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The housing market is a key 
component to San Joaquin 
County’s economy. While the 
economic effects of falling home 
prices and rising foreclosures 
have been well-documented and 
publicized over the past few years, 
there are other changes occurring 
in the housing market that have 
received little attention. This 

Regional Analyst will examine 
changes in the rental market and 
the composition of the housing 
stock using results from the 
American Community Survey 
(ACS) and other sources. 

Figure 1 shows the median gross 
rent in San Joaquin County 
and several other Central Valley 

counties, California, and the 
U.S., as measured by the 2009 
American Community Survey.  
Gross rent is defined as monthly 
rent plus the average monthly cost 
of basic utilities for electricity, 
heating, cooking, water and sewer. 
In 2009, the median gross rent in 
San Joaquin County was $998, 
the highest in the Central Valley, 

about 3% higher than 
Sacramento County 
and over 15% greater 
than the national 
median rent. Since 
the housing bubble 
burst in 2007, home 
prices in San Joaquin 
County have fallen 
below the U.S. level 
by most measures. 
In contrast, median 
rental costs rose 
more slowly during 
the boom but have 
remained high, 
growing about 15% 
since 2007.
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Figure 1. Median Gross Rent, 2009
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Map 1 displays median gross rent 
by census tract in San Joaquin 
County as reported in the 2009 
ACS. Those neighborhoods with 
high rates of single family homes 
have the highest median gross 
rents, while older areas near the 
center of San Joaquin County 
cities, and areas with high 
percentages of multifamily housing 
have lower rents. The highest 
gross rents exceeding $1,750 per 
month were reported in Mountain 
House (census tract 52.03) and 
near Lower Sacramento Road in 
North Stockton and Lodi (census 
tracts 32.10 and 41.04). The lowest 
median gross rents are below $600 
and occur in the neighborhood 
on the east side of the University 
of the Pacific (census tract 14) and 
Downtown Stockton (census tract 
1). Unfortunately, the ACS data 
does not allow for the comparison 
of similar housing units, so gross 
rental rates undoubtedly reflect the 
size and amenities of the units and $400
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Figure 2. RealFacts.com Average Asking Rent, 
1994 to 2010
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Median Gross rent in San Joaquin County was 
$998 in 2009, the highest in the Central Valley 
and 15% above the national median rent.

do not allow for calculating rent 
per square foot or per bedroom. 

In order to track rental rates over 
time for similar housing units, we 
obtained data from RealFacts, a 
firm that tracks market conditions 
and rents for apartment complexes 
over time. Although the RealFacts 
data does not cover as much of 
the rental market, the median 
rents reported by RealFacts are 
not distorted by the significant 
increase in single-family homes 
added to the rental stock over the 
last decade like the ACS data. 
Figure 2 displays the time series 
of average asking rents for all 
apartments. Average rents were 
rising by more than 10% per year 
from 1998 to 2001, then grew at 
a moderate rate after 2001, and 
have dropped about 5% since the 
onset of the recession in 2008. 
The pattern was similar for all 

apartment size classes tracked by 
RealFacts. 

While economic factors such as 
mortgage rates and employment 
growth affect the housing market, 
the most fundamental driver 
is the relationship between the 
supply of housing units and 
population growth. As discussed 
in the May 2010 Regional Analyst 
Delinquencies, Defaults, and 
Foreclosures: Understanding the San 
Joaquin County Housing Market 
and presented in Figure 3, the 
years between 1995 and 2003 
were a period of strong population 
growth, but relatively slow housing 
growth. By 2003, the pace of 
housing production had caught 
up with population growth, and 
housing production exceeded 
population growth from 2004 
to 2007. The RealFacts rent data 

reflects these fundamental drivers, 
as rents rapidly increased during 
a period of increasing housing 
demand and lagging supply. Rents 
moderated after housing supply 
caught up with demand before 
declining recently. In contrast, the 
ACS data shows rents continuing 
to increase through 2009. 

Figure 4 compares measures 
of home purchase prices from 
the Federal Housing Finance 
Agency (FHFA) and Zillow.com 
to measures of rent prices from 
the ACS and the aforementioned 
RealFacts data. To facilitate 
comparison of trends of home 
prices and rents, the four series in 
Figure 4 are presented as an index 
with all values set to 100 in the 
year 2000.  Overall rental rates 
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(ACS Rent index) have 
increased significantly 
to 62% above their 
2000 level while rental 
rates for apartments 
(RealFacts.com Rent 
Index) are about 25% 
above their 2000 level, 
but have declined about 
5% since 2007.  The 
difference between 
overall rents in the 
ACS and RealFacts 
rent indices may reflect 
a shift in the rental 
housing stock towards 
single-family homes, 
the higher-priced 
and faster-growing 
southern part of the 
county, and rising 
costs for utilities. As 
discussed previously, 
home price increases 
should have moderated 
after 2003 as supply 
caught up with 
demand, but home 
prices grew even more 
rapidly fueled by ever 
growing availability 
of risky mortgages 
and a speculative price 
bubble. As home prices 
have crashed due to 
foreclosures, both 
home price indexes 
have now dropped significantly 
below the rent indexes. By 2009, 
the home price indexes were 
about 14% below the RealFacts 
rent index, and about 49% below 
the 2009 ACS rent index. Home 
prices have declined even further 
in recent months, so current home 
prices are very attractive relative to 
rents; especially with historically 

low mortgage rates. 

Map 2 shows the real change in 
median gross rent by census tract 
between 2000 and the 2005-2009 
period when adjusted for inflation 
to 2009 dollars. Confirming 
our hypothesis that much of the 
recent rent growth in the ACS 
is due to an increasing share of 
new, single-family homes in the 
rental market, Map 2 shows the 

largest increases in inflation-
adjusted median gross rent are in 
areas with a large number of new 
homes, such as the outskirts of 
Lathrop and Mountain House. 
For example, the newer areas of 
Lathrop west of Interstate 5 and 
outside central Lathrop east of I-5 
(census tract 51.19), experienced 
heavy home building in recent 
years; over 46% of the homes there 
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Figure 4. San Joaquin County Rent Price Indices vs. House 
Price Indices, 2000-2010, 2000 = 100
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Figure 5. Single Family Housing as a Percentage of New 
Housing Units, 1990-2009
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Over the past 20 years, 98% of the 64,000 new 
housing units added in San Joaquin County  
have been single family homes.

were built after 2005. This newer 
area of Lathrop recorded a 140% 
increase in median gross rent 
between 2000 and the 2005-2009 
period. The Mountain House area 
(census tract 52.03) is similar: 
64% of homes were built after 
2000 and it has seen median gross 
rent increase 123% since 2000. In 
contrast to the county wide trend 

of rent growth outpacing income 
and inflation growth, gross rents 
fell modestly in inflation-adjusted 
dollars in 6 of the 121 census tracts 
in San Joaquin County: Lodi 
Lake, the area immediately north 
of Lincoln High in Stockton, two 
areas immediately east of 99 along 

Waterloo Rd. (Highway 88) and 
Highway 26 in Stockton, north 
central Lathrop, and the area 
around East Union High School 
in north Manteca.

While areas that experienced the 
highest amount of new, single-
family homebuilding over the 
past decade have experienced 
the greatest increases in rental 
rates, some lower-income areas 
dominated by multi-family 
housing have also posted 
significant rent increases. Map 2 
shows substantial rent growth in 
downtown and south Stockton. 
Low-income census tracts in 
the downtown area with greater 
than 80% multi-family housing 
units saw inflation-adjusted 
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rents grow between 31% and 
66%, while inflation-adjusted 
incomes experienced virtually no 
growth. In the past decade, San 
Joaquin County census tracts 
with a majority of multifamily 
housing have seen median gross 
rents increase by 32% in inflation 
adjusted dollars, faster than the 
overall County average. This steep 
increases in rent in multi-family 
areas between 2000 and the 
2005-2009 ACS survey period is 
somewhat surprising since most 
of the newer, higher-quality rental 
housing stock is in single-family 
areas. 

These trends are probably linked 
to the lack of multi-family 
construction in recent decades. In 
the past 20 years, over 98% of the 
growth in housing units in San 
Joaquin County has been single 
family homes. Map 3 displays the 

rate of multifamily housing in 
each census tract in San Joaquin 
County.  In addition to downtown 
Stockton, multi-family units are 
also concentrated along the March 
Lane and West Lane corridors in 
Stockton that were mostly built in 
the 1980s. Since 1990, multi-family 
units in San Joaquin County have 
only grown by 1,800, whereas 
single-family units increased by 
62,500. While the trend towards 

single-family homes has been 
national, San Joaquin County has 
been exceptionally skewed. Figure 
5 illustrates how extreme this 
skew toward single-family housing 
units is compared to other Central 
Valley counties, California, and 
the nation. 

Further, rising rents have placed 
an increased burden on middle- 
and low-income renter households. 
Figure 6 demonstrates renters in 

Nearly half of renters 

in San Joaquin County 

spend at least 35% of 

their household income 

on gross rent, and more 

than one-quarter spend 

at least 50%.
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For questions or comments about this article, please contact:

Business Forecasting Center
Eberhardt School of Business
3601 Pacific Avenue
Stockton, CA 95211

Phone: 209.946.7385

Director, Jeffrey Michael
E-mail: jmichael@pacific.edu

Research Associate, Andrew J. Padovani
E-mail: apadovani@pacific.edu
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Figure 6. Share of Renters Spending 35% or More of Household 
Income on Gross Rent by Income

United States San Joaquin County

San Joaquin County are more 
heavily burdened than the rest of 
the U.S. across all income levels. 
The differences are greatest for 
households with incomes between 
$20,000 and $50,000 per year. 
For example, a household with 
a $30,000 annual income would 
be spending more than 35% of 
their income on housing if they 
paid more than $875 per month 
in gross rent. Figure 6 shows 
that roughly two-thirds of San 
Joaquin households at this income 
level were paying more than 35% 
of their income, about twenty 
percentage points higher than the 
overall rate in the U.S. In many 
cases, the lack of multifamily 
housing in San Joaquin County 
may be pushing these households 
toward renting more expensive 
single-family homes. Overall, 
almost half (48.7%) of renter 
households spend at least 35% 

of household income on gross 
rent and just over 28% of renter 
households spend at least 50% on 
gross rent.

For years, the news has 
documented the dizzying fall 
of San Joaquin County home 
prices from the foreclosure crisis. 
This has led some to suggest the 
County has a housing glut and an 
abundance of affordable housing. 
While purchasing a home is once 
again affordable in the County, an 
examination of the rental market 
reveals that housing costs are still 
a critical issue, and high rents 
burden many households. Rents 
have increased significantly faster 
than inflation and incomes, and 
there has been little new housing 
built for the rental market in 
the past 20 years. In fact, steeply 

rising rents between 1998 and 
2005 may be an underappreciated 
factor that encouraged many low 
and middle income households to 
purchase homes with sub-prime 
loans in the past decade. The lack 
of new rental housing was driven 
by a combination of market forces 
and public policies that made 
multi-family home development 
unprofitable. In the coming years, 
developers and policy makers 
must work together to increase the 
supply of affordable rental housing 
for middle and lower income 
households.



San Joaquin Council of Governments
555 E. Weber Avenue
Stockton, CA 95202

PH: 209.235.0600

PRST-STD
US POSTAGE

PAID
STOCKTON, CA

PERMIT 383

return Service requested

7.6% 8.0% 8.0% 8.1% 8.3%

9.6%

11.4%

0%

2%

4%

6%

8%

10%

12%

Sacramento
County

Stanislaus
County

San Joaquin
County

California Fresno
County

Merced
County

United States

Source: 2010 Census Redistricting Data, U.S. Census Bureau

Figure 7. Vacancy Rate by County, by Year
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Results from 2010 Census: 
Vacancy Rates
This spring, the Census Bureau 
released vacancy rates as measured 
by the 2010 Census. Figure 7 
compares vacancy rates from 
the 2010 Census to their level 
in the 2000 Census. Overall, 
vacancy rates are up throughout 
all of California and the United 
States: the vacancy rate for San 
Joaquin County doubled to 8% 
in 2010 from 4% in 2000. While 
the doubling of San Joaquin 
County vacancy rates reflects 

the recent struggles of the local 
housing market, vacancy rates 
are still significantly lower than 
the national average. Despite this 
significant increase, it is important 
to note the 2000 vacancy rates 
for the County are exceptionally 
low and reflect tight housing 
market conditions in the years 
immediately before the boom in 
single-family home construction. 
Due to the Census date being 
April 1st, higher vacancy rates 
occur in areas throughout San 
Joaquin County that provide a 
significant amount of housing 

units to seasonal agricultural 
workers. Vacancy rates are also 
naturally higher for areas with 
high shares of rental housing 
that experience greater levels of 
turnover. Elevated vacancy rates 
are also found in areas with rapid 
new home construction and high 
foreclosure rates. Overall, vacancy 
rates throughout San Joaquin 
County are not as high as some 
would expect in heavy foreclosure 
areas, reflecting the fact that most 
housing units in the foreclosure 
process are still occupied.


