
12C t

:30K
t:22

!
, rd

,I'

**tY; 
f#l*{$t"ilrsil"'

W"ltfre J^'?e1e66

CASPER, WYOMTNG

HOUS!NG MARKET

l,'

J,i

as of July I, 1965

A Rcport by rhc
FEDERAT HOUSI NG ADMINTSTRATTON

wASHtNGTON, D. C. 20111
DEPARTMENT OF HOUSING AND URBAN DEVETOPMENT

Jonuo ry 1966

la
*
v

,ST,



ANALYSIS OF T}IE

CASPER WYOMING HOUSING MARKET

AS OE JULY L, t965

FIELD MARKET ANALYSIS SERVICE
FEDERAL HOUSING ADMINISTRATION

DEPARI},IENT OF HOUSING AND URBAN DEVELOPMENT



ForeworC

As a public service to assist local housing activities through
cLetrrer understanding of LocaI housing market conditions, FHA
inltiated publlcation of its comprehensive housing markeE analyses
early in 1955. WhiIe each report is designed speclfically for
FHA use in administerlng lts mortgage insurance operations, tt
is expected that the factual information and the findings and
conclusions of these reports wlll be generally useful also Eo
buiLders, mortgagees, and others concerned with local housing
problems and to others having an lnterest in local economlc con-
dltions and trends.

Since market analysis is not an exact science Ehe judgmental
factor is important in the development of findtngs and conclusions.
There wl11, of course, be differences of oplnton tn the lnter-
pretatlon of avalLable factuaL informatlon 1n determtning the
absorptive capacity of the market and the requlrements for maln-
tenance of a reasonabIe balance ln demand-supply reLationshlps.

The factual framework for each analysis is developed as thoroughly
as possible on the basis of inforrnatlon available from both local
and natlonal sources. Unless speciflcalLy identified by source
reference, aIl estimaEes and judgmeets tn the analysis are those
of the authorlng analyst.
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CASPm,. WYOMING. HOUS]NG MARKEf,

Sumnrary and Conclusious

Total nonagricultural wage and salary employment, as reported
by th9 wyoming ftnplo5nnent security comn-ission, averaged 1zr90oin 196/+, an increase of 700 over the 1953 1eve1. Manufacturins
employment accounted for only eight percent (rrrco) of the totll,
with nonmanufacturing employrnent accounting for the other !2percent. Over the three-year forecast periodrtotal emplo;rmentls expected to decline by 150 workers. The decline ,^riil result
fron employment curtailrnents ln the petrorerm industry whichwill oceur during the forecast period, offsetein parL, by inereases
in the rest of the economy.

The population of the casper HI'IA cr:mently totals about 5/rrl+5o,a BaT of l+r825 (10 pereent) since April 1960. Recent popuiation
grouth has been slower than it was in the 1950ts, arreraglng )ZO
-persons annr:al1y :1Tg" l?9O, conpared with 11925-persons annually
between 1950 and 1960. The srower gror^rth raf,e of-the 1950rs is
exempltfied in the-migration pattern. Between 1950 and 1960,
migration accounted for 51 percent of the total population ti-crease. 0nry 14 percent of the 1960J.965 grourth was atbributable
to mlgration. Populatlon is expected to increase by 11350 persons(2.5 p"""ent), or /*5o annua1Iy, during the three-year forecast
perlod, resulting in a JuJ.y 1968 population of 55rgOO.

The current household total of 1615oo represents an ilcrease of
1rl+00 (nine percent) over the Lprir 1960 1eve1. This is an
average increase of 270.a year. The 1g50-1g60 rate (5zo 

^ year)
was almost twice the 1950-1965 rate" The number of householhs
lncreased fron 101000 1n 1950 to L5r2oo in 1950. Annuar incrementsof 130 households will resirl-t tn a i968 1eve1 of 1zr0o0 householdsin the Casper HI,IA.

There are curre"ily a1 ggtimated 18r 550 housing r:nits in the casper
B$f ? Frl" oL about 11850, or 35O rmlts 

"r,nu"I1y, over the Aprti
1960 totaI. The annual increments between 1950 ana rgeo averaged
635 nntts. Since_January 1960, a total of ]--1325 units have beJn
authorlzed by bullding per:n-its in the city oi casper and the townsof MlI1s and Evansville. rn addition, an estimatld 525 ,nits have
been built outside of these ELreaso
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Available vacant r:nits ln the Casper Hl,{A currently nr:mber
about 11200. 0f the total, 35O are available for sale ( a
homeor^mer vaeancy rate of 3.0 percent) and 850 are availabre
for rent (a rental vacancy rate of 13.8 percent). In Aprll
1960, the homeowner and rental vacaney rates were reporied to
be 1.9 percent and 11.2 pereent, respectively, narkedly below
the current 1eve1s.

The volume of privately-oumed net additions to the houslng
supply that will meet the requirement of antlclpated growth
during the next three years and result in an acceptabie
quantitatlve demand-suppry rerationshlp in the market ave::agee
approximately /+O- rrr:its a year, all of whlch are for sales-tlpeunlts. Reasonable market relationshlps would be achleved most
readily with vlrtuallyno construction in the next several months
and a sIow1y increaslng production thereafter over the three-
year forecast period. The htgh mrnber of vaeant r:nits arrailable
for rent, in all qr:ality ranges, will preclude any denand in
that sector.



AI..IALYSIS OF THE

CASPER hIYOMING HOUSING MARKET
AS OF JULY 1 L96

Housiryl {arkq! 4qee

For the purpose of this analysis, the Casper, Wyoming, Housing Plarket
Area (HMA) is defined as being coterminous with Natrona County, which
had a population of 49,623 in 1960.i/ In addition to Casper, Natrona
County contains many smaller towns and villages. Casper ls the
priniipal city and county seat, and lies at the foot of the Casper
Mountains on the south bank of the North PIaEte River" Its remote-
ness is evidenced by the fact that Cheyenne, the nearest large city,
is 185 miles distanE to the southeast. Casper is 225 niles northeast
of Rock Springs, 155 miles south of Sheridan, and 265 miles southeast
of Yellowstone National Park.

The Hl"lA is served by U. S" Routes 20 and 26, which run east and west;
U.S" Route 87 provides access to the north, and Wyoming Route 220
begins in Casper and extends in a southwesterly direction to Rawlins"
Two railroads, the Chicago and Northwestern and Ehe Chicago, Burlington,
and Quincy, supply rail transportation to the HMA, with air transpor-
tation avai lable through two airlines (Frontier and l,rlestern ) at the
Municipal Airport. Commutation into or out of the HMA is negligible,
because of its immense size and its distance from other urban areas.

L/ Inasmuch as the rural farm population of the Casper HMA

constituted only 1.3 percent of the toEaI population in I960'
all demographic and housing data used in the analysis refer
to the total of rural farm and nonfarm data"
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Economy of the Area

Character and Historv

The Casper area was settled originally as a military outpost near a
fort of the same name. As the area became more developed, ranching
and farming emerged as Ehe principal economic activities. Near the
end of the 19th century, the city of Casper was incorporated and, at
about the same time, the first oil well was drilled in the area. An
increasing number of we11s necessitated the construction of a petroleum
refinery before the turn of the century, and Casper soon became very
dependent upon its oil industry. The petroleum industry continued to
be the main economic force through l^Iorld war rr. rn the two decades
following the war, attempts have been made to shift the economy of the
HMA away from its extreme dependence on the oiI and livestock indus-
tries. Additionar natural resources have been tapped, and the devel-
oPment of productive facilities and attendent industries have fo1lowed.
rn recent years, casper has expanded its role as a regional distribu-
tion center, a result of its remoEeness from other urban markets.

Despite the attempt for substantial diversification, the Casper econ-
omy still relies heaviLy on the oiI industry. The manufacturing sector
is dominated by the presence of three refineries, and the nonmanufac-
turing sector includes numerous administrative personner employed by
the oil companies as well as an undetermined number of workers who are
indirectl,y connected to the oi1 industry.

Emplolment

Current Estimate. Total nonagricultural wage and salary employment,
as reported by the wyoming Employment security commission, averaged
18,000 for the l2-month period ending June 1965. of rhe total,
manufacturing employment accounted for i,500 (8 percent) and non-
manufacturing employment accounted for 16,500 (92 percent). Esti-
mateB for other nonagricultural employment (self-employed, domestics,
and unpaid family workers) are not available"

Past Trend. Total nonagrlcultural wage and salary empioyment increased
by 1,000 (6 percent) between 1958 and 1964, from 16,900 in r.95g to
17,900 in 1964 (see table I)" Ttris represents an average annual increase
of 170 jobs. The growth, however, has been erratic. A peak employment
of 18,000 was reached in 1960, largely as a result of an 800 job in-
crease ln 1959. The national recession in 196L, however, rdas severe
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in the Casper area; employment declined to 17,100, a loss
jobs from the previous year. Employnent remained near the
level for the next two years. It was not until 1964 that a
recovery was made.

of 900
reces s ion
significant

Manufac turing employment in 1964 averaged about 1,500, or 8 percent
of total wage and salary employment. The 1964 figure was 300 below
the 1958 level of I,800 (see table I). During the six-year period,
only one increase was registered by the manufacturing sector; 100
jobs were added in 1959. Subsequent declines in 1961, 1962, and 1963
resulted in the 1964 emplo)rment leve1 of 1,500 employees.

Petrol-eum refining and related productsare the mainstay of the manu-
facturing sector, currently accounting for two-thirds of the employment.
The 1958 peak of l-,300 was followed by annual declines Lhrough L963,
culminaLing in an employment leve1 of only 900 employees in that year.
A gain of 100 jobs was recorded in 1964. AlL other manufacturing em-
ployment increased from its 1958 level of 500 to a peak in 1959 and
1960 of 700 workers, only to decline again to 500 in 1964.

Nonmanufac tur ing employment averaged 16,400 in L964, a gain of 1,300
(eight percent) over the 1958 leve1, an average annual increase of.220
jobs. Increases occurred in every year except 1961, when a 700 job de-
cline was recorded. The largesE numerical increases during the six-
year period were registered by trade (400), goverument (400), and
services (500). These gains more than offset losses of 100 in both
the mining industry and the transportation, conununications, and
uEilities industry.

The largest comPonent of the nonmanufacturing sector is the trade industry,
with 4,400 employees. This represents 27 percent of the total nonmanu-
facturing employment. About 3,300 workers (20 percent) are engaged in
mining, which includes those who are involved in petroleum exploration
and supporting personnel (administrative workers). These sectors are
followed by government with 2,600 employees (16 percent), and services
and miscellaneous with 2,300 (14 percent).

Principal EmploymerrL Squrces

Employment in the Casper HMA is well diversified. The largest employer
is the public school system, which has a peak employment of about 1,050
during the school year. Other large employers are the local power
company, the hospital, and the telephone company, all of which are in-
cluded in the nonmanufacturing sector. In addition, several oil com-
panies sti1l maintain offices in Casper" Employment totals of these firms
are included in mining employment. The Pan American OiI Company, with
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about 350 employees, recently announced plans to close its casper
operation. Most of the employees and their families will leave with
the company. Since the announcement by Pan American, several smaller
oil companies have stated intentions of reducing or ceasing tl'reir
Casper operations.

Manufacturing empLoyment is centered 1n three oi I refining companies(American oil conrpany, Mobil oil company, and the Texac,, co*pory)
and several smal ler companies manufac turing re lated produc ts, ,r,i.h
account f or abotrt two-t}-rirds of al I manuf acturing employment. one
of these refineries, the socony-MobiI oiI company, wiIL phase out
its operation during the next two Vears.

Unemp 1 oyme nt

Tn L964, the unemployment rate, as computed by the wyoming EmploymenE
security commission, averaged 3.7 percent of the work force, markedly
below the 1963 rate of 5.1 percent" A gain of 500 jobs in the trade
industry was the primary cause of the decline. A sluggish economy
during the early 1960rs sustained an unemployment rate exceeding five
percent for the years 1961, 1962, and 1963. The cyclical movements
of the unemployment rate have corresponded to employment changes in
trade, particularly wholesale trade.

Estimated Future Employment

The curtailment of employment by various oil companies in the HMA will
result in an estimated net employment decline of 150 jobs by July 196g,
from a current leve1 of 18,000 to a projected level of.17,850. over
the three-year forecast period, a loss of about 450 petrol-eum-connected
jobs will more than offset an anticipated gain of 300 jobs in the rest
of the economy. of the 300 jobs expected to be added outside the
petroleum industry, virtually all will be in nonmanufacturing, prin-
cipally government, trade, and utilities.

Because most of the petroleum industry employment reduction will occur
in the first year of the forecast period, the sharpest impact on the
locaI economy will be felt during that time. Most of the petroleum
employment cuEback will occur in the nonmanufacturing sector of the
economy, as divisional offices utilizing administraEive personnel are
removed from Casper. The closing of one refi.nery wiII effect an
employment decline in the manufacturing sector as well. No informa-
tion was obtainable respecting the number of employees and their
f ami lies that wi I1 Lee.re the Ctrsper area as a result of the antici -
pated decLine in employment inthe petroleum industry.
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lncome

Currently, the median after-tax income for aI1 families is estimated
at $7,750, a 17 percent increase over the 1959 leveI. Approximately
13 percenE of the families have incomes of less than $4,000 annually'
and 8 percent have incomes above $15,000. The median income of
renter families is about $6r600 after the deductlon of Federal income
tax. Of the renter families, about 18 percent have incomes of less
than $4,000 and only two Percent earn more than $t5,000.
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Demoqraphic Factors

Pozul-a!ioa

Current Estimate. The total population of the Casper HIIA is estimated
at 54r/r5o as_of July 1, 1965, an increase of t+r825 (10 percent) over
the Aprl1 1960 1eve1 of {pr500. This represents average lncrements
of 920 annually. The city of Casper cr:mently has a population which
totals 42r2OO, up 31275 (eieht percent) since 1960.

Population TfendS
Casper. Wyomins. HI"IA. ].}5O - 1968

Average
a4IlU41 change

Date

April 1950
Aprl1 1960
July 1965
July 1968

Total
population

3lr/+37
l+9,623
5l*tL5O
55 r8OO

Total chanse
Number Percent Number Percent

5.8
'lo
La /

.8

185
825
35a

rsl
4ri
1,

57.8
9"7
2.5

1 irg
920
/*50

Source t L95O and 1950 Censuses of population.
1965 and 1968 estimated by Housing Market Analyst.

PEs! Trgn4. Between 1950 and 1960, popuration increased by about
181200 (58 percent) h the casper iil4a. The average annr:aI increase
durlng.the decade was almost twlce the rate e:rperienced between 1960
and 1965. Population in the city of Casper intreased by l5r25O
during the 1950-1960 decade, from 231650 in 1950 to 38r9oo in 1960.
About 80 percent of this growth was a result of extensions of the
corporate limlts,

Pstlmatee I'Ftr:re-Pqpulgtion. Based on anticipated trends ln emplopnent,
!!9^poprrration of the casper Hla is expected to total 55,8oo brJuly
l-968, an average annuar increase of l+5o persons (o.B per6ent) hurini;
tho three-year period. This is less than harf the 1960-1965 average
annual incrementso About 59 percent of the growth will_ oocur in thecity of Caspero Annual increments of 27O persons will result in a
1968 population of /+31000 in the cltyo
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Net Natural Increase and Mieration. Between 1950 and 1950, net
natural irrc."ase-T&ffiilresiEent births over resident deaths)
accounted for less than half of the total population gain. 0f the
toLal pooulation increase of 181200 during the decade, net natural
j-ncrease accounted for 8r95O persons and in-migration accounted for
9r25O persons. Since Aprl1 1960, net natural increase has accounted
for 86 pereent of the added population. The much slower rate of ln-
migration slnce 1960 has been a result of the stagnant economic
conditions which have existed since that time.

Component

Population increase 1.819

Natural lncrease
Migration

Source z L95O and 1950 Censuses of Population.
l.Iyomlng Departnent of Public Health.
Estimates by Housing Market Ana1yst.

Dlstribution bv Age. Data presented in table fff show ehanges between
1950 and 1960 ln the population according to age groups. The largest
increase was registered by the yor:ngest age group (under nineteen)
which almost doubled. The second largest gain was recorded by the
senj-or cltlzen age group (65 and over), which increased by 65 percent.
The 20-29 age group had the smallest increase (13 percent), lndlcatlve
of the 1ow blrth rates during the 19301s. The large inc- ease (50
percent) ln the 30-39 age group reflects the extensive ln-nigration
during the decade. The small lncrease recorded by the 5044 age g"oup
reflects the reluctance of middle-aged persons to migrate to nev loca-
tions.

9n
790
130

895
9U

Conponents of Population Change
Casper. Wvortinq. HI,IA

April le50 - Ju1y 1o65

lverage annual change
f,o50-1950 1q60-1q65
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Households

Cunrent Estinate. fl6,r.ls
aUout f6]bO, up about
1eveI. This represents
a year. The city of Ca
households, an increase

Ca

Date Households

eholds in the Casper HMA currently nr:mber
1rl+00 (nine percent) over the April 1960
an average increase of 27O (two percent)

sper eurrently ha, af,r;roximately L3TZOO
of lrO25 since April 1950.

ze Tr

Averago
annual chanee

Household
slz6

"o5
.25
.26
.2'l

Aprll 1950
Aprtl 1960
Jfly 1965
July 1968

9 1996
t5rtg5
161600
17r000

52;
270
130

3
3
3
3

Source: 1950 and 1960 Censuses of Housingo
1965 atd 1968 estimated by Housing Market Analyst.

Ig!-Eengs Households increased by !2 percent between 1950 and
1950, from_lOrooO in 1950 to L5rzoo in tb5o, an average annual in-
erease of 52O a yey, _almost trrice the 1950-1965 raLe. AUout t+rl+Ooof the added households were in the city of casper, largely a resultof annexations. Part of the HI,IA lncrease in households between 1950
and 1960 was due_to a conceptual change in definitlon from rdwelling
unitrr in the 1950 census to rrhousing rrnitu in 1960.

Housghgldrsize. The average household size in the Hl,lA is currently
about ).26 persons as compared. vj-th 3,25 persons in 1960. The trendof increasing household size is expected io continue over the forecastperiod, resulting in a July 1968 slze of 3.2.1 persons.

Erogrctlve Lous*o Based on the July 1969 population pro-jection for the HI'IA and the changes in aver"age househoid size expectedto oocur over the next three years, the number of households is Lx_pected to total 171000 by July 1968, a.n average increase of about 130(oo8 percent) a y"ar. About iralf oi tte housJhold growth wilr be inthe city of Casper.
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Housing Market Factors

Housils SupplY

9glrent Estimate and Past T There are currently an estimated
l8r55} housing units ln the Casper HI,IA, a galn of about 11850, or
350 rrnits annually, over the Aprl1 1950 total. The growth rate
during the past five years has be',n only about half the rate of the
previous decade. Between 1950 and 1960, the houslng stock increased
by 51350 units, frorn l0r35) ln 1950 to 161700 in 1960. Part of the
growth was due to a conceptual change in deflnition fromrrdwelling
unitrt ln the 1950 census to tthousing unitrt in 1960.

The city of Casper contalns almost LSrl+5O houslng r:nits as of July 1,
1965, a gai.n of 11275 over the Aprll 1960 1evel. The inventory ln-
creased by l*r200 between 1950 and 1960r largely a resutt of three
annexations.

Structure As lndicated by the following table, the housing
inventory is composed primarlly of slngle-farally structures, uhich
curently accor:nt for about 81 percent of the total housing stock.
Since the April 1960 enumeration, all categorles except the single-
family elassification have shown proportional decIlnes.

llnits in Structure
Casper. Wvoming. HI'14, 1q60-1o55

Ilnits in ApriL
1q50

July
Lq65

u1985
1r280

710
L.575

L8r55O

Percent of total
1a60 1a65structure

-a1 unit
2 unlte
3 - It r:nits
5 or more units

Total units

]-3r2O2
L1273

675

80.8
6"9
3"8
9.5

100.0
1. q/*0

L61690

79.l
7.6
l+.I
Q'2

100.0

g/ fncludes trailers.

Source: 1960 Census of Housing.
1965 esttmated by Houslng ldarket Analysto
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Aee of Slruc'qglgt The sporadlc grouth of the Casner HMA ls
ovident in the foll.owing Lable. l1 OnIy ten percent of the fi6rrsing
stock has been built since 1960, comparod with almost 38 pereent
during the 1950rs and over 4l percent prlor Lo L939.

Year Structure Built
Casper-1{yalnieg. LI}!t

Ju ly l. , L965

Iear-hsi1.!

Apritr 1960 - June 1955
L955 - March 1960
]r95O - L95t+
l9t$ - l9t+9
L939 or earlier

Total

Nunber Percent

1r850
3 r?l+L
3 r25t,
21000
7 t6o5

L8 r55O

10.0
20.2
17,.5
10.9
/.1. q

100.0

Sourcer Esti-rnated by Housing Market Analyst.

Conditlon of the Inventorv. In Apr1l 1960, appro:dmately 11 percent
of the J.nvontory was elassified as dilapidated or lacklng one or
nore pluubing facilitles. with the new rrnlts that have been added
since 1960 and the upgnading of some of the older unlts about I0
peroent of the J.nventory nay be sfuniIarly classified as of July
L%5. The houslng lnventory irr the olty of Casper is in generiUy
better condition than that of the entire HI'{4, wlth only about erght
percent of the untts classified as dllapidated or lackLng sone or aI[
plunbing facilitles ln the 1950 eensus. Crmently, about seven percent
of the lnventory ls so classlfied.

Yalue and Rent.. The medlan varue of owner-ocoupled homes in the
Casper Hl'tA r,ras $tZ*, em in 1950 " The medlan valul in the clty of
Casper was $I5r500. These figures are estimated to have increased
only slightly durlng the past five f,o&rer The median gross rent ln
1960 was $15 tor both the Hl4A and the city of Casper. Since 1960,
multifamilv construction has been minimal and rents have not changed
materially.

Resident:LAI Buildlne Activitv

A total_of Lr325 units have been authorized ln permlt-tssuing plaoes
ln the Casper Hl,lA slnce January t96O, an average of Zt+O rmlts . y""r

The basie data reflect an unknorm degree of error in ryear builtrl
occasioned by the aocuracy of response to enumeratorsr questlons
as well as errors caused by sampling.

v
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(see table IV). The Lverage authorization rate for the previous
five years (1955-1959) was 4aO a yearo Building oermits are
lssued onJ-y for the cj ty of Gasper and the tovrns of Mills and
Evansville. An estinated 525 housing units have be-,n built out-
side of these areas since l-950r bringing the total building
activity to 1r850 units, or )LO annualIy.

The acme ln building activity, reflected by authorizations for
new consr-ruction, was attained in L95L when 930 uni-ts were authorized.
The nadir occurred ten years laLer, in 196/*, when flbrutrr: than 1?5 unil,s
r,rere authorized. Buildlng activity has slowed even further in 1965.
Orrly /+0 units were authorlzed in the first six months, compared
with lOO units in the first half of 196/*.

Units Under Constructigq. Based on the results of a postal vacancy
survey and on 1ocal observation, an estimated 25 housing uni.ts are
currently under constructlon. The total includos 20 residences and
five acartment units, most of which are located in the city of Casper.

pemol-ition agd Conversion Trends. Demolitions and conversions have
had Iit:-ler if any, effect on the housing stock of the Casper HMI[.
There is a lack of ur:its which are suitable for conversions. De-
moLitions have been minimi-zed by the rnoving of structures to now
locations rather than teari-ng them do,.m.

Tenul:e of Occur-rancv

Of the present total of about 16r6m ocr:u';ied housing units in the
HI'{A, about 111300 (68 percent) are owner-oceuoied and 5 r31o (32
percent) are renter-occuoied. This indicates an increase in the
owner-occupancy ratio since ApriJ- 1960, at which tirne the eensus
reported that 66 percent of the occunied trnits were orrrer-occupied.

Occupied Housinq Units by Tenure
Casper. Wyoming. HI'!A. l95o-1a65

Apr11 April July
Tenure
Total occupied

1qq0
g,996

5 1331+
53.1+7"

1"662
16.62

1060
t5ttg5

10r 020
65'-9i.

5 1175
3/*.L%

1065
15.600

11,300
69"17"

5,3ffi
3L.97"

Or"rner occupied
Pereent

Renter occupied
Percent

Source: 1950 and 1950 Censuses of Housingo
1965 estimated by Housing Market Analyst.
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Vacancv

Census, The 1950 census reported 85O r:r:its r.rhich i""" ,"""nt and
available either for sale or for rent. Of the tota1,2OO units werefor sale (a homoowner vacancy rate of 1.9 percent) ."a O:O lrere
avai-Lable for rent ( a rentar vacancy rate of 11.2 percent). Aboutfour percent (? units) of the vacant sales uniis and zt, percent(15: units) of the vacant rental units Lacked some of all plurrbingfacilities.

Xeg.!91 vac?nc:r survev. A postal vacancy survey was condueted on
Itlay 12, 1965 by the casper post offlce. rt coiered a total of lt+rl&lunits, about 78 percent of the total inventory (see table v). The
survoy revealed rh{: 4.3 percent of the Lor975 residences and 1I.5percent of the 3rl*66 apartments were vacant. These data are not
comparable wlth census vacancy data because of difi'erences in deflnl-tion, area delineations, and methods of enumeration.

Results from comparabre surveys conducted in previous years arepresented ln table V. Successively hlgher vacancy ls indicated overthe past several_years. subsequent to the May 1965 survey, 1ocal
reports lndicated that vacancy increased to higher levels wittrtn onlya few weeks time. This is, of course, attributable to the out-nigraiionof o11 company personr.iel in June 1965.

current Estimate, Based on the postal vacancy survey and on 1ocalo@est1matedthattherearecrrrrent1yL,g5ovacant
housing units in the Hlo, including 1r2oo availabre vacincies and
75o vacartt r:nits r.rhich are not available. of the vacant availabletrnit;s, 35o are avaiLable for sale (a homeowrrer vacancy rate of 3.0percent), an$ 850 are availabre for rent ( a rental vacancy rate of13.8 percent). Ap,oroximatery 15 of the sares r:nlts and 20b of therental units lack some or all plunblng facilities. A comparison ofthe current number of vacancies wlth ihe number of vacantiee
reported in April 1950 by the census of Housing is shown in thefolloving table.



Catggory

Total vacant

Available vacalt
For sale only

Homeowner vacancy ratio
For rent only

Rental vacancy ratio

7l+

Vacant Housing Units
Casperr_@

April
_1a69

l,Lg5 '1.950

July
1q65

851
t96
l"g%
655

tl.2%

1,200
)50
3.0%
850

13"8%

Other vacalt 6u 750

Sourcec 1960 Census of Housing.
1955 estimated by Housing Market Analyst.

The homeowner and rental vacancy rates are substantially above tho
levels that represent an acceptable demand-supoly relationshlp in
the market.

Sales Market

The salas market of the HI"IA has been softened by the announcement
that several oil companles would elose their locaL operations. A
buyerls market has resulted. Previous to these developments new
construction aetivity had exceeded population and household gains
and vacancy rates increased.

Major subdjvislon activity has been located in the southern sections
of the clty and ln Paradise Va11ey, an unincorpori ted area located
west of Caspero Most new homes built in these areas have been pri ced
between $t5rOOO and $251000, r.rith generally favorable marketability.
Homes priced below $t5rOOO have been marketed wlth greater difficulty.
Likewise, the home buying publlc has shown a preference f'or neu units
as opposed to eristing ones. SpecuJ-ative construction, about half
of all new construction prior to the announcements relatlve to oiI
company out-migration, has receded to negligible levels.
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Ilnsold Inventorv. An FHA llnsold fnventory of new hores completed ln
ffid by the casper rnsuring 0ffice ln January 1965,
It surveyed five subdivlsions vhich had five or more completions
dnring t96l+. The sr:rvey revealed a total of 13) completions during
the period, of which 6lr (18 percent) had been sold prior to the
start of construction. 0f the 59 unlts bullt on a speculatlve basls
oniy 13 (19 percent) remainded unsold at the tlne of the survey (see
table VI). Most of the new r:nlts uere prlced to seII for between
$t5rooo and $25r00o wlth rnost of the speculatively-bullt hones Ln
tho $15rOO0-$20r000 range. There were no eourparable surveys J.n prevlous
yeers.

Foreclosures. Although foreclosure data are not avallable for the
entiie Hl,l,A, the trend of FllA acqulsitlons Ls lndlcative of the areao
FHA conmissioner-he]d properties have lncreased rapidly durlng the
past tvo years. Durlng the early 19601s, acqulsitions r'rere
negllglble, nunberlng only one or two a year. In 1963, however, 13
properties were acqulred and,, L96l+, an additional 22 vete added. The
upward trend ls e:rpected to continue dr:ring the forecast period as a
refl.ection of reduced econonio activity and hlgh vacancy.

Rental Marke!

The high vacancy rate of 13.8 percent reported for rental rmlts rn
Moy 1965 demonstrates the current wealrmess of the rental market. Most
of the rental unlts are located in either single-fnntly structures
or older nultlfnmily structures. OnIy 58 mrltifanily unlts have been
authorized slnce 1960r representing less than flve percent of the total
authorized rxrits. Thir shous 11t1,1e ehange fYom the ]r95O-]%O record.
Further deterioratlon of the rental narket ls antlcipated to occtt
durlng the forecast period.

Morteage Markct

Vlrtr:a11y all of the rnortgage money ls supplled by loca1 sourceo.
Conventlonal mortgagea are generally for a na:riutm term of 20 years
ylth lnterest rates between 5 and 7 percent. The F}IA ls vetT ectlve
ln the Local rarket.
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Demand for Housing

Qrfantitative Denand

Quantitative demand for additional housing d,rring the three-yea?
forecast period is based on an e4geebed increase of about 130
households annual1Xy on the changes in the tenure of occupancy
in the inventory, on the need to reduce the present level of
vacancies, and on the current level of consr,rucLion. To accommodate
the household growth and to a11or^r for explected occul.rancy and tenure
changes, an annual average of about 40 housing r:nits will be in
demand during the next three years. All of the riemand will be for
sales-type units. The high number of vacant units available for
rent, in a1I quallty ranges, will preclude any demand in that
sector.

Qualitative Demand

0f the annual demand for sales units, about 20 nercent will be for
houses ,riced below $t6r000, about 2l percent will be for homes
priced between $t5rOOO and $201000, about 2J percent will be for
homes in the $ZOTOOO-Z5,OOO ranqe, and 30 percent for homes priced
over $25,OOO. - This distribution differs from that in table VI,
which reflects only selected subdivision experience during the
year 1964. lt must be noted that the 1964 data do not include
new constructlon in subdivisions with fewer than five completions
duri,ng the year, nor do they reflect individual or contract con-
struction on scattered lots. It is likely that the more expensive
housing construction, and some of the lower value homes, are con-
centrated in the smaller building operations. The demand estimates
reflect aIl home building and indicate a greater concentration in
some price ranges than a subdivision survey \^rould reveal.

To effectively reduce the curent relatively high homeor,mer vacancy
rate, a sharp reduction of production must be effected from present
low levels. The authorization rate of about 80 units per annr:m (aII
single-fanily) during the first six months cannot be continued without
creating further market imbal-ance. Reasonable market relationshlps
wotfld be achieved most readily by an alnual average production of
about 40 sales housing units, with vlrtually none il the nexb several
months and a s1owly i-ncreasing production thereafter over the three-
year forecast period.. The demand should be satisfied by homes built
on contract for predetermined pu,lchasers.
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Table I

Averaee Annua 1 Nonaericultural l'Iaee and Salary EmploymenE bv Tvo e of Industry
Hous

L958-L964 
"(in thousands)

1958

t Area

Industrv

Wage and salary employment

Manufac turing
Refining of petroleum and related products
Other manufacturing

Nonmanufac tur ing
Mining
ConsEruction
Trans", corrm., and util.
Trade
Fin., ins., and real estate
Service and miscellaneous
Government

t6.9

1.8
1.3

.5

15. 1

3"4
t.4
L.7
4"0

"6
1.9
2.2

l_959

17 .7

6

L7.3

1.6
1.0

"6

15. 7

1.1
.6

3

I
1

3

2'.
2.

4
4
6

9
8
2
4

3.3
L.4
1.5
4.2

.8
2"2
2"3

6
5
7

2

7

9
2

1960 1961 L962

18.0 17.1

1.9 V

16.1 ts.4

t963

17.2

.9

1964

L7 "9

1.0
.5

16.4

1.5 1.51.9

L5.7

1

15. 8

t.2
.7

2

7

3

1

1

4

1

2

3.2
1.5
1.6
4.L

.7
2.0
2.3

3.6
1.5
t.7
4.4

.7
2.0
2"2

3.3
r.4
1.6
4.4

.8
2.3
2"6

a/ Comparable employment data are available for the years 1958-1964 only.

Source: Wyoming Employment Security Commission.



Table II

Estimated Percentage Distribution of Fami[ies by Annual Income

Annual family income

After Deduction of Federal Income Tax
Casper. !'Ivoming, Hl'lA. 1965

1965 incomes
All Renter

Under
$4,ooo -

5,OOO -
6,000 -
7,OOO -

8, OOO

9, OOO

lo, ooo
1 2, 5OO
l5 , ooo

9

,499
- t4,ggg
and over
Total

Median income

Io
9

7
8

loo

$ z, zso $6

$4,ooo
4,ggg
5,999
6,ggg
7,999

13
7
9

L2
t2

l8
to
15
l3
L2

100

,600

-1

8
9
2

99
99

9 9
5

11
5
2

1 3

Source: Estimated by Housing Market Analyst



Tab1e Iff

Distributlon of Pooulation bv Ase
Natrona Countv. Wvoning

rorc-1q60

Aprll
Ia50

April
1q60

cheng-
Nr:mber Percent

LOrl+?l
718

3rO7O

57.8

Age goup

0-19
20-29
30-?9
l+0-1+9

50-6t+
65 and over

Total

Source:

J:orl+J+b

5'l+12
5rLLl+
l+tC63
l*r588
1.81/*

20
6
8
5
5

877
L30
L8l+
822
59e

t
,
,
,
,

99
t3
@
l+)
22
66

tr759
11010
1.199

9
7
0
3
0
0

a

a

a

o

a3,OLz

)lrl+37 l+9 1623 11198

1950 and 1960 Censuses of Population,



Table IV

Units Authorized by Buildine Pennits

Year

lt950
t95t
1952
1953
L95l-

1955
l,56
7957
t958
L959

Total

n5
299
592
l+15

930

37].
330
3/+2
lrBB
/-95

3L7
2U
260
257
r73

l+O

Single
familv

369
330
3lA
NL
/rbg

)2F
2)o
25L
257
75L

l+O

Mflti-
familv

L2
2

22
55
3l+

NA

NA

NA

I{A
NA

NA

NA

NA

NA
NA

3)a

tr63
297
57C
360
896

3LO
2ltt
2/r9
2/+5

l:66

40

Casper Evansville Mi1ls

l+75
299
592
l+15

93o

37j.

3Q
/-'88
1*95

NA

NA

NA

NA
NA

l,lA

tA
NA

NA

NA

NA

o
0
o

12
6

NA

1960
1961
ll962
L963
lt96/,

te65 s/
il Flrst six months.

2
0
0

u
27

t3
w
9
0

22

0

1
3
2
0
1

Source: nffice of the City Ergineer, Casper, l,Iyorning,
Bureau of the Census, C 40 Construction Reports



Table V

Resul-ts of Postal Vacancy Survevs
Conducted ln Qasper. Wyonlng. HMA,

January 1o5o - l,lay 1955

A11 dwellines

Total deliveries
Vacant units

Percent of total

Residenees

Total deliveries
Vacant unlts

Percent of total

Apartments

Total deU-veries
Vacant tmits

Percent of total

January
105q

12ro2o
2L6
1.8%

July
Iq50

t3rt87
50lr
3.97.

9 r)89
2l*3
2.67"

31798
26t
6.97.

797 UrlA
656 867
l+"87" 6.07"

L3

I'Iay
1q65

May
1061

u
L5

10

,17"

t

81677
88
l.u

) r)lr3
128
3.9"

),1'b3
3l+l
9.87"

\org75
l'bg
l+,37.

3,1t66
398

L]-.57.

, )
3'
)

Source: Postal Vacancy Surveys conducted by the Casper Post Office.
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Tota1
comple iions

Table VI

Months
Mar

Houses soli
before eonsto

start

Pric S1e
ea

Speculative house
Nun&rer Number

Tot.4 
-q}| 

rlrslld
Percent
unsold

l/*.7
17.4

57.1

SaIe orice

IJnder $ 10,000
$torooo - l2rL99
12r500 - lt*r999
l-5roo0 - 7'.l r/+99
t7,5OO - L9r999

20r0o0 - 2/rr999
25|OOO - 291999
301000 rn-l over

Total

Source:

-
l-

29
19

3

1

56

L
31.
23

7

1

69

/,
1
1
7

t5

28
I

6l-

l-
1
5

l+L

38

)5
B

1

L33

5

L

!

t3 18.8

Sirrvey of Unso}d Inveritory of New Hones, conducted by the Ci:.sper FHA Insurirg Off ice.

2U84 30-l
FHA-Wosh., P. C.


