

















Figure 6. Proportion Homes Distressed by Build Year,
2000-2008
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Figure 7. Distressed Homes by Size
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1960s have the lowest rate of default —
11% — and are probably the most likely
to be occupied by original owners

who have paid off their mortgage. It is
interesting to see the elevated default
rates for homes built in the 1990s when
prices were relatively affordable. Default
rates for homes built in the 1990s are
similar to those built in 2003 in the

early stages of sub-prime lending and
several years into the subprime boom.
It may be that the owners of homes
built in the 1990s were more likely to
refinance or resell at high prices during
the boom than older vintage homes.
Figure 7 shows default rates by the
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size of home. There is less variation

in default rates across size than other
characteristics. Larger homes between
2500 and 4000 square feet have the
highest default rate, exceeding 20%,
but only a few percentage points higher
than default rates for the median sized
homes of 1500 to 2000 square feet

and smaller properties. Interestingly,
default rates fall off rapidly beyond
4500 square feet in size, and only 5%
of the County’s 330 homes that exceed
5000 square feet have received a default
notice since 2007. Foreclosures seem to
have hit hard for middle income buyers
stretching into 2500 to 4000 square
foot homes, but not for people living in
the very largest homes in the County.

Conclusion

This report describes the current
housing market and foreclosure

trends in San Joaquin County using
an analysis of parcel-level data. As

we dug deeper into the data, we

were surprised by the complexity of
property-level foreclosure filings. Thus,
painting a clear, data-driven picture of
the County’s housing market is more
difficult than we imagined. As the
number of outcomes and timing of the
foreclosure process continues to evolve
and expand, it is unwise to put too
much stock in traditional indicators

of the market’s direction. Median
home values, foreclosure rates, market
inventory, building permits, and the
volume of sales have all sent misleading
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signals. The future of the San Joaquin
County housing market depends on ‘
the resolution of the rapidly growing awaited “shadow inventory” finally

number of delinquent borrowers. hits the market

There are now many more seriously
delinquent mortgages than loansin the ... five to ten year horizon, the
formal foreclosure process. real need for additional housing for
a growing population will drive a

It is a safe bet that short sales will recovery in homebuilding along with

continue to rise and could become ) . .
u d could modest, sustainable increases in home

more common than REQO sales
values. Over the next one to three

over the next two years. Although years, continued financial problems

foreclosure rates are coming down . ) ,
& ’ will dominate the County’s real estate

there is great uncertainty surrounding market and there is great uncertainty

fforts to modify mor for . .
efforts to modify mortgages fo over how emerging trends will evolve.

seriously delinquent borrowers, as well We will revisit housing issues in a

as uncertainty about the behavior of future Regional Analyst that looks

borrowers with seriously underwater
WES W usly underw more closely at how foreclosures and

mortgages where the loan balance :
538 short sales impact real estate values,

greatly exceeds the current market and provide a status update on

value of the property. If mortgage emerging trends in delinquencies and

modification efforts prove unsuccesstul,

foreclosure filings.
2011 could be the year when the long-

Foreclosures and the housing market
are at the center of economic and
demographic changes in San Joaquin
County, and will remain critical drivers
of change for the foreseeable future.



