772 square feet on the market for 
sublease at the 6220 building of Pleasanton Corporate Commons, but 
is rumored to have come to terms with a prospective tenant that would 
occupy the entire sublease. State Farm Insurance relocated its office 
from Pleasanton Corporate Commons by leasing 12,027 square feet in 
Building 5 at Rosewood Commons. Sore Intelligence subleased 7,484 
square feet at the 6700 Koll Center Parkway building of Bernal 
Corporate Plaza, and this represents a new deal to the market. In an 
on-again/off-again type of situation, ServiceMax is once again 
marketing two floors and almost 60,000 square feet for sublease, also 
at Rosewood Commons. In one of the few sale transactions that has
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MARKET SUMMARY
Current 
Quarter

Prior
Quarter

Year Ago
Period

12 Month
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Total Inventory 29.9M SF 29.9M SF 29.9M SF 

Availability Rate 14.4% 13.6% 12.5% 

Net Absorption (SF) -273K SF -220K SF -300K SF 
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closed this calendar year, 4400 Black Avenue, a 22,212-square-foot
building, sold for $5.275 million, or $237/SF. The building is currently 
leased to AT&T, who has approximately two years of lease term 
remaining.

In Bishop Ranch, ExteNet leased 9,091 square feet at Bishop Ranch 8, 
and Brio expanded its footprint at Bishop Ranch 1 by 7,140 square feet 
and now resides in approximately 17,000 square feet. These small 
gains were offset by a few companies giving back space but are 
representative of companies making commitments despite the current 
market climate. Also in San Ramon, PG&E has expressed plans to 
vacate nearly 136,000 square feet in the coming years. The company 
has committed to a 35-year lease for over 900,000 square feet in 
Oakland and announced it will also be consolidating roughly 200,000 
square feet in Concord and moving a large presence out of San 
Francisco to fill the space.

In Livermore, 3090 Independence Drive, a 79,270-square-foot building 
formerly owned and occupied by the now-defunct Livermore Charter 
School, was purchased by Restoration Management Company for an 
estimated $15.5 million, or $196/SF. The buyer plans to occupy half of 
the building and lease out the remaining 40,000 square feet.

SUBLEASE MARKET SUMMARY
Lower office demand and companies’ inability to utilize their spaces 
seems to be a perfect storm brewing for the sublease market. That 
said, it’s important to understand sublease space in the Tri-Valley 
market has actually been steadily increasing over the past two years. 
At the end of fourth-quarter 2018, the market had approximately 
627,843 square feet of sublease space available and an overall market 
availability of 11.39%. Fast forward to the end of second-quarter 2020, 
and the sublease market has doubled to 1.27 million square feet of

available space; availability was 14.48%. Most of the subleases 
brought to the market during this time were a function of M&A 
consolidation, which is typical healthy market activity. The sublease 
increase was a pre-pandemic trend, so sublease availability can 
reasonably be expected to further increase in the second half of 2020 
as the effects of the pandemic continue to settle.  These subleases 
will present a great opportunity for many companies to find cost-
effective, shorter-term solutions to relocate out of more densified 
areas of the Bay Area while waiting for better clarity on COVID-19 and 
future space needs.

LOOKING FORWARD 
The hopes that COVID-19 would be under control and/or gone by 
summer is obviously a thing of the past. It is very apparent the 
pandemic will have a long-lasting effect on the market and, in some 
ways, how companies perceive office space utility moving forward. 
There is a growing comfort level that work from home is successful 
and that employees are happy to avoid one- to three-hour commutes 
they would otherwise be undertaking in a normal work environment. 
For that reason and because much of the Peninsula, South Bay and 
San Francisco workforce resides in the Tri-Valley, it’s likely that 
companies will consider taking an office footprint in the Tri-Valley in 
an effort to decentralize its workforce and keep the improved quality 
of life its employees have been experiencing.

The Tri-Valley is a well-positioned market with strong fundamentals 
and deep labor pool. As more people continue to work from home and 
as more people avoid arduous commutes to other parts of the Bay 
Area for work, the Tri-Valley market is well positioned to attract 
companies looking to decentralize its workforce and improve its 
employees’ quality of life.

2Q 2020 TRI-VALLEY OFFICE MARKET

SELECT LEASE TRANSACTIONS

Tenant Building(s) Submarket Type Square Feet

CooperVision, Inc. 5870 Stoneridge Drive Pleasanton Renewal 48,390

Alameda County 3 Park Place Dublin Direct 36,716

SELECT SALE TRANSACTIONS
Building(s) Submarket Reported Sale Price Reported $/RSF Square Feet

3090 Independence Livermore $15,500,000 $196 79,270

4400 Black Ave Pleasanton $5,275,000 $237 22,212
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SUBMARKET STATISTICS

Total 
Inventory 

(RSF)

Total
Availability*

(RSF)

Sublease
Availability

(RSF)

Total 
Availability 

Rate

Sublease 
Availability 

Rate

Qtr Net 
Absorption 

(RSF)

YTD Net 
Absorption

(RSF)

Direct FS**
Asking Rent
(Price/SF)

Danville/Alamo 845,738 85,023 8,674 10.05% 1.03% -13,044 2,048 $3.49

Class A 273,074 52,152 4,925 19.10% 1.80% -8,527 5,315 $3.65

Class B 436,138 25,170 3,749 5.77% 0.86% -6,957 -1,314 $3.25

Class C 136,526 7,701 0 5.64% 0.00% 2,440 -1,953 $3.06

Bishop Ranch 7,557,624 1,236,895 359,729 16.37% 4.76% -17,993 -83,542 $3.00

Class A 6,731,842 998,979 295,194 14.84% 4.39% -5,310 -47,299 $3.15

Class B *** 632,272 188,985 15,604 29.89% 2.47% -12,683 -36,243 $2.55

Flex 193,510 48,931 48,931 25.29% 25.29% 0 0 $1.75

San Ramon 2,169,320 242,482 40,757 11.18% 1.88% -30,322 -25,884 $2.59

Class A 672,231 132,602 10,255 19.73% 1.53% -2,916 -4,463 $2.85

Class B 921,773 61,092 17,822 6.63% 1.93% -13,908 -6,067 $2.35

Class C 230,967 18,321 680 7.93% 0.29% -1,094 -757 $2.05

Flex 344,349 30,467 12,000 8.85% 3.48% -12,404 -14,597 $1.75

Dublin 3,206,526 417,109 190,450 13.01% 5.94% 6,392 3,681 $2.76

Class A 1,388,188 219,642 174,391 15.82% 12.56% 19,680 17,868 $3.20

Class B 498,200 100,245 0 20.12% 0.00% 0 -1,671 $2.12

Class C 339,799 26,243 0 7.72% 0.00% -4,397 -2,154 $1.95

Flex 980,339 70,979 16,059 7.24% 1.64% -8,891 -10,362 $1.60

Pleasanton 12,886,067 1,841,837 560,265 14.29% 4.35% -127,840 -302,600 $2.70

Class A 6,712,059 1,162,227 466,504 17.32% 6.95% -132,829 -275,490 $3.10

Class B 2,457,836 325,990 45,445 13.26% 1.85% -22,949 -28,012 $2.60

Class C 421,971 14,801 3,442 3.51% 0.82% -2,301 -2,386 $2.26

Flex 3,294,201 338,819 44,874 10.29% 1.36% 30,239 3,288 $2.03

Livermore 3,225,252 504,870 9,689 15.65% 0.30% -89,881 -86,237 $1.75

Class A/B 916,183 134,761 5,353 14.71% 0.58% -40,600 -40,600 $2.35

Class C 91,874 10,991 0 11.96% 0.00% 0 1,231 $1.82

Flex 2,217,195 359,118 4,336 16.20% 0.20% -49,281 -46,868 $1.45

TRI-VALLEY 29,890,527 4,328,216 1,169,564 14.48% 3.91% -272,688 -492,534 $2.77

Class A 15,777,394 2,565,602 951,269 16.26% 6.03% -129,902 -304,069 $3.11

Class B 5,862,402 836,243 87,973 14.26% 1.50% -97,097 -113,907 $2.52

Class C 1,221,137 78,057 4,122 6.39% 0.34% -5,352 -6,019 $2.00

Flex 7,029,594 848,314 126,200 12.07% 1.80% -40,337 -68,539 $1.82

*Total Availability is space marketed for lease regardless of whether the space is vacant or occupied
**Flex Asking Rents shown are NNN

***BR6 was reclassified as Class B Bishop Ranch in Q1 2019
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Newmark Knight Frank has implemented a proprietary database and our tracking methodology has been revised.  With this expansion and refinement in our data, there may be adjustments in 
historical statistics including availability, asking rents, absorption and effective rents. Newmark Knight Frank Research Reports are available at www.ngkf.com/research

All information contained in this publication is derived from sources that are deemed to be reliable. However, Newmark Knight Frank (NKF) has not verified any such information, and the same 
constitutes the statements and representations only of the source thereof, and not of NKF. Any recipient of this publication should independently verify such information and all other information 
that may be material to any decision that recipient may make in response to this publication, and should consult with professionals of the recipient’s choice with regard to all aspects of that 
decision, including its legal, financial, and tax aspects and implications. Any recipient of this publication may not, without the prior written approval of NGKF, distribute, disseminate, publish, 
transmit, copy, broadcast, upload, download, or in any other way reproduce this publication or any of the information it contains.
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