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Highlights
Overheated Economy

The fundamental problems in the U.S. economy to-
day are being created by excessive government s m-
ulus measures. The $10 trillion in s mulus and count-
ing brought demand to a boiling point, crea ng finan-
cial bubbles, infla onary pressures, dangerously widen-
ing the trade deficit, and leaving trillions of dollars in
Federal debt. It is me to withdraw public s mula ve
efforts before they do more harm than good to the next
economic expansion.

Richest Popula on of Americans Ever?

According to the Federal Reserve, aggregate household
net worth is up $29 trillion from where it was two years
ago—one of the most rapid expansions of wealth ever
seen in the United States. The banking system is over-
flowing with excess deposits and Fed policies that allow
refinancing at low interest rates have pushed the finan-
cial obliga on ra o to the lowest it has ever been.

Expanding U.S. Trade Deficit

The U.S. trade deficit has expanded from 2.4% of GDP
to slightly over 4% of GDP in less than two years. The
problem is that output can’t keep up with the demand
that has been created by the excessive s mulus thrown
into the economy since the pandemic began. The rest of
the world has beenmaking up the difference. Of course,
they will eventually have to be paid back.

Key Indicators
Real U.S. GDP growth in the 3rd quarter was solid. Al-
though it has disappointed some, there is nothing in-
trinsically worrisome about a 2.1% growth rate. In the
nine years leading up to the pandemic, the U.S. econ-
omy grew at this same pace or slower for 16 out of 36
quarters.

There are 4 million fewer payroll jobs in the United
States today than pre-pandemic. But the na on has

had over 10 million job openings for the past six
months as re rements and qui ng has reached
record levels. Job opportuni es are at an all- me
high, and together with the lower number of jobs,
this dynamic is a reflec on of the current labor force
shortage.

The 3-million-person decrease in the U.S. labor force
that has occurred over the last 18 months has been
driven primarily by re ring baby boomers. TheUnited
States has been facing a looming labor shortage for
years, driven by basic demographics, but the pan-
demic and excessive s mulus has hastened the pro-
cess.

Sharing the Wealth
On the wealth front we only need to look at the record
highs of the stock market and skyrocke ng home prices
to know that for a very large por on of the American
popula on things are looking be er than they did pre-
pandemic. According to the Federal Reserve, aggregate
household net worth is up $29 trillion from where it
was two years ago—one of the most rapid expansions
of wealth ever seen in the United States.
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But has this prosperity been widespread? What about
the 38% of U.S. households who rent, many of whom
are lower income? Even on that front the data indi-
cates a remarkable level of prosperity. Data from the
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Dallas Federal Reserve Bank shows that checking ac-
count balances among the bo om 50% of earners in
the na on have more than doubled in the past two
years. The number of bankruptcies in the na on has also
fallen sharply, as have delinquency rates on credit cards
among all age groups. According to data from Opportu-
nity Insights, spending by lower income families is sub-
stan ally higher now rela ve to pre-pandemic levels,
even exceeding the recovery in spending among high in-
come households.
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And despite the fact that there are 4 million fewer
payroll jobs in the United States today (2.6% less than
pre-pandemic), the unemployment rate is already back
down to 4.2%—just 0.7 percentage points higher than
the pre-pandemic low, which was itself one of the low-
est unemployment rates ever seen in the na on. More-
over, the United States has had over 10million job open-
ings for the past half year as re rements and job quit-
ng has reached a record high. Compare that to the pre-

pandemic high in 2018 of 7.57 million job openings.
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The ghtness of the labor markets is evident in earnings
across the wage spectrum. Data from the Atlanta Fed-
eral Reserve’sWage Tracker shows that earnings growth
among workers did not slow during the pandemic as it
typically does. Moreover, the pace of earnings among
those in the bo om quar le is growing faster than for
the rest of the labor market, and faster than it has in al-
most 20 years. This is not a simple story of the have’s and
have not’s—the vast majority of workers are benefi ng
from today’s labor shortages.
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Highlights
Home Prices Intensify Workforce Shortage

In the third quarter of 2021, California’s median home
price surged to $651,383, up 16% on a year-over-year
basis. This compares to the na onal median home price
of $404,700. Over the past five years, median home
prices in the state have grown 56%, compared to 33%
na onally. This disparity is exacerba ng the state’s abil-
ity to retain and a ract the workforce it needs, par cu-
larly lower skilled workers.

High Job Openings Suggest Mismatch

According to data from the U.S. Bureau of Labor Sta s-
cs, there were a whopping 1.2 million job openings

in California in September, sugges ng that employers
are having a difficult me filling open posi ons. How-
ever, there are also 1.3 million unemployed workers (of-
ficially unemployed) in the state—more than there are
job openings. This suggests a mismatch between the
type of jobs available and the type of jobs workers seek.

Diminished Labor Force

California’s labor force, defined as the popula on of
workers who either hold a job or are ac vely looking for
work, is s ll 414,700 lower than its pre-pandemic peak.
While rising wages should draw workers back into the
labor force, structural challenges, such as slow housing
supply growth and recent constraints on interna onal
migra on, pose challenges to labor force expansion in
the state.

Key Indicators
The state’s unemployment rate stands in striking con-
trast to the much lower na onal rate of 4.6%. Califor-
nia’s job recovery has not kept pace with the na on
overall or with many other states.

There is less than two months of inventory available
in California’s housing market, far lower than pre-

pandemic. A healthy market generally has approxi-
mately six months’ worth of available inventory.

As of the 3rd quarter, rents have fully recovered in Los
Angeles and San Diego, but in San Francisco (-10%)
and San Jose (-5%), rents remain far below their pre-
pandemic peaks.

Industry Mix Driving Rental Market Per-
formance
With respect to housing, throughout the pandemic,
much of the focus has been on the single-family home
market and its surging prices. But many Californians
rent, and the apartment rental market has also been af-
fected. At the start of the pandemic, apartment rents
fell in major ci es across the state. Compared to pre-
pandemic peaks, apartment rent fell by 6% in Los Ange-
les, 2% in San Diego, 15% in San Francisco, and 10% in
San Jose. As of the third quarter of 2021, rent prices in
Los Angeles and SanDiego have fully recovered, even ex-
ceeding their pre-pandemic peaks. On the other hand,
rents in San Francisco and San Jose remain far below
their pre-pandemic peaks, by 10% and 5%, respec vely.

1,500

2,000

2,500

3,000

3,500

Av
er

ag
e 

R
en

t P
ric

es
 ($

)

Q3-16 Q3-17 Q3-18 Q3-19 Q3-20 Q3-21

LosAngeles (MD) San Diego
San Francisco (MD) San Jose

Source: REIS

Q3-16 to Q3-21
California Rent Price Trends

The difference in the performance of these markets is
likely being driven by the mix of industries in each lo-
ca on. In Los Angeles, for example, the key trade sec-
tors, such as the logis cs and entertainment industries,
predominantly require workers to be at their place of
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employment. Conversely, in San Francisco and San Jose,
home to large technology and other professional ser-
vice industries, amajor con ngent ofworkers have been
able to work remotely. This has allowed workers to dis-
perse in the short-term, placing downward pressure on
rents in these loca ons. Asworkers in these areas return
to their places of employment on amore permanent ba-
sis, expect rents to also increase.

Job Recovery Disparity: U.S. vs. California
California’s rela vely elevated unemployment rate is
one of the most striking features of the state’s recov-
ery from the pandemic. Prior to the crisis, California’s
unemployment rate was 4.1%. In October 2021, the un-
employment rate stood at 7.3%, compared to 4.6% un-
employment in the United States overall. The difference
between the two is chiefly due to the jobs recovery that
has occurred since the depths of the pandemic fallout.
There are s ll 5% (900,000) fewer jobs in California than
there were prior to the pandemic, compared to only
2.8% fewer jobs na onally. In some other states, the
number of jobs has preceded pre-pandemic levels.
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Early in the pandemic, some commentators speculated
that California’s safeguards against the virus, such as
constraints on business ac vity, which were stricter
than in other states, accounted for the rela vely se-
vere job losses. However, capacity limits and distanc-
ing requirements have now been removed for months.

Instead, it is the state’s labor supply shortage that has
emerged as the biggest constraint on employment ex-
pansion.

Pandemic Deepens California Housing
Crisis
In the third quarter of 2021, California’s median home
price was up 16% compared to one year earlier. Histor-
ically low mortgage rates, healthy consumers, and lim-
ited housing inventories have led to a surge in demand
and prices. As of October 2021, there was a mere 1.8
months of housing inventory available in the state. In-
ventory refers to the number of months it would take
for all current homes on the market to sell. A housing
market is considered healthy when it has six months of
inventory. In the year prior to the pandemic, California
had more than 3.5 months of housing inventory.
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The pandemic, while not the fundamental cause, has ex-
posed and accelerated California’s long term and pre-
exis ng housing supply constraints. This problem can
only be solved by a weaker consumer (less demand),
something that of course should never be a target of pol-
icy, or more supply.
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Overview
Tulare County’s labor market has con nued to steadily
recover from the COVID-19 pandemic and at a faster
pace than the state overall. S ll, growth in Tulare County
has trailed the na on. Early in the pandemic, some
speculated that California’s safeguards against the pan-
demic, such as constraints on business ac vity, which
were stricter than in other states, accounted for rela-
vely severe job losses in the state. However, capacity

limits and distancing requirements have been eased for
months. Labor supply issues seem to be a constraint on
employment expansion both in Tulare County and Cali-
fornia overall.

Job losses since the beginning of Pandemic in February
2020 were concentrated in Professional and Business
Services, Educa on and Health Care, Leisure and Hospi-
tality, Government, Manufacturing, and Other Services.
Despite the overall decline in payrolls, wages in Tulare
County have increased over the last year and through-
out the pandemic.

With capacity limits anddistancing requirements easing,
consumer spending in sectors hurt by these measures
have rebounded strongly. Indeed, consumer spending
at fuel and services sta ons and hotels and restaurants,
which suffered the largest declines during the beginning
of the pandemic have posted the largest gains in recent
quarters.

Agriculture con nues to be one of the leading sec-
tors in the region, with 2020 and 2021 coming in as
strong years. While crop values declined in 2020, gross
metropolitan output for the sector expanded and em-
ployment levels have steadily grown in 2021.

The housing market was by far the brightest spot for
Tulare County’s economy over the last two years. The
pandemic-driven economic s mulus from the Federal
government, combined with low interest rates, have
increased demand for housing throughout California,
however, supply has not increased to meet that de-

mand. Moreover, the strong fundamentals at the start
of this hot market imply that there is s ll headroom
grow, and with inventory so low, it will take years for
builders to catch up with high demand. Note that if to-
day’s elevated infla on persists,mortgage rateswill take
a similar jump and the market could cool off. But these
effects, if they occur, are unlikely this year.

Major Industry Trends & Business Ac vity
Payrolls in Tulare County decreased at the outset
of the COVID-19 pandemic. From February 2020
to December 2021 nonfarm payrolls declined 3.1%.
Although this is a significant decline, employment
growth in Tulare County is ahead the pace in the State
overall, where nonfarm payrolls declined by 4.4%
over the same period.
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Despite the overall declines in payrolls, the County’s
unemployment rate is falling. Tulare County’s unem-
ployment rate was 8.8% in December 2021, a 1.3-
percentage-point decline from February 2020. How-
ever, this decline is being partly driven by a decline in
the region’s labor force.

At the industry level, declines were led by Profes-
sional and Business Services, which shed 1,900 posi-
ons from February 2020 to December 2021. Other

sectors pos ng declines over the period were Educa-
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on and Health Care (-1,100), Leisure and Hospitality
(-1,100), Government (-600), Manufacturing (-600),
and Other Services (-500).

The sectors pos ng the largest year-over-year gains
in payrolls were Transport, Warehousing, and U li-
es, Retail Trade, and Natural Resources and Con-

struc on.

Alongwith the labormarket recovery, 2021 proved to
be a strong year for consumer and business spending
in Tulare County. Taxable sales totaled $8.0 billion in
during the first three quarters of 2021, a 13.0% in-
crease over the same period in 2020. Taxable sales
growth trailed growth in Fresno County (36.1%), Kern
County (23.5%), and Kings County (16.0%) over this
period. However, this was due, in part, to Tulare
County pos ng stronger growth in 2020 compared to
these areas.

Growth in spending levels in Tulare County was led
by Fuel and Service Sta ons spending, which grew
by 43.8% from the third quarter of 2020 to the third
quarter of 2021.
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Real GrossMetropolitan Product in Tulare County de-
clined by 0.6% from 2019 to 2020. Real gross output
fell at a faster pace in California (-2.8%), Kern County
(-1.1%) and Fresno County (-2.1%), but trailed Kings
County (3.5%) where output grew.

Agriculture con nues to be a pillar of the Tulare
County economy. The value of agricultural products
produced totaled $5.4 billion in 2020, a $433 million,
or 8.8%, increase from 2019 levels. Tulare County
con nues to produce high-quality crops that it sends
to more than 96 countries.

Real Estate
The housing market was by far the brightest spot for
Tulare County’s economy over the last two years. The
strong performance is likely being driven by three fac-
tors. First, typical homebuyers (higher-income earn-
ers) have been less affected by the labor market
downturn. Second, mortgage rates are at historically
low levels, spurring purchase ac vity. And third, in-
ventories are near historic lows.

The median price of an exis ng single-family home in
Tulare County increased 17.1% from the third quar-
ter of 2020 to the third quarter of 2021, reaching
$294,247. This outpaces growth in Fresno County
(16.0%) and Kern County (15.4%), but trails Kings
County (18.1%).
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The number of homes sold in Tulare County grew
17.9% from the first three quarters of 2020 to the first
three quarters of 2021.
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Single-family construc on con nues to make up the
bulk of permi ng ac vity in the region. In 2021,
there were 1,251 single-family permits issued, a 7.3%
decrease over 2020 levels. There were just 271 mul-
family permits issued in 2021, a 29% decrease from

2020 levels.

The commercial real estate market in Tulare County
was mixed in 2021. Vacancy rates for office proper-
es fell to 11.1% in the fourth quarter of 2021, a

0.1-percentage-point decline from a year earlier. Re-
tail vacancies in Tulare County increased to 8.7% in
the fourth quarter of 2021, a 0.5-percentage-point in-
crease from a year earlier.

Non-residen al construc on ac vity in Tulare County
fell by 45% from 2020 to 2021, to $194 million.
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Demographics
The popula on of Tulare County expanded by 1,516
(0.3%) in 2021, outpacing the growth in the State
overall (-0.4%). Natural increases drove all of the
overall increase in the County’s popula on. Net mi-
gra on was nega ve for the year.

In the coming years, Tulare County’s popula on is ex-
pected to grow at a gradually diminishing pace be-
cause of a declining local birth rate. Tulare County
mirrors the State in this respect.
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Overview
Tulare County’s labor market has con nued to steadily
recover from the COVID-19 pandemic and at a faster
pace than the state overall. S ll, growth in Tulare County
and the state overall have trailed the na on. Early in the
pandemic, some speculated that California’s safeguards
against the pandemic, such as constraints on business
ac vity, which were stricter than in other states, ac-
counted for rela vely severe job losses in the state.
However, capacity limits and distancing requirements
have been eased for months. Labor supply issues seem
to be a constraint on employment expansion both in Tu-
lare County and California overall.

Despite some weakness in the labor markets, taxable
sales in Tulare County con nued to grow in 2021. With
capacity limits and distancing requirements easing, con-
sumer spending in categories hurt by these measures
have rebounded strongly. Indeed, consumer spending
at fuel and services sta ons and hotels and restaurants,
which suffered the largest declines during the beginning
of the pandemic have posted the largest gains in recent
quarters.

In 2020, there was a modest decrease in gross
metropolitan output in Tulare County, despite the Agri-
culture, the largest sector in the County, pos ng year-
over-year gains in real output. The County also saw
gains in U li es, Construc on, Mining, Finance and In-
surance, and Management.

The agriculture sector in the County also had a solid year
in 2020 and 2021. The County saw year-over-year gains
grossmetropolitan output despite declining crop values.
In addi on, the most recent employment data points to
an expansion in farm payrolls during the pandemic de-
spite the overall declines in the labor market.

While growth will be constrained by its labor supply,
the outlook for Tulare County in 2022 is posi ve. Em-

ployment levels are growing, household incomes are ris-
ing, and taxable sales con nue to grow. When we focus
on a be er selec on of metrics that reflect the overall
well-being of the popula on, things look pre y good de-
spite the output and jobs gap. Indeed, the fiscal health
of most, but not all, Americans have improved since be-
fore the pandemic.

Employment & Wages
Tulare County businesses decreased their payrolls as
a response to the COVID-19 pandemic. From Febru-
ary 2020 to December 2021 nonfarm payrolls de-
clined 3.1%. Although this is a significant decline, em-
ployment growth in Tulare County is ahead the pace
in the State overall, where nonfarm payrolls declined
by 4.4% over the same period.

Despite the overall declines in payrolls, the County’s
unemployment rate is falling. Tulare County’s unem-
ployment rate was 8.8% in December 2021, a 1.3-
percentage-point decline from February 2020.
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Part of the decline in the County’s unemployment
rate is happening for the wrong reason. While grow-
ing over the last year, the County’s labor force has de-
clined sharply since the pandemic began, falling 1.8%
from February 2020 to December 2021, matching the
1.8% decline in the State over the period.
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Tulare County Employment

Industry Dec-21 Chg. Feb-20 Chg. Feb-20
to Dec-21 (#) to Dec-21 (%)

Transport,Warehouse,U l. 8,519 1,285 17.8
Retail Trade 17,146 1,056 6.6
Farm 37,970 631 1.7
NR/Construc on 6,813 141 2.1
Real Estate 1,170 -21 -1.8
Finance and Insurance 2,491 -190 -7.1
Informa on 489 -203 -29.3
Wholesale Trade 4,091 -388 -8.7
Other Services 3,108 -458 -12.8
Manufacturing 12,409 -583 -4.5
Government 32,230 -647 -2.0
Leisure and Hospitality 11,681 -1,065 -8.4
Educa on/Health 16,805 -1,077 -6.0
Professional/Business 10,548 -1,948 -15.6

Total Nonfarm 127,500 -4,100 -3.1
Source: California EDD

At the industry level, declines were led by Profes-
sional and Business Services, which shed 1,900 posi-
ons from February 2020 to December 2021, a 15.6%

decline. Other sectors pos ng declines over the pe-
riod were Educa on and Health Care (-1,100 posi-
ons or -6.0%), Leisure and Hospitality (-1,100 po-

si ons or -8.4%), Government (-600 posi ons or -
2.0%), Manufacturing (-600 posi ons or -4.5%), and
Other Services (-500 posi ons or -12.8%).

The sectors pos ng the largest year-over-year gains
in payrolls were Transport,Warehousing, andU li es
(1,300 posi ons or 17.8%), Retail Trade (1,100 posi-
ons or 6.6%), and Natural Resources and Construc-
on (100 posi ons or 2.1%).

Wages in the second quarter of 2021 averaged
$47,011 in Tulare County, a 3.7% increase over the
second quarter of 2020. Over the period, wages in
Fresno County (6.3%) and Kings County (8.5%) grew
more rapidly, and wages in Kern County (1.7%) grew
at a more modest pace.
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Taxable Sales
2021 has proved to be another strong year for con-
sumer and business spending in Tulare County. Tax-
able sales totaled $8.0 billion during the first three
quarters of 2021, a 13.0% increase over the same pe-
riod in 2020. However, a er a strong 2020, taxable
sales growth trailed growth in Fresno County (36.1%),
Kern County (23.5%), and Kings County (16.0%) over
this period.

Woodlake posted the largest year-over-year increase
in consumer and business spending, with taxable
sales growing by 30.1% during the first three quar-
ters of 2021 compared to same period in 2020.
Other ci es pos ng sizeable gains over this period
were Visalia (24.8%), Tulare (24.5%), Farmersville
(20.4%), Lindsay (19.3%), Porterville (18.4%), and Ex-
eter (17.3%).

However, growth was not up in all parts of Tulare
County, with Dinuba (-11.7%) pos ng sizeable loses
in 2021. While this marks a pullback from Dinuba’s
landmark year in 2020, its taxable sales base has s ll
increased over the last two years.

Sales tax receipts for Fuel and Service Sta ons ex-
panded 43.8% from the third quarter of 2020 to the
third quarter of 2021. Other categories pos ng size-
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Taxable Receipts by Category
Tulare County, Q3-20 to Q3-21

Category Q3-21 1 Yr. Growth
($ 000s) (%)

Fuel and Service Sta ons 2,902 43.8
Restaurants and Hotels 1,923 34.7
General Consumer Goods 3,875 17.4
Food and Drugs 1,092 12.5
Autos and Transporta on 2,610 9.2
County & State Pool 3,760 6.3
Building and Construc on 1,708 0.5
Business and Industry 8,994 -10.9

Tulare County Total 26,900 5.6
Source: HdL Companies

able gains were the Restaurants and Hotels (34.7%),
General Consumer Goods (17.4%), Food and Drug
Stores (12.5%), and Autos and Transporta on (9.2%).

Sales tax receipts declined for the Business and Indus-
try category, falling by 10.9% from the third quarter
of 2020 to the third quarter of 201. However, spend-
ing levels remain well above 2019 levels, with tax-
able receipts up almost 50% since the third quarter
of 2019.

Gross Metropolitan Product
Real GrossMetropolitan Product in Tulare County de-
clined by 0.6% from 2019 to 2020. Real gross output
fell at a faster pace in Kern County (-1.1%) and Fresno
County (-2.1%), but trailed the growth in Kings County
(3.5%). Real Gross Product in the State posted more
significant declines over this period, with real gross
product falling by 2.8% from 2019 to 2020.

Real gross output for the county’s largest sector, Agri-
culture, totaled $5.4 billion in 2020, a $433 million,
or 8.8%, increase from 2019 levels. A handful of sec-
tors also posted modest increases, including U li es
($19.5 million or 10.1%), Construc on ($18.3 million
or 3.2%), Mining ($11.3 million or 84%), Finance and
Insurance ($8.0 million or 2.4%), and Management
($6.2 million or 3.2%).

The sectors pos ng the largest declines, include Gov-
ernment (-$108 million or -4.0%), Leisure and Hospi-
tality (-$86 million or -19.0%), Informa on (-$61 mil-
lion or -15.6%), Wholesale trade (-$42 million or -
3.7%), Manufacturing (-$41million or -2.8%), Other
Services (-$36 million or -10.4%), and Retail Trade (-
$28 million or -2.4%).

Agriculture
Employment in the agricultural sector increased
since the beginning of the pandemic. From February
2020 to December 2021, farm employment in Tulare
County grew by 600, or roughly 1.7%.

Gross metropolitan output for Agriculture in Tulare
County expanded significantly in 2020. Real gross out-
put totaled just $5.4 billion in 2020, an 8.8% increase
from 2019 levels.

The value of agricultural products produced in Tulare
County was $7.14 billion in 2020, a 4.9% drop over
2019 levels. Milk is the leading agricultural commod-
ity, with $1.87 billion worth produced in 2020, over
one-fourth of the value of agricultural products pro-
duced in the County during the year.

Fruit and Nut produc on totaled $3.83 billion in
2020, a 15.9% decline over 2019 levels. This decrease
can be par ally a ributed to the decrease in Almond,
Grape, Peach, and Tangerine values. Nursery Prod-
ucts increased by 49.3% compared to 2019, totaling
$108.7million. Produc on of Vegetable Crops totaled
$26.3 million, a 31.9% increase over 2019 levels.

Tulare County con nues to produce high-quality
crops, which it sends to more than 96 countries.

In 2021, agricultural exporters recovered from loses
sustained due to the pandemic in 2020. Overall Cali-
fornia’s agricultural exports grew 8.0% from 2020 to
2021, with edible fruit, meat, and dairy products driv-
ing the increase.
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Overview
The housing market was by far the brightest spot for
Tulare County’s economy over the last two years. The
strong performance is likely being driven by three fac-
tors. First, typical homebuyers (higher-income earners)
have been less affected by the labor market downturn.
Second, mortgage rates are at historically low levels,
spurring purchase ac vity. And third, inventories are
near historic lows. These factors have pushed purchase
offers far over asking prices even as buyerswaive inspec-
ons and other con ngencies in an a empt to get a leg-

up on the compe on.With this backdrop, home prices
in Tulare County con nue to increase rapidly.

The pandemic-driven economic s mulus from the Fed-
eral government, combined with low interest rates,
have increased demand for housing throughout Califor-
nia, however, supply has not increased to meet that de-
mand. Moreover, the strong fundamentals at the start
of this hot market imply that there is s ll headroom
grow, and with inventory so low, it will take years for
builders to catch up with high demand. Note that if to-
day’s elevated infla on persists,mortgage rateswill take
a similar jump and the market could downshi rapidly.
But these effects, if they occur, are unlikely within the
next two years.

The recent gains in popula on, income, and taxable
sales in Tulare County have helped the region’s commer-
cial real estate space weather the impacts of COVID-19.
While office and retail proper es had a mixed year, va-
cancy rates have slightly declined for office proper es
and have increased modestly for retail proper es. S ll,
2021 was a lackluster year for non-residen al permit-
ng in Tulare County, with altera ons and addi ons and

other commercial proper es being the only permi ng
categories to post gains over 2020 levels.
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Tulare County, Q1-04 to Q3-21
Existing Single-Family Home Prices & Sales

Residen al Real Estate Trends
The median price of an exis ng single-family home in
Tulare County increased 17.1% from the third quar-
ter of 2020 to the third quarter of 2021, reaching
$294,247. This outpaces growth in Fresno County
(16.0%) and Kern County (15.4%), but trails Kings
County (18.1%).

At the city level, price apprecia on was led by Porter-
ville, with the median price increasing 21.0% to
$261,092. Prices in Visalia gained 17.7% over the
year, and Tulare’s rose 15.5%.

The number of homes sold in Tulare County grew
17.9% from the first three quarters of 2020 to the first
three quarters of 2021. At the city level, sales in Tu-
lare grew by 18.4% over the same period, followed by
Porterville (13.1%) and Visalia (11.8%).

Inventories throughout the state remain near historic
lows. In December 2021, there were just 1.7 months
of supply in Tulare County.

In addi on, the strong fundamentals at the start of
this hot market imply that there is s ll headroom
grow, and with inventory so low, it will take years for
builders to catch up with high demand.
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Tulare, Q4-11 to Q4-21
Apartment Rent and Vacancy Rate

Vacancy rates for apartments in Tulare County were
at 4.2% in the fourth quarter of 2021, unchanged
from the fourth quarter of 2020. Increased demand
and new proper es coming online over the last year
drove an increase in asking rents, which grew to
$1,107 a month in the fourth quarter of 2021, a 9.4%
increase over the fourth quarter of 2020.

Residen al Construc on
Single-family construc on con nues to make up the
bulk of permi ng ac vity in the region. In 2021,
there were 1,251 single-family permits issued, a 7.3%
decrease over 2020 levels and the seventh straight
year with over 1,100 single-family permits issued.

Mul family construc on ac vity declined in 2021.
There were just 271 mul family permits issued in
2021, a 29% decrease from 2020 levels.

With an overall decline in residen al permi ng ac-
vity, residen al permi ng remains fairly low from

a historical perspec ve, and the low vacancy rates in
the region reinforce the sen ment that low levels of
housing produc on is a cause for concern.
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Tulare County, Q4-16 to Q4-21
Residential Permits

Commercial Real Estate Trends
Office vacancy rates fell to 11.1% in the fourth quar-
ter of 2021, a 0.1-percentage-point decline from a
year earlier. Asking rents fell a modest 1.2% over the
last year to an annual rate of $15.51 per square foot,
which makes office space in Tulare County more af-
fordable than in Fresno County ($19.73) and Kern
County ($19. 70).

Retail vacancies in Tulare County increased to 8.7% in
the fourth quarter of 2021, a 0.5-percentage-point in-
crease from a year earlier. Asking rents grew by 0.2%
to an annual rate of $17.96 per square foot, which
makes retail space in Tulare County more affordable
than in Kern County ($22.21), and slightly more ex-
pensive rela ve to Fresno County ($17.84).
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Non-Residen al Permit Values by Type

Category 2021 ($000) 1 Yr. Growth (%)

New Commercial 24,267 -84.4
Office 3,167 -55.7
Retail 15,551 -88.8

Industrial 0 -100.0
Other Nonres. 108,820 +230.2
Nonres. Alts./Adds. 60,969 +8.0

Total Nonres. 194,056 -44.8
Source: California Homebuilding Founda on/CIRB

Commercial Construc on
Non-residen al construc on ac vity in Tulare County
fell by 45% from 2020 to 2021, to $194 million.

Permi ng ac vity for Other Non-Residen al Struc-
tures in Tulare County was a bright spot, with permit
values increasing 230% to $109 million over the last
year.

Permit values for office building fell to $3.2 million, a
55% decline from 2020 levels.

Retail permit values fell to $15.6 million, a 89% de-
cline from 2020 levels.

There were no industrial permits issued in the county
in 2021.

While there were not many new non-residen al
structures permi ed in 2021, businesses con nued
to make improvements and addi ons to their build-
ings at a rapid pace. Non-residen al altera ons and
addi ons permit values increased to $61.0 million in
2021, up 8% from 2020.
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Overview
The popula on of Tulare County is con nuing to grow
steadily, driven by natural increases (births minus
deaths). However, the County experienced nega ve net
migra on, reversing this trend will be crucial to sustain
gains in consumer spending and employment levels in
the coming years.
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Popula on
The popula on of Tulare County expanded by 1,516
(0.3%) in 2021. This pace outshines the growth in the
State overall (-0.4%) and Kern County (0.1%) but trails
Kings County (0.4%) and Fresno County (0.5%).

Natural increases drove all of the overall increase in
the County’s popula on. Net migra on was nega ve
for the year.

Growth was spread across the County. The fastest-
growing ci es were Dinuba (2.9%), Woodlake (2.9%),
Tulare (1.7%), and Visalia (0.6%).
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Beacon Economics, LLC is a leading provider of economic research and forecas ng, industry analysis, public policy
analysis, and economic data services. By delivering independent, rigorous analysis, we give our clients the knowl-
edge they need to make the right strategic decisions about investment, growth, revenue, and policy. Learn more at
www.BeaconEcon.com.
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Economic and Revenue Forecas ng
Economic Impact and Fiscal Analysis
Regional Economic Analysis
Public Policy Analysis
Real Estate Market Analysis
Industry and Market Analysis
EB-5 Visa Analysis

Sherif Hanna
Managing Partner
(424) 646-4656
Sherif@BeaconEcon.com
Victoria Pike Bond
Director of Communica ons
(415) 457-6030
Victoria@BeaconEcon.com
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