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Foreword

Thle analysls has been prepared for the asslstance
and guldance of the Department of Houstng and Urban
Development ln lts operatlona. The factual lnfor-
matlon, flndlngs, and concluelons mey be useful aleo
to bullders, Dortgagees, and otherE concerned wlth
Local houslng problems and trende. The analysle
doee not purport to make deterolnatlons lrlth respect
to the acceptablllty of any pertlcular mortgage ln-
surance proposals that ursy be under conslderatlon ln
the subJect locaLlty.

Ttre factual framework for thLE analys{s was devel-
oped by the Economlc and Market Analyals Dlvlslon
as thoroughJ.y as posslble on the baals of lnfonna-
tlon avallable on the ttas of" date fron both local
and natlonal sources. Of courae, estimates and
Judgneots made on the basls of informatlon avall-
able on the "as of'r date may be modified consider-
ably by subsequent market developments.

The prospective demand or occupancy potentials ex-
pressed in the analysis are based upon an evalua-
tion of the factors available on the "as oftt date.
Ihey cannot be construed as forecasts of bulldlng
activlty; rather, they express the prospective
houslng productLon which wouLd maintain a reaeon-
able balance in demand-suppLy relatlonships under
condltions analyzed for the ttas oftt date.

Department of llousing and Urban Development
Federal Houslng Adnlnistration

Economlc and Market Analysls Divlsion
tJashingtoo, D. C.



rHA IIOUSING S - SAN JOSE
OF OCTOBER 1.

For purposes of thla analysis, the San Joee, Callfornla, Iloueiag llarket

Area (EllA), ls deflaed ae belng coextenatve wlth the geographlcal boundarlee

of Saata Clara Couaty, Callfornla. This deflnltlon confor:nE to the U.S.

Offlce of lianageoent aad Budget deflaltlon of the San Joee Standard lletropolltan

Statletlcal Area (SllSA). The IIIIA extende over an area of approxLuately 1'300

square ulLee and lnclude 15 lncorporated cltles. In Aprll 1970, the U.S.

Bureau of the Ceueus eilserated a populatlon of 110541714 La the EMA; thle

reflected a populatlon lncreaee of about 60 percent over the 1960 decade. The

bulk of the 1oca1 populatlon le ln the northwestera thlrd of the HMA, cloeest

to San Francleco. The Largeet clty ln the HMA le San Jose, wtrlch le located

approxluately 40 mlles Bouth of San Franclsco and 30 ulles lnland frou the

Paclflc Ocean. About 40 percent of the HltA populatlon llved ln San Jose ln

Aprtl 1970.

Enploynent ln the HIIA lncreased considerably duri-ng the 1960ts as aero-
space "td defeose-orlented fitms expanded, stlmul-ating added employnent opPor-
tunltles Ln the trade, se:nrlces, "rrd 

government aectors. Slnce L969, decllnes
ln employnent ln the manufacturLng sector have been partlally offset by con-
tlnued expanslon of nonmanufacturLng Job opportunitles. Deaplte the recent
I-ower 1evels of eoploSment grolrttr ana- a decreage in migration into the HIIA'

there 1g currently sonethhl of a boom ln the sales market aa a reault of
I-arge acale produttlon of rilatively Low cost mgltlfanlly unlts for saLe
(puDts). Concurrently, the market for rentals has decllned.

Antlclpated Houslng Demand

Taking lato conslderatlon such diverse factors aa current demand-suppJ-y

relationshipe ln the San Jose Hl.tA, the expected growth ln the-economy of the
area, proJelted lncreases ln the number of households and antlciPated losses
to the lnventory through demolitions and other cauaes' lt is antlclpated that
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there will be aa annual de-and for about 13,I-00 nes nonassisted housiug units in
the San Jose EIiA over the two-year forecast period (October 1971-October 1973).
I)amnsfl for an addltl.onal 700 unl-ts of sales housing annually is expected to be
satlsfled by noblle hooes.

Best absorptr.on of the projected unlts should be real.ized if production
consists of 91100 sales unlts and 41000 reatal unlts. About 30 percent of the
deraad for salea uolts Ls expected to be for units in multifamily structures
i-n elther pl.amed unlt or condminlum developoents. About 55 percent of the
dmrrrd for sales ualts ls expected to be for units priced to seI1 for less thau
$25,000. It ls aatl.cipated that only 20 perceut of the projected sales demand
ril1 be for uaLte nert.eted Ln price aang€B above $30r0O0. Demand for rental
units ls expected to be etrongest for one- and tso-bedroom units rith rents of
$16(F$200 nonthly for ooebedroom units and $190-$230 nonthly for tso-bedroom
unLts.

The proJected level of denand over the next two years is considerably
belog the levele of bulldiag activity during the past several years. The dern nd
proJcctloua preaented in thls aaalysls are not iotended to be predictions of
short-tern coo.tructloa voltoe, but rather suggestive l-evels of construction
deslgned to pronLde stabi-llty in the houslug narket based on long-term trends
evldent in the area. Productlon of ns uul-ts at the 1eve1 indlcated should aid
ln the absorptloa of excess vacant rental unlts and l-ead to a better balance
betreeo dsnead and supply forces ln both sales and rental'narkets. Distri-
butlons of the proJected denand for sales houelng by prlce class and rental
rmlts by gross EoothLy rents are presented ln tab1e I.

Po for Subsldlzed llous

Federal- aseLstance in flnancing costs for new housing for 1ow- or moderate-
income fam{}lsg may be provlded through a nuuber of different prograns adminis-
tered by FHA: mnthLy rent suppl-ements ln rental- projects financed under Sec-
tion 221(d) (3) ; partLal payment of interest on home mortgages insured under
Sectloa 235; partial loterest payment on project mortgages insured under Sec-
tion 236; and federaL assletance to local housing authorlties for low-rent
pub11c houslng.

The estimated occupancy poteotials for subsldized. housing are designed to
determloe, for each program, (1) the number of families and individuals who can
be served under the program and (2) the proportion of these households that can
reasonably be expected to seek new subsi-dized housing during the two-year fore-
cast period. Eoueeharld el-lgibility for the Sectioa 235 and Seetion 236 pro-
grans is deternl.ned primarily by evldence that household o1 famify income is
beloy establLshed l-lrnlts, but sufficlent to pay the minimum achievable rent or
nonthly payment for the specified progr:rm. Insofar as the income requireuent
is concerned, aLL fmLlies and ladividuals with income below the income limits
are assrrcd to be ellgible for publlc housing and rent supplement; however,
there nay be other requlrenents for eligibility, particularly the requirement
that current llvLag quarters be substandard for fmilies to be eligible for
rent suppleaents. Some fanilles may be alternatlvely eligible for assistance
under more thaa one of these prograrns or under other asslstance prograns using
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federal or st,ete Bupport. The total occupancy potential approxlmetes the sr-m of
the potentlale for publi.c houslng and Section 236 housing. For the Sau Jose,
Ca.1-lfcrni.a, gMA, the totai potenttal ts eetimated to be 3,000 unlts annuaIly,
lncl-udlng 900 unlte rleetgned for occupancy by eLder1-y couples and individuals.
Detalled dlstrlbutlona of the occupaocy potentlals for subsldlzed rental housiog
are preaented la table II" Future approvals und,er each program should take lnto
':cciurtt auy Lnt,ervening approvals under other programs which serve the same
frmJ liss arid Ladivldrral-e.

The estlmated occupancy potentlaleL/ for subsidLzed, houslng dlscussed below
are based upon 197L i.neomee, the occtipancy of substandard houelng, estlmates of
the elderly populatLon, Lncoae ltnltg ln effect on 0ctober L, L97L,!! and on
avallable uarket e;perience.

$qctJ.o:r 235_q4d Sectlon 236. SubeldLzed houslng for househoLds rrlth lot{-
torneciundertheprov1sio''sofe1therSection235
or Seetf-on 236. ModerateLy-prlced sales houslng for el-lgible faulLies can be
made avaLlable through the prorris,ions of Section 235 and subsidlzed rental
housf.ag for the same famLLi.es nray be alternativel-y provided under Sectlon 236.
The Sectloo 236 program conEains addltlonal provislons for subsldlzed rental
rrnLte for el-derly couples and lndlviduale. Utilizing reguJ-ar income liults,
tt ls estLmated thet over the two-year forecast period (Octobet 1, 1971 to
October L, 1973), there ls an annual occupancy potentlal, for about 11000 units
of subsr.dlzed houslng deslgned for fanlLy occupancy under the provisl.ons of
elther Sictfon 235 or SectLon 236, or a comblnatlon of the two Programs.
In additlon, there ls an annual potentlaL for approxlmately 460 unlte of
rental houslng deelgned for occupancy by eLderly couples or lndividual-s. If
exceptlon incoue llnlts are ueed, the potentlaLs wouLd be lncreaeed by about
25 percent and L0 percent fof farnlltee and elderLy occupants, resPeetlvely.
About 65 percent of the elderLy households ellglble under theee programs
also are ellglble for pubLlc houslng.

Currently, there are 21317 units of subsLdLzed rental houslng ln the HllA

ttrat are deelgned to house famllies and lndivlduaLs qualifylag under the Sec-
tlon 235 and Secti-or- 236 criteria. 0f the exlsting subsi.dized units, 739
were financed under Sectlon 22L(d)(3) 'BMIR, 11458 were flnanced under Section
236 and 120 unl"ts were flnanced under the provlsions of Section 2O2. With
the exceptlou of the Sectlot 2O2 housiog, all units were designed for occu-
pancy by familles. Of the existing subsidized famil-y unlts, 1,609 are located

1 The occupancy potentlal-s referred.to ln this analysis have been
to refLect the strength of the narket in vlew of existing vacanc

calculated
ies. The

successful attalnnent of the calculated potential-s for subsidized housing
may we!!- depend upon construction *n suitably accesslbl-e locations, as

well as distrlbutions of rents artd sales prlces over the compl-ete range
attainable for houslng under the epecified programs.

?_l Families with incomes inadequate to purchase or rent nonsubstdized housing
generally are eJ-lgible for one for4 or another of subsidized housing.
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, rthiu the city of San Jose. l{ost of these units yere coqrleted rrithin the Past
year and absorption has been good yith most projects reporting no vacancies and
waiting l-ists of potential tenants.

In additio1. to the current iuven.tory of subsidized rental housing, about
11050 salea units have beea lnsqred under the provisions of Section 235. The
bulk of these rml.ts have beea in nerr construction, located in San Jose, with
sales prlces generally approrlmating the maxinrns a11owab1e under Section 235
in the area of $21,()()O and $24rO00 for three and four-bedroom units, respec-
tively. Because of the high laad cost prevalent in the EldA, most urtits financed
rrndsl Section 235 have been in tornhouse developments rith a snal1 nrder of
tro-bedroom units being located tn condoniniuu type developments. Subsidized
housing rnlts authorized by building permits betreen 1963 and 1971 are presented
for the IlxA in teble VII.

In October L97L, there vere 858 units of Sectiot 22L(d)(3) and Section
235 housing rmder conatructLon in ghs Eila, 365 units of rtrich were desigued
to be occupled by elderly persons. FI-rn comitments had been issued on 101
units of Sectloa 236 housing for the elderly to be located in Santa Clara.
In additlon to the rental units, approximately 250 sales units under con-
structl-on are €xpected to be financed under Section 235. Units eurreotly under
construction and those on yhl,eh filp gsrlmltments had been issued I.n Octoher
1971 appro-irnate the total first year potential for elderly housing under
Section 236 auld, about half of the first year poteutial for family units under
.e-ction 235 and Seetion 236.

Rental Units Under the Public Eousing and Rent lement Prosres. Ttrese
two progrrms serve essentially the same lorineome households. The principal
differences arise frou the nanner in which net income is computed for each
program and other eliglbility requirenents. The annual occuPancy potential for
public houslng in the San Jose ElfA is estimated to be 11840 units annually
including 740 uuits designed for occupancy by elderly couples and individuals
over the next two years. In the case of the somewtrat more restrictive rent
supplemeat program, the potentLal for family occupancy would be about 60
percent of the public housing poteatial. The potential for elderly occupaney
under the rent supplement program is ldentical to the public housing Potential.
Approximately 40 percent of the el-derly ellgib1e under the public housi g pro-
gram also qual1fy for housing under the provisions of Sectiorr 236.

There are tro public housing authorities in the HMA and they had a total
of 2,L9O units under management in October L97L, all of these units are Sec-
tion 23 leased housing. Ttre San Jose housing authority had Lr49O units uu{er
maaageoent l-ncludi.ag 290 oaebedroom ualts strich were -in1y occupied by
elderly persons. About 350 quallfied applicants were orr the waitiug list
for unlts rithLn San Jose. The Santa Clara Cormty Eousing Authority covers
all areas outside the city of San Jose vith the exception of Ios Altos, Los
Altos El-lls and il1lipitas. The county housiag authority had 7OO housing
units nnder nranegeuent in October L97L, including 175 units occupied by
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ttre eJ.derly. In addltlon, the county had received funds to l-ease 400 addltional
urtts, -i00 of i*hfch are expected to be occrrpled by elderly persons. The list of
qual-:i:;ilaC appl-Lcants seekfng un{ts in the county total-ed about 400 fanilies and
LndlvJduaL:q. In the ltght of the generall-y soft rental market, use of Sectlon
?3 leaelng of extetl.ng houalng ahould be encouraged.

Sal"es Herket

Ttre market for sales houeLag l.n the San Joee HIIA was ln a state of reaeon-
able denand-supply balance ln 0ctober L97L. Vacancy Leve1e were n'oderate, al-
though productl.on of nonaEgleted eal.ee unfte wae at a LeveL approachlug the
peak productLon perlods of the 1960 decade. Demand for sales unlts ln the HIIA
has beea stfunulated by severaL factors, lncl-uding (L) si.gniflcant reductlon
ltr lntereet rates over the past year, (2) a trend towards productlon of snaller
rraits wfth fewer amenitles and correspondlngl.y l-ower prlces and (3) the hlgh
eost of r€ntaL units in the area and the lfunlted suppLy of unlte acceptlng
famiiies ntth ctrlldren, Deeplte the re.l_atlvely low homeowner vacaacy rate,
wlth I hi.gh Ier;el of buildtng actlvlty itieie are tndlcailons that the market
ie softening for exlat1ng unlts priced to sell ln excess of $251000 and nelr
rralts priced at $271500 or oore. Ioeal bullders have reduced specuLatlve
conatruction Ln the upper prlce ranges and eome of the productlon effort
previoueLy ln prlce rangee above $271500 hae been shlfted towards lower cost
unlte where demand remalns strong.

Because of the llnlted supply of aval1abLe good-quaLlty uroderately-prlced
sales houaing and the large nuober of fantlleg who are both unable to purchase
hl6fy'prlced new iEf,qf apd f{nd th-e amall Iow-prlced units currently belng
produced unsuited to thetr needs, the market for exlsting salee houslng at
prier.s bel-otr $251000 ls expected to remain tlght over the foreseeable future.
Deurand is partlcularl-y great for exl"stlpg structures priced below $20,000.It should be aoted, however, that the bulk of the existing houses currently
aval"3.ab1e are prlced in excess of $25,000.

The l-owest price at whlch slngle-family detached hcusing ls currently
being ilroduced in the area ls about $231000; most ner+r unlts are prieed to selL
substantially abcve the minimum. Construction is fairly evenly spread through-
out the northwestern haLf of the HIIA although there is some tendency towards
locaf:ing hlgher prlced unlts in the extreme western portions while more
rooderately prl-ced unlts are concentrated on the periphery of San Jose.
Recent decl"ines ln the number of ln-migrants comtng into the area and a
slowtng of the natural upgradlng process by area residents because of the
cumeot economic sI-unp has resulted in decreased demand for units in the upper
prlce ranges.

Lr:rcost high-deasity sales units in Planned Unit Developments (pUOS)1/
and condominiums were introduced into the HIIA in 1968 and received rapid
acceptance by homebuyers. Planned unlt and condominium developments have been

Planned unLt devel-opments are torrnhouse type multifamily units sold on
a cooventlonal or condom'f nfi.rm basis, with cotmon recreational facilities
aad open spaces. The dlstinctlon between condominiums and PUDrs is a
1egal one; in the context of thls analysis they are considered to serve
tbe same market.

LI
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responsible for a requrgeuce in the -rket for sales units priced bel-trr $10.C)00
and currently account for the bulk of awailable lqr and derately priced new
housing in the IIUII'- The BHA rrnsold iuventory suryey for 1968 showed 230 units
priced below $2O,fi)O; in 197O the nrmber of units relrcrted as selling beLow
$20,000 incre:.sed to 2,760. Al-thorreh ru1tifrmily units for sale are avail--
able in a variet5r of price rengers, they have genera1ly been uarketed at prices
beXow those achi.evable in singfg-fsmi-ly detached construction- Absorpti-on of
multifamily sales units priced above $27r5OO has been markedly slcrer than
for lower priced units. The most popular price range has been between $1-5,500
and $20,0(X). Units in the lovest ranges are tyrpically two-bedroon units wittr
most purchases co iug frm rental tenants vithin the HMll,. The chief, attrac-
tion of these units seesrs to be uonthly charges trhich are very coupetitive
rsith rnronthly rentals cortrtron in nerr apartnents in the area. The bu1lc of the
multifamily sales units produced to date have been marketed on a no$assisted
basis. Units produced in the popular price rauges belor $2O,OOO are generaltr-y
too snnrll to suit the needs of mst famllies eligible for Sectiotr 235
housing- About 7OO multifamily units, primarily units priced between 520,000
and $24,000, have been uarketed 'nder Section 235. Becanrse of the lnfLa-
tionary trend in both single-family sales housing prices and ner multifamiJ-1"
rentals, rnultif,amily sales housing is expected to increa-qe in inportance as
an alt.ernative source of housing over the near-tentr future.

An FHA rnsold inventory survey conducted i-n January 1971 covered all
sales units completed in strbdivisions, planned unit developmeuts and condo-
ninirlms with more than five completions in L97O- The survey covered 8,653
units completed during the year and showed relatively ferr uni.ts unsold at
the end of the year although 65 percent of the uoits were built on a
speculative basis. Of 5,668 units built on a speculative basis, 881 were
unsold in January 197L. The median sales price of a1i units completed in
1970 was $23,425, while the nedian price of unsold units was $28,s00.Analysis of FIIA unsold inventory surveys of units completed in 1968, I:969,
and 1970 show a sharp deeline in the median sales price of new units
coupleted over the three year period and increasing percentages of units
being built on a speculative basis. Data on units included io FIIA unsold
inventory surveys for the period 1968 to 1970 are presented in table VIII.

Rental Market

The absorption of nry nonassisted rental units in the San Jose HMA has
slowed and vacancies in eristing units have increased under the pressures
of a slurrping economy and increased competition from low-cost sales units.
Reflecting these factors and the high construction volume of the past feg
years the rental vacancy rate increased fron 6.4 percent reported in theApril 1970 Census to 3n ssfimexed,7.1 percent in October 197L. Competitionfor tenants auong rental projects has increased. Rental concessions are
being offered and factors such as project location, nanagement, efficiency,
and general project physical appearance have become increasingly important
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::,:": ' :r*r:,er*s . 'Xn reaeti.on to rieing vacancy rates, starts of new reutal units
i:,e:o-,, {'+.i+ntly deci-lned and pLana for addtti.onal untts over the near-tern futrrre
,ilia;:l ilr(-:.i fEC.l:Cgd,

t.nc.e.lrt prod.uction of rental units has been occurring throughout the HMA,

brit rhl.rrr.: has been a concentratlon in areas near employment centera ln the Saa
,.ir),r.,. ;.:,e*ta Clara a'nd Strnn)rval-e areae. These un-lEs typlcally have been located
i:r iir:ojeets wi.th extenstve amenltles and recreatLonal faciLLtLes. Virtually
;*i..1. r:qm,ittrucEi.on has been of the townhouse or garden apartment variety, with one-
.ai,rri lrro-^bedromr units accounttng for the rnaJor share of the production. Uost
pogrrrlar gross rent rangee have been from $L60-$190 and $190-$220 noathly for
orre- and two-hedroon unlts, reapectlvely.

ltkrst recentl-y bullt unlte have been deslgned for that Begoent of the rental
rrra:;,*,et wlthout young chlldren wlth reetrlctions placed upon occuPancy to achleve
that eod. Although excees vacancieg exLet Ln epecifLc proJects coverlng a
ir.',r'<lad pr*,*e iinge of f amlly and aduLt unlts, absorption has been elowest lD
ad,rrlt.t:.-or:l.anted unlts wlth gross rents Ln exceos of $230 rnouthly. Deoand remalne
6ti,rlir!. f*'r: farni.J.y gni"rs r,r:i.th gross reats below $150 rrronthly; however, unlta of
t!r"i.rr, t."trs ar-"e l"n- ehor: t ,:upiriv.

.{,,,.)r.,r'*co6it nqrl-ti.famlly gaLes unLts are provldl.ng serloua competltlon to
r:e:,i,'I*i unLte tn the 8r€3. MuLtlfamily salee unite are cotupetltlve ln teros
of prl-ce and the avallabll"lty of amenltlee. These unite offer freedoro f rou
most of, the oaintenance responeLbllltlee generalLy assoclated wlth conveDtlonal
types of eaLes units whlLe provldlag tax advantages and poaslble equity acctnula-
tlon8.

EcononLc, Demographlc, and Houslng Factore

The est!.mated denand for ner,v nonsubsldlzed houelng unite durtng the Oc-
tober 1, Lg7L-October L, L973 forecast perlod ls baeed on the trends ln eco-
nouLc, demographlc, and houslng factors sumxoarized below.

$gr*.<ry!. NonagriculturaL employment in the San Jose H}IA increased
raptdly durLng the rnf,ddl-e and latter portions of the 1960 decade. Enployment
6rovrrl,lr. wae stimulated by increases in both the maaufacturing and nonmanufacturing
seetors. Dfunufacturing employuent growth was Iargely confiried to aerospace
and retated lndnatry groups, whiLe most cat,egories of rronmanufacturing em-
pI-o.ymerrt prospered fron rapidly lncreasing popula.tion, ri.sing lncomes, and the
re*oul.ting increased demand for all types of goods and services. Peak annual
growth of the 1963 to 1970 period occurred between 1965 and 1966 when 31,600
nonagrlculturaL Jobs were added, an annual- growth rate of 10.3 percent. Sub-
sequent to 1966, the annual- empLoynent growth level- decllned, although growth
r;:mai.ned substantlal untiL l-969 when decl-lnes ln the aerospace industry and
reetruced expansion ln other rnanufacturlng categories 1ed to an absolute de-
cline in the nr:uber of manuf,acturing jobs in L970, Employment decLines in
the manufacturlng sector were accompanied by reduced tevels of work force
and popr.alati-on. increase, resulting in a slowing in the rate of growth in
nonnnanufacturing emptr-oyment. Comparison of employment data for the first
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five monthsl/ of 1971 and 1970 lndlcates a further decline ln manufacturing em-
ploynent and slorer rates of lncreaee in the nonmanufacturlng component. The
trends of work force, unenployment and seLected employment conponents for the
perlod l-963 through May 1971 are presented ln table III.

Data available for the first flve rnonths of 1971 show manufacturing em-
ployrnent ln thle perLod averaging about 71300 Jobs below the comparable perlod
ln 1970. Wlth the exceptlon of the electrlcal machinery category, all sectors
showed elther abeolute decllnes or only marglnal gains between the comparable
perlode of 1970 and 1971.

Local manufacturlqg enplolment averaged 128,000 Jobs in 1970 and refl-ected
employment gal.ns of about 391700 above the 1963 level. The bulk of the in-
crease in m,nufacturing employnent (37,200 Jobs) occurred between l-965 and
1968 and was prlmarily the reeult of increases in l-ocal aerospace industries.
Aerospace emplo;rment accounts for about 55 percent of local manufacturing
employnent. ldanufacturing emplo)rment trends have general-Ly foll-owed the
lead of the aerospace lndustry although other smalLer and less vol-atile sectors
have served to amellorate somewhat the effects upon totaL manufacturing
fluctuatlone ln the aerospace sector. Absol-ute declines ln the level of manu-
facturing employment have been registered since L969.

Nonmanufacturlng emplo5rment growth has served both as a major source
of new jobs and a stabllizing influence upon the 1ocal job market. Between
1963 and L970, nonmanufacturlng enployment was reeponslble for over 70 per-
cent of Local Job galns. Conslstent lncreases have been recorded ln the
trade, servlces, and 1ocaI government sectors. The peak growth period
occurred between 1968 and 1969 when 181200 Jobs were added. During the first
five months of L97L, nonmanufacturing employment averaged 81400 Jobs above
the average for the comparable perLod ln L970.

Unemploriuent. Despite f alrly rapid j ob increases in the EI'!A over the
l-960 decade, the 1oca1 uneryloym.ent rate was conslstently above the national
average. The peak unemployment level for the 1953 to 1970 period was record-
ed in 1954 when 6.1- percent of the labor force vras unemployed. Under the
pressures of a rapidly expandlng job market, unemplo5rment declined to a 1ow
of 4.1 percent ln l-969. During the flrst five nonths of L97L, the unemploy-
ment rate averaged 7.0 percent compared with 5.2 percent for the comparable
perlod of 1970. I{uch of the l-oeal unemploynent is concentrated among we1-l
educated and highly skllled, technically orlented persons, the result of lay-
offs in aerospace connected industrles.

In June L97L, the California Department of Human Resources commenced re-
portlng local employment on a wage and salary basis. At the tine of
preparation of this report, emplo)rment data reported after May 1971 were
not comparable to data reported for previous years.

1
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Over the two-year forecast period, October l, L97L to OcEober 1, 1973,

nonagricultural employment is expected to increase by about 13,000 jobs an-
nuai ly. The nonmanufacturing sector ls expected to account for about 90 percent
r.,f the tot.al increase in jobs annually. Distrlbution of nonmanufacturing
growth should follow recent trends with the trade, services, and goverrunent
sectors accounting for the bulk of the increase. Employment growth over the
next two years should represent considerabLe improvement over the experience
since 7969, primarily because of a projected haLt in the deterioration within
the manufacturing sector. Average annual manufacturing enployment growth of
about 1,000 jobs is projected over the forecast period. Manufacturing job
gains are expected to be concentrated outside the dominant aerospace and
defense oriented industries. It must be noted that any substantial devia-
tion from the projected rate of employment growth will require appropriAte
adjustments in the dernographic and housing proJections outlined in this
analysis.

In October L97L, the median income of all families in the San Jose HI'IA

was estimated to be $11-,850, afterEilrrctlon of federal income tax. The 1971
median after tax income of renter households of t\to- or more persons in the
HI"IA was estimated to be $81950. Current incomes reflect substantial in-
creases over the 1959 median incomes of $6,475 and $4,875 for all families
and renter households, respecttvely. Dlstributlons of all fanilies and
renter households by i-ncome are presented in tabLe IV for the years 1959
and l-971.

Population and Housqbql<lq. The population of the San Jose HllA was
estimated to be L,LZL,925 on October 1, 1971, refLecting popul-ation growth
of about 38,L25 (3.6 percent) annual-I-y slnce April L97O. Popul-ation in-
creases slnce the 1970 Census represent a considerable reduction frorn the
rate of growth beEween the 1960 and 1970 Censuses when the average annual
population increase rf,as 42r24O (5.1 percent) annual-ly. In-migration ac-
counted for about two-thlrds of the populatlon growth durlng the l-960 decade.
Population growth was greatest in the perLod between L965 and l-968 when
new jobs were being created rapidl-y in the area. With the reduction in job
opportunitles in the nanufacturlng sector over the past several years, the
rate of in-mlgratlon has sl-owed. Although growth has been evident in all
sections of the HIIA, San Jose has accounted for about 60 percent of the
population growth since 1960. Based on the expectatlon that the l-evels of
net natural increase and migratlon into the area will stabillze at recent
levels, the popul-atlon of the HI'IA is expected to lncrease by approximatel-y
39,000 persons annually over the forecast perlod (October 1971 to October
L973), a yearly growth rate of 3.4 percent. The distribution of the popu-
lation growth is expected to follow recent trends with San Jose accounttng
for a major share of the growth. However, it is antlclpated that develop-
I"ng areas to the south of San Jose wtl-l- account for an lncreasing share of
the growth over the near-term future.

The 1970 Census enumerated 322,870 househol-ds in the HI'IA on April 1,
reflecting increases of about l-3r800 (5.6 Percent) annual-ly since
The nr:mber of househol-ds has increased at a rate of about L3 1620

L97O,
1960.
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anouall-y (4.2 pexcent) slnce April 1970 to an estlmated total of 343,300 in 0c-
tober Lg7L. Trends ln new househol-d formations for the geographic components

of the EHA, have generally followed populatlon grorrttt trends. Based on the
antlclpated popul-atLon growEh and on the assr:mptLon that the average household
etze 1111 contlnue to decline ovet the forecast Perlod, it ls estimated that
the nrnber of househoLds in the HMA wilL lncrease by an average of l-3,700 an-
nually over the next two years. Demographlc trends in the maJor conPonents
of thl EHA durlng the perLod 1-960 to l-973 are presented in table V.

Reeldentlal Construetion Trende and Houslne Inventorv. The housing

inventory ln the San Jose HllA total-ed about 358r700 units in October L97L,
a galn of about 221250 units (141825 annual-Ly ) slnce the 1970 Census. The

net galn in the inventory resulted from the completlon of about 251350 netr

ualts, the addltlon of 1,100 mobile hones and the removal of about 4 r2OO

unlte frou the Lnventory through demolltions and other causes. The net
yearly gain Ln the lnventory slhce the 1970 Census was above the annual
averaie-ttrcrease in the lnventory between 1960 and L97O, primaril-y because

of 111th levels of nultifanlly constructlon. An estlmated 10,400 units were

under constructlon Ln the HMA ln October L97L, includlnB 3,700 single-fanily
houees and 6,700 units in nultlfanlly structures. Approxlmatel-y 30 percent
of the utrl-tlfamlly unlts are expected to be marketed as sales units.

Resldentlal bulldlng actlvity in the San Jose HI'IA over the 1970 decade
wae characterlzed by hlgh level-s of construction ln the earLy part of the
decade, a signlflcant reduction ln activlty ln l-965 and 1966 and a sharp
upturn ln bulLdlng after L966. The number of prlvately fl"nanced units author-
ized by bulldlng pemits decreased steadlly from 2l-,2L4 Ln 1963 to 6,7O9 ln 1966.
There was an upward trend in constructLon after 1956 as excessive vacancles,
Partlcularly ln the rental inventory, were absorbed. In ],969_, permit authori-
zations reached 181594 units. Durlng the flrst nlne monrhs of tg1l,
prlvateLy flnaneed permlt authorizations totaled L4,L57 units. Although the
general trends in bullding activLty reflect, to some extent, moveoents in both
the slngle-family and multifamlly sectors, building activity ln the multi-
fanlly sector lilas more concentrated towards the earl-y and latter portions of
the 1960 decade. Changes ln the level of multifamily activity rrere more pro-
nounced than in the slngle-fanlly sector. Trends in the number of privately
fiaanced houslng units authorlzed by building permlts between 1963 and the
firet ten months of 1971 are presented in tabl-e VI.

There were approximately 151400 vacant housing uni-ts in the San Jose
HIIA in October L97L. The total incl-uded about l-2,500 nonseasonal, non-
dlJ-apldated units available for sale or rent. 0f the total available units,
21500 were avallable for sale, equivalent to a homeortmer vacancy rate of L.2
percent and 101000 were available for rent, a rental vacancy rate of 7.1
percent. The homeowner vacancy rate increased slightly from 1.1 percent
ln April 1970. The rental vacancy rate increased fron 6.4 percent in April
L97O, reflectlng conslderable softening of the area rent,al market. Both
saLes and rental vacancy rates ln October L97I represented conslderable
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improveneot over the ratee recorded ta Aprtl 1960 of 3,7 percent aod 8.5 per-
cent for owner and rental untte, reapectlvely. Vacancy data for the San Jose
HIIA for 1960, t97O, and 1971 are Preseated In table IX.



A. Salcs Eourlng

Salea prlce

Table I

Eoue

Nrnber of unlte

1,825
L,t75
1r825
1,350

Perccnt of total

Under
$20,000
22,500
25,000

920
22
24
27

0
0
0
0

27,500 29,999
30,000 34,999
351000 and orrer

Total

20
15
20
15

000
499
999
499

,
t
t
,

550
600
300
L25

25
T;666

910
11000

815
9 r100

10.0
11.0
9.0

100.0

B. Rental Eoqal4g

Gross

Under $fOO
$160 t79
r.80 199
200 2L9
220 239
240 259
260 and over

Total

Efflclency

87;
250
100

50

j
400

0ue
bedroom

450
250
150

75

IFo6'

1\ro
bedrome

Three or Dore
bedrooos

100
75
25m

Ll Gross uonthly rent ls ehelter rent plue the cost of utllltlea.

Source: Eatlmated by Bousl.ng Market Analyst.



EetLnated Annual

Sectlon ?jiel
excluelvelv

Ellglble for
both amB

250

Publlc houatng
exclualvely

240
460
260
140

r;m'6'

380

Housl

Total for
both rrogralns

380
860
560
300

Tfod

San Joe Cal1
October 1

Table II

e Houe

A. Fanllles

I bedroom
2 bedrooms
3 bedrooms
4* bedroone

TotaL

B. El-derLy

Efflclency
l- bedroom

Total

140
400
300
150

1,000

100
60

730
170
m6160 #h, f-fu

al Estlmates are based upon regular income ltmlte.

Ll Al-1 of the eLderly couples and lndlvldluale alEo are ellglble for rent Bupplement pa)rmento.



Table IIl

Civ11lan l{ork Force Components
San Jose Callfornla- Housine Uarket Area

1953-1971

1 1964 I 7966 L967

306.4 322.5 336.7Civllian work force

Unenployed
Percent of work force

Total employment

Nonagricul tural employment

Manufacturing

Durable goods
Nonel.ec. machlnery
Aerospace

Ordnance
Elec. machinery
Instruments

Other durables

1

436.7

1970

454.0

18.1 25 .7
4.L7" 5.7i4

411.5

130. 6

103.1

Jan. thru May
L970 L97t

443.9 453.6

23.2 31.9
5.27. 7.0%

4

7"t
17

5

L4.4
8.9

89.8

68.4
9.0

48.8
22.O
25.3
1.5

10.6

13.3
8.1

19.8
6.tz

66.9
7.5

49.2
24.3
23.6
1.3

ro.2

190.3 205.5 218.3 233.9 24s.9 262.7 280.9
.8 .8 .9 .9 .9 1l 1.1

2L.8 2L.6 20.0 19.1 18.1 19.9 2L.5
10.5 11.2 L2.7 14.1 L4.7 15.1 16.7
49.L 54.0 57.2 6t.7 65.9 72.A 76.7
10.5 11.5 L2.4 L2.7 L3.2 14.1 15.3
60.8 66.4 71.7 77 ,7 82.5 87.0 93.0
36.8 40.0 43.4 47.7 lql6 53.5 56.7
t.I 7J tJ -El? -9J lJ sA

29-7 32.8 35.7 39.3 41.5 44.4 47.2

10.4 9.3 8.4 7.7 7.3 7.3 7.2

20.2
6.0"/"

316.5

308.1

77 .7
4.57"

365.0

17 .6
4.82

3tt7 .4

105.8

390.5 474.3

L7 .3
4 .21!

397 .0

389 .7

t27.O

100.4

289.0

278.6

88. 3

302.7

293.4

8,7 .9

312.9

365.6

119 .7

95.7
L2.8

103.0
L6.4
73.4
21.8
48.9
2.6

73.2

11 .8
12.o

418.7 428.2 42O.7 42L.1

339.7

82.s

42L.5 4L5.6 4t6.6

128.0 L26.8 119.5

68.0
6.7

5L.4
26.8
23.5
1.1
9.9

13. 1
'1.2

101 .0
L6.7

95.6
L6.7
66 .4
19. 3
44.9
2.3

t2.5

8
4
4
6
4
9

L4
74
24
47

2

13

70.8
28.7
40.2
1.9

12.1

11.0
59.8
24.3
33.7
1.8

11. 7

13.5
7 3.8
28.7
43.0
2.t

13.1

20.7
47 .8
2.6

L3.2

71 1

Nondurable goods

Food & Kindred prods.
Other nondurables

Nonmanufac t uring
Mlntng & agri. services
Construction
Transp., coml., & uti1"s.
Trade
Fln.,lns., & real estate
ServLces
Government

Federal
State and 1oca1

Agricultural employment

Al Components may not add to totals because of rounding.

source: state of callfornia, Department of Human Resources Development.

20. 3 21.0 2L.4 4L1 24 .O 26 .6

15
11

15
10

14.3
9.7

27.5 27.0 23.8 23.9

13. 3
7.7

8
8

14.8
12.2

7

8
11.8
12.1

293.5 288.7
L.4

20.2
t7 .6
80.9
16.0
97 .2
60.2
9.5

50.7

1.
19.
L7.
78.
15.

297 .L
1.3

18.6
L7 .6
82.8
16.3
98.195

3

4
1

9
9
0

60.2 62.4-!.E T3
s0.4 53.1

6 .7 5.1 5.1



Table fV

and Benter EouseholdsEstireted Distribution of A11 Fani-I-ies
BY Incore After Ileductloa of aI Incone Tar

San Joee . Californla liarket Area
1959 aod 1971

1959 L97L

Under

Arrrrual
after-tr- lacore

6,0O0
7,OOO
8,(XX)
9,(X)O

10,(x)o L2,499
12,5(X) L4,999
15,0OO L9,999
2O,(X)O and over

Total

22
13
t-6
t4

0
5
5
5

u
7

10
14

(xro
999
999
999

$3r
3,
4,
5,

9.5
4.5
5.5
7.O

5.0
2.O
2.O
3.O

8.0
7.s
8.5
7.5

4.5
5.5
6.5
7.5

11.0
7.5
5.O
3.O

999
999
999
999

17.0
8.5

11.5
5.0

A11
fan'i 1les

14.0
10.0
7.5
6.0

100.0

n€nter
householdsa/

AI.1
f*rril ies

100.0

$11,850

f,enter
householdsl/

5
5
0
5

fi)o
mo
fl)o

$3,
4,
5,

6
7
8
9

3.510 5
5
0
o

19
15
15
t4

o
0
5
5

3.
3.
2-

1.0
1.5
1.0

100.0 100.0

$8,950lledian $6,475 $4'875

Ll Renter households of tso or nore persons'

Source: f,stimef,sd by Eouslng llarket Analyst'



'l'irbIe V

Trend of Populatlon and Household Growth
San Jose, Callfornla, HousLng Market Area

April 1960 to October l- L973

Continuous annual changs9/
Apr1l

1-960

30,889
52,287

2O4,Lg6
58,880
52,898

236,593

Apr11
L970

October
L97L

October
L973

1960-1970 L970-L97L L97L-L973
Number Pereen Number Percen Number PercenIPopulatlon

HMA total
Mllpitas
Mountaln VLew
Palo ALto
San Jose
Santa Clara
Sunnyvale
Remalnder of HIIA

Househol-ds

HI'IA total
Ifi1-pitas
Mountaln Viers
Palo AI-to
San Jose
Santa Cl-ara
Sunnyvale
Remainder of HIIA

642,3L5 L,064,7L4 1,LzL.925
27,L49
5L,092
55,966

445,779
87,7L7
95 ,408

301,603

5.l_
L4.2
5.0

.7
7.8
4.0
5.9
2.5

29,625
53,800
56,500

48o,4oo
91,550

10L,250
308,800

6,572

4.2
8.2
4.t
1.5
5.5
4.2
4.5
2.6

5,6
15,5
7.3
2.O
7.4
5.6
7.4
3.1_

365
5,830
L,L42
L,578
2,315

L,Lgg,g25
33,075
58,100
57 ,200

524,700
96 ,7 50

109,450
320,650

42,240
2,058
2,020

368
24,L58
2,884
4,25L
6 ,501

38 .125
1
1 ,

6s0
800
350
075
550
900
800

3.6
6.1
3.s

.6
5.2
2.9
4.L
l-.6

39,000
L,725
2,L5O

3s0
22,LSO

L3 ,700
550

3.4
5.5
3.8

.6
4.4
2.7
3.9
L.7

2,600
4 ,100
5,925

3.8
6.9
4.0
1.3
4.7
3.9
4.2
2.6

23
2
3
4 ,

L84,945
L,4L2
9,663

L6,896
62,3L2
L5,146
L4,478
65,038

322,87O
6,620

20,082
20,546

130,607
26,566
30,257
88,1_92

343,300
7 ,430

2L,325
2I-,000

141,350
28,250
32,3L0
9L,635

370 ,700
8 ,530

23,L25
2L,550

155 ,250
30,550
35,160
96 ,535

L3,793
52L

L,042

L3,620
s40
830
300

7,L60
r,L25
1 ,370
2,295

275
,950
,150
,425

6
1
1
2

900

450

el
bl

Rounded,
Dellved through the u6e of a formrle des{goed to calculete the percentage rate of change on a coopound basis.

sourcee: 1960 and 1970 Censu6e6 of Populatlon aod Eousltr8; 1971 and 1973 estlmated by Houslng Uarket Analyst



1963

2L,2L4
9,995

L2r2L9

9.343
4,9L2
4,43L

488
z6E
280

21054

L,377
288

1,089

3 ,107
1 ,089
2,018

Flnanc
San Jose

1964

14 .731
7 ,546
7 ,185

6,759
4,597
2,L62

490ffi
42

L,2L9

893
135
7s8

2.07L
4L2

1 ,659

1965

L0.294
6 1824
3,470

6 .095
4 rL89
1,906

347fr

3rJ9,L
3,226

479

6 .709
5r187
L1522

25L
50

20t

628
470
158

L-Jf.r.
920

10 .541
7 ,486
3 ,055

6 .335
4,982
1 ,353

L7,259
g ,396
7,863

8.899
6 ,315
21584

1969

18.594
6 ,826

11,768

9.409
4,852
4,557

1970

t 5,660
6 ,361
9 t299

7 ,797
4,088
3,699

"^t/
14 . L57

7 ,430
6,727

6.994
4,645
2 1349

284

820
242
578

I,135
542
593

3,811
L rL32
2 1679

Teble VI

t8

7

1966 L967 1968

ts

HMA total
Slngle-faully
Multifamlly

San Jose
Stngle-fanlly
Multlfanlly

Mllpitas
Slngle-faml1y
MultlfamlLy

Mountaln VLew
Stngle-fanlly
Multtfanlly

Santa Clara
Single-famlly
Multlfamlly

Sunnyvale
Slngle-famlly
Multlfamlly

Remalnder of HMA

Single-famlly
MuLtifamily

2.279 1.s60 615 434
225 34L 169 120

327
3L4

13

1,599 1,551 1.3?5
37 10 99

L,562 11541 Lr226

34L
180
161

46sffi

422ffi
277

262
96

166

1.065
218
847

1.320
105

1,215

I .782
288

Lr494

2.7LL
1,096
1 ,615

1.054
810
244

343E

735
68

50

430ffi
18

400
mro'

446 3L4

683
353
330

959 L.77 5
6844L9

s40 1r091

1.355
18

L1337

1 ,196
410
786

4,620 2,958 2,2L3
2,273 1,613 1 r586

2,098 3,491 4.756
T,gtE 1 ,730 L,222

al
v

2,347 1 ,345 627 370 7L9 L,76L 3,534

The entlre land area of the HI'IA is covered by bullding permlt eysteme.
January through September.

Source: U.S. Bureau of the Census.
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Table VII

Subeldlzed Eoustng Uolts AuthorLzed by Bulldlng Perul
San Jose, Callfornla, Eouslng !{arket Area

1963-1971

t&l

HMA total
Rental units
Sales unlt€/

1963

L62
,u:

L964 1965

225 L20
225 L20

L966 L967 L969 1970 LsTLLl1968

300
300

2,345
2rLzO

225

20

20

L,765
890
875

al
nt
cl

Includes Sections 202,22L(d)(3) BUIR, Sectlon 235, and Section 236 houslng.
January through Septeuber.
About 90 percent of the sales unlts are located in nultlfaoLly structuree (PUDts).



Annual

1968

lons of

Table VIII

ln Selected Subdlvisfonsa/
Hous tlarket Area

L970

1969
Total Speculatlvely

70

Sales prlce

Under $17,500
$17,500 - 19,999
20,000 - 22,499
22,500 - 24,ggg

25,000 - 29,ggg
30,000 - 34,ggg
351000 aod over

Total

Total
Completions

SpeculatlveLy Total
Completlons

Speculatively
Bu11tt Bullt Unsold

230
1,453
L,202

L,823
L,397
L,44O
7,555

11;
560
528

76
84

49L
844

1,281
84s

1,105
4,726

Unsold Completlons

440

Unsold

9
69

L25

1
46
55

2,L48
6L2

1 ,102
Lr273

735
382
730

1,055

77
62

LO2
58

905
5s3
692

3 ,354

110
1,118
Lr43O

1,955
L,227
L,672 i
7,952

389
350
.331

L,275

L,295
L,O52
1,171
8,653

967
847
951

5,658 881

$28,500

L94
LO2

72m
188
184
200

Medlan sales price $27,425 $21,625 i28,425 $27,25o g2g,4oo 930,650 $23,425 924,850

il Includes all unlts ln subdlvlslons wlth nore thau fLve completloae annually.

Soulce: FIIA Annual Unsold Inventory Surveys.



Table LK

I

loura aad vacancv

-

Tottl houafug Lrumtory

?ota1 occqpLcd
(hua occuptcd

Pcrcett of all occupled
Beuter occnpled

Percent of all occupted

Vacaut horrlag untte
Avallable vacant

For cale
Eoedner vacaocy rate

Por reot
nrntcs vacalcy taa!

Othennacan€/

Aprtl
1?60

L99;922

L84.945
L27,L3O

Aprtl
1970

336,443

322.870
199,360

6L.72
123,510

38.32

l_3.573
t_0.565
2,L84

L.L7"
8,381

6.42

October
t97L

358.700

348,300
2L2,9OO

62.07"
13o,4oo

38.O2

15.400
12.500
2,500

L.2Z
10,000

7.L7"

68.72
57,815

3L.32

L4.977
10.335
4,945

3.7fl
5,390

8.sz

4,642 3,008 2,90O

d Iucludas s@sonal ualta, vacant dllapldated unlts, unlts rented or sold
ansltlag oeeupency, aud trnlte held off the narket.

Soureeg: 196t0 aud 1970 Censuees of Houelng aud estlnates by llouslng Market
Aaalyat

4
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