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before the housing 
boom, San Joaquin 
county had a mild 
housing shortage.  
In 2000, The county 
was about 6,000 
housing units below 
the level needed to 
bring non-seasonal 
vacancy rates, prices 
and rents close to 
national norms.

San Joaquin County Housing:  
Current Challenges, Future Needs
Housing is a critical human need 
and a major part of the economy. 
The consumer expenditure survey 
shows that American households 
spend a larger share of their 
income on housing than any 
other category (transportation is 
second). The San Joaquin County 
housing market has been on a 
roller-coaster ride that many 
residents would like to forget. The 
area has the highest foreclosure 
rate in the nation. This 
followed a five year period of 
exploding property values, 
only to see it all disappear in 
an even more rapid collapse 
in home prices. With so much 
focus on home values and 
foreclosures, there has been 
little discussion of housing 
supply and adequacy for a 
growing population.

Most analysts agree that the 
U.S. has an excess supply of 
new homes and it will take 
years for the population to 

catch up to the housing stock. Since 
San Joaquin County has been at the 
top of the national foreclosure and 
home price depreciation charts, it 
may seem logical to conclude that 
San Joaquin County has the biggest 
glut of unneeded homes. In fact, 
this is not the case. After the market 
stabilizes over the next two years, the 
County will require a rapid increase 
in construction to satisfy the demand 
from new household formation. This 
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report describes the changes in the 
County’s housing market over the 
past two decades, and determines 
future housing needs from a forecast 
of new households through 2030.

Figure 1 shows the annual growth 
rate in housing units compared 
to the population growth rate. 
Between 1996 and 2003, the 
County’s population grew more 
quickly than its housing stock, and 
prices started rising after many 
soft years following the recession 
of the early 1990s. After lagging 
behind population growth for seven 
years, 2004 was the first of four 
years where construction outpaced 
population growth. our forecast 
for 2008-10 shows extremely low 
rates of new home building (based 
on recent building permits data) 
that is once again below population 
growth. during a decade known 
for its housing boom, San Joaquin 
County could ultimately see 
its housing stock fall behind its 
population.

Figure 2 takes another look at 
housing units and population 
growth, comparing San Joaquin 
County to California and the U.S. 
as a whole. during the 1990s, 
housing growth in California and 
San Joaquin County lagged behind 
population growth as the region 
dealt with the housing recession 
of the early 1990s which followed 
a decade of strong price increases 
in the 1980s. during the most 
recent housing boom from 2000 to 
2007, housing growth only slightly 
outpaced population growth in San 
Joaquin County and California. 
In the United States, housing 
expanded much more quickly 

relative to population growth, 
implying that overbuilding was 
greatest outside of California. For 
example, Florida and nevada, two 
states often compared to California 
for high foreclosure rates, both saw 
their housing stocks expand by 

five percentage points faster than 
population growth. California’s 
2000-2007 housing growth rate of 
9% is closest to Alabama, Kentucky, 
and Indiana, where population grew 
at half the speed seen in California. 
California’s 2000-07 population 

1991 1993 1995 1997 1999 2001 2003 2005 2007 2009
0%

1%

2%

3%

4%

5%

Housing Growth
Population Growth

Figure 1.  San Joaquin County Housing Market, 1990-2010

Sources: Numbers prior to 2008 are from the U.S. Population and Housing Estimates, while 
numbers for 2008 and beyond are forecast from the Business Forecasting Center.
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Figure 2. Changes in Housing Units vs. Changes in Population

Data sources: 1990 and 2000 Censuses and 2007 American Community Survey

San Joaquin County California United States
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Over the next two decades, San Joaquin 
county will need to add over 5,000 new 
housing units per year.

growth is closest to Tennessee, new 
Mexico and Virginia where housing 
growth averaged 11.6% compared to 
California’s 9%.

Figure 3 compares key housing 
characteristics between San Joaquin 
County, California, and the U.S. 
in the year 2000. This was a time 
of relatively stable housing markets, 
right at the beginning of the housing 
boom. In 2000, overall housing 
vacancy rates in the county were 
among the lowest in the nation, 
although this is somewhat deceptive 
because about 2% of housing units 
in California and the U.S. are 

vacant seasonal (second) homes, 
a category that barely registers in 
San Joaquin County. even after 
accounting for the second home 
effect, rental and owner-occupied 
vacancy rates are still below U.S. 
norms. In San Joaquin County, 
housing values and mortgage costs 
were about 15% above the U.S., 
while rents were slightly higher, and 
homeownership rates were lower 
despite similar household income 
levels. In 2000, the data shows San 
Joaquin County had a mild housing 

shortage, about 6,000 housing 
units below the level that would 
bring non-seasonal vacancy 
rates (and presumably prices and 
rents) close to national historical 
norms. 

Figure 4 shows the extreme 
changes in the housing market 
that occurred between 2000 
and 2007. easy mortgage 
lending fueled the demand 
for homes, and San Joaquin 
County home prices soared. 
The median mortgage payment 
grew at 3 times the rate of 
median household income. rent 
increases also surpassed income 
gains. By 2007, the median home 
values were double the U.S. level, 
and mortgage costs were 50% 
higher, compared to 15% higher 
in 2000. rent in 2007 was 15% 
higher than the U.S., while 
incomes had grown to slightly 
above the U.S. average. Vacancy 
rates remained low in San 
Joaquin County until 2007 when 
foreclosures began to escalate. 

The San Joaquin housing market 
has changed rapidly since the 
2007 data reported in Figure 4. 
Housing prices have dropped 
even faster than they went 
up, and the area’s foreclosure 
rate leads the country. As of 
September 2008, the California 
Association of realtors reports 
the median home price in San 
Joaquin County is down to 
$190,000, a decrease of $250,000 

2000
1990-2000 
% Change 2000

1990-2000 
% Change 2000

1990-2000 
% Change

% Vacant Housing Units 4.0% -0.9%* 5.8% -1.3%* 9.0% -1.1%*

% Home-owner Vacancy Rate 1.2% -0.6%* 1.4% -0.6%* 1.7% -0.4%*

% Rental Vacancy Rate 3.8% -0.7%* 3.7% -2.2%* 6.8% -1.7%*

% Owner Occupied Housing Units 60.4% 2.8%* 56.9% 1.3%* 66.2% 2.0%*

Median Value Owner-occupied ($ tho.) 142.4 17.0% 211.5 8.2% 119.6 51.2%

Median Mortgage Payment ($) 1,235 45.3% 1,478 37.2% 1,088 47.6%

Median Rent ($) 617 26.2% 747 20.5% 602 34.7%

Median Household Income ($ tho.) 41.3 34.8% 47.5 32.7% 42.0 39.7%

Note: * For % vacant, % owner occupied units, and vacancy rates, changes represent percentage point changes.
Sources: 1990 and 2000 Censuses, U.S. Census Bureau

Housing Related Characteristics

Figure 3.  Housing Related Characteristics in 2000 and Changes Between 1990 and 2000

San Joaquin County California United States

2007
2000-2007 
% Change 2007

2000-2007 
% Change 2007

2000-2007 
% Change

% Vacant Housing Units 8.5% 4.5%* 8.3% 2.5%* 12.1% 3.1%*

% Home-owner Vacancy Rate 3.5% 2.3%* 2.1% 0.7%* 2.5% 0.8%*

% Rental Vacancy Rate 5.7% 1.9%* 4.7% 1.0%* 7.9% 1.1%*

% Owner Occupied Housing Units 63.2% 2.8%* 58.0% 1.1%* 67.2% 1.0%*

Median Value Owner-occupied ($ tho.) 399.5 180.5% 532.3 151.7% 194.3 62.5%

Median Mortgage Payment ($) 2,156 74.6% 2,314 56.6% 1,464 34.6%

Median Rent ($) 902 46.2% 1,078 44.3% 789 31.1%

Median Household Income ($ tho.) 52.5 27.1% 59.9 26.2% 50.7 20.8%

Note: * For % vacant, % owner occupied units, and vacancy rates, changes represent percentage point changes.
Sources: 2000 Census and 2007 American Community Survey, U.S. Census Bureau

Housing Related Characteristics

Figure 4.  Housing Related Characteristics in 2007 and Changes Between 2000 and 2007

San Joaquin County California United States
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from its 2006 peak. However, the 
median price data can be somewhat 
skewed because it does not control 
for changes in the characteristics 
of home sold. For comparison, this 
report also looks at the oFHeo 
(office of Federal Housing 
enterprise oversight) home price 
index. The oFHeo index is based 
on repeat sales of existing homes, 
thereby controlling for home 
quality and less influenced by the 
disproportionately large number of 
new homes sold during the peak of 
the housing boom.

Figure 5 graphs the median home 
price, the oFHeo home price 
index, and the consumer price 
index (CPI). The oFHeo index 
and CPI are “normalized” at the 
median home price level in 2000 
in order to make it easy to compare 
the rates of change. The CPI is 
provided for perspective, and shows 
the overall rate of price increases 
(i.e. inflation) in the economy. As 
seen on the graph, oFHeo index 

increased slower than the median 
price, but both have seen a similar 
steep decline. The median price 
tripled in five years from 2000 to 
2005, whereas the oFHeo index 
doubled. over the past year, the 
media home price in the County 
declined 44% and the oFHeo 
index declined 41%. Figure 5 shows 
the oFHeo line nearly touches the 
CPI line. This indicates that both 
home prices and overall consumer 
prices increased about 30% since 
2000, although they have taken very 
different paths.

Home prices are showing signs of 
stabilizing, but could weaken more 
due to general economic conditions. 
overall, the San Joaquin County 
median home value is likely to be 
near $190,000 in 2010, an increase 
roughly proportional to expected 
income growth over ten years. 
Unfortunately, the boom and 
bust cycle between these ten year 
markers will continue to impact 
families even as prices stabilize.  

over the next few years, foreclosures 
will continue at high rates due to 
the large number of homeowners 
with mortgage balances exceeding 
their home value, and the ability 
of many to rent similar properties 
for less than their mortgage costs. 
In San Joaquin County, several 
thousand foreclosure properties will 
be unavailable for occupancy at any 
given time as they work through the 
legal system. As a result, rising local 
vacancy rates can be a misleading 
indicator of real housing availability. 
Unlike home prices, rents are 
unlikely to decline, but the large 
number of post-foreclosure homes 
entering the rental market should 
significantly slow the pace of rent 
increases. 

San Joaquin Housing 
Needs 2010-2030
Future housing needs are forecast 
by estimating new household 
formation and an assessment of the 
current housing stock. As discussed 
in the previous section, the excess 
supply from the housing boom is 
relatively small and the slack in the 
local market should be absorbed 
by growing population in the 
next year or two. Home building 
will soon have to increase from its 
current lows to accommodate new 
households. Household formation is 
closely related to population growth, 
but is also affected by demographic 
and economic factors such as the age 
and race distribution, income and 
job growth and housing costs. 

Two factors will increase the rate 
of new household formation in San 
Joaquin County in the next decade. 
First, the county is young and has a 
large cohort of residents entering the 
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Figure 5.  San Joaquin County Housing Price (Thousands), 
2000Q1 - 2008Q3

Sources: California Association of Realtors, Office of Federal Housing Enterprise Oversight, and
Bureau of Labor Statistics
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After lagging behind population growth for 
seven years, 2004 was the first year where 
construction outpaced population.

over the next few years, foreclosures 
will continue at high rates due to 
the large number of homeowners 
with mortgage balances exceeding 
their home value, and the ability 
of many to rent similar properties 
for less than their mortgage costs. 
In San Joaquin County, several 
thousand foreclosure properties will 
be unavailable for occupancy at any 
given time as they work through the 
legal system. As a result, rising local 
vacancy rates can be a misleading 
indicator of real housing availability. 
Unlike home prices, rents are 
unlikely to decline, but the large 
number of post-foreclosure homes 
entering the rental market should 
significantly slow the pace of rent 
increases. 

San Joaquin Housing 
Needs 2010-2030
Future housing needs are forecast 
by estimating new household 
formation and an assessment of the 
current housing stock. As discussed 
in the previous section, the excess 
supply from the housing boom is 
relatively small and the slack in the 
local market should be absorbed 
by growing population in the 
next year or two. Home building 
will soon have to increase from its 
current lows to accommodate new 
households. Household formation is 
closely related to population growth, 
but is also affected by demographic 
and economic factors such as the age 
and race distribution, income and 
job growth and housing costs. 

Two factors will increase the rate 
of new household formation in San 
Joaquin County in the next decade. 
First, the county is young and has a 
large cohort of residents entering the 

young adult years where household 
formation rates are at their highest. 
Furthermore, lower housing costs 
will again attract new migration 
from higher cost metro areas in 
the Bay Area. Household growth, 
however, will be slowed by two 
other factors that should lead to 
lower rates of household formation 
and larger households. First, there 
will be increasing shares of Hispanic 
and Asian households who tend 
to have lower rates of household 
formation with more people living 
in the same housing unit. Second, 
San Joaquin County’s relatively 
high housing costs also decrease 
the creation of new independent 
households. High housing costs 
and economic downturns increase 
the size of family households as 
children are less likely to move out 
of the parents’ home, and increase 
the size of non-family households 
as individuals seek to share housing 
expenses.

Figures 6, 7 and 8 illustrate how 
these factors impact household 

formation. 
Household 
formation is 
measured as the 
headship rate, the 
ratio of heads of 
households to the 
total population. 
Figure 6 shows 
that headship 
rates are relatively 
low in San 
Joaquin County. 
In all regions, 
headship rates 
rose during the 
housing boom 
years, but have 
declined as economic conditions 
and lending standards tightened 
in 2007. Figure 7 shows headship 
rates by age, and shows the rapid 
increase of household formation as 
people reach thirty years of age with 
more stable rates thereafter. The 
median age in San Joaquin County 

is 31.8 years, about 5 years below 
the national median. There are large 
cohorts of young adults moving 
into the prime ages for household 
formation and this will have a 
positive impact on local housing 
demand. Finally, Figure 8 shows 
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Figure 6. Headship Rates of Population 15 Years Old or Older
San Joaquin, California, and the United States

Data sources: 2000 Census and 2005 and 2007 American Community Surveys

Figure 7.  Headship Rates by Age, San Joaquin County
2000, 2005, and 2007 Averages

Sources: 2000 Census and 2005 and 2007 American Community Surveys
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that headship rates are significantly 
lower for the Asian and Hispanic 
populations. As discussed in the July 
2008 regional Analyst, the Asian 
and Hispanic population shares are 
growing significantly faster than 
other racial groups in the County, so 
this racial shift should slow the rate 
of household formation.

These household formation predic-
tors are combined with the popula-
tion cohort-component model and 
data on the current housing stock to 
predict future household formation 
and housing needs in San Joaquin 
County. Figure 9 shows our forecast 
of household formation through 
2030. Currently, the average house-
hold in San Joaquin County has 3.1 
people, compared to 2.5 for the U.S. 
our projection assumes that the 
long-run San Joaquin County hous-
ing market will remain moderately 
tight with above average household 
size. We fix the long-run vacancy 
rate at the level from the 2000 cen-
sus, and allow the current market to 
adjust to this level over several years 
as foreclosures slowly stabilize.

As a result, Figure 10 shows low 
levels of household formation and 
new housing needs between 2005 
and 2010. However, this does not 
last long. As discussed earlier, the 
excess housing stock in the County 
is relatively low and household 
formation and population growth 
will both accelerate quickly as the 
economy improves in 2010 and 
beyond. In a few years, San Joaquin 
County will need to add over 5,000 
new housing units on average 
per year and sustain this level of 
growth for at least the next 20 years. 
demand will peak from 2015-20, 

when the pace of home building 
will need to reach 90% of the level 
seen during the peak of the housing 
boom from 2000-2006. With 2008 

housing starts on a record low pace 
of about 1000 units countywide, 
homebuilding could see a strong 
rebound following another slow  
year in 2009. 

Figure 9.  Projected San Joaquin County Households 
Through 2030 (Thousands)
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Figure 10. Projected Housing Need vs. Change in Number of 
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Data source: Business Forecasting Center, 2008
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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

Regional Economic Analyst, Christiadi
E-mail: cchristiadi@pacific.edu

Challenges in Meeting 
Future Housing Needs
These projected housing needs 
are based on demographic trends. 
Whether construction actually 
meets these future projections 
depends on markets. The 
developments of the past decade 
present some challenges that could 
keep new home construction 
below the projections. If new 
housing units are unable to keep 
pace, it will eventually lead to a 
shortage of housing, continued 
affordability problems, lower rates 
of homeownership, and potentially 
slower population growth as high 
housing costs slow job growth and 
in-migration.

The first challenge is how quickly 
the home building industry can 
increase production from its current 
record lows. Some builders have 
gone out of business and others may 
be cautious about expansion after 
their recent experience. A second 
challenge is the substantial increase 
in local government impact fees 
during the housing boom where 
easy financing allowed home 
builders to pass these costs along 
to buyers in an environment of 
unconstrained credit and rapidly 
rising home prices. now home 
prices have dropped and easy credit 
is gone, but impact fees continue to 
increase. 

Figure 11 shows approximations of 
impact fees on typical new housing 
units averaged across Stockton, 
Tracy, and Manteca. Between 
1999 and 2007, impact fees for 

new construction increased about 
130% for single family homes and 
106% for multi-family units, more 
than four times the rate of income 
growth over the same period.  Fees 
for new single-family homes are now 
comparable to the annual income 
of the median San Joaquin County 
household, and roughly equivalent 
to thirty years of property taxes on 
an average existing home. There 
are good policy reasons for impact 
fees to exist, but at their current 
levels they are likely to reduce home 
building. Current fees are most 
likely to discourage the construction 
of smaller, less-expensive units 
since most fees are fixed rather than 
varying with the home’s size or 
value.

Locally, the housing boom resulted 
in a huge run-up in prices and a 
comparatively small burst in new 
home construction. Home prices 
have quickly decreased, and the 
excess inventory will be easily 
absorbed although continued 
foreclosures resulting from the price 
declines will impact the adjustment 
process for a few years. In the next 
decade, new construction will need 
to expand to near its housing boom 
pace to match the projected growth 
of new households. While the 
County deals with the serious short-
term impact of the recent boom and 
bust, it is important to stay aware 
of long-range housing needs and 
challenges.
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Figure 11. San Joaquin County Impact Fees for New Development

Note: Fees are approximate and averaged across Stockton, Tracy, and Manteca.

Sources: California Department of Housing and Community Development, San Joaquin
Partnership, and Business Forecasting Center.
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