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FHA Houelng l{arket Analysla

Orange County, Callfornia, as of May 1, 197 1

Foreword

Ttrls analyels hae been prepared for the assletance
and guldance of the Federal Houeing Admlntetratlon
tn lte operattons. Ttre factual lnformstlon, flnd-
lnga, and conclustons may be uaeful also to bdlld-
ers, mrtgagees, &d others concerned wtth local
houalng problema and trends. Itre anatysle doeg not
purport to make deternlnations wlth respect to the
acceptablltty of any parttcular mortgage lnsurance
proposals that may be under conslderation ln the
subJect locallty.

Ttre factual framework for thls analyels raa devel-
oped by the Economic and Market Analysle Dlvlston ae
thoroughly as poslrlble on the basie of lnforrnatlon
available on the rrag ofrr date from both local. and
natlonal sources. Of courae, esttnatee and Judg-
uents made on the basie of inforrnat{on avatlable
on the 1186 ofrr date may be modifled conslderebly
by eubaequent market developments.

Ttre prospectlve dernand or occupancy potentlala ex-
preseed in the analysia are baeed upon an evalua-
tion of the factore avatlable on the ras ofr. date.
Itrey cannot be conotrued ae forecaeta of bulldtng
actlvltyg rather, they expre3s the proepectlve
houelng productlon which rpuld Ealntaln I E€aaon-
able balance ln denand-eupply relattonehlpa under
condltlons analyzed for the rrae ofr date.

Departnent of Houslng and Urban Development
Federal Houslng Adurlnlptretlon

Econonlc and Market Anelyste Dlvieton
l{aahington, D. C.



FHA HOUSING MAR,KET AI.IALY SIS . ORAIIIGE COUNTY. CALIEOR.NIA
a"s oE' MAY 1, 1971

For purposes of thls analysls, the Orange County, Callfornla, Houslng

Market Area (tMA) ts deftned as being coextensive with Orange County, Cellfornta.

Ttris deflnitlon conforms to the Office of l,Ianagenent and Budget dettnitton for

the Anaheln-Santa Ana4arden Grove Standard Metropolltan Stattetlcal Area (SMSA).

The IMA was one of the fastest growing urban areas ln the United States during

the 1960 decade. The decennial census enumerated a populatlon of 114201386 in

the HMA on Aprl1 1, 1970, reflecting an average annual increase of 711650 persons

(7.1 percent compor:nded) annually between 1960 and 1970. Ihe HMA ls contiguous

to the Los AngeLes SM$A to the north and the San Diego SMSA to the south. Prior

to 1963, when it $ra6 designated as a separate metropolltan aresr Orange County

was considered an lntegral part of the Los Angeles SMSA.

Ttre Orange County HMA includes 25 incorporated cltles and has long been a
popular resldentlal area for persons employed ln Loe Angeles. The dependence
on Los Angeles as a major source of employment for persons residtng ln Orange
Gounty was substantially reduced over the 1960 decade. hrrlng the 1960rs, the
local employment base was expanded considerably as aerospace and defense oriented
firms located ln the area and as a result of growlng employment oPPortunities
in the trade, services and government sectors. Desplte recent declines in em-
ployment Ln manufacturing, nonmanufacturlng employment has continued to grow.

Ttre market for sales houslng has had an impresslve recovery from the de-
pressed conditions exlstlng durlng the perlod of high lntereet rates in 1959

and 1970 and sales housing Btarts have increased markedty. Ttre supply of new
rental unlts (particularly those restrictlng occupancy to adults) currently
exceeds the effective demand for such uniEs. Ttre demand for good quality
exlsting unitsrboth sales and rental, is good.
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Anticipated Housing Demand

Taking into consideratlon such dlverse factors as current demand-supply re-
lationships in the Orange County housing market, the expected grorrth in the
economy of the HMA, the projected lncrease in households, and anticipated losses
to the inventory through demolitlons and other causes, it ls anticipated that
there wilL be an annual demand for about 21r700 new nonsubsidlzed houslng units
in the Orange County HMA durlng the thro-year forecast period (May 1, l97L-May 1,
L973)" Demand for 1r000 additlonal nonassisted houslng units annually is ex-
pected to be satisfled through the use of mobile homes.

Best absorption of the projected units should be reallzed if construction
consists of 121900 sales units and 81800 rental unlts. About 2O percent of the
demand for sales housing is expected to be for units ln nulttfanlly structures
of the tortrnhouse variety, sold as condominiuns. About 6O percent of the demand
for saLes houslng is expected to be for units prlced to seIl below $30,000. It
is anticipated that only about 15 percent of the projected demand w111 be for
sales units marketed ln price ranges above $351000. Demand for rental units is
expected to be strongest for one- and two-bedroom units wlth gross rents ranging
from $160 to $200 monthly for one-bedroom unlts and $200 to $240 aronthly for two-
bedroom units.

the projected Level of demand for nonassisted housing over the next two
years, excluding mobile homes, is considerably below the leve1s of building ac-
tivity during the peak productlon periods in the early and later years of the
1950 decade. Ttre demand estimates presented in this analysis are not intended
to be predictlons of short-term construction volume, but rather suggestive
leveIs of construction designed to provide stability in the housing market based
on long term trends evident in the €rr€ae Production of new units at the level
indicated should aid ln the absorption of recently completed and excess vacant
rental units and lead to a better balance betr,reen demand and supply forces in
the local housing market.

Occupancy Potential for Subsidlzed Housing

Federal assistance in financing costs for new housing for low- or moderate-
income families may be provided through a number of different programs adminis-
tered by EIIA: monthly rent supplements in rental projeets flnanced under Sec-
tLon 221(d)(3); partial paynent of interest on home mortgages lnsured under Sec-
tion 235; partial interest pa)ment on project mortgages insured under Section
236; and federal asslstance to local housing authorities for low-rent public
housing.

The estimated occupancy potentials for subsidized housing are designed to
determine, for each progran, (1) the nuraber of families and lndlviduals who can
be served under the program and ( 2) the proportlon of these households that can
reasonably be expected to seek new subsidized housing durlng the two-year
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forecast period. Household eligibility for the Section 235 and Section 236 pro-
grluBs is determined primarlly by evldence that household or family income isbelow established llmlts, but sufficlent to pay the minimurn achievabte rent ormonthly payment-for the specifled prograrno tnlofar as the income requirement isconcerned, alL familles and indlvlduals with incorne beLow the income limits are
assumed to be eliglble for public housing and rent supplement; however, there
may be other requirements for ellgibiIity, partlcutarty the requirement thatcurrent llving quarters be substandard for fanllles to be etfgible for rentsupplements. Sorne families may be alternatively eligible for assistance under
more than one of these Progr{urs or under other aselstance prograns uslng federalor state suPPort. Ttre total occupancy potential for federlffy assisted housing
approximates the sum of the potentials for publtc houslng and Sectlon 236 hous-ing. For the Orange County, Callfornia, HMA, the total potential is estimatedto be 2r7oo units annually, lncluding LrL75 unite deetgned for occupancy by e1d-erly couples and lndlviduale. Detailed dletributlons of the occupancy potenti.a!.sfor subsldized rental houslng are presented in table Ir. Future approvars uncier
each progran should take lnto account any lnterventng approvals unier other pro-
grarns which serve the sane famllles irnd indlvlduals.

Ttre estimated occuPancy potential"!/ for subsidized housing dlscussed
below are based upon 1971 incomes, the occupancy of substandard housing. es
mates of the elderly popul.ation, income limits in effect on May 1, Lg7'i',21on available market experience.

ti-
and

c and S t 236. Subsidized housing for households rrith Iow-to moderate-income s may provided under the provlsions of elther Section 235or Section 236. Moderately -prlced sales housing for eligible faurilies can be
made available through the provisions of Section 235 and subsidized rental hous-ing for the same families may be alternatively provided under Section 236. TtreSection 236 progran contains additional. provieions for subsidized rental unitsfor elderly coupLes and individuals. Utiltzing regular income linits ,itisestimated that over the two-year forecast perlod (May tr, 1971 to May I L973> ,there ls an annual occupancy potentlal for about 700 unlts of subsldized housingdesigned for family occup{rncy under eithEr. Sectlon 235 or Sectlon 236, or a com-bination of the two Prograns In edditlon, there is an annual potential forapproxlmately 8OO units of Section 236 rental houslng deslgned for occupancy byelderly couples or individuals. If exception lncome limits were used, the poten-tlals would be increased by about 75 percent and 2O percent for familles and eld-erty occupants, respectively.

Ll The occupancy potentials referred to in this ana lysis have been calculatedto reflect the strength of the market in view of existlng vacancye Thesuccessful attainment of the calculated potentials for subsldized housing
may well depend upon construction in sui tably accessible locations, as wetr Ias distributions of rents and sales prices over the complete range attain-able for houslng under the specified Progr8ms.2l Famllies with incomes inadequate to purchase or rent nonsubsidized housinggenerally are ellgible for one form or another of subsidlzed housing.
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As of play I, L97L, approxirnately 600 units had been insured under the pro-
visions of Section 235 in the Orange County HMA; about half of the insured units
were existing structures. the Section 235 units r^rere f airly rtpll distributed
throughout the HMA, although the exlsting units \^rere l-ocated primarily in the
older residentlal areas in the northern portion of the HMA. Ttre only signifi-
cant concentration of new houses was in the immedlate vicintty of Huntington
Beach. It is anttcipated that about 500 units currently under construction
in the HI1A will be insured under the provisions of Section 235; more than half
of these unlts are belng bul1t in townhouse type devetopments. Slgnificant
activity is occurring in the Anaheim area ln the northern portion of the HMA'

in Huntington Beach, and ln Iaguna Beach.

There i
contains 112
FulI occupan
1970. Manag
admission to
270 units of

s only one project of Section 235 housing ln
units designed for oecupancy by families and

cy was achieved shortly after the project h,as

ement sources report a substantial waiting 11

this project. In addition to the Sectlon 23

Section 202 housing in Costa Mesa. The Sect

the HMA. this project
is located in La Habra.
completed in October

st of families seeking
6 project, there are
Lon 2O2 program serves

essentially the same elderly couples and individuals who are eliglble for housing
under Section 236. Ttris project r^ras completed in July 1968 and achieved full
occupancy shortly thereafter; currentLy, there is a waiting list in excess of
3OO ;lde;ly coupies and individuals seeking housing in the project. In May 1971,

a firm conrnitment had been issued for 78 units of Section 236 housing to be locat-
ed in Garden Gcsve; these units will be designed for occupancy by families and
about 2O percent oi the units will be rented under the rent supplement Program"

These
Pal
Pro-

or
lies
the
Po-

Rental t Under the ic Hous Rent S tPr am

tr,\ro programs serve essentialIy the sarne low-income households. Ttre princi
differences arise from the manner in which net income is computed for each

gram and other eligibilitY requi rements. The annual occupancy potential f
public housing in the Orange Coun ty HMA is estimated at 825 units for fami
and 725 units for elderlY occuPan ts annually over the next two years. In
case of the somewhat more restrictive rent supplement Program, the yearly
tential for familY occuPancY would be reduced by about 75 percent while the
po tential for the elderly would be unchanged. Approximately 50 percent of the

eLderLy who are eligi ble under the pubLic housing and rent suppLement Prograrns
also are eligible for housing under the provisions of Section 236" Currently,
there are no units of low-rent public housing in the HMA. there are about 2O

units of rent suppLement housing located in a section 236 project ln La Habra"

Sales Market

Ttrere was a good market for sales housing in the Orange County HMA in May

1971 and the homeowner vacancy rate was estimated at 2.2 petcent of the inven-
tory. Loca1 sources reported that both new and existing sales units were selling
after short periods of market exposurec ltre effective demand for sales units
in the HMA declined sharply during the period of high interest rates and scar-
city of mortgage money during 1969 and 1970. Most of the rapid improvement in
the local sales market has occurred during the flrst months of 1971. The demand
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for sales units has been stimulated by several factors, includlng (1) significant
reductions in interest rates from a peak level ranging betqrcen 8,5 percent and
9.0 percent in 1970 to the current rates of 7.O to 7.5 percent, (2) a rece;rt
trend toward production of smaller units with fewer a"menities and correspondingly
lower prices in an effort to combat rapidly rlsing land and construction costs,
(3) the high cost of rental units in the area and the llmited supply of such
units accepting families with children. Although sales units currently are
being absorbed at a rate equal to the boom years of the 1960 decade, it is
judged that because of an anticipated reduetion in the flow of in-migrants to the
HMA who stimulated the sal-es market ln earlier years, the level of absorption
of new sales housing wiLl decline in the near-term future. A reduction in the
current high level of construction appears to be appropriate, particularly in
vj-ew of the 21000 unsoLd sales units enumerated by the FHA unsold inventory survey
in January L97L.

Because of the linited supply of available good quality and moderately
Priced existing sales houslng and the large numbers of fanilles who are unable
to purchase high priced new unlts, the market for existing sales housing priced
to sell below $251000 ls expected to remain tight over the next several years.

About 9O percent of the new sales houslng produced in the HMA over the past
several years was built on a speculative baslgo New sales unlts are being con-
structed in all sections of the HI'IA; however, there is some concentration of ners
subdivision activity in the relatlvely undeveloped southern portlon ln the vicinity
of the Irvine R.anch and the Laguna-Mission Viejo area. A complete rarrge of
prices of sales units, including multifaurily and single-family units, is offered
in most areas of the HMA. Hor,rcver, units situated in close proxirnlty to the
oceEln are more desirable and generally have higher priceso New unlts located
in the northern portion of the HMA also typicalLy have slightly higher prices
than conparable units in the extreme southern areas because of their proximity
to employment centers both in the Anaheim and the Los Angeles areasc the most
popular price range for new units varies betr+een $25'OOO and $35rO00 for_ qingle-
farnily houses and multifanily units ln Planned Unit Ilevelopments (PUDs ).!/

Although most PuDs are marketed at prices comparable to single-family de-
tached houses, they cover a broader range of prlces. Most of the sales units
eurrently being marketed at prices below $22r5OO in the HMA are located in
PUDs. Since their introduction into the Iocal housing market in 1953, fLlDs
have become increasingly popular, particularly among young famiLies and older
couples desiring small units; these families are attracted by the freedom that
PUDs offer from many maintenance problems associated with single-fanily owner-
ship. It ts estinated that PIJDs accounted for more than 15 percent of the saLes
units marketed in the HMA over the past three yearse With rapidly increaeing
land costs and the resulttng inflatlonary effect on housing prices and the trend
towards smaller sales units, PUDi arE' expected to account for an increasing
share of the total market for sales units ln the [tIA over the near-term futureo

Ll Planned unit developments are torrrnhouse type nultifamily units sold on a
condomini"- basis, with coamon recreational faclllties and open space arease
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An FHA unsold inventory survey conducted in January L971, oovered all single-
family houses in suMivisions and planned unit developments with more than five
completions during 1970. The survey covered 13r133 sales units completed during
the year, 2r4L9 of which r,rrere in PUDsr; L2r815 of the total units surveyed were
built on a speculative basis. In January L97L, 2rOO4 units had been conpleted
for more than three months arrd remained unsold. The unsold units included 577

that had completed more than 12 months. Unsold units were fairly evenly distri-
buted throughout all prlce classes and areaso However, there qlas some concentra-
tion of unlts in the $301000 to $4Or000 range located in the southern portion
of the H!lA, particularly in the Laguna-Mission Viejo 8f,€8c The FIIA survey of
units completed in 1969 entnerated 734 units unsold in January 1970 that had

been completed more than three months. Detailed distributions by price classes
and uredian sales prices of sales units covered in the annual FHA unsold inven-
tory surveys from 1968 to 1970 are presented in table VI.

Rental Market

After several years of high construction levels, the absorption of new

rental units in the HMA has sloroed" The rental vacancy rate increased from 7.5
percent of the lnventory in April 1970 to an estimated 7.9 percent in May L97L.
Itttrough the number of rental units ourrently under construction ls relatively
high in comparison to the absorptlve capacity of the market, the number of units
planned for development in the near-term future is significantly lower than the
nuraber built in the recent past. A lower Level of building apPears to be aPPro-
priate at thls time, and it is judged that continued demand Pressures and re-
duced construction rates wil-1 Lead to irnproved absorption toward the end of 1971.

Ttre current r,,gakness in the rental market can be attributed largely to de-
creased demand resulting from recent economic difficulties in the HMA and the
resulting decrease in migration into the area" To date, vacancy difficulties
have been conf1ned to new units where occuPancy is restricted to adults. It is
estimated that more than 75 percent of Lhe recently built units are in projeets
that restrict occupancy of the units to aduLts. Absorption has slowed in al1
price ranges of adult oriented units, although the effect has been somewhat

greater in units with gross rents in excess of $240 monthly than in more moderate-
ly priced unitso Competition for tenants has increased througbut the HI'IA and

rental concessions are being offered in many projects by property managers who

foresee extended initial rent-up periods. Some property managers also are re-
la:ring thelr restrictions against fanilies with children.

Despite high vacancy rates in new units, older and more moderately priced
units have maintained high occupancy rates. A larger proportion of these units
accept faroilies with children and rentals in older units are considerably below
those charged in recently compLeted units. Local m€rnagement sources rePort
that demand for these units greatly exceeds supply.
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Most recently bullt rental units have been one- and two-bedroom units in
tor+nhouse or garden apartment complexes. Constructlon of three-bedroom units
hae been limlted because of the hlgh rents necesssry for units of this size"
Signiflcant concentratlons of new unlts are located in Huntington Beach and in
the northern portion of the HMA. Although rental units are avaiLable in a wide
range of rents, projects completed in 1970 typlcally have gross rents ranging
from gfOO to $190 a month for one-bedroom units and $l-90 to $220 monthly for
two-bedroom unlts. A disproportlonate number of the vacant units are located
in Huntington Beach; other substantial concentratlons of vacant units are in
the Anaheim and Santa Ana areas.

Economic. Demopraohic. and Housine Factors

Ttre estimated demand for ne$r nonsubsidized housing units during the May I,
1971-May 1, 1973 forecast perlod is based on the trends in economic, demographic
and housing factors summarized belowo

Ecohomic Factors. the prlncipal sources of baslc empLoyment in the HMA are
centered in aerospace, natlonal defense, and tourtst related activttles. Expand-
ing tourism provided a steady stimulus to the local economy throughout the [950
decade that was reflected in additional jobs in most categories of nonmanufacturing
employmento Ttre effect of aerospace and defense related industries on employnent
in the area also has been substantial; however, growth associated wtth these trrc
categories has been uneven because of shifting nationai government policies and
priorities over the decatle, In addition to the Ioca1 basic industries, a major
portion of the basic inoome of the HMA is derived frorn the employment of l-ocaI
residents in Los Angeles County. Ln 1960, net out-cormlutation frour the IMA to
jobs in the Los Angeles area totaled approximately 50rO0O Persons.

Nonaericultural waee and salarv emplovment in the Orange County HMA averaged
4261300 jobs ln the first quarter of 1971, an increase of 81000 jobs over employ-
ment durlng the first quarter of L970. During calendar year 197O, Iilage and salary
emplo5nuent averaged 4251600 jobs and reflected rapld and continuous growth of
about 261525 jobs (9.2 percent) annually ln the HMA since L951. Between 1951
and 1970, wage and salary employment lncreased by more than 125 percent" This
spectacularly high rate of growth resulted from the rapid tnflux of new people
into the HMA during the 1960t s and the resulting increases in demand for both
government and private services, the boofir in the aerospace and defense related
industries in the early and mlddle portions of the decede, and the emergence of
Orange County as a major center of tourist activity. Despite decreases in the
manuf acturing sector since 1969, total er:npLoyrnent in th.e area has continued to
rise, although at a rate considerably below the peak growth years of the 196Ots.
Detailed distributions of civillan labor force components and nonagricultural
wage arrd salary employment trends in the Orange County HMA for the period 1961
through the firsE quarter of 1971 are Presented in table IIl.
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During the first quarter of I97I, the unemploymeni rate rn the IMA was

estrmated at 7.g percent of the civlrian labor forcer 3.l percentage points

above the rate foi tte comparable period in 1970 when unemptoyment averaged

4,g p"r""ra. For the calendat year L97O, unemployment averaged 5'9 percent

of the labor force, the hrghest annual rate since the recession year of tt9]"
Local sources estimate thai between 8r000 and 10rOO0 of the persons currently
u.,.*pfoy"d are trighty skilled and well educated Persons who were formerly em-

ployed by firms eigagea in aerospace and defense oriented work"

Employment in manufacturing industries in the HMA averaged LZZ,400 jobs

in 1970, a decline of 7,600 from the peak level reached in 1969 of 130'000

5"t".' 6*r"r half of the growth tn manlf acturing empl-oyment between 1961 and

1969 was attributable to the electrical machinery and the transportation and

ordnance cetegories' tl^'o groups which are predominantly engaged in aerospace

and defense related iroduciion. Since 1968, the number of aarospace and de-

fense related jobs has been declining in the IIMA. Losses in these t\^'o cate-

gories were offset by gains in other smaller industry groLPs between L968 and

Lg6g. prellminaiy alal for the first quarter of 1971 placed total manufacturing

:.u"-at 115,600;; decrease of 11,500 over the comparable period in 1970.

Nonmanufacturing employment averaged 3o3r2o0 jobs in 1970 and accounted

for more than 70 perlent- of all nonagricultural wage and salary employment"

Despite recent dectirres in the manufacturing sector, nonmanufacturing employment

has contirruea to-grow. For the flrst quart;r of 1971, nonmanufacturing jobs

averaged 3lor80or"rn ir,.t.use of I9r7Od over the first quarter of 1970" Between

1951 and 1970, nonmanufscturing t*pioy**"t increased by about L9'460 jobs (9'6

percent) annually. Growth hrat gre;test,after L967; jobs were added at a rate

of ZSr25o annuriiy u"aor.en 1967 and 1970, a rate considerably in excess of the

1961 to rezo aveilge. tlith the exception of mining, there were significant
gains in all ,,orr*"i,rf"cturing sectors betroeen 1961 and 1970.

Nonagricultural wage and salary empLoyment is expected to increase by

approximately zlro00 jobs annually t.r"r- the trro year forecast period (I'Iay 1,

1971toMay1,tgl:i).Employment.growthinthemanufacturingsectorisexpected
to be slight. the electrical machinery and transportation arrd ordnance cate-

gories should "r"i"g" 
about 41000 jobs beloy tl" 1970 level over the next two

years; gains in smaller industrial groups should offset these losses and result

in manufacturing-job gains of about IrOOO annually" Mcst of the employment gains

(about 21'OOO 5IU" "nioa11y) 
are expected to be concentrated in the nonmanu-

facturing sectoro Following recent trends, it is anticipated that trade' ser-

vices and government, stimulated by population growth and increased tourism'

wilr be largely iesponsi.ble for nonmanufacturing job gains' Employment pro-

jections are always difficult in an area with large concentrations of aero-

space and defense'oriented employmento Any number of governmental actions'

which are difficult to forecastr'cculd subltantiatly alter the present employ-

ment outlook in the HMA. However, based on informatio:r available at this time'

these projectiolis are judged to be reasonable estimates of changes in employment

over the next troo years. lt must 'be nofed that any substantial deviation from
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the projeeted rate of employment growth wilL require appropriate adjustments
ln the demographic and housing projections outlined in this analysis.

Ttre median annual income of all families in the Orange County HI"IA (af ter
deduction of federal income tax) was estimated at $101725 in l,lay L971. The
median after-tax income of renter households of two or more persons was esti-
mated to be $91325" The 1971 median annual incomes refLect substantial in-
creases over the 1959 median incomes of $6,575 and $5,300 for all. families and
renter households, respectively. DetaiLed distributions for all families and
renter households by income classes for 1959 and L97L are presented in table IV"

Pobulation and Househglds" Ihe popuLation of the Orange County HMA was
estimated to be L,49O,400 on May 1, L97L, reflecting population growth of about
641650 (4.4 percent) annually since the 1970 Census. Population growth since
197O represents a considerable reduction from the rate of growth between the
1950 and-1970 Censuseb when the population grew by more than 1OO percent,
7L1650 (7.L percent) annualLy" In-migration accounted for more than haLf of
the growth during the 1960 decade" With the reduction in job opportunities
in the manufacturing seetor over the past several years, the number of persons
migrating into the HI'14 has slowed" Growth has been evident in aI 1 sections of
the tlt'lA since t96O; about 80 percent of the population increase located outside
the three largest cities. The most spectacular growth occurred in Huntington
Beach where population increased frorn lLr492 in 1960 to 1151950 in 1970, an
annual rate of gain of 23,1 percent. Most srnaller cities in the northern por-
tion of the HMA in the Anaheim-Santa Ana area also experienced significant gains.

During the forecast period May 1, l9TL through May L, L973, the population
of the HMA is expected to increase by approximately 661250 persons annually, a
yearly rate of 4.3 percent" the distribution of the population growth is ex-
pected to follorp recent trends with the major portion of the growth occurring
in the smaller cities" However, it is anticipated that the southern areas in
the vicinity of the lrvine Ranch will account for an increased share of new
population growth.

ltre 1970 Census enumerated 4361120 households in the Orange County HMA on
April 1, 1970. Households increased by 231225 (7"6 percent) annually between
the 1960 and 1970 decennial censuses. On May 1, L971, there were an estimated
460,000 households in the HMA, reflecting an increase of about 22rO75 (5.4 per-
cent) annually since the 1970 Census. Household trends for the geographic com-
ponents of the HMA generalLy have foLlowed population growth trends. Based on
anticipated popuLation growth and on the assunption that the average household
size will continue to decline, it is estimated that the number of households in
the Orange County HMA will increase by an average of 22r4OO annually over the
next two yearsc Demographic trends in the major components of the HMA during
the 1960 to 1973 period are presented in table V.



Residential Construction Tiends an{.Hogging Inventorv' rn9 housing inventory

intheorangec"@t489,300unitsinMayl97L,againofabout
;;,;dO unitl , 2I,45-0 annually since the 1970 Census. The net addition to the in-
.r"r,lor, r"",rit"d from the completion of about 27 

'2OO 
new uniEs, the addition of

11300 *uir. homes, and the removal of an estimated 21000 units from the inventory

through demolitions and other causeso Ttre net yearly gain in the inventory since

the 1970 census was above the annual average increase in the inventory between

1g60 and lg7o, primarily because of high Levels of multifamily construction in
the past yearc An estimated 15r500 housing units were under construction in the

tMA in May 1971, including 6,150 single-family houses and 9,350 multifamily uniEs;

approxlmately Ir30O of the muLtifamily units wi11 be marketed as sales housing"

Residential construction activity in the orange county IMA over the 1960

decade was charactetized by high levels of construction in the early and latter
poriio"r of the d"cad., " .igtificant decrease in the number of units built
annually between 1965 and Lg67, and a sharp upturn in annual construction rates

in 1g6g and 1g6g. The number of units authorized by building permitsl/ increased

from 26,266 Ln rgor to 35,243 units in 1963" After 1963, the number of units
authorized decLined sharpiy to 13,598 in 1965. Ttre downward trend in production

continued over the next trr'o years with LzrL7g unlts authorized in 1967' A sharp

i""rrrg"n.e in the level of althorizatlons occurred after L967; authorizations
totaled 23,308 units in 1968 and 33,232 in 1969. Rapidly rising lnterest rates

and construction costs led to a reversal- tn the upward trend and authorizations
declined to 23,410 units in 1970. During the first four months of l97I' I0'178

units r.lere authot:zed by building permits. Ttre general trend,in total construc-

tion activity f aiify r^reif ref lecIs- the trend in both the single-f amily and multi-
f€rmiIy housing, altirough activity in the multifamily sector slas more concentrated

in the early and latter porEions of the decade anci experienced a sharper decline

in the middle 196ots than was the case w-ith single-family construction' Trends

in the number of housing units authorized by building permits from 1961 through

the first four months oi 1971 are presented in table VII'

ltrer.e were approximately 29,3OO vacant hou?ir.ts-units il-tt orange county

HMA on May 1, L1TL'. the totaL racantffiit"luded about 21,000 nonseasonaL'

nondilapia"t"a units available for sale or rent, of the total available units'
61500 were available for sale, equivalent to a homeovrner vacancy rate of ?'2

p"i".r,a, and 14,500 units were avaitable for rent, a rental vacancy rate of 7"9

i.r..nt. ft. homeowner vacancy rate has increased somewhat from the 2'0 percent

iecorded in ApriL l97o by the decenniaL censusc The rental' vacancy rate rose

from 7.5 percent in ApriL lg7}, reflecting some softening in the area rental
market; the 1971 rental vacancy rate, however, rePresents a considerable im-

provement over the 1960 rate of 13"9 percent" Vacancy data for Orange County

ior 1960, Lg7O, and 1971 are presented in table VIII"

10

Ll The entire 1

dictions.
and area of the HMA is covered by building permit-issuing juris-



Table I
Ee tlnated Annua 1 Denand for New Nonsubs idlzed Houelne

Or Gountv Caltfornla. Housi.ne Market Area
I 1to 1 1

A. Sales Housine

Sales price
Nunber

of units
Percent
of total

5
10
20
10

[5
25

Ttrree or more

250
400
100
750

Under
$20,000

22r5OO
24r5OO

$2Or00o
22r4gg
24r4gg
27 1499

,1

2
I

6t+5

290
580
290

27,5OO - 29,ggg
3Or00O - 341999
35r0OO and over

Total

1r935
31225
1 .935

12,900

One I\,o
Efflciencv bedroom bedroome

l5
100

B. MuLtlfanllv unlts

Grogg thly
ren

$140 - glse
160 - L79
180 - 199
200 - 2L9
220 - 239
240 - 259
260 and over

Total

325
L25
50
15
t:

525

1r350
l, 150

525
250
75

100
386

1,975
Lr25O

550
@o

467'
al Groee nonthly rent ls eherter rent plus the cost of utlrltles,
Source: Estimated by Housl.ng Market Analyst.



Table II

Estimated ual Occuoancv Poten al for Subsidlzed Ren tal Housins
Orange Countv. Calif a^ Housins t Area

A. Farnl1les

I bedroom
2 bedrooms
3 bedrooms
4+ bedrooms

Total

B. Elderlv

Efflciency
I bedroom

Total

Sectlon Bel
exc 1us lve1v

300

Mav 1. 1971 - Mav 1. L973

Eliglble for
both prograns

275
75

350

Public housing
exclusively

L75
350
200
100
825

300
75

375

Totat for
both prograns

75
250
225
150
700

250
600
425
250

L1525

150
450

875
300

1r175

gl Estinates are besed upon regular income llnits.

bt A11 of the elderly couples arid lndividuals also are ellgible for rent supplement palments.



Table III
Trend of Civil-lan Labor Porce Components

Orange Countv. California. HMA

1961 ro 1971

Annual averages e/ First Quarter
196 1 L962 L963

239,100

15, 600
6.5

223,50O

7,4O0

18 6,800

13 ,000
4.8

77,5OO
61,1(,0
5,500

39,800
4,300

1 1 ,500
1 6,400

143,700
1:600

19, 700
7 ,7O0

45,000
8 ,000

30,700
31,000

15, 100
4.9

L964

338,400

17,500
5,2

320,900

7,100

275,600

91,800
72,7O0

6, 500
42,600
8,400

15,200
19, 100

358, 700

L8,900
5.3

95,300
7 6,000

6,7OO
42,o9o
10 ,500
16,800
20,300

300
700
000
000
800
500
100
1u0

3 89,000

15,600
4.3

107,800
85 ,400

8,100
42,500
15,200
19, 500
22,4Oo

2L6,4O0
L,900

19,800
10, 600
70,4O0
13 ,3oo
51,100
49,3O0

419 ,0u0

17,500
4.2

401,500

5 ,500

352 ,500

227,4O0 2
1,900

17,000
tl, 3oo
75, too
l4,2oO
54,4OO
53 ,500

43,50O

447 ,90O

1 6, 900
3.8

43 1 ,000

5 ,500

380, 100

480, 500

4 61, 500

5,80u

407,5Oo

130,000
lo4, lo0

277,600
2, 000

22,7OO
13,200
92,300
18,200
66,100
53, 100

19 70

512,80u

. 30, 400
5.9

482,400

5,400

425,600

303
1

25
L4

101
20
73
66

LgiO

497 ,200

24,L00
4.8

473, 100

5 ,000

418,300

91,100
1 ,900

24,500
r3,80u
95,900
19,500
69,100
66 ,400

197 I

524,200

41r600
7.9

482,600

5,100

426,3OO

115,600
88 ,600

19 55 1966 1967 1958 L969

Civilian labor force

Unernployment
Percent of labor force

273,300 309,100

19,000
t+.O

Employment--al I lndus tries

Agricu 1 ture

Nonagricultural wage & selary

Manufacturing
Durable goods

Prim./ fab. metals
ElecErical machinery
Trans./ aircraft & ord.
Other durables

Nondurable goods

Nonmanufacturing 128,000
Mining 1,700
Congtruction 16,800
Trans., contrn., util. 5,900
Trade 40,400
Flnance, insurance & real esE. 61800
Services 27,800
Government 27,ffiO

2 t ,90u
22,30O
23,2OO

10,100
45,7OO
2L,200
27,too
2 5,900

260,300 294,0Oo

7 ,2OO 7,100

22t,200 251,800

339,800 372,4OO

6,200 6,300

292,600 324,200

58,800
44,500

6,100
27 ,000

2,5OO
8 ,900

14,300

88,200
70, 500

5,100
45,600

63,600
1, 600

23,LOO
8,300

50,900
9 ,900

35,200
34, 600

9,000
33,30r)
19, 600
26,7OO
27,t00

122,4OO L27,2OO
95,300 101,000
9,300 9,800

37,800 42,500
20,600 20,700
27 ,600 28,000
21 ,lOtJ 26,2OO

200
800
600
300
300
300
o00
900

51,200
2 ,000

2 0,00u
11,900
83-400
1 6,20n
59,400
58, 300

45,4OO

800 L96
700 1

000 2t
000 10
300 62
500 72
200 45
100 43

25

48

101
9

100
900
300
400

128,900
104, 700
10,000
48,200
22,2O0
24,300
24,200

5
13
L7

,500
,400

600

83
1

24
9

57
11
4L

2 310,800
1,700

25,2OO
1_4r 900

103,200
21,100
74,300
70,10039

41l other nonagricultural 29,30O 31,900 35,100 38,200 40,50U 41,90u

a/ Components may not add Eo totals because of rounding.

Source: State of California, Deparfment of Human Resources Development.

48,1u0 50,400 49,800 51,200



Table IV

EstLmated centase Distrlbutlon of A11 Eanllles and Renter H,ouseholdsg/
ome

Oranee Coun tv. CaltfornLa. Ilousing Market Area

1959 Incomes " L97L
Renter

of

000
999
999
999

$3,_3r
-4,
_5r

$

Under
31000
4r000
5rOoO

6rO0o
71000
IrO0O
9 rO0O

AnnuaI
after -tax incoBe

A11
famllies

14.
11.
9.
6.

household69/

19.0
11.5
15.0
14.5

12.0
9.0
5.5
3.5

100.0

All
fanl lIes

3.5
2.O
2.5
3.5

4.5
5.5
6,5
8.0

Renter
householdsg/

17.0
12.0
g.o
7.O

100. o

L

7
0
3

t

a

a

a

o

o

I

I
1

0
0
5

0
0
5
0

5
5
0
0

6
4
5
7

5
o
5
5

7.0
8.0
9.0
7.5

6,999
7 1999
8r999
9 1999

10rOO0 - L2r499
12r5oo - L4r999
15r000 - 191999
201000 and over

Total

9.5
3.0
2.O
3.0

100,o

19.5
14.0
17.0
13.5

1O0.0

5
2
1

o

a

1.5

Medtan $6,575 $5,300

gt Renter households of two or rnore Persons.

Source: Eetlmated by Houslng Market Analyst.

$10,725 $9,325



Table V

ltend of Pooulatlon and Household Growth
Oranee County. CatlfornLa. HousLns Market Area

Aprll 1. 1960 to May I, 1973

Averege annual changeg/
Apri 1

1950

7O3,925
104r 184

841238
LL,4g2

100,350
403,661

203,895
29,74O

April
1970

1 r 420r 386
166,701
L221524
115r960
156 r 601
858,5OO

436rL2O
53,384
35r4Oo
33,675
47 1663

265,998

Nunber Nunber

64,650
g ,835

340
7 1560
4,34O

42r575

22,O75
3n990

130
2,27O
1 ,41O

L4r275

May
L973

May
L97L

19
Pe

1971 -1973m/
Populatlon

HMA total
Anahelm
Garden Grove
Huntlngton Beach
Santa Ana
Remainder

Houeeholde

HMA total
Anahelm
Garden Grove
Huntlngton Beach
Santa Ana
Remalnder

1,4go r4oo
L77 ,35O
L22rgOA
L24rLsO
16 1, 3oo
904r7Oo

460rOOO
57,7OO
35,525
36rL25
49 rL75

28t,475

L16221900
19 l, 1oO
129,050
140,950
159,8OO
992rOOO

5O4,8OO
62,2OO
37 1675
4L,225
51,875

311r825

71,650
6r25O
3,825

10r450
51625

45,500

990

'l.L
4.7
3.'7

23.L
4.5
7.6

7.6
5.9
4.9

2L.g
9,2
9.2

4.5
,.7

.3
6.3
2.7
4.9

66,25O
6rE75
3,075
8,400
4r25O

43,650

23 5.4
7.5

.4
6.7
2.9
5.6

22,
2,
1,
2,
1,

225
350
360

4.

2o

4

5.

400
250
075
550
350
L75

3.
2.
6.

4
3
2
6
2

3
7
4
4
6
6

6
I
9
6

7
1

2,
1,
2,
1,

14'
650
860

,794
,758
,196

7

2t
3

3!.
Lt7

t

154L
a

t

gt
bt

Round€d.
Dertv€d through the uae of a foroula d6algDed to calculate th6 psrcentags rate of change on a coDpourd besls.

Source.: 1950 anal 1970 conBuB!8 of Populatlon 6nd BouEIag; 1971 ard 1973 g.tLDated by goustng Melket &ralyEt.



Table VI

Annual Comoletions of Sales its in Selected SubdivisionsS/
Oranse Countv- Calif a. Housine Market Area

1968 throueh 1970
1958 1969 L970

Sales price

$ 17,500
L9 rg99
22,499
24,999

Total

56
105
445

I ,895

21768
2r494
2.066
9,829

Single-
familv

2r379
2rt52
1,875
8r616

Planned
unit dev.E/ Total

L49
244

1, 181

3,77O
3,97O
3.627

L2194L

Single -
f ami lv

1;
L47
966

2rggl
3rO29
3. 195

LO,24t

Single -
f ami lv

9
342

Planned -

unit dev.E

8
60

6
48

690
1, 06g

539
2r4lg

$3 1 ,875

Planned
unit dev.E/ r"a"L

136
97

2L5

879
94L
432

3r876
41511
4-273

L2r7332r7OO

$30, o25

Under
$17,50O

20, o00
22r5OO

8
60
15

390

6;
345
8041

56
43

100
91

390
342
191

1,213

$29,475

25,000 - 29,999
30,OOO - 34,ggg
35r0OO and over

Total

3,186
3,443
3.334

10,3 14

$32,650Median sales priee $291350 $291400 $31,425 $31,825 $32,45O

gl Includes all units in subdivisions with more than five completions annually.
Yl Planned unit developments are typically townhouse type sales units vrhich are sold on a condominium basis

with common recreational facilitles and open space area6.

Source: FtlA annual unsold inventory surveye



Table VII

Houstng Units Arthorlzed by Bulldlng Permtteg/
rnLa. Houslng Market Area

Januarv 1961 through Aprl1 1971

Total Garden Huntington
Total Sine1e-f qqlly Multif qqrilX Anatteiq QtgVg Beach Tustin Remalnder

1961 26,266
L962 33,199
1953 35,243
L964 26,882
1965 13,698
L966 L2,654
L967 Lzlltg
1968 23,308
L969 33,232
1970 23,4LO
L97L-4 mos.1Or178

21221
21026
2rO2O
tr276

458
084
090
094
852
987
663
r36
991
318

t

,

16
18
16
L2

9
8
I

13
L2

7

9r808
15,115
19, 153
14r788
3r845
31667
3r516

LOrL72
20r24L
L6rOgZ
4r725

21664
2r428
21945
I,788

802
929
678

2r427
4rLO4
41369

505

520
94

351
1,021

436
319
364

3r22L
4rog2
5,160
3r 285
2r851
Lr72L
2rL63
2ril62
5rOOl
21 159
1r341

Santa
Ana 

.

1r792
2r3O4
21026
L1473
LrO24

496
26L

lr42g
3rL79
2r915

6r6

181
739
375
LL7
705

2r06g
1r 811

364
160

16,368
221349
22rgLL
18 r 321
8rL26
9 1297
g ro2l

13r 601
18 r 701
13,385
7,Lgz51453

gl the entlre land of the HMA ls covered by bulldlng permtt systeme.

Sources: Bureau of the Censue, C-40 Construction Reportsrand local bulldlng Lnspectors.



Table VIII

Housing Inventory. Tenure, and Vacancy
Oraryle Coulrtl- Callfornia. Housing Market Area

TYbU E. t'll

Tenure and vacancv

Total housing lnventory

Total occupied
Owner-oecupied

Percent of all occupied
Renter occupted

Percent of all occupled

227.OLz 462.803

Aprl1
1960

203.895
L46,426

Aprlt
L970

436.L20
28L1825

64.67"
L54,295

35.47"

26.693
18.@9
5r856

2.47"
12,553

'1.57.

May
L97L

489.300

460.000
290r900

63.27.
159, lOO

36.97"

29.300
21.000

6r5oO
2.fl.

14,500
7.97"

Vacant housing units
Available vacant

For sale
Homeowner vacancy rate

For rent
Renter vacancy rate

other vacantg/ 9 r2L8 81274 8,300

al Includes seasonal unlts, va.cant dilapidated units, units rented
or sold awaitlng occupancy, ed units held off the narket.

Sources: 1960 and 1970 Censuses of Housing and estimates by Houslng
Market Analyst.

7L.97"
57 1469

29.27"

23.LL7
13.899

4r6L4
3.17"

9 1285
L3.97"
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