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Foreword

As a publlc service to assist local housing activtti.es through
clearer understanding of local horrsing market conditions, FHA
inltiated publication of its comprehensive housing market analyses
early in 1965. WhiLe each reporE is designed specificaIly for
FHA use in administering iEs mor:tgage insurance operations, it
is expected that the fact,ual tnformatlon and the findings and
conclusions of these reports wlIl be general[y useful aLso to
builders, mortgagees, and others concerned with local housing
problems and to others having an lnterest in local economlc con-
ditions and trends.

Since market analysis is not an exact science the judgmental
factor 1s important in Ehe development of findlngs and conclusions.
There wtlL, of course, be differences of opinion ln Ehe inter-
pretatlon of avallable factual information in determlning the
absorpttve capaclty of the market and the requirement6 for main-
tenance of a reasonable balance in demand-supply relatlonshlps.

The factual framer^rclrk for each analysls is developed as thoroughly
as possible on the basis of inforrnatlon available from both local
and national sources. Unless specificalty idenEifted by source
reference, aII estimates and judgmerEs in the anaLysis are Ehose
of the authorlng anaIyst..
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A}IALYSIS OF THE
COLUMBIA. MISSOURI. HOU.SING I"IARKET

AS OF MARCH 1. 1966

Summarv and Conclusions

The Columbia Housing Market Area (HMA) has an economy based pre-
dominant.Iy on higher education; economic growth, therefore, has
paralleled that of its schools, the Universlty of Missouri, Stephens
Co1lege, and Christian College. ToEal nonagricultural employment
in the HMA has been increasing in recent years, reaching an average
of about 25r25O workers in 1965. The largest single segment of
employment is educational services, wiEh about 28 percent of Eotal
nonagricultural employment in 196O. During Ehe March 1966-March
1958 forecast period, nonagricultural employment is expected to
expand by about 9O0 jobs annually.

UnemploymenE in the Columbla tlMA has been decreasing since 196O; it
equaled about 1.9 percent of the civilian work force ln 1954. The
Missourl State Employment Seirvice reports the current unemployment
rate probably is below the 1964 level.

The current median income of all nonfarm famiLies in Boone County
is approximately $6r325, after deduction of Federal lncome tax;
the median income of renter families is about $5r4OO annualty.
By 1968, median annual after-tax lncome is expected to lncrease
to $61650 for all families and $5,650 for renter famllles.

The March 1966 nonfarm populaEion of the Columbia tlMA totals
abouE 631600, an lncrease of 29 percent since April 1960. About
48r1OO persons, or 76 percent of the population, llve in Columbla.
The rapid expansion of the University of Mlssouri slnce 196O has
caused nonfarm population to increase In the last six years aE a
rate more than twice that of the 1950-1950 population growth rate.
By March 1968, the nonfarm population ls expected t,o total 69,2OO,
an average annual increase of about 2r8OO.

There are approximately 17,8OO nonfarm households ln the Columbia
IIMA as of March 1966, an lncrease of about 530 annualty slnce Aprll
1950. About 12,950 of the households (73 percent of the total) are
in the city of Columbia. The number of nonfarm households is expecEed
to reach 19,050 by March 1958, an lncrease of abouE 525 annually.

As of March L965, there are about 19 r 15O nonfarm houslng unlts ln
the Columbia tMA, representing a net addltlon of 31875 uniEs, or
over 65O units annually slnce April 1950. Thls net additlon
resulted from about 3r35O housing untts completed stnce 1960, from
an addltlon of some 8OO trailers to the 1950 lnventory, and from
some conversion and demolition activlty.

2

3

4

5



6

I1

slightly over one-half of the 3,3oo units authorized, for construc-
t,ion since 1960 were single-family units. rn 1965, however, the
35o single-family units authorized represented only about 42 percent
of total authorizations; 49o units were multifamily units. This
total is well above the previous high level of multifamily activiEy,
about 280 units in 1963. Approximately 4OO housing units are
currently under construction, including 175 single-family units and
225 multifamily units.

current vacancy levels in the FMA indicate a fair degree of balance
in the sales and rental markeEs. As of March l, t966, there are
6O0 vacant available units in the county, including 175 units
available for sale ( a homeohrner vacancy rate of L.7 percent) and
425 available rental units (a renter: vacancy rate of J.4 percent).

The demand for new housing over the forecast period is estimated at
650 units annually, including 35o sales units and 3oo rental units.
An additional too rental units can be markeEed at the lower
rents achievable only with the aid of below-market-interest-rate
financing or assistance in land acquisition and cost. This demand
estimate does not include public 1ow-rent housing or rent-supplement
accomodations. The annual demand for new sales housing by sales
prices is expected to approximate the pattern presented on page 20.
The rental demand, distributed by gross monthly rent levels and
unit size, is presenEed on page 22.

7



AT.IALYSIS OF THE
COLI.]MBI]T,. MISSOURI. HOUSING },IARKET

AS OT MARCH 1. L966

E:usine Market Area

The Columbia, Missouri, Houslng Market Area (HMA) is coEermlnous wlth
Boone County, whlch had a 1960 nonfarm population of 491350.!/ The
principal city, Columbla, is located ln the center of the county and
contalned almost a1rr"g-quarters of the nonfarm populatlon of the area
in 196O.

Columbla is located tn mld-Mlssourl, about 125 mlles west of St. Louis
and east of Kansas Clty on Interstate 7O. A north-south hlghway ls
provlded by State Highway 63, connectlng wlth Jefferson Clty about 20
mlles to the south. Other transportatlon facl1ltles include the Norfolk and
Western and the Missouri, Kansas, and Texas rallroadsl two lnterstate
bus lines, and four highway freight carrlers. In addltion, Columbla
is served by Ozark Airllnes with 13 fltghts datly lnto and out of the
Munlclpal AlrporE. A new alrport located between Golumbia and Jefferson
CiLy has been approved recently, and jet servlce soon w111 be avallable
to Ehe Columbia HI"IA.

Ll Slnce rural farm populatlon conetttuted IO.5 percent of the popu-
latlon of the Columbia HI{A ln 1950, all data exclude the nrral
farm component, except where speclflcally noted.
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Economv of the Area

Character and Historv

columbia is a city with an economy based on higher education. The
university of Missouri was founded in columbia in 1839. six years
prior to this, Lucy gilales lAcademy, predecessor of the present ste-
phens Col1ege, was established; and in 1851, Christian College, the
first institution west of the Mississippi for college-1evel education
of women, was founded. Economic and poputation growth of the city has
paralleled thaL of its schools.

Columbiars position as a major center of higher education has induced
research and medical facilities to locate in the city. rn addition
to the general service hospital for the community, the city has a 44L-
bed teaching hospital of the University Medical Cent,er, a 175-bed
Psychiatric Receiving Center, and a 104-bed State Cancer Hospital.
There are plans for a Cancer Center to be built at the existing State
cancer Hospital, with over a million dollars already allocated to
research. The Veterans lldministration will begin construction of a
48o-bed hospital in Columbia in July L966. Completion of the faciliEy
is scheduled for December 1968.

Emplovment

Current Estimat and Past Trend . Total nonagricultural employment in
the columbia Hl'la is estimated to have averaged 25r250 during 1965. The
Missouri State Ernployment Service provides total nonagricultural employ-
ment data for Boone County only for 1963 and L964. According to these
data, nonagricultural employment averaged 23,30o in 1963 and 24r3oo in
L964. The 1964 total represents a gain of about four percent over Ehe
1963 1evel. Although comparable data are not available for other years,
it is evident that Eotal nonagricultural employment in the HI,IA has been
increasing in recent years. Ihis conclusion is based primarlly on the
lncreasing number of workers covered under the unemployment compensation
law and on rising enrollment and employment at the university, which
contributed to gains in employment in the trade and service industries.
Although covered employment equals less Ehan half of Eotal nonagricul-
tural employment ln the HMA, the data are useful for employment trend
analysis. The number of employees covered by unemployment comPensa-
tion is available for ApriL L962 Ehrough April 1955, as seen in table
l. Covered employment decreased from April L962 to April i963, Pri-
marily because of the loss of about 200 jobs in the trade secEor during
the year. Manufacturing employment also decreased between April 1962
and April 1963, from over 1,550 to less than 1,400.
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Since April 1963, however, covered employment in Boone County has
risun steadily, from 9rO25 to an April 1965 total of over t}r925,
a gain of about 21 percent. Drrlng this two-year period, employment
ln all major sectors increased slgniftcantly. In April 1965, almost
4,150 covered workers were employed in trade, a gain of about 24
percent over the April 1963 level of 3,325. Building actlvity at the
University of Missouri and rlsing residential construcEion recently
have resulted in increases in employment in the construetion
industry. The number of covered employees engaged in construction
tion totaled almost l,2OO ln April 1965, an increase of abouE 16
percent over Ehe April 1964 level of 1,O25. The finance, insurance,
and real estate seg,ment had about 1,9OO workers in April 1965, a
gai.n of about 3OO over the April 1962 level. Employment gains in the
April 1963 - April 1965 period were also evident ln the service,
manufacturing, and transportation and utilities categories.

Elrnqloltrnerr.]t bv Industrv. The most complete data indicating employment
by lndustry for the Columbia HMAare provided by the 195O Census of popu-
lation" Nonmanufacturing employment was elearly the most important cate-
gc)ry, aecounting for 9l percent of the total nonagricultural employment
in the Columbia area in 1960 (see table II). The largest single segment
of employment was educational services, totaling almost 5r600 workers,
or about 28 percent of the nonag,ricultural employment. Other lmpor-
tant categories in 196O were trade, with 18 percent (3,60O employees),
hospitals, with six percent (1r150 workers), finance, insurance, and
real estate, with six percent (almost 1r175 employees), and personal
services, with eight percent (about L,575 workers). Manufacturlng
employment in the Columbla FMA was relatively small toLaling
only 1r825 workers, or nlne percent of total nonagricultural employ-
roent .

Bemale Jrnll_gIECrIE. The 1960 Census reported nonagricultural employ-
rnent in the Columbia tMA aE about 2Or25O. Over 4O percent of thls
toLal represented women employees. This proportlon of female employ-
ment is above the national norm, reflecting the large number of women
worklng at the colleges and unlverslties and at the various trade and
service establishments. Of the 8r175 female employees, about 35
percent were clerical workers and 21 percent were engaged in profes-
sional., teehnical, and kindred occupatlons.

Iqrp-Layseq! fel!rcLpetjo! Rate. The ratio of employment
populati.on of the HMA is termed the participation rate.
indicate that this ratio for Boone County was about 41

to the total
Census data

percent ln 196O.
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The rate is high primarily because of ttre larg<: number of female ancl
Part-time employees in Ehe FMld. Since 1960, rising college enrollment
has caused population to increase more rapidly than employment, result-ing in a current participation rate thaE is slightly below the 1960
ratio. A contlnued smalt declir+re is expected during the next two
years.

Principal Emplovment Sources

The university of Missouri is the largest single source of employment
in the Columbia HMI\. Ful1-time employment at the school totaled almost
4,975 in January 1966 according Eo the UniversiLy Personnel Office.
of the total, about 1r35o were academic employees and 31625 were non-
academic workers. rn addition, the University currenEly has about
4r4OO part-time employees. Since the 196O-1961 school year, full-
time employment at the University has increased by about 320 workers
annually from a L96O total of about 3,4OO.

Columbia is also the headquarters of many state-wide insurance organi-
zations, the largest of which is the Missouri Farmers Mutual fnsuranco
Assoclation. O'.zer 1,200 poopl,a currently are ernployed by tho insur-
ance industry in the Columbia area.

Unemplovment

Unemployment in the Columbia HMA has been decreasing since 1960, totaling
about 5OO, or 1.9 percent of the civilian work force in 1964. llhile no
current data are available, the Missouri SEate Employment Service reports
the current unemployment rate probably is below the L964 leveI.

Future Emol t Prospects

Nonagricultural employment is expected to increase by about 9OO persons
annually over the next thro years. As enrollment at the university of
Missouri rises, about 35o new employees should be added each year.
lllso, it is expected that the trade and service industries will grow
as a result of the rising enrollment. The increase in supporting indus-
tries anticipated would be a continuation of an upward trend evident
in the area since L963. No significant. increase in manufacturing
employment is anticipated over the two-year forecast period.

Income

The current median annual family income in the columbia HM,A, after
deducting Federal income tax, is approximately $6r325. The median
after-tax family income is expected to rise to $6r650 in 1968, repre-
senting an increase of almost three percent annually. At present,
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about 25 percent of all families receive an after-tax income below
$4rOOO annually, while an estimated 2O percent of all families have
an annual after-tax income of over $lOrOOO.

The median after-tax income of renter families is about $5r4OO annually
and is expected to increase to $5,650 in 1968. Currently, 33 percent
of these families have an after-Lax income below $4rOOO annually and
12 percent receive an afEer-tax income above $lOrOOO. Distributions
of area famtlies by tenure and by lncome classes are present,ed in table
III.

It is probable Ehat the lncome dlstributions and the medlan incomes
reflecE the inclusion of married student families which are predomi-
nantly in the medium and lower ranges of income.
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Demoeraphic Factors

P opul ation

Current Estimate. The March 1966 nonfarm population of Ehe Columbia
HMA is estlmated at 63,50O. About 48r1OO persons (76 percent of the
totat population) live in Columbia and the remaining 15r5OO live outside
the city limit.s.

PasE Trend. During the April 196o-March 1956 period, the nonfarm PoPu-
lation increased by 14r250 (29 percent), from 49r35O to about 631600.
Nonfarm population in the Columbia IMA increased from about 39r40O in
April 1950 to over 49r35O in April 1960, a gain of almost 1,OOO Persons
annuaIly, or about 25 percent during the ten-year period. Because of
the change in definition of rrfarmrr between the 1950 and 196O Censuses,
many persons living in rural areas who were classified as living on farms
in 195O were considered to be rural nonfarm residents in 196O. The
resultant decline in the farm population and, consequently, the increase
in nonfarm population between Lhe two census dates is, to some extent,
the result of the change in definition.

The table below shows nonfarm populaEion trends in the Columbia HMA

since 1950, including trends in the student and non-student segments.

Nonfarm Population Trends
Cotumbia. Missouri. tMA

1950- 1955

April April March Averaqe annual chanae
Item 1950 1960 1966 1950- 1960 t96U--t966

Student population 1O,9OO 12,100 19r1OO L25 L,175
Non-student population 28.486 37 -266 44.5O0 875 L.225

Total nonfarm
populaEion 39,386 49,366 63,5OO l,OOO 2,4OO

Sources: 195O and 1960 Censuses of Population. 1966 estimated by Housing
Market Analyst. Student population for aIl years estimated by

Housing Market Analyst based on f;rll semester' enrollment data'

An analysis of the trend of populatlon growth in the Columbia tlMA is only
significant lf the student and non-sEudent segments are viewed separately.
I.lhile each of the two segments lncreased more rapidly in the post-196o
perlod than durlng Ehe prevlous decade, lt is evident that the rising
student populatlon is a principal factor in the rapid population growth
recently. Students accounted for over 49 percent of the nonfarm populatlon
galn between 1960 and 1955 and only for about 12 percent of the population
growth durlng the 1950's.
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The 19r1OO students currently ln the HMA, equal to 3O percent of the
total nonfarm population, is an lncrease of about 7rOO0 students (58
percent) slnce April 1960. In April 1960, about 23 percent of the
total population of the IMA was between the ages of L8 and 24, (an age
group that includes most college students) compared with only about
eight percent ln that age group in the entire state. Of the 19r1OO
students currently in the HMA, almosE 161875 are enrolled at the
University of Mlssourl, almost lr9OO at Stephens College, and 325
at Christian College. Table IV shows fal1 semester enrollment since
1950 for each of the three colleges in the area.

Nonhoqse_llold Population. Persons Iivi ng in university residence ha11s,
fraternlty and sororlty houses, and hosplEals account for almost all of
the populaEion in group quarters (nonhousehold population) ln the
Columbla HMA. In 195O, the census reported a nonhousehold population
of about 7 r2OO persons" Slnce 1950, 3rO0O new dormltory spaces have
been built ln the area. Also, trgrouptr populatlon has risen slightly
ln the hospltals in the llMA. Based on these considerations, the present
nonhousehold population is judged to toEal about 10r600 personsror 17
percent of the total nonfarm population. It le slgniftcanE to note the
dlfference between t.he number of dormitory spaces added slnce 1960
(about 3,OOO) and the increase in student enrollment during the 1960-
1966 period (about TrOOO). ,AlEhough some increase probably occurred
in the number of studenEs living in roomlng houses and boarding houses,
it is apparent thaE well over half of the student lncrease represented
a gain in the household populatlon, either as roomers in establlshed
households or as members of new houeeholds formed by students.

Estimated Future Population. .Accordlng to Unlversity of Missourl
estimates, enrollment at the school ls expected to increase by about
11600 students annually during the next two years. Based on thls enroll-
ment increase and on the increment of employment expected ln the Columbia
area during the forecast perlod, it is estimated that nonfarm population
will increase by about 2,800 annually to a March 1958 level of 69,200.
The construction of new dormitories at the Unlversity should raise
nonhousehold population to about 12r4OO by March 1958r an. increase of
9OO persons annually. Populatlon ln households 1s e:cpected to rise to
561800 in the next t$ro years, a galn of about lr9OO annually.

Net Natural Increase and Miqratlon. Populatlon change is the result of
net natural increase (resldent births l.ess resident deaths) and net
mlgratlon. Because data are not avallable separately for farm and
nonfarm births and deaths, iE 1s necessary to use total population,
lneludlng rural farm, ln determlnlng the components of populatlon change
ln Boone County. The followlng table shows the components of population
change since 1950.
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Comoo nents of ulat i on e
Boone Countv. Missorrri
Aori I 1 950-Marc L966

Components

Total population change
Net natural increase
Net in-migration

Averaqe annual change
April 1950- April 1960-
Apri 1 1960 March L966

675
650

25

2.250
950

1 ,3OO

sources: 1950 and 1960 censuses of population; state of Missouri
Department of public Healthi and estimates by Housing MarketAnalyst.

The marked increase in the rate of in-migration in the last six yearsis primarily the resulL of a rapidly rising student population. The1960-1966 average in-migration of 1,300, hJwever, is above the averageannual increase in school enrollment during the same period. rt isevident, therefore, that increased employment opportunities in thecolumbia tMA also contributed to the trigtr rate tr in-migration duringthe I95o-1966 period. Between 195o and I-960, student population increasedby about 125 annually. If it is assumed that the bulk of this increasewas in-migration (students from outside the I{MA), it becomes apparentthat there was a net out-migration of non-student population during the1950-1960 decade. The economic growth of the FMA duiing Lhe 1950-1960period was not sufficient to provide enough employment opportunitiesto prevent a net out-migration of non-student population.

Percent of increase due to migration J.t/o s7 .82

Hous rho 1d s

9prrgn! E.stimate. There are approximately 17r8oo nonfarm households inthe Columbia tMA as of March tgOO. About tZ,gSO of the households (73percent of the total) are in the city of Columbia.

Past Trend. Nonfarm household growth since 1960 has been more rapid
than during Ehe 1950's. Between April 1960 and March 1966, the num-
ber of nonfarm households increase.l by about 3,700, or almost 630
annually. In the 1950 decade, nonfarm households increased from over
10,300 in April 1950 to almost 14,100 in April 1960, an average of
375 annually. The increase in nonfarm households between 1950 and
1960 was the result, in part, of a change in the definiEion of I'farm"
in the two censuses which tended to inflate the 1960 nonfarm figure,
and in part to a change in definition from "dwelling unitrrin the
[950 Census to rrhous ing uni t'r in the 1960 Census .



In Columbla, whlch h,as not affected by the nonfarm deflnltional change,
buE Probably was affected by the change in concept from rrdwelling unitt,'to rrhousing unitrt, annual household growth averaged over 210 y"aily fro*
!9!O !o 1950, as compared with 485 annually from 1950 to L966. ThL primaryfiitor in a highei pbst-1960 average'houselrold growth than tfra fgSo-tgOo
.ayerage is the iirore rapid iricr-e6s6 In*iiiLvdrsity ehroliment -aicl the in-
'a!9_asing_numbef of -6tLdents- forming hou-s6holds. The fbllow-ing ta6la shows
tfi6--growth ln-nGmb'er ofl hbn-farm hou-se5-olds stnce 1950.

Nonfarm Household Trends
Columbla. Missouri. Hl{A
Aprll 19SO-March 1955

Averace change

Area

Columbla
f,gsg 6f HMA

Total HMA

10-

Aprll ,Aprll March
1950 1960 re66

7,957 10,081 12,950
2.358 4.008 4.850

10,315 14,O89 17,8OO

Aprl 1

1 950

Aprl 1

AprlL
1950-
1960

Aprl1 195o-
March 1965

210
!.q5
375

485

-r45
5go

Sources: I95O and 1960 Censuses of Housing.
1955 estimated by Housing Market ttnalyst.

Household Stze. Currently, the average slze of all nonfarm houeeholds in
Boone county ls estlmated at 2.98 persons, indlcatlng a elo$rlng of the
1950-1950 downward trend. The average size of nonfaim houeeholdr rn tgSo
was 3.O4 persons and by 195O had decltned to 2.99. Ttre average household
size ls low in the Columbla area because of the large number of student
households. As seen ln the Eable below, househo[ds outstde the clty arelarger in average size.

Averaee \onfarm Household Slze
Columbla- Mt esourl. HMA
Aprll l95O-March 1955

Area

Columbla
Rest of HMA

Total H!,lA

Aprtl March
1960 1e66

.03
,07
.04

3

3
3

2.94
3.13
2.99

2.9L
3 .1s
2.98

Sources: 195O and 1950 Ceneusea of Populatlon.
1966 estlmated by Houslng Market l[nalyat.
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Estimated FuEure HousehoLds. Based on the 1968 projected household
population and the average household size trends prevalant in the atea,
the number of nonfarm households is expected to reach 19,O50 by March
1968, an increase of about 625 households annually. As in the past,
almost all of this growth is expected to occur in Columbia and immediately
adjacent areas.
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S1 Market FacEors

Hous 1n Supp Iy

QurrePt Estimate. There are about 19,15O nonfarm houslng unlts in the
columbia HMA as of March L956. Approximarely 13,55o uniis (71 percenr
of the total lnventory) are located in the clty of coLumbia, ani the
remainlng 5,500 are in the balance of Boone County

Past Trend. The number of nonf arm housing unlEs increased by about
prlI 1960 and March L966. As indicared in3,875, or 25 percent, between A

table V, the nonfarm housing supply increased from about lo,60o to
abouE L5,275 during Ehe I95o decade, a net addiElon of 4,675 (44 per-
cent). Part of this increase, however, may have resulted from a
deflnit.lonal change from rrdweltlng unitrr in the [95O Census to t'frousing
unitrr ln Ehe 1960 Census and the change in deflnltion of rfannr andrrnonfarmtr. The t96O-1966 annual lncrease of 55O unlts in the houslng
stock 1s significanEly above the 195o-196o increase of 47o annually.
Thls refrecEs the rislng popuLaEion and household galns evldenE in the
HMA recently.

rn the city of columbia, the number of houslng unlts lncreased from
8,15o ln April t95o to over 10,650 in Aprlt 1960, a ten-year galn of
about 31 percent, or 25o annually. Since April 1960, the houslng stock
in Ehe ctty of columbia has increased by about 5oo units annually, or
double the I95o-196o annual galn. of the nonfarm houslng inventory
increase in the HMA durlng Ehe l95o-[955 perlod, almost 78 percent
occurred in Columbia.

IVoe of Structure The proportlon of housing unlEs ln multifamlly
structures in the Columbia area increased between 195O and 1955 from
2O percent to abouE 23 percent of toEal unlts. The number of unlEs ln
sEructurec containing f,lve or more unlts has lncreased eince L95O from
about l,2oo (eight percent of the nonfarm tnventory) to 2,275 (12
percent) currently. Although there r{ras a galn of over l,7oo unlEs
slnce 1960, the number of nonfarm houslng untEs ln one-unlt structures
has not lncreased as rapldly as the tot.al invenEory; as a resutt, the
proportion of units ln one-unit structures decreased from about three-
quarters of the total in April 1950 to 59 percent in March L966. Tab-
uLations by Ehe Boone County Electrlc Cooperative and a recent postal
vacancy survey lndlcate that the number of t.railers has lncreased
markedly eince t950. The 1,600 trallers currently in Ehe area represent
a total double that of the 195o census count of stlghtly over goo. The
housing inventory distri.buted by units in structure j.n 1960 and 1966 i.s
shown in the following table.
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Nonfarm Housing Inventorv bv Unit.s in Structure
Columbia. M issouri. HMA

April 1960 and March 1966

April 1960 March 1966
Units in

struct,ure

1 unit
2 units
3 and 4 units
5 or more units
Trailers

Total

Number

LL,44/+
1 rO59

76s
1,2o9

804
L5,28L

Number

13 , 150
1 ,25O

875
2r275
I .600

19,150

69
6

5
t2

8
100

Percent of
t otal

100

Percent of
total

75
7

5
I
5

Sources 1960 Census of Housing.
1966 estimated by Housing Market Analyst.

Aee of Structure. Almost 22 percenL of the currenL nonfarm housing
inventory has been built since April 1960. The 41150 units added
since that time, however, include approximately 8OO trailers. About
3O percent of the nonfarm housing supply was built prior to 193O.
The table below presents a detailed distribuEion of the housing inven-
tory by age of the structure.

Distribution of the Nonfarm Inventorv bv Age of Structure
Columbia. Missouri. HMA

Mar_ch 1966

Year built a/ Number of units
Percentage

di sEribution

April i96O - March 1966
1955 - March 1960
1950 - L954
L940 - 1949
1930 - 1939
1929 and earlier

To Eal

4, 150
3,650
I ,550
2, o5o
1 ,950
5.800

19,150

2L.7
19.1
8.1

10.7
LO.2
30.2

100. o

a/ The basic census data reflect an unknown degree of error
in rtyear builtrr occasioned by the accuracy of response
Lo enumeratorsr questions as well as errors caused by
sampling.

Source: 1960 Census of Housing, adjusted to reflect building
activity, Erailer movement, and demolitions.
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Condition of Ehe Inventorv. Of the 19r150 nonfarm houslng unlts in
the Columbla HMA at Lhe present tlme, about 2r8OO (15 percent) are
dilapidated or lacking one or more plumbing faciliEies, rePresentlng
an improvement over the 1960 ratio of more than 2O Percent. Demoll-
tlon of a substantial number of substandard units and the additlon of
about 22 percent of the housing stock in the last six years are the
principal reasons for the lmprovement ln the condition of the inventory.

Value and Benl- The median value of owner'occupled housing units in
Boole County in 1950 was $12,400. New unlts bullt at increased land and

construction costs plus the general increase in values have ralsed
the 1960 level of values to an estimated current median of over $12'7OO.
The median value of owner-occupied uniEs in the city of Columbla was

$14r5OO in 195O, well above thenedlan for the entlre [MA.

The 196O median gross rent in Boone County was $55 a month; 6nd ln the
city of Columbia, the medlan e,as $73 monEhly. ltre targc number of
nultlfan{ly units bui}.t end gcnera.l J.ncrsasec in }ants sincc 1950,
hsve reeultcd in hlghir eur?Gnt uedisn gross rents of $65 for the
county and about $85 fn Columbia.

Restdential Buildinc AcElvitv. Between January 1, 195o and March l,
1955' almost 3r3OO houslng unlts were authorlzed for constructlon ln
the Columbla HMA. Thls figure is not the same as the net addltion
to the housing invenbory slnce 195O because of demolltlons, converslons,
and trallers placed ln the area durlng the 1950-1955 perlod. ,Also,
about 450 stngle-family housing units were bultt outside permit-
issuing places between January 1960 and March 1966, The nurnber of unlts
authorlzed in the HMA since 1950 ls presented ln table vr. Except for
columbia, the only permlt-issulng place ln Boone county 1s centralia,
which authorized abouE lOO houslng unlts durlng the 195O-1954 perlod.

IIn i ts Arrfhnr{ z bv Building Permlts hv of Structure
Columbla. Mlssouri. tlMA
Januarv 196O-March 1955

Single- Three-or
famllv Duplex more-unltYear

1950
1961
L952
1 953
L964
Le6s!/
L966e/

180
2L2
246
289
350
353

29

22
1389/

4
20
L4
78
10

4L
10

2s7hl
269
2o5Sl
413
1s6

Total

243
350
507
578
570
844
19s

al Includes 126 units of publlc houslng ln Columbla.
y/11 56r lllltlltlrtl.
cl )t 44 il l| .r |l il n

dl Includes only Columbta.
gl Ttrrough February.

Sources: Bureau of the Ceneus, C-6 ConsEructlon Reports;
Bullding Inspector, Clty of Columbla.
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SIightly over one-half of the housing units authorized since 1960 were
single-family houses. From 180 in 1960, single-family house authoriza-
tions increased annually to abouE 35O in each of the years 1964 and 1965.
Prior to 1965, over 5O percent of all units authorized annually were
single-family houses; in 1965, however, only about 42 percent of the
uniEs auEhorized were single-family.

Almost 1,650 multifamily units have been authorized for construction
in the Columbia HMA since 196C-, including about 225 unLts of public
housing. The total number of multifamily units authorized averaged
abouE 260 a year during the L962-1964 period; with the exclusion of
public housing uniEs, the L962'1964 private authotization average
equalled about 225 units a year. The 490 private multifamily units
authorized in 1965 were 165 percent above the 185 private multifamily
units authorized for construction in 1964. In the first two months of
L966, almost t7O private multifamily units were authorized for con-
struction, all in the city of Columbia. This rise is attributed
principally to the facE that, in Septembet 1964, the University of
Missouri approved regulations allowing all students other than fresh-
men under 21 years of age to live in off-campus housing. The new
regulations resulted in a larg,e number of students seekinS, apartment
units.

Units Under Construction. Based on building permit data and on the
postal vacancy survey conducted in February 1966, it is estimated
that approximately 4OO housing units l^,ere under construction as of
March 1, 1966. The total includes about 175 stngle-famlly unlts and
225 multifamily units. Most of the single-family and all of the multi-
family units are being built in the urban area of Columbia.

Demolitions. According to the Public Works Department of the City of
Co1umbia, about 45O dwetling units have been demolished in the city
of Columbia since 196O; over 25O of the units were in the Douglass Schcol
urban renewal area. In addition, about 50 units have been removed
from the inventory of the entire tMA through fire loss and other changes
in the housing supply.

Tenure of Occupancv

Currently,58.4 percent (10,4OO units) of the occupied housing stock is
owner-occupied, and 42 percenE (7 r4OO uniEs) is renter-occupied.
The rate of increase in owner-occupancy during the 1960-1966 period is
below Ehat of the 1950 decade. Owner-occupancy increased ftom 52.2
percent in 1950 to a 1960 ratio of 58.2 percent (see table V). While
it is probable that this trend continued into the first few years of
the l96ots,the large volume of multifamily construction since 1961 is
judged to have reversed the trend. PresenEly the estimated owner-occupancy
ratio is 58.4 percent, down somewhat from what it probably was Ln 1962.
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Vacangv

L960 Census. There were 490 vacanE available nonfarm houslng unitsln Boone county in ApriI 1960, equal to about 3.4 percent of the
available nonfarm houslng inventory. of this number, abouE I4o were
available for sale only and 35O were available for rent, representing
net homeoqrner and renter vacancy rates of 1.7 percent and 5.6 percent,
respectively. About 13 percent, or 2o unlts, of the available vacant.
sales uniEs lacked one or more plumbing facilit.ies; and about 25
percenE, or 90 unlEs, of the available rental units were lacking
plumbing facilities.

Eq!EaI Vacancy Survey. A postaI vacancy survey conducted in the Columbla
HMA on February 2I, L966, covered about 15,950 t,otal possible resldentlal
mail deliverles, or about 83 percent of the current houslng lnventory(see table VII). At the time of the survey, over 45O uniti (2.8 percent)
hrere vacant. of the total unlts vacant, 335 were resldences, 2.4
percent of aLl resldences covered, and abouE l15 were apartments,
indicating an apartment vacancy ratlo of 5.9 percent. An additlonal
24O uniEs (about 15O resldences and 9O apartments) were reported Eo be
under constructlon. Also counted in the postal vacancy survey hrere
almost l,5oo house trailers, of which 33, or 2.2 percenE, were in place
and vacant.

rt is important to note that the postal vacancy survey data are not
entirely comparable with the data published by the Bureau of the
census because of differences in definlt.ion, area delineaElons, and
methods of enumeraEion. The census reports units and vacancies by
tenure, whereas the postaI vacancy survey report.s units and vacancies
by type of structure. The Post Office DepartmenE defines a rrresldencerl
as a unlt rePresentlng one stop for one delivery of mail (one mailbox).
These are princlpally single-family houses, but include row houses,
and some duplexes and structures vrith additional units created by
conversion. Anrrapartmenttrls a unit on a stop where more than one
delivery of mail ls posslble. AlEhough the posral vacancy survey has
obvious limitations, ufien used tn conjunction with other vacancy
indlcators, Ehe survey serves a vaLuable functlon ln the derlvatlon of
estimates of local markeE condltlons.

Current Est.lmate. Based

level of avalLable vacant unlts ls estlmated at 600, lncludlng about 175
units available for sale (a homeowner vacancy rate of 1.7 percent)
and 425 units avallable for rent (a renter vacancy rate of 5.4 percent).

and information recelved

The 1955 homeowner va'cancy
the renter vacancy rate ls

on the results of the postal vacancy survey
from local realEors and builders, Ehe current

raEe ls equal to the 1960 Census raEe;
Judged to have decllned sllghtty since 1950.
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Sa!e_s- -ltqr&q!

T'[re over-aIl sales ma.rkeE in the Columbia HMA appears to be in reason-
.rbLe balance and has a past experienr:e of good balance, a ref Ie,:t ion
<.lf the sEability associated with the economy of a uni.rersiLy-dominated
town. T'Lre nurnber r-rf new homes placed on the market and subsequently
absorbed has increased steadily since about 1958, when subdivision
activi ty became pr:cmirren t in the Columbia market.

Virtually aIl of the homes in the m.rjor subdivisj.ons in the Columbia
area are priced above $20,000, with an average purchase price of around
$24,0i)tl . Iire miljority of the subdivisions are in southwest Colurnbia.
Price ranges in this area are generally above the average, most being
priced zrbove $28,000. Most new residential construction in the HMA,
including construction in subdivisions, is rlone on a contract basis,
although a Eew builders are active in sm.llI scale speculative-building.

Rental Market

Stnce L962, increases in the number of dorrniEory spaces available have
fallen far below increases in student enroLlment at the University of
Missouri, forcing growing numbers of students to enter the off-campus
rental rnarkeE, as permitted by the 1964 decision of the Ilniversity.
Over 1,200 multifamily units have been built in the last four years,
the great majority of which have experienced excellent absorption.
Most of the units have been in garden-type projects located in the
southern parE of the city. Contract rents at Ehe projects are generally
about $I10-$130 for one-bedroom units and $t30-$I50 for two-bedrr.rom
eParEments. Very few efficiency or three-bedroom units have been built
in the Columbia area recently.

Urban Renewal

There is one urban renewal project in the city of Columbia, the Douglass
Schoo1 proiect (L-.10_). The area is located near downtown Columbia and
is bounded by Broadway Street on the souEh, 3th Street on the east,
Hickman Avenue and Worley Sl:reet on the north, and Garth Avenue to the
west. The project will be completed in the spring of L966. Approxl-
mately 25 private, single-family residences and 210 units of public
housing have been built in the project area. Over 250 housing units
have been demollshed in the area since 1960.

fubIie Housing

At the present time, there are 294 units of public housing in the city
of Columbia, distributed in five projecLs. Of Ehe toEal, 80 units are
designed for elderly occupants. In addition, a 141 -unit housing for
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the elderly high-rise project is currently under construction, with
a scheduled completion date in early 1968.



19

Demand for Housing

Demand for additional housing in the Columbia HMA during the two-year
period from March 1966 to March 1968 is based on the anticipated increase
of about 625 households a year and on the number of housing units expected
to be lost from the inventory. Consideration also is given to the current
tenure composition of households and to the conclusion that, because of
the rapid increase in the formation of student households, a larger pro-
portion of the prospective increase in households will be renters than
has been true in the past. Giving regard to these factors, it is expected
that 350 sales units and 300 rental units can be absorbed annually over
the next two years. An additional 100 rental units for middle-income
families may be marketed only at the rents achievable with the aid of
below-market-interest-rate financing or assistance in land acquisition
and cost. This demand estimate does not include public low-rent housing
or rent -supplement accommodations .

The projected demand of 350 sales units annually during the forecast
period is about the same as the single-family construction levels in
1964 and i965. Recent and expected rates of economic and household
growth, the long-term stability of the sales market, the successful
marketing experience of new homes recently, and the prospect of con-
struction in lower price ranges indicate that a construction volume
about equivalent to the current leve1 is warranted.

The projected demand for 300 private new rental units at rents achievable
with market-rate financing is above the 1962-1964 average of about 225
units authorized annualIy. However, the demand estimate is weIl below
the 1965 authorization level of almost 500 private units. The 1965 rate
of construction represents the response of the market to the large number
of University of Missouri students that were permitted to enter the off-
campus rental market for the first time. The large number of students
seeking rental units during the past year represents, in part, a backlog
of demand which probably will not continue at the same rate of increase.
Nevertheless, as enrollment at the University increases, this new source
of demand is expected to support a volume of private rental housing
construction significantly above the pre-1965 leve1. That segment of
rental demand, however, should be supplied only as it is proved to be
firm and the extent of it can be gauged more precisely. Absorption of
the relatively large number of rental units now under consEruction should
be checked at frequent intervals to determine the rate of absorption.

fuantitative Demand
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Qualitative Demand

Sales Housins. The annual demand for 35O additional sales housing units
is expected to approximaEe the sales price distribution presented in the
table below. The pattern is based on the distribution of families by
current annual after-tax incomes, on Ehe proportion of income Columbia
area families typically pay for sales houslng, and on recent market
experience.

Estimated Annual Demand for New ,Sales Housine
Columbia- Missouri- tMA

-

March 1966 to March 1968

Price ranpe

Under $14,OOO
$ 14, OOO - L5 ,999

16 , OOO - L7 ,ggg
lg,ooo - Lg,ggg

2O,OOO - 24,ggg
25,OOO - 29,ggg
3O,OOO - 34,999
35,OOO and over

Total

Number
of units

40
45
45
50

70
50
30
20

350

Although sales housing in the columbia area can be built to sell for
about $12rooo, very few units have been built recenEly for below
$20'OOO. The primary reason for the lack of conslructlon ln the $l2rOOOto $2O'OOO price range ls that most area builders are engaged in small-
scale contract productlon (15-20 houses per year), the type of operation
typlcally associated with higher-priced sales housing. However, pote,ntially
otver cne-half of the demand for new sales housing in the Columbia HMA is in
the below-$20,000 price range. The predominance of nonmanufacturing and
servlce-type industrles has kept many famlly incomes ln the Columbla areaat moderate levels. These famillesgenerally are ln the market for homes
prlced below $2orooo. At the present tlme, two developers are plannlng
subdtvisions of over 1oo unlts each, both of whlch are Eo be priced ln
the $14,OOO to $17,50O price range.



-21

Rental Housing. On the basis of current construction and land costs
in the Columbla area, the minlmum gross monthly rents achievable
without public benefits or assistance in financing or land purchase are
$8O for efficiencies, $1OO for one-bedroom units, $l20 for two-bedroom
units, and $14O for three-bedroom units. At and above these minimum
rents there is an annual demand for about 3OO units of rental housing.

At the lower rents achievable only $rith below-market-interest-rate
financing or assistance in land acquisition and cost' an additional 1OO

units a year of new rental housing for middle-income families probably
can be absorbed, excluding public 1ow-rent housing and rent-supplement
accommodations. The location factor is of especial importance in the
provision of new units at the lqler-rent levels. Families in this user Sroup
are not as mobile as those in other economic segments; they are less able
or willing to break with established social, church, and neighborhood
relationships, and proximity to place of work frequently is a governing
consideration in the place of resldence preferred by families in this
group. Thus, the utilization of lower-priced land for rental housing
in outlying locations t.o achieve lower rents may be self-defeating
unless the existence of a demand potential is clearly evident.

The monthly rental at which privately-owned net additions to the aggregate
rental housing inventory might best be absorbed by the rental market
are indicated for various size units in the following table. These net
additions may be accomplished by either new construction or rehabilitation
at the specified rentals with or without public benefits or assistance
through subsidy, Lax abatement, or aid ln financing or land acquisition.
The production of new units in higher rental ranges than indicated
below may be justified if a competitive filtering of existing accommodations
to lower ranges of rent can be anticipated as a result.
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EstimaEed Annual Demand for New Rental Housine
Columbia. Missourl. HMA
March 1955 o March 1968

Size of unit
One Two

bedroom bedroom
Three

bedroom

35
30
25
20
15
10

5

70
75
80
85
90
95

100
lIO
120
130
140
150
160
L70
180

tt

ll

lt

ll

ll

ll

il

il

tl

ll

lt

tt

lt

il

il

r
ll
lt
il
It
ll
It
r
It

t!

il
]l

il
il
il

17s
170 -
150
140
130
L25
105 -
80
60
50
35
25-
15

L4s
140
r35

-120 -

100
80
70
50
50
30

45
40
35
30
25
20
15
10

al Gross rent is shelter rent plus the cost of utilities.

Note: The figures above are cumulative and cannot be added vertically.
For example, demand for one-bedroom unlts at from $l1o Eo $r3ois 45 units (125 minus 8O).

The preceding distribution of average annual demand for new apartments
is based on projected tenant-family income, the size distrlbution of
tenant households, and rent-paying propensities found to be typical in
the area; conslderatlon is also given to the recent absorptlon exper-
ience of new rental housing. Thus, 1t represents a pattern for guidance
in the production of rental housing predicated on foreseeable quantlEative
and qualitative consideratlons. Speciflc market demand opportunltics
or replacement needs may permit effective marketlng of a slngle project
differlng from thls demand distributlon. Even though a devlatlon may
experience market success, lt should not be regarded as establishing
a change in the projected pattern of demand for contlnulng guldance
unless thorough analysls of all fuctors lnvolved clearly conflrms the
change. In any case, partlcular proJects must be evaluated ln the
llght of actual market performance ln speclflc rent ranges and nelghbor-
hoods or sub-markets.



Table I

ErqplolBen't iL Industries Cove
B"r"" C.""a". Mt.
April 1962-Apri1 1965

Total covered employment

Total manufacturing

Total nonmanufacturing

9.171 9 .O20 9 .7 52 LO.927

L,566 1,389 1,516 1,695

7 .6os 7 .63L 8^236 9.232

April
t952

784
484

3,525
1,591
1,099

t22

l[pri 1

1963

942
479

3,333
1,671
L,O-72

t34

April
L964

L,O32
494

3,665
1,819
1,1o4

t22

Apri 1

L96s

ConstrucEion
Transportation and utilities
Trade
Finance, insurance, and real estate
Services
Other nonmanuf acturing

l rL92
548

4,L4O
L,9O7
L,324

T2L

Source: Missouri State Employment Service, Division of Employment SecuriEy.



Table II

Non.gaigq!!u-r-ql- _Egglovme_!t of Residents bv lndustrv Group
Boone Countv. Missouri

April 196o

Industrv qroup

Nonagricultural emploYment

Manufacturing

NonmanufacEuring

Number of
emplovees

20.259

1 ,820

1 8 .439

1 ,348
43s
5C6

3,595
L,Ll4

388
I ,569
L,L45
5,590

440
831

1,4L9

Percent
of total

100 .0

9.O

91.O

27.

Construction
Transportation
Communications and uEilities
Wtrolesale and retail trade
Finance, insurance, and real estate
Business and repair services
Personal services
Hospital s
Educational services
Other professionaL and related services
Public administration
Other nonmanufacturing

Source: 1960 Census of PoPulation.

I

6

2

2

7

5
1

7
5

7

I
5
7
8
9

7
6
6

3
1

o

2.
4.
7.



Table III

Estimated Percentaee Distribqtiqn oJ NeDfAIrn IAE1lies
bv ,Annual Income

after Deduction of Federal Income Tax
Columbia. Missouri. HIIA

1966 and 1968

1o6(r

Familv income

Under $Z,ooo
$2,ooo - 2,999

3,OOO - 3,999
4,ooo - 4,999
5,OOO - 5,999
6,000 - 6,999

7,OOO - 7,999
g,ooo - 8,999
9,OOO - 9,999

lO,OOO - 11,999
12, OOO - L3 ,999
14,OOO and over

Total

AII
families

8

7

lo
10
11
11

R crr Ler
families

1l
lo
l2
L2
t2
l2

AI- I-

fami 1 i es

8
7

9

10
10

9

Rerrl-er
fami lies

10
9

11
13
10
11

9
8
6
9

5

6
100

8
7

4
7

4
1

100

10
7
6
1

3
3

100

$ 5 ,550

7

100

$6 ,650

9

8
7

10
6

!ledian $6,325 $5,4O0

Source: Estimated by Housing Mar:ket Analyst.

I o6f{



Columbla. Missouri. HI'IA
1950- 1955

Universlty
Year

1950
195 I
L952
1 9s3
L9s4

1955
1956
1957
19 58
19 59

1950
195 1

L962
1 963
L964
1 955

LL,L76
I 2, OOO

1 2, 900
1 3 ,853
15,289
15,867

1 ,695
L,727
L,77 5
L 1777
1,8O4
1r882

of Ml sourl

9,755
7,494
6,ggl
7 ,379
8 ,083

9 1932
,538
,9O4
,195
,14o

Stephens
Col lepe

1 ,946
L r7g7
1r755
1 ,51O
1 ,460

1,415
L r479
L 1477
1 ,5O2
1 ,575

Chrlstlan
Col lege

307
303
331
357
313

355
374
37s
375
379

409
378
372
3L5
305
324

TotaI

I O, 9Og
9 r581+
9,O77
9,346
9r955

13,28O
14,1O5
L5,O47
L5,945
L7,399
19,073

1O,713
11 ,391
Ll,7 56
L2,O7 3
L2,O94

9
9

10
10

Note: Enrollment data shown are for fal1
indicated.

semester of year

Sources: Universlty of Mlssouri, Stephens College, and
Christian ColIege personnel Offlces.

Table IV

Colleee Enrollment



Table V

Components of the Housing Inventory
Columbia. Missouri. IMA
April I95O-March 1966

Tenure and vacancy

ToEal housing supply

Occupied housing units
Owner- occupied

Percent of all occupied

Renter- occupied
Percent of aIl occupied

Vacant housing units
,Available

For sale
Homeowner vacancy rate

For rent
Renter vacancy rate

Apri I
1950

10 . 615

Apri 1

1960
M.arch

1966

15.281 19.150

4,932
47.82

10.31 5
5r383

52.27.

300

49
o.97"

47
o.97"

14.089
8,2O2

s8.22

5,887
4L.84

t.L92
49L
t4t
L.7Z

350
s.67"

17 .800
1 o ,4OO

58.47"

1 ,4OO
4r.62

I .350
600
t7s
t.77"

425
5.47"

96

Other vacant g/ 204 701 750

al Includes dilapidated units, seasonal units, units rented or sold and awaiting
occupancy, and units held off the market for absentee owners or for other reasons.

Sources: 1950 and 196O Censuses of Housing.
1956 estimated by Housing MarkeL l\nalyst.



Tab1e VI

Number f Units Author zed bv Buildlnp Permlts
Boone Countv. Mlssouri

1950- 1956

Col 1a
Year

1950
19 51
L952
19 53
L954

1 955
I 956
I 957
1 958
I 959

1960
1961
L962
1953
L964

1 955
L966 al

Private Publlc Centralla Total

2tL

153
338
295
307
337

209
226
439
s66
495

844
195

260

L26
s6

34
8

L2
L2
31

2lL
84
86
86
96

153
338
295
s67
337

243
350
507
578
570

844
195

84
86
86
95

44

NA
NA

al Through February.

Sources: Bureau of the Census, Constructlon Reports; C-4O;
Bullding Inspector, Clty of Columbla.



Table VII

Columbia. Misaouri. Area Postal Vacancy Survey

Februarv 21. 1966

Totel residences and aparLmenrs llouse trailers

Total poeeible
deliveries All o, l sed \ew

Under
con st.

ToLal possible Lnde.
delileiles Ail % Used Ncw consr.Postal aea

The Suryey Area total 2.8 322 I30

2.9 302 L28

l6
Lt2

335 2.4 233

Co1@bia

Uaiu Office
Amex

Other Citles and Tma

CeEtralia

242

237

45
t92

5

LO2

100

5

95

151

L46

11
135

t5.949

14.956

4,t33
10,823

993

313

452

430

64
366

22

L4.245

L3.265

3,LO2
10, 163
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