














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%.

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
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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




Figure 6. Share of Renters Spending 35% or More of Household
Income on Gross Rent by Income
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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%
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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
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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.
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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
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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

PRST-STD
US POSTAGE
PAID
STOCKTON, CA
PERMIT 383

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.

Figure 7. Vacancy Rate by County, by Year
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