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The Los Gatos Today chapter describes the current demographic, fiscal, 
and economic development conditions in Los Gatos.  The fiscal health of 
the community is essential to providing a high level of public services and 
community amenities, while contributing significantly to the quality of life 
for Los Gatos residents.  Economic conditions in the private sector gauge 
existing trends and opportunities and point towards shifts and transitions 
in the local economy.  All of this affects the prosperity of Los Gatos 
residents and the tax base that supports the delivery of municipal 
services.    
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Key Terms 
Compound Annual Growth Rate (CAGR).  The CAGR is the annual year to 
year growth rate during a period of time.   

Covered Employment.  This refers to jobs created by entities that pay into 
the national unemployment insurance program.  The unemployment 
insurance data provides the most complete and detailed tracking 
information about job trends.  This includes the vast majority of 
employees, but does not include those that are self-employed, business 
proprietors, and specific sectors, such as railroads, that have self-
supporting unemployment programs. 

Economic Base Industries.  These industries drive regional economic 
growth because the income they generate by selling outside of the area is 
then circulated throughout the local area in the form of wages and 
salaries, investments, purchase of fixed assets, and goods and services, 
generating more jobs and wealth.   

Emerging Industries.  Industries that are growing locally faster than the 
statewide average for their industry.  Often these industries continue to 
grow and become the next generation of economic base industries. 

Employment Concentration (Location Quotient [LQ]).  The relative share 
of employment in an industry in the local economy compared to the same 
industry statewide.  A LQ of 1.0 means that an industry locally has the 
same proportion of total employment as it does statewide.  A LQ greater 
than 1.0 means the industry is more concentrated locally than in the state 
economy and therefore exhibits competitive advantages in the local area.  
A LQ lower than 1.0 means that the industry is less concentrated locally 
than in the state economy. 

Group Quarters.  Group quarters are places where people live or stay in 
group living arrangements owned or managed by an entity or organization 
that provides housing and/or services for the residents.  (U.S. Census) 

Household.  A household includes all the people that occupy a housing 
unit (such as a home or apartment) as their usual place of residence. 

Industry Employment.  Full-time and part-time workers (including 
employees on paid vacation or paid sick leave) who work or receive 
compensation from establishments for any part of the pay period 

including the 12th of the month.  Those workers involved in labor-
management disputes are excluded.  This is a count of the number of 
jobs, by industry.  (Employment Development Department)  

Labor Force.  The labor force includes all persons classified as employed 
or unemployed.  (Bureau of Labor Statistics)  

Relative Growth (Shift-share).  The relative growth in employment in local 
industries compared to the same industries statewide.  A positive shift-
share means that the local industry grew faster than its counterpart 
statewide. 

Sector.  A group of related business types that constitute a broad 
category in the economy.   

2.1 Demographic Trends 

This section describes trends in population and household characteristics 
in Los Gatos, as well as characteristics of the local labor force.  The 
section is divided into the following subsections: 

▪ Population and Housing. This subsection analyzes the recent 
population trends and housing composition in Los Gatos, and 
how they compare with neighboring communities.  

▪ Labor Force Commute Patterns. The commute pattern analysis 
identifies the extent to which residents in Los Gatos work in the 
community or commute elsewhere for work.  In addition, the 
analysis quantifies the commuters who live outside of Los Gatos 
and work in the community. 

Major Findings 

▪ The Town of Los Gatos has a 2018 population of around 30,250.  
The Town has experienced an annual growth rate of 0.5 percent 
since 2010, which is lower than the County’s rate of 1.2 percent.   

▪ According to the California Department of Finance (DOF), the 
housing stock in Los Gatos has grown by about 250 units since 
2010, an increase of about 0.2 percent annually.  In contrast, 
Santa Clara County added new housing at an annual rate of 0.7 
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percent, totaling over 36,000 units since 2010.  Nearly all of this 
growth came from single-family units. 

▪ According to the DOF, the housing stock in Los Gatos primarily 
consists of single-family housing (71.5 percent).  Single-family 
homes comprise a greater proportion of housing in Los Gatos 
than compared to Santa Clara County as a whole (64.2 percent 
single-family homes). 

▪ According to Plan Bay Area 2040, Los Gatos has approximately 
12,400 households and is projected to increase by around 600 
households through 2040. 

▪ Approximately 16 percent of jobs in Los Gatos are filled by local 
residents. The 3,310 workers who both live and work in Los Gatos 
represent 21 percent of the employed labor force of Los Gatos. 

Existing Conditions 

Population and Housing 

Existing Population and Housing Units 

Los Gatos had an estimated population of around 30,250 residents as of 
January 1, 2018.  The population has only increased by 0.5 percent per 
year since 2010, with a total increase of less than 1,200 persons during 
that time.  By comparison, the household population in Santa Clara County 
as a whole has grown at a rate of 1.2 percent annually (Tables 2.1-1 and 
2.1-2).   

The Town of Los Gatos has added nearly 250 new housing units between 
2010 and January 2018, an increase of about 0.2 percent annually.  In 
contrast, Santa Clara County added new housing at an annual rate of 0.7 
percent, totaling over 36,000 units since 2010. 

Los Gatos’ housing stock generally comprises a greater proportion of 
single-family housing (71.5 percent) compared to Santa Clara County as a 
whole (64.2 percent).  In addition, the housing characteristics in Los Gatos 
show a higher vacancy rate (6.5 percent) and smaller household size (2.4 
persons per household) than Santa Clara County (3.9 percent vacancy 
rate, and 3.0 persons per household).   

Projected Household Growth 

Plan Bay Area 2040, adopted jointly by the Association of Bay Area 
Governments (ABAG) and the Metropolitan Transportation Commission 
(MTC) on July 26, 2017, is a 24-year regional transportation and land use 
roadmap for future growth and is the strategic update to Plan Bay Area, 
which was adopted in 2013.  Plan Bay Area 2040 guides the nine-county 
region in meeting the requirements of California’s landmark 2008 Senate 
Bill 375, which calls on each of the state’s 18 metropolitan planning 
organizations to develop a Sustainable Communities Strategy (SCS) as 
part of their long-range Regional Transportation Plan (RTP). 

Plan Bay Area 2040 includes household projections for all Bay Area cities 
and towns.  For Los Gatos, Plan Bay Area projects growth of 600 
additional households between 2010 and 2040.  Based on the annual 
housing unit estimates from the DOF, Los Gatos has added about 100 
households (occupied housing units) between 2010 and January 1, 2018.  
Even though the housing unit count increased by around 250, the vacancy 
rate increased from 5.3 to 6.5 percent during this period.  Plan Bay Area 
projections do not assume any Priority Development Areas (PDAs) in Los 
Gatos.  PDAs are places identified by Bay Area communities as areas for 
intensified investment, new homes, and job growth in relation to transit 
facilities.   

Plan Bay Area household projections would equate to a population 
increase of over 1,200 residents by 2040, based on the current average 
persons per household. 

 

 

 

For more information on housing, please see Chapter 9, Housing.   

http://2040.planbayarea.org/
http://abag.ca.gov/
http://abag.ca.gov/
http://mtc.ca.gov/
http://mtc.ca.gov/
http://www.planbayarea.org/previous-plan
http://www.planbayarea.org/previous-plan
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Table 2.1-1: Los Gatos Population and Housing Trend, 2010 to 2018 

  POPULATION  HOUSING UNITS     

Year Total Household 
Group 

Quarters Total 
Single 

Detached 
Single 

Attached 
Two to 

Four Five Plus 
Mobile 
Homes Occupied 

Vacancy 
Rate 

Persons 
per 

Household 

2010 29,413 29,063 350 13,050 7,552 1,774 1,218 2,442 64 12,355 5.3% 2.35 

2011 29,531 29,181 350 13,067 7,567 1,776 1,218 2,442 64 12,298 5.9% 2.37 

2012 29,659 29,309 350 13,091 7,591 1,776 1,218 2,442 64 12,273 6.2% 2.39 

2013 30,053 29,703 350 13,135 7,633 1,776 1,220 2,442 64 12,303 6.3% 2.41 

2014 30,242 29,892 350 13,185 7,690 1,776 1,217 2,438 64 12,339 6.4% 2.42 

2015 30,229 29,879 350 13,228 7,733 1,776 1,217 2,438 64 12,335 6.8% 2.42 

2016 30,271 29,921 350 13,251 7,749 1,779 1,221 2,438 64 12,333 6.9% 2.43 

2017 30,448 30,098 350 13,289 7,783 1,779 1,225 2,438 64 12,400 6.7% 2.43 

2018 30,601 30,251 350 13,299 7,795 1,779 1,223 2,438 64 12,441 6.5% 2.43 

Source: California Department of Finance, 2018 E-5 Report. 

Notes: Household population includes people residing in an occupied housing unit as their primary residence.  Group quarters include residents living in group living arrangements that are owned or 
managed by an entity or organization that provides housing and/or services to residents. 

 

Table 2.1-2: Santa Clara County Population and Housing Trend, 2010 to 2018 

  POPULATION  HOUSING UNITS     

Year Total Household 
Group 

Quarters Total 
Single 

Detached 
Single 

Attached 
Two to 

Four Five Plus 
Mobile 
Homes Occupied 

Vacancy 
Rate 

Persons 
per 

Household 

2010 1,781,642 1,751,292 30,350 631,920 344,586 61,517 48,831 157,948 19,038 604,204 4.4% 2.90 

2011 1,803,329 1,773,734 29,595 633,143 345,035 61,677 48,828 158,559 19,044 606,573 4.2% 2.92 

2012 1,828,843 1,798,711 30,132 636,748 345,429 61,900 48,850 161,520 19,049 611,036 4.0% 2.94 

2013 1,857,211 1,826,713 30,498 639,446 346,145 62,201 48,923 163,124 19,053 613,806 4.0% 2.98 

2014 1,880,197 1,849,219 30,978 644,691 347,100 62,420 48,977 167,140 19,054 619,048 4.0% 2.99 

2015 1,905,156 1,874,189 30,967 652,007 348,232 62,587 49,069 173,068 19,051 627,132 3.8% 2.99 

2016 1,924,582 1,894,125 30,457 657,360 348,976 63,014 49,129 177,196 19,045 632,841 3.7% 2.99 

2017 1,937,473 1,907,033 30,440 661,875 349,729 63,322 49,131 180,719 18,974 636,786 3.8% 2.99 

2018 1,956,598 1,925,824 30,774 667,970 350,279 63,788 49,209 185,774 18,920 642,093 3.9% 3.00 

Source: California Department of Finance, 2018 E-5 Report. 

Notes: Household population includes people residing in an occupied housing unit as their primary residence.  Group quarters include residents living in group living arrangements that are owned or 
managed by an entity or organization that provides housing and/or services to residentLabor Force Commute Patterns 
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Labor Force Commute Patterns 

There are an estimated 21,171 jobs in the zip codes that comprise the 
Town of Los Gatos.1 Of this number, 20,650 are based within the 
boundaries of Los Gatos.  The State Employment Development 
Department (EDD) counts 15,530 employed residents in the town.  Of the 
20,650 local jobs, only 3,310 are filled by residents of Los Gatos 
(16 percent), with the remaining 17,340 workers commuting in on an 
average daily basis (Figure 2.1-1).  Approximately 12,220 employed 
residents commute out of Los Gatos to work.   

The 3,310 workers who both live and work in Los Gatos represent 
21 percent of the employed labor force of Los Gatos (Figure 2.1-2).  
Another 68 percent (10,500 workers) work in Silicon Valley excluding Los 
Gatos.  An even number of workers commute to the Peninsula 
(620 workers) and the East Bay (620 workers).  Other workers commute to 
Santa Cruz-Monterey-San Benito region (250 workers), San Francisco (160 
workers), the North Bay (20 workers), and other areas (50 workers).   

For those who live and work in Los Gatos, the largest employment sector 
is office-based jobs in information, finance, professional services, and 
admin support (Figure 2.1-3).  The second highest employment sector is 
educational and health.  For residents working outside of Los Gatos, the 
largest employing sector is also office, followed by manufacturing 
(Figure 2.1-4).  Educational and health firms outside the Town of Los 
Gatos are the third largest employers of commuting Los Gatos residents. 

Out of a total of 20,650 local jobs, 72 percent of the workers (14,920 
workers) employed in Los Gatos come from Silicon Valley (excluding Los 
Gatos) and 16 percent (3,310 workers) are residents of Los Gatos (Figure 
2.1-5).  An estimated 970 workers come from the Santa Cruz-Monterey-
San Benito region, with another 640 from the East Bay and 810 from 
locations further away.   

Figure 2.1-6 shows the industry of employment for workers commuting 
into Los Gatos.  Similar to Figures 2.1-3 and 2.1-4, the in-commuters are 
heavily represented in office and health-and-education.  There are 6,000 
jobs in the broad office sector and, of this amount, 83 percent (4,990 jobs) 
are filled by in-commuters.  After office and health-and-education, the arts-
entertainment-food services category is the next largest in terms of the 

                                                             

1 Employment Modeling Specialists, Int’l (EMSI).  Dataset published October 2018.   

number and share of in-commute workers.  Of the total 17,340 
in-commuters, almost 18 percent of them are in arts, entertainment, and 
food services.   

Figre 2.1-1 Commute Patterns for Los Gatos, 2017 

 
Source: ADE, Inc.; data from US Census ACS 2012-2016, CTPP 2006-2010, and EDD LMID 2017 
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Figure 2.1-2 Employed Los Gatos Residents and Where They Work 

 
Source: ADE, Inc.; data from US Census ACS 2012-2016, CTPP 2006-2010, and EDD LMID 
2017. 

Note: "Other" is 92% Central Valley and 8% Southern California. 

Figure 2.1-3 Residents Working Inside of Town by Broad Economic Sectors 

 
Source: ADE, Inc., based on US Census ACS 2012-2016, CTPP 2006-2010, and EDD LMID 2017. 
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Figure 2.1-4 Residents Working Outside of Town by Broad Economic Sectors 

 

Source: ADE, Inc., based on US Census ACS 2012-2016, CTPP 2006-2010, and EDD LMID 2017. 

Figure 2.1-5: Place of Residence of Persons Working in Los Gatos 

 

Source: ADE, Inc.; data from US Census ACS 2012-2016, CTPP 2006-2010, and EDD LMID 
2017. 

Note: "Other" is 57% Central Valley and 43% Southern California. 

  



 

Page 2-8  Public Draft Background Report  |  March 2019 

Figure 2.1-6 In-Commuters by Broad Economic Sectors 

 
Source: ADE, Inc. 

Regulatory Setting 

None. 

2.2 Fiscal/Financial 

This section describes municipal finances for the Town of Los Gatos.  In 
addition to outlining the current budget and discussing recent staffing 
trends, this section discusses how different land uses contribute to the 
Town’s tax base and demand for municipal services.  As the General Plan 
update process goes forward, land use alternatives will be evaluated for 
their fiscal impact on the Town budget. 

Major Findings 

▪ The Town’s General Fund supports about 70 percent of annual 
expenditures for Town services and facilities.  The General Fund 
is mainly funded by taxes such as property taxes, sales taxes, and 
transient occupancy taxes.  The other 30 percent of Town 
expenditures are supported by the Capital Improvements Fund 
and various Special Revenue Funds. 

▪ The Town also maintains a number of Special Revenue Funds to 
support expenditures for capital improvements, pension and 
employee benefits obligations, information technology systems, 
and other purposes. 

▪ In 2018, the Town adopted a balanced budget and maintained a 
minimum of 25 percent in reserves to cover fluctuations in 
economically sensitive revenues or unexpected expenses due to 
natural or other disasters. 

▪ With two major recessions since the year 2000, Town staffing 
levels declined, reaching a low point in 2012.  Since 2012, the 
Town has restored nine percent of its positions, but staffing 
remains below the level prior to the last recession in 2008. 

▪ One major fiscal challenge for the Town, similar to many cities in 
California, is to fund future pensions and other post-employment 
benefits (OPEB) for its employees.  Changes to acturarial 
assumptions and poor investment performance have led to 
increasing contribution requirements in the statewide CalPERS 
system.  To date the Town has provided $16.9 million in 
discretionary payments to the pension system and $13.6 million 
to OPEB obligations.  In addition, the Town has renegotiated some 
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of the provisions of its benefits program to reduce future 
obligations.  However, the Town will need to continue to 
contribute toward these unfunded obligations for the foreseeable 
future. 

▪ Residential uses generate most of the property taxes for the 
Town, but require a higher level of services than do commercial 
uses.  Overall, existing residential uses are estimated to create a 
slight deficit in service costs over revenue.  Commercial uses in 
the Town generate most of the sales taxes and require fewer 
services.  Commercial uses generate a municipal revenue surplus 
that helps to balance the Town budget.   

Existing Conditions 

Town Budget 

Los Gatos adopts an annual operating and capital budget, which also 
includes a rolling five-year General Fund projection.  The General Fund 
supports about 70 percent of the Town’s total expenditures, with the 
balance supported through additional funds, such as Capital Projects, 
Internal Services, Successor Agency, and others.  For the current Fiscal 
Year (FY) 2018-19, which covers from July 1, 2018 to June 30, 2019, the 
Town has budgeted $47.5 million in General Fund expenditures on $48.3 
million in annual revenues and use of reserves (Table 2.2-1).  The largest 
single revenue source is property tax, which comprises 38 percent of the 
Town’s operating revenue, when combined with property tax in lieu of 
vehicle license fees (VLF).  The sales tax is the second largest source at 
$7.7 million.  The Town voters passed Measure G on the November 2018 
ballot to add a local sales tax of 1/8 percent, which is estimated to 
increase sales tax revenues by $700,000 per year. 

In addition to annual recurring revenues, the FY 2018-19 budget includes 
use of several reserve funds to meet one-time expenditures as well as 
certain strategic goals of the Town.  The Town will transfer $2.3 million in 
Capital Projects Funds to support a number of road and facilities 
improvement projects.  In addition, the Town has established additional 
funds to pay for its pension and OPEB obligations.  Use of these reserves 
accounts (including the Town’s General Reserve Fund) for another $3.6 
million in revenue for FY 2018-19.  

For the General Fund, the largest single expenditure item is for police 
services, at nearly $15 million per year.  The General Government category 
in Table 2.2-1 consists of a number of Town offices and functions: 

▪ Town Council 
▪ Town Manager’s Office 
▪ Town Attorney 
▪ Human Resources 
▪ Finance 
▪ Clerk Administrator 
▪ Information Technology 
▪ Non-Departmental 

The Parks and Public Works Department has the second largest budget, 
at $7.6 million, followed by Community Development at $5.5 million.  The 
Town does not provide fire protection services, which are instead provided 
by the Santa Clara County Central Fire Protection District (SCCFPD).  The 
SCCFPD receives a property tax allocation to fund its services.  For FY 
2018-19, the Town estimates revenues received from Los Gatos tax 
payers totaled $14.3 million.   
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Table 2.2-1: Los Gatos Town General Fund Budget, Fiscal Year 2018-19 

Budget Categories Annual Budget 

REVENUES  

Taxes  

Property Tax $12,507,071 

Property Tax in lieu of VLF $3,482,060 

Sales Tax $7,744,208 

Franchise Fees $2,386,910 

Transient Occupancy Tax $2,272,500 

Other taxes $1,657,000 

Licenses and Permits $3,304,199 

Intergovernmental $646,640 

Town Services $4,457,258 

Fines and Forfeitures $631,400 

Interest Earnings and Rents $267,806 

Other Sources $552,696 

Debt Service Reimbursements $2,461,769 

Transfers in $544,836 

Use of Capital Project Funds Reserve $2,335,220 

Use of Pension/OPEB Reserve $3,100,000 

Use of Reserve $450,000 

TOTAL REVENUES & RESERVE TRANSFER $48,248,887 

EXPENDITURES  

General Government $12,085,478 

Community Development Department $5,583,158 

Police Department $14,976,514 

Library $2,556,267 

Parks and Public Works Department $7,626,360 

Debt Payments $1,909,073 

Transfers Out $2,785,220 

TOTAL EXPENDITURES & ALLOCATIONS $47,522,070 

NET REVENUES & RESERVE TRANSFERS 
LESS EXPENDITURES & ALLOCATIONS $726,807  

Source: Town of Los Gatos, Operating Budget, FY 2018-2019  

The FY 2018-19 budget has a net revenue surplus of more than $800,000.  
However, with the use of the reserves as described, the overall General 
Fund Reserve is projected to decrease from $27.1 million to $20.9 million 
by the end of the year, of which $10.1 million are for Catastrophic and 
Budget Stabilization Reserves.  This complies with the Town budget 
reserve policy of maintaining 25 percent of operating expenditures in 
reserve.  Over the next five years, the Town projects minimal increases in 
the General Fund Reserves. 

Through the recessions in the early 2000’s and in 2008-2009, the Town 
has needed to reduce costs to respond to declining revenues.  As shown 
in Figure 2.2-1, the Town reduced its staffing from 180 positions in 2001 
to 136 in 2012.  The current level of 149 is well below previous peak 
periods. 

Figure 2.2-1: Los Gatos Full-Time Equivalent Employees 2001- 2019 

 
 

Source: Town of Los Gatos, FY 2018-19 Operating Budget, p.  A-3. 
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Land Use Impacts on Town Budget 

Residential and non-residential land uses affect Town revenues and costs 
differently.  For example, most of the property in the Town is developed 
with residential uses, and in aggregate, housing produces more property 
taxes than non-residential development (Figure 2.2-2).  Based on data 
published by the Santa Clara County Assessor, it is estimated that more 
than 80 percent of property tax in Los Gatos is paid by residential property 
owners.  Among non-residential uses, industrial and institutional uses 
(including health care) are the highest property tax generators, in part 
because of the higher proportion of taxable equipment in those 
businesses. 

Figure 2.2-2: Estimated Sources of Property Tax in Los Gatos, 2018  

 
Source: ADE, Inc. 

For sales tax, retail commercial uses are prominent (Figure 2.2-3).  This is 
fundamental to how sales tax is allocated to cities in California, which is 
based on the point of sale (at a business location) rather than the 
residential location of the buyer.  In Figure 2.2-3, residential uses are 
credited with taxable sales they make in Los Gatos, based on the retail 
market analysis presented later in this chapter.  However, retail business 
in Los Gatos capture more sales than just from Los Gatos residents.  The 

analysis of retail supply and demand in Los Gatos indicates that residents 
of surrounding communities, including county unincorporated areas, 
spend significant dollars in Los Gatos.  In addition, both day visitors and 
lodging visitors spend money on gas, in restaurants, and at retail 
establishments.  Finally, the business community spends an estimated 
$38.2 million on goods and services in Los Gatos.   

Each of these spending sources are tracked to the corresponding land use 
in Figure 2.2-3, with the result that commercial uses generate about 49 
percent of taxable sales, compared to 39 percent for Los Gatos 
households. 

Figure 2.2-3: Estimated Sources of Sales Tax in Los Gatos, 2018  

 

Source: ADE, Inc. 
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Municipal Service Costs 

Residential uses tend to have a higher need for Town services.  Residents 
typically have a greater number of calls for service for police protection 
and the use of other Town facilities (i.e., parks, libraries) than do workers 
who are in Town just during the workday.  Many communities estimate 
that workers and the businesses where they are employed require 
approximately half the level of service as the residential population on a 
per capita basis.  Using this factor, Table 2.2-2 estimates that residential 
land uses consume about 75 percent of the services the Town provides.  
Among non-residential uses, commercial businesses tend to be a higher 
target for crime while office, visitor-serving, and institutional uses generate 
higher levels of traffic and associated calls for service, thus requiring 
higher police services costs than office or industrial uses. 

Table 2.2-2: Estimated Annual Revenues and Costs by Land Use in Los Gatos 
Fiscal Year 2018-19 

Land Use Revenues Costs Net 

Total $39,968,992  ($39,231,941) $737,051  

Residential $26,891,996  ($29,253,654) ($2,361,658) 

Commercial $5,193,992  ($4,067,888) $1,126,105  

Industrial $854,080  ($599,916) $254,164  

Office $2,246,698  ($2,241,099) $5,599  

Lodging $2,802,725  ($548,057) $2,254,669  

Public/ Institutional $1,979,500  ($2,521,328) ($541,828) 

Source ADE.  Inc.   

Note: Totals do not add to budget totals for the Town as certain revenues and costs are not 
affected by land use. 

The net fiscal impacts by land use are illustrated in Figure 2.2-4.  This 
analysis reflects a balanced budget for the Town and only annually 
recurring costs.  Use of the capital reserve and investments in the pension 
programs for the Town are not included.  The outcome of the analysis is 
typical for many municipalities in California.  Revenues from residential, 
which are more dependent on the property tax, often do not escalate with 
the cost of services due to the limitations on annual increases in 
assessments due to Proposition 13.  The sales tax and the transient 
occupancy tax tend to follow increases in inflation more closely.  The 
effect is that over time, residential uses do not generate enough revenue 
by themselves to pay the full cost of municipal services.  However, in the 
current real estate market, new residential units often do generate 

sufficient revenue, because their market values are much higher than 
older existing residences.  The average assessed value per existing 
residential unit in Los Gatos is about $700,000.  For newer homes, 
assessed at $825,000 or more, the cost/revenue ratio would be balanced.  
As it is, the retail and visitor-serving businesses in Town generate the 
extra revenue needed to balance the Town budget and provide the quality 
of services desired by Los Gatos residents. 

Figure 2.2-4: Estimated Net Fiscal Impact by Land Use in Los Gatos, 2018 

  
Source: ADE, Inc. 
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Regulatory Setting 
Proposition 13.  Proposition 13 limits annual increases in assessed value 
to two percent per year, unless the property changes ownership or is 
significantly modified by, at which time it is reassessed to market value.  
For properties that remain in single ownership for many years, the annual 
increase in property taxes often does not keep pace with market pricing 
and the increase in Town service costs. 

2.3 Economic Development 

This section describes current economic development in the Town as it 
relates to retail, employment, and commercial real estate and projected 
square footage demand.  This section provides a detailed retail analysis of 
demand and revenues that support sales tax growth, as well as a detailed 
analysis of job growth and real estate conditions.   

The section then describes overall employment trends in Los Gatos and 
the region, concluding with a discussion of non-residential real estate 
trends and projected job growth. 

The section is divided into the following subsections: 

▪ Retail Market Analysis.  Retail stores serve an important function 
by meeting the demand for goods and services by local residents 
as well as othe businesses and visitors.  These goods and 
services meet retail spending demand and the revenue that they 
generate supports public sector services through sales tax 
receipts. 

▪ Employment Trends.  Job trends reflect Los Gatos’ role in the 
regional economy, and how recent shifts potentially affect the 
types of space that will the community will need in the future.  

▪ Commercial Real Estate Conditions and Projected Square 
Footage Demand.  The real estate conditions identify how well 
existing spaces in Los Gatos currently support business needs 
and provides context for the future demand projections. The 
square footage projection quantifies the building space that will 
be needed to meet future needs. 

Major Findings  

▪ Los Gatos has a slightly higher concentration of taxable retail 
sales than Santa Clara County as a whole, with 1.6 percent of the 
County population and 1.9 percent of the taxable sales.  The 
Town’s retailers also serve residents of neighboring Monte Sereno 
and the surrounding unincorporated areas. 

▪ About 31 percent of taxable sales in Los Gatos come from non-
retail office and industrial businesses.  This is comparable to the 
statewide average of 32 percent. 

▪ The household income characteristics for the Los Gatos market 
area show a large proportion of households in the upper income 
groups, with 62 percent earning at least $100,000 annually. 

▪ Accounting for spending from market area households, out-of-
town visitors, and business-to-business transactions, the total 
market area retail demand for Los Gatos is estimated at 
$662.7 million. 

▪ Los Gatos’ annual retail sales totaled $605.1 million in 2016, 
which is slightly below the local market demand of $667.2 million.  
This means the Los Gatos has an overall net leakage (local 
residents spending outside of Los Gatos) of about $62.2 million, 
or 9.3 percent of the total demand. 

▪ The retail category with the largest net capture of regional sales is 
food stores.  Store categories with retail leakage (residents 
shopping in other jurisdictions) include building materials, 
clothing, vehicle dealers, general merchandise stores, gasoline 
stations, and eating places. 

▪ Altogether, the existing leakage could potentially support an 
additional 338,400 square feet of retail space.  Existing 
businesses and vacancies can accommodate at least some of 
this unmet retail demand. 

▪ Employment in Los Gatos consists of around 21,200 jobs.  Los 
Gatos added jobs at a compounded annual growth rate (CAGR) of 
3.2 percent between 2007 and 2017, which is substantially higher 
than the growth rate throughout the County (1.8 percent) and in 



 

Page 2-14  Public Draft Background Report  |  March 2019 

the surrounding communities (San Jose: 1.6 percent, Cambpell: 
1.4 percent, Saratoga: 2.4 percent). 

▪ Job growth in Los Gatos is projected to slow down between 2017 
and 2027 (projected CAGR of 1.9 percent).  However, the 
projected growth rate will remain higher than the County 
(projected CAGR of 1.2 percent) and surrounding communities 
(San Jose: 1.0 percent, Campbell: 1.2 percent, Saratoga: 
1.7 percent).   

▪ The wages and salaries for jobs in Santa Clara County averaged 
about $126,700 in 2017, which is higher than the average wages 
and salaries for jobs in Los Gatos ($100,200).  However, wages 
and salaries grew faster for jobs in Los Gatos than in the County. 

▪ Between 2017 and 2027, Los Gatos is projected to have an 
estimated increase of 4,350 jobs, which will primarily be in the 
fields of information and health care/social assistance. 

▪ The leading growing industries with high concentration of 
employment in Los Gatos are largely in the manufacturing, 
information, financial, professional services, educational services, 
health care/social assistance, and amusement/recreation 
industry groups. 

▪ In the Los Gatos/Campbell market, the office space totaled 
around 4.5 million square feet (SF), with a vacancy rate of 
8.6 percent (383,350 SF) and no office space under construction.   

▪ Within this large regional market for research and development 
(R&D) space, Los Gatos has a comparatively small inventory.  In 
the third quarter of 2018, Los Gatos had a total of 342,750 SF of 
R&D space, with a vacancy rate of 0.3 percent (1,000 SF). 

▪ In the Los Gatos/Campbell market, the retail inventory totaled 
5.0 million SF, with a vacancy rate of 4.1 percent and 1,500 SF of 
retail space under construction. 

▪ The net growth of around 4,350 jobs projected from 2017 to 2027 
in Los Gatos potentially creates demand for 1.7 million SF of 
business space.   

Existing Conditions 

Retail Market Analysis 

The retail commercial sector in the Town is important for several reasons.  
Retail establishments serve as an important contributor to the quality of 
life in the community by providing a desirable array of goods and services 
for local and visitor consumption, and as a major source of tax revenues 
that support local municipal services.  This retail market analysis includes 
an estimate of retail spending in Los Gatos, including household, 
business-to-business, and visitor spending; and a comparison of overall 
spending potential with sales by Los Gatos retail establishments. 

The population of Los Gatos makes up about 1.6 percent of the total 
population in Santa Clara County, while comprising about 1.9 percent of 
the total retail taxable sales in the County.  This indicates that the Town’s 
retail activity slightly exceeds its small population base.  Because Los 
Gatos has unincorporated areas within the Planning Area, and neighboring 
Monte Sereno has very limited commercial business activity, the Town 
serves retail needs for households outside of Los Gatos.  In addition, Los 
Gatos attracts retail spending from several different constituent groups, 
including out-of-town visitors and business-to-business activity.   

In 2016, Los Gatos businesses generated about $454.0 million in taxable 
sales, of which about 69 percent came from retail stores.  Compared to 
the rest of California, where about 68 percent of taxable sales come from 
retail stores, Los Gatos’ taxable sales have a comparable balance between 
consumer-focused retail stores and other business-to-business 
transactions. 

Market Area 

The retail market analysis uses ZIP code-based data to define the local 
market area.  The local market area definition for Los Gatos comprises 
ZIP codes 95030 and 95032.  This includes the Town limits for Los Gatos, 
the unincorporated areas within Los Gatos, the City of Monte Sereno, and 
some surrounding unincorporated areas outside of Los Gatos.  This 
market area boundary applies to both household spending and the 
business-to-business demand. 
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Market Area Household Income 

The distribution of income in the Los Gatos market area shows the 
community has a high concentration of households (62 percent) earning 
at least $100,000 annually (Table 2.3-1).  The overall (mean) household 
income averaged $185,200 in 2016 for the Town of Los Gatos, while the 
median household income was $127,300.  In neighboring Monte Sereno, 
the median income was $202,300.  Less than 10 percent of households in 
the Los Gatos market area had a household income under $30,000, while 
35.7 percent of households had an annual income above $200,000.  In 
general, Los Gatos had a lower income not only than Monte Sereno, but 
also the surrounding unincorporated areas.  However, households in the 
Town of Los Gatos also account for approximately 80 percent of the 
market area total. 

The estimated household spending is based on the household counts 
from the California Department of Finance.  This data shows Los Gatos 
with around 12,400 households, Monte Sereno with about 1,300 
households, and another 1,800 households residing in the unincorporated 
portions of the local market area.  The overall count used in the analysis 
totals around 15,500 households. 

Retail Demand and Supply 

Local household spending represents the single largest component that 
supports any community’s retail commercial sectors.  The primary factors 
that affect the demand for retail goods and services include the number of 
households living in the market area, and the average income and its 
distribution across different income groups.   

Figure 2.3-1: Los Gatos Market Area Map (ZIP Codes 95030 and 95032) 
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Table 2.3-1: Household Income Distribution for Los Gatos Local Market Area, 
2016 

Income Group 
Town of 

Los Gatos 

City of 
Monte 
Sereno 

Unincorp.  
Areas 

Local 
Market Area 

Total 

Less than $10,000 375 16 37 428 

$10,000 to $14,999 213 26 6 245 

$15,000 to $19,999 171 30 15 216 

$20,000 to $24,999 166 53 34 253 

$25,000 to $29,999 198 20 59 277 

$30,000 to $34,999 318 0 19 337 

$35,000 to $39,999 171 5 12 188 

$40,000 to $44,999 341 33 9 383 

$45,000 to $49,999 160 10 34 204 

$50,000 to $59,999 660 61 24 745 

$60,000 to $74,999 880 36 81 997 

$75,000 to $99,999 1,310 89 79 1,478 

$100,000 to $124,999 951 75 137 1,163 

$125,000 to $149,999 781 42 165 988 

$150,000 to $199,999 1,479 148 246 1,873 

$200,000 or more 3,951 670 813 5,434 

Median Income $127,278 $202,321 n/a n/a 

Mean Income $185,175 $299,596 $239,340 $201,364 

Source: ADE, Inc.; data from American Community Survey Five-Year Sample, 2012-2016. 

Notes: The market area total is based on data for ZIP codes 95030 and 95032.  The data is 
based on a five-year sample, with the numbers shown as 2016 dollars.  Total households 
shown in the table differ slightly from the California Department of Finance demographic 
estimates. 
 
As described later in this section, retail leakage represents the gap 
between local market demand and retail sales by local retail 
establishments.  This leakage represents an existing shortfall, as well as 
an opportunity for both retail expansion and possible attraction. 

The taxable sales data is an annual total listed by retail category.  The 
retail sales data comes from the California State Board of Equalization 

                                                             

2 InfoUSA/Salesgenie business data and source of sales data from the U.S.  Economic Census 
were used to estimate the total retail sales from the taxable sales. 

public taxable sales reports.  This data was aggregated into nine broad 
categories.  Because certain retail items, such as food and prescription 
drugs are not taxable, the retail sales totals include a conversion that 
estimates nontaxable sales.2 

The total retail spending for Los Gatos totals approximately $667.2 
million, as shown in Table 2.3-2.  This local market consists of Los Gatos 
market area households, visitors, and business-to-business spending. 

Household Spending 

The household retail spending totals are calculated from an analytical 
model developed by ADE, Inc.  The retail demand model estimates that the 
annual retail spending from the 15,500 local market area households 
totals about $583.7 million, as shown in Table 2.3-2.  It should be noted 
that not all of this spending occurs in Los Gatos because neighboring 
communities might provide certain retail offerings not available locally.   

Household spending among local residents is distributed across all retail 
categories.  The largest retail spending categories are general 
merchandise stores, motor vehicle dealers, food service, and food stores.  
Each of these retail categories accounts for more than $80 million in 
household spending.   

Visitor Spending 

Using visitor spending and transient occupancy tax (TOT) data from Dean 
Runyan Associates, the estimated spending by out-of-town visitors to Los 
Gatos totals about $45.2 million in retail demand.  The spending is largely 
concentrated in food services and gasoline stations. 

Business-to-Business Spending 

According to data from the IMPLAN input-output model, the business-to-
business spending by establishments in the Los Gatos market area 
totaled about $38.2 million.  This represents the amount of spending that 
non-retail businesses in the Los Gatos market area make at local retail 
stores.  Food service represents the largest business-to-business 
spending category, with $15.5 million in demand.   
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Retail Sales and Retail Leakage 

Los Gatos’ annual retail sales totaled $605.1 million, which is slightly 
below the total retail spending of $667.2 million, as shown in Table 2.3-2.  
This means the Los Gatos retail sectors have an overall net leakage (sales 
occurring outside of Los Gatos) of about $62.2 million, or 9.3 percent of 
total demand. 

Findings for retail sales and sales leakage/net capture by major store 
groups are summarized below.   

Motor Vehicle and Parts Dealers 

The motor vehicle and parts dealers category includes new and used 
automobile dealerships, auto parts stores, as well as dealers for other 
vehicles such as boats, motorcycles, and trailers.  This category shows a 
leakage of about $51.7 million, and $79.0 million in existing retail sales.  
This indicates that Los Gatos likely has market potential to support 
additional businesses in this category.  However, auto dealerships 
generally require large lots and tend to aggregate in settings with multiple 
dealerships.  If existing areas in Los Gatos with dealerships do not have 
space for expansion or new business formation, then the existing sales 
leakage trend will continue. 

Home Furnishings and Appliance Stores 

The home furnishings and appliance store category includes furniture, 
home furnishings, appliances, and electronics stores.  Altogether, these 
stores generated about $21.8 million in retail sales in Los Gatos, which 
almost exactly equaled the total retail spending.  This means that the 
category, as a whole, is balanced between supply and demand.  However, 
depending on the composition of the store types within this category, 
there could be leakage or excess capture when looking at the store types 
in greater detail. 
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Table 2.3-2: Retail Spending, Retail Sales, and Leakage for Los Gatos Local Market 

Retail Category 
Household 
Spending Visitor Spending 

Business-to-
Business 
Spending 

Total Retail 
Spending 

Retail Sales (Los 
Gatos) 

Net Capture of 
Regional Sales Retail Leakage 

Motor Vehicle and Parts Dealers $125,545,203 $0 $5,181,230 $130,726,433 $79,010,302 $0 $51,716,131 

Home Furnishings and Appliance Stores $20,253,065 $0 $1,578,310 $21,831,375 $21,804,117 $0 $27,258 

Building Material and Garden Equipment Dealers $17,909,371 $0 $2,874,111 $20,783,482 $14,736,822 $0 $6,046,660 

Food and Beverage Stores $89,187,253 $2,405,848 $803,734 $92,396,835 $183,764,000 $91,367,165 $0 

Gasoline Stations $67,343,550 $8,133,214 $4,083,756 $79,560,520 $51,146,822 $0 $28,413,698 

Clothing and Clothing Accessories Stores $32,025,900 $3,165,342 $4,095,732 $39,286,974 $37,296,159 $0 $1,990,815 

General Merchandise Stores $100,369,484 $3,339,260 $0 $103,708,745 $39,345,376 $0 $64,363,369 

Food Services and Drinking Places $103,503,830 $23,830,709 $15,500,426 $142,834,965 $126,786,064 $0 $16,048,901 

Other Retail Group $27,600,262 $4,343,067 $4,106,720 $36,050,049 $51,172,894 $15,122,845 $0 

Total $583,737,917 $45,217,442 $38,224,018 $667,179,377 $605,062,556 $106,490,010 $168,606,832 

Source: ADE, Inc.; based on data from the American Community Survey, Bureau of Labor Statistics, U.S.  Economic Census, California Department of Finance, State Board of Equalization, 
InfoUSA/Salesgenie, Dean Runyan Associates, and the IMPLAN Group. 

Building Material and Garden Equipment Dealers 

This category includes hardware stores, home improvement centers, 
building materials, and gardening stores.  Total demand for this category 
is about $20.8 million, with $17.9 million coming from household 
spending and the remaining demand coming from business-to-business 
sales.  With $14.7 million in sales in Los Gatos, the category has a total of 
$6.0 million in unmet demand. 

Food and Beverage Stores 

The food and beverage store category includes grocery stores, 
convenience stores, specialty food stores, and liquor stores.  Los Gatos 
retailers in this category generate an estimated $183.8 million in total 
retail sales.3 Compared to $92.4 million in retail spending, this means that 
the category has a net capture of regional sales of about $91.4 million.  
This would indicate that food stores in Los Gatos attract significant 
spending from beyond the local market area. 

                                                             

3 The taxable sales for food and beverage stores total about $60.3 million, which does not 
include sales for nontaxable items such as groceries and prescription drugs.  The estimated 
sales used in the analysis for this category come from InfoUSA/Salesgenie business data. 

Gasoline Stations 

The gasoline stations category includes a combination of standalone 
gasoline stations and establishments that combine gasoline sales with 
convenience stores, car washes, and/or service bays.  Los Gatos has a 
total of $51.1 million in sales.  The market area demand totals about $79.6 
million, resulting in $28.4 million in retail leakage.  This indicates that Los 
Gatos has an existing unmet demand in this category.  Meeting that 
demand would potentially depend on the locations of existing stations, 
and whether they are readily accessible to customers.  However, the high 
outcommute rate in Los Gatos could mean that expansion potential for 
this category is limited. 

Clothing Stores 

Clothing stores consist of stores specializing in men’s and women’s 
clothing, accessories, and shoes.  Altogether, these stores in Los Gatos 
generated about $37.3 million in 2016.  Apparel stores as a group have a 
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leakage of about $2.0 million, which means that the existing store sales 
are very close to the market area demand.   

General Merchandise Stores 

The general merchandise category includes a cross-section of stores that 
carry broad merchandise lines in multiple product categories.  These 
stores include traditional department stores, discount department stores, 
warehouse clubs, variety stores, and drug stores.  Stores in this category 
generated about $39.3 million in sales in 2016.  Based on the business 
records from InfoUSA/Salesgenie, most of these sales likely come from 
drug stores, as Los Gatos does not have any large-scale general 
merchandise stores. 

As a group, general merchandise stores generate a significant net sales 
leakage of about $64.4 million.  The absence of large-scale general 
merchandise stores likely drives this leakage, but establishing a store of 
that type in Los Gatos would require a large building footprint. 

Food Services and Drinking Places 

These establishments include full-service and limited-service restaurants 
that serve prepared food.  The category also includes bars and other 
drinking establishments.  Food service and drinking establishments 
generated about $126.8 million in retail sales in 2016, with over $142.8 
million in total retail spending in the market area.  This results in a net 
leakage of about $16.0 million.  Over one-fourth of the demand comes 
from visitor and business-to-business spending.  The sales in this 
category are larger than the household spending alone.   

Other Retail 

Specialty retail stores focus on particular product groups, and as a group 
they encompass wide variety of different product offerings and store 
types.  These stores generated a total of $51.2 million in 2016 retail sales, 
with about $15.1 million in net regional sales capture.   

Supportable Square Footage from Leakage Recapture 

Table 2.3-3 highlights store categories with existing leakage and the 
potential square footage that this leakage could support if the leakage 
results in new business attraction.  It should be noted that existing 
businesses could also absorb at least some of this leakage through 
expansion or other improvements to their operations.  The potential for 

recapturing retail leakage can also be accommodated through absorbing 
existing vacancies.  Altogether, the estimated shortfall totals about 
$168.6 million.  Recapturing this leakage would potentially support up to 
338,400 SF of retail building space. 

By comparison, the commercial square footage demand estimate (shown 
in Table 2.3-14) showed about 168,800 SF supported through the 
projected employment growth. 

In addition, the projected household growth in Los Gatos will not add 
significantly to the retail demand for the future.  Because the limited future 
household growth means that market support for retail spaces will not 
significantly expand, maintaining the viability of Los Gatos’ commercial 
districts will depend more on identifying quality retail tenants that fit and 
adapt to shifting market needs. 

Table 2.3-3: Square Footage Potential from Los Gatos  
Local Market Retail Leakage 

Retail Category Retail Leakage 

Square 
Footage 
Potential 

Home Furnishings and Appliance Stores $27,258 91 

Building Material and Garden Eq.  Dealers $6,046,660 20,156 

Clothing and Clothing Accessories Stores $1,990,815 7,239 

General Merchandise Stores $64,363,369 257,453 

Food Services and Drinking Places $16,048,901 53,496 

Total $168,606,832 338,436 

Source: ADE, Inc., based on data from the American Community Survey, Bureau of Labor 
Statistics, U.S.  Economic Census, California Department of Finance, and the Urban Land 
Institute. 
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Employment Trends 

The employment base in Los Gatos and the surrounding communities is 
important because it supports economic opportunities and personal 
income for people working in the community.  As a matter of informing 
the General Plan process, the nature of the existing and projected jobs will 
identify how built spaces address future demand.  Since the previous 
General Plan update, several industry sectors have grown and others have 
declined.  Some sectors coincide with broader trends in Santa Clara 
County, while others are more unique to Los Gatos.  Understanding the 
nature of these dynamics in Los Gatos and the surrounding communities 
will also provide a glimpse into the potential opportunities that will be 
available to local businesses. 

Regional Employment Trends 

Existing Jobs 

Santa Clara County had around 1.07 million total jobs in 2017 
(Table 2.3-4).  Concurrently, Los Gatos had around 21,200 jobs, or 
2.0 percent of the county total.4 Nearly 42 percent of the jobs in the 
County were in San Jose (about 447,600 jobs).  Neighboring Campbell 
(32,700 jobs) had a higher total job total, while Saratoga (7,500 jobs) was 
lower. 

Recent Job Growth 

Between 2007 and 2017, Santa Clara County grew by about 174,800 jobs, 
which represents a CAGR of 1.8 percent.  Los Gatos added nearly 5,700 
jobs during the same period and had a substantially higher CAGR of 3.2 
percent.  By comparison, San Jose had a lower CAGR of 1.6 percent, while 
Campbell (1.4 percent CAGR) and Saratoga (2.4 percent CAGR) also had 
growth rates lower than Los Gatos.  In all of these areas, the CAGR is 
higher than for the California statewide average (0.8 percent). 

Projected Job Growth 

Projected employment between 2017 and 2027 in Santa Clara County 
shows an overall slowdown in the growth rate, with a projected CAGR of 

                                                             

4 The EMSI database for Town jurisdictions is based on ZIP code aggregations.  The ZIP 
codes for Los Gatos (95030 and 95032) include Monte Sereno, and other unincorporated 
areas within and outside of the Los Gatos town boundaries. 

1.2 percent, according to EMSI.  The County is projected to add over 
133,500 jobs during this period. 

According to EMSI, the projected employment growth in Los Gatos will 
also slow down, with a CAGR of 1.9 percent between 2017 and 2027.  This 
projected growth rate remains higher than Santa Clara County.  The 
projected employment shows an increase of over 4,300 jobs.  Los Gatos’ 
projected growth rate is also higher than San Jose (1.0 percent CAGR), 
Campbell (1.2 percent CAGR), and Saratoga (1.7 percent CAGR).  By 
comparison, California’s projected growth rate through 2027 shows a 
CAGR of 1.0 percent.   

Plan Bay Area 2040, a regional land use, housing, and transportation plan, 
projects a substantially lower employment projection for Los Gatos, with a 
CAGR of 0.3 percent through 2040. Using the Plan Bay Area 2040 growth 
rates, Los Gatos would add less than 600 jobs between 2017 and 2027, 
and just over 1,300 jobs between 2017 and 2040.  

Existing Wages and Salaries 

The wages and salaries for jobs in Santa Clara County averaged about 
$126,700 in 2017, which is higher than the average wages and salaries for 
jobs in Los Gatos ($100,200), as shown in Table 2.3-5.  Jobs in San Jose 
($117,519) have higher average salaries than Los Gatos, while the average 
salaries in Campbell ($84,800) and Saratoga ($73,500) are lower.  By 
comparison, the statewide average wage and salary per job is about 
$65,900.   

In addition, Santa Clara County wages and salaries grew at a CAGR of 
4.3 percent.  The average wages and salaries for Los Gatos jobs grew at a 
higher rate (4.7 percent CAGR) than the county average, as well as for San 
Jose (4.0 percent CAGR), Campbell (3.2 percent CAGR), and Saratoga 
(3.3 percent CAGR).  By comparison, the wages and salaries for jobs in 
California grew at a CAGR of 2.7 percent. 

 



2.  Los Gatos Today 

Public Draft Background Report  |  March 2019  Page 2-21 

Table 2.3-4: Employment and Projections Summary, 2007 to 2027 

Description 2007 Jobs 2017 Jobs 2027 Jobs 
2007 to 2017 
Job Change 

2017 to 2027 
Job Change 

2007 to 2017 
CAGR 

2017 to 2027 
CAGR 

Shift-Share 
2017 

Santa Clara County Total 896,685 1,071,448 1,205,020 174,763 133,572 1.8% 1.2% 10.7% 

Los Gatos Total 15,475 21,171 25,523 5,696 4,352 3.2% 1.9% 28.0% 

San Jose Total 380,802 447,613 495,837 66,811 48,224 1.6% 1.0% 8.7% 

Campbell Total 28,600 32,708 36,726 4,108 4,018 1.4% 1.2% 5.5% 

Saratoga Total 5,961 7,546 8,958 1,585 1,412 2.4% 1.7% 17.8% 

Source: EMSI, 2018. 

Notes: CAGR represents the compounded average growth rate.  Geographic boundaries for cities are based on ZIP code aggregations and might not exactly match the incorporated Town limits.  
The ZIP code aggregation for Los Gatos also includes Monte Sereno and unincorporated areas within and outside of the Los Gatos town limits. 

The job counts include the covered employment from the Quarterly Census of Employment and Wages, and do not include self-employment and non-covered jobs. 

 

Table 2.3-5: Trends in Average Wages, 2007 to 2027 

Description 
2007 Wages & 

Salaries 
2017 Wages & 

Salaries 
2007 to 2017 

CAGR 

Santa Clara County Total $82,886 $126,705 4.3% 

Los Gatos Total $63,485 $100,229 4.7% 

San Jose Total $79,487 $117,519 4.0% 

Campbell Total $62,154 $84,822 3.2% 

Saratoga Total $53,383 $73,506 3.3% 

Source: EMSI, 2018. 

Notes: CAGR represents the compounded average growth rate.  Geographic boundaries for 
cities are based on ZIP code aggregations and might not exactly match the incorporated 
Town limits.  The ZIP code aggregation for Los Gatos also includes Monte Sereno and 
unincorporated areas within and outside of the Los Gatos town limits. 

The job counts include the covered employment from the Quarterly Census of Employment 
and Wages, and do not include self-employment and non-covered jobs.   

Employment Base and Projected Growth 

Santa Clara County 

Santa Clara County’s 1.07 million jobs are primarily in manufacturing, 
information, professional services, health care/social assistance, retail 
trade, hospitality, and government.  Each of these sectors employs more 
than 80,000 workers.  The highest concentrations of employment (relative 
to the state average) occur in manufacturing, information, professional 
services, and educational services.   

Average wages for manufacturing ($208,200), information ($325,000), 
finance ($167,300), professional services ($174,800), and management 
($222,700) are above the countywide average for all jobs at $126,700 
(Table 2.3-6). 

The largest projected employment growth in Santa Clara County between 
2017 and 2027 is expected to occur in information, professional services, 
and health care/social assistance.  These sectors each have projected 
growth of at least 27,000 jobs, and together account for about 70 percent 
of the future net job growth in Santa Clara County.  Manufacturing is 
projected to decline by nearly 9,000 jobs between 2017 and 2027. 

Los Gatos 

The largest industry groups among the 21,200 jobs in Los Gatos are retail 
trade, information, professional services, health care, and hospitality 
(Table 2.3-7).  Each of these industry groups employs over 2,000 workers.  
The industry groups with the highest employment concentrations in Los 
Gatos include information; arts, entertainment, and recreation services; 
and hospitality (lodging and food service).   

Industry groups with average wages above the overall average for all jobs 
in Los Gatos include wholesale trade ($101,900), information ($344,700), 
finance ($153,100), and professional services ($153,000). 

Projected job growth in Los Gatos between 2017 and 2027 will be driven 
by information and health care/social assistance.  These sectors alone 
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will account for over 75 percent of the 4,400 net jobs that Los Gatos is 
projected to add during this period. 

San Jose 

In San Jose, the largest industry groups include manufacturing, 
professional services, administrative/support services, health care/social 
assistance, and government (Table 2.3-8).  Each of these sectors employs 
over 40,000 workers.  The sectors with the highest relative concentration 
of employment include manufacturing, professional services, 
administrative/support services and educational services.   

Manufacturing ($241,400), information ($236,100), finance ($171,400), 
professional services ($172,300), and management ($222,700), each have 
an average annual wage above the citywide average of $117,500. 

The largest projected 2017-2027 job growth in San Jose is expected to 
occur in professional services and health care/social assistance.  Each of 
these sectors have projected growth of over 10,000 jobs.  The only 
industry sector with projected future job losses in San Jose is wholesale 
trade. 

Campbell 

Campbell’s largest industry groups include construction, manufacturing, 
professional services, administrative services, health care/social 
assistance, and hospitality.  Each of these sectors employ at least 3,000 
workers, as shown in Table 2.3-9.  The highest job concentrations occur 
(relative to the state average) in construction, manufacturing, professional 
services, administrative/support services, and educational services.   

Sectors with annual average wages above the citywide average of 
$84,800 include manufacturing ($157,600), wholesale trade ($130,000), 
information ($265,100), finance ($143,800), real estate ($87,000), 
professional services ($158,100), and management ($222,600). 

Professional services and health care/social assistance together 
comprise more than half of the 4,000 new jobs projected for Campbell 
between 2017 and 2027.  Sectors projected to lose jobs during this period 
include manufacturing, wholesale trade, retail trade, and finance. 

Saratoga 

The largest industry groups in Saratoga include health care/social 
assistance, hospitality, and government.  Each of these sectors employ at 
least 800 workers (Table 2.3-10).  The highest relative job concentrations 
in Saratoga occur in information, real estate, educational services; health 
care/social assistance; arts, entertainment, and recreation; and other 
services.   

Average annual wages for construction ($75,500), wholesale trade 
($84,500), information ($150,700), finance ($185,800), real estate 
($104,000), professional services ($154,700), and administrative/support 
services ($96,200) are each above Campbell’s overall averagewage of 
$73,500. 

Over one-third of the projected 2017-2027 job growth in Saratoga is in 
health care/social assistance.  Other sectors with at least 100 new jobs 
during this period include information, professional services, and 
hospitality. 
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Table 2.3-6: Santa Clara County Employment and Projections by Industry, 2007 to 2027 

NAICS 
Code Description 2007 Jobs 2017 Jobs 2027 Jobs 

2007 to 2017 
Job Change 

2017 to 2027 
Job Change 

2007 to 2017 
CAGR 

2017 to 2027 
CAGR 

Location 
Quotient 

2017 

Wages and 
Salaries 

2017 

11 
Agriculture, Forestry, Fishing and 
Hunting 3,894 3,543 3,503 -351 -40 -0.9% -0.1% 0.13 $45,551 

21 Mining, Quarrying, Oil and Gas  255 219 258 -36 39 -1.5% 1.7% 0.18 $83,497 

22 Utilities 1,829 2,371 2,823 542 452 2.6% 1.8% 0.65 $121,064 

23 Construction 45,384 47,602 55,077 2,217 7,475 0.5% 1.5% 0.94 $84,950 

31 Manufacturing 163,711 161,588 152,656 -2,123 -8,932 -0.1% -0.6% 1.97 $208,244 

42 Wholesale Trade 39,530 34,816 30,321 -4,713 -4,495 -1.3% -1.4% 0.77 $125,951 

44 Retail Trade 83,836 85,361 86,317 1,524 956 0.2% 0.1% 0.81 $48,266 

48 Transportation and Warehousing 
11,245 12,343 11,909 1,098 -434 0.9% -0.4% 0.36 $54,623 

51 Information 39,314 84,140 118,991 44,826 34,851 7.9% 3.5% 2.61 $325,021 

52 Finance and Insurance 21,490 21,231 22,504 -259 1,273 -0.1% 0.6% 0.62 $167,338 

53 Real Estate, Rental and Leasing 15,851 14,470 15,656 -1,381 1,185 -0.9% 0.8% 0.81 $90,485 

54 
Professional, Scientific, and 
Technical Services 112,528 147,939 174,979 35,411 27,040 2.8% 1.7% 1.92 $174,779 

55 
Management of Companies and 
Enterprises 9,212 13,742 17,629 4,530 3,887 4.1% 2.5% 0.95 $222,695 

56 Administrative/Support Services 56,302 63,562 68,532 7,260 4,970 1.2% 0.8% 0.92 $71,593 

61 Educational Services 27,081 38,649 46,952 11,568 8,303 3.6% 2.0% 1.96 $85,295 

62 Health Care/Social Assistance 70,587 118,348 149,968 47,761 31,619 5.3% 2.4% 0.84 $67,676 

71 
Arts, Entertainment, and 
Recreation 10,562 15,177 17,568 4,616 2,391 3.7% 1.5% 0.79 $50,117 

72 Accommodation/Food Services 63,775 84,886 97,602 21,111 12,716 2.9% 1.4% 0.83 $26,551 

81 
Other Services (except Public 
Administration) 29,648 27,234 28,989 -2,414 1,755 -0.8% 0.6% 0.82 $42,284 

90 Government 90,169 90,222 96,788 52 6,566 0.0% 0.7% 0.58 $77,426 

 Santa Clara County Total 896,685 1,071,448 1,205,020 174,763 133,572 1.8% 1.2% 1.00 $126,705 

Source: EMSI, 2018. 

Notes: CAGR represents the compounded average growth rate.  The job counts include the covered employment from the Quarterly Census of Employment and Wages, and do not include self-
employment and non-covered jobs.  Totals do not add up exactly because they also include unclassified industries. 
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Table 2.3-7: Los Gatos Employment and Projections by Industry, 2007 to 2027 

NAICS 
Code Description 

2007 
Jobs 

2017 
Jobs 

2027 
Jobs 

2007 to 2017 
Job Change 

2017 to 2027 
Job Change 

2007 to 2017 
CAGR 

2017 to 2027 
CAGR 

Location 
Quotient 

2017 

Wages and 
Salaries 

2017 

11 
Agriculture, Forestry, Fishing and 
Hunting 53 39 33 -14 -6 -2.9% -1.6% 0.07 $46,334 

21 Mining, Quarrying, Oil and Gas  0 0 0 0 0 n/a n/a 0.00 n/a 

22 Utilities 0 0 0 0 0 n/a n/a 0.00 n/a 

23 Construction 620 596 674 -24 78 -0.4% 1.2% 0.59 $76,510 

31 Manufacturing 944 747 632 -197 -115 -2.3% -1.7% 0.46 $82,190 

42 Wholesale Trade 254 229 184 -25 -45 -1.0% -2.2% 0.26 $101,890 

44 Retail Trade 2,008 2,055 2,056 48 0 0.2% 0.0% 0.98 $41,784 

48 Transportation and Warehousing 41 96 71 56 -26 9.0% -3.1% 0.14 $73,022 

51 Information 749 2,481 3,813 1,732 1,332 12.7% 4.4% 3.89 $344,720 

52 Finance and Insurance 832 708 639 -123 -70 -1.6% -1.0% 1.05 $153,088 

53 Real Estate, Rental and Leasing 494 518 581 24 63 0.5% 1.2% 1.47 $104,023 

54 
Professional, Scientific, and Technical 
Services 1,706 2,071 2,378 365 307 2.0% 1.4% 1.36 $152,992 

55 
Management of Companies and 
Enterprises <10 <10 12 n/a n/a n/a n/a n/a n/a 

56 Administrative/Support Services 321 327 339 6 11 0.2% 0.3% 0.24 $88,821 

61 Educational Services 274 494 611 220 118 6.1% 2.2% 1.27 $40,171 

62 Health Care/Social Assistance 2,286 5,143 7,091 2,857 1,949 8.4% 3.3% 1.84 $56,114 

71 Arts, Entertainment, and Recreation 564 800 976 236 176 3.6% 2.0% 2.11 $25,780 

72 Accommodation/Food Services 2,094 2,745 3,112 651 367 2.7% 1.3% 1.35 $26,411 

81 
Other Services (except Public 
Administration) 984 794 893 -190 99 -2.1% 1.2% 1.21 $40,038 

90 Government 1,237 1,236 1,307 -1 72 0.0% 0.6% 0.40 $74,566 

 Los Gatos Total 15,475 21,171 25,523 5,696 4,352 3.2% 1.9% 1.00 $100,229 

Source: EMSI, 2018. 

Notes: CAGR represents the compounded average growth rate.  Geographic boundaries for cities are based on ZIP code aggregations and might not exactly match the incorporated Town limits.  The 
ZIP code aggregation for Los Gatos also includes Monte Sereno and unincorporated areas within and outside of the Los Gatos town limits. 

The job counts include the covered employment from the Quarterly Census of Employment and Wages, and do not include self-employment and non-covered jobs.  Totals do not add up exactly 
because they also include unclassified industries. 
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Table 2.3-8: San Jose Employment and Projections by Industry, 2007 to 2027 

NAICS 
Code Description 

2007 
Jobs 

2017 
Jobs 

2027 
Jobs 

2007 to 2017 
Job Change 

2017 to 2027 
Job Change 

2007 to 2017 
CAGR 

2017 to 2027 
CAGR 

Location 
Quotient 

2017 

Wages and 
Salaries 

2017 

11 
Agriculture, Forestry, Fishing and 
Hunting 469 472 517 4 45 0.1% 0.9% 0.04 $48,106 

21 Mining, Quarrying, Oil and Gas  126 102 119 -24 17 -2.1% 1.5% 0.20 $93,807 

22 Utilities 752 881 900 129 19 1.6% 0.2% 0.58 $112,063 

23 Construction 23,682 25,217 29,873 1,535 4,656 0.6% 1.7% 1.19 $84,611 

31 Manufacturing 73,389 85,022 86,000 11,633 978 1.5% 0.1% 2.48 $241,385 

42 Wholesale Trade 15,171 13,935 12,367 -1,236 -1,568 -0.8% -1.2% 0.74 $115,038 

44 Retail Trade 36,627 38,696 39,621 2,069 925 0.6% 0.2% 0.88 $52,954 

48 Transportation and Warehousing 6,854 6,965 6,836 111 -129 0.2% -0.2% 0.48 $52,734 

51 Information 6,931 9,819 11,573 2,888 1,755 3.5% 1.7% 0.73 $236,060 

52 Finance and Insurance 10,370 10,681 11,717 311 1,036 0.3% 0.9% 0.75 $171,380 

53 Real Estate, Rental and Leasing 6,741 6,332 6,706 -409 375 -0.6% 0.6% 0.85 $86,312 

54 
Professional, Scientific, and Technical 
Services 34,148 46,907 57,451 12,759 10,544 3.2% 2.0% 1.45 $172,323 

55 
Management of Companies and 
Enterprises 2,368 3,534 4,533 1,166 999 4.1% 2.5% 0.58 $222,730 

56 Administrative/Support Services 29,969 34,529 37,695 4,560 3,167 1.4% 0.9% 1.20 $69,602 

61 Educational Services 7,366 10,992 13,392 3,625 2,401 4.1% 2.0% 1.34 $67,495 

62 Health Care/Social Assistance 32,713 49,124 60,487 16,411 11,363 4.1% 2.1% 0.83 $69,883 

71 Arts, Entertainment, and Recreation 3,944 5,683 6,666 1,738 983 3.7% 1.6% 0.71 $35,499 

72 Accommodation/Food Services 25,735 34,210 39,277 8,475 5,067 2.9% 1.4% 0.80 $25,882 

81 
Other Services (except Public 
Administration) 13,046 12,726 13,860 -319 1,134 -0.2% 0.9% 0.92 $43,234 

90 Government 50,214 50,235 53,923 21 3,688 0.0% 0.7% 0.78 $77,739 

 San Jose Total 380,802 447,613 495,837 66,811 48,224 1.6% 1.0% 1.00 $117,519 

Source: EMSI, 2018 

Notes: CAGR represents the compounded average growth rate.  Geographic boundaries for cities are based on ZIP code aggregations and might not exactly match the incorporated city limits.  The job 
counts include the covered employment from the Quarterly Census of Employment and Wages, and do not include self-employment and non-covered jobs.  Totals do not add up exactly because they 
also include unclassified industries. 
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Table 2.3-9: Campbell Employment and Projections by Industry, 2007 to 2027 

NAICS 
Code Description 

2007 
Jobs 

2017 
Jobs 

2027 
Jobs 

2007 to 2017 
Job Change 

2017 to 2027 
Job Change 

2007 to 2017 
CAGR 

2017 to 2027 
CAGR 

Location 
Quotient 

2017 

Wages and 
Salaries 

2017 

11 
Agriculture, Forestry, Fishing and 
Hunting 71 40 37 -31 -3 -5.6% -0.7% 0.05 $47,092 

21 Mining, Quarrying, Oil and Gas  0 0 0 0 0 n/a n/a 0.00 n/a 

22 Utilities 0 0 0 0 0 n/a n/a 0.00 n/a 

23 Construction 3,771 3,541 4,020 -230 478 -0.6% 1.3% 2.29 $83,063 

31 Manufacturing 3,826 3,295 3,071 -531 -224 -1.5% -0.7% 1.32 $157,570 

42 Wholesale Trade 655 575 517 -79 -58 -1.3% -1.1% 0.42 $129,985 

44 Retail Trade 3,223 2,884 2,739 -339 -145 -1.1% -0.5% 0.89 $40,574 

48 Transportation and Warehousing 199 302 318 103 16 4.3% 0.5% 0.29 $43,056 

51 Information 496 756 938 260 182 4.3% 2.2% 0.77 $265,071 

52 Finance and Insurance 909 771 719 -138 -52 -1.6% -0.7% 0.74 $143,771 

53 Real Estate, Rental and Leasing 532 510 555 -22 45 -0.4% 0.8% 0.94 $87,026 

54 
Professional, Scientific, and Technical 
Services 2,875 3,938 4,876 1,063 938 3.2% 2.2% 1.67 $158,125 

55 
Management of Companies and 
Enterprises 69 104 133 34 29 4.1% 2.5% 0.23 $222,647 

56 Administrative/Support Services 3,363 3,697 3,906 334 209 1.0% 0.6% 1.76 $63,181 

61 Educational Services 534 1,000 1,207 466 207 6.5% 1.9% 1.66 $46,489 

62 Health Care/Social Assistance 1,670 3,762 5,348 2,093 1,586 8.5% 3.6% 0.87 $38,174 

71 Arts, Entertainment, and Recreation 198 266 310 68 44 3.0% 1.5% 0.45 $37,746 

72 Accommodation/Food Services 2,597 3,337 3,715 740 378 2.5% 1.1% 1.06 $25,974 

81 
Other Services (except Public 
Administration) 1,566 1,765 1,960 198 195 1.2% 1.1% 1.74 $37,401 

90 Government 2,032 2,037 2,167 5 130 0.0% 0.6% 0.43 $77,299 

 Campbell Total 28,600 32,708 36,726 4,108 4,018 1.4% 1.2% 1.00 $84,822 

Source: EMSI 

Notes: CAGR represents the compounded average growth rate.  Geographic boundaries for cities are based on ZIP code aggregations and might not exactly match the incorporated city limits.   

The job counts include the covered employment from the Quarterly Census of Employment and Wages, and do not include self-employment and non-covered jobs.  Totals do not add up exactly 
because they also include unclassified industries. 
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Table 2.3-10: Saratoga Employment and Projections by Industry, 2007 to 2027 

NAICS 
Code Description 

2007 
Jobs 

2017 
Jobs 

2027 
Jobs 

2007 to 2017 
Job Change 

2017 to 2027 
Job Change 

2007 to 2017 
CAGR 

2017 to 2027 
CAGR 

Location 
Quotient 

2017 

Wages and 
Salaries 

2017 

11 
Agriculture, Forestry, Fishing and 
Hunting 0 0 0 0 0 n/a n/a 0.00 n/a 

21 Mining, Quarrying, Oil and Gas  0 0 0 0 0 n/a n/a 0.00 n/a 

22 Utilities 0 0 0 0 0 n/a n/a 0.00 n/a 

23 Construction 235 201 225  (34) 24 -1.6% 1.1% 0.56 $75,472 

31 Manufacturing 88 65 56  (23)  (9) -2.9% -1.5% 0.11 $54,380 

42 Wholesale Trade 64 68 63 4  (5) 0.5% -0.7% 0.21 $84,478 

44 Retail Trade 258 274 280 16 6 0.6% 0.2% 0.37 $43,848 

48 Transportation and Warehousing 57 60 46 3  (14) 0.5% -2.7% 0.24 $51,638 

51 Information 178 380 514 202 134 7.9% 3.1% 1.67 $150,654 

52 Finance and Insurance 163 191 222 28 31 1.6% 1.5% 0.79 $185,840 

53 Real Estate, Rental and Leasing 243 247 273 4 25 0.2% 1.0% 1.97 $104,031 

54 Prof., Scientific, and Technical Services 490 634 779 145 145 2.6% 2.1% 1.17 $154,746 

55 
Management of Companies and 
Enterprises n/a n/a n/a n/a n/a n/a n/a n/a n/a 

56 Administrative/Support Services 174 191 212 17 21 0.9% 1.1% 0.39 $96,225 

61 Educational Services 183 306 379 123 73 5.3% 2.1% 2.21 $38,014 

62 Health Care/Social Assistance 998 1,914 2,501 916 586 6.7% 2.7% 1.92 $64,083 

71 Arts, Entertainment, and Recreation 225 328 392 103 65 3.8% 1.8% 2.42 $27,599 

72 Accommodation/Food Services 611 882 1,067 271 185 3.7% 1.9% 1.22 $26,084 

81 
Other Services (except Public 
Administration) 612 443 456  -168 12 -3.2% 0.3% 1.89 $33,073 

90 Government 1,379 1,337 1,456  -43 119 -0.3% 0.9% 1.23 $72,656 

 Saratoga Total 5,961 7,546 8,958 1,585 1,412 2.4% 1.7% 1.00 $73,506 

Source: EMSI, 2018. 

Notes: CAGR represents the compounded average growth rate.  Geographic boundaries for cities are based on ZIP code aggregations and might not exactly match the incorporated city limits.  The job 
counts include the covered employment from the Quarterly Census of Employment and Wages, and do not include self-employment and non-covered jobs.  Totals do not add up exactly because they 
include unclassified industries. 
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Defining Economic Roles 

The Los Gatos economy is defined by how various industries fit into the 
overall economy, based on their role within the economy.  Los Gatos is 
also defined by how the economic roles of its industries are either 
consistent with or differentiated from trends within Santa Clara County.  
To assess these roles, the industries within both Los Gatos and Santa 
Clara County were ranked based on two key economic indicators—job 
growth and employment concentration relative to the state.  The 
economic roles based on these indicators fall into one of four categories: 

▪ Growing Economic Base Industries: These industries have 
shown recent job growth and have an above average employment 
concentration.  They constitute the strength of the economy, and 
represent opportunities for growth in other areas such as supplier 
industries.   

▪ Declining Economic Base Industries: These industries have an 
above average concentration of employment but have shown 
recent job losses.  They represent strong industries in a region 
that have shown some recent vulnerability and could be 
considered business retention targets. 

▪ Emerging Industries: These sectors have shown recent job 
growth, but still have a below average employment concentration.  
These industries represent potential future growth opportunities 
because they have not yet accumulated a high concentration of 
employment.  Industries in this category could be considered 
business attraction targets. 

▪ Declining Non-Base Industries: These industries have shown 
recent job losses and have below average employment 
concentration.  They do not have an especially notable regional 
presence and do not have growth prospects as strong as the 
industries in the other categories. 

The analysis focuses on the 10-year period between 2007 and 2017, and 
focuses on those sectors that have either shown recent job growth or 
have an above-average job concentration.  During this time, the 
employment base for both Santa Clara County and Los Gatos grew 
overall.  However, the performance of individual sectors differed 
considerably.   

Santa Clara County 

The growing economic base industries in Santa Clara County are generally 
focused around technology, with manufacturing, information, professional 
services, and educational services sectors making up the core strength of 
the county economy (Table 2.3-11).  Declining economic base industries 
include miscellaneous manufacturing, durable wholesale trade, 
telecommunications, funds/trusts, and lessors of nonfinancial assets.   

The emerging industries in Santa Clara County are considerably more 
varied, and include a variety of industries in the agriculture, mining, utilities, 
construction, manufacturing, wholesale trade, transportation, information, 
financial services, management, administrative and support services, 
recreation/amusement, and hospitality sectors. 

Los Gatos 

In Los Gatos, the growing economic base industries primarily focus 
around the manufacturing, information, financial, professional services, 
educational services, health care/social assistance, and 
amusement/recreation industry groups (Table 2.3-12).  Declining 
economic base industries include miscellaneous manufacturing, credit 
intermediation, funds/trusts, and nonprofit organizations.  Emerging 
industries include construction, wholesale trade, information, 
administrative and support services, and hospitality sectors. 
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Table 2.3-11: Economic Roles for Industries in Santa Clara County, 2007 to 2017 (Listed by NAICS Code) 

Growing Base Industries Declining Base Industries Emerging Industries 

238 Specialty Trade Contractors 339 Miscellaneous Manufacturing 115 Support Activities for Agriculture 

332 Fabricated Metal Product Manufacturing 423 Merchant Wholesalers, Durable Goods 212 Mining (except Oil and Gas) 

333 Machinery Manufacturing 517 Telecommunications 221 Utilities 

334 Computer and Electronic Product Manufacturing 525 Funds, Trusts, and Other Financial 237 Heavy and Civil Engineering Construction 

335 Electrical Eq., and Component Mfg. 533 Lessors of Nonfinancial  Assets 311 Food Manufacturing 

511 Publishing Industries (except Internet)   312 Beverage and Tobacco Product Mfg. 

518 Data Processing, Hosting, and Related   313 Textile Mills 

519 Other Information Services   314 Textile Product Mills 

541 Professional, Scientific, and Tech Svcs.   425 Wholesale Electronic Markets 

611 Educational Services   483 Water Transportation 

622 Hospitals   485 Transit and Ground Passenger Transport. 

 

Source: ADE, Inc.; data from EMSI. 

Notes: Growing base industries include sectors with that added jobs between 2007 and 2017, and had a high employment 
concentration in 2017 (location quotient value above 1.0).   

Emerging industries include sectors that added jobs between 2007 and 2017, and had a low employment concentration in 2017 
(location quotient value below 1.0).   

Declining base industries include sectors that lost jobs between 2007 and 2017, and had a high employment concentration in 
2017 (location quotient value above 1.0). 

 

486 Pipeline Transportation 

487 Scenic and Sightseeing Transportation 

488 Support Activities for Transportation 

492 Couriers and Messengers 

515 Broadcasting (except Internet) 

523 Securities, Other Financial Investments 

531 Real Estate 

551 Management of Companies 

561 Administrative and Support Services 

562 Waste Management and Remediation 

621 Ambulatory Health Care Services 

623 Nursing and Residential Care Facilities 

624 Social Assistance 

711 Performing Arts, Spectator Sports 

712 Museums, Historical Sites 

713 Amusement, Gambling, and Recreation 

721 Accommodation 

722 Food Services and Drinking Places 
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Table 2.3-12: Economic Roles for Industries in Los Gatos, 2007 to 2017 (Listed by NAICS Code) 

Growing Base Industries Declining Base Industries Emerging Industries 

312 Beverage and Tobacco Product Mfg. 339 Miscellaneous Manufacturing 238 Specialty Trade Contractors 

313 Textile Mills 522 Credit Intermediation and Related 333 Machinery Manufacturing 

511 Publishing Industries (except Internet) 525 Funds, Trusts, and Other Financial 424 Merchant Wholesalers, Nondurable 

519 Other Information Services 813 Civic, Professional Org. 425 Wholesale Electronic Markets 

523 Securities, Other Financial Investments   454 Nonstore Retailers 

531 Real Estate 
  

517 Telecommunications 

541 Professional, Scientific, and Tech Svcs.   561 Administrative and Support Services 

611 Educational Services   721 Accommodation 

621 Ambulatory Health Care Services     

623 Nursing and Residential Care Facilities     

624 Social Assistance     
713 Amusement, Gambling, and Recreation     

Source: ADE, Inc.; data from EMSI. 

Notes: Growing base industries include sectors with that added jobs between 2007 and 2017 and had a high employment concentration in 2017 (location quotient value above 1.0).   

Emerging industries include sectors that added jobs between 2007 and 2017 and had a low employment concentration in 2017 (location quotient value below 1.0).   

Declining base industries include sectors that lost jobs between 2007 and 2017 and had a high employment concentration in 2017 (location quotient value above 1.0). 
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Commercial Real Estate Conditions and Project Square Footage 
Demands 

The recent real estate market conditions and trends connect the existing 
inventory of office and industrial space to existing business location 
needs.    

Office Real Estate Conditions 

According to Colliers International, the Silicon Valley market had an overall 
inventory of about 97.3 million SF of office space, as of the third quarter of 
2018 (Table 2.3-13).5  The vacancy rate was 6.8 percent, or about 6.8 
million SF of vacant space.6  Overall, the market has about 6.6 million SF 
of office buildings currently under construction. 

In the Los Gatos/Campbell market, the office space totaled around 
4.5 million SF, with a vacancy rate of 8.6 percent (383,350 SF) and no 
office space currently (2018) under construction.7  The neighboring 
Saratoga/Cupertino market has an inventory of nearly 7.4 million SF of 
office space with a considerably lower vacancy rate of 0.9 percent 
(65,200 SF).  San Jose’s office market has 29.7 million SF, with a vacancy 
rate of 10.4 percent (3.1 million SF) and nearly 1.1 million SF of office 
space under construction. 

During the first three quarters of 2018, the Silicon Valley market had a net 
absorption of nearly 4.2 million SF with an average asking rent of 
$4.38 per SF.  In the Los Gatos/Campbell market, the net absorption 
totaled 13,100 SF during this period, with an average asking rent of 
$4.07 per SF.  By comparison, the Saratoga/Cupertino market had a net 
absorption of 69,000 SF and an average asking rent of $4.66 per SF.  San 
Jose had a net absorption of about 903,600 SF with a lower average 
asking rent of $3.66 per SF. 

Research and Development (R&D) Real Estate Conditions 

Data from Colliers International indicates that the Silicon Valley market 
had a total of 144.9 million SF of R&D space during the third quarter of 
2018 (Table 2.3-13).  The vacancy rate for these spaces was 7.3 percent, 

                                                             

5 Colliers International defines the Silicon Valley market as including Santa Clara County, and 
Fremont, which is part of southern Alameda County. 
6 The Colliers report also identifies total availability that includes occupied spaces.  The 
vacancy rates shown in this section are based on vacant building spaces. 

which equated to about 10.5 million SF of vacant space.  The market also 
shows about 155,800 SF of R&D space currently under construction. 
Within this large regional market for R&D space, Los Gatos has a 
comparatively small inventory.  In the third quarter of 2018, Los Gatos had 
a total of 342,750 SF of R&D space.  These spaces showed a vacancy rate 
of 0.3 percent (1,000 SF), and Los Gatos does not have any R&D space 
under construction. 

The Campbell market had a total of nearly 1.4 million SF of R&D space, 
with a vacancy rate of 7.9 percent (108,600 SF).  San Jose had 
42.7 million SF in R&D space, with a comparatively high vacancy rate of 
12.5 percent (5.3 million SF). 

So far in 2018 (first through third quarters), Silicon Valley had a net 
absorption of 30,800 SF with an average asking rent of $2.27.  Los Gatos 
had a net absorption of -1,000 SF, meaning that before this period, the 
market had no vacant R&D space.   

Industrial and Warehouse Real Estate Conditions 

As of the third quarter of 2018, the industrial building inventory in the 
Silicon Valley market totaled over 63.8 million SF (Table 2.3-13), while the 
warehouse inventory totaled 40.3 million SF.  Even though the industrial 
and warehouse inventory was smaller than the office and R&D inventory, 
the vacancy rates were considerably lower for both industrial (1.4 percent) 
and warehouse (1.5 percent) spaces.   

The Colliers International data does not define an industrial or warehouse 
space submarket for Los Gatos and Saratoga.  The data also shows 
Campbell with nearly 1.0 million SF of industrial space, but no defined 
submarket for warehouse space. 

  

7 Colliers International reports Los Gatos and Campbell as a combined market area. Their data 
does not separate Los Gatos as a standalone real estate market. 
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Retail Real Estate Conditions 

According to data from CBRE, the retail real estate market for Santa Clara 
County included a total of 76.8 million SF during the third quarter of 2018 
(Table 2.3-13).  The vacancy rate was 4.3 percent, with over 941,200 SF of 
retail space under construction. 
 
In the Los Gatos/Campbell market, the retail inventory totaled 5.0 million 
SF, with a vacancy rate of 4.1 percent and 1,500 SF of retail space under 
construction. 
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Table 2.3-13: Real Estate Indicators, Third Quarter 2018 

Office Market Total Office GLA (SF) Total Vacancy Vacancy Rate Under Construct. 
Net Absorption  

(2018 YTD) Asking Rent 

Campbell/Los Gatos 4,476,880 383,350 8.6% 0 13,101 $4.07 

Saratoga/Cupertino 7,360,131 65,237 0.9% 0 68,998 $4.66 

San Jose 29,739,235 3,104,807 10.4% 1,068,722 903,568 $3.66 

Silicon Valley Total 97,294,573 6,595,448 6.8% 6,624,539 4,151,040 $4.38 

R&D Market Total R&D GLA (SF) Total Vacancy Vacancy Rate Under Construct. Net Absorption (2018 YTD) Asking Rent 

Los Gatos 342,752 967 0.3% 0 -967 $2.70 

Campbell 1,378,087 108,573 7.9% 0 0 $2.37 

San Jose 42,700,786 5,319,611 12.5% 0 -1,142,932 $2.07 

Silicon Valley Total 144,907,605 10,533,188 7.3% 155,820 30,769 $2.27 

Industrial Market Total Industrial GLA (SF) Total Vacancy Vacancy Rate Under Construct. Net Absorption (2018 YTD) Asking Rent 

Campbell 995,329 6,825 0.7% 0 -10 $2.65 

San Jose 25,079,264 431,034 1.7% 0 606,777 $0.97 

Silicon Valley Total 63,796,507 896,739 1.4% 1,676,490 506,753 $1.34 

Warehouse Market Total Industrial GLA (SF) Total Vacancy Vacancy Rate Under Construct. Net Absorption (2018 YTD) Asking Rent 

San Jose 16,962,318 147,985 0.9% 0 93,575 $0.95 

Silicon Valley Total 40,290,207 600,871 1.5% 369,180 192,978 $1.01 

Retail Market Total Retail GLA (SF) Total Vacancy Vacancy Rate Under Construct. Net Absorption (2018 YTD) Asking Rent 

Campbell/Los Gatos 5,013,179 n/a 4.1% 1,500 -37,824 $3.41 

North San Jose 4,348,137 n/a 2.7% 27,900 178,018 $3.35 

Downtown San Jose 4,920,411 n/a 3.9% 29,565 -18,525 $2.30 

Santa Clara County Total 76,792,756 n/a 4.3% 941,238 506,846 $2.89 

Source: ADE, Inc.; data from Colliers (office, R&D, industrial, and warehouse markets) and CBRE (retail market). 
Notes: GLA refers to Gross Leasable Area.  Colliers defines the Silicon Valley market to include the Santa Clara County submarkets, as well as the Fremont submarket that is in Alameda County. 
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The retail markets for North and Downtown San Jose each total more 
than 4.3 million SF of total retail inventory, with the vacancy rate ranging 
from 2.7 percent (North San Jose) to 3.9 percent (Downtown San Jose).   

The net absorption for the County totaled 506,800 SF for the first three 
quarters of 2018, with an average asking rent of $2.89 per SF.  For the Los 
Gatos/Campbell market, the net absorption showed a negative trend with 
-37,824 SF during the first three quarters of 2018.  The average asking 
rent of $3.41 per SF was above the county average ($2.89), as well as the 
averages for the North and Downtown San Jose markets ($3.35 and 
$2.30, respectively). 

Projected Square Footage Demand 

The net growth of around 4,350 jobs projected from 2017 to 2027 in Los 
Gatos potentially creates a demand for 1.7 million SF of business space 
during this period (Table 2.3-14).  Using benchmarks from the 
International Facilities Management Association (IFMA) measuring 
average square feet per job for different land uses and industry sectors, 
the square footage demand projection can be further broken down by 
broad land use categories. 

The 1,700 new office jobs projected for Los Gatos through 2027 create a 
potential square footage demand of about 615,800 square feet.  This well 
exceeds the existing vacancies in the combined Los Gatos/Campbell 
market.  In contrast, Los Gatos’ projected industrial job trend shows a 
slight contraction, resulting in negative square footage demand of about 
70,800 SF.  Commercial job growth potentially creates demand for 
168,800 SF.  This is less than the 338,400 SF of potential space that would 
be supported by recapturing all of the existing retail sales leakage (Table 
2.3-3), which means that at least some portion of that unmet demand will 
continue to leave Los Gatos in the future.  Institutional uses (which include 
health care, educational, and public sector uses) generate demand for 
about 979,000 SF. 

Table 2.3-14: Projected Los Gatos Square Footage Demand, 2017 to 2027 

Description 2017 Jobs 2027 Jobs 

2017 to 
2027 Job 
Change 

Square 
Footage 
Demand 

Industrial 1,668 1,561  -108 -70,841 

Office 6,106 7,761 1,655 615,813 

Commercial 5,595 6,061 466 168,806 

Institutional 6,873 9,010 2,138 978,986 

Los Gatos Total 21,171 25,523 4,352 1,692,763 

Source: ADE, Inc.; data from EMSI and IFMA. 
Notes: Total jobs do not add up exactly because they also include unclassified industries. 

By comparison, projected job growth in Santa Clara County supports a 
potential square footage demand totaling 50.2 million SF, with the 
majority of the demand for office uses (27.2 million SF), as shown in 
Table 2.3-15.  Institutional uses would support about 21.3 million SF, while 
commercial uses would support about 5.6 million SF.  Projected industrial 
employment shows a loss of nearly 6,000 jobs, which reduces demand for 
about 3.9 million SF. 

Table 2.3-15: Projected Santa Clara County Square Footage Demand,  
2017 to 2027 

Description 
2017 
Jobs 

2027 
Jobs 

2017 to 
2027 Job 
Change 

Square Footage 
Demand 

Industrial 258,720 252,785  -5,935 -3,902,607 

Office 345,084 418,291 73,206 27,237,731 

Commercial 197,481 212,909 15,428 5,583,905 

Institutional 247,219 293,707 46,488 21,290,673 

Santa Clara County Total 1,071,448 1,205,020 133,572 50,209,702 

Source: ADE, Inc.; data from EMSI and IFMA. 
Notes: Total jobs do not add up exactly because they also include unclassified industries. 

Projected job growth from 2017 to 2027 in San Jose would potentially 
support 19.8 million SF of building space (Table 2.3-16).  The majority of 
this square footage potential comes from office (6.7 million SF) and 
institutional (8.0 million SF) uses.  Unlike the county as whole, the 
projected employment for industrial uses shows positive growth and 
demand for 2.6 million SF of space. 
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Table 2.3-16: Projected San Jose Square Footage Demand, 2017 to 2027 

Description 2017 Jobs 2027 Jobs 

2017 to 
2027 Job 
Change 

Square 
Footage 
Demand 

Industrial 132,019 135,975 3,956 2,601,381 

Office 111,801 129,676 17,875 6,650,656 

Commercial 85,633 92,758 7,126 2,578,989 

Institutional 110,351 127,802 17,451 7,992,238 

San Jose Total 447,613 495,837 48,224 19,823,265 

Source: ADE, Inc.; data from EMSI and IFMA. 
Notes: Total jobs do not add up exactly because they also include unclassified industries. 

Campbell’s projected job growth shows similar levels of square footage 
demand as neighboring Los Gatos with its projected 4,000 new jobs 
supporting about 1.7 million SF of space (Table 2.3-17).  Over half of this 
demand comes from institutional uses.  Office job growth potentially 
supports another 503,000 SF. 

Table 2.3-17: Projected Campbell Footage Demand, 2017 to 2027 

Description 
2017 
Jobs 

2027 
Jobs 

2017 to 
2027 Job 
Change 

Square 
Footage 
Demand 

Industrial 7,714 7,926 211 138,918 

Office 9,775 11,127 1,352 502,956 

Commercial 7,985 8,414 428 155,030 

Institutional 6,800 8,723 1,923 880,489 

Campbell Total 32,708 36,726 4,018 1,677,393 

Source: ADE, Inc.; data from EMSI and IFMA. 
Notes: Total jobs do not add up exactly because they also include unclassified industries. 

In Saratoga, the projected job growth potentially supports about 560,300 
SF of building space (2.3-18).  Over half of this potential space would be 
institutional. 

Table 2.3-18: Projected Saratoga Footage Demand, 2017 to 2027 

Description 2017 Jobs 2027 Jobs 

2017 to 
2027 Job 
Change 

Square 
Footage 
Demand 

Industrial 394 390  -4 -2,390 

Office 1,643 1,999 357 132,732 

Commercial 1,599 1,803 204 73,812 

Institutional 3,557 4,335 778 356,161 

Saratoga Total 7,546 8,958 1,412 560,315 

Source: ADE, Inc.; data from EMSI and IFMA. 
Notes: Total jobs do not add up exactly because they also include unclassified industries. 

Regulatory Setting 
None. 
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