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Foresord

As a publlc eervice Eo assist local housing activities through
clearer understandlng of local housing market condlEions, FHA

tnlElated publlcatlon of lEs comprehenalve housing markeE analyses
early ln 1965" Whlle each reporE 1s deslgned specifically for
FllA use ln admlnlsterlng lEs mort.gage lnsurance operatlons, 1t
ls expected thtrt the factual lnformatlon and the flndings and
concluslons of these reporte wlll be generally useful also to
bullders, morEgageee, and oEhere concerned with local housing
problema and to others havlng an lnterest ln local economic con-
dltlonr end trends.

Stnce nerket analysis ls not an exact sclence, Ehe judgmental
factor ts lmportant ln the development of findlngs and conclusions.
There will be dlfferencee of optnlon, of course, in the lnter-
pretat,lon of available factual lnformatlon in determining the
absorptlve capaclEy of Ehe market and the requirements for main-
tenance of a reaeonable balance 1n demand-supply relatlonships.

The factual'framework for each analysis is developed as Ehoroughly
as posslble on the basts of tnformation avallable from both local
and natlonal aources. Unless epeclflcally iCentifled by source
reference, all estlrnates and Judgments ln the analyrls are Ehose
of the authorlng analyst and the FtlA Market Analysls and Research
Sec E lon .
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ANALYSIS OF THE

LOS ANGELES. CALIFORNIA, HOUS]NG MARKET
AS OF JULY I 1966

Summary and Conclusions

The economy of the Los Angeles Housing Market Area (FMA) (l,os Angeles
County) is heavily dependent upon the aerospace and other defense-
related industries. Growing military and commercial demand for the
products of these industries has stimulated rapid growth of total
employment over the last year. The lncrease in employment contrasts
sharply with the rapidiy falling levels of residential construction.
Because of a substantial surplus of housing built during Lhe L962-
1964 period, residential construction activity has declined precipi-
tously, aided in recent months by an acute scarcity of mortgage funds.
Thus, the sales and rental markets, in which there remain fairly sub-
stantial surpluses of housing, are in the midst of rapid change. A
summary of the analytical findings is outlined below and more fully
detailed in the text.

Nonagricultural employment in the Lc-; Angeles tMA averaged 21841 ,4OO
during the first five months of 1966, LL4,8OO (4.2 percenr) above
the average for comparable months in 1965. Over the previous seven
years (1958-1965) nonagricultural employment increased by an average
of about 65,lOO annually, ranging fr-om a low of 16,600 between
i96O and L961, to a high of l14,4OO from 1958 to 1959. 0ver the
next two years, it is anticipated that employment r^/ilI advance by
an average of TOTOOO new jobs yearly.

The current median family income in the Los Angeles HMA, after de-
ducting federal income tax, is estimated at $8,4O0 for all families;
the median for renter households of Lwo-or-more persons is $61625.
Based on increases evident in the past, 1968 median family incomes
(after-tax) are projected at $8,875 for all families and $7,OOO for
renter households of two-or-more persons.

The currenc population of the HMA is about 6,985,0OO, representing
an increase of 947,2OO (15.7 percent) above the 6,O38,8O0 persons
reported by the l96O Census. Annual population increases since 1960
have averaged 151r55O, well below average annual growth between 195O
and 1960 when the population grew by an average of 188,7OO yearly.
In response to improved economic conditions, population is expected
to expand at a somewhat more rapid pace over the forecast period
than during the last six years, adding 1641000 persons annually over
the next two years. By July l, 1968, total population in the HI'IA is
forecast aL 7,314,000.

Households currently number 21364rOOO, representing an average in-
crease of 56,35O annually since Aprii 1960. During the two-year
forecast period, households are expected to increase by 6lr5OO
annualIy, reaching a total of 2,487,OOO by JuIy 1, 1968.
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The housing inventory of the Los Angeles HMA currently totals
2,537 r000 units, a net addition of some 393r800 units (18.4
percent) since April f960. Over the last six years (1960-L965),
residential construction activity, as measured by the number of
units authorized by building permits, has averaged 77r150 units
yearly. However, there were substantial deviations from the
average of yearly authorizations. The nearly 106,400 units
authorized ln 1963 constituted the largest number ever authorized
in one year in the HI,IA; only two years laterrin 1965, only 531200
units were authorized, the towest total since World War II. This
year the number of dwelling units authorized has declined further,
with about L21950 units authorized over the firsE five months of
1966 compared wlth 25,700 units in the first five months of 1965.

Over the past six years, units authorized in rnultifamily structures
accounted for 68 percent of all units authorized, with an average
of 52r550 multifamily units aod 24,600 single-family units authorized
annually. However, only 34r900 multifamily units and 18,300 single-
family units were authorized in 1965. This year, single-family
authorizations are running about 29 percent below the 1965 1evel and
the number of multifamily units authorized is running 60 percent
below the 1965 level.

The record leve1 of housing units authorized for construction in
1963 and continuing high levels in Ehe following year resulted in
a rapid increase in the number of vacancies, which appeared to
reach a peak in the faIl of 1965. Substantially reduced construction
activity since 1964 has reduced vacancy 1evels, although current
vacancies in both the sales and rental markets are well above levels
considered reasonable for a baLanced market with the current rate
of growth. The current over-all vacancy rate is estimated at 5.4
percent, compared with 4.6 percent in 1960. The current homeowner
vacancy rate is estimated at 2.0 percent and the net rental vacancy
rate at 8.7 percent.

The volume of privately-owned net additions to the housing supply
that will meet the needs of the growing population of the Los
Angeles HIvIA and establish a more reasonable demand-supply balance
in the market ls projected for the next two years at 551450 units
annually (excluding 1ow-rent public housing and rent-supplement
accommodations). 0f the total , L7 ,100 units represent demand for
sales houses and 38,350 units represent demand for rental units,
inc'luding 3r800 units at the lower rents achievable with beLow-
market-interest-rate financing or assistance in land acquisition and
cost. At these levels, the surplus of vacant units in the sales
and rental markets would be reduced gradually throughout the two-
year forecast period. The table on page 28 suurnarizes the projected
annuat demand for new sales and rental housing by submarkets. The
quaLitative demand for new sales and rental units is presented at
the end of each surmnary report for the individual submarket areas.

o
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ANALYSIS OF THE

LOS ANGELES CAIIFORNIA HOUSING MARKET
AS OF J{ILY 1. 1966

Housing Market Area

The Los Angeles, California, Housing Market Area (Iil',IA) under consideration
in this analysis is coterminous with the Los Angeles-Long Beach Standard
Metropolitan Statistical Area (SMSA) which, as currently defined, consists
of Los Angeles County. The HIIA is in southern California centrally located
in a complex of seven SMSAT s which cover almost the entire southern third
of California.

The 1960 Censns reporEed a population of 61039,000 persons in the Los
Angeles HI,IA.1/ The county contains some 76 cities, 33 of which had
populations exceeding 25,000 in 1960, and between 25 and 30 other unincor-
porated urban places. A11 but a few of these cities and urban places are
located in the southern quarter of the coi'qty and combine to form a densely
populated urban mass containing over 98 I ^rcent of the population of the
HMA.

According to 1960 Census data, there was a net daily in-commutation to the
HMA of about 40r600 workers, composed of 871800 in-comuters and 47,200
out-commuters. I,l.osE commuter traffic was to or from Orange County, with
about 68 percent of all in-commuters coming from Orange County, aod 42
percent of all ouL-commuters going there. Traffic between the HMA and
other nearby metropolitan areas was scaELered and relatively 1ight,
largely because of natural topographic barriers and the distance from
those areas to major employment complexes in the HI"IA.

For the purpose of rhis analysis, the HI4A has been divided into nine sub-
markets. The nine areas are shown on the map on page three. The follow-
ing is a brief description of each area.

Central. Downtown Los Angeles and its immediate environs.

Southeast. South of the Central area and east of the Harbor
Freeway to the Orange County line. This area extends south
to include Compton, Be1lf1ower, and Artesia. Other cities in
this area are Whittier, Norwalk, and Downey.

!/ Inasmuch as the rural farm population of the Los Angeles HMA constituted
less than one-tenEh of one percent of the total population in 1960,
all demographic and housing data in this anal-ysis refer to the total
of farm and nonfarm data.

1
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South Coast. Torrance, Long Beach, I,lilurington, Lakewood,
and the Harbor Area of Los Angeles City (San Pedro).

4. Southwest. Inglewood, Hawthorne, Gardena, and the beach
cities frorn P1-aya Del Rey south to and including Redondo
Beach.

Wilshire-West. The area hlest of downtorrm Los Angeles in-
cluding Hollywood, Beverly Hi11s, Santa Monica a-nd west to
the Ventura County 1ine.

6. San Fernando ValJ-ey. The area west of Burbank extending to

3

5

7

the Ventura

Northeas t.

County line.

The area which includes Burbank, Pasadena, Glen-
dale, and Alhambra.

8. San Gabriel Val1ev. The area extending east from the cities
of Arcadia, Temple City, and Rosemead to San Bernardino
County.

9. North County. The thinly-populated northern area of Los
Angeles County, from the San Gabriel MounEains (including
the Angeles National Forest) to the Kern County line.

Each of these nine submarkets will be discussed separately and in
some detail in this analysis (see table of contents). Ihe Ehruway

system serving these nine submarkets is shown on the map on page 4.
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Economy of the Area

tharacter and Historv

Just over 100 years ago, Los Angeles was a small town of about 11600
(in 1850); the agriculturally-based economy supported a population
of less than 41000 persons in the entire county. Until the advent
of the twentieth century, growth was dependent upon agriculture; the
oil industry, tourism, and the motion picture industry became major
sources of economic support during the first three decades of this
cenrury. Manufacturing industry (primarily branch plants) located
in the Los Angeles area as population increased, and the aircraft
industry (then in its infancy) was established in the late 1920rs.
World War II led to a tremendous growth of the aircraft industry
and associated suppliers. Subsequent military and commercial demands
for aircraft and the diversification of i..nufacturers into other
defense-space industries (electronics l-ssi1es, instruments, etc.)
have established Los Angeles as one or -he nationrs leading aero-
space centers.

The population of the HMA, which is now approaching seven million
persons, ranks second only to the New York SI,ISA in population in
the nation. The HMA has grown to be one of the leading financial,
industrial, and conrnercial complexes in the country.

Today, education and research are important aspects of the economy
of the Los Angeles HMA. There are about 35 higher educational
institutions in the HI,IA, of which fifteen have an enrollment of 10,000
students or more, including the University of California at Los Angeles
(UCIA), with about 25,700 students and the University of Southern
California (USC), with gbout 18,600 students. Research and development,
without which the ared could not have developed into one of the nationrs
leading defense-space complexes, is conducted by a large number of
firms and organizations, including the Jet Propulsion Laboratory
associated with California Institute of Technology located in Pasadena.

Emplovment

Current Estimate and Past Trend. Total nonagricultural employment
averaged 2,8411400 during the first five months of 1966 (January
through May), representing an increase of 114r800 (4.2 percent) over
the average for comparable months in 1965. Over the past seven.years
(1958-1965), nonagricultural employment has increased by an average
of 65,100 jobs a year, with gains ranging from a high of LL4,40O
(1958-1959) to a 1ow of L6,600 (1960-1961).
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Total nonagri.cultural emplo5rment for the first five months of 1966
was composed of 21545,600 wage and salary workers and 290,400 workers
in the ttother" category, which includes self-employed, domestics,
and unpaid famlly workers. The following table shows total nonagri-
cultural employment for the years 1958 through May L966.

Total Nonaericul tural Employment
Los Angeles, California. HMA

1958 - 1966

Chanee from oreceding year
Year Employment Number Percent

1958
1959
1960
L96L
1962
19 63
L964
L965

Jan. -Ilav
19 65
t966

LL4
31
42
46
48
5tl

t2

2

2

2

2

2

2".

7.
9.
6.
9.

9

3
7
3
8
I
4
7

42.
16.
93.
63.
58.
67.

;
4
6

5

J

3

3

5

1

4";

;
7

7

8
5
2

5

rr 6f+3 .
2\70L
2,768

2,726 .6
2,84L .4 114.8

3.
2.
)
,

Source: CaLlfornia Department of Employment.

Employment by Industry. Manufacturing employment, which accounts for
about 31- percent of totaL wage and salary employment, has provided
the impetus for the current rapid employment growth in the HMA, with
average manufacturlng employment in the first five months of this
year 471800 (6.4 percent) above the average for the same five months
of 1965. However, between 1958 and 1965, manufacturing employment
changes were mixed. During the seven-year period, there were four
years when manufacturing employment declined and three years when
it increased; average manufacturing employment in 1965 was only
eight percent above the 1958 level and comparable to the average for
1962 (see table II).

During the 1958-1966 period, all of the durable goods industry groups
experienced at least one year of declining employment, with the air-
craft and electrical machinery industries suffering the largest, losses.
Only the aircraft industry was below the l95B level in 1965. These
losses reflect completions of contracts, changes in federal defense
spending, and the migration of a number of firms (particularly in
the electroni.cs industry) to nearby Orange County.
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The alrcraft industry is the largest manufacturlng lndustry ln the HMA.
Over the flrst flve months of 1955, employment ln thls lndustry group
averaged 1371500, accountlng for over 17 percent of all manufacturlng
employment. However, the current level of employment in the aircraft
lndustry ts well below 1958 emplo)rment ln that lndustry, when about
l50r80O wage and salary workers were employed in the manufacture of
alrcraft and parts. Between 1958 and 1961, wage and salary employment
ln the alrcraft industry dropped by almost 451000 (about 28 percent).
Over the next three years (1961-1964), alrcraft employment remalned
relatlvely unchanged; slnce then, employment ln this lndustry has expanded
rapidly ln response to the growlng need for mllitary aircraft (parttcularly
helicopters) and increased demand for commerclaI airllners.

Electrlcal machlnery, with average lrage and salary employment of 103r200
durlng the flrst flve months of 1966, has increased rapldty (about eight
percent) ln the past yearl however, average employment ln thls industry
group was about 191000 hlgher tn 1952. Fmployment in the ordnance
lndustry, composed prlmarl ly of missl[s 'r.r.C space systems employment,
averaged 48rlO0 for the first flve morrur..- of 1956, a gain of 21300 over
the comparable period ln 1965. Between 1958 and 1954, employment in this
category more than doubled, increastng from 231000 ln 1958 to a peak of
481500 ln 1964; ln the past trrro years, employment in thls industry has
fluctuated wlthin tr narrow range.

Manufacturing employment in the nondurable goods lndustries has grol{,n
at a relatlvely stable pace over the last seven and one-half years, with
apparel arld chemicals provldlng much of the increase. However, employment
in petroleum reflning has been decllning, reflectlng the increasing
automatlon ln thls lndustry and the drylng up of wells ln the area.

Nonmanufacturlng employment has increased steadlly by an average of almost
54r2OO wage and salary workers annually slnce 1958. The growth in thls
sector of the economy has provlded the economy wlth some measure of
stabllity, more than compensatlng for the perioCie decllnes in rnanufactrrring
employment. Galns were substantiirl in the service, trade, and governn'er,t
employment groups. Employment also has grown rapldly in the finance,
lnsurance, arrd real estate group. Much of the employment expansion in
these industries reflects the growtng demand for consumer goods and
personal, business, financlal, and educational servlces by the relatively
affluent and constantly increaslng populatlon of the HMA. However, included
ln the service industry grouP are a number of growth industries not
dependent on local populatlon, such as the motlon picture and televlsion
lndrrstry and nonproflt research and development organizations, including
the Caltech Jet Propulslon Laboratory.
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over the last year and one-half, the constructlon industry has
expertenced declining emplo;'ment, in contrast to the over-alI strength
of the remalnder of the economy. wage and salary employment in the
construction industry averaged lt4r000 over the flrst flve months of
the year, almost ten percent below the 1964 average and only three
percent above the 1958 average. The recent decllnes in the conEtructlon
industry reflect the rapid decllne 1n restdentlal constructlon slnce
1964 followtng the 1962-1.964 boom period.

Emplovment Partlcipatlon Rate. The employment particlpation rate
rePresents the ratio of nonagrtcultural employment to total population.
rn 1950, censua data revealed a partlcipation rate of 3g.g percent,
sllghtly above the rate of 38.2 percent reported in 1950. Ihe current
particlpatlon rate shows llttle change slnce 1960,and it is expected
to remaln at about the current level durlng the forecast perlod. Ttre
employment partlelpation rate ln Los Angeles is relatlvely hlgh when
compared wlth the national participatlon rate, which was 32.9 percent
ln 1960. rhe high particlpatlon rate ln the HMA reflects the large
number of single-person household,s in the areao ln addltlon, the small
household slze prevalent ln the tMA is conduclve to multlple worker
households. A high participatlon rate, however, is characteristic of
large employment centers such as Los Angeles. In 1960, both the
New York and chtcago sMSA's had high employment participation rates
(about 40 percent in both areas). Ttre wlde range of employment
opportunlty ln these maJor employment complexee tends to attract a
large number of young people of worktng age (many of them slngle persons)
and the high cost of llving, as well as the employment opprortunlties,
encourages mutttple wage earning famllies.

Unemplovment

Unemployment ln the Los Angeles HMA averaged 1441900 durlng the first
five months of L966, representlng 4.8 percent of the work force. The
current unemployment rate ls wetl below the 5.9 percent unemployment
rate reported for the flrst five months of 1965 and ls the lowest rate
reported in the IIMA since 1959 when 4.6 percent of the work force was
reported to be unemployed.
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Geographic DistribuLion of Emplovment

Employment sources are widely dispersed throughout Los Angeles County.
The Central submarket, however, is the largest employment center and

employment in the Central submarket is almost equal to the population
of this area, indicating substantial net in-commutation. Of the
remaining submarkets, only I^Iilshire-l^Iest has any significant net in-
conunutation, although there is considerable cross corunutation between
submarkets.

In July L964, the Central submarket, the largest emPloyment complex
in the HI'IA, accounted for 27.2 percent of the total employment in the
HMA. The industrialized Southeast submarket ranks second in employment,
wirh 14.1 percent of total employment in the HI"IA located there, followed
by Wilshire-West with 1L.3 percent, and the San Fernando Valley with
11.2 percent.

I"lanufacturing employment is heavily con('ntrated in the Southeast,
Central, Southwest, and San Fernando VaIrey submarkets. Most manu-
facturing employmenE in the Central area is in nondurable goods,
principally the apparel and printing industries. The Southeast area
is the most industrialized submarket in the HIvlA, with employment in
primary metals and fabricated metals accounting for a large share of
manufacturing employment. The Southwest area, together with the
Southeast area, have the highest proPorLion of their employment engaged
in manufacturing (42.L Percent for both areas). Manufacturing employ-
ment in the Southwest and the San Fernando Valley submarkets is
dominated by the defense-oriented electronics and aerosPace industries.
The following table shows the distribution of total employment and
manufacturing employment in the HIAA by submarket areaso
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Perccntare Dlatrlbutlon of ?otal Emplovncnt
In the Losl\ngeles. Callfornla. tlMA. bJ_fub,narket

JuIv 1964

Percentaoe dlatrlbutlon
Submarke tl/ Total cmplovurent Manufacturinq

Cen trat
Southeast
South Coast
Southwes t
Wi lshlre-l{est
San Fernando Valley
Northeast
San Gabrlel Valley
North County

Total

27.2
r4.1
10.5
9.7

11.3

.6
100.0

11.2
9.3
7.1

3
8
4
2
2

?

I
9

19.
20.
11.
14.
5.

13.
6.
7.

.6
100.0

al Comblnatlone of twenty-trro communlty labor markets delineated
by the Callfornia Department of Employment whlch roughly
correspond to the HMA submarkets.

Source: California Department of Employment, Division of Labor
Statistics and Research.

Estlmated Futg;e Emplovment

Based on the past performance of the economyr lt le anticipated that
nonagricultural employment wlll lncrease by about 70'OOO Jobs annually
over the two-year forecast perlod. The forecaet Lncrease is somewhat
above the average annual increage 1n nonagrlcultural employment of
65,000 during the 1958-f965 pertod, but well below the very rapld
lncrease of 114,200 experienced over the most recent period (.lan.-May,
l96s-1956 ).

The very raptd increase ln average emptoynent for the flrst flve
months of 1955 over average employment ln comparable months in 1965
reflected, ln large meElaure, the rapid build-up ln the alrcraft
industry. It ls not expected that thls rapld galn will be eustained,
and there are lndtcatlons that employment galns of the larger aircraft
manufacturers have begun to taper off. Some continued mlgratlon of
manufacturtrs to nearby Orange County can be expected to moderate future
employment growth ln the manufacturing eector.



t

il

Employment in the nonmanufacturing sector is expected to continue to
lncrease aE about the same rate as it has since 1958. Employment
changes in the nonmanufacturing industries have been relatively
regular. This pattern is expected Eo continue, although recovery of
the residenEial construction lndustry in the latter part of the
forecast period may give some additional impetus to growth in this
sector of the economy.

Income

Averaqe WeekIv Earnines. In 1964, weekly wages of manufacturing
HMA averaged $117, up about 15 percent fromworkers in the Los Angeles

the $1O2 average reported in 1959. In April 1966, average weekly
earnings l^rere rePorted at $126, nearly seven percent above the April
1955 average of $118. The rapid increase in weekly manufacturing
earnings between 1965 and 1966 was largely the result of longer work
weeks, the natural result of the rapid increase in manufacturing
employment which caused shortages in many skilled manufacturing jobs.

FamiIv Income. The current median annual family income, after deducE-
ing federal income tax, is about $8,4OO for aII families and about
$6r625 for tenant househotds of two-or-more Persons. About 28 percent
of all families have after-Eax annual incomes of less than $6,OOO'
compared with about 43 percent of the renter households. About 36 per-
cent of all families and 2I percent of renEer households have after-
tax incomes of $lOrOOO or more. Families with after-tax incomes of
$l5rOOO or more account for t2 percent of all families and five per-
cent of renter households. By 1968, the median after-tax income is
expected to be $8,875 for all families and $7,OOO for renter households.

The following table shows current median annual family incomes in the
nine major submarkets of the HMA. Detailed distributions by annual
after-tax income are presented in table III for the HMA and by sub-
market in tables IV and lVa.

Es t. ima ted Median Familv Income bv Area
AfEer Deductins Federal Income Tax
Los Anseles. California HMA. t966

Area Income Area Income

HMA total
Central
Southeast
South Coast
Southwe s t

$8,4OO
5,925
7,475
8,3OO
8,30O

Wi lshire-West
San Fernando Valley
Northeas t
San Gabriel Valley
North County

$9,150
9,425
9,O25
9,525
gr250

Source: Estimated by Housing Market AnaIysts.
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Demosraohic Fac tors

Populatlon

Current Estimate and Past Trend. As of July 1, 1966, the population of
the Los Angeles HI"IA numbers about, 619861000 persons, an increase of
about 947,2O0 (1-5.7 percent) since April 1960. Yearly population gains
have averaged 151r550 in the post-1960 period, compared with an average
increase of 188,700 annually between 1950 and 1960 and 136,600 during
the 1940r s.

Population Trend
Los Angeles. California. HI'IA

1940- 1968

Average annual change
Date Population from orec edins date

April 1,
April 1,
April 1,
July 1,
July 1,

L940
1950
19 60

L966
19 68

,795,643
, L5L,6g7
,039 1771
,986r ooo
, 3 14, 000

L36,604
188, 708
15 1, 550
164, 000

2

4
6

6
7

Sources: U. S. Censuses of Population.
1966 and 1958 estimated by Housing Market Analysts.

From the founding of Los Angeles County in 1850 to 1960, decennial popu-
l-ation increments have tended to accelerate (except for the depression
years between 1930 and 1940). Population growth since 1960 represents a
reversal of this trend, and the rate of growth, although numerically
surpassed only by growth during the 1950rs, is the slowest in the history
of the county.

Table VI shows popuLation trends since 1950 in 35 major cities in the
HMA. Because the population trends in many of the cities have been dis-
torted by annexations, population trends by city have not been discussed
in the submarket summaries. In addition, there have been some 31 cities
in the H}{.A that have incorporated since 1950, eight of which are included
in table VI. The city of Los Angeles is quite targe and parts of it are
within all but two of the nine HI'IA submarkets (North County and San
Gabriel Valley).

Estimated Future Population. In response to the improved employment
growth forecast for the next two years, the population of the Los Angeles
HI,IA is expected to increase to 7 r3L4r000 persons by July 1, 1968. The
prospectlve gain of L54r000 persons over each of the next two years is
greater than the l51r55O yearly between 1960 and 1966 but approximates the
grorrth rate of the past year. The forecast population growth remains
well below average yearly growth during the 1950rs, however.
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Natural Increase and Mlqration. Between i95O and 1960 , net natural in-
crease (the excess of resldent blrths over resident deaths) averaged
70r600 annual1y, whlLe the total populatlon increased by an average of
188r700 annualIy, lndicating a yearly net in-migration of about 118r100
persons into the area. During the 1960-1966 period, the average popula-
tion increase of 151r550 yearly rf,as composed of an average yearly net
natural lncrease of 81-,800 and an average net ln-migration of 691750
a year.

Components of Population Change
Los Angeles. California. HMA

1950- 1956

Average annual change.3,/
1950-1960 L960-L966Source of change

Total population change
Net naturaL increase
Net in-migration

188.700
70, 600

119, 100

151.550
91,900
69 ,7 50

a/ Rounded.

Sources: U.S. Census of Population. Callfornia Department of
Public Health, Estimates by Housing Market Analysts.

Households

Current Estimate and Past Trend. There are about 213641000 households
in the Los Angeles HI"IA at present, about 352,300 (L7.5 percenr) more
households than were enumerated by the decenniaL census in 1960. Par-
aL1eling the population trends slnce 1950, average annual increases in
the number of households since 1950 have been well below annual gains
durlng the 1950ts. Yearly gains in the number of households have
averaged 561350 since 1960, compared hrith 64,050 during the 1950rs.
However, the increase in the number of households between 1950 and 1960
refLects, in part, the change in censug definition from 'tdwe1-ling unittl
in the 1950 Census to'rhousing unitt'in the 1950 Census.

Number of Households
Los Ansetes. California HMA

1950- 1968

Average annual change
Date Households from oreceding date

April 1,1950
April 1, 1960
July 1, L966
July 1, 1968

1 r 371,043
2,011,700
2 ,364,000
2,497 ,000

64,A66
55,350
61,500

l95O and 196O Censuses of Housing.
1966 and 1968 estimated by Housing Market AnalysEs.

Sources:
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Household Size. At present, the average size of households in the Los
Angeles HMA is 2.91 persons, down slightly from the 196O average of
2.94 persons per household. During the l95O's, there was a modest in-
crease in the average household size, from 2.92 persons in l95O Lo 2.94
persons in 1960. The reversal of the trend toward larger average house-
hold slze in the current period reflects the dramatic reversal of
residential development patterns in the HMA--from predominaLely single-
family during the I95Ors to multifamily development (typically occupied
by smaller households) since 1960. 0ver the forecast period, it is
anticipated that average household size will continue to decline, reach-
ing 2.90 persons per household by JuIy I, 1968.

Estimated Future Households Based on the anticipated increase in popu-
lation in response t.o growing job opportunities in the area and on the
expected decline in average household size, there are expected to be
2,487rOOO households in the Los Angeles HMA by July l, 1968. This repre-
senEs an average prospective addition of 6lr5OO households annually
during the next two years.
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Housing Market Factors

Housing Supply

Current Estimate and Past Trend. At present, there are about 2r537rOO0
housing units in the Los Angeles Hl.{A, nearly 393,800 units (18.4 percent)
above the 1960 inventory reported by the census. The change since 1960
arises from the addition of about 461,800 units and the loss by demolltion
or other causes of about 68rOOO units. The net. change since 196O represent.s
an average gain of about 63rOOO yearly. In comparison, the net inventory
change between 1950 and 1960 averaged 701050 units annually. The in-
crease in the number of housing units between 1950 and 1960 reflects, in
part, the change in census definition from ttdwelling unit,t in the 1950
Census to trhousing unitrt in the 1960 Census. Tab1e VIII shows the current
housing inventory and inventory trends since 1950 in 35 major cities in
the HI"IA.

Units in Structure . Currently, 63.4 percent of all units in the HMA are
single-family units (includes trailers), substantially below the pro-
portion reported in 1960, when 70.2 percent of the inventory was in
single-family structures. The proportion of units in two-family structures
also has declined, from 5.0 percent of the inventory in 1960 Eo 4.7 per-
cent in 1956. Since 196C, units in multifamily structures (three or
more units per structure) have accounted for a growing proportion of the
inventory, with 31.9 percent of the current inventory in multifamily
structures compared with 24.8 percent in 1960.

Hou S ans Inventor V Units in Structure
Los Aneeles. California HI'IA. 1960 and 1966

Units in
s truc ture

One uni€/
Two units
Three or more units

Total units
531.773

z;.azTgs-i,E'.t

Percent of total
L966

63.4
4.7

3r. 9
100.0

Apri I l,
1960

1,504,939
t06,243

July 1,
1966

1, 607 , goo

120,300
808,800

2 ,537,000

19 60

70.2
5.0

24.8
100. 0

a/
b/

Includes trailers.
Differs slightly from the count of all housing units becat se units by
type of structure were reported on a sample basis"

Sources: 1960 Census of Housing.
1966 estimated by Housing Market Analysts.
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Age of the Inventorv. The distribution of the current housing inventory
by age reflects the very rapid growth of the area since the beginntng of
t'Iorld War II. Just over two-thirds of the inventory is 26 years old or
less with 18.2 percent six years old or less. The following table presents
the current inventory distributed by age.

Ase Distribution of all Housins Units
Los Anseles. California. HMA

Julv 1. 1966

Age group Unit,s Percent of total

I

6 years old or less
7 through 11 years

L2tt15n
L7tt25fi
27 rr 35 rt

37 years old or more
Total

461,900
393,500
399,900
439,500
307, 700
534.600

2 ,537,000

L2.L
2L.L

100.0

18
15
15
t7

.2

.5

.8

.3

Note: The basic data in the 1950 Census of Housing from which
the above estimates were deveLoped reflect an unknown
degree of error in ilage of structurert occasioned by the
accuracy of response to enumeratorsr questions as well
as errors caused by sampling.

Source: Estimated by Housing Market Analysts based on 1960 Census
of Housing data.

Condition of the Inventorv. Reflecting the retative youth of the inventory,
the over-aII condition of the inventory is quite good. It is estimated
that about three percent (80,000 units) of the current inventory is sub-
standard (dilapidated or lacking some or alL plumbing facilities), com-
pared with just over four percent (88,300 units) in 1960.

Resldential Construction Activity

Over the last ten years (1956-1965), residentiaL construction activity,
as Eeasured by the number of units authorized for construction by build-
ing permits, has averaged about 73,150 units annually. Throughout the
first five years of the period (1956 through 1960), the number of units
authorized each year was relatively stable averaging about 66,100 units
annually. In 1961-, yearly dwelIlng unit authorizations began to climb
and reached a peak of about 1051400 in 1963, the largest number of units
ever authorized in one year in Ehe HMA. The following year, authorizations
remained at a relatively high leve1, with just over 89,800 units authorized
in 1964. The number of units authorized in 1965 dropped abruptly to
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531200 units, the lowest total slnce the end of World War II. This year
the number of dwelling units authorized has declined further, with about
L21950 units authorized over the first five months of 1966 compared with
25,700 units in the first five months of 1965.

Following World War II until the mid-1950ts, residential construction in
the Los Angeles HI'IA was concentrated in single-family housing, with 72
percent of all units authorized from 1946 through 1956 in single-family
units. Since the mid-1950rs, the construction of single-family homes
has dropped substantiall-y and the pattern of residential developmenL
has shifted to multifamily housing. Since 1956, 61 percent of all units
authorized have been in muttifamily structures. Table IX shows the
number of housing units authorized for construction by type of structure
since L946.

The number of single-family building permits authorized for construction
has declined substantially since the mid-1950rs. Over the last ten years
(1956-1965) an average of 28,500 single-family permits have been author-
ized annually, with 48,500 authoxLzed in 1956 and only 18,300 authorized
in 1965. The 1965 level of single-family authorizations is the lowest
since 1943 andrjudged by the number of single-family permits authorized
this year, single-family construction this year may drop well below last
yearts record 1ow. During the first five months of this year, 6,250
single-family permits were authotized, compared with 8r750 in the first
five months of 1965.

Multifamily authorizations have averaged 441650 units a year over the
last ten years. Contrasting with the declining trend of single-family
activity, multifamily construction activity has tended to increase over
the period. In 1956, about 251250 multifamily units were authorized.
l,tultifamily authorizations increased to a peak of 79,900 units in 1963r1/
the largest number of multifamily units ever authorized in the HMA.
Since then, however, multifamily construction has fa1Ien off sharply
and about 34,900 multifamily units were authorized in 1965. And in the
first five months of this year, only 61700 units were authorized, com-
pared with 16,950 units in comparable months of L965.

Units Under Construction. Based on buildi ng permit data, the postal
vacancy survey, and information supplied by various local sources, it
is estimated that there are about 13r100 housing units under con-
struction in the HMA. About 3,500 are single-family houses and 9,500
units are in multifamily dwellings. The estimated number of single-
family houses under construction differs from the total reported by
the postal vacancy survey because the poStal survey included, in some
cases, units in subdivisions that were scheduled for construction in
the near future, but had not yet been started.

Ll Assisted, in part, by Ehe newly authorized participation of savlngs
and loan associations in the financing of multifamily structures.



18-

Demolition and Other Losses to the Inrrentory. Since April- 1960, it is
estimated that about 68r000 housing units have been lost to the inventory
Ehrough demolition, conversion, fire, flood, or other causes. Demolitions
resulting from public action (right-of-way clearance for hlghways and
roads, building code enforcement, and urban renewal activity) have been
substantial, accounting for almost half of the total losses. Losses as
a result of private action also have been considerable, as well-located
properties are being cleared for more intensive utilization. In addition,
there have been a gradual withdrawal of uneconomic units from the inven-
Eory (primarily conversions created during periods of housing shortage),
conversion of some units into transient quarters, and other losses caused
by fire, flood, and other causes. Over the next two years, it is antic-
ipated that a total of about 201100 housing units will be lost from the
inventory.

Tenure of Occupancv

At present, about 50.7 percent of all occupied housing units in the T,os

Angeles HI"IA are owner-occupied, compared with the 54.6 percent owner-
occupancy rate reported by the census in 1960. The decline in the onner-
occupancy rate since 1960 represents a reversal of the trend toward in-
creased owner-occupancy between 1950 and 1960, when the owner-occupancy
rate increased from 53.6 percent to 54.6 percent. The decline in the
owner-occupancy rate since 1950 reflects the trend toward more intensive
devel-opment of residential land in the HI,IA.

Occupied Housing Units bv Tenure
Los Angeles, California, HI'IA

1950, 1960, and 1966

,

Tenure

A11 occupied units L,37L,043 2.011.700 2 ,364,000

April 1,
1950

April 1,
1960

L,097,596
54.6

gL4,L04
4s.4

July 1,
1966

1, 1gg,0oo
50.7

1, 165,000
49.3

Owner- occupied
Percent of total

Renter- occupied
Percent of total

734,7L5
s3. 6

636,328
46.4

Sourceo: 1950 and 1960 Censuses of Housing.
1966 esrimated by Housing Market Analysts.
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Vacancy

1960 Census. In April 1960, the census reported about 97,550 vacant
housing units in the HMA available for sale or rent, an over-al1 avail-
able vacancy ratio of 4.6 percent. Included in the total were 16,500
units available f or sale only (a net homeov,/ner vacancy rate of I.5
percent) and 81r050 units available for rent (a net rental vacancy rate
of 8.1 percent). Of the available vacancies, about 180 sales units and
8,825 rental units lacked some or all plumbing facilities.

Postal Vacanry Survey" A postal vacancy survey r^ras conducted by 62
post offices in the HIUA during April 1966 (see table X). The survey
was conducted on a sample of Letter carrier routes selected from post
office listings and covered approximately 50 percent of the total
possible deliveries to residences and apartments for the post offices
conducting the survey (40 percent of arl residences and 69 percent of
all aparfments).

On the basis of full coverage of the 2,068,300 total possible deliveries
(about 82 percent of the total inventory), it is estimated that 5.0 per-
cent of al1 residences and apartments \^/ere vacant" Among the estimated
1,327,000 total pcssible deliveries to residences, 2.8 percent r^rere
vacant. About 8.9 percent of the estimated 74L,300 total possible
deliveries to apartments were vacanE. The survey reported some 141725
units under construction, including 5,500 residences and 91225 apar;ments.
The following table compares the sample results with vacancies as
estimatecl on the basis of full coverage and table X shows detailed sample
results by post office delivery areas.

Comparison of Estimated Vacanc v9/ I,tIirh
The Postal Vacancy Survey Sample

Los AneeIes. California. HMA
April 1966

Total Re side nce s
Pos s ib le

deliveries
Possible Percent

de1 iver ies vacant

L,327 ,O0O
529,463

Apartments
ffi
deliveries vacant

7 4L,3OO
513,409

Percent
vacant

Estimated totalsa/
Survey sample

a/ Represents
de 1 iver ie s

2 ,069,300
L,042 ,972

8.9
8.3

2.8
3.0

5.0
5.6

estimated vacancy for 100 percent coverage of all possible
by the surveyed post offices.

Source: FIIA postal vacancy survey conducted by collaborating postmasters.
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It is important to note that the postal vacancy survey data are not
entirely comparable with data published by the Bureau of the Census
because of differences in definition, area delineation, and methods of
enumeration. The census reports units and vacancies by tenure, whereas
the postal survey reports units and vacancies by type of structure.
The Post Office Department defines a t'resi.dencerr as a unit representing
one stop for one delivery of mail (one mailbox). These are principally
single-family homes, but include some row houses, duplexes, and structures
with additional units created by conversion. An "apartment'r is a unit
on a stop where more than one delivery of mail is possible. Postal
surveys omit vacancies in limited areas served by post office boxes and
tend to omit units in subdivisions under construction. Although the
postal vacancy survey has obvious limitations, when used in conjunction
with other vacancy indicators, the survey serves a valuable function in
the derivation of estimates of loca1 market conditions.

Other Vacancv Indicators. On April 1, L965, January 1, L966, and July 1

!966, apartment vacancy surveys were conducted in Los Angeles County by
Economic Consul-tanrs, Incorporated. For the purpose of the survey, the
county was divided into 84 survey areas. A sample of apartments in 7l
of the areas (13 of the areas did not contain a sufficient number of
apartments) was conducted. The surveys covered between six and seven
percent of the total inventory of apartments in the county.

I^lhen the results of the survey are weighted with the estimated inventory
by area, a vacancy rate of 7.5 percent for July 1966 is indicated com-
pared with 10.4 percent in January L966 and ll.5 percent in July 1965.
The survey indicated that the over-all improvement was primarily the
result of bett,er occupancy in the newer units on the market.

Vacancies in FIIA-Insured Projects. Based on projects completed and
reporting, the March 1966 survey of tr'HA-insured multifamily projects
reported an over-all vacancy rate of 10.4 percent. This represents a
continuation of the increasing trend of vacancy rates in FHA-insured
projects since 1961 when the vacancy rate was reported at only 4.7 per-
cenE. Iulost of the increase occurred between March 1963 and March L965,
when the vacancy rate increased from 5.3 percent to 9.9 percent. Vacancy
rates in the older projects have increased rapidly, with 10.O percent
of these units reported as vacant in the March 1966 survey, compared
with 4.7 percent in 1963. Vacancy rates in the newer projects have
averaged about 20 percent for the last three years; however, the number
of units involved is small and most of the vacancies have been con-
centrated in two large projects.

I
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Current EstimaEe. Ar present, there are about 135r000 vacant nonseasonal,
nondilapidated housing uniEs available for sale or r€n E in the Los
Angeles HI'IA, representing an over-all vacancy rate of 5.4 percenE. Of
the total, about 24,000 units are available for sale only (a neE homeowner
vacancy rate of 2.0 percent) and 111,000 uniEs are available for rent
(a net rental vacancy rate of 8.7 percent). A negligible proportion of
t.he sales vacancies and about. seven percent of ttre rental vacancies lack
some or all plumbing facilities.

Vacancy rates in the Los Angeles HMA appeared to reach a peak in late
1965. In response to the greatly reduced volumes of new construction,
vacancy rates have declined this year and can be expected to decline
further. The following table compares the current vacancy estimates
with vacancies as reported in the 1960 Census.

Vacant Housing Unics
Los AnEeles, California, HMA

1960 and 1966

Vacancy status

Total vacant units

Available vacant
For sale only

Homeowner vacancy rate

For rent
Rental vacancy rate

other vacarft 4

April 1,
19 60

t3L,527

97 ,570
16,503

t,5%

91,067
8.r%

33,957

July 1,
L966

173 .000

135.000
24,000

2.0%

111,000
8.7%

38,000

a/ Includes seasonal uniEs, dilapidated units, units rent.ed or
sold and awaiEing occupancy, and uniEs held off the market
for absenEee owners or for other reasons.

Sources: 1960 Census of Housing.
1966 esEimated by Housing l"larket Analysts.

Sales Market

The market for new sales housing in the Los Angeles HMA has been deterio-
rating for some time, as evidenced by the declining tren_d of single-
family construction and the relatively high currenE homeowner vacancy
rate. This deterioration reflects the scarcity of developable residential
Iand in the HI"IA within convenient distance to niajor employment sources.
This scarcity has caused a very rapid appreciation of land values within the
county, so that new sales housing priced below $20,000 is being built
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only in outlying locations, such as the Pomona area in the San Gabriel
valley subrnarket and Newhall-Saugus and the Antelope valIey in the
North County submarket.

Throughout the post-r^rar period, because of the very rapid population
growth of the HMA, demand for housing r^7as very strong. A very high
proportion of the units built during Ehe period were inexpensive, smal1,
single-story, two- and three-bedroom homes. Because of the rapid growth
of the HIvlA, these units were rapidly absorbed. In recent years, the
type of sales housing offered has changed considerably and the rapid
increase in sales prices has severely limited the number of people able
Eo afford new housing. Buyers are no longer interested in the standard
shelter-type housing once so prevalent. Builders now find that buyers
are looking for larger rooms and variety in design, as well as a wide
range of amenities (powder rooms, family rooms, breakfast bars, etc.).
The rapid increase in land price has forced more intensive use of the
land and lot sizes have shrunk to minimum allowabIe limits; a large
portion of new home construction involves multi-story homes, heretofore
rare in the HMA.

According to the survey of unsold tract houses made by the Residential
Research committee of southern california, houses priced under $20r000
in the June 1966 survey accounted for only four percent of all com-
pletions, while as recently as 1962,63 percent of all completions
surveyed were in this price class. A rapidly rising trend in the
construction of more expensive housing has paralleled the decline in
lower priced new housing. In the December 1962 survey, one-quarter
of the completed houses were priced above $25,000, compared with 76
percent in the 1966 survey. The following table compares price dis-
tributions in completed tract houses between L962 and. 1966.Ll

L/ The data covered in this survey includes all houses completed in
active tracts. Therefore, the number of units reported does not
necessarily reflect the volume of construction during any particu-
lar time period, although they t.end to approximate annual courple-
tions. It is not,directly courparable wlth FHA unsold lnventory
surveyE.
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Percentage DistribuLion of Completed Tract Houses
Los Angeles, California, HI,IA

December 19 62-Jsne L966

Dec.
Lg62a/

Dec.
1963

Dec.
L964

Dec.
1965

17. 1
28.7
8.2

36.0
100.0

June
L966

100.0

Price class

Under $15,000
$15,000 - 19,999
20,000 - 24,999
25,000 - 29 ,999
3o,o0o - 34,999
35,000 and over

Total

24.L
38.4
L2.3

(
(2s.2
(
100.0

9.9
32.2
15. 6
L5.4
L2.5
L4.4

100.0

7.5
15.9
L9.4
20.4
9.3

27 .5
100.0

4.0
6.0 3.;

20.2
27 .3
9.8

39.0

Median $18,900 $22,500 $26,750 $29,000 $29,750

a/ L962 distribution was partially esti.ated because data were presented
by different price classes than tht - trere for later years.

Source: Residential Research Conrnittee of Southern California.

The ratio of unsold homes to total completions has been high throughout
the period shown, ranging between 23 and 29 percent. The ratio of un-
sold houses to total completions declined slightly from 29 percent in
December L964 to 26 percent in the 1966 survey; however, the length of
time completed units have been unsold has increased appreciably, with
34 percent of the unsold units completed for more than six months in
December L964, compared with 46 percent in 1965 and 61 percent in
June 1966. From 1963 to L965, the proportion of unsold units selling
for less than $20,000 increased, in spite of the substantial reduction
in the number of units constructed in this price class. This reflects
the lack of demand in the outlying areas where it is feasible to build
low-priced houses. The June 1966 survey revealed a significant decline
in the unsold inventory in this price class; however, nev, construction
in this price range has come t,o a virtual standstill in recent months.
Changes in the proportion of unsold units in price classes above
$20,000 since the 1953 survey have been mixed; however, unsold in-
ventories in all price classes have been substantial in all of the
last three years.

The market for existing sales housing in the HMA has fa1len off. Much
of the current difficulty in the market for existing houses is a re-
flection of the prevalent acute shortage of mortgage money. Realtors
throughout the county report that the decline in the sale of existing
homes has accelerated in recent months. The number of real estate
loans recorded has been declining since 1963. Foreclosures and deeds



24

in lieu of foreclosure in 1965 were substantially above those of the
previous year, representing a continuation of the upward trend since
t959. A sampling of real estate sales from the multiple listing serv-
ices of fourteen real estate boards throughout the Los Angeles area
indicates sales have declined substantially since 1964.

Cooperative and Condominium Housing. The cooperative and condominium
market represents a small but growing portion of the sales market. The
developmenL of this type of housing in Los Angeles has taken two forms:
the high-rise cooperative or condominium housing in prime rental market
areas and the townhouse-type project.s, sometimes referred to as planned
uniE developments, scattered throughouE the better suburban Iocations.

Most of the high-rise projects are located in the lrlilshire-West area.
Prices range from a few small efficiency units at $6,OOO to as high
as $l50rOOO for some penthouse accommodat.ions. The combination of
initial cost and monthly charges for maintenance, service, operating
costs, etc. in these high-rise projects tends to limit this market
only to the more affluent among the population. Except for a few
older projects that have converted to the cooperative form, all of
the projects are quite new (built since 1962). Occupancy in these
projects is mixed. Two large cooperative projects (over 4O0 units)
insured by FHA, were 94 percent sold out in March L966. A sample of
several conventionally-financed projects indicates that occupancy
rates are averaging about t.he same as occupancy rates in Ehe FFIA

projects. However, at least one large high-rise project originally
intended for condominium ownership has converted to rental status and
a number of the cooperative and condominium projects are renting units.

The situation in the lower-density planned unit developments is poor'
In 42 active planned unit developments in Los Angeles County surveyed
by the Residential Research Committee of Southern California in June
L966, it was found that 31 Percent of some 3,275 completed units \,{ere

unsold at the time of the survey. About 72 percent of the unsold units
had been completed for seven months or more. In addition about 61 per-
cent of the 950 units under construction were unsold. In comparison'
the June 1964 survey reported that 17 percent of the about 1,675 com-

pleted units were unsold and 91 percent of the L,475 units under con-
struction were unsold at the time of the survey.

Like the prices of new single-family houses, the price of new units
offered in the planned unit developments has increased. According to
the December L964 survey, less than one-quarter of all units were
priced at $25r000 or more. One year later, the December 1965 survey
reported almost half of all completed units selling for $25r000 or more.
The latest survey (June 1966) revealed that 46 percent of all completed
units were selling for $251000 or more and about 78 percent of the units
under construction were priced at $25r000 or more.
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Rental Market

The rental market in the HMA has been over-built for several years. The
very substantlaL number of rentEl units added to the inventory between
1962 and 1964 far exceeded the demand for additional rental housing and
vacancy rates increased rapidLy. As a result, new construction over
the last year and one-half has fallen off substantially. Vacancy rates
lncreased up to the latter part of 1965; since then they have tended to
decline. Vacancy rates have not dropped in the older units ln recent
months; the over-all decline in vacancy has been the result of improved
occupancy in the ner.rer units.

High vacancy rates in recent years have caused many adjustments in the
market. Monthly rentals have been reduced, and rental concessions are
widespread. Free rent for up to six months, depending upon the length
of the Iease, is not uncoflrmon; some rental agents report that free rent
for the initial month has been offered to month-to-month tenants.
Approximate gross monthly rents (including all utilities and services)
necessary for Ehe profitable operatlon of a garden-type project in the
HI'IA are $95 for an efficiency, $115 for a one-bedroom apartment, $13,5for a two-bedroom apartment, and $150 for a three-bedroom apartment.
However, because of competitive pressures, monthly rentals of up to
$20 lower are not uncornmon in relatively new garden projects.

Luxury high-rise apartments in the HiuIA represent a recent developmenE
of the rental market. Until the early 1960's, virtually all of the
rental-type housing built in the HI'IA was in low-density garden aparcments
and in small walk-up projects scattered throughout the HliIA. Since 1961,
about 4,300,gnits in luxury high-rise rental projects have been built
in the HMA.a/ Almost all of the projects are located in the l^Iilshire-
West submarket, with a few located in the South Coast submarket.
Relatively few units rent for less than $300 per month. Apartments
renting for less than $300 a month are, primarily, small efficiency
or one-bedroom units.

Vacancy rates in the newer luxury high-rise projects are averaging about
25 percent and it is obvious thai this ""g*"nt of tt" rental market is
substantially over-built. However, projects with vacancy problems are
concentrated in the newer projects and in a few problem projects. Vacancy
rates in projects completed since January 19d5 are averaging near 50
Percent, while vacancy rates in projects completed prior to 1965 average
about 15 percent.

Ll Excludes cooperative and condominium projects and rental projecEs
that have converted to cooperative or condominium ownership.

\
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Urban Renewal

There are L4 active urban renewal projects in the HI"IA, located in all
but three of the nine submarkets. Two projects are general neighborhood
renewal plans, two projects are in planning and the remaining ten pro-
jects are in execution. These projects are discussed in some detail
in the individual submarket summaries.

Public Housing

There are about 91850 public housing units in the Los Angeles lillA,
of which about 8,225 are under the management of the Los Angeles City
Housing Authority and 1r625 units are under the management of the
Los Angeles County Housing Authority. Vacant public housing units
represent just under three percent of all public housing units; over 90
percent. of the vacancies are one- or two-bedroom units. Vacancy rates
in units having more than two bedrooms average less than one-half of
one percent. There are no plans for construction of additional public
housing units in the HI"IA; however, the Housing Authority of the City
of Los Angeles has authority to lease I,000 units for public housing
use.

t
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Demand for Houeine

Based on the expected growth ln the number of households over the
next two years, on the anticipaEed levels of demolitions and other
losses to the inventory, and on adjustments to create a balanced market
condition throughout the HI"IA, demand for new housing is expected to total
55,450 units annualLy over the two-year forecast period, incLuding
17,100 sales-type houses and 38r350 units of rental-type housing. Of
the total rental demand, it is esti-mated that 3r825 units will require
some form of public benefits or assistance to achieve the lower rents
necessary for absorption. These demand estimates do not include public
low-rent housing or rent-supplement accomodations.

The annual demand for new housing over the next two years is well
below the average of 73,150 housing units authorized annually over the
last ten years. However, the annual demand estimate is slightly above
the number of units authorized in 1965, and well above the annual
volume suggested tor L966 by the number of permits authorized over the
first five months of this year.

The demand for sales-type housing estimated for the next two years is
substantially below the ten-year average (1956-1965) of single-family
building activity. However, single-fantly construction activity has
declined throughout the ten-year period, and the projection of sales
demand indicaLes a continuation of this trend. The estimated demand
for rental-type housing reflects the over-building that has occurred
in thls segment of the market.

The estimated rental demand is above the annual volume of multifamily
construction indicated by the number of units authorized in multifamily
structures over the last year and a half. Although cooperative and
condomiritim housing is technically a part of sales demand, demand for
this typ'e housing has been included in the rental demand estimates
because of the facility with which these units can, and have, shifted
between the two markets.

The following table surmnarizes the projected annual demand for new
sales and renEal housing by submarkets. The qualitative demand for
new sales and rental units is presented at the end of each summary
report for the individual submarket areas.
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Pro'iected Annual Demand for New Housing
Los Angeles, California. HI,IA
JuIv 1- 19 65to Julv 1. 1968

Number of Unlts
Area TotaI Sale s

HI"IA total

Central
Southeast
South Coast
Southwest
Wilshire-West
San Fernando Va11-ey
Northeast
San GabrieL Valley
North County

000000
,57 5

55.4s0 17 . 100

o

4,650
525

Rental

38.350

,4oo
,700
,87 5

,725
o

1

7
10

6

8
8
5
7

400
0s0

2,925
3,200

350
300

3r875
L,375

,750
,2OO
,700

1

4
7

5
8
4
3

2

,700
,57 5
,250
,375

525
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Houslnn Market Surrnarv
9$tr+lf,guFqtrklt,

Lor Anrtclrr. Eqllfoialr. m{A

HousinR Market Arar

The central submarket includes downtown Los Angeles city and its
immediate environs. rt is the hub of the freeway system wlth
eight major freeways converging on the area. This area is Ehe
major employment center of the Hl4A and attracts a substanEial
amount of in-commutation. Employment is concent.rated in services,trade, manufacturing, and government. Manufacturing employmentis dominated by the nondurable goods industries, principally
apparel and printing. There are a number of large office buildings
under construction in the area and high-rise residential housingis planned. Families in the submarket are, on the average, theleast affluent in the HMA.

Demographic Factors

Population

At the present time, the population of the central area t,otals
about 4601000 (see table v). The current total represents an
annual decline of 3,ooo persons from the April 196o level of
478r7oo. Between 195o and 196o, population declined by an averageof 5r5oo persons annually. During the two-year forecast period,
annual population losses of 2r5oo are forecast; the July i, 196gpopulation is projected to 455,OOO.

Househo lds

As of July 1 , L966, there are about L77 r9oo househords in thecentral submarket. This represents a gain of l,goo, or 29oannually, since April 1960. Between l95o and 1960, an averageof lOO households hrere added annually (see teble VII). A porlion
of the 1950-1960 increase in households, hov,rever, was caured by
a change in census definition from rdwelling unitr in l95o toI'housing unitt'in 196o. rt shoutd be not.ed that while the popu-lation has declined since I95o, the nunbcr of houEeholds hos 

-

been increasing as a rc.ult of e repldly dcelinlng houcehordsize. During the two-year forecast period, it is expected that
the number of households wilr increase to l7gr5oo, a gain of
3OO annually over the present level.
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The average size of households in the Central area
has been declining rapidly since 1950. Currently, the average house-
hold size is 2.49 persons, compared wiLh 2.61 in 1960 and 2.84 persons
in 195O. The low household size reflects, primarily, the commercial
character of the area and an environment not conducive to households
with children in much of the residential area.

Income

The estimated current median annual income of all families in the
Central area, after deducting federal income tax, is $51925, and the
current median annual after-tax income of aIl renter households of
two-or-more persons is $5r350. By 1968 median after-tax incomes are
expected to increase Eo $6r125 a year for all families and to $5,55O
a yeat for renter households of two-or-more persons.

About 5l percent of all families and 59 percent of the renter house-
holds of two-or-more persons currently have after-tax incomes of less
than $6,OOO annuatly. At the upper end of the income distributlon,
about. 16 percent of all families and nine percent of the renter house-
holds have after-tax incomes in excess of $lOrOOO annualLy. Only
about four percent of all families in the Central area have after-
tax incomes of $l5'OOO or more. Detailed distributions by income
are shown in tables IV and IVa.

liousins Market Factors

Housing Supplyl/

At the present Eime, there are about t94,4OO housing units in Ehe
Central area. This is a gain of only 1,675, or 27O annually, since
April 1960. During the decade of the I95O's, an average of 95O
units hrere added annually. However, some portion of the increase
in the number of units added during the l95Ors was caused by a
change in census definition from "dwe[1ing unit" in 195O to I'hous-

lng unitil in 1960. Currently, about 46 percent of the units in the
Central area are single-family units, seven Percent are in duplex
structures, and 47 percent are in.multifami[y structures (three or
more units). In 196O, about 49 percent of the dwelling unit inven-
tory was in single-family units, 44 percenE was in multifamily
structures, and seven percent in duplexes.

!/ Bullding permit data are not available for the Los Angeles HMA

submarkets. All housing inventory changes referred to in this
section are based on net changes in the inventory compiled by
the Los Angeles County Regional Planning Commission, with ad-
justments for unreported inventory losses.
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Tenure

The Central area has the lowest rate of owner-occupancy of all
of the submarkets in the Los Angeles HMA. At the present time,
only 25 percent of the occupied lnventory is orrmer-occupied.
This represents a continuation of the decline in owner-occupancy
evident since 1950.

Occupied Housing Units by Tenure
Central Submarket

Los Angeles, California, HMA

1950, 1960. and 1966

Tenure

TotaL occupied units
Ornrner- occupted

Percent
Renter- occupied

Percent

April 1,
1950

175 . O84
54,762

31.3
t2o,322

68.7

Apri I t,
1960

176, O9C
50,196

28.5
t25,894

71.5

July 1,
L966

177.900
44,9OO

25 .2
133, OOO

74.8

Sources: 1950 and 1950 Censuses of Housing.
1966 estimated by Housing Market Analysts.

Vacancv

196O Census. the 196O Census reported that there were about
13r2OO vacant units available for sale or rent in the Central
area, indicating an over-al1 vacancy rate of 7.O percent. There
were 450 units available for sale and 12,75O available for rent,
representing homeowner and renEal vacancy rates of O.9 percent
and 9.2 percent, respectively.

Postal Vacancy Survey. A postal vacancy survey was conducted in
April 1966 in the Central area (see table X). This survey was
conducted on a sample of postal carrier routes selecEed from
post office listings. Int,erpretation of the results should take
into consideration the consequent effect of sampling variabitity
and the difficulty in delineating post office area coverage to
conform with the subsrarket boundaries. The survey covered about
30 percent of the total inventory. It reported a total of 2,625
vacant unit.s, including 725 vacant residences and 1r9OO vacant
apartments, indicating vacancy raEes of 2.5 percent and 6.5
percenE, respectively. 1t is important to note that the postal
vacancy survey data are not entirely comparable with those
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publlshed by the Bureau of the Census because of dlfferences
in definttion, area dellneatlon, and methods of enumeraElon.
Atthough the postal survey data has obvlous tlmitatlons, wtten
used in conjuncElon wlth other vacancy lndlcaEors Lt serves a
valuable functlon ln the derivatlon of estlmates of local market
conditions.

Current Estlmate. As of July 1, 1966, there are about 12'5OO
units available for sale or rent in the Central area, lndicatlng
an over-all vacancy rate of 6.5 percent. Of the total, about
5OO units are for sale (a homeowner vacancy rate of 1.tr percent)
and 12,OCO are for renE (a renter vacancy rate of 8.3 percent).
The level of renEal vacancies, although below the 196O total,
is somewhat above the number that is deemed to rePresenE a

saEisfactory demand-supply balance in the rental markeE.

Vacant Housing Units
Central Submarket

Los Angeles, California HMA

1950 and 1955

Vacancy status

TotaI vacant units

Available vacant
For sale

Homeowner vacancy rate
For rent

Rental vacancy rate

other vacantgl

April 1,
19 50

L5,643

13. 209
44L

.97"
t2,768

9.27.

JuLy 1,
L966

15. 500

12. 500
500
t.L7"

12,OOO
9.37.

3,434 4, ooo

al Includes seasonat uniEs, dilapldated units, units rented or sold
awaiting occupancy, and unlts held off Ehe market for absentee
orrners or for other reasons.

Sources: 1960 Census of Houslng.
1966 estinated by Housing Market Analysts.

Sales Market

The sales market accounEs for only a small portion of the total
housing market of the Central area. Since 1950, there has been

a decline of about 5,3oo owner-occupied unlts, paralleling the
decline of slngle-famlly units in the area. Ttre high cost of
land makes lt uneconomtc to construct low-density sales houstng'
The only feaslble sales market would be htgh-rlse condominium or
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cooperative structures which, as yet, have not been built in the down-
tohrn area. At presen!, this submarket is the least residentially-
orient.ed submarkeE in the HMA and several other submarkets (I^Itlshire-
West, South Coast, and Northeast) offer superior locations for
condominium and cooperative type high-rise structures.

Rental Market

The current condition of t.he rental market in the Central area is one
of excess supply. The market has sErengthened somewhat since 1950,
however, as evidenced by the decline in the rental vacancy rate from
9.2 percent in 1960 to 8.3 percent at present.

The rental inventory in the CentraL area ls made up primarity of units
in older structuresrgenerally in the lower rent ranges. Since 1950,
net additions to the multifamily inventory have averaged about 9OO
units a year, with the most rapid gains in the Silver Lake area in
the northwest portion of the area; some new construction also was
evidenced around the periphery of the submarket. The commercial
character of the downtown area has not lent itself to extensive
residential development. In general, the Central area cannot pro-
vide the amenities of location available in such areas as Westwood,
Hollywood, Santa Monica, West Hollywood, and Long Beach.

At the present time, there are plans to construct about L1325 high-
rise, high-rent units in the Bunker Hill urban renewal project in
Ehe downtown area. Proposed rents for the project average about
$265 per unit per month. The site invotved in this proposal is
diagonally across the street from the Cultural Center, including
the new Music Hall and the Forum and Theatre now under construc-
tion. The sponsor's plans, as proposed, will offer luxury apart-
ment living in a well-planned and weLl-designed area of new struc-
tures. South of the site a new shopping center is planned. Should
these units be constructed, they would compete primarity with the
Wilshire-West area, although some tenants could be attracted from
other areas.

Urban Renewal

The Bunker Hill Project is the only active urban renewal program
in the Central area aE the present time. The renewal area involves
about 136 acres and is generally bounded by First and Fifth Streets,
the Harbor Freeway, and HiIl Street. As presently constituted,
redevelopment would involve high-rise office and apartment build-
lngs, housing for the elderly, and commercial shopping areas. The
development of this proJect has been consldered in the quantltative
and qualitative estimates of demand for this submarket.
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Pub I ic Hous ing

At present, there are nlne low-rent public housing projects in
Central area, containing about 3,L75 units. All but one of the
projects are under the jurisdiction of the city of Los Angelesl
remaining project is managed by Los Angeles County. The level
vacancies in these projects is quite low, ranging around one or
two percent.

the

the
of

Demand for Housing

Quantitative Demand

The demand for additional new housing in the Central submarket
between July 1966 and July 1968 is based primarily upon the number
of housing units expected to be demolished in the next thro years
and on the projected modest household growth. Consideration also
has been given to changes expected in the tenure of occupancy in
the lnventory, the current excess of rental vacancies, and the pos-
sible development of Bunker Hilt. Based on these considerations, a
demand for I rOOO new residential housing units is forecast for each
of the next two years. AII of the demand will be for rental accom-
modations. 0f the total, 325 units of rental demand may be developed
only at the rents achievable with below-market-interest-rate financing
or assistance in land acquisition and cost. The estimate excludes
demand for pub1lc low-rent housing and rent-supplement accommodations.

Qualitative Demand

Sales Housing. There is no demand for sales housing except those
multifamily types which may be financed as condominium or cooperative
housing. This segment of demand is included in rental housing de-
mand at the rental equivalenEs sufficient for economic feasibllity.

Rental Housins. The monthl y rentals at which privately-owned net.
additions to the aggregaLe rental housing inventory might best be
absorbed by the rental market are indicated for various size units
in the following cable. These net additions may be accomplished
by either new construction or rehabilitation at the specified rent-
als with or without public benefits or assistance through subsidy,
tax abatement, or aid in financing or land acquisition. I{ith market-
interest-rate financing, the minimum achievable monthly rents, in-
cluding utilities, are $95 for efficiencies, $ll5 for one-bedroom
units, $135 for two-bedroom units, and $150 for three-bedroom units.l/

Ll Calculated on the basis of a long-term mortgage (4O years) at 5\
percent interest and lLz percent init.ial annual curtail; changes
in these assumptions will affect minimum rents accordingly.
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Annual Demand for New Renta1 Units
hv Gross Monthly Rent and Unit Size

Central Submarket
Los Angeles. California, HMA

JuIy l, L966 ro July 1, t968

Sl ze of unit
Gross

monthly rend/ Efficiency
One

bedroom

35.0
320
285
260
230
205
180
150
t25
100

75
45

Two
bedroom

225
205
190
L75
150
130
115
85

Three
bedroom

25
20
20
15

$es
100
105
110
r_ 15
L20
L25
130
135
140
l.45
r.50
150
170
180
200

and
lt

ll

il

il

n

ll

]l

ll

il

ll

lt

It

It

lt

il

over
il

it

ll

il

il

il

ll

il

il

il

It

il

It

ll

ll

70
55
50
55
50
4s
40

30
30

20
20
15
10
10

35

25
3;

al Gross monthly rent is shelter rent plus the cost of uEilities.

Note: The above figures are cumulatlve and cannot be added ver-
tically. For example, the demand for one-bedroom units at
rents from $120 to $140 is 115 units (32O less 205).

The annual demand for 325 additional rental units below these levels
can be satisfied only through the utilization of below-market-interest-
rate financing or assistance in land acquisition and cost. Demand for
these 325 units includes 2O efficiencies at rents of $8O to $95 a month,
145 one-bedroom units at rents of $gS to $115 a month, 145 two-bedroom
unlts at rents of $11O to $I35 a month, and 15 three-bedroom units at
renEs of $125 ro $I5O a monrh.
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The locat.ion factor is of especial importance in the provision of
new unj-ts at the lower-renE leve1s. Families in this user group
are not as mobile as those in other economic segmenEs; they are
less abre or wilring to break with esEablished sociat, church, and
nelghborhood relatlonships, and proximity to place of work frequently
is a governing consideration in the place of residence preferred by
families in this group.

The preceding distributions of average annual demand for new apart-
ment.s are based on projected Eenanc-family incomes, the size distrl-
bution of tenant households, and rent-paying propensities in the
area; consideraEion is given also Eo the recent absorption experience
of new rental housing. Thus, it represents a pattern for guidance
in Ehe producEion of renEal housing predicat.ed on foreseeabLe quanti-
Eative and qualitaEive conslderations. specific market demand oppor-
tunities or replacement needs may permit the effective market.ing of a
single projecE differing from this demand distribution. Even rhough
a deviation may experience market success, i.t,shorrld noE be regarded
as establishing a change in t.he projected patt.ern of demand for
conEinuing guidance unless thorough analysis of a1l factors involved
clearly confirms the change. rn any case, particular projects musE
be evaluated in the light of acEual markeE performance in specific
rent ranges and neighborhoods.
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Housing Market Summary
SouEheast Submarket

Los Angeles, California, HMA

Housing Market Area

The Southeast submarket. is located south of the Central area and east
of the Harbor Freeway. It extends south to approximately Artesia
Boulevard and east to the Orange County line. Major cities in the
atea, in addition to the Los Angeles portions, include CompEon, Downey,
Norwalk, and Whittier. Included in the Los Angeles portion of the sub-
market are the communities of Watts and Avalon. Major transportation
arteries include three freeways and a fourth (San Gabriel) currently
is under construction. The Southeast submarket is the most. industri-
alized area in the Los Angeles HMA. Manufacturing employment, account-
ing for over 42 percent of total employment, is dominated by the metal
products, transportation equipment (including ordnance), and machinery
indusEries. Southeast is the most populous of the Los Angeles sub-
markets, although population growth in the post-t960 period has been
more rapid in five other submarkets.

Demographic Factors

Population

Currently, the population of the Southeast area totals about 1r199rOOO,
making it Ehe most populous of the nine submarkets. The present total
represents an aggregate gain of l27 r4OO, or 20,4OO annually, since
April 1960 (see table V). Between 195O and 1960, the population in-
creased by an average of 38rl5O annually, from 59O,OOO in l95O to
I,O7l,600 in 1960. During the two-year forecast period, annual popu-
lation gains of 22'OOO are forecast, with the total population reach-
ing 1,243,OOO by July 1968.

Househo lds

Since Aprl1 1950, when there r,\rere 321,OOO households ln the
Southeast area, an average of 6,875 households have been added
annually, bringing the current total to 3631900 (see table VII).
Between 195O and 1960, an average of 1O,8OO households were
added annually. Some portlon of Ehe l-95O-1950 tncrease in
households, however, r{ras caused by a change in census deflnition
fromrrdwelllng unittrin 1950 torrhousing unitrtin 196O. By July
1968, the number of households ls expected to total 379,60,C.,
representlng average gains of 7,85O during each of the next two
years.
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Household Size. The currenr average household size in the Southeast
area is 3.25 persons. This represents a decline since 196O and a
reversal of the 1950-1960 trend. In 1950, the average household size
was 3.19 personsl it increased to 3.3O persons in 1960. The downward
trend since 196O is expected to contlnue during the forecast period
falling to 3.24 persons by July 1968.

Income

The estimated current median annual income of all families in the
SouEheast submarket, after deduction of federal income tax, is $7,475,
and the current median after-tax annual income of renter households
of two-or-more persons is $5r9OO. During the two-year forecast period,
median annual incomes (after-tax) are expected to increase to $7,aZS
for all families and $6r15O for all renter households of two-or-more
persons (see tables IV and IVa).

Currently, about 34 percent of all families and 5I percent of all
renter households of two-or-more persons have after-tax incomes of
less than $6,OOO annually. At the upper end of the income distribu-
tionr 2T percent of all families and 12 percen[ of all renter house-
hotds of two-or-more persons currently receive after-tax incomes of
$lOrOOO or more. 0nly about six percent of aII families and three
percent of all renter households of two-or-more persons have afLer-
tax incomes of $15,OOO or more annually.

Housing Market Factors

Housins SupplvU

As of July 1, 1966, there are about 388,OOO housing units in
the Southeast area, a net gain since Aprif 1960 of 5O,15O units,
or 8,O25 annually. The post-196O growth is somewhat below the
average of 11,5OO units added annually during the 1950-1960
decade. During the intercensal period, the number of units
increased from 223,OOO in 1950 to 337,85O in 1960. Some portion
of the lncrease, however, was caused by a change in census
def inition from rrdwelling unitrr irr 195O to trhousing unitrr in
1960.

1/ Building permit data are not available for the Los Angeles
HMA submarkets. All housing inventory changes referred to
in this section are based on net changes in the inventory
compited by the Los Angeles County Regional Planning Commission,
with adjustments for estimated unreported inventory losses.
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Annual nct, addltlons to the houslng lnventory have ranged fron a hlgh
of 1Or45O between Aprll 1, 1963 and Aprtl l, 1954 to a lov of 4'075
belueen Agrll. 1, 1965 end Aprll l, 1965. Except for theee tuo years'
the annual addltlons uere relatlvely stable, ranglng fron about 8r600
to 9,3OO.

The houslng tnvenEory ln the SouEheast srea ls composed prinarlty of
slngle-fanlty structures, which currently account for 77 percent of
the Eotal. There is, however, a trend Eoward nultlfanlly constructlon;
alnost tuo-thirde of the unlts added since 1950 have been ln structurea
vlth three or Eore unlts. In l960t lees than 12 percent of the unlta
tn the lnventory nere 1n rnultlfanlly etructureE; currently, alnost 19
percent of the unite are ln nultifanlly structures. The relatlve ln-
portance of duplexes hae renalned unchanged at about four percent, and
the proportlon of eingle-fanlly unltg has decllned fron 84 percent to
77 percent.

Tenure

0f the 353,9OO occupied housing units in the Southeast area, 2O4,3OO
(56.1 percent) are owner-occupied and 159r600 (43.9 percent) are
renter-occupied. The current owner-occuPancy rate represents a
decline from Ehe 59.7 percent reported in 196O and is a continuation
of the declining trend in the previous decade. However, the tendency
toward renter-occupancy has acceIerated in the posr-I960 period.

Occupied Housing Units by Tenure
SouEheast Submarket

Los Angeles, California, HMA

1950. 1950 and 1955

Tenure

Total occupled units
Orcner- occupied

Percent
Renter-occupled

Percent

Sources:

32O,99L

1950 and 196O Censuses of Houslng.
1955 estlmated by Houslng Market Analysts

April 1,
1950

2L2,795
128 ,045

50.2
84,750

39 .8

April 1,
1960

July 1,
l-966

353.900
2O4,3OO

s5. L

159, 5OO

43.9

50191, 5

44
59

t8
t29,

7

1

3
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Vacancy

196O Census In Aprii 1960, the Census of Housing reported that
there were about 12,5OO vacant housing units available for sale
or rent in the Southeast area, indicating an over-all vacancy rate
of 3.8 percent. Of the total, 1,900 were for sale (a homeoumer
vacancy rate of 1.O percent) and 101600 were for rent (a rental
vacancy rate of 7.6 percent).

Postal Vacancy Survey. A postal vacancy survey $/as conducted in
the Southeast area in ApriL L966 (see table X). This survey was
conducted on a sample of post.al carrier routes selected from post
office listings. Interpretation of the results should take into
consideration the consequent effect of sampling variability and
the difficulty in delineating post office area coverage to conform
with the submarket boundaries. The survey covered about 141,50O
units, equal to 36.5 percent of the inventory. A total of 618O0
vacant uniEs were reported, including 2,9OO vacant residences and
3,9OO vacant apartments, representing vacancy rates of 2.8 percent
and 10.4 percent, respectively. It is important to note that the
postal vacancy survey data are not entirely comparable with those
published by the Bureau of the Census because of differences in
definition, area deLineation, and methods of enumeration. Although
the postal vacancy survey has obvious Limitations, when used in
conjunction with other vacancy indicators, the survey serves a
valuable function in the derivat.ion of estimates of local market
conditions.

Current Estimate. It is judged that there are currently about
19,100 housing units avaiLable for sale or rent in the Southeast
area, representing an over-al1 vacancy rate of 5.O percent.
About 3,3OO units are for sale (a homeourner vacancy rate of 1.6
percent) and 15r8O0 units are for rent (a rental vacancy rate of
9.0 percent). I{hile there is only a slight excess of sales
vacancies, the rental vacancy rate is substanEially above the
rate which is deemed to represent a satisfactory relationship
between supply and demand.
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Vacant Housing Units
Southeast Subrnarket

Los Aneeles. California, HMA

1960 and 1966

April 1,
1960

L6,846

Ju ly 1,
L966

24,LOO

19, 1OO

3,3O0
L.67"

15,8O0
9.O%

5,OOO

rented or sold
for absentee

Vacancy status

Total vacant units

Available vacant
For sale

Homeovo:er vacancy raEe
For rent

Rental vacancy rate
^tother vacant 3/

12,516
1, 910

L.O7.
10, 6C6

7,6%

/. 3JO

al Includes seasonal units, dilapidateo units, units
awaiting occupancy and units held off the market
owners and other reasons.

Sources: 1960 Census of Housing.
1966 estimated by Housing Market AnalysEs.

Sales M,arket

General Market Conditions The sales market in the Southeast area
has softened somewhat since 1960, although there is a reasonable
supply-demand balance in the market aE present. The Southeast 6rq4
is quite large, however, and there are substantial differences
among the geographic areas. The strongest area at che present time
is the l,lhittier-MonEebello area while the slowest area is in Lynwood,
Compton and vicinity. GeneraIly, the lower sales price ranges
(about $2o,ooo or less) are doing somewhaE better. These homes are
virEually ail existing structures; rapidly increasing land prices
have made new construction in this price range almost impossible.
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Maior Subdivision Activitv. Most subdivision activity in the
Southeast area is occurring in Dairy VaLley, which has been
rezoned recently for residential development. The remainder
of the subrnarket is almost complete[y developed; in recent
years, demand for new sales housing has been increasingly
satisfied by subdtvision houses built ln nearby Orange County.
The close-ln location of Dairy Valley ls reflected in very high
land cosEs, making it necessary to construct homes priced to
selI for a minimum of $25,OO0. Itrere is also Limited subdivision
activity in Ehe Compton area and east of l,itrittier and Norwalk.
Available land in these areas, however, is not easily adaptable
for residential construction because of rough topography and
numerous oil fieLds.

Rental Market

The current renter vacancy rate of 9.O percent indicates that
the rental market in the Southeast submarket is weak. The
rental market in this area is composed of low-density projects,
with a large part of the rental inventory in small three- and
four-unit sEructures ovrned and operated by smalL invesEors. In
Ehese small strucEures renEs are slightly lower and occupancy is
somewhat better than in large structures. Monthly rentals for
efficlencies in Ehe subnarket are 1or^r, with mosE units renting
for less than $7O per month and relatively few units renting for
$1OO or more. Few one-bedroom units rent for more than $140,
white the upper limit for two-bedroom units is about $170; three-
bedroom units generally rent for less than $2OO. Vacancy rates
are high in most unit sizes and rent ranges; three-bedroom units
renting for less than $13O have near fu11 occupancy.

RenEal housing is heavily concentrated in the western half of the
submarket. Although rental vacancies generally are high through-
out the submarket, there are some vacancy differences between
areas. Itre Huntington Park-South Gate-Lynwood area has vacancy
rates somewhat below the submarket total. On the oEher hand,
the Downey-Norwalk area has very high vacancy rates at the present
t,lme. Also, in the extreme western portion of the submarket
(part of the Watts curfew area), the level of rental vacancies
is above the Southeast sub{narket as a whole.

In the Watts area, vacancies generally are high in all rent ranges
and in aII unit sizes. The Watts area is a particularly poor mar-
keE for new rental housing flnanced with customary rates of inter-
est. Fanilies able to afford the higher renEs necessary for the
operat.ion of a new rental project have tended to move to other
areas.



43

Urban Renewal

The Flood Ranch Project covers about 62 acres in the northwest corner
of Santa Fe Springs. The area contains about 28O residential housing
unlts, about one-ha1f of which will be demolished and one-half reha-
bilitated. Re-use in the area will be residential.

The Cerritos College ProiecE is located in Norwalk and encomPasses
only six acres. The land, when cleared, will be used by Cerritos
Co I lege .

The Towers General Neiehbo rhood Renewal PIan area and the Vernon-
Central General Neiehborhood Renewal PIan area are in t,he I'Iatts and
Avalon secEions of Los Angeles city, respecEively. BoEh of these
areas contain substantial amounts of commercial Property and the
housing adjacent to the commercial area is in poor condltion. These
areas are under study for poEential redevelopment.

Public Housing

At t.he present Eime, there are abouE 3r3OO public housing uniEs ln
the SouEheast area under the management of the City of Los Angeles
Housing Authority. Vacancies represent less Ehan three percent of
the available units, and virtually all of the vacancies are in one-
and two-bedroom units. There are an additional 3OO units under the
management of the Los Angeles County Hgusing Authority. These units,
however, will be phased-out by Ehe end of this year. The Watts and
Avalon sections of Los Angeles City contain almost all of the public
housing projecEs in the submarket.

Demand for Housing

Quanritative Demand

Based on the projecEed increase in the number of housetrolds in the
Southeast area (7,850 annually), on the number of housln!,unttg
expected to be'tost from t,he inventory through demolitlon, and on
the need to reduce the number of vacancies to levels whlch represent
reasonable supply-demand relatlonshlps in the sales and rental
markets, there w111 be a demand for about 7,575 unite annuatly,
lncluding 2,825 units of sales housing and 4,750 unlte of rental
houslng, lncludlng annual demand for 250 rentaL unlts whlch will
requlre some form of public beneflts or asslstance to achleve thc
lower rents necessary for absorptlon. The estlmate excludes demand
for publlc low-rent housing and rent-supplement accornmodatlone.
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Qualitative Demand

Sales Housin . Based on the current income levels of families in the
Southeast area, on sales price to income relationships typical in the
area, and on recent market experience, the annual demand for new sales
houses is expected to approximate the pattern shown in the fotlowing
table.

Annual Demand for New Sales Houses. bv Price Class
Southeast Submarket

os An les Ca l if or:nia HMA
July 1, L966 to July 1, 1968

Under
$25 , ooo
$3o, ooo
$35,OOO
$4O, OOO

$25,000
- 29,ggg
- 34,ggg
- 39,999
and over
Tota I

Sales price
Number

of units

280
980
570
425
5lo

2,825

Percent

100

10
35
20
15
20

Rental Housing. The monthly rentals at which the annual demand for
4,5oo privately-ovrned net additions to the rental housing inventory
might be besE absorbed by the rental market are indicated for various
size units in the following table. These net additions may be
accomplished by either new construction or rehabilitation at the
specified rentals wiEh or without public benefits or assisLance
through subsidy, tax abatement, or aid in financing or Land acquisi-
tion. The production of new units in higher rental ranges than
indicated below may be justified if a competitive filtering of
existing accommodations to lower ranges of rent. can be anticipaEed
as a result. With market-interest-rate financing, the minimum
achievable monthly rents, including ut.ilities, are $95 for efficien-
cies, $115 for one-bedroom unils, $135 for two-bedroom unit.s, and
$t50 for three-bedroom units.a/

!/ Calculated on Ehe basis of a long-term mortgage (4O years) at 52
percent interest and l! percent initial annual. curtail; changes
in these assumptions will affect minimum rents accordingly.
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Annual Demand for New RentaL Units
bv Gross Monthlv Rent and Unlt Size

Southeast Submarket
Los Angeles, Californla, HMA
Julv 1. 1966 to JuIv 1. 1968

Size of unit
Gross

monthly."r,*/ Efficiency
One

bedroom

1, 650
L,2O5

950
770
575
400
365
250
105
40
10

Two
bedroom

2, 110
L,675
1, 380
1,155

815
535
360
1/+O

Three
bedroom

440
325
245
180
90

$es
100
105
110
115
L20
L25
130
135
140
L45
150
160
170
180
200

and
ti

ll

il

tt

lt

ti

il

il

il

il

lt

lt

ll

il

il

over
il

It

tl

il

lt

It

il

lt

il

ll

It

ll

lt

il

il

300
240
190
145
110

75
50
20
15

5

al Gross monthly rent is shelter rent plus the cost of utilities.

Note: The above figures are cumulative and cannot be added verti-
cally. For example, the demand for one-bedroom unj.ts at
rents from $12O to $14O is 8O5 unirs ([,2O5 less 4OO).

The annual demand for about 250 additional rental units at rents
below these levels can be satisfied only through the utilization
of below-market-interest.-rate financing or assistance in land
acquisition and cost. Demand for these 250 units includes 20
efficiencies at rents of $8o to $95 a month, Ioo one-bedroom units
at rents of $95 to $115 a month, loo two-bedroom units at rents of
$tIO to $I35 a month, and 30 three-bedroom unirs ar rents of gl25
Eo $15O a month.
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The location factor is of especial lmportance in the provlslon of new
units at Ehe lower-rent levels. Fanilies in thls user group are not
as mobile as those ln other economlc segments; they are less able or
willing to break wlth establlehed soclal, church, and nelghborhood
relationships, and proxlnity to place of work frequently 1s a govern-
ing consideration in the place of residence preferred by fanilles in
thls group. Thus, the utillzation of lower-prlced land for new rental
housing in outlylng locat.ions to achieve lower rents nay be self-
defeating unless the existence of a demand potentlal ls clearly evident.

The preceding distributions of average annual demand for new apart-
ments are based on projected tenant-family incomes, the size distri-
bution of tenant households, and rent-paying propensities found to
be typical in the area; consideration is also given to the recent
absorption experience of new rental housing. Thus, it represents
a pattern for guidance in the production of rental housing predicated
on foreseeable quantitative and qualitative considerations. Specific
market demand opportunitj.es or replacement needs may permlt effective
marketing of a single project differing from this demand distribution.
Even though a deviatlon may experience market success, it should not
be regarded as establishing a change in the projected pattern of
demand for continuing guidance unless thorough analysis of all factors
involved clearly conflrms the change. In any case, particular proj-
ects must be evaluated in the light of actual market performance in
specific rent ranges and neighborhoods.
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HousinA Market Summary
South Coast Submarket

Los Ansel es California. tMA

Housing Market Area

The South Coast submarket. is located in the extreme southern portion of
the tMA, generally bounded on the north by Artesia Boulevard, on the east
by 0range County, and on the south and west by the Pacific 0cean. Prin-
cipal cities in the area include Long Beach, Lakewood, Torrance, and the
Wilmington-San Pedro sections of Los Angeles City. Three major freeways
serve the area and two others are currently under construction. Manufac-
turing employment accounts for 31 percent of total employment, with the
largest industry being transportation equipment (aircraft). 0ther im-
portant activities include oi1. production and refining and shipbuildlng
and repair. The South Coast submarket ranks fourEh in poputation among
the nine areas in the HI'IA.

Fort MacArthur and the Naval Complex at Long Beach are located in the
area. Military strength at these military installations is not partic-
ularly significant, with only about 2,50O military personnel assigned
there. However, military personnel assigned to ships with Long Beach
as the home port exceeds 3orooo, although only a portion of these ves-
sels are in porE at one time.

Despite the diversiEy of employoent opportunitles and good transporta-
tion facilities (inctuding the Los Angeles and Long Beach Harbors), the
area is not a major eqrployment source in the FMA. According to Califor-
nia Conmunity Labor Market Surveys prepared by the California Department
of Employment, Ehis submarkeE has one of the lowest employurent participa-
tion rates (ratio of employment to population) of all the submarkets in
the HMA, lndicating that this area is among the leading net out-comnutation
submarkets in the tMA.

Demographic Factors

Population

The population of the South Coast area currently Eotals about 9I2,OOO,
representing an average annual increment of approximately 2615OO since
April 1960. This annual gain is somewhat below the average yearly gains
recorded during the 195o-196o period, when population within the area
rose by an average of about 3o,2oo annuatly to a 196o total of 746,3oo
(see table V). The population of the South coast area is expected to
increase aE an annual rate of 28,ooo persons during the next triro years,
reaching a population of 968,OOO by JuIy I, 1968.
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Househo Ids

There are about 292r7OO households in the South Coast area at the present
time, representing an average gain of about 8r175 annually since April
1960. During the 1950-196O period, the number of households increased
by an average of 9,225 annually, from 145,600 in I95O to 237,900 in
1960 (see table VII). Some part of the increment in households, how-
ever, was caused by the change in census definition from I'dwelling unitil
in 1950 to "housing unittrin 1960. Households in the South Coast area
are expected to total 311,3OO by July 1968, an average addition of
9r3OO during each of the next two years.

Household Size Trends. The number of persons per household in the South
Coast area has remained approximately at the level attairred in 1960
(3.O2 persons) and is not expected to change significantly during the
tl,Jo-year forecast period. Between l95O and L96O, the average household
size increased from 2.92 persons in April l95O to 3.03 1n April 1960.

Income

The currenE median annual income in t.he South Coast area, after deduct-
ing fedrral income tax, is $8,3oo for aIl famiiies; the median for rent-
er households of two-or-more persons is $6,L75. Approximately 2g percent
of all families and 48 percent of renter households of two-or-more per-
sons receive less than $5rOOO annually after-tax, while IO percent of all
fanilies and only five percent of renter households of two-or-more persons
have annual incomes exceeding $15rOOO after-tax. I"iedian after-tax incomes
are expected to increase to $8,750 annually for aI1 families and $6,5oofor renter households of two-or-more persons by 1968 (see tables lV and
IVa).

Hous inp Market Factors

Housing Supplvl/

Currently, there are about 3O8r4OO housing units in the South Coast
area, indicating a net addition to the inventory of about 55,150 units,
or 8,825 annually, since April 1960. Additions to the housing supply
averaged about 9r75(.:- annualiy during the 1950-1960 decade. A portion
of the 1950-196O increase, however, resulted from a change in census
definition from I'dwelling unitrrin 195O to ilhousing unitrrin 196O.

/ Building permit data are not availabte for the Los Angeles HMA

submarkets. All housing inventory changes referred to in this
section are based on net inventory changes compiled by the Los
Angeles County Regional Planning Commission, with adjust-ments
for unreported inventory losses.

t
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In the South Coast submarket, as has been the case in most of the areas
in the Los Angeles HMA, the peak in annual net additions to the inven-
tory occurred in the April l, I964-April I, 1965 period with the fol-
lowing year (April 1, 1965 to April l, i966) having the lowest number
of additlons since the April 1, l96o-April l, 196l period. About 14,5OO
units were added between April 1, 1964 and April 1, 1965 compared with
only 6,5OO in the 1965-1966 interval. The latter figure was only slighEly
above the annual increment of 6,300 recorded during the April l, 1960-
April 1, 1961 period.

0f the 55,150 units added since 1960, 31 percent were single-family units
and 69 percent were in structures with two or more units. This is in
contrast to the 1960 inventory composition when about 71 percent of the
units were in single-family structures. The net additions since 196O
have resulted in a sharp decline in the percentage of single-family
units to total units; currently, only 64 percent of che inventory is in
slngle-fami ly sfructures .

Tenure

At the present time, 53.5 percent of the occupied housing units are
owner-occupied. This ratio represents a decline from that reported in
the April 1960 census and is a reversal in the trend of the previous
decade when owner-occupancy increased from 48.2 percent in l95O to
58.5 percent in 1960. The shift toward renter status reflects the in-
creased construction of new apartment units in lhe South Coast area
since 1960.

0ccupied Housing Units by Tenure
South Coast Submarket

Los Angeles. California. HMA

1950 l9 60 and 1966

Tenure

Total occupied units
Owner- occupied

Percent
Renter- occupi ed

Percent

237 855
r39,t67

58.5
98 688

Sources: 1950 and 1960 Censuses of Housing.
1966 estimated by Housing Market AnaIysts.

April l,
19 50

l45,60l
70 ,17 5

48.2
7 5 ,426

51.8

ApriI 1,
19 60

JuIy I,
1966

292,7OO
I 56,7OO

53. 5
I36,OOO

46 .5
,
41.5
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Vacancv

1960 Census. In April 1960, the census reported that there were about
12r100 vacant housing units available for sale or rent in the South
Coast area, representing an over-al1 available vacancy rate of 4.8
percent. Of the tota1, 11950 were available for sale (a homeowner
vacancy rate of 1.4 percent) and 10r150 were available for rent (a
rental vacancy rate of 9.3 percent).

Postal Vacanc v Survev . A postal vacancy survey was conducted in the
South Coast area in April 1966 (see table X). This survey \^/as

condueted on a sample of postal carrier routes selected from post
office listings. Interpretation ,rf the results should take lnto
consideration the consequent effect of sampling variability ancl

the dif f iculty in 'Jelineating post off ice area coverage to con.form
with the submarket boun,laries. The sur:vey covered about 37 percent
of the total housing inventory in the area and reported a total of
5r9OO vacant units, composed of 1r600 vacant residen,3es aDd 41300 vacant
apartments, representing vacancy ratios of 2.4 percent and 6.4 percent,
respectively. It is important to note that the postal vacan,ly survey
data are not entirely comparable with the data put,lished by the Bureau
,rf the Census because of differences in ,lef inition, area delineation,
and methods of enuureration. Although the postal r'acancy survey has
obvious limitations, when used in conjun,:tion with other vacan':y
indieators, f-he survey serves a valuable furrction in the derivation
of estimates of local market conditions.

Current Estimate. Based on the postal vacancy Survey an,l on c,ther
vacancy indicators, it is juiged that there are about 111 ,z*66 available
vacant housing units in the South Coast arear inclicating an over-alL
vacancy rate of 4.1 percent. There are currently about 2r2OO sales
vacancies and l0r2OO rental vacancies, representing a homeowner vacancy
rate of I"4 percent an,l a rental vacancy rate of 7.0 percent. The

current rental \.racancy rate is su.bstantially below the rate reported
in 1960, while the sales vacan(ry rate is ur,ehanged.



5l

Vacant Housing Units
South Coast Submarket

Los Angeles, California. HMA

i960 and 1966

Vacancy status

Total vacant units

Available vacant

For sale
Homeowner vacancv rate

For renl
Rental vacancy rate

April 1,
r960

I 5 ,385

l2 , 1O8

1,934
r.47.

lo ,17 4
9.37"

July 1,
1966

1 5 ,7OO

L2,40C-

2,2OO
r.47"

lo,2oo
1 .O7"

Other vacantg/ 3,277 3 ,3OO

a/ Includes seasonal units, dilapidated units, units rented or
sold awaiting occupancy and units held off the market for
absentee owners and other reasons.

Sources l960 Census of Housing.
1966 estimated by Housing Market Analysts.

Sales Market

General Market Conditions. The over-al1 market for sales housing in
the South Coast area is firrn at the present time. The current sales
vacancy rate of 1.4 percent ls unchanged since April 1960, indicating
that supply has kept pace with demand. The market for existing homes
is particularly strong in the $l8,OOO to $2O,OOO price range although
it is being curtailed somewhat by the tight money market. The market
for new sales houses is generally good although the rniddle price class
($25,OOO to $3O,OOO) shows signs of weakening. The only area where the
price of land al lows construction of houses :',n this price class is in
the Dominguez Hi.lls area, south of Compton and north of the San Diego
Freeway. 0i1 wells arc common in this area and much of the surround-
ing land js industrial or intende,d for industrial use. Competition
from new housing being buiit in Dairy Valley (SouEheast submarket) and
adjacent Orange County has affected sales in Lhis price range in the
SouLh Coast area.
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Subdivision Activity. Subdir.ision activit y is occurring principally in
only two areas in the South Ccast market. New houses in the Dominguez
area generally are priced between $25,OOO and $3OrOOO although some are
priced as low as $2O,OOO. Higher priced houses, primarily $35rOOO and
over, are being built in the southwestern portion of the submarket
(Palos Verdes). Houses in this price range are selling somewhat better
than Ehe $25,OOO-$3O'OOO homes at the present time.

Unsold Inventor . An inventory of unsold new sales houses \^,as con-
ducted by the Residential Research Committee of Southern California
in July 1966. It covered 46 active subdivisions in the Torrance-Palos
Verdes area in which 4,682 homes had been completed. At the time of
the survey, 20 percent of the homes \^rere unsold, which is somewhat
below the county average. In addition, there were 912 homes under
construction, 56 percent of which were unsold. Most of the comple-
tions were in the $25'OOO-$3O,OOO price class (39 percent) and the
$35,OOO and over price class (33 percent) which had unsold to com-
pleted ratios of 29 percent and 18 percent, respective[y.

Rental Market

AlEhough there exists a slight excess of rental vacancies aE the present
time, the South Coast rental market has improved substantially since
i96O. In April t96O, the rental vacancy rate was reported to be 9.3
percent; the current rental vacancy rate is 7.O percent which, although
higher than warranted by Ehe current growth rate, is the lowest rate
of all the submarkets. The strongest demand is for units with rents
ranging from $9O to $12O a month. Units that rent for less than $9O
are generally in older structures that are experiencing higher vacancy
rates. The vacancy excess is evident generally throughout the area)
although there is some concentration in the western portion. There
is no significant difference in vacancy rates in rental projects by
uniE size or structural type, except for the new high-rise projects.

High-rise apartments in the South Coast area are a recent development
in the rental market-. There have been four high-rise projects con-
structed since 1953, one of which is housing for the elderly. Rents
in these projects (excluding the elderly project) start at $23O a
month for efficiencies and range up to $85O for penthouse accommoda-
tions. Vacancy rates are quite high in these projects and this secEor
of the rental market is overbuilt.
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Urban Renewal

The Meadow Park Proiect encompasses about 5O acres in Torrance and csir^
tains about 135 structures. ALI of the structures, most of which are
substandard, wiIl be demolished during the next two years, requiring
relocation for about 90 families. Re-use will be a light industrial
park.

The West Beach Redevelopment Project is located in Long Beach and is
a municipally-financed project. The project area originally contained
about lrlOO dwelling units, of which about 8O percent have been demol-
ished. Re-use of the project area is currently under study.

The Beacon Pro ect is located in San Pedro and is currently in the
pLanning stage.

Public Housing

Currently, there are six low-rent public housing projects in the South
Coast submarket, containing a total of 21225 units. 0f the total,
about lr2OO are managed by the City of Los Angeles and IrO25 are under
the jurisdiction of Los Angeles County. Most of the pubiic housing
projects in the area are quite old and contain a high proportion of
one- and two-bedroom units.

Military Housing

At the present time, there are 1r768 military-controlled housing units
in the SouEh Coast submarket. 0f the total, 11589 are in the Long
Beach Naval Complex and 179 are located at Fort MacArthur. In addition,
there are 3O2 units under construction at Long Beach and 35 leased
units authorized for Fort MacArthur.

Demand for Housing

Quantita€ive Demand

Based on the expected increase in households in the South Coast area
during the two-year forecast period (9r3OO annually), on the number
of housing units expected to be lost from the inventory through
demolition, and on the need to allow for the absorption of a slight
excess of rental vacancies, there will be a demand for lOr4OO new
privately-financed housing units annually, including 3'2OO unlts of
sales housing and 7r2OO units of rental housing. 0f the total rental
demand, it is estimated that 95O units will require some form of
public benefits or assistance to achieve the lower rents necessary
for absorpti.on. The estimaLe excludes demand for public low-rent
housing and rent-supplement accommodations.
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Qual i LaLive Demand

Sales Housing. Based on the current income levels of families in the
Soulh Coast area, on sales price to income relationships typical in the
area, and on recent market experience, the annual demand for new sales
houses by price class is expected to approximate the distributions
shown in the following table. It is judged that little, if any:8c-
ceptable housing can be constructed in the area for under $2OrOOO.

Annual Demand for New Sales Houses bv Price CIass
South Coast Submarket

Los Angeles, California, HMA

July I, i966 to Julv 1. 1968

Sales price
Number of

uni ts Pereent

$2O,OOO - $24,999
25,OOO - 29 ,999
30,OOO - 34,999
35,OOO - 39 ,999
40,OOO and over

Total

480
960
64C-

640
480

I5
30
20
20
r5

3,2OO 100

The foregolng distribution differs from the price distribution in the
survey of unsold tract houses conducted by the Residential Research
Committee of Southern California (see page 52). The tract survey does
not include individual or contract construction on scattered LoEs and
in some cases not all subdivisions have been included. It is likely
that the more expensive houslng and some of the lower-value homes
are concentrated in the smaller building operations which are numer-
ous. The preceding demand estimate reflects all home building and
indicates greater concentration in some price ranges than a sub-
divislon survey would indicate.

Rental Housing. The monthly rentals at which privately-owned net
additions to the aggregate rental housing inventory might best be
absorbed by the rental market are indicated for various size units
in the following table. These net additions may be accomplished
by either new construction or rehabilitation at the specified rentals
with or without public benefits or assistance through subsldy, tax
abatement, or aid in financing or Land acquisition. The production
of new units in higher rental levels than indicated on the following
page may be justlfied only if a competitive filtering of existing
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accommodations to lower ranges of renL can be anticipated as a result.
With market-interest-rate flnancing, the minimum achievable monthly
renLs, including utilities, in the South Coast area are $95 for an
efficiency, $115 for a one-bedroom unit, $135 for a two-bedroom uniL,
and $ l50 f or a tl-rrcr'- hcdroom uni t . 1/

Annual Demand for New Rental Units
By Gross Monthly Rent and Unit Size

South Coast Submarket
Los AngeIes, California, HMA

July 1, 1966 to July l, 1968

Size of unit
Gros s

monthly renta/ Ef f ic iency
0ne

bedroom

$es
100
lo5
110
ll5
120
t25
130
135
140
t45
r50
r60
170
r80
200
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lt

ll

ll

ll

lt

ll

tl

ll

ll

ll

ll

ll

ll

ll

il

2,395
r,760
I ,3OO
l,o8o

880
7IO
s60
44C-

240
too

25

Two
bedroom

2,97 5
2,OOO
I ,52O
1,22O

880
630
44C,

160

Three
bedroom

44C^

290
190
125

50

and
ll

lt

ll

ll

ll

ll

il

ll

ll

ll

ll

ll

lt

lt

lt

550
450
360
280
2to
150
loo
60
30
lo

5

a/ Gross rent is shelter rent plus the cost of utilities.

Note The above figures are cumulaEive and cannot be added verEi-
cally. Eor example, demand for one-bedroom units rentlng
for $12O ro $I4O is l,O5O units (1,76C- less 7IO).

Ll Calculated on the basis of a long-term mortgage (4O years) at 52
percent interest and l\ percent initial annual curtail; changes
in these assumptions will effect minimum rents accordingly.
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An annual demand for about.95O additional rental units at rents below
these leve1s can be satisfied through Lhe utilization of below-markeE-
interest-rate financing or assisEance in land acquisition and cosE.
Demand for these 95O units includes 8O efficiencies at gross rent.s of
$8O to $95 monthly, 425 one-bedroom uniEs ar rents from $95 to $lI5
a month, 375 two-bedroom units at rents of $l1O to $i35 a month, and
7O three-bedroom units at monthly rents of $125 to $I5O.

The location factor is of especial importance in the provision of new
uniEs at the lower-rent leveIs. Families in this user group are noE
as mobile as those in other economic segments; they are less able or
willing to break with established social, church, and neighborhood
relationships, and proximiEy to place of work frequently is a govern-
ing consideration in the place of residence preferred by families in
this group. Thus, the utilization of lower-priced land for new
rental housing in outlying locations to achieve lower rents may be
self-defeating unless the existence of a demand potential is clearly
evident.

The preceding distribution of average annual demand for new apartments
is based on projected lenant-family incomes, the size distribution of
tenant households, and rent-paying propensities found to be typical in
the area; consideration is also given Eo the recent absorption experience
of new rental housing. Thus, it represents a pattern for guidance in
the' production of rental housing predicated on foreseeable quanEitative
and qualitative considerattons. Specific narket denand opporEunitiesor replacement needs nay pernlt effective marketlng of a single projectdlfferlng from thls'denand dietribution. Even though a projl"t ,tth arent structure deviatlon may experience narket success, it should not
be regarded as establlEhing a change in the proJected pattern of denandfor contlnuing guldance unless thorough analysii of all factors involvedclearly confirms the change. rn any case, particular proJects must be
evaluated in the light of actual roarket performance in specific rent
ranges and neighborhoods.
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Housi ns Market Summa rv
Southwes t SubmarkeE

Los e es Ca I i forn HMA

Houslng Market Area

The Southwest submarket is located west of the Harbor Freeway. It is
otherwise".bounded generally by Jefferson Avenue on the north, Artesia
Boulevaril on the south and the Pacific Ocean on the west. This sub-

market hes considerable variety. The Inglewood area represenEs a major

industrial complex in the HMA, dominated by the aircraft and electronics
industries. Los Angeles InEernational Airport, which is among the bus-

iest airports in the country, is located in Ehe northwestern part of
the submarket. The western area contains a number of atEractive beach

cities and many of the most Popular beaches in the HMA are located in
this area. Principal cities in the submarkeE include Inglewood, Haw-

thorne, Lennox, Gaidena, Redondo Beach, and Manhattan Beach. Three

major freeways serve the area.

Demographic Factors

Popu lation

The current populaEion of the southwest area is 917,OOO, an increase
of g7r5OO, or ia,OOO annually, since 1960 (see table V). The gain in
population since 1960 has been somewhat slower than that occurring dur-
ilg tt. 1950-196O decade, when an average of t9,600 were added annually,
to a t96O total of 829,4OO. Population growth in the SouthwesL area

has nor kepE pace with the HMA poputation gain; in 1950' over 15 per-

cent of the HMA was in the Southwest area, compared with 14 percent
in 1960 and 13 Percent currenElY.

The population of the Southwest area is expected to increase by about

15,5OO annually during the next Ewo years, to a total of 948,OOO by

July 1968.

Househo lds

As of JuIy 1 , 1966, there are an estimated 327 r2OO households in the

SouthwesE area, an average annual increase of 5r8OO since the t96O Cen-

susrwhi.ch reported a tot;l of about 29[,OOO households. In the pre-
ceding decade, Ehe annual gain averaged 7,575' The increase in the
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number of households between l95O and 1950 reflects, in part, the change
in census definition from rtdwelllng unit" in 195O Eo ilhousing unitrr in
1960.

Based on the lncrease in population expected to occur in the Southwest
area during the next Ewo years, iE is estimated that there will be
34lr5OO households in the Southwest area by July 1968, an increase of
l4r3OO (7rI5O annually) over the present tota1. The household growth
in the Southwest area since I95O is shown in table VII.

Household Size.
declining. In
in 1960, it rvas
per household.

Average household size in the SouthwesL area has been
1950, Ehe average was about 2.89 persons per household;
almost 2.83; currently, the average size is 2.78 persons

Income

The current median annual income, after deducEion of federal income tax,
of al. 1 families in the Southl,\,est area is about $8,300, and the median
after-Eax income of all renter households of Ewo-or-more persons is
about $6,55O. By 1958, the median after-tax income for aIl families
is expected Eo increase to $8 r75O, and for all renEer households of
trdo-or-more persons to $6r9OO.

About 29 percent of all families and 44 percent of all renter households
of two-or-more persons currently receive after-tax incomes of less Ehan

$6rOOO annually. At the upper end of the i'ncome distribution' ten per-
cent of aIl families and only four percent of all renter households of
two-or-more persons currently have after-tax incomes of $15rOOO or more
annually. Detailed distributions by income are shown in tables IV and
IVa.

Housing Market Factors

Housing Suppty!/

There are about 35O,4OO housing units in Ehe Southwest area at the present
time, indicating a net gain of 41,4OO units, or 6r625 annually since
April 1960. The post-196O growth is less than four-fifths the average
of 8,45O units added annually during the 195O-196O decade. During the

'L/ Building permit data are not available for the Los Angeles HMA sub-
markets. A11 housing inventory changes referred to in this section
are based on net inventory changes compiled by the Los Angeles County
Regional Planning Commission, with adjustments for estimated unre-
ported inventory losses.
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intercensal period, the number of units increased ftom 2241500 in 1950
to 309,000 in 1960. Some portion of the increase, however, was caused
by a change in census definitlon from trdwelllng unitrt ln 1950 to trhousing
unitil in 1960.

Annual net additions to the housing inventory displayed a steady upward
trend from 1950 to 1965. Between April L, 1950 and April 1, 1961, about
5,500 units were addedl this compares to a net addition of 8,825 between
April 1, 1964 and April 1, 1955. Net additions in the followlng year,
however, feIl off sharply, and only 41775 units were added.

Units added since 1960 have been predominantty in multifamily structures;
about 90 percent of the net additions have been ln structures wlth three
or more units. Currently, units in multifamiLy structures account for
33 percent of the inventory compared with 26 percent in 1960. Single-
family units, which in 1960 made up 67 percent of the housing stock,
currently account for only 60 percent. Duplex units make up the remain-
ing seven percent, unchanged since 1960.

Tenure

Reflecting the increase in multifamily congtruction in recent years, there
has been a trend toward renter-occupancy in the Southwest area. Currently,
54.8 percent of the occupied inventory is renter-occupied. This compares
with 49.5 percent in 1960 and 44,6 percent in 1950.

Occupied Housing Units by Tenure
Southwest Submarket

Los Angeles, California, HMA
L950 19 60 and 1956

Tenure

Total occupied units
Owner-occupied

Percent
RenEer-occupied

Percent

April 1,
1950

2L5,2L8
LLg,126

s5.4
96,092

44.5

April 1,
19 60

291.003
147,030

50.5

July 1,
1965

327.200
147 ,800

45,2
L79,400

54. 8
3,973

49.5
L4

Sources: 1950 and 1960 Censuses of Housing.
1966 estimated by llousing MarkeE Ana1ysts.
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Vacancv

1960 Census. The April l-960 Census reported that there were about 14,200
vacant units availabLe for sale or rent in the SouEhwest area, representing
an over-all vacancy rate of 4.6 percent. Of the tota1, L,525 were for
sale (a homeowner vacancy rate of 1.0 percent) and 12r675 were for rent
(a rental vacancy rate of 8.1 percent).

Postal Vacancv Survev. A postal vacancy survey was conducted in Aprll
1966 in the Southrrest area (see table X). This survey hras conducted on
a sample of postal carrier routes selected from post office listings.
Interpretation of the results should take into consideration the consequent
effect of sampling variability and the difficulty in delineating post
office area coverage to conform with the submarket boundaries. The survey
covered about 45 percent of the housing sEock of the area and reported a

total of 8r125 vacant units. Vacancies in residences, as reporEed by
the survey, numbered 21000, or 2.5 percent of the surveyed residences.
Apartment vacancies totaled 6,L25, or 8.1 percent of the apartments
surveyed. It is important to note that the postal vacancy survey data
are not comparable with those published by the Bureau of the Census be-
cause of differences in definition, area delineation, and methods of
enumeration. Although the postal vacancy survey has obvious limitations,
when used in conjunction with other vacancy indicators, it serves a

valuable function in the derivation of estimates of local market conditions.

Current Estimate. As of July 1, L966, there are about L91200 vacant
available housing unit,s in the Southwest area, indicatlng an over-al1

there are 2,100 units avail-
percent) and 17,100 units
7 percent). The homeowner
in reasonable balance; the
than would be considered

vacancy rate of 5.5 percent. Of this total
able for sale (a homeowner vacancy rate of
available for rent (a renter vacancy rate o

vacancy rate indicates that the sales marke
rental market has more units available for
desirable in a balanced market.

,
1.
f
t
re

4
8.
is
nt
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Vacant Housing Units
Southwest Submarket

Los Anseles. Ca1 if ornia. HI4A

1960 and 1966

Vacancy status
April 1,

19 60

Total vacant units 18 .003

Available vacant
For sale

Homeowner vacancy rate
For rent

Rental vacancy rate

other vacant g/ 3,82L

al Includes seasonal units, dilapidated unifs,
sold awaiEing occupancy,and units held off
absenEee owners and other reasons.

14. 182
L,5L2

L.07.
L2,670

8.L7.

July 1,
L966

23,200

19.200
2,100

L.4%
17, 100

8.7%

4,000

units rented or
t he marlce t f or

Sources: 1960 Census of Housing.
1966 estimated by Housing Market Analysts

Sales Market

As evidenced by the relatively 1ow homeowner vacancy rate in the Southrtrest
area, the market for sales-type housing is firm. Because of the high
cost of land, as well as a lack of undeveloped land, subdivision activity
in the area has been quite limited and the price levels of the new homes
that have been built have been high. Since April 1960, an average of
only 150 units annually have been added to the single-family inventory;
few, if any, of these homes were priced to sell for less than $20,000.

As is the case in most of the subrnarkets of the HIvlA, the strongest
price range for existing sales houses is below $20,000. This market has
been strengthened by the migration of many families frorn the Southeast
area desiring to purchase a home.

Rental I'Iarket

The rental market in the Southwest area has softened slightly since 1960;
the rental vacancy rate has increased from 8.1 percent in 1960 to 8.7
percent at present. The vacancy excess is evidenE throughout the market.
Because of the small number of sales houses coming on the market annually,
three-bedroom units have better occupancy rates than smaller units.
However, there appears to be little variation in vacancy rates among the
various ranges of rent. The location factor and the amenities offered
generally determine the success of an individual project. The market is
strongest in the Hawthorne-Lennox area at the present time; however,
occuPancy in the beach areas is somewhat better Ehan it is for the entire
submerket. The highest vacancy levels are in the northeast porti.on of
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the submarket, in the areas east and northeast of Inglewood. This area
contains a large number of older single-family homes which have been
converted into multifamily structures and have suffered a sharp increase
in vacancies because of the cver-built market. Most of the new projects
in the area are in small structures. These are generally two-story walk-
up apartments usually containing no more than 16 units.

Monthly rentals vary widely in this area, high rents are general in the
northwestern part of the submarket from Baldwin Hills to the ocean,
while lower rents are prevalent along the eastern boundary of the sub-
market. Monthly rentals in new efficiency apartments generally range
from $100 to $120 with few renting for more than $140 per month. Most
new two-bedroom units have monthly rents from $130 to $170, with some

renting for near $200. Monthly rents for new two- and three-bedroom
apartments range up to $300, although relatively few units rent for
more than $250. However, monthly rentals in relatively new apartments
(primarily smaI1 projects) range as 1ow as $90 for efficiency and one-
bedroom units, $110 for two-bedroom units, and $140 for three-bedroom
units.

Urban Renewal

The Hoover Proiect is currentty in the planning stage. It is located
in the norlheast corner of the submarket and is adjacent to the
University of Southern California. The main emphasis in the project area
will be for rehabilitation although some clearance will be necessary.
Housing in the area is old but basically sound, with a high proportion
of units lacking some type of plumbing facility.

aza Pto ect is located in Redondo Beach,The
portion of the su t. The area contains about 30

which will be demolished. Re-use will be about one-ha
one-half coflmercial and public. Tentatives plans are
and 1 1200 apartment units in the project area.

in the southwestern
0 units, all of
lf residential and
for between 900

Demand for Housins

Ouantitatirre Demand

Based on the expected increase in households during the tv/o-year forecast
period (7r150 annually), on the number of housing units expected to be

lost from the inventory through demolition, and on the need to reduce
the number of rental vacancies to a 1evel that represents a reasonable
balance in the rental markeE, it is estimated that there will be about
61050 new private housing units in demand during each of the next two

y".rr, including 350 sales units and 5,700 rental units. Included in
the rental demand are 5OO units which will require some form of public
benefits or assistance to achieve the lower rents necessary for absorption'
The estimate of rental demand does not include demand for public low-rent
housing or rent-supplement accommodations'
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Qualitative Demand

Sales Housing. Based on the current income lcvels of families in the
Southwest area, on sales price to income relatlonships typical in the
area, and on recent market experience, the annual demand for new sales
houses by price class is expected to approximatc.the pattern shown in
the following table. It is judged that little, if any, acceptable
housing can be constructed in the area for under $2O,0OO.

Annual Demand for New Sales Houses, by Price Class
Southwest Submarket

Los Angeles, California, HMA

July 1, L966 to July 1, 1968

Sales price

$20,000 - $24,999
25,000 - 29 ,999
30,000 - 34,999
35,000 and over

Total

Number of
unit s

50
140
I10

50
350

Perc ent

t4
40
32
L4

100

Rental Housing. The monthl y rentals at which pr:ivately-owned net addi-
tions to the aggregate renLal inventory might besI be absorbed by the
rental market are indicated for various size units in the following
table. These net additions may be accomplished by either new construc-
tion or rehabilitation at the specified rentals with or without public
benefits or assistance through subsidy, tax abatement, or aid in fi-
nancing or land acquisition. The production of new units in higher
rental ranges than indicated below may be jusLified only if a competi-
tive filtering of existing accommodations to lower ranges of rent can
be anticipated as a result. With market-interest-rate financing, the
minimum achievable monthly rents, including utllities, are $95 for
efficiencies, $115 for one-bedroom units, $135 for two-bedroom units,
and $L5O for three-bedroom unit".1/

L/ Calculated on the basis of a long-term mortgage (4O years) aL 5L,-

percent interest and 1| percent initial annual curtail; changes
in these assumptions will affect minimum rents accordingly.
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Annual Demand for New Rental Units
by Gross Monthly Rent and Unit Size

Southwest Submarket
Los Angeles, California,
July 1, 1966 ro July 1, 1968

Size of unit

HMA

Gross
monthl ren Efficiency

350
310
265
225
190
155
t25
100

75
55
35
20
10

5

One
bedroom

1, gg5

1, 595
1, 305
1,035

795
665
540
445
270
155
50

5

Two
bedroom

2,400
1, 950
1, 640
1, 390
1, 070

810
60s
375

Three
bedroom

46;
375
310
260
185

a

$es
100
105
110
115
L20
L25
130
135
140
t45
150
160
170
180
200

and
t,

It

lt
il
,r

ll
tt

,r

ll

t,

il

,l

ll

ll

il

over
il

,r

ll

il

il

lj

tt

ll

tt

t,

ll

tt

lr

,l

lt

a/ Gross monthly rent is shelter rent plus the cost of utilities.

Note The above figures are cumulative and cannot be added vertically.
For example, demand for one-bedroom units at rents from $l2O to
$l40 is 930 units (1,595 tess 665).

The annual demand for about 5OO additional units at rents below these
levels can be satisfied only through the utilization of below-market-
interest-rate financing or assistance in land acquisition and cost.
Demand for these 5OO units includes 2O efficiencies at rents of $8O
to $95 a month, 2IO one-bedroom units at rents of $95 to $115 a month,
2lO two-bedroom units at rents of $11O to $135 a month, and 60 three-
bedroom units at rents of $125 to $150 a month.

The location factor is of especial importance in the production of new
uniEs at the lower-rent levels. Families in this'user group are not as
mobile as those in other economic segments; they are less able or willing
to break with established social, church, and neighborhood relationships,
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and proximity to place of work frequently is a governing consideration
in the place of residence preferred by families in this group. Thus.,
the utilization of lower-priced land for new rental housing in outly-
ing locations to achieve lower rents may be self-defeating unless the
existence of a demand potential is clearly evident.

The preceding distributions of average annual demand for new apartments
are based on projected tenant-family incomes, the slze dlstribution of
tenant househotds, and rent-paying propensities found to be typical in
the areal consideration is given also to the recent absorption experience
of new rental housing. Thus, it represents a pattern for guidance in the
production of rental housing predicated on foreseeable quantitative and
qualitative conslderations. Specific market demand opportunities or re-
placement needs may permit the effective marketing of a single project
differing from this demand distribution. Even though a project with a
deviation in rent structure may experience market success, it should not
be regarded as estabtishing a change in the projected pattern of demand
for continuing guii.dance unless thorough analysis of all factors involved
clearly confirms the change. rn any case, particular projects must be
evaluated in the light of acLuaL markeE performance in specific rent
ranges and neighborhoods.
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Housine Market Summar
Wi lshire-West Submarket

Los Angelesn California, HMA

Housing Market Area

The Wilshire-{,Iest area extends west of downtown Los Angeles and north
of the Southwest submarket. Mulholland Drive in the Santa Monica
Mountains forms the northern boundary. The Pacific 0cean forms the
western boundary and runs from Playa Del Ray to the Ventura County
line. This submarket contains the prestige areas of the HMA, both
from the residential and commercial standpoint. Communities in this
submarket include Hollywood, Beverly HilIs, Westwood, Santa Monica,
and Culver City. The Hollywood, San Diego, and Santa Monica Freeways
provide access Eo and egress from the area.

The Wilshire-West submarket is one of the major employrnent complexes
ln the HMA. It is one of only two of the submarkets in the HMA in
which there is any substantial net in-commutation of workers. Employ-
ment in the area is dominated by the trade and services lndustries
which account for over three-fourths of total employment. Manufactur-
ing employment accounts for only 13 percent, the lowest ratio among
the nine submarkets. Service industries include the entertainment
industry (television and motion pictures), research activities, and a
wide varieiy of business and professional services. Retail trade is
a major employmenE source. This submarket is the prime retail trade
center of the HMA. Government employment is also important, largely
because the University of California (UCLA), the Veteranrs Adminis-
traEive Center and Hospital, and the Los Angeles Air Force Station
are located in the area. The Wilshire-llest area has the slowest pop-
ulation growth rate in the Los Angeles HMA (excluding the Central
submarket,which is declining). Although there are great expanses of
undeveloped land in the western portion of the submarket, it. is rugged
terrain and not suitable for residential development. The eastern
part of the submarket has been completely developed for some time and
the lack of developable land has retarded population growth.

Demographic Factors

Popu lat i on

The Wilshire-West area has a current population totaling about 83O;OOO,
compared with 775,3OO in April t96O (see table V}. This represents an
average increase of 8r75O persons annually and is substantially below
the 195O-1950 average increment of 13,15O persons annually. Over the
two-year forecasE period, population increments are exPected to average
IOTOOO annually, resulEing in a July 1968 population total of 85OrOOO.
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Househo lds

The current household total of 359r6OO represents an average annual in'
crease of J,9OO since April 1960 (see table VII). Between I95O and 196O'
Ehe number of households increased by an average of 8r525 annually, from
235,OOO in I95O to 32O,OOO in 1960. A portion of the household gain dur-
ing the 1950-1960 perlod was the result of a change in census definition
from I'dwelling unitr'1n 195O to I'housing unitil in i960. Household growth
in the Wllshire-West area is expected to continue at a somewhat greater
rate than that established since 1960, and by JuIy 1968, households will
total about 386r5OO, an anticipated yearly increment of 8r45O during each
of the next two years.

Household Size At the present time, the average size of all households
in the Wilshire-West area is 2.19 persons. This represents a continua-
tion of the downward trend in household size in the area from 2.63 persons
in l95O Lo 2.36 persons in 196O. The current household size is the lowest
of the nine submarkets of the HMA and reflects, primarily, the high inci-
dence of single-person households. During the two-year forecast period,
the average household size is expected to declj.ne Lo 2.15 persons.

lncome

The current median annual family income, afler deducting federal lncome
tax, is estimated to be $9,150 annually for all families in the Wilshire-
West area; the median for all renter households of two-or-more Persons is
$7,675. Approximately 27 percent of all families and 35 percent of the
renter households of two-or-more persons currently have after-tax incomes
of $6,COO or less, while about 2I percent of all families and about 16 per-
cent of all renter households of two-or-more persons currently receive
annual after-tax incomes of $15,OOO or more. All family and renter house-
hold median incomes, afLer deducting federal income tax, are projected to
a level of $9,65O and $8,2OO a year, respectively, by 1968 (see table IV).

Housing Market Factors

Housing Supplyi/

As of July l, 1966, there are about 395r8OO housing units iri lhe Wilshire-
West area, a net gain since April 1960 of about 54,15O units, or 81650
annually. During the l95O-t960 intercensal period, the number of housing
units increased from 247,2OO in l95O to 341,600 in 1960, an average incre-
ment of 9r45O annually; gains since 1960 have been below average annual

!/ Building permit data are not available for the Los Angeles FIMA sub-
markets. Atl housing inventory changes referred to in this section
are based on net changes in the inventory compiled by the Los A"ngeles
County Regional Planning Commission, with adjustments for estiroated
unreported inventory losses.
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additions recorded during the 1950's. Part of the increase in the 195O-
1960 period, however, was caused by a deflnitional change from I'dwelling
unitrr in the 1950 Census to I'housing unitrtin the 196O Census.

Net additions to the housing inventory in the Wilshire-I,lest submarket
averaged 9,175 annualty (but varied widety) during the April 1, t96O-
April. 1, 1965 period. Between April 1, 196O and April l, 1961, only
6,825 units were added to the housing stock, compared wiEh almost
1I,8OO units added during the April l, i954-April l, 1955 period. In
the year ending April l, L966, however, only 8r3OO units were added.

The Wilshire-lJest area is one of the two HMA submarkets in which there
is a majority of multifamily units. In April 1960, over 51 percent of
the housing units were in sEructures with three or more units. Since
1960, virtually all of the units added to the inventory have been in
multifamily structures, and currently almost 58 percent of the housing
stock is in three-or-more unit structures. Over the past six years,
the percent of single-family to toEal units declined from 42 Percent
Eo 36 percent and the percent of duplex units fell from seven percent
to six percent.

Tenure

At present, only 32 percent of the occupied housing stock is owner-
occupied in the Wilshire-l^Iest submarket. In 1950, almosE 43 percent
of the units h,ere owner-occupied; by 1950, the ratio had fallen to
36 percent.

0ccupied Housinq Units by Tenure
Wi lshire-West Submarket

Los Anseles. California, HMA

195O. 1960. and 1956

Tenure

Total occupied units
Owner - occupied

Percent
Renter-occupied

Percent

April I,
19 50

234.986
lOO,356

42.7
L34,620

57 .3

April 1,
r950

320.202
115,887

36.2
2O4,3L5

53.8

July 1,
1965

369 ,600
I I8 ,OOO

3r .9
251 ,600

68. I

Sources: 1950 and i96O Censuses of Housing.
1965 estimated by Housing Market Analysts
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Vacancy

1960 Census. The 1960 Census reported that Lhere were aboul 16r600
vacant housing units avaiLable for sale or rent in the Wllshire-West
area, for an over-all vacancy rate of 4.9 percent. About 11300
units were available for sale and 15,300 were available for rent,
represenling homeowner and rental vacancy rates of 1.1 percenE and
7.0 percent, respectively.

Postal Vacancy Survey. A postal vacancy survey was con,lucted in the
Wilshire-West area in April 1966 (see table X). This survey was
conducted on a sample of postal carrier routes selected from post
office listings. lnterpretation of the results should take inEo
consideration the consequent effect of sampling variability and the
difficulty in delineating post office area coverage to corrform with
the submarket bounCaries. The survey covered about 67 percent of
the housing units in the area and reported a total of 151450 vacant
housing unlts. Vacant residences totaled 2r2-75 and vacanE apartments
totaled 13r175. The vacancy rates were 3.3 percent and 6,7 percent
for residences and apartments, respectively. It is imporEant to
note that the postal vacancy survey data are not entirely comparable
with those published by the Bureau of the Census because of differences
in definition, area delineation, anC methods of enunreration. Although
the postal vacancy survey has obvious limitations, r^rhen used in
conjunction with other vacancy indicators, it serves a valuable
function in the derivation of estimates of local market conditions.

Current Estimate. It is judged that currently there are 21,400
vacant housing units available for sale or rent in Ehe Wilshire-
West area, equal to an over-all vacancy rate of 5.5 percent. There
are about 21000 sales vacancies (a homeowner vacancy rate of l.-7
percent) and 19r400 rental vacancies (a rental vacancy rate of 7.2
percent). These vacancy leveIs are only moderately above the
levels deemed to represent satisfactory demand-supply relationships
in the market.
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Vacant Housing Units
Wi lshire-West Submarket

Los Anpeles. California. HMA

196O and 1966

Vacancy st.atus

Total vacant units

Available vacant
For sale

Homeowner vacancy rate
For rent

Rental vacancy rate

Other vacantS/

l96O Census of
1966 estimated

Housing.
by Housing Market Analysts.

April l,
1960

2t,435

t6.6t6
I ,308

1.L7"
I 5,3O8

7 .A7"

July 1,
1966

26.200

2 r .400
2 rOOO

1.77"
l9 ,4oo

7 .27"

4,glg 4,8OO

a/ Includes seasonal units, dilapidated units, units rented
or sold awaiting occupancy, and units held off the market
for absentee ol{rners and other reasons.

Sources

Sales Market

Because of the scarcity of land suitable for development in the Wilshire-
West area, the sales market is quite limited. Single-family net additions
since 196O have averaged less than lOO annually. Many of the new houses
are built on scattered lots and virtually all are priced in excess of
$35,OOO; subdivision activity is Iimited to very expensive housing in the
mountainous areas north and northwest of Santa Monica. Most ner^, sales
housing is built on contract. The Wilshire-West submarket contains a sub-
stantial portion of the prestige residential areas in the HMA, including
Beverley Hills, Brentwood, and areas in the foothills of the Santa Monica
Mountains.

Since 1962, there have been seven high-rise projects (about 85O units)
built in the submarket that are currently offering apartments for sale
through condominium or cooperative ownership. Three of these projects
originally were started as rental housing and were converted subsequent
to initial occupancy. AnoEher project intended as a condominium converted
to rental housing because of poor market experience. Current occupancy of
these units is quite good, with occupancy rates ranging from 85 to 97 per-
cent and most projects reporting occupancy of better than 96 percent.
However, there are many units in these projects which currently are being
rented. The price of these apartments, which range from $5,OOO for a
small efficiency to $l50rOOO for penthouse accommodations, when combined
with the monthly charges necessary for operating the building, restrict
this type of housing to the more affluent residents of the HMA.
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RentaI Market

Although there is a slight excess of rental vacancies in the Wilshire-
west area, the rental market remains relatively firm. The current
rental vacancy rate of 7.2 percent is only slightly above the 1960
ratio and is the second lowest rental vacancy rate of the nine Los
Angeles submarkets. The wilshire-west area contains most prime lo-
cations for high-rent, high-rise units in the Los Angeles HMA. How-
ever, this part of the rental market is overbuilt, while unlts in
the lower rent ranges (below $2oo per month) are renting very well.
Because of their lower rent structures, smaller size units (efficien-
cies and ohe-bedroom) and older units (those 15 years and older) have
lower vacancy rates than the newer, larger units.

Rent levels in the wilshire-west area on the average are higher than
in any of the other HMA submarkets. Monthly rents in apartments in
this area, however, cover a wide spectrum of rent ranges, with sub-
stantial numbers of efficiency and one-bedroom units renting for less
than $70 and penthouse accommodations in the luxury high-rise projects
ranging up to $2rooo per month. rn areas near downtown Los Angeles
and the Venice-south Santa Monica area) rents are somewhat Iower than
in the remainder of the submarket.

A survey of high-rise rental projects made in March 1966 revealed a
vacancy rate of 8.1 percent in about 6,ooo high-rise units surveyed
in t-he hlilshire-lrlest area. There was a considerable variation in
vacancy races among the various projects surveyed, however. Vacancy
rates in projects built since 196o average 14.l percent, with proj-
ects built since January 1965 less than half-occupied on the aver-
age. Relatlvely few units in Ehese new projects rent for less than
$3oo a month. Those posr-196o projects complered before 1965 (about
2r2oo units) generally are enjoying better occupancy, with only a
few projects reporting vacancy rates of more than ten percent.

Rental concessions are common in the luxury high-rise projects in
the area. Free rent for up to six months with a three-yeir lease
is not uncornmon. However, should neri, consEruction continue at the
current low levels, vacancies will be substantially reduced by the
end of this year.

Urban Renewal

The 0cean Park Projecte IA and IB are
of the units in Ehe project area rrere
prlmarily residentlal and commercial.

located in Santa Monica. Most.
substandard. Re-use will be
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Public HousinA

Mar Vista Gardens is the only public housing project in Ehe Wilshire-West
submarket. It contains 6OO units, and vacancies are minimal.

Demand for Housing

Quantitative Demand

Based on the projected increase in the number of households in the l.lilshire-
West area (8,450 annually), on the number of housing uniEs expected to be
lost from the inventory through demolition, and on the need to reduce the
number of vacancies to levels which represent a reasonable balance in the
sales and rental markets, there will be a demand for about 8r7OO units
annually, including 3OO units of sales housing and 8,4OO units of rental
housing. 0f the total rental demand, it is estimated that 95O units will
be absorbed only at the lower rents achievable with some form of public
benefits or assistance. The esEimate excludes demand for public low-rent
housing and rent-supplement accommodations.

Qualitative Demand

Sales Housing. Based on the prevailing land acquisition, develoPmentrand
construction costs, all of the annual demand for 3OO new sales houses will
occur at price leveIs exceeding $35'OOO. Virtually all new construction
wiIl be presold

RentaI Housing. The monthly rentals at which privately-owned net additions
to the aggregate rental housing inventory might best be absorbed by the
rental market are indicated for various size units in the following table.
These net additions may be accomplished by either new construction or reha-
bilitation at the specified renEals with or without public benefits or
assistance through subsidy, tax abatement, or aid in financing or land
acquisition. The production of new units in higher rental ranges than in-
dicated below may be jusEified only if a competitive filtering of existing
accommodations to lower ranges of renE can be anticipated as a result.
With market-interest-rate financing, the minimum achievable monthly rents,
including utilities, in the Wilshire-West area are $95 for efficiencies,
$lt5 for one-bedroom uniEs, $135 for two-bedroom units, and $I5O for three-
bedroom units. l/

Ll Calculated on the
cent interest and
assumptions will

basis of a long-term mortgage (4O years) at 5f per-
ll percenE initial annual curtail; changes in these

affect minimum renEs accordingly.
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Annual Denand for New Rental Units
By Gross Monthlv Rent and UniE Size

Wl lshire-West Subnarket
Los Angeles, California, HMA

July 1, 1966 to July 1, 1968

Size of unit
Gross

nonthly renta/ Efflciency

755
680
625
s75
530
490
450
410
380
350
320
290
240
200
160
110
80
60
45
30
20

0ne
bedroom

Two
bedroom

Three
bedroorn

745
550
580
520
4io
330
270
220
180
150

$e5
100
IO5
110
115
120
t25
130
135
r40
r45
t50
150
170
180
200
220
240
260
280
300

and over
ll
ll
lr

lr

ll

ll

It

il

ll

lr

ll

lr

lt

lt

lr

lr

'l
ll

il

'l

il
lr

'l
lr

ll

I

ll

ll

ll

lr

lr

ll

ll

ll

ll

ll

ll

ll

lr

ll

3,350
2,92O
2,600
2,360
2,LzO
I ,920
L,720
I ,560
L,24O
l,ooo

800
545
400
280
200
150
120

2,60;
2,@O
2,24O
2,O8O
I ,8OO
I ,55O
I ,32O

930
750
500
480
390
350

a/ Gross renE is shelter rent plus the cost of utilities.

Note The above figures are cumulative and cannot be added vertically.
For example, Ehe demand for one-bedroom units at rents from $12O
to $l4O ls 1,OOO unlEs (2,92O less 1,92O).

The annual demand for about 95O additional rental units at rents below
these levels can be satisfied only t.hrough the utilization of below-
market-interest-rate financing or assistance in land acquisition and
cosL. Denand for Ehese 95O units includes 45 efficiencies at gross
monthly rents of $8O to $95, 45O one-bedroom unlts at rents from $95
to $115 a month, 4OO two-bedroom units at rents of'$iIO to $135 monthly,
and 55 three-bedroom units at monthly rents of $125 to $15O.

The location factor ls of especial importance ln Lhe provision of new
unlts at the loser-rent levels. In the Wilshire-West subnarket this
type of houslng rnay be best absorbed ln areas near downEown Los Angeles
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and Ln the eouthyeet parE of the subllarket near the lndusErlal enploy-
ment complex adJacent to Los Angeles Internatlonal Alrport (Southwest
subnarket). Fanllies ln thls u6er group are not as nobile as those 1n
oEher economic segnents; Ehey are less able or wilIlng to break wlth
establlshed soclal, church, and neighborhood relatlonshlps, and proximity
to place of work frequently is a governlng consideratlon in the place of
realdence preferred by fanllles ln Ehis group. Thus, the utilizaElon of
land for new rental housing in outlylng locatlons to achteve lower rents
may be self-defeat.ing unless the existence of a demand potential ls clear-
ly evident.

The preceding distributlons of average annual demand for new aparEments
are baeed on projected tenant-fanlly incomes, Ehe size distribution of
tenant households, and rent-paylng propenslties .found to be typical in
the area; conslderation ls also given to the recent absorption experi-
ence of new renEal housing. Thus, it represents a pattern for guldance
in the productlon of rental housing predlcated on foreseeable quantita-
Eive and qualltatlve considerations. Speclfic glarket denand opporEunities
or replacement needs may permlt effectlve marketing of a slngle project
dlffering from thls demand distribution. Even though a project with a
deviat.lon ln rent Btructure Etay experlence market success, 1t should not
be regarded as eetabllshing a change in the proJected pattern of deuand
for continuing guldance unlees thorough analysls of all factors involved
clearly confirms Ehe change. In any case, particular projects mu6t be
evaluated ln the light of actual narket perfornance in specific rent
ranges and neighborhoods.
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Housing Market SuJrrnarv
San Fernando Val1ey Submarket
Loa Aneeles. Ca1lf ornia. HI"IA

Houeing Market Area

The San Fernando Valley submarket extends west from Burbank to the Ventura
County line between the Santa Monica Mountains and Ehe Santa Susana
Mountains. There are four major freeways that serve the area. The area
has developed a substantial industrial base, with manufacturing employment
accounting for about 35 percent of total employment in the area. Aircraft
and electrlcal ymachinery industries are the major sources of manufacturing
jobs. Manufacturers are generally located along the southern part of
the va11ey near the Ventura Freeway. Although employment has expanded
rapidly in the submarket, net out-comutation is a characteristic of the
area.

The San Fernando Valley is the second most populous submarket in the HMA

and is adding to its population faster than any of the other HMA submarkets.
Virtually all of the San Fernando Va11.ey submarket is within lhe ci,ty of
Los Angeles. Principal cormnunitie's in the area include Van Nuys, rq{orth

Hollywood, Pacoima, Reseda, and Canoga Park.

Families in the San Fernando Valley -are among lhe more affluent in the
HI',IA. Median family income in the area is the highest of all the submarkets,
although a higher proportion of families in the Wilshire-West and Northeast
submarkets are ln the higher income classes ($fS,000 or more).

Demoqraphic Factors

Population

At the present time, there are about 1,000,000 persons residing in the
San Fernando Valley. In April 1960, the popuLation in the area \^/as

756,600; annual additions have averaged 38,950 in the past six years,
the Largest population increment of all the submaricets. Between 1950
and 1960, the population increased by an average of 42,950 annually;
population growth since 1960 has been about ten percent below the gains
recorded in the previous decade. During the July tr956-Ju1y 1.968 fore-
cast period, annual population growth will exceed growth during the
post-1960 period, averaging about 42,000 annually to reach an estimated
total populaEion of 1,O84,OOO by July 1968 (see rable V).

Households

Since April 1960, when there were 222,20A households in the San Fernando
Va1ley, an average of 11r200 households have been added annually, bring-
ing the current total to 2921100. Household growth between 1950 and 1960
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averaged L2r25O annually; a enall part of this increase, however' w88

caused by a change in cenaue definitlon fron rrdwelllng unltI in 195O to
Ihouslng uniEr in 196O (see rable VII). By July 1968, there w111 be

about 3i5,OOO households in the San Fernando Valley, an average growth
of 11r95O households durlng each of the next two years.

Househol,d Size. In the San Fernando Valley, the trend has been to larger
household size Between Aprll 1950 and April 1960, the average elze of
households increased from 3.19 persons to 3.38 persons. Slnce 1960, the
average household size has lncreased to 3.4O persons and ls expected to
increise to 3.41 persons during the two-year forecast Perlod. The rate
of increase of Ehe current and forecast averaSe household size ls sub-
sEantially below the 1950-195O raEe of increase.

Income

The estimated current uredlan annual lncome of all fanilles ln the San

Fernando Valley, after deducElng federal income tax, is $9'425, and the
current median after-tax lncome of all renter households of two-or-more
persons is $7r4OO. About 2O percent of all fanilies and 34 percent of
aIl renter households of two-or-more persons currently have after-Eax
incomes below $5'OOO annually. At the uPPer end of the lncome dlstri-
bution, 15 percent of all fanilies and eight percent of all renter
households of two-or-more Persons have after-tax incomes of $15,OOO or
more annually. By 1958, annual median after-tax incomes for all fanllles
and for all renter households of two-or-nore persons are proJected to
$9r95O and $7r8OO, respectively. Detalled dlstributlons by incone are
shown in tables IV and IVa.

Houglng }larket Factors

Housine suoPlv!/

The housing stock in the San Fernando VaLley totals about 316r400 units
as of July 1, L966. The 1960 Census of Housing rePorted that, at the
time of the enumeration, there were 2341300 housing units in the San

Fernando Valley; annual net additions to the inventory have averaged
13,150 since April 1960. The post-1960 additions are somewhat above

the average of l-2r850 units added each year during Ehe 1950rs. A smaLl
portion of th" 1950-1960 increase wai caused by a deftnltlonal change

from frdwelllng unltlr in 195o to frhsusing unltrr in 196O'

Ll Building permit data are not available for the Los Angeles HI*IA

submarkets. A11 housing inventory changes referred to in this
section are based on net changes in the inventory compiled by the
Los Angeles County Regional Planning Cormnission, with adjustments
for estimated unreported inventory losses.
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The trend of annual net addltions to the aggregaEe housing inventory
slnce 1960 has been somewhat ulxed. Between April 1, 1950 and Aprll l,
1961, almost 11,OOO unlts were added to the houslng supply. In the
following 12 months, net additions Eotaled only 9 1825. Addltions in
the subsequent three years lncreased to a peak of. 2Or8OO units added
between Aprll 1, 1954 and Aprll 1, 1965. Net addltions in the April 1,
1965-April 1, 1956 period totaled onty 91625 units, the lowest annual
total during the post-196O period.

As is the case in the other subnarkets of the Los Angeles HMA, multi-
fanily construction 1s accounting for a growing port.ion of residential
additions in the San Fernando Valley. In April 1960, only about 13

Percent of the housing units in the area hrere in structures wiEh three
or more units; a6 a result of substantial apartment construction since
1960, almost 27 percent of the units are in multifamlly structurea.
Conversely, the percentage of units in one-unlt structures declined
from 85 percent ln 1960 Eo 72 percent ar present. Duplex units cur-
rently account for only one percent of the inventory conpared with two
percent ln 196O.

Tenure

Th'e increase in apartment construction in recent years in Ehe San

Fernando Valley has brought a corresponding increase in renter- occuPancy.
In April 1960, about 72.4 percent of the occupied inventory was ohTner-

o"",rpi"d, almost unchanged from the 72.5 petcent rePorted in 1950.
Currently, only 64.7 percent of the units are owner-occupied.

Occupied Housine Units Tenure
San Fernando Va 11ev Submarket
Los Aneeles. Calif ornia. HI'IA

1950 19 60 and I

Tenure

Total occupied units
Owner- occupied

Percent
Renter- occupied

Percent

April 1,
1950

99.664
72,30L

72.5
27,363

27 .5

April l,
r960

222.L66
L60,779

72.4

July l,

292.100
199,100

64.7
103,000

35.3
61,387

27 .6

Sources: 1950 and 1960 Censuses of Housing.
L966 estimated by Housing Market Analysts.
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Vacancv

1960 Census. In April 1960, the Census of Housing reported that there
were about 8,100 vacant housing units available for sale or rent in the
San Fernando Va1ley, an over-a1l vacancy rate of 3.5 percent. Of the
total, 31550 units were available for sale (a homeowner vacancy rate
of 2.2 percent) and 4,550 were available for rent (a rental vacancy
rate of 6.9 percent).

Postal Vacancy Survey. In April L966, a postal vacancy survey r^7as

conducted in the San Fernando Valley (see table X). This survey r^ras

conducted on a sample of postal carrier routes selected from post office
listings. Interpretation of the results should take into consideration
the consequent effect of sampling variability and the difficulty in
delineating post office area coverage to conform with the submarket
boundaries. The survey covered about 27 petcent of the inventory and
reported that 12,200 units were vacant; included in the total were
21750 vacant residences and 91450 vacant apartmenEs, representing
vacancy ratios of 2.5 percent and 15.0 percent, respectively. It is
imporLant to noEe that the postal vacancy survey data are not entirely
comparable with the data published by the Bureau of Census because of
differences in definition, area delineation, and methods of enumeration.
Although the postal vacancy survey has obvious limitations, when used
in conjuncEion with other vacancy indicators, it serves a valuable
function in the derivation of estimates of local market conditions.

Current Estimate. At the present time, there are about 19r300 vacant
housing units available for sale or rent in the San Fernando Valley,
equal to 6.2 percent of the available housing inventory. Of the total,
about 4r800 are available for sa1e, indicating a homeowner vacancy
rate of 2.5 percent. The remaining 14,500 vacant units are available
for rent, for a rental vacancy rate of 12.3 percent. The current
vacancy rates are judged to be substantially above those which represent
a satisfactory supply-demand balance which would provide sufficient
occupancy for profitable operation of rental projects while allowing
adequate choice to prospective buyers and tenants.
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Vacant Hous ins Units
San Fernando a1 1e Submarke t
Los Ange es, California, HI"IA

1960 and 1966

Vacancy status

Total vacant units

Available vacant
For sale

Homeowner vacancy rate
For rent

Rental vacancy rate

Other vacant -g/

April 1,
19 60

12 ,088

8.098
3,556

2.2%
4,542

5.9%

July 1,
L966

24,300

19.300
4, 8oo

2.5%
14,500

L2.3%

3,990 5,000

al Includes seasonal untt.s, dllapidated units, units rented
or sold awaiting occupancy, and units held off Ehe market
for absenEee owners and other reasons.

Sources: 1960 Census of Housing.
1966 esEimated by Housing Market Analysts.

Sales Market

neral l"lar t itions. At the present time, the San Fernando Valley
sales market is over-built; the homeowner vacancy rate has increased
from 2.2 percent in 1960 to 2.5 percent currently. The very rapid popu-

lation growth since 1950 has caused land values to appreciate quite
rapidly. Because of this, Lhe area can no longer attract the buyers
of their first home (usua11y of moderate price); thus, there is a

reduced demand for new sales houses in the $an Fernando Valley. A1so,
the close-in locations are almost completely developed, forcing new

subdivisions further away from employment sources. The Porter Ranch

area (about 25 miles from downtol,,Tn Los Angeles) is one of the few
c1o-se-in areas remaining; it is currently being developed and unsold
inventories are low.

Maior Subdivision Activit v. Most of the current subdivision activity in
the San Fernando Valley is occurring in the peripheral areas, primarily
along t,he northern and eastern boundarlee. Although there are houses
priced as low as $2O,OOO, these rnake up a very srnall portion of the mar-
ket. A11 of the lower-priced homes (under $25rOOO) are located in the
Sunland-Pacoima area where sales have been quiEe slow. One of the better
areas ls the Porter Ranch area, currently being developed by several large
builders. New houses in the Porter Ranch are priced to sell ln excess
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of $35,OOO, and sales have been good. Virtually all of the homes ln
subdlvtsions in the central porElon of the Valley are priced ln excess
of $35r0O0. In the western part of the Valley, on the other hand,
there are now sales houses available for as low as $25rOOO, alEhough
most of the hones are in the $35,OOO and over price category. Sales
in this area have not been quite as good as ln the central valley,
however.

Unsold Inventory. In June 1955, the Residential Research Conmlttee of
Southern California conducted a survey of unsold tract houses ln the San
Fernando Va11ey. The survey covered 85 actlve subdlvislons in which
3,821 units had been conpleted. At the tlme of the surveyr 29 percent
of the houees were unsold, slightly above the county-wlde average of.26
percent. In addltion there were 1r344 houses under construction, of
which 72 percent were unsold. 0f the total completions, less than two
percent were in the $2O,OOO-$25,OOO price range, 22 percent lrere priced
to sell for between $25,OOO and $3O,OOO, only seven Percent were ln the
$3O,OOO-$35,OOO sales price range, and 69 percent h,ere priced to sel1
in excess of $35,OOO. 0f the houses under construction, about 78 per-
cent were in the $35,OOO and over category.

A comparable survey conducted in December 1961 covered 88 subdivisions
with 3,475 cornpletions, of which only 21 percent were unsold. 0f the
total completions,62 percent were priced to sell for less Ehan $259OOO
compared with only four percenE ln the current survey.

Rental Market.

The rental- market ln the San Fernando Valley area has been quite soft
for several years. The current net rental vacancy rate (12.3 percent)
is the highest renEal vacancy rate of Ehe nlne submarkets, except for
the North County area. However, as a result of continued growEh and
reduced construction activity, the vacancy rate is being reduced quiEe
rapldly. In April 1965, the apartnent vacancy survey of Los Angeles
County by Economic Consultants Incorporated showed a 21.8 percent va-
cancy rate in the Valley. The survey as of January 1955 reported that
lhe.apartment vacancy rate had declined to 15.2 percent; by July 1956,
the vacancy rate had decllned further to ll.4 percent.

The very high vacancy rates have forced adjustmenEs in the surkeE.
Because of intense competition, vacancy raEes do not vary materially
when rental unitE are classlfled by indivldual characteristics such
as age, size of structure, unit size, and monthly rent. However,
occupancy rates in the larger units (two- and thrie-bedroom units)
are slightly better than ln the smaller slze uniEs. Many projecEs
have reduced rents, and renEal agents rePort that a number of proJ-
ects ln the area are having difficulty neeting their lnortgage Pay-
Eenta. Virtually all of the rental Projects ln the area are small
low-densi.ty garden-type proJects.
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Public Housing

There is one public housing project located in the submarket, contalning
444 units. Vacant units account for less than three percent of totat
units in the project, with nearly all of them in two-bedroom units.

Demand for Housinq

Quantitative Demand

Demand for new housing ln t.he San Fernando Val1ey Area during Ehe two-
year period from Juty 1, 1966 to July 1, 1968 is primarily a function
of Ehe projected levet of household growth, estimated at 11,950 annually.
Considerat,ion also is given to expected losses from the inventory through
demolition and the current excess of available vacant units. Based on
Ehese facEors, demand for additional housing durlng the next two years
is estimated at 8,575 unics annually, including 3,875 sales units and
4,000 rental unlts. Included in the renEal demand are 700 units of de-
mand that will require some form of public benefits or assisEance to
achieve Ehe lower renEs necessary for absorption. This demand estimate
does not include publlc low-rent housing or rent-supplement accommodations.

Qualitative Demand

Sales Housing. On the basis of current famlly incomes, on the relation-
ship of sales price to income typical in Ehe area, and on recenE market
experience, the annual demand for new sales houses is expected to approxi-
inaEe the pattern shown in the following table.

Annual Demand for New Sales Houses, by Pgice C1as6
San Fernando Vallev Submarket
Los Angeles, California, HI"IA

Julv 1. L966 to Julv 1- 1958

Sales price
Number of

units Percent

Under $25,000
$25,000 - 29,999
3o,o0o - 34,999
35,000 - 39,999
401000 and over

Total

190
77s
775

1,350
775

3,875

5
20
20
35
20

100
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The foregoing distribution differs from the price distribution in Lhe
survey of unsold tract houses conducted by the Residential Research
Committee of Southern California (see page 80). The tract survey does
not include individual or contract construction on scattered lots and
in some cases not all subdivisions have been included. It is 1ike1y
that the more expensive housing, and some of the lower-value homes, are
concentrated in the smaller building operations which are numerous. The
preceding demand estimate reflects all home building and indicates
greater concentration in some price ranges than a subdivision survey
would indicate.

Rental Housi5rg. The monthly rentals at which privately-owned net addi-
tions to the aggregate housing inventory might best be absorbed by the
rental market are indicated for various size units in the following
table. These net additions may be accomplished by either new construction
or rehabilitation at the specified rentals with or without public
benefits or assistance through subsidy, tax abatement, or aid in financing
or land acquisition. The production of new units in higher rental ranges
than indicated below may be justified if a competitive filtering of
existing accommodations to lower ranges of rent can be anticipated as a

result. With market-interest-rate financing, the minimum achievable
gross monthly rents are $95 for efficiencies, $115 for one-bedroom units,
$f:S fo. Ewo-bedroom units, and $150 for three-bedroom units.l/

t / Calculated on the basls of a long-term norEgage (4o years) at 5t per-
cent interest and 1! percent. initlal annual curtail; changes in these
assumptions will affect minlmum rents accordingly.
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Annual Demand for New Rental Unlts
by Grose Monthly Rent and Unit Size

San Fernando Valley Submarket
Los Angeles, Callfornla, mlA
July 1. 1955 Eo JuIy 1. 1968

Size o f uni t,

Gross
monthl ren

0ne
bedroom

Two
bedroom

Three
bedroou

250
210
170
135
105

Efflciency

320
285
250
220
190
160
135
110
85
65
45
30
l5
10

a/

$gs
roo
105
110
115
120
t25
130
135
140
145
150
r50
170
180
200

and
ll

ll

It

ll

ll

ll

lt

il

ll

It

ll

ll

ll

lt

lt

over
,r

,r

ll

ll

ll

!l

ll

ll

il

il

It

ll

ll

ll

ll

I ,44O
1 ,1O0

900
720
560
420
300
200
120
50
20

1,99O
1,760
I ,580
1,4OO
1,15O

920
700
380

al Gross nonthly rent is shelter rent plus the cost of utilities.

NoEe: The above flgures are cumulative and cannot be added vertically.
For exa^nple, demand for one-bedroom units at rents fron $l2O to
$I4O is 58O unlts (1,1OO less 42O).

The annual denand for 7OO additional rental unlts at rents below these
levels can be satlsfled only Ehrough the utlllzatlon of below-market-
lnterest'-rate financing or asslstance in land acquisition and cost.
Demand for these 7OO units includes 50 efftclencies at monthly rents
of $8O to $95, 275 one-bedroom units at rents of $95 to $115 a nonth,
325 two-bedroom units at rent6 of $11O to $135 a month, and 5O Ehree-
bedroom uni.ts at rents of $125 to $150 a month.
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The location factor is of especial importance in the provision of new

units at the lower-rent levels. Families in this user group are not as
mobilq as those in other economic segments; they are less able or willing
to break with established social, church, and neighborhood relation$hips,
and proximity to place of work frequently is a governing consideration
in the place of residence preferred by families in this group. Thus,
Ehe utilization of lower-priced land for ner^I renEa1 housing in outlying
locations to achieve lower rents may be self-defeating unless the
existence of a demand potential is clearly evident.

The preceding distributions of average annual demand for new apartments
are based on projected tenant-family income, the size disrribution of
tenant households, and rent-paying propensities found to be typical in
the area; consideration is given also to the recent absorption experience
of new rental housing. Thus, they represent patterns for guidance in
the production of rental housing predicated on foreseeable quantit,ative
and qualitative considerations. Specific market demand opportunities or
replacement needs may permit the effective marketing of a single project
differing from this demand distribution. Even though a deviation from
the above schedule may experience market success, it should not be
regarded as establishing a change in the projected pattern of demand
for continuing guidance unless a thorough analysis of all factors
involved clearly confirms the change. rn any case, particular projects
must be evaluated in the light of actual market performance in specific
rent ranges and neighborhoods.
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Houstng Market Summary
Northeast Submarket

Los Angeles, California, HMA

Houslng Market Area

Ttre NorEheast submarket ls bounded on the north by the San Gabrlel
Mountains and on the south by the Central submarket. The area
extends eastward to incLude Pasadena and wesLward to include
Burbank. Other clties in the area are Glendale, Alhambra, Monterey
Parkrand Altadena. The submarket is servecl by four major freeways,
and several more are either pLanned or uncier construction.

Ihe Northeast submarket is not trighly i:rdustrialized. Manufactur-
ing employment accounts for less than one-fourth of the total
employment. Principal manufacturing activiEies include aircraft,
electronics, and fabricated netal products. The prlurary sourees of
employment are retail trade, services, and government. Located in
the submarket is the Jet Propulsion Latroratory at the California
Instltute of Technology, which is prornlnent in various sPace re-
search programs.

The Northeast area is one of the older, weLl-established areas
of the HMA. It is the third smallest submarket, exceeding only
the CenEraL area and the North County area in population. Also,
population growEh since 196O has been slow, with only Ehe

Central and Wilshire-West submarkets having had a slower growEh.

Demographic Factors

Popu latlon

Currently, the population of the Northeast area totals about 725,OOO,
compared with 658,90O in April 196O; ti-rere has been an average gain
of 1or575 persons annually since 1960. Nunericai population
gains in the post-196O period have been more rapid than during the
1950-196O decade when population increases averaged 8,8OO annuaily
(see table V). Over the t\,ro-year forecast period, the popuiation
of the NorEheast area is expected to increase by 1lrOOO annually,
reaching a total of. 747,oOo by July 1, 1968.

Househo lds

There are about 271,2OO households in the Northeast area at Ehe

present time (see table VII). In Aprif 1960, households totaled
236,80O; an average of 5,5OO households have been added annually
since that time. Betrveen 195O and 1960, household increments
averaged only 4,4oo annually. A portion of the 1950-196O house-
hold increase was caused by the change in census definition from
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"dwelling unit'r in 195O to "housing unittr in 1960. Households in
the NorEheast area are expected to total 282,800 by July l, 1968,
an average gain of 5r8OO annually during each of the next tr./o years

HousEhoId Size. The average slze of households ln the NortheasE
area is currently estimated at 2.64 persons, a continuation of
the t95O-195O trend in household size when the average decltned
fronr 2.91 to 2.74, Drrlng the July 1955'July 1958 forecast perlod,
the downward trend is expected to continue, falling to 2.61 persons
by the end of the forecast period.

Income

As of July I , L965, the estimated median annual fanily income of
all families in the Northeast area, after deduction of federal
income tax, is $9rO25, and the median after-tax income of renter
households of fwo-or-more persons is approxlmately $7,O5O annua1ly.
About 25 percent of ali famllies and 38 percent of renter households
of two-or-more persons have current after-tax incomes of less than
$6,OOO annually. At the upper end of the income distribution, 19

percent of aIl fanilies and 5 percent of renter households of two-
or-more persons have after-tax incomes of $i5'OOO or more. By

1968, median after-tax annual incomes are exPected to increase
to $9,525 for all families and $71450 for alI renter households of
two-or-more persons. Detailed distributlons by annual after-Eax
incomes are presented in tables IV and IVa.

Housing Market Factors

Housing Suppl.vl/

At the present, time, there are aPproximately 289,1OO housing units
in the Northeast area, a net gain since April 1960 of about 4o,25O
units, or 6,450 annually. Between 1950 and 1960, Ehe number of
housing units increased from 2OO,3OO to 248,8OO, an average gain
of about 4185O units annually. Some portion of the increase in
the number of housing units between 1950 and 1960 was caused by

a change in census definition from I'dwe1ling unit" in 195O to
rrhousing unitrr in 1960.

Between April 1, 1965 and April 1, 1966, about 7'O75 units were
added to the housing inventory of the Northeast submarket. This

1/ Building permit data are not available for the Los Angeles HMA

submarkets. All housing inventory changes referred to in this
section are based on net changes in the inventory compiled by

the Los Angeles County Regional Planning Commission, with
adjustments for estimated unreported lnventory losses.
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ls substantially below the peak of 8,7o0 units that was attained
two years earlier, but ls more than double the number of units
added durlng the April 1, 1960-ApriI 1, 1961 period. The 3,2OO
unlts added between 1960 and 1961 was the lowest annual lncrement
in the post-196O period.

of the units added since 1960, over three-fourths have been in
structures wlth three or more units. rn 1960, multifamily units
accounted for only about 19 percent of the inventory; as a result
of the additions since that time, multifamily units now constitute
almost 27 percent of the housing stock. conversely, single-family
domlnance has declined, from 76 percent in 196o to 6g percent at
Ehe present time. The proportion of units in duplexes has remainad
unchanged at five percent.

Tenure

As of JuIy 1, 1966, about 55 percent (148,20o units) of the occupied
housing inventory in the Northeast area is owner-occupied arid, t+5

percent (123,000) is renter-occupied. Although owner occupants
are still in the majority, there has been a shift to renter
occupancy. rn 1950, 64 percent of the occupied units were owner-
occupied; by 1960, this ratio had declined to 6O percent.

Occupied Housin Units by Tenure
Northeast Submarket

Los Anseles- California. HMA
1950 1960 and 1966

Tenure

TotaL occupied unl t.s
Ornrner-occupied

Percent
Renter- occupied' Percent

April 1,
1950

L92,670
123, 605

64.2
69,065

35.8

Aprt I 1,
19 60

236,774
T4t,g20

59.9
94,854

40. 1

July 1,
1966

27L,2OO
148, 2OO

s4.6
123, OOO

4s.4

Sources: 195O and 1960 Censuses of Housing.
1966 estimated by Housing Market AnalysEs.

Vacancv

195O Census. As reported by the 1960 Census, the Northeast area
contained about 8,950 vacant housing units available for sale or
rent, a net vacancy ratlo of 3.6 percent. A total of 11425 of
these unlts were avaiLable for sale, representing a net homeowner
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vacancy rate of 1.O percent. The remalnlng 7,525 unlts were
available for rent, lndicatlng a net vacancy ratio of 7.4 percenE
in the rental invenEory.

Postal Vacancy Survey. In Aprll 1966, a postal vacancy survey
was conducted in the Northeast area (see table X). This survey
was conducted on a sampte of postal carrier routes selected from
post offlce listings. Interpretation of the results should take
into consideration the consequent effect of sampling variability
and the difficuIEy in dellneating post office area coverage to
conform with the submarket boundaries. Of the 119,4OO units
covered in the survey (about 41 percent of the inventory), 6,925
were reported as being vacant, for an over-all vacancy rate of
5.8 percent. There were 2,225 vaeant residences and 4,7OO vacant
apArtments, for vacancy ratios of 3.2 percent and 9.3 percenc, respec-
tivety. It is importanL to noEe that the postal vaeancy survey
data are not entirely comparable with the data published by the
Bureau of the Census because of differences in definltion, area
delineation, and methods of enumeration. Although the postal
vacancy survey has obvious Iimitations, when used in conjunction
wiEh other vacancy indicators, the survey serves a valuable
function in the derivation of estimates of local market conditions.

current Estimate. currently, there are judged to be about 14,5oo
vacant housing units avallable for sale or rent ln the Northeast
area, equal to an over-all vacancy rate of 5.1 percent. Of the
tot.al, 2,500 are avallable for sale (a homeonmer vacancy raEe of
1.7 percent) and 12,100 are avaitable for renE (a rental vacancy
ratlo of 9.O percent). In an area with the growth rate of the
Northeast submarket, lower vacancy ratios would be more appropriate
for the long-term needs of Ehe market.
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Vacant Houslng Units
Northeast Submarket

Los AngeIes, Callfornia, HMA

1960 and 1966

Aprll 1,
1950Vacancy status

Total vacanE unlts

Available vacanE
For sale

Homeourner vacancy rate
For rent

Rental vacancy rate

Other vacantsl

12. O55

July 1,
L966

_1l.goo

14. 500
2, 5OO

L.77.
12,1OO

9.O%

8, 953
L,423

L.o7.
7, 530

t,4/o

3,7O2 3, 3OO

al Includes seasonal units, dilapidated units, units rented or sold
awaiting occupancy, and unit.s heLd off the market for absentee
owners and for other reasons.

Sources: 1960 Census of Housing.
1966 estimated by Housing Market Analysts.

Sales Market

As reflected by the increase in Ehe homeo$[ler vacancy ratio from
1.O percent in 1960 to 1.7 percent currenEly, the sales market in
the Northeast area has softened somewhat. However, the excess of
sales vacancies is quite small, and could be absorbed in a few
months 1f consEructlon continues at its recent low rate. Because
of a lack of available land, most new home constructlon in this
area is on a contract basis prieed to sell for $35rOOO or more.

There is some subdivision activity in the foothills of the Verdugo
Mountains north of Glendale. Most of the subdivislons are small
(generally under 5O houses) and virtually aLl the homes are priced
at $35,O00 or more. Ihere are several subdivlsions located in the
southeastern part of the area offering lower prlced homes in the
$2O,OOO to $35,OOO prlce range.

Rental Market

The Northeast area rental market ls currently over-buiLt, typical
of the HMA as a who1e. Itre renEal vacancy rate has lncreased
from 7.4 percent in April 1960 to 9.O percent at present. It
appears that vacancies reached a peak ln late 1964 or early 1965
and have declined somewhat since that t.lme. According to an
apartment vacancy survey by the Residential Research Commlttee of
SouEhern Californial/, Ehe aparEment vacancy ratio lncreased each year
from December 1960 to December 1964 and decllned sttghtly between

Ll Baaed on electric neter data.
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December I954 and December 1965. Similarly, Economic Consultants lncor-
porated reported that the apartment vacancy rate in t.he Foothill Region
(roughl"y corresponding to the Northeast submarket) decllned from 14.2
percent in April 1965 Eo 1O.O percent in Juty 1966. Further reduction
ln the vacancy rat,e can be expected as a result of continued household
growth and the low level of construction activity.

The rental invent.ory of the Northeast submarket is composed primarily of
low-density garden-Eype apartment projects. These are generally smal1
projects (16 units or less) and are widely scattered throughout the area.
Contrary to the experience of several of the other submarkets, rental con-
cessions are not. as common in thls area. There is, however, some evidence
of rent reductions. Because of the rert reductions, some tena.nts have
upgraded to newer units, tending to increase vacancies in rhe older units.
Units t,hat rent for less than $1OO a month have somewhat begter occup&ncy
rate6 than units with higher rents. There are relatively few existing
units in the area that have rents in excess of $2OO a month. In good 1o-
cations, however, newly constructed units have rents ranglng above $2OO
monthly for one-bedroom units and $25O monthly for two-bedroom unlts.
There are relatively few efficiencies in the area and most of the exist-
ing unlts of this type rent for under $1OO a month. Most of the inventory
is made up of one- and two-bedroom units. 0ne-bedroom units generally
renE for less than $i25 a month while Bost tvlo-bedroom units are in the
$1OO to $175 rental range. Three-bedroom units typically rent for between
$125 and $2OO a month. There is no apparent correlation between unit size
and vacancy rates.

Urban Renewal

There are currently thro urban renewal projects in Ehe Northeast submarket
The Pepper Proiect is located in Pasadena and covers about. lOO acres.
There are slightly over 5O0 housing units in the area, 4OO of which will
be demolished and lOO rehabllitated. Re-use will be a mix or residential,
corunercial , and publ ic .

The Monterey Hl11s Proiect located in Sout.h Pasadena, is an open land
project containing over 3OO acrea. The land was virtually undeveloped
when acquired. Development has Eaken the form of improved residential
lots whlch have been sold to indivldual owners, for single-family resi-
dential development.

Demand for Housing

Quantitatlve Demand

Baeed on an expected increment of about 5r8OO households annualiy during
the July 1, 1966 to July l, 1958 forecast period, on anticipated demoli-
tion act.ivlty, and on the need to allow for the absorption of an excess
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level of vacancles, there wlll be a demand for about 5r25O new prl-
vate housing units during each of the next two years. The annual
demand forecast includes L1375 new sales houses and 31875 new rental
units, excluding low-rent public housing and rent-supplenent accom-
modations. 0f the total rental demand, it is estlmated that i5O units
will require some form of public benefits or assistance to achieve the
lower rents necessary for absorPElon.

Qualitative Demand

Sales Housing. Based on the current 1eve1 of incomes of families
in Ehe Northeast area, on land development and const.ruction costs
typical in the area, and on recent market experience, the annual
demand for new sales housing ls expected to approximate the paEtern
shown in the following table.

Annual Demand for New Sales Houses, by Price Class
Northeast Submarket

Los AngeLes. California, HMA

JuIy 1, 1966 to July 1, 1968

Sales price
Number

of units Percent

$2O, OOO

30,OOO
35,OOO
40,ooo

- 29,999
- 34,ggg
- 39,999
and over
Tota I

150
300
575
350

1,375

11
22
42
25

100

Rental Housine. The monthly rentals at which privately-owned net
additions to the aggregate rental housing inventory might best be

absorbed by the rental market are indicated for various size units
in the following table. These net additions may be accomplished
by eiEher new construction or rehabilitation at the specified
ren,tals with or without publlc benefits or assistance Ehrough
subsidy, tax abatement, or aid in financing or land acquisiEion.
The production of new units in higher rental ranges than indicated
below may be justified if a competitive filtering of exisEing
accommodations Eo lower ranges of rent can be antlcipated as a
result. I^Iith market-interest-rate financing, the minimum achiev-
able gross monthly rents are $95 for efficiencies, $115 for one-
bedroom units, $135 for two-bedroom units, and $150 for three-
bedroom units.f/

Ll Calculated on the basis of a long-term mortgage (4O years) at 5t
percent interest and 1! percent initial annual curtail; changes
in these assumptions will affect mlnimum rents accordlngly.
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Annual Demand for New Rental Units
by Gross Monthly Rent and Unlt Slze

Northeast Submarket
Los Angeles, Callfornla, IS'1A

July 1, L965 ro July 1, 1968

Size of unit
Gross

monthly rentg/ Efficiency
One

bedroom
Two

bedroom

1,660
t,44o
1, 28O
1,14O

920
720
560
320

Three
bedroom

230
200
165
140
90

$es
100
105
110
115
L20
t25
130
135
140
145
150
160
t70
180
200

and
ll

lt

It

il

il

ll

t,

il

ll

It

ll

,t

lt

ll

It

over
il

'l
ll

il

il

lt

'l
It

lt

ll

lt

il

lt

'l
il

285
245
2to
l.75
145
115
85
60
40
20

1, 55;
1, 320
1, 160
1, o2o

920
800
720
600
475
340
240
100

a/ Gross renE is shelEer renE plus the cosE of utillties.

Note: The above flgures are cumulative and cannot be added
vertically. For example, the demand for one-bedroom units
at rents of $12O to $14O is 52O units (1320 less 8OO):

An annual demand for 15O additional rental units at rents below
these levels can be satlsfied only through the utilization of
bdlow-market-interest-rate financing or assistance in land
acquisition and cost. Demand for Ehese 15O uniEs lncludes 15

efficiencies at gross rents of $8O to $95 monthly, 55 one-bedroom
units at rents from $95 to $115, 5O two-bedroom units at rents
of $11O to $135 a month, and 20 Ehree-bedroom units at monthly
rents of $125 Eo $15O.
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The location factor is of especial importance in the provision
of new units at the Lower renE levels. Families in this user
group are not as moblle as those in other economic segments;
they are less able or witling to break with establtshed social,
church, and nelghborhood relationships, and proximity to place
of work frequently is a governing consideration ln the place of
residence preferred by families in this group. Thus, the
utilization of lower-priced land for new rental housing ln
outlying locations to achieve lower rents may be self-defeating
unless the existence of a demand potential is clearly evidenE.

The preceding distribuEions of average annual demand for new

apartments are based on projected tenant-family incomes, the size
distribution of lenanE households, and rent-paying Propensities
found to be typical in the area; consideration also is given to
t,he recent abeorption experience of new rental housing. Thus,
they represent paEterns for guidance in the production of renEal
housing predicated on foreseeable quantitative and quai:iEaEive
considerations. Specific market demand opportunities or replace-
ment needs may permit. the effective marketing of a single projecE
differing froni these demand distribuEions. Even though a deviation
from the above schedules may experience market, success, it should
not be regarded as establishing a change in the projected patEern
of demand for continuing guidance unless a Ehorough analysis of
all factors involved clearly confirms the change. In any case,
particular projects musE be evaluated in the light of actual markeE
performance in specific rent ranges and neighborhoods.
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Housing Market Summary
San Gabriel VaIlev SubmarkeE
Los Angeles. California. HMA

HousinA Market. Area

The San Gabriel Mountains form the northern boundary of the San Gabriel
Valley submarket, with 0range County and the Puente Hilis making its
southern boundary. The area extends from San Bernardino County on Ehe
east to Arcadia, Temple CiEy, and Rosemead on the west. Other cities
in Ehe area include Pomona, Covina and West Covina, Monrovia, El Mont.e,
and La Puente. The San Bernardino Freeway is the main commuter artery;
the San Gabriel Freeway, currenEly under construction, is completed as
far south as the Santa Ana Freeway. There are two additional freeways
planned or under construction (Foothill and Pomona Freeways) which should
provide considerable impetus to future growth.

Net. out-commutation is characteristic of this submarket; according to
California Community Labor Market Surveys prepared by the California
Department of Employrnent, it has the lowest employment participation
rate (ratio of employment to population) of any of the other eight sub-
markets. About 32 percent of total employment in this submarket is in
manufacturing indusEries, which are concentrated in the durable goods
industry groups (primarlly defense-space industries) .

In terms of population, the San Gabriel Valley submarket. is the fifth
largest subnarket in Ehe HMA, and lts rate of population growEh since
196O ranks second only to t.he San Fernando Valley area. Median fanily
lncome in the area is somewhat above the HMA median, but a much lower
proportion of the fanilles are ln the lower and upper income groups
than is prevalent in the county generally. There is anple land avail-
able for future residential development in the area, and growth is
lnhibited only by a lack of betEer commuter arEeries.

Demographic Factors

Population

As of July 1, L966, the population of the San Gabriel Valley area totals
about 834rOOO. Thls represents an average annual gain of abouE 3tr55O
persons since Aprll 1950 when the population totaLed 636,7OO. Between
I95O and 1960, populatlon increments averaged 35r85O annually, indlcating
that po6t-1960 populatlon growth has been somewhat below Ehe galns re-
corded in the 1950-195O decade (see table V). Over the t\^/o-y€)ar forecasE
perlod, population increasea are expect.ed t.o average 33r5OO annually, cul-
minating ln a Eotal population of 9O1,OOO by July 1, 1968.
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Househo lds

There are about 238r8OO households in the San Gabriel Valley at the pres-
ent time, an average increase of 8r95O households annually slnce Aprll I,
1960. Thls annual lncremenL 1s somewhat below the lncreases recorded
during Ehe t95O- l960 intercensal perlod when households lncreased by an
average of 9r650 annually. A small portlon of the I95O-1960 household
increase was likely the result of the change ln census definitlon from
rrdwelling unltl in 195O to rrhousing unittr in 196O (see Eable VII). By
July l, 1968, San Gabriel Valley households will total 257r1$A, an antic-
lpated average annual gain of 9r3OO during the nexE two years.

Household Size. The trend in the San Gabrlel Valley has been Eo larger
households. Currently, the average household slze is 3.45 persons, com-
pared wlth 3.42 persons in 1960 and 3.OO persons in 1950. It is antic-
ipated that the upward trend will continue during the forecast period,
with the average household size projected to 3.46 persons by July I,
i968.

Income

The current. median annual income in the San Gabriel VaIley, after deduct-
ing federal income tax, is $8,525 for all families; the nedian for renter
households of two-or-more persons is $5r7OO. AbouE 25 percent of al1 fam-
ilies and 4O percent of renter households of two-or-more persons currently
receive Iess than $6,OOO annually, while 36 percent of all families and
only 19 percenE of renter households of two-or-more persons have after-tax
incomes in excess of $1O,OOO annually. About ten percent of all families
have incomes of $l5rOOO or more. Median after-tax incomes are expected
to increase to $9,OOO annually for all families and $7,O75 for renter house-
holds of two-or-more persons by 1968. Detailed distribuEions by income are
shown in table IV.

Houslng Market Factors

Housing Supplvl/

The housing inventory in the San Gabriel VaIley currently totals about
255r9OO units. In April 1960, there were about l94,4OO units in the
area, indicating Ehat an average of 91825 units have been added annu-
ally since that time. Between 1950 and 1960, an average of i.O,25O units
were added annually. However, I small portlon of the t95O-1960 increase
was caused by a definitional change from frdwelling uniLrr in the 1950
Census to I'housing unitrt in the 196O Census.

Ll Building permit data are not available for the Los Angeles HMA sub-
markets. A11 housing inventory changes referred Eo in this sectlon
are based on net changes in the inventory corupiled by the Los Angeles
County Regional Planning Commission, with adjustmenEs for estimated
unreported invenEory losses.
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The trend of annual- net additions to the housing inventory since
1960 in tho San Gabriel Va1ley has been mixed. There were 101600
unlts added between April 1, 1950 and April 1, 1961; the number of
additions deelined in the followi::g year and increased durtng the
subsequent two years to a peak of 14,850 in the April 1-, 1963-
April l, 19& period, Stnce that time, the trend has been slr?rpIy
dcrrnward, falling to 2,750 in the April l, 1965'April I, L966
period.

As has been the case in other areas of the Los Angeles HI'14, rnulti-
family construction is becoming increasingly important in the San
Gabriel Val1ef. Of the 6t,450 units that have been added since
t960, about 4J percent were in structures containing two or more
units. This has resulted in a change in the inventory composition.
In 1950, over 93 percent of all units were in single-family
strrrctures and on\r seven percent were in multifamily structures.
Currently, one-unit structures account for only 83 percent of the
inventory and units in nultifamily struetures make up 17 percent of
the housing stock.

Tenure

As a resul-t of increased multifamily construction, the increasing
trend toward homeor,mership whieh was evident during the 1950rs has
been reversed in the post-1950 period. In 1950, 7.2 pereent of
the occupied inventory was ohlner-occupied. By 1950, the ratio had
increased Lo 74.2 percent; currently, the o?,Iner-occupancy ratio
is 71.1 pereent.

Tenure

Tenure

Total occupied units
Oumer-occupied

Percent
Renter-occupied

Percent

86.iazffi

April 1,
10<0

7]-.2
24,855

28.8

April 1,
1050

182.0?6
t35,802

74.2
47,t34

25.8

July 1,
la66

71.1
69, roo

28.9

2?8.800
l5g,7oo

Sources: l95O and 1950 Censuses of Housing.
1966 estimated by Housing Market Analysts.
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Vacancv

1960 Census. The l95O Cengus reported that there rrere about 81425
vacant hoLrslng units avallable for eale or rent ln the San Gabrlal
VaIley. Thls indicated an over-all vacancy rate of 4.4 percent,.
0f the total, 31725 were for eale (a homeowner vacancy raElo of 2.7
percent) and 4r7OO were for rent (a rental vacqncy ratlo of 9.1 per-
cent).

Postal Vacancv Survev. A postal vacancy Burvey was conducted ln
the San Gabriei Valley in April 1966 (see table X). Thie eurvey
was conducted on a sample of postal carrler routes eeldcted fron
post office llatings. InterpretaEion of the resulte should take
into conslderat,lon the consequent effect of eanpllng varlablllty
and the difficulty in dellneating post office ares coverage to
conform $rith Ehe subnarket boundaries. The survey covered 30.6
percent of the Eotal inventory of the submarket and reported a
total of 41625 vacant, housing uniEe. The vaeancy total lncluded
2r475 vacant residences and 2rl50 vacant apartuents, representlng
vacancy rattos of 3.9 percent. and 14.O percent, respectlvely. It
is important to note that the postal vacancy curvey data arc not
entirely comparable with the data published by the Bureau of the
Census because of differences in definltlon, area delineatlona,
and nethods of enuneration. Although the postal vacancy survey
has obvious limitatlons, when used in conJunctlon wlth other va-
cancy indlcators, the survey Berves a valuable function ln the
derlvation of estimates of locaI narket conditlons.

Current Estfunate. IE ls eetinated Ehat currenEly Ehere are about
13r5OO available vacant housing unlts in the San Gabrlel VaIley.
This 1s an over-all vacancy rate of 5.4 percent. 0f the total,
5r5OO are for eale and SrOOO are for rent. The present, net avall-
able honeowner and rentei vacancy rate6 are 3.1 percent and 10.4
percent, reapectively. These vacancy ratlos are eubstantially
above those which are deened to represent a Batisfactory relatlon-
shlp between demnnd and supply ln an area with the noderate growth
characteristics of the San Gabrlel Valley.
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Vacant Housine Units

Vaeancv status
April 1, JuIy 1,

1a50 lc,66

Total vacant units 17.100

Available vacant
For sale

Homeowner vacancy rate
For rent

Rental vacancy rate

Other vacanl a I 3,082 3,600

al Includes seasonal units, dilapidat,ed units, unit.s rented or
sold awaiting occupancy, and units held off the market for
absentee owners and for other reasons.

Sources: 1960 Census of Housing.
1966 estimaEed by Housing l,larket Analysts.

Sales Market

General Market Conditions. At the present tirne,'the sales market
in the San Gabriel Va]Iey is weak, as exemplified by the eurrent
homeoumer vacancy rate of 3.1 percent. The weakest portion. of the
market is in the ,extreme eastern area (Pomona and Claremont). The

soft sales market has.reSulted frorn over-building, inadequate
traffic arteries to enployment sources, and the current tight money

market. The strongest price 3ange at the current time, for both
new and existing houses', is the under $ZO,OOO category. New homes

in this price range, however, cannot be built in the western portion
of the eTee. There is virtually no market for homes priced over
$Z5,OOO in the Pomona-Claremont area, and sales of homes in thls
price class in the western portion have declined.

Subdivision Activitv. In recent years, there has been substantial
subclivisiorractivit3r in the San Gabriel Val-Iey. In the last few
months, however, there has been a sharp curtailment in construction
aetivi[y. The most common price renge for nernr houses is the $ZO,OOO-

$Z5,OOO bracket, although new homes are general|y available from
about $I5,OOO to $35,000 and over. Subdivision activity is oceurring
along the southern boundary of the area from the city of lndustry
eastward, and in the central part east of Corrina to the San

Bernardino County ]ine. The 1or^rer-priced subdivisions are generally
in out-lying locations.

v

11. 500

8.418
r,?

2.n
4,702

9.17"

1?. <00

5,500
3.1L

8,000
]-:0.Lg"
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Unsold Inventorv. A survey of rmrold tract houses, conducted by Ehe
Resldential Research Committee of Southern California ln June L966,
covered 102 subdivisions ln the San Gabrlel Valley in which about 4r2OC)
houses had been completed. At the time of the survey, 32 percent of
these homes were uncold. An addltional 515 homes were under construction,
of whtch 71 percent were unsold. Of the completed houses, only ten
percent were priced to seIl for less than $201000, while 37 percent were
in the $201000-$251000 price range and 28 percent were in the $251000-
$301000 price range. About 25 percent of the homes were prlced to sell
for $30rOO0 or more. The lowest priced homes (under $201000) had the
Iowest unsold to completed ratio (18 percent) and the homes priced above
$351000 had the highest unsold ratio (46 percent). Houses in the $201000
to $251000 bracket and $251000 to $301000 range had unsold ratlos of
28 percent and 34 percent, respectively.

The distribution of completed houses by price class 1n the current survey
points up the rapid appreciation of sales prices in the San Gabrlel Val-
ley. A Residential Research Cormittee lrect aurvey conducted in D,ecember
1961 revealed that 84 percent of the completlons were in the under $201000
category, compared with only ten percent in the June 1966 survey.

Rental Market

The rental market in the San Gabriel Valley submarket constitutes a
relatively smal1 portion of the total market. Although there has been
a conslderable shift to the construction of rental-type housing in recent
years, construction of sales housing remains as the dominant feature of
the housing market. The rental market in this submarket is among the
softer rental markets in the HMA. Vacancy rates are high in all price
ranges; units in the lower rent ranges (ebouE$1OO per nonth) are'en-
Joylng somewhat better occupancy, however.

The apartment inventory in this market is composed prirrarily of one-
and two-story apartments, and the inventory is heavily weighted in two-
bedroom ulits. The area is primarily resldentlal and does not attract
many single persons or smaLl households. The relatively few efflciencies
in the area generally rent for less than $110, although in the vresternmost
part of the submarket these rent levels may be somewhat higher. Most
monthly rents for one-bedroom units range below $f40; most two-bedroom
units rent for less than $150. However, in good locations, monthly
rentals for one-bedroom tmits range uP to $200, and monthly rentals for
two-bedroom units exceed $250 in some areas.
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The rental market in the rr,estern part of the submarket is generally bet-
Eer than in Ehe remainder of the area. Hlgher rents are achievable in
this area and vacancy rates, although high, are lower than in the eastern
section of the area.

Denand for Housins

Quantitative Denrand

Based on the expected increase in the number of households in Ehe San
Gabriel VaIley submarket during the two-year forecast period (9,300 annually),
on the number of housing units expected to be lost through demolitions,
and on the need to reduce vacancies to levels that reflect a more
acceptable demand-supply relationship in the market, there will be a
demand for about 7ri75 new private housing uniEs annually during each
of the next two years. The annual demand forecast includes 41650 new
sales units and 2r725 new rental units. The estimate excludes low-rent
public housing and rent-supplement accommodations.

Qualltative Demand

Sales Housi The distribution of the annual demand for 41650 new
sales housing units is shown in the following table. The distribution
is based on ability to pay, as measured by current famtly income,
on the ratio between net_,income and purchase price found to be typical
in the area, gn-d current market expgrience. It is judged thaE liEtle,
if_any, acceptable housing can be bullt in the area for under $15,000.

Annual Demand for New Sales Houses hv Pr ice Class
San Gabriel Valley Subq4lke'!
Los AnEeles, California. HMA

Julv l. 1966 to July 1. 1968

Sales price
Number of

uni ts Percent

Under $17,500
$l7r5oo - L9 1999
20,000 - 24,999
25,00o - 29.999
30,000 - 341999
35rooo - 39 1999
40r000 and over

Total

57s
77s

1 ,300
1 ,000

470
250
280

l2
t7
28
22
10

5
6

4,650 100
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The foregoing distribution differs from the price distribution in the
survey of unsold tract houses conducted by the Residential Research
Committee of Southern California (see page 99). The tract survey does
not lrrlrde individual or contract construction on scattered lots and
in some cases not all subdivisions have been included. It is likely
that the more expensive housing, and some of the lower-value homes, are
concentrated in the smaller building operations which are numerous. The
preceding demand estimate reflects all home building and indicates
greater concentration in some price ranges than a subdivision survey
would indicate.

Rental Housing. The monthly rentals at which privately-owned net
additione to the aggregate rental housing inventory might best be absorb-
ed by the rental market are indicated for various size units in the
following table. These net additions may be accomplished by either new
construction or rehabilitation at the specified rentals with or wiEhout
public benefits or assistance through subsidy, tax abatement, or aid in
financing or land acquisition. The production of new units in higher
rental levels than indicated below may be justified if a competitive
filtering of existlng accommodations to lower ranges of rent can be
anticipated as a result. With market-interest-rate financing, the
minimum achievable monthly renta, including utilities, are $95 for
efficiencies, $115 for one-bedroom.units, $135 for two-bedroom units,
and $150 for three-bedroom units.U

ll Calculated on the basis of a long-Eerm mortgage (4O years )at5t
percent interest and 11 percent iniElal annual curtail; changes
ln these assumptlons wlLl affect mlnimum rents accordingly.
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Annual Demand for New Rental Units
Bv Gross Monthlv Rent and Unit Size

San Gabriel Vall ev Submarke t
Los Aneetes. Califor
Juiv I. 19 66 ro Julv l. 1968

Size of unit
Gross

monthly tenra/
One

bedroom

1r035
830
700
600
500
4L5
335
215
190
130
80

Two
bedroom

,Three
bedroomEfficiency

190
L45
t05
85
60
40

15
10

5

$gs
100
105
1t0
r15
120
t25
130
r35
140
L45
i50
160
I70
180

and
il

il

il

il

il

lt

ll

il

il

il

il

il

il

ll

over
il

il

ll

il

il

lt

il

It

il

il

il

il

il

ll

1r300
1,ooo

760
600
400
280
180

200
150
1i0
80

al Gross rent is shelter rent plus the cost of utilities.

Note: The above figures are cumulative and cannot be added vertically.
For example, demand for one-bedroon units at rents of $l2O to
$14O is 415 units (830 less 415).

The preceding dlstributions of average annual demand for new aPart-
ments are based on projected tenant-fanily incomes, the size dis-
trlbution of Eenant households, and rent-paying proPensities found
to be typical ln the area; consideraEion also is glven to the recent
absorption experience of new rental housing. Thus, it represents a
pattern for guidance in the production of rental housing predicated
on foreseeable quantlEative and qualltatlve consideratlons. Specific
market demand opportunities or replacement needs uay permit the effec-
tive marketing of a single proJect differlng fron thls demand distribu-
tion. Even though a devlation from the above schedule tnay exPerience
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narket BuccesB, lt should not be regarded aa eeEablishlng a change ln
the prciJected paEtern of denand for contlnulng guidance unleas a thor-
ough analyals of all factore lnvolved clearly conflrna the change. In
any ca8e, partlcular proJects must be evaluated ln thp llght of actual
narket perforrnance ln speclfle rent rangee and neighborhoode.
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HousinA Market Summarv
North County Submarket

Los Anseles. Cal ifornia- HI'IA

Housing Market Area

The North County submarket encompasses about two-thirds of Los Angeles
County, covering over 21525 square miles. The southern boundary is formed
by the San Gabriel Mountains, which recede into the sParsely-populated
semi-arid Antelope Valley, with Kern County as the northern boundary.
There are two population concentrations in the submarket, the Newhall-
Saugus area ln the canyons of the San Gabriel Mountains adjacent to the
San Fernando Valley and the Lancaster-Palmdale area sltuated about 70
miles from downtown Los Angeles.

The Newhall-saugus area is economically tied to the rest of the HMA.

Residents of this area work predominantly in Ehe San Fernando Valley,
although the Golden State, Hollywood, and San Diego Freeways provide
excellent access to most of the major employment cenEers in the HMA.

Resldential development in the area has occurred only in the past few
years, as the San Fernando Valley became built-up, and has attracted
primarily first time homebuYers.

The Lancaster-Pslmdale area is a separate economic enEity within the
HMA. The economy of thls area is based almost entirely on Plant l+2 ii
palmdale and Edwards Air Force Base in nearby Kern County. Edwards AFB

is a maJor aircraft and missile test cenLer. Plant 42 ie a Sovernllrent.-
owned facility which is leased to private firms for the purpose of
assembling and Lesting aircraft. lgc_ently, contraclgr employment at
the facility has fallen to a low teve.t__and population growth in the

Over the past five years, combined civilian employment at Edwards Air
Force Base and Plant 42has been relatively stable, ranging between 9t000
and 91400 employees. Employment at Plant 42, however, has been declining
since 1963 when over 51000 persons were employed there. Early this
year, employment had declined to just over 2,000 persons. Civilian
.*pt"y*.nt at Edwards Air Eorce Base has been increasing over Lhe

last three years, with just over 71000 employees working there early
in this year. However, currenE employment is well below the 8r8OO

employees reported there in January 1960. Much of the civilian

"*ptoy*..rt 
growth at Edwards AFB has been by contractor Personnel, whose

impact on the housing market is temporary.

I
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Demographic Factors

Population

At the present time, there are about 1091000 persons residing in the
North County submarket of the Los Angeles HMA (see table V). This is
an average gain of 31825 persons annually since April 1960 when the
Census reported the population at 85,100. Numerical population gains
since 1960 have been substantially below the 1950-1960 average annual
increments; during the 1950ts, population growth averaged 5r525 annually.
The population of the North County area is expected to reach 118,000
by July l, 1968, representing average gains of 41500 annually over the
two-year forecast Period.

Since 1960, almost two-thirds of the total population increment has

been added in the Newhall-Saugus area of the submarket. The current
population of the Newhall-Saugui are[/ is estimated at 30,700 Persons,
an increase of about 2,525 annually since April 1960, During the 1950rs,
this area experienced much more moderate growth, adding an average of
less than 700 persons annually. ln contrast to the accelerating
population growth of the Newhall-saugus area, the rate of population growth
in the remainder of the submarket (primarily the Lancaster-Palmdale area)
has dropped sharply in the L96O-L966 period, comPared with growth during
the 1950ts. The current population of the Lancaster-Palmdale segment

of the North County submarket is estimated at 781300r rePresenting an

average increment of 1r300 yearly, comPared with an average increase
of 4,825 persons yearly during the 1950rs.

Population Trends
North Count Su et

Los Ange les. Calif ornia. HMA

1950- I966

Date Newhal I -S augus Lanc as ter -Palmdale North Countv Total

Apri 1

Apri I
July

1,1950
l, 1960

, 1966

8 ,045
11+ 1987
30,700

21,869
7O,r2L
78,300

29,914
85,108

l09 , oooI

Sources: 1950 and 1960 Censuses of Population.
1966 estimated by Housing Market Analysts

L/ Census tracts 92OO, g2}l, 9202, ancl 9203 (i960 Census).
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Househo 1ds

Since April 1960, an average of 1r100 households have been added annually
in the North County area bringing the current total to about 30,600
(see table VII). Between 1950 and 1960, the nuurber of households
increased from 8r7O0 to 23r7OO, an average addition of 1r500 households
a year. A small portion of this increase, however, resulted from the
census definitional change from trdwelllng unit'r in the 1950 Census
to 'rhousing unitrr in the 1960 Census. Annual increments of Ir400
households over the two-year forecast period will culminate in a July 1,
1968 total of 33,400 households.

Parallellng the population changes by area that have occurred in the
submarket, household growth in the Newhall-Saugus area since 1960 has
been almost double the addition in the remainder of the area. Since
1960, the nuiriber of households in the Newhalt-Saugus area has increased
by an average of. 125 annually, compared with about 380 annually in the
remainCer of the North County submarket. However, during the 1950's,
annual additions to the nuuiber of hou-"eholds in the NewhaLl-Saugus area
averaged 145 households,while annual increments averaged 1r350 in the
Lancaster-Palmdale segment of the submarket.

Number of Households
North Counly Submarket

Los Angeles, Calif ornia, IMA
I950- 1966

D ate Newhal 1 -S augus Lancaster-Palmda1e NorthCounty Total

Apri 1

Apri 1

July

l, 1g5o
l, 1960
, L966

) )21

3,662
8, 200

6,492
20 r02l
22,4OO

8 ,713
2.3 r683
30,600I

Sources: 1950 and 1960 Censuses of Housing.
1966 estimated by Housing Market Analysts"

Household Size. The current average household size in the North County
area is 3.34 persons, unchanged since April 1960. Between 1950 anci 1960,
the average household size increased from 3.05 persons to 3.34 persons.
The average household size is not expected to change significantly during
the two-year forecast period.
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Income

The current medlan annual lncome in the llorth County area, after deducting
federal lncome tax, ls about $81250 for all families; the median for rent-
er households of two-or-more persons ls $6r6O. About 15 percenE of all
farnilies and 24 percent of renter households of two-or-more Persons cur-
rently receive after-tax incomes of $4'OOO or less. At the upper end of
the ineome distributionr 34 percent of alt fanilies and 12 percent of all
renter households of tsro-or-more persons have after-tax incomes of $lO'OOO
or more annually. By 1958, the medlan annual incomes (after-tax) are ex-
pected to increase Eo $8,7OO for all farnllies and $6,850 for all renter
households of two-or-more persons. Detailed dlstributions by income are
shown ln tables IV and IVa.

Housinq Mark.et Factors

Housing Supply!/

The housing stock of the North County area currently totals about 38,600
units, a gain of 7r35O, or 1,175 annually, since April 1960. Gains dur-
ing the l95O-1960 decade averaged 2,O25 annually, with the housing supply
increaslng from 11rO5O in 195O to 3I,25O in 1950. A small porEion of
this increase, however, was caused by a definitional change fromrtdwelling
unitrr in 195O to rthouslng uniEtt in 195O.

Net additlons to the housing inventory in the North County area displayed
an upward trend durlng the April l, I96O-April l, 1955 period; a snall
decline occurred in the following year. From a low of 34O units 1n the
April l, l96o-April I, 196l perlod, the number of additlons increased to
2,O5O ln the April l, 1,964-Apri1 1, 1965 period. Between April 1, 1955
and Aprll 1, 1966, about 1,85O units were added, representing only a
moderate decline from the previous year.

The housing lnventory of the North County area consists priurarity of
slngle-family struct.ures, which in 195O accounted for about 93 percent
of the total unlts. 0f the units added 6lnce 1960,74 percent have
been in single-farnily structures, so that currently, single-fanily
units mnke up 89 percent of the inventory. Duplex unlts account for
about two percent of the current lnventory, and unlts in structures
wit.h three or more units account for nine percent of the lnventory,
compared f,rith five percent in 195O.

!/ Buildlng permit data are not available for the Los Angeles HMA

submarkets. A11 houslng inventory changes referred to ln thls
sectlon are based on net changes in the inventory compiled by
t.he Los Angeles County Regional Plannlng Conmlssion, wlth ad-
justments for estlmated unreported inventory losses.
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Tenure

At the present time, about 66.3 percent of the occupied housing
units in the North County area are owner-occupied. This owner-
occupancy rate is the second highest rate in the HI'IA, surpassed only
by the San Gabriel Valley. The rate of owner-occupancy in the North
County area increased from 56.0 percent in 1950 to 64.5 percent in
1960 and to 66.3 percent, currently.

Occupied Housing Units by Tenure
North County Submarket

Los Anseles. California. HMA

1950, 1960, and 1966

Tenure

TotaI occupied units

Owner-occupied
Percent

Renter-occupied
Percent

8 .713 23 . 683 30.600

April l,
1950

4,878
56.0

3 ,835
44.O

Apri I 1,
I960

15,265
64.5

gr4lg
35. s

July 1,
L966

20,300
66.3

10, 300
33.1

Sources: 1950 and 1960 Censuses of Housing.
1966 estimated by Housing Market Analysts.

Vaca.,!y

1960 Census. In April 1960, the Census of Housing reported that there
were aboul 31475 vacant housing units available for sale or rent in
the North CounLy area, representing an over-all vacancy rate of L2.7
percent. Of the total, 700 were for sale and 21775 were for rent,
indicating homeowner and renter vacancy rates of 4.4 percent ar,d 24.7
percent, respectively.

Postal Vacancy Survey
North County area in
on a sample of postal
Interpretation of the
consequent effect of
delineating post offi
boundaries.

. A postal vacancy survey was conducted in the
April 1966 (see table X). The survey was conducted
carrier routes selected from post office 1ist1ngs.
results should take into consideration the

sampling variability and the difficulty in
ce area coverage to conform with the submarket
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The survey covered about 18 percent of the housing inventory of the
area and enurrierated 660 vacant housing uni ts; about 340 of the vacant
urri ts were residences and 320 l^/ere apartments, representing vacancy
ratios of 5.9 percent and 26.7 percent, respectively. lt is important
to note that the postal vacancy survey data are not entirely comparable
with the data published by the Bureau of the Census because of
differences in definition, area delineation, and methods of enuureration.
Although the postal vacancy survey has obvious Iimitations, rvhen used
in conjunction with other vacancy indicators, the survey serves a
valuable function in the derivatlon of estimates of local market
conditions.

Current Estimate. It is judged that currently there are about 31000
units available for sale or rent in the North CourLy submarket. This
represents an over-al1 net vacancy rate of 8.9 percent. Aboul 1r100
units are available for sale (a homeowner vacancy rate of 5"1 percent)
and 1,900 are available for rent (a rental vacan.y rate of 15.6 percent).
These vacancy rates are substantially above those which are deemed to
represent a satisfactory relationship between supply and demanC.

Vacant Housing Units
North Countv Submarket

Los Angeles. California. HMA

1960 and 1966

Vacancy status

Total vacant units

Available vacant
For sale

Homeowner vacancy rate
For rent

RentaI vacancy rate

Other vacant 9./ 4,1o2 5, ooo

Apri I l,
1960

7.572

3.470
703
4.4

July l,
t966

3 .000
1, loo

5.1
1,goo
15.6

8 .000

2,7 67
24.7

a/ Includes se-a_qo441 units, dilapidated units, units renEed
or sold and awaiEing occupa4cyr anci . units i:eld off the
market for absentee o'rrners or for other reaoons.

Sources: 1960 Census of Housing.
1966 estimated by Housing Market Analysts.
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Sales Market

General Market Conditions. There are two distlnct sales markets ln the
North County area. The Newhall-Saugus area is located just beyond the
San Fernando Valley and its growth parallels that c,f the Los Angeles
urban area. The Lancaster-Palmdale area is situated about 70 miles
from downtown Los Angeles and it has a separate economic base, primarily
dependenE upon Edwards Air Force Base and Plant 42.

Newhall-Saugus is an area of new residential development. Sales of new
homes in this area have been good during the past few years, although
the market has weakened somewhat in recent monEhs. Growth in the area
has been provi-ded primarily by first time homebuyers as this is one
of the few areas in the tMA where relatively low-priced housing has been
available. Prlor to 1963, virtually all of the houses were priced below
$20r000, and about one-half were priced under $15'000. Since 1963,
however, sales prices have risen rapi.dly, and few of the new houses are
priced under $20,000.

The Lancaster-Palmdale sales market is quite weak at the present time,
primarily because of employment reductions at Edwards Air Force Base
and Plant 42 in the late l950rs, from which the area still is recovering.
Weaknesses are evident in all price ranges.

Unsold Inventorv. The Residential Research Committee of Southeln Cali-
fornia conducted a survey of unsold tr&ct houses in Ehe North County area
in June 1965. It covered 20 acEive subdivisions in which about 1r3OO
houses had been completed, of which 18 percent were unsold. An additioanl
875 homes were un,jer construction, of which 56 percent were urrsold.

Of the total completions, abouE 1,0I0 were in n-ewhall-Saugus. At the
time of the survey, 16 percent of these houses were unsold. In addition,
55 percent of the 810 houses under construction in Newhall-Saugus were
unsold. Only about ten percent of the completed houses were in the
under $20,000 price range; about 63 percent were in the $20,000 to
$25,000 price range, and 22 percent were priced to sell for between
$251000 and $30,000. The remaining five Percent were in the over
$35,000 price category.

In Antelope Valley (Lancaster-Palmdale) only 290 units were completed
in the subdivisions surveyed, of which 22 petcent were unsold. Only
60 units were under construction, 75 percent of which were unsold.
About 7l percent of the completions were in the $20,000 to $25,0O0
price range and the remaining 29 percent were in the $17,500 to $20,000
category.
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RenEa I l4arke t

The rental market in the North County area is very weak at the present
time as indlcated by the current rental vacancy rate of 15.5 percent.
The current rare, however, represents a substantial improvemenE slnce
Aprli I960. Desplte this improvement, there stil1 remains a consider-
able surplus of rental vacancles on the market. Most of the rental
inventory in the North County area is made up of single-famlly homes,
although there has been an increasing trend toward apartment construc-
tion. The single-family homes generally rent. for about. $lOO a month.

Urban Renewal and Public Housins

At the present time, there ls one public housing project and no urban
renewal projects in the North County submarket. Lancaster Homes is a
116-unit project which renrs exclusively to miliEary and military-
connected pers,cnnel. Although turnover in the project is quite high,
vacancies are low.

Demand for Housins

Quantitative Demand

Based on the projected increase in the number of households ln the North
County area (1,4OO annually), on the number of housing units expected to
be lost through demolition, and on the need to reduce vacancies substan-
tially to levels that reflect a more acceptable demand-supply relatlon-
ship in the market, there will be a demand for about 525 units annually
during each of the next tvro years. Ail of the demand will be for sales-
type units. The demand estimate excludes public low-rent housing and
rent-suPPlement accommodations. The level of demand in the Lancaster-
Palmdale area is heavi ly dependent upon the employment situation at
Plant 42 and Edwards AFB. Any signiflcant change in employment there
would have a corresponding influence on the level of demand. The demand
estimates presented here assume a moderate increase in employment at
these facilities.

Qualitative Demand

Sales Housing. Based on current family incomes, on sales price to in-
come ratios typical in the area, and on recent market experience, de-
mand for new sales houses is expected to approximate the pattern pre-
sented in the following tabl.e. About two-thirds of the total denand
wj.ll be for new housing located in the Newhall-Saugus area. Dernand
for unlts priced in excess of $3O,OOO will be limlted in the LancasEer-
Palmdale area.
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Annual Demand for New Sales Houses. bv Price Class
North CounLv Submarket

Los AnEeles. California. HMA

Julv 1. L966 to Jrrlv 1^ 1958

Sales price

Under $17,500
$17,500- L9,999
20,000- 24,999
25,000- 29,999
30,000- 34,999
35,000 and over

To ta1

Nunrber
of units

75
90

140
L20
70
30

525

Percent

t4
t7
27
23
l3

6
100

The foregoing distribution differs from the price distribution in the
survey of unsold tract houses conducted by the Residential Research
Committee of SouEhern California (see page IIO). The tract survey
does not include individual or contract construction on scattered lots
and in some cases not all subdivisions have been included. It is likely
that the more expensive housing, and some of the lower-value homes, are
concentrated in the smaller building operations whj-ch are nufirerous.
The preceding demand estimate reflects all home building and indicates
greater concenLration in Some Price ranges than a subdivision Survey
would indicate.



Table I

Trend of ivilian Work Force Components
Los Ansele s. California. HMA. 1958- r966

(Annual averages in thousands)

1959 1960 L96L t962

2.749.62.570.0 2.634.4 2.689.6

Firsc five months
Component

Civilian work forces/

Unemp loyed
Percent of work force

Employment
Agriculture employment
Nonagricultural employmenE

Wage and salary
other!/

1 958

2.496.s

2 .331.7
18.8

2 .3t2.9
2,O37 .7

275.2

163
6 9%

L73.
(

150
5

2

s%

r18.4
4.6%

179.9
6.7%

145. 1

s.s%
6

L963

2.824.0

1964

2.886.7

L67.3
s.8%

2,411.2
290.2

l9 65

2.953.7

19 65

2 .9r5. B

2.740.3
L3.7

2.726.6
2,434.3

292,3

1966

3.000.3

t62.2
5.7%

168.3
s.7%

144.9
4.8%

2,854.5
13. I

2.84t.4
2 ,545 .6

295 .3

2 ,446.5
t9.2

2.427.3
2,L49.7

277.6

2.488.4
LB.7

2.469.7
2,Lgg.3

280.4

2.504.2
L7.9

2 .486.3
2,2O3.5

282.8

2.597 .8
18.0

2.579.8
2 ,294 .8

285. 0

2.659.5
t6.4

2.643.L
2 ,355 .5

287.6

2.782.5
r3. 8

2 .7 68.7
2,475.5

293.2

2 .7t6.2
14.8

2.70t.4

a/
\/

Includes persons involved in labor-management disputes.
Includes self-employed, domestics, and unpaid family workers.

Source: California Department of Employment



Table 11

Nonagricultural Waqe and Salarv EmpLovment bv Maior Industrv Groups
Los Angeles, Californj.a, SMSA, 1958-1965

(Annual averages in thousands)

19 58 19 59
First five months

Industrv

Total wage and salary employmer-rt

Manufacturing

Durable goods
Ordnance and accessories
Furni ture
Stone, clay, and glass
Primary metals
Fabricated metals
Machinery (except electrical)
Electrical machinery
Transportation equipment

Aircraft and parts
I n strument s

Other durables

Nondurable goods
Food and kindred products
Apparel products
Paper and al1ied products
Printing and publishing

. Chemicals
Petroleum refining
Other nondurables

Nonmanufac tur ing
Construction
Trans. l coffitl., and pub., util.,
Trade
Finance, ins, and real estate
Services and other nonmfg.
Government

2 o37 .7

698.7

497 .7
23.O
2L.t
1B

23
56

2,r49 .7

743.9

533 .6
29.3
23.2
20,L
25.2
59.2
56 .8

to4.4
t78.o

(152.s
16.9
20.5

I 960

2, 189 .3

7 38.7

525 .1

19 61

2.203 .5

122.6

510. I

t962

2.294.8

7 55.9

2.355 . s

7 54.3

2.4LL.2

745.5

524.5

2.475.5

156.8

531 .6

19_6t

2.434.3

743.3

LesL

2.545 .6

791.0

562.8
48.
24.
22.
zo.
62.
64.

103.
L67 .

(r37.
19.
24.

L963 t964 t965

<ao 7

4C.s
22.6

537.5
47 .2
23.5

520.3
45.8
23.7
))6
24 .4
60.9
61 .3
95.6

t4s.o
(r16.e)

18.8
22.8

223.O
51.0
51 .0
t4.2
36.s
25 .5
1s.6
,o,

48
23
22

52.

2

5
7
6

5

I
I
9

4)
2

3

)

9

5

3

3

8

9

B)
8
1

,n
24.
58.
56.

LL7 .
155 .

(L2e .
L7.
20.

?, o

2L.6
19 .7
25.L
58 .4
56.4

tt6.6
141 .1

(116.3)
L7 .7
20.6

20.2
26.O
60.8
60.6

L22.2
L44.7

(1 1e .0
19.O
22.7

2L.
,q,

60.
6L.

110.
t44.

(r rB.
19.

24.
60.
61.
98.

r42.
(116.

18.
23.

47.
23.
22.
25.
61.
61.
96.

1.49.
(r21.

19.
24.

5Z
22

213.6
52.6
45.9
L2.7
34.2
22.5
L7.3
28.4

6

3
8

I
B

?

1)
I
B

I
5

5

3
o
2
2

6
6)
9

5

I
8
4
2

7

7
6
9

4)
o
2

5
7
4
9

9

I
5

5

6)
6

4

83.
183.

(160.
15.

)

23t9

201.O 2IO.3
51 .5
45.2
L2.5
32.9
2L.3
18.1
28.8

2L2.5
52.O
45.5
L2.7
34.4
23.3
L7 .L
27 .5

216.8
50.7
47 .3
14. O

35 .0
24.4
16 .3
29.L

225.2
52.O
50.8
L4.4
36.9
26.O
L5.7
29.4

2L6.2 228.222L,O
51.
42.
11.
31.
19.

1 .339.0
110.7
t34.9
439.7
100.8
306.8
246.L

I .450.6
11t.9
136.7
47 s.4
114. s
34L.7
270.4

1 .538.9
115.8
135 .8
494.7
L23.3
37 4.5
294.8

1.601.2
122.5
138.2
513 .9
130.4
392.O
304.2

L.665.7
126.o
t42.9
533.7
137 .2
4t2.2
313.7

1 .691 .0 r,7 54.6
114.0
151.1
558.5
t46 .5
439.2
345.3

18.
25

7

J

9

5
8
o
B

48.
t4.
36.

I .480.9
108.6
133.3
479.2
118 .5
358 .4
282.9

| .718 .7
117 .8
L48.2
552 .3
143.1
427 .7
329.6

1i6 .5
145. I
541 .3
r4t.4
4t9.6
327 .r

51
52
L4
J/
26

52.1
46.4
13.6
34.6
24.2
16.s
28.8

5t

25
16
28

6

9

2
1

o
J

7
15.
30.

I
6

6

7

4
7

I

t .405 .8
116.0
r34.8
460.9
106 .9
329.4
257 .B

Source: California Department of Industrial Relations, Division of Labor Statistics and Research



Table III

Estimated Percentage Distributions by Income and Tenqre
After Deductine Federal Income Taxes

Los Angeles, California, HI"IA
1966 and 1968

Annual
after-tax income L966 1968

/A11 families Renter households9 A11 families R;;aa; housGEotdiE/

U

3
4
5
6
7

$

nder
,000-
,000-
,000-
,000-
,000-

,000
,999
,999
,999
,999
,999

,999
,999
,499
,999

9
5
7

7
10

9

8
9

15
9

t2

$s
3
4
5
6
7

8
9

t2
L4

15
8
9

11
11

9

9
4
6
7

I
8

L4
7

9
10
10

9

000-
000-
000-

8,
9,

100

$B,4oo

100

$6,625

9

9
16
10
L4

100

$8, 875 $7,000

9
7

11
5
5

9

7
L2

7

6

10,
12,500-
15,000 and over

Total

Median

100

a/ Excludes one-person renter households.

Source: Estimated by Housing Market AnaIysrs.



Table TV

F,stimated Percentase Distribution of A11 Families bv Tncome
After Deductins Federal Income Taxes

For SubmarFet Areas in the
Los Aneeles. California. HMA

1966 and 1968

1966 Incomes

Annual
after- tax income

Under $ 4,000
$ 4,000- 5,999

6,000- 7 ,ggg
8,000- 9,999

10,000- 14,999
15,000- L9,999
20,000 and over

ToEal

Median

Ce n Eral
Submarke E

28
23
2L
L2
L2

)4
)_
100

$s,925

Southeas t
Submarket

South Coast
Submarket

Southwe st
Submarke E

Wilshire-West
Submarke t

San Fernando
Valley Submarket

l6
18
2L
l8
2t

)6
)_
100

l5
13
l9
1B

25
5

5
100

13
L6
t9
L7
t5

5

5
100

$8, 3oo

10
10
1B

L]
30

9

6
100

$9,425

L4
t3
l5
L4
23
10
11

T2

IJ

L7
16
)1

11

11
L4
20
t9
26

6

4

Northeast San Gabri-e1
Submarket Vallev Submarket

B

100 100

$e,02s $8,525

North County
Submarke t

l5
t4
t9
l8
26

)B
)_
100

$8,250$7 ,475 $8,300

100

$9, 150

1968 Incomes

under $ 4,000
$ 4,000- s,999

6,000- 7,999
8,000- 9,999

10,000- L4,999
15,000- 19,999
20,000 and over

ToEal

27
22
20
L4
13

)4
)_
100

$6, 125

L4
L7
2t
18
24

)6
)_
100

15
ll
t7
t7
28

7

5
100

L2

L4
l8
L6
28

7

5
100

$8,7s0

13
t2
L4
13
25
11
t2

100

$9, 650

8
10
16
16
32
l1

7

t00

$9, 950

11
t2
16
t4
26
T2

9

100

$9,525

10
L2
?i
19
28

6

5
100

$9,000

t4
t3
t7
L7
29

)10
)_
100

$8, 7ooMed ian $7,825 $8,7s0

Source: EstimaEed by Housing Market Analysts.



Table IVa

Estimated Percentage Distribution of A1l Renter Householdsg/ by Income
After Deducting Federal lncome Tax for Submarket Areas in the

Los Anseles. California. HI'IA
1966 and 1968

1955 Tncomes
Annuat

after-tax income

Under $ 4,000
$ 4,000 - 5,999

6,000 - 7,ggg
8,000 - g,ggg

10,000 - 14,999
15,000 and over

ToraI

Median

Central
Submarke t

Southeast
Submarke t

South Coast
Submarket

20
t4
l3

5
100

SouEhwe s t
Submarke t

Wil shire-We s t
Submarke E

San Fernando
Valley Submarket

Northeast
Submarke t

San Gabriel North County
Submarke tVa1lev Submarke E

24
23
22
19
10

Z

100

20
20
24
L7
l5
4

100

l9
19
22
16
19

5
100

16
l8
2I
L7
20

8
100

19
16
L7
13
I9
16

100

24
20
20
t7
15

4
100

27
2L

34
25
22
10

7

2

100

26
25
22
15

9

3

100

$5,350 $5,900 $6,175 $6,550 $7,675 $7,400 $ 7,050 $6,7oo $6,400

1968 Tncomes

Under $ 4,000
$ 4,000 - 5,999

6,000 - 7,999
8,000 - g,ggg

10,000 - L4,ggg
15,000 and over

Total

Median

32
23
22
l2

8
3

100

$5,550

24
24
2L
L7
11

3

100

$6,150

22
t9
19
I7
19
4

100

18
15
L6
13
2L
t7

100

15
L7
20
16
23

9
100

$7,800

18
19
22
18
18

5
100

18
T7
20
T7
20

8
100

26
t9
19
15
t5

6

100

$7,4s0 $7,07s

22
2L
22
2t
l1

3

100

$6, 8so$6,500 $6,900 $8,200

a/ Excludes one-person households

Source: Estimated by Housing Market AnalysEs.



Area

HMA Lotal

Table V

Population Trends
Los Anseles. California. HMA

1950- 1966

Average al chanpe
1950- 1960 I_960-1966 e/

4,15L,687 6,O38.-77L 6,g86,OOO 188,7O8 151,550

Central
Southeast
South Coast
Southwest
Wilshire - l'lest
San Fernando Valley
Northeast
San Gabriel Valley
North CounEy

al Rounded.

Sources 195O and 1960 Censuses of Population.
1966 estimated by Housing Market Ana1ysts.

April 1,
lg.sj_

534,2O4
690, O5O

444,4t9
633,369
643,74o-
327,O28
57O,949
278,OL4
29,914

April l,
I9 60

July 1,
t966

46O,OOO
1 ,1gg ,ooo

91 2,OOO
9I7,OOO
83O,OOO

l,OOO,OOO
7 25,OOA
834,OOO
I_09,OOO

478,7 48
1,071,615

746,274
829,425
77 5,334
7 56,629
658,924
636,7L4
85, 1O8

- 5 ,546
38,157
30, 1 86
19 ,605
13, 159
42,96C
9,797

35,870
5,519

- 3, ooo
20,4OO
26,5OO
14, OOO

9,750
38,950
10,57 5
31 ,55O

3 ,825



Table VI

Population Trends
Los Angeles. California. HI'IA

1950 l_960 and 1966

April
1950

51,359
23,066

Ll
Lt

29,032

78,577
47 ,ggL
L9,720

!t
8, l-01-

14,405
95,702
16,316
29,450
46,L85

!/
Lt

250,767
1,970, 358

25,923

17, 330
20,L96
2L,7 35
20,395

b/

E/
L04,577

!t
35,405
25,226

7L,595
51, 116
22,24L
4,499

23,920
L,026,7L0

April
19 60

July
L966

65,250
47 ,250
44,250
56,200
35, 000

97 ,950
77,500
33,550
96,250
55,350

94,450
30,950

37 6, 800
2 ,785,000

41, 600

36,200
3 1 ,4oo
4L,45O
49,850
94,500

33, 650
125, 600

52 , loo
85,000
58,100

89, 600
58,500

139, 700
63,800
73,300

L,676,500

Average annual change
19s0- 1 960 L960-t966e/

Los Angeles HI'IA totaL 4. 151. 687 6.038.771 6. 98 6. 000 188,708 151,550

Area

Alhambra
Arcadia
Baldwin Park
Be11fLower
Beverly Hi11s

Burbank
Compton
Culver City
Downey
E1 Monte

Gardena
Glendale
Hawthorne
Huntington Park
Inglewood

Lakewood
La Puente
Long Beach
Los Angeles
Lynwood

Manhattan Beach
Monrovia
Montebello
Monterey Park
Norwalk

Paramount
Pasadena
Pico Rivera
Pomona
Redondo Beach

Santa Monica
South Gate
Torrance
West Covina
Whit tier
Remainder of HMA

54,807
41,005
33,951
45,909
30,9 17

90, 155
7 L,8L2
32,L63
82 ,505
13, 1 53

,943
,442

1

345
,794

t78

1, 159
2,392
r,244

506

2,L54
2,374
L,672

47
L,720

g,34;
50, 86 6

57)

1, 660
689

1,036
L,743

l_, 193

3,L75
2,L7 6

l_ , 165
272

7 ,875
4,6L5

984
43,940

1,675
1,000
1, 650
1, 650

670

L,250
910
220

2,200
6,750

L,375
2 ,900
2,250

340
4,075

2,775
980

,225
, 950

,600

35
119

33
29
63

550
000
100
050
850

L37 ,
47,
32,
88,

,035

44

,920
, 390

67 ,L26
24,723

344,L69
2,479,0L5

3L,eL',+

33,934
27 ,O7g
32,097
37 ,82L
88, 739

249
407
150
L57
986

83,249
53,831

100,991
50,645
33,663

1,465,110

360
690

,500
,925
920

L,025

1,025
L,475

470
2,950
L,7 75

5
48

1

1

1

27,
116,
49,
67,
46,

750
6,200
2, 100
6,350

33,809

/
/

a
b

ToEaI may not add because of rounding.
Incorporated during the 1950rs.

Sources: 1950 and 1960 Censuses of Population.
1966 based on population estimates reported by the Los'Angeles County Regional

. Planning Conrnission.



Table VII

Household and Household Size Trends
Los Angeles, Ca1ifor4i4. HMA

L950-1966

April 1,
1950

April 1,
19 60

July l,
1966 19 60

2.94

2.61

.36

.38

.74

.42

1950

2.92

2.84
3. 19
2.92
2.89
2.63
3. 19
2.9L
3.00
3.05

t966

2.9L

2.49
3.26
3.02
2.78
2.L9
3.40
2.64
3.45
3.34

Average annual change Average household size
1950- 1960 1t 0-1Area

HI"IA total

Central
Southeast
South Coast
SouthwesE
Wil shire-I^Iest
San Fernando Valley
Northeast
San Gabriel Valley
North County

L,371,O43 2,011,700 2,364,000 64,066 56r350

L75,084
212,795
L45,6OL
2l5,2Lg
234,986
99,664

t92,670
86,312
8, 713

L7 6,OgO
320,991
237 ,955
2g 1, 003
320,202
222,L66
236,77 4
Lg2,936
23,693

L77 ,gOO
3 63, 900
292,7OO
327 ,2OO
369,600
292,L00
27L,200
238,800
30,600

101
10,920

,225
,579
,522
,250
,410
,662

290
6,87 5
8,775
5,800
7,900

11,200
5,500
8,950
1, 100,497

9

7

8
t2

4
9
1

.30

.03

.83

3

3
2
2

3
2

3

3 .34

al Totals may not add because of rounding.

Sources: 1950 and 1960 Censuses of Housing.
1966 estimated by Housing Market Analysts.



Table VIII

Housinq Invento rv
Los Angeles. Cal-ifornia. HI,IA

1950. 1960 and 1966

April
1950

t8,402
8, 187

ltlt
LL,332

25,938
14,743
6,490

Lt
2,679

4,53L
35,576
5,142

lL,7g6
L5,873

b/
ir

97,02L
698,039

8,022

,377
, 188

,84L
,986

b/

!/
37 ,943

9/
L2,269
8,420

April
19 60

July
L966

Average annual change
1950-1960 1960-L966e/

Los Angeles HIUIA toEal L,442 ,6gL 2.L43.227 2.537.000 70 ,054 63,000

Area

Alhambra
Arcadia
Baldwin Park
Bellflower
Beverly Hills

Burbank
Compton
Culver City
Downey
E1 Monte

Gardena
Glendale
Hawthorne
Huntington Park
Inglewood

Lakewood
La Puente
Long Beach
Los Angeles
Lynwood

Manhattan Beach
Monrovia
Montebello
Monterey Park
Norwalk

Paramount
Pasadena
Pico Rivera
Pomona
Redondo Beach

Santa Monica
South Gate
Torrance
West Covina
Whittier
Remainder of Hl4A

21,901
L4,974
10,335
15,292
L3,220

32,70L
2L,244
LL,O44
25,369
4,519

LL,574
48,887
10, 98 1
L4,405
25,539

19,361
5,844

L33,293
936,265
L7,436

,583
,186
,803
,833
,492

453
687
336
584

L5,579

37,000
23,200
11, 600
31,200
19 ,400

14, 100
5p, 600
l_6,900
15, 600
37 ,600

23,300
7,600

L52,600
, 086, 900

15,200

L2,600
L2,2OO
L4,400
16,400
24,000

10, 900
52,400
14, 300
29,500
20, 000

41, 1oo
23,300
42,500
18,200
24,gOO

539, 3oo

340
uu?

189

676
650
455

L84

704
1,331

584
26L
967

874

L,032
7t6

981
426

2,150
L,275

42L
L3,729

660
370
570
590
320

690
310

90
930

2,375

00
00
00
00
00

25,9
17 ,2
13,9
19,0
L5,2

400
1,550

950
t90

1,925

790

1

3,627
23,823

34L

521
300
396
585

280
3 ,075

24,L00
600

160
320
580
570
400

390
910
150
950
710

600
350

2,200
640

1, 950
l_1,300

6
7

6
6

11
10
10
L2
2L

37
2L
28
L4
L2
68

27 ,570
16, 853
7,200
L,420
9,477

331, 378

8
46
13
22

684
6724

,378
,110
,704
,L7L

a/ Total may not add because of rounding.
b/ Incorporated during the 1950rs.

Sources: 1950 and 1960 Censuses of Housing.
1965 based on inventory change reported by the Los Angeles County Regional

. Planning Corrnission adjusted for estimated unreported Losses.



Table LK

Housins Units Authorized for Construction
Los Anseles. Cal-ifornia. I&IA

L946-L966

Year

L946
L947
L948
L949
1950
1951
L952
1953
L954
1955
L956
L957
1958
L959
19 60
L96L
L962
19 63
L964
L965

First ftve months:
L965
t966

Single-
familv

46,L67
5L,382
52 ,005
48,849
78,025
50, 3 66
57,8L6
55, 337
61,510
57 ,334
48,503
32,219
26,2L7
30,484
26,L49
26,935
25,995
26,467
23,739
L8,296

8,749
6,253

Mulri-
familv

20,946
15,819

,673
,634

,802
,089
,349
,7 59

,20L
,244
, 138

,696
,334

35 ,519
42,306
56,620
79,908
66,078
34,897

L6,964
6,7L0

27
20
18
11
22
28
25
22
25
35
37
33

,47 6

Total

67 ,LL3
67,20L
79,678
69,483
9 6,501
62,L69
79,905
83, 686
87 ,269

,535
,747
,357
, 913
, 818
,668

,605
,37 5

89,816
53, 193

25,7L3
12,963

,L4L

79
v3
67
63
63
5L
69
82
06I

Sources3 Research Division, Security First National Bank and Bureau
of the Census, Construction Reports (C-42),



Total regidences and apartmentB

Table X

Loa AnaeIe8-LonR Beach, Csllforole. Area postal Vsceocy Survev

Arrll 13-28. 1966

Residences Horec trai lcre

Total poaaible
dclivcries

Under Total possible under
Postal uca All % Us€d Ncw const. deliv€ries All % Uaed New const.

fh€ Suwe, l're. Tot.l

Lot Adgelea

xrlD offtce

B!.Dche! i
Colet Errt Lor Angclcr
lloreoce
f,.ard
Verooo
Ue at

58.238 5.6 50-598 7.540

21,366 5.2 19.010 2-3s6

6 0.5 6 -

1.o42 .872

4r0.855

L,207

17,086
10,969
5,546
4,OzL
1, 100
8,480

I ,857
E,505

4,428
9,291
5,lt3
5,1 63
6,785

3,400
3, 304

17,316
8,589

15,065

1,037 6.1
2t6 2-O
L3t 2.4
101 2.5
4L 3.7

167 9.O

346
4t2
r66
257
375

t -342

205
15

8
16

3, 145
6,7 L5
3,L33
2,939

406
1, 611

14.723

4. 385

6

529.463

I 63. 886

412

15.620 3.0 13.115 2.505 5.500

4,602 2.8 4,132 410 256

20.52-3

Statloot:
Arcot
LrrlDStoD
toyl.
lrltts
Clrrron

Cr€Dahrr
Del vrlle
DockEllcr
Erllc lak
lieo&le

El S€reDo
Fllot
Fot
Cl!srel I
Green

Gree@rd
Grlf flth
E!ncock
f,lghllod Plrk
Eo1 1 yvood

t26
68
69
73

123

50 1..5
43 5.0
42 t9.3

265 7.4
14 0.3

2.7
1.8
1.8
4.2
3.1

L26
63
67
73

121

6,928
1,3o9

r0,029

8,1*
29

10,288
2,650

10,923

18
l9
35
38
13

4.4
4.8
2.4
3.5
3.1

127
io5
ll5
42
13

lo5

887 150
209 7

128 3
974
4l

670 91

2t
2

55
18

r85

46
4)
42

160
14

328
393
131
2L9
362

143
512
350
v2
4L

4,72E
3,706
3,906
r,743
3, 993

167

l3
3t2
22
55

245

l3

30
I

61

535
40
40

t4t 4.5
108 l. 6
ll7 3.7
43 L.7
L3 3.2

177 11.0

32
2

57
80

2U

!.

2E
2
3
2

3.5
L.4
4.2
5,1
3.6

20E
908
923
335
286

14
3
I
1

1t

;
2

2

ll

2
1

t9

:
105

51
1

I
2l
60

16
t0
4
8

1

t
22

t

,l

I
3

5
5

5

12

3

I3
20

711 8- 1

5 20.1
540 5.2
150 5- 7

643 5.9

700
5

5lE
146
521

lt

22
4

116

79
115

L26

3,305
7

2,L39
2,219
8,035

3,132
856
2L8

3,598
5,039

0
6
7
5
5

222 5.O
787 8.5
350 6.8
468 8.1
41 0.5

208
99

935
542

3
1

7

4
5

.1

.0

.4

.3

.4

6
3

5
6
8

149
95

865
4U

t,L27

59
4

69
58

2t5

116
27

336
223
190

59
26

335
202
130

L2
279

97
2L2
264

'Ihe survcy covers dwelling units in rcsidences, aparLments, and house trailers, including nrititary. insritutional, public
dormitories; nor does it covcr boardc{-up residences or apartm€nrB rhal a.e oor intended for o(cupanrr.

Thc definitions of "residcace" and "apartment" are those of the Post Oftice Deparrment. i. e : a residcnce rep.esenrs
onc poesible delivery.

Sourcc: f'HA portal vacancy survey conducted by collaborating postmasrer(s).

Total possible
dcl i i,eri cs

Vacant unirs

All % u*d N* -
Undcr Total possrble

No. %

513.409

246.969

115

13, 94r
4,2t4
2,4t3
1,0t2

694
5,869

3,t29
4, E00
3,O22
5,566
6,036

5,479
22

8,149
371

2,E8E

t92
1, 396
9,453
4,254

lo,779

42.518 6.3 37.583 5.O35 9.223

16.764 6.8 t4-878 1.8E6 4.130

40.54-3

9 -9r2

314

3.4

5.'

30E

It

896
108

L4
58
28

590

6.4
2.5
0.6
5.4
4.O
E.6

L2.4
tE.2
5.9

18.9
t5-2

7@
l04

L2
55
28

5&

6.0

to.0

1a
5t

6

135 1E9
45
24
::

26 165

220
t44

97
184
2s2

619
4

4El
70

439

330

146

9f
629
30E
lE2
2t

!.8
l4
33
3E
tl

7.0
7.2
3.2
1.,
l. -2

L2
290

22
51

245

202

&
24r

619-2
4-

46' 20 Jo
6E2-y2 97 5E

IE
530
40
35

l5
115

2l

2-
3 2t'

68 94
37 lr9

r55 2*

1,096
8,435
4,955
2. 165
L,746

L72 t5.7
144 8.E
308 5.2
201 9.4
2t t.5

39

a4

7.'

3 17.5

92 4r.9
72 5,2

599 6.3
3t9 7.5

I, 152 10. 7

90
69

5tr
262
99't

t

housing units, and units used only seasonally 'Ihe surrer does not cover srores, oftices, commcrcial horels and motels. r>r

one possible stop hith onepossible delirtn on a carrier's router dn aparrnrenr repres.nrs one possible srop rirh nrore than
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Table X (cont'd )

Los Antelea-LonR Beach. Callfornia. Area PoEtal Vacancv SurveY (cotrtlnued)

Aeril 13-28.1966

trailers
Total rcsidences and apartmcn!s Resideoces

Poalal uca

( I ndcr Total possiblc UnderTotal poesible
deliveries Al! % ttsed New (oost. deliveries All % ltsed, New const.

Lil
I. Loog Dcrch
Plclf 1c
vtkloa

leldvln PatL
i.lr
!e llflmr
lcverly Ellls
Cl.re-ut

Cqtod
Crylnr
Culver C1t,
Doh.t
I[.rte

ll XoDte
ll Scguodo
Gardeaa
Gi. eDdrle
Clcndora

f,rsthorrc
faruar tcrch
EuutlogtoE Plrk
IDglGrcod
L. C.o.d!

lo6
6

68
4l

370
31

85
56

15,543
8, 620
9, 154
5- 385

690
27t
268

53

4.4
3.1
2.9
1.7

5,616
6,9L2
3, 105
4,775

2.4
t.6
1.9
0.9

62t
251
262

62

r86
677
170

92

lol

174
39

170
104

9t,

69
20

6
I

51
&
39
t2
90

Ll4
114

@
42

15
9
I

92

36
11

3
22

101

I
ll
:

t26
103
54
42

Other Citles lod ToEt 538,310 32.350 6.0 27.531 4.819 8.165 327.579 10.112 3.1 8.105 2.007 5.120

Alhrbrr
Altrde o!
Arc.dlr
Ar tcr la
Aruaa

795
179
425
117
371

4.9
4.L
5.0
4.5
4.1

6,219
4,t53
5,798
2,25L
3, 186

L73 2.
t20 2.
56 l.
89 4.

202 6.

171
102
49
a7

1 1.2

5
25
16
72

111

r56
346
r48
103
17E

4.5
6.3
2.8
3.3
8.2

2

5
L2
23

t1l

16,185
4,4t?
8,577
2,562
4,249

4,343
r0,552
8,507
8,522
2,4t2

10, 186
7,MO
5,935

Lt,239
2,O39

9,524
1,634

10, 353
2\,263

1,689

8,851
3,617
5,329
8, 679
2,949

331
15E
622

,874
23

3.5
10.3
6.0
1.4
L.4

9,1 38
5,683
3,0r9
7, 186
1,939

7 ,903
3,425
4,294
7 ,890
2,tto

L54
34L
r36

80
67

6 345
5 13E
47L
4 LO?

444

107
65

109
2@

16

3,437
5,524
5,375
3,085
2,t7E

314
8

32
2
9

36
15
97

139

744
tl5
386
105
281

32t
767
420
120

75

9
5I
,8
36

31
7

84
280

6

292
2L

6

8
9
0
0
3

238
28
89

263
117

4.1
2.6
1.8
2.3
3-5

2 L4t
188
728
22

909
125
792
416
392
1E5

530
255
218
7r3

97

677
117
52A
476
174

8,125
2,061

11,695
22,928
4,4L9

5.2
7.5
5.1
4.6
7.5

5.2
3.6
4.0
6.3
4.8

8.1
5.7
4.5
6.4
3.9

524
249
200
529
56

106
6

l6
84
4l

452 4.
L44 2.
71 2.

L75 2.
E5 4.

574 103
106
471.

1,378

6,229
1, 189
7,22O

11,710
4,178

38
7

407
t49

73r38

300
161
538
594

25a
3l

t27
268
l5l

118
10

109
314

22

20
3

38
5

34

1l
5

54
6

15
2l

6

l3

400
16
62

41
12
22

323
295

2.2
5.t
1.9
3.1
1.3

4
11
I

50
295

5
1

5
10

1

,343
,165
,821
,200
,672

Lrterood
L. Xtrrda
Laoclrter
L. Pueott
Lrvodrle

L41
73

538
408
r85

L.7
2.O

r0.1
4.1
6.3

t4t
73

246
387
t79

93
31

225
331
r33

L.2
1.1
5.2
4.2
4.9

93
37

210
310
t27

1;
55

4

24
55

332
4

dormitories; nor does it cover boarde,l up residences or apartmeots that are not intended fcr o€cuPancy.

one possible delivery.

Source, FHA postal vacancy surre,v conducted by collaboratins Posrmaster(s).

Total oossible
deliieri es All 7,, tjsed New

tinder Total
No. t

9,927
1,708
6,U9

610

9,956
264

2,779
331

1,063

2,096
a72

4,47 6
l.1 ,2 tE

24r

556
t57
208
2t

6l
9

I

6

4
4

49
46
32
,:

59

28

495
148
20E

20

171
666
159

167
90

;
,:

272

42
2

2
3

4.;
11, I

14.3
l.t
4.8

6.2
o.6

o.9
t-2

210.731 22.238 LO.6 19.426 2.At2 1.045 9.42" 2.9

622

369

159

170
446
288
289

8

2t3
98

5r3
t,560

I

573
t3

311
l8

169

r93
95

429
1,3y.

I

173

4

6.2
22.3
13.3
8.5

15.9

54 5.7
36 18.8

313 30.2
71 9.8
52 21.8

5
3
5

90.5
028
L)2
437
294

448
357
9L7
053
loo

18. E
8.9
9.2
5.3
2.7

t7a
111
L67
5lE
t2

39.7
a,2
5.1

13.0
12. 0

l7E
11r
L29
522

12

4
8

170
19
30

315
970,,:

L613-
425 20 4
2U 4 94.
240 49 1.17

E-2

45
L7
,1

1

4
3E
a:

E3
6

l3
93

a

20
334

219
245

419
86

401
1 ,208

23

20.0
9.9
9.0

10. I
9.5

336
80

3E8
I, l15

2L

25
'1
7

133
t1

498
7L

I ,24O

lt 2.2
11 15.5
23 t.9

4, lEl
269

4,535
15 ,063

1.7

5.1
36.4
11. 3
10.4
5.9

31
1

2l
211

20
2u

226

271

106

135

354

70

169
50

162

5

I 2.t

1-a

I

950
t92

,035
789
239

54
36
36
l1
52

,
;

50

al horels ar rotels. or

1.9
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DEPARTIIIEI{T OF' HOUSIN(] .INI) TTRBAN DEVELOPMEI\T
FEDErtAL HOUSING ADMINISTRATI 0N

Wastrington, D. C. 20411
NEWS

FHA INFORMATION 382-4693

r.OR RELEASE TUESDAY
MAY 2, L967

MC-FHA-MA-67 -2L
Pos ton

LOS ANGELES, CALTFORNT.A, HoUSTNG MARKET AIiIALYSTS

The Federal Housing Adnrinistration today released its analysis of the
Los Angeles, Cali-forn:la, housing market. The analysis estjmates anrmal
d.emand for new privately-financed housing at JJ,4J1 unj-ts for the two years
dating from July L, 1966 -- l? 1100 sales houses and )8t)J0 multifarnily units.
This estimate includes Jr800 units at Io^rer rents achievable i.^rj-th assistance
in financing or land acquisition and cost, but excludes lour-rent public housing
and rent-supplement housing,

The market area stud:ied includes aIL of Ios Angeles County. Analysis of
the entire area and of nine submarket areas is presented.

Some 1JJe000 nonseasonal, nondilapidated housing units were vacant and
available as of July 1, 1965" Vacant sales housing totaled 24r00O unj-ts and
vacant rental unj-ts totaled 1I1r000, girring vacancy ratios of 2.0 percent and
8./ percent, respectively. Both ratios were up from the 1950 figures.

An average of about 631000 housing units have been added to the arears
supply each year since 1950, bringlng the total in JuJ.y 1966 to 2153?1000 units.
The average yearly gai-n between 1950 and 1950 was about ?01050 units. Housing
units ,uttorized by-buil&ing permits reached a peak of 1051400 in 1963, dropped
to 891800 in 1964t then feII iharply to 53r2OO un:its in 1965. Unj-ts authorized
in rm:1tifamily st:ructures have represented 68 percent of all unlts authorized
since Jarnrary L950. Unlts authorized'in the first five months of 1.]66 toLatea
12rg5a.

The estimated eument population of the area, 619861000 persons, represents
an increase of about 94? r2oo (15.? percent), or an average of l5]. r550 a year
since 1960. The 1950-1950 decerurial gain averaged 188r/00 persons annuaI1y. By
July 1, 1958, the population is expected to total 713141000 persons, an_annual
gain oi 154,OOO ov"r-the present Ieve1. Households currently total 21361+1000, a

[ain of about 352r3OO (tZ.S percent), or an average ot 56r]J0 arrrrually since 1!50.
Between l95O and, t96Ot the increase averaged over 541000 households a year.
Household gro,rth dr:ri-ng the next two years is expected to approxirnate 51rJ00 an-
nua1Iy.

The estimated cument med:ian income of all fam:il-ies in the housing market
area, after deduction of fed.eral income taxesl is about $81400, and the estimatec
median income of aIL renter household.s of two or more persons is $6 1625. The
med.ian after-tax income of aIL fam:ilies and of renter households in 1968 are ex-
pected to approximate $81875 and $?rOOo, respectively.

- more -



rl T

* *

2

Nonagrlcu1tural emlflqrment in Los Angeles County averaged zr&lrln}
workers aurine the first flve months of L966, IL4,SOO (4.2 percent) above
the average for conparable months 1n 1965. Over the previous seven yeers
Qg5l-J:gej), nonagnicultr:ral employrnent increased b;r an average of 6Jr100
annually, ranging from a 1ow gain of 161600 between 1950 and 1!51, to a
h:igh gain of JJ4r4O0 betr,reen 1958 and L959. Gains during the forecast
years are expeeted to average 701000 jobs a year.

Copies of the complete analysis rnay be obtained from Edwarrl P.
CaJ-lahan, Director, Federal Housing Adminlstration, Jth and Broadnay
Buildlng, 312 West 5th Street, Ios Angelesr Californiar 90013.
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