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Foreword

As a public service Eo assist local housing activlties through
clearer undersEanding of local hottsing market conditionsr FHA

inltiated publication of its comprehensive housing market analyees
early in 1965. While each report is designed specifically for
FHA use ln administerlng iEs mortgage insurance oPerations, tt
is expected that the factual information and the findings and
conclusions of these reports wlLI be generalIy useful also to
builders, mortgagees, and others concerned with local housing
problems and to oEhers having an lnterest in Local economlc con-
dlEtons and trends.

Since market analysis is not an exact science the judgmental
factor is lmportant in the development of findings and conclusions.
There wlIl, of course, be differences of opinion ln the lnter-
pretatlon of avallable factual lnformaElon ln deEermining the
absorptive capaclty of the market and the requirements for maln-
tenance of a reasonable balance in deuand-supply relatlonshlps.

The factual framervork for each analysls is developed as Ehoroughly
as possible on the basis of inforrnation available from both local
and natlonal sources. Unless speciflcally identified by source
reference, all estimates and judgments tn the analysis are those
of the authorlng analyst.
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ANALYSIS OF THE
DENVER COLORADO HOUSING MARKET

AS OF JI.]NE I r 965

Summary and Concluslqqs

Nona3ricuitural employment in tr.e Denver, CoIorado, Housing I'larket
Area (HMA) averaged 4L9,1'0O during L964, an increase of 80,900
-,obs (24 percent) since 1958. Ti-ie maror portion of chis ,6,aLn,

rrorre Ve r, occurred be t.veen 1958 and 1961, rriEh tire Lecess ioi:i in
ttre Derrver area in 1963 and L964 silarply reducrng employment gains
during ti,ose t,ro \/ears. T,re reduced rate of employment 5rorvtir
betr,reen 1962 attd 1964 is attributed to a loss of 3,500 jobs during
that period in tire manufacturing sector of nonagricultural,;age
and salary employment, off-set b), a Aain of 11,200 jobs from 1962 to
1954 in the nonmanufacturing sector. Employment in trother non-
agriculturalt' emplolment, rvhi.cl-r includes domestic, self-enrployed,
and unpaid family lrorkers, declined by 1,600 from from L962 to
L964. Recovery from tire L962-1964 recession in Ehe Denver area
is expecLed during tire June 1, 1965 to June 1, 1968 forecast
period, r.,ith l0,000 new robs added each year.

Unemployment. in the Denver HI,IA avera6ed 14,500 during 1904, equal
to 3.3 percent of the work force, tire lowesL unemployment level,
botir iir rate and nurnber, since 1960 wiien 12,800 workers, or 3.2
percent of tne work force,'rr€r€ ur1€ffiployed. During tr,e 1958-1964
period, for riiiicl-i data are available, unemployrrtent irss rrot exceeded
Lne 3.9 percent unemplolment ratio in 1963.

The current median annual income, after deducting Federal income
tAx, is $7,600 for a1I farnilies and $5,850 for aIl renter families.
Since 1959, the income Ievel in the Denver HMA has risen by about
23 percent. By I958, median annual income, after deducting Eederal
incone tax, will be $8,250 for all families and $6,350 for aIl
renter l-anilies.

The current population of ti-ie Denver HI"IA is 1,098,000, a gain of
32,600 (3.5 percent) annually since April 1960. Bervreen April l,
1960 to June 1 , 1965, Jeff erson county shov,'ed the most rapid pop-
ulation groi',tii, by gaining L2,25o (9.6 percent) annually, rvirile
Deirver county exi'rib ited the lo';ies t growth of 2,17 5 (0 . 4 percent)
annually. By June l, L968, tire population of Ehe HMA will total
about 1,187,000, an anticipated average annual grovrth of 29,650
(2.7 per:cenr-) from June I965 to June 1968. The gain is expected
to be disrributed bv county in much the same pattern as occurred
between L960 and 1965, except for a reduction in Jefferson county
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At present, there are 34OrOOO households in the Denver HMA, an
increase of LO,4OO (3.6 percent) annuafly since Aprit 1960. House-
hoi.d growth, like the gain in population, has been most significanE
in Jefferson County and lowesE in Denver County. By June l, 1968,
there will be about 268,3OO households in the HMA, rePresenEing an
anticipated average annuaL increase of 9,400 (2.8 percent) house-
holds between June 1965 and June 1968.

As of June 1965, there are 37O,9OO housing units in the Denver HMA,

a net addition of 63,600 units since ApriI 1960. The number of new
dwelling units authorized annually by building permits from 1955 to
1965 has fluctuated from a low of 8,450 in 1964 to a high of 18,950
in 1961. For 1962 and 1963, respective totals of 14,650 units and
llrl5O units were authorized. GeneralIy, the annual number of new
single-family units authorized has not fluctuated as much as the
annual number of multifamily units authorLzed. In 1956, 1,250 multi-
family units were authorized compared with the 196l peak year when
9,25O multifamily units were authorized. ln 1963 and 1964 new rental
units authorized numbered 3,JJ5 and 2,5OO, respectively.

Net available vacancies currenLly constituEe a homeowner vacancy
ratio of 1.8 percent and a rental vacancy ratio of l2.O percent.
The present homeowner vacancy ratio represents a slight increase
over the [.7 percent in April 1960 and the current rental vacancy
ratio indicates a substantial increase above the 7.2 pe-rcent in
April 1960. Present vacancy levels suggest a moderate excess
supply of sales vacancies and a severe over-supply of rental vacancies
above the ratios judged to represent a desirable supply-demand
relationship in the Denver HMA.

The volume of privately-or^rned net additions to the houslng supply
that will meet the requirements of anEicipated household growEh
during the next three years and result in a more accepEable demand-
supply balance in the housing market is approximately 8,OOO new
housing units annually, including 6,900 sales units anci lrlOO
rental units. The demand for 25O units of the annual demand for
rental units may be realized only through the use of public ben-
efits or assistance in financing or land purchases. The deaind
for new sales houses by sales price range, is expected t6 approxi-
mate the patterns indicated on page 32. The demand for rental
units, by gross monthly rent and by unit size, is expected to
approximate the patterns shown on page 33.
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ANALYSIS OF THE

DENVER COLORADO HOUSING MARKET
AS OF JUNE I 1965

Housing Market Area

The Denver, Colorado Housing Market Area (HMA) is defined as Denver,
Adams, Arapahoe,.Bou1der, and Jefferson Counties with a 1960 popula-
tion of g2gr4OO.I/'This area is coextensive with the Denver Standard
Metropolitan Statistical Area, as defined by the U.S" Bureau of the
Budget, and thg Denver Labor Market Area, as delineated by the
Colorado Department of Emptoyment. Together, these five counties
have an area of 3,665 square miles" In 1960, about 86 percent of
the total population of the HMA resided in less than 13 percent of
this area and clustered around Denver" Denver City and County is
a coextensive area and is the natural focal point of virtually all
economic, social, cultural, educational, and entertainment activity
in the HMA. The eastern two-thirds of Adams and Arapahoe Counties,
as well as the southern half of Jefferson County, are very sparsely
populated" A primary link connecting Boulder County with the HMA

is the Denver-Boulder Turnpike, making Boulder City easily accessible
to Denver City (only a half-hour away by automobile). Western Boulder
County is a mountainous area with very little population.

Tne city of Aurora, witir portions in both Adams and Arapatioe Counties,
is contiguous to Denver on Eire east. Englewood lies soutir arid is con-
tiguous to Denver; Littleton ls soutirwest and adjacenE to Engleruood.
Both communities are located in Arapahoe County. Arvada, in Jefferson
County, is just northr.nrest of the Denver County limits. Boulder City
is located 27 miles northwest of Denver and is tire principal communit,y
in Boulder CounEy. Thornton and Westminster, botir in Adams County,
are several miles norti'i of Denver.

Al1 types of transportation services are available ln tire HI'IA and t,he
facilities are adequate. The HMA is served by a netr"rork of Federal
and Srate highvrays, including Interstate Routes 25, 80S, and 70. Air-
line service is very good, r,vith Staplet.on International Airport in
Denver currently ranked sixti:r in the United States in the'volume of
air traffic irandled. Passenger bus and moE,or freight service ls ample
and several railroads furnish freight and passenger service.

!/ lnasmuch as the rural farm population of Ehe Denver HI,IA

constituted only I.2 percent of the total population in I960,
all demographic and housing data used in this analysis refer
to the total of farm and nonfarm data.
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The Sout.h Platte River flows through the Hl,lA from south to north and,
in the Pastrmost commercial and residentiat development has occurred
on Ehe east side of the river. Early growth and development of the
ciEy was to the east and south, somewhat hindered on the west and
north by Ehe South P1atte River and the indusErlal and railroad com-
plexes which are near the river. rn more recenE times, large blocks
of publicly-owned land Eo the east (Rocky MounEain Arsenal, st,apleton
Alrport, and Lowry ArB) slor,red tl're spraul of development in ttiat
direction. AE present, v;iEh land becoming more scarce, new devel-
opments i,ave begun beyond t.hese obstacles to urban development,
vritir tlie periptteral areas surrounding tire soutirern half of Denver
Citlz fsyered for new development.

The Denver HMA is the major trade, service, and financial centerfor Ehe extensive Rocky Mountain region. The nearesE other cities
which provide comparable facilities are salt Lake city, 540 miles
wesE, I(ansas city, 620 miles east, oklahoma clty, 640 miles south-
east., and Albuquerque, 390 miles south.
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Economy o the Area

Ci'raracter and HisEory

Denver r,ras founded in 1858 lvhen gold was discovered 'in cherry creek
and the Soutl-r Platte River. Because of its favorable location in
the Rocky Mountain Area, coupled with the completion of Lhe first
transcontinental railroad, Denver greto rapidly during ttre late 1800's'
In later years, t.he HI'IA benefit.ed from growth att.ributed, in 1ar5e

parE, to it" fine climate and scenery. Military and defense related
industries irave provided significant supPort for economic grorvtir in
more recent years.

Emp lolrrien!

Pas t Trend The increase in nonagricultural employment from 1958 to

CurrenE Estimate. As reported by the Colorado DepartmenE of Employnent,

the civilian r.rork force in the Denver HI'{A averaged 440,200 during
Lg64, only 0.2 percent belovr the 441,000 average for 1963. Components

of tlre L964 civilian work force included L4,500 unemployed persons'

6,000 agricultural workers, and 419,700 nonagricultural workers' T|e
,ro.r.gri-,r1tural total included 366,900 nonagricultural ruage and salary
v;orkers. Nonagricultural wage and salary roorkers have constltuted
about 83 percent of total nonagrlcultural employmenE for a number

of years.

L964 totaled 80,900
13, 500 . Hol'rever , t
centrated most. of E

, indicating an average annual increment of about
he acEual yeat'to-year gains which occurred con-
his total increment betiveen 1958 and 1961. The

annual addition during the 1958-196I period was between 21,500 and

22,7OO. Since 1961, although increases have continued, the magnitude

of the annual growth has declined considerably.As shorun in the table
be1ow, the increase in nonagricultural employmant from L96L to 1962

rvas 9,OOO, but dropped to 3,800 ftom 1962 to 1963. The rate of addition
declined even further to 2,300 for the 1963 to 1964 period.

t
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Trend of Civilian Work Force, Total ,

and Nonagricultural lrlage and Salary Employment
Denver, Colorado, Housinq Market Area

Annu4l Ayeralies, 1958 - 1964 ( in thousands )

Civil ian
work force

Year a/ Number Change

Total nonag.
Emp loyment

Nonag.
l,lage and Salary

Ernp I olrmenE
Number Change Number ChanFe

1 958
t959
1960
L96t
L962
L963
1964

359.2
377 .9
40L.7
426.3
435.9
44L.0
440.2

18.
23.

2t.
2L.
22.

292.2
311.5
330.9
349.5
359.2
364.3
366.9

L9.
19.

;
8
6

6

I
8

338
360
381
404

8
4
9

6

6
4
7

;
5
'1

0
8
3

;
3
6

7

I
6

24
9 4L3.

4L7 .

4L9.

9.
3.
)

1B

9
5

2

a/ Comparable employment data are available only for the years
1958 - L964.

Source: Colorado Department of Employment and U. S. Bureau of
Labor StatisLics.

Tlie subsequent discussion of the trend of employment in manufacturing,
nonmanufacturin6, and major indusEry groups utilizes nonagricultural
,;.,,age and salary employment data, since the self employed, domestics,
and unpaid famr-ily r,;orkers are not incorporaLed in t,re s€.r€ral industry
Aroups f or to';aI nonagricultural employrnent.

Manufacturing employment accounted for about 18 percent of alI non-
agricultural r.zage and salary employment in 1964, a rati-o virtually
unchanged since 1958. During the trvo-year 1958-1960-period,
manufacturing empl.o)rment increased by 5,900 eacn year. SirLce 1960,
there has been a down trend in manufacturing employment. For the
f960-1961 inBerval, the increment to manufacturing employment was
3,900, while from 1961 to L962 jusr 1,000 addirional jobs were added.
Only 100 ner.r jobs were added in the manufacEuring sector from 1962
to 1963 and from 1963 to 1964 a loss of 3,600 manufacturing jobs oc-
curred.

An average of manufacturing employment for the first four months of
1965 reveals a loss of 7,600 manufacturing jobs when compared wiEh
data for the same four months in L964. Almost seven-eighths of this
decline is atEributable t.o the ordnance and accessories cateBory
(see table I). Other durable goods indusEries shor,red tittle change
in comparing the first. four monEtrs of 1964 and 1965; the remainder
of the manufacturing losses roere concentrated in tl-re nondurable goods
segment.
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Employment in tt)e nonmanuf,acturing industries totaled 301,500
in L964, or about 82 percent of all nonagricultural wage and
salary employment. IncremenEs to nonmanufactttring emploi,nrent
follorued mucir the same paEtern as additions to toEaI noiragricul-
tural rvage and salary employment during tl-re 1958-1964 period.
Annual additions Lo nonmanufact.uring employment during the 1958-
1961 period were between 13,400 and 14,700 while from 1961 to
1962 nonmanufacEuring employment increased by 8,700, f o1Ior"'ed
by a gain of 5,000 from 1962 to L963. An increase of 6,200
norunanufacturing jobs betu,een 1963 ar.d L964 and the gain of
7,900 beti,:een the first four months of 1964 and 1965 more tiian
of f -set manufacturing employment Iosses during tirose tr':o periods.

Trend of N ricultural W airG Sa lar
Denver CoIor ado, Hous inl. Market Aree

Annual t s 8-L964 int

I

s

Change fr
Precedin

Year Manuf4cqgrjl$ Year

om Change f,
Precedi

Nonmanufa ciuring Year

ror;i Total Change from
ng Nona3. Preceding

Wage and Sal-4ry Year

292.2
3r1.6
330 .9
349.5
359.2
364.3
366.9
361. r

36L.4 0.3

195 8
t959
1960
1961
L962
196 3
L964
First four
months 1964
First four
monLirs 1965

13
I3
L4

8
5
6

5.;
5.9
3.9
1.0
0.1

-3.6

2

1

0
9

9

0
4
2

52.
58.
64.
67.
68

240.O
253.5
266.9
28L.6
290.3
295.3
301.5
293.9

301.8

.;

.4
"7
.7
.0

:

D.;
19 .3
18.6
9.7
5.1
2.669.

65.
6-t.

59.6 -t .6 7.9

DeparEmenE ol Labor Bureau of Labor Statistics'Source: U. S

Maior Industrv Groups. The ordnance and accessories ceEegory, wiLn

"" 
,a""-rage 13,700 employees in L964, employed the greaEest number

of persons in the manufacEuring group. This group accounted for
20 percent of all manufacturing and 40 percent of durable goods
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employment in 1964. The food and kindred products industry, with
employment totalinE L2,500 during 1964, is the second largest employ-
ment category in the manufacturing segment, and the largest in the
nondurable goods segment. Changes in this classificaEion have
fluctuated from a low of 1t,300 in 1958 to a high of 13,000 in 1962"
No one firm dominates the classification. Employment in the rubber
and plastics products industry Ln 1964 was unchanged from the
5,000 employed in 1958. A high of 5,500 employees was rePorted in
this category in 1959, but employment returned to the 5,000 level
in I964.

EmploymenE in other major industry groups in manufacLuring Ln L964
was 1ed by printing and publishlng,wlth 5,900 employees, dov:n 200
from Ehe 1963 average but almost a fourth above the 1958 average of
4,800. Macirinery, except electrical, with 4,500 employees in L964
shor.red a gain of 300 over 1963 and 500 over 1958. Textiles, apparel,
and leatlter products employed 4,200 in L964 aod was down 100 from trre
1963 avera3,e but over a fourth above 1958. Other manuTa-cturing inJ-
dustries trailed in the magnitude of employment (see table I).

i
Nonmanufacturing industries were led by rrholesale and retail Erade
r.;itii an average of 91,300 employees in 1964. Government employment
ranked second triEh 68,500 employed, including 23,7O0 Eederal and
44,80O state and 1oca1 government employees. Services and miscella-
neou's follov.red close behind ttiEh 62,300 employed. Next in order
of importance in 1964 were transportation and utilit,ies (30,200),
finance, insurance, and real estate (23r300), contract consErucEj-on
(22,800), and mining (3,100). The 1958-1964 gains wer:e concentEated
in Erade (18,700), services (18,600), and government (17,100).

ParticipaEion Rate. The employment participation rate (the number
of vrorkers per 100 population) has. been declining since 1960, re-
versing Ehe slight increase recorded during the 1950-1960 decade.
Rapid'economic growth, with the accompanying abundance of job
opporEunities, is assuned fo have contrlbuted substantially to Etre
minor increase in the participation rate during the 1950rs. The
declintng availability of employmenE opportunities in the 1960's
has 1ed, ln parE, Eo decreases in ttre emplolment participation rate.
Currently, the participaEion rate is 38.14, dor.,in from 38.78 in 1959.
A declining parEicipation rate is typical naEionally and is the re-
sult of several factors. The requirement.s for higher education and
more job training irave delayed the entry of many lnt.o Ehe labor force.
llore liber_a_l reEirement programs have resutted ln a lor,;er average
retirement age. Further, an increasing proportion of-the populatlon
is composed of very young or very old persons. The combined effect
of these factors will cause a continued reduction of Ehe partibipation
ra;e, but the anticipated improvement in the employment outlook will
slow ttie rirte of decline in the forecast period"
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l"li 1 itafy Erlp lor.rnen!

l,liliEary activities in the Denver HI'IA, although not a dominaEing
factor, are an imporEant segment of tire economic base of the area.
In Marcl-i 1965, the three major military installations in the HMA

provided employment for about L7,L25 persons. Of Ehis number,
10,975 were military and 6,150 were civilians. The installations
are Lo.*.ry AIB, wirich is also the home of the Air Force AccountinS
and Finance Center, the Army Fitzsimons General Hospital,and the
Army Rocky Mountain Arsenal-. Since 1957, the combined military
and civilian employment of all three of the installations has
fluctueted betr'reen a low of 16,150 in 1958 and a high of L9,-125
recorded in 1963. Generally, Lowry AIB has been responsible for
the em1-;Ioyment deviations during this period, '.ritl-r tiie other three
components of military emplo)rynent remaining stable or exhibiting
slight growth.

Employment at Military Installations iq
the Denver,Colorado Housine. Market Area

L957 -L965

Dat,e l'li 1i tarv C ivil ian Total

December
tl

ll

ll

tt

tl

t1

fl

March

L957
1958
L959
1960
1961
L962
196 3
L964
196s

11, 5 35
9,5L7

NA

L2,593
L2,352
L2,246
13,386
11,739
10,978

5,640
6,622

NA

6,160
6,203
6,346
6,340
6,177
6,L46

L7,175
16, 139

NA

18, 753
18, 555
L8,592
19,726
17 ,916
17 ,L24

Source: Department of the Army and DepartmenE of tne Air Force.

Lo.n7!y AFB. located at the eastern edge of Denver Count y, is the
mosE important of the t.i'rree military installations in the Hl,lA in
terms of jobs provided. In Marcir L965, a Eotal of 10,350 persons
were employed at Lowry AFB, of rrhom 8,500 were militari, and 1,850
rvere civilians. Fluctuations in employment at Lowry AFB, for the
most part, ref lect,ed lI^6 ir.creased employiient-associated vittr beginning
of operations of the TiEan missile-silo-bomplex and the 1963-1965
loss reflecting the phase-out of tLrese same missiles. During the
June 1, 1965-June 1, 1968 forecast period, aI1 flying operat.ions
currently assigned to Lowry are to be transfered to other bases and
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will involve the transfer of about 200 military and 50 civilians.
Also during the forecast period, however, technical training facil-
ities from Amarillo AFB, Texas, are to be transfered to Lowry AFB

and will include about 375 military and 125 civilians. The net
change is therefore expected to be a gain by about 250 personnel
during the period covered by this rePort.

Rocky Mountain Arsenal Fitzsimons Hospital, and the Air Force
Accountine and Finance Center at Lowrv AFB are not (at present)
planning significant changes in the level of operations during
the forecast period.

Unemp Iovmen t

Unemployment in the Denver HMA averaged 14,500 during 1964, equal
to 3.3 percent of the work force (see table II). This is the
lowest level of unemployment recorded sirc e the 2.8 percent un-
employment ratio in 1959 and the 3.2 percent in 1960. During the
1958-1964 period for which data are available, unemPloyment in the
HMA has not exceeded the 3"9 percent ratio rePorted in 1963 and
therefore, has not been a matter of serious concern. The absence
of a rising unemployment ratio during the 1964 period of economic
contraction in the Denver HMA is attributed to the fact that nearly
all of those layed-off were technicians and engineers who out-migrated
in search of employment.

Future Employment

Total nonagricultural employmenE is expected to increase by 10,000
jobs annually, or 30,000 durinB ti're June 1, L965 to June 1, 1968
forecast period. This rate of grolvth is belov the average annual
increase of nonagricultural employment of 13,500 from 1958-L964,
but is above ttre average for the inEerval since 1962. The antici-
pated annual increase of 10,000 new jobs is below local estimates
of expected employment gro\nltir but reflects the exEent of trre anti-
cipated recovery of the Denver economy from Ehe recession of Eiie
last t,,',o years.

In the manufacturing segment, moderate gains are
of the employment loss wnich occurred during Lhe
Some firms are knorvn to nave plans for expansion
in tire projecEion period; the most notable being
wnich ruill report.edty employ 2,000 by Eire end of

expected in place
Past Ewo years.
that will culminate
a ne\.7 IBM facility
L966.

Gains in Etre nonmanufact.uring sector*are expected to coritinue,
led by additions in the trade, service, and local government cat-
eBories. Much of the nonmanufacturing gain is attrlbutable to
Ei-re function of Denver as a major market cenEer in the Rocky lrlountain
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region and as the capital of Colorado. Since 1958, annual employmenE
gains in nonmanufacturing have been no lower than 5r000 and, when the
flrst four months of 1964 and 1955 are comPared, an lncrease in non-
manufacturing employrnent of 7,900 is indicated. The severe damage

caused by the mid-June 1965 flood could provide a stimulus to the
lugging construcEion industry, augmenting the growEh of nonmanufact-
uring employrnenE.Increases in the self-employed, domestics, and unpaid
family workers component of nonagrlcultural employment also are ex-
pected Eo be resumed.

Income

Hours and earnings data for manufacturing production hrorkers in
Denver, the State of Colorado, and the Unlted States shorr; that
earnings in ttre Denver HIIA are greater than either the State of
Colorado or the United StaEes. In December L964 avetage weekly
earnings of manufacturing production workers in the Denver HUA
were $114, compared wiEh $111 tor Colorado and $102 for the United
SEates. In addit,ion, when earnings for Ehe three areas being com-
pared are converted to a 40-hour week, the average weekly earnings
of manufacturing production workers in the Denver Hl,lA increased
by nearly 18 pe_rcent durlng the December 1959-December 1964 period.
This lg__cospq{ed ljlirt gainq_of . sonew-lret over 14 percent f or Colorado
and Ehe Unired States during the same time. Partly as a res,rft 6t
economic conEraction in Lhe manufacturing secEor in the Denver HI.IA,
the average weekly number of hours worked by manufacturing production
workers declined during the December 1959-December 1964 inEerval,
as did irours worked in t.he State of Colorado. This pattern was
opposlte to the increasing number of hours worked in Ehe expanding
natlonal economy

AveraEe Gross Weekl y Hours and Earnlnqs
of Manufacturing ProducElon Workers

December. 1959-1964

Denver Colorado United States
Date Earnings Hours Earnings Hours Earnings Hours

December
December
December
December
December
December

1959
r960
196 1
L962
1953
L964

$ga
100
t07
106
LL2
114

$ gr
88
96
98

103
LO7

40.
40.
40.
4L.

8
7

4
4
5
3

3
8
2

4
5

5

4L
40
4L
40
40
40

$ 1oo
98

104
104
110
111

4L
40
40
40
40
40

40
38.

5
6

6

5
9

4

Source: U. S. Bureau of Labor Statistics.
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The current median annual after-tax income of aIl families in the
Denver tMA is $7,600, and the current median afEer-tax income of
all renter families is $5,850. A detailed distribution of aIl
family income and renter family income for 1965 and for 1958 is
presented in table III" About 16 percent of all families and

27 percent of renter families currently have after-tax income
below $4,000 annually. At the upper-end of the income distribution,
27 percent of all families and 12 percent of all renter families
have incomes of $101000 or more annually after-tax" Since 1959,
the level of income in the Denver HMA has risen by about 23

percent.

The current and 1968 projected median income in the Denver HMA

is shown below"

Median Af -ter -Tax9 / F amilv lncome
Denver, Colorado, Housing Market Area

1965 and 1968

Year
All families

Total Renter

L965
19 68

$7,600
9,25O

$5,850
6,350

a/ After deducting Federal income tax"

Source: Estimated by the Housing Market Analyst.
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Demographic Factors

Popu Eion

Current. Estimate. As of June 1 , L965, the population of the Denver
HI'IA ls IrO98rOOO, a gain of 321600 (3.5 percent) annually since April
1, 1960. Denver County, whlch presently aicounts fot 46 percent of
the total population in the HI'IA, grew by 21175 or O.4 percent annually
since the 1960 census. About one-half of thts increment was the
result of annexatlons of surrounding suburban terrltory, prlmarlIy 1n
Jefferson and Arapahoe'GounEies. The annexatlon activlty had the
effect of artlficialty raising the populatlon in Denver Gounty and
lowering 1t ln Jefferson and Arapahoe Counties. Population changes
for the HI'IA and its component counties are shonrn in table IV. Since
1950, the most notable populatlon gains have occurred in Jefferson
County, due in large part to the location there of a MarEin-
Marietta plant. Jefferson County accounted for 38 percent of the
total populatlon gain in Ehe Hl"lA between April 1, 1960 and June
I, I955.

Population Changes
Denver, Col orado. Housinq Market Area

April l. 1950-June 1. 1968

Average annuel change
from prec edine date

Date

6t2,128
929,383

I ,098 , ooo
1 , 187, ooo

Total Percen t

Apri 1

Apri I
June
June

1, 1950
l, 1960

, 1965
, I968

I
3r,725
3 2,600
29,650i

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

Past Tre:rd. During the April 1, 1950 to ApriI 1, 196O decade, the
total population of the Denver HMA increased from 612,100 to
g2gr4OO, in increment of 31,750 (5.2 percent) annually. Denver County
exhibited a gain of about 78,100 during the decennial period;
however, nearly one-half of this increase was the result of annexa-
Eions, primarily of Jefferson and Arapahoe Counties. Adams County
was the most rapidly growing suburban county in the HMA during the
1950-1960 decade closely followed by Jefferson County (see table IV).

5.;
3.5
2.1

To taI
popu lat ion
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A number of incorporated places in the HMA showed significant gains
during the decade; however, in most cases annexation contributed
substantlally to the impressive gains.

Bqpqlelion 4n{ {nnexation
Selected Communities in the Denver HMA

1950- I960

Popu lqtion Change
1950- t960

Amount due
Eo annexationP lace

Denver County
Aurora City
Boulder City
Englewood City
LittIeton City

April 1, 195O April 1, 1960

4L5,786
ll,42L
Lg,ggg
t6,869
3, 378

493,887
48,548
37,718
33, 398
t3r670

78,101
37,127
L7,719
16 r52g
to,2g2

38, 283
2L r84l
t6,118
rL,624
7,989

Source: l95O and l960 Censuses of Population

EsEimated Future PopuIaEion. On June l, 1968, the population of the
Denver HMA ls expected to total lrl87rooo. This represents an
anticipated annual increment of 29r650 (2.7 percent) during the
June l, L965 to June 1, 1968 forecast period. The future rate of
population growth is based upon anticipated employment gains
approximating lorooo during each of the next three years, as well
as the past trend of populat.ion changes. The distribution of
this increase by county is expected to conform closely to past
patterns, except that Jefferson county is ltkel.y to account for
proportionat.ely less of Ehe future addition than in the recent
past, since Martin-Marietta stimulated growth in the county during
the 1960-1965 period.

Net Natural rncrease and Migration. During the April t, l95o to
net natural increase (excess of

births over deaEhs) of about 13lr9oo in the population of the Denver
HMA. Wtren_compared with the t.otal increase of over 3l7r2AO in the
Denver HMA population during this period, a net in-mlgraEion to the
HI'{A of l85,3oo is indicated, equal to 58 percent of the total popula-
tion increase. A11 of the five component counties in the Denver HMA
experienced in-migration during the 195o-1950 decade. rn Denver
county, however, had it not been for annexatlon during this interval,
outmigration would have resulted. The other four countles in the
HI"IA experienced in-migration equal to from 66 to 77 percent of their
respective population growth. rn the April 1960 to June l9G5 period,
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the population gain of 16815OO resulted from a net natural increase of
83r4OO and ln-migration of 85r2OO. In-migration durlng this period
accounted for about one-ha1f of the total populaEion increment.
Gomponents of population change are shov,in below for the HMA and ln
table V for each county.

Components of Population Change
Denver. Colorado. Housing Market Area

April 1, 195O to June 1, L965

AprlL l, 195O to
Apri l l, l96q

April 1, 1950 to
EqurSe of change June r. r955

Net natural increase
Migratlon

Total change HI'IA

85, 2OO

Source: U.S. Census Population Report
Denver Inter-County Regional Planning Conunission.
Estimates by Houslng Market Analyst.

Age Distribution. Distributions of the 1950 and 1960 population, by
age groups, shown in the following table indicate the most rapidly
growing segment of the population is the one which includes persons
under age 20. The higher birth rates and the prosperity of tire economy
following World War II and the Korean Conflict. A substantial increase
of 231800 persons aged 65 and over occurred during the decade, but iE
is noteworthy that the proportion of persons in this age group declined
from 1950 to 1960; a pattern which is converse to the trend of an
increasing proportion of persons in this age group nationally. AlI
other age groups also showed increases, but the group eged ZO-34
exhibited the lowest rate of increase (22 percent), primarily as a
result of the lower birth rates during the 1930-1940 period of
depression.

t3l,9L2
185, 343
3t7,255

83

581

400

600t
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Populat ioq Distribution by Ase
Denver, Colorado, Housing Market Area

April 1950 and ApriI I960

I9 50 l9lq

Decennial change
Apri I 1950 to Aprit 1960
I"iumber PercentAge group

Under 5

5-19
20-34
35 - 49
50-64
65 and over

Total

66,362
125,352
158,621
l22,LO6

8 7,056
52,63L

6L2,L28

1L3,244
251,16-7
L93 ttzl
l8l ,41+7
113,968
76,436

929,383

46,982
125,8I5
34, 500
5,9r341
26,9L2
23 .805

3L'/ ,255

lo.6
I00.4
2L.l
48.6
30. 9
45.2
.5r.8

Source: 1950 and 1960 Censuses of population"

Households

Current Estimate. As of June l, 1965, Ehere are 34OrlOO households(occupied dwell ing units) in the Denver HI,IA. Since April l, 1960,
households have increased at a rat.e of almost 10r46 (3.6 percent)annual[y. The number of households in Denver County increased byabout lr3OO (0.8 percent) annualI v during the same period, roughlyone-half of which was the result of annexation. Similar to the

Household Ch ES
Den.ye r , Co lorado . Housing Market Area

Apri I l, 1950 to June I l9 68

Average annual change
To tal

househo lds
from precedins d ate

Date Total Perc en t

pattern of population grovuth, Jefferson county exhibited the mostnotable growth of any of the five counties with annual additions of
31625 (9.9 percenE) during the Aprit I, [960 to June r, tg65interval (see table vr). Adams and Arapahoe counties showedrelatively high growth with respective average annual gains of 2r35o(7.6 percent) and 2,loo (6.7 percent) during the Aprll l, 1950-
June l, 1965 period.

Apri 1 l,
Apri 1 l,
June l,
June 1,

l9 50
l9 60
1965
19 68

1950 and
1965 and

t86,t77
286,482
340,100
368,300

I0,03I
10,400
9,400

5.4
3.6
,o

1960 Censuses of Housing.
1968 estimated by Housing lr,larket AnaIyst"

Source:



Past Trend.
I86, 2OO in
garn of l0'
the average
conceptual
1950 to rrho

the growth

The number of households in the HI'IA increased from

1950 to 286,50O in 196O, representing an average.annual
oS-o-ti.+-p..""nt) during thl decade, only slightly under

annual gain of the April 196o-June 1965 period' A

change fI the census iefinition from rrdwelling unitil in
usin! unitrr in 1960, however, accounted for some of

in hluseholds during this period, especially in Denver

16

Ave raqe Household Size
Denver, Colorado . Housine Market Area

1 950, tg0O. and 1965

Apri 1 l, 1950 Apri 1 1.1960 June L t965

County.

Duringthedecennialperiod,householdsinDenverCountyincreased
at an average annual rate oi 3,5OO (2'7 percent) and accounted for
somewhat over one-Ehird of the increment in the HMA' However'

approximatelyone.halfofthisadditionoccurredasaresulEof
annexations of suburban terriEory, primarily in Jefferson and

Arapahoe counties. since 1960, the average annual household growth

in Denver Gounty has accounted for only about 13 percent' of the

i.t"i fflla growti-r. ihis substantial r.du"tion developed because

annexationactivitysincerg60hasnotmatchedtheLg50-1960annexa-
tion level, the a.ii-nitional change artificialLy inflated the I950-

Ig60increase,andthelandhasbecomeScarcerinDenverCounty.

Household size Trends. The present average si-ze of. all house!91d"

in rhe Denver nVffiS.14 peisons, a reversal of Ehe t95O to 1960

Erend when the average sizl of all households increased from 3'O8

to 3.15. In Denver dounty, the average household size has been

declining since t95O (see following tatie). A general trend toward

smaller family size, as well as, substantial addiEions of mulEiple

unit strucEures, which are typically occupied by smaller size
households, are principal contributors to the declining average

size of households in the Denver HMA'

Area

Total HMA

Denver CountY
Adams CountY
Arapahoe CountY
Boulder CountY
Jefferson CountY

3. 08
2.98
3.54
3.16
3. 05
3'.29

3. 15
2.90
3. 88
3.54
3. 09
3. 39

3. L4
2.83
3.75
3.46
3. 14
3. 39

195O and 196O Censuses '
1965 estimated by Housing MarkeE Analyst

Source:
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Estimated Future Households. Based on the anticipated increment in
the populatlon during the next three years, a

that the average household size will remain a
nd on the assumption
t the current level of

3.14 persons during the projectlon period, there wilL be about
368,300 households in the Denver Hl'lA by June I, 1968. This rePresents
an expected addition of 9,400 new households (2.8 percenE) each year
during Ehe June 1, 1965 to June 1, 1968 forecast period. similar to
the period since 1960, most of this increase is expected to occur in
the HMA outside Denver County. This distrlbution by county will
approximate that which occurred during the April 1, l96O-June l, 1965
period, except for Jefferson County where fuEure gains are not likely
to match those of the past. (see table VI).
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Housing Market Factors

Housing Supply

Current. Estimate. As of June I , L965, there are 37Or9OO housing units
in the Denver HMA, indicating a net gain since April 1, 196O of about
53,5OO (21 percent) housing units, or 12r3OO (4.O percent) annualIy.
Denver County currently accounts for 50 percent of all housing uniEs
in the HI'IA. Since April 1, 1960, however, about 82 percent of all
net additional housing units in the Hl,lA have been added in the Hl"lA
outside Denver County, with the net addition in Jefferson County
totaling 201650, or nearly one-third of the net additional units in
the HMA during this period.

Past Trend. During the L95O-196O decade, the number of housing units
in the Denver HMA increased by LOgr4OO or about 10,950 (5.5 percenr)
annually. This annual addition is about 1,35O below the April 1, t96O
to June 1, 1955 average annual addition. About 37 percenE of the net
additional housing uniEs added in the HI'{A during Ehe 1950-196O decade
were 1n Denver CounEy, so that on April 1, 1960 about 57 percent
(compared \,yith 68 percent in I-95O) of the toEal housing units in the
HMA were in Denver County. Some portion of this growth in Denver is
the effect of the conceptual change fromtrdwelling unitrr Lorrhousing
uniEtr during Ehe decade.

Typq of Structure. At present, 72 percent of the housing uniEs in
the Denver HI"IA are in single-family structures. This is a reduction
in the proportion of single-family units in the housing inventory
since 1950 when the Census of Housing reported 73 percenE of the
housing inventory to be in single-family structures. The substantial
additions of units in multiple-unit structures has caused this reduc-
tion in Ehe proportion of single-family structures, while raising the
percenEage of multifamily units in the inventory from less than 20
percent on April 1, 1960 to 2l percent on June l, 1965.
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Housing Inventory by Units in StrucEure
Denver, Colorado, Housing Market Area

April l, 196O and June I, L965

HMA rotal
April l, 1960 June l, 1965

Number Percent Number Percent
Type of

s tructure

1 - fami ly
2-family
3-or more-family
Trai ler

Tota I

225,28O
l7 ,63L
59,776
4 553

3O7,24O lOO.O

t) J

7

5

5

266,3OO
20, loo
-78,25O

6,25O
370, 9OO

7r.8
s.4

2L.l
t.1

100. o

5.
19.

1.

Source: 1960 Census of Housing, Denver Home Builders Association,
and estimates by Housing Market Analyst.

Year Bui1E. About 194,30O housing units, or nearly 53 percent of the
current housing inventory in the Denver HMA, have been constructed
since t95O. This concentration of new housing units is a result of
the rapid post-war development in the Denver area. Housing units
constructed prior to 1930 account for about 29 percent of the current
inventory and the remaining 18 percent vrere built between 1930 and
t949.

Distribution of the Housing InventoEy !y Year Built l/
Denver, CoIorado, Housing Market Area

June l, 1965

Year bui lt

April L, t96O - June l,
1955 - March 31, t96O
1950 - 1954
1940 - 1949
1930 - 1939
1929 or earli.er

Total

t965 18. i
i8. 6

15.7
tL .7
6.7

29.2

Number of
uni ts

67, tOO
68, 8OO

58,4OO
43,3OO
25 , OOO

lo8, 3oo
37O,9OO

Percentage
distribution

loo. o

L/ The basic data reflect an unknov,m degree of error inrryear buiLttt
occasioned by the accuracy of response to enumeratorrs questions
as well as errors caused by sampling.

Source: 1960 Census of Housing, Denver Association of Home Builders,
and estimates by Housing Market Analyst.
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Condition. Of the 37O,9OO housing uniEs currently in the Denver HI"IA,

;Grt 161000 (seven percenE) are dilapidated or are lacking one or more
- 

irlGmbing facilities. This indicates an improvement in the quality
of Uhe housing in the Hl"lA since April 1950 when 28,1O0 housine units,
or about nine percent of the inventory, was di lapidated. or lacked some

plumbing facility, and significant improvement since April ,195O
when 29 percent of the housing inventory was so classifiedi/
Demolltions, coupled with. a.general upgrading of the housing stock,
are responsible for much ijf tfre improving trend.

Value and Rent. The median value of ourner-occupied houses in the
Denver HI'IA was reported to be $l3,8oo in the 19 60 Census of Housing.
The median value ln Denver County was $l3r2OO, comPared wiEh the low
of $12,7OO in Adams County and the high of $16,000 in Jefferson County
Asklng prices for vacanE houses were considerab[y higher, with a

median of $16,10O for the HMA ln April 1950.

Median Value and Rent
Denver, Colorado, Housing MarkeE Area

April 1, 1960

Median value Median sross rent
Area Owner -occupied For sale Renter -occupied For rent

Denver County
Adams County
Arapahoe County
Boulder County
Jefferson County

TOTA1 H}'IA

$13,2OO
,7OO
, loo
,5OO

1 6. OOO

$13,8o0

$ 14, 3OO

13,1OO
19,10O
I 7, 3OO

L7,200

$72
89
95
77

.94

$tt

$60
80
8t
78
84

l2
15
r4

Source: 1960 Census of Housing.

Median gross monthly rent for renter-occupied units was $75 for the
HI"IA, as reported by the 196O Census of Housing. Denver County had a

median of $7O, the low for any county in the five county HMA. Hlghest
median gross monthl-y rent. was in Jefferson CounEy at $95.

ResidenLial Build lng Ac tivi ty

Past Trend. The number of new housing units authorized annually by

I/ Because the 1950 Census
units seParateIY, it is
,'dt tapidated" in 1950 wo

$16,1OO $65

the Denver HMA has fluctuated considerably during
Volume decliqed sharply from abouE l2r85o in

of Houslng did not c Iassif y .rrdeter-ioratingrl
possible fh.t "o*" units cLabslfidd as

uId h".r" been classified as I'deterioratingrl

building permiEs in
the past ten Years.

by the 1960 definition.
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1955 to 8,8OO in 1957, only to jump to a-lpo_sE -!l,9OO in t958._ A slieht
decline of about 65O in [959 was followed by an increase to 12,650
in l95O and a gain of about 61300 Eo a peak level of 18,950 i,n 1961.
SubsequenEly, building acEivity has fallen off markedly with only
8r45O units authorized in 1964. The first four months of 1955
suggest a cont.inued decline is in progress. Building permits used
herein were obtained from the Denver Inter-County Regional
Planning Commission and reportedly cover a1[ new construction except.
for some unincorporated areas in Boulder County where new
construction is negligible.

Building activity in the HMA has closely paralleled changes in the
economy and the decline in units authorized since 1961 is clqggly
Eied to the economtc slow-down in the area. f'oi-'ttre tg5O- 1965
period Denver and Jefferson Co.unties account.d- for 54 p"rc"rri o-C-
all new units authorlzed. During Ehe 196I peak year, the same
counties provided 57 percent of all new units authorized (see tab1eVlI)

Dwe I li Units Authorized Bui ldi Permi ts e of Structure
Denver Co lorado HMA Janua 1955 - Aprl t9I

Year Total

t2,834
9,828
8,8O7

lL 1877
11,227

t2,642
18,953
14,64{C.
lt,L46
g, 455
2,811
2,576

Sing I e-
fami Lv

Two-
fami [y

L/
804
700
592
255
122
56

Multi -
fami lv

L,462
L r25O
1,617
3, 3O8
2,57O

4,596
9,426
4,056
3, 178
2,252

644
869

l 955
I 956
1957
r958
I 959

lt r372
g, 579
7,L9O
g, 559
9,657

956
723
884
376
947
045
651

-L
.L

-LI
-L

1960
L96t
1962
L963
t964
1964
1965

First 4 rnonEhs
First 4 months

7
9

9

7
5
2

1

!/ Duplex units for this year included with multifamily.

Source: Denver Inter-County Regional Planning Commission.
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The volume of building permit auEhorizations for single-familv houses
in the HMA was at its peak in 1955 when over ll,35o uniEs were
authorized. In 1956 the number dropped to about 8,575 and remained
at or below this level until L96l and 1962 when an average of about
9,8OO single-family units were authorized each year. For 1963 and
L964, singLe-family units authorized by building permits dectined to
71375 and 5,950, respectively. Data for the first four months of
1965 suggest that even fewer single-family units will be constructed
this year Ehan in L964.

Mult.ifamily units authorized ranged from L,25O to 1,6'25 in the
1955-1957 period. In 1958, however, volune more than doubled to
313OO followed by a stight decline to below 2,575 in 1959. The
four-year period from 196O-L963 was one of unprecedented additions
of mulEifamiLy housing units in the Denver HMA. About 1r,675
multifamily units (includes uniEs in two-family structures)
were authorized in 196O followed by the record high of 91225 in 1961.
In 1962 and 1963, multifamily units authorized totaled 41750 and
31775 respectively, a reduction which is Likely Eo have occurred in
response Eo signs of over-supply. ln L964, only 2,500 multifamily
units were authorized, the lowest annual addition since 1957. Data
for Ehe first four months of I-965 suggest that somewhat more Ehan
this total will be added during the current year.

Units Under Construction. Based upon building permit data and the
March 1965 postal vacancy survey, there are about 4rOOO dwelling
uniEs under construction in the Denver HI"IA at the present time, of
which 2,OOO are single-family units and 2rOOO are multifamily units
About l,5OO of the multifamily units are in Denver County.

Demolitions. Records of demolitions are maintained only for Denver
CounEy and it is in this county thaE virtrrally all demoltions in the
Hl,lA occur. Because of the generally good condition of the housing
supply, most demolitions have resulted from urban renel^ra1 activity
and highway construction. The trend of units demolished in Denver
County is shovyn below.

Demo I i tions
Denver County, Colorado

1960 - Ma 65

Year Number of units

1

19 60
L96t
t962
L963
t964
1965 thru May

438
743
704
556
5L9
334

Source: Denver County Building Inspector.
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Tenure

Current Estimate. As of June I , L965, almost 63 pe-rcent (2L3,0OO
units) of the occupied housing stock in the Denver HMA is owner-
occupied and 37 percent (L27, IOO units) is renter'occupied. Ovrner-
occupancy in Denver County is lower at 52 percent, while the remaining
four counties in the HMA have owner-occupancy ratios ranging from 67
percent for Boulder County to almost 78 percent in Adams County.

Trend of Tenure Change
Denver, CoLorado, Horlsing Market Area

I 950 l9 60 and 1965

Tenure as a percent of aLl occupied uni ts
Tenure Apri L 1, I 950t95O Apri I I June l, I965

100. oTotal
Ourn e r
Ren ter

Sourc e

100. o
55.8
44.2

IOO. O

61.9
38. r

62.6
37 .4

I 950
1965

and L960 Censuses of Housing.
estimated by Housing Market Analyst

Past Trend. Since April 1, 1960, there has been a continued shift
toward owner-occupancy. The rate of this shift, however, has been
reduced by the addition of a considerable number of new multifamily
housing units since 1960. The 63 percent owner-occupancy ratio in
June 1965, compares wi.th 62 percent in 1960 and 56 percent in I95o.

Vacanc

A ril l960 Census Tn ApriI 1960, the U.S. Census of Housing reported
almost 11,600 vacant, available housing units in the HMA. of this
totaI, 3,125 were available for sale, equal to a homeowner vacancy
ratio of I.7 percent, and 81475 were for rent, equal to a renter vacancv
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ratio of -7.2 percent. Of the available vacant housing units in
April 1960, the census reported that. 21575 lacked some plumbing
facility. Less than L25 of the substandard vacancies were for sale,
and the remaining 2r45O r.;ere for rent, including over 21175 in
Denver County. Table \llll shows the trend of vacancies for the
component counties of the HMA.

In April 1960, Jefferson County had a homeor^'ner vacancy raEio of 3.O
percent and accounted for 28 percent of all homeowner vacancies in
the HI,,IA. Denver County reported the LowesE homeourner vacancy ratio
(O.8 percent) in the HI*{A or 24 percent of the homeov.rner vacancies
in the HI4A. Adams, Arapahoe, and Boulder Counties reported respective
homeowner vacancy ratios of 2.4 percenE, 2.6 percent, and 2.O percent
in April 1960. The highest renter vacancy ratio (8.6 percent) in
Apri[ [960, was also in Jefferson County. Boulder County reported
the lowest renter vacancy ratio in the HMA at 5.8 percent. Adams
and. Arapahoe Counties had respective renter vacancy ratios of 8.O
percent and J. I percent. Denver County reported a 7.1 percent renter
vacancy ratio, but because of the concentration of rental units,
Denver County accounted for 70 percent of all vacant rental units in
the HMA in April 1960.

Postal Vacancy Survey. A postal vacancy survey was conducted in the
Hl"lA in March 1965 and included the Denver Post Office, as well as 14
other post offices in the HMA which have city delivery routes (see
table lX). The survey covered 334,7OO possible deliveries, about 90
percent of the housing unit.s currently in Lhe HMA. At the time of
the survey, l8,O5O units (5.4 percent) were vacant. Of this total,
IOTOOO were vacant. residences, a vacancy ratio of 3.6 percent, and
almost 8rO5O were vacant apartments, indicating a vacancy ratio of
13.6 percent in this category. At the time of the surveyr dn
additional 3,25O units vnere reported to be under construction, but
were not classified as vacant.

It should be noted that postal vacancy survey data are not entirely
comparable with the data pubiished by the Bureau of the Census
because of differences in definition, area delineations, and methods
of enumeration. The census reports units and vacancies by tenure,
whereas the postal vacancy survey reports units and vacancies by type
of structure. The Post Office Department defines a I'resj.dencerr as
a unit representing one sEop for one delivery of mail (one mailbox).
These are principally single-family homes, but include some duplexes
and structures with additional unit.s created by conversion. An
trapartmentrtincludes all stops where more Ehan one delivery of mail
is possible. Although the postal vacancy survey. has obvious
limitations, when used in conjunction with other vacancy indicators
the survey serves a valuable funtion in Ehe derivation of estimates
regarding loca1 market condiEions.
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Current Estimate. Based upon the postal vacancy survey, other vacancy
data, conversation with informed persons in the Denver area, and

personal observation in the HMA, it is estimated that there are
2l ,25O housing units available for renE or sale in the Denver HI"IA

as of June l,1965. Of Ehis total, 3,900 are available for sale
and 17r35O are available for rent, equal to vacancy ratios of 1.8
percent and 12.O percent, respectively. Al1 of the vacant sales

units are iudged to have standard plumbing facilities, while abouE
2,OOO of the available vacant rental units lack one or more plumbing
faciliEies. In an area like the Denver HMA, where the expected
household growEh is to be moderate, lower vacancy ratios would be more
appropriate to maintain reasonable balance in demand-supply relation-
ships and stiIl afford an adequate degree of choice to prospective
buyers and tenanEs. The current level of vacancies in the Denver
HI'{A is only slightly high for sales housing but is considerably
excessive for rental housing.

As shovrn in table VIII, current homeowner vacancy raEios in the
component counties in the HMA did not change significantly from
the April 1960 Ievels. However, the renter vacancy raEio has risen
markedly in each of the five counties since April 1960. The highest
current renter vacancy ratio is in Jefferson County (15.2 percent)
and the lowest is in Boulder County (9.1 percent). Denver County
has a current ranter vacancy ratio of 11.4 percent and accounts for
60 percent of all renter vacancies in the Hl,lA. Adams and Arapaloe
CounEies have current rent.er vacancy ratios of 13.5 percent and
13. 3 percent, respecEively.

FHA Rental Vacancies. As indicated by the March 1965 rental housing
occupancy survey conducted by FtlA, vacancies in projects insured by
FHA are higher than the current over-all rental vacancy ratio of
l2.O percent. In many cases, individual projects are highly successful
butrwhen -taken as a total, vacancies are excessive. of the rental
projects insured under FHA, 3l of them, with a-total of over 98O
units, had almost l5O vacancies (15 percent) on March 15, 1965.

There are currently 13 housing for Ehe elderly projects in the Denver
HMA. There are a total of almost I,I5O units in these projects
and, as of March 15, L965,24O (21 percent) were vacant. However,
eight of the 13 reported fewer than three vacancies each, with the
remaining five projects accounting for virtually all of the vacancies.
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Sales Market

General Market Conditions. As indicated by a comparison of current
and 196O homeoluner vacancy ratios of 1.8 percent and 1.7 percent
respectively, the present condition of the sales markeE is similar
to the situation of moderate excess that existed at the time the 196O

census was conducted. During the April 1, t96O to June 1,1965
interval, however, there are indications that, during the middle of
Ehe 1960-[965 period, the homeov,'ner vacancy ratio reached a higher
level than is evident now. Based on informed Local opinion, the
homeoinrner vacancy ratio has declined somewhat since late 1962 and
early L963, indicating a movement toward a better balanced sales
market. A comparison of the results of the January 1964 and 1965

unsold inventory surveys, conducted by the FHA Denver Insuring Office,
confirms other reports that the condition of Ehe sales market has
improved since early in 1963 (see table X).

Areas of principaL subdivision activity are the unincorPorated Parts
of Adams, Arapahoe, and Jefferson Counties surrounding Denver County,
which are contiguous to previously developed areas. New housing can
be constructed in the Hl,lA for about $tl,OOO, but very little ne!'/
construction is in this price class. For Ehe most part, subdivision
activity in the HMA is in the $l5,ooo to $2orooo bracket with less,
lug significant amounts are in the $l2,5OO to $I5,OOO and $2O,OOO to
$25rOOO price classes.

Speculative Construction. Based on the January 1964 and 1965 unsold
inventory surveys, speculative construction o f single-family houses
in the Denver HMA accounted for nearly one-half of sales houses
completed during 1964 and little more than 30 percent of all
completions in t963. Although the percentage of specuLaEive starts
is higher in L964 than in L963, because of a smaller completion total
the number of speculative sEarts was lower in L964 than in 1963.
The data are on[y generally indicative of speculative construction,
however, since the unsold inventory included about one-half of the
si.ngLe-family units authorized in L964 and about four-fifths of
those authorized during i963.

Unsold Inven Eory of New Houses. In January L964 and 1965, the
subdivisions in the Denver HMADenver Insuring Office surveyed a1l

in which five or more sales houses were comPleted during the
preceding twelve months. The January 1965 survey covered l2L
subdivisions. A total of 3rlOO were reported to have been completed,
of which lr600 (52 percent) were sold before construction started and
L,5OO weEe built speculatively. Of the 1,50O houses built
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speculatively during 1964, 1,175 were sold and 325 remained unsold
as of January l, 1965. The unsold houses represented about 22
percenE of speculative constructlon. Of Ehe 325 unsold houses,
almost 160 (nearty 50 percent) has been on the market between four
and twelve months; an additionaL l5O houses had been on the market
longer than twelve months, suggesting a slow rate of absorption of
1963 completions. The most notable concentration of unsold houses
in the January l, 1965 survey was in the $15,OOO to $l7r5OO price
class in which 160 (28 percent) houses were unsold out of 55O
specu[ative starts. An additionat 160 houses were serving as models
and 15O were under construction of which 35 (22 percenE) were unsold.
A comparison of the January 1, t965 survey with the January 1, L964
survey shows that the ratio of unsold new houses dropped from 34
percent in 1964 Lo 22 percenE in 1965 and that the number of unsold new
houses declined by nearly 5O percenE from 63O in L964 to 320 in
t965 (see table X ).

Foreclosures. Foreclosures of FttrA-lnsured slngle-family houses in
the Denver Hl"lA have increased substantially since 19 50. Thls is
judged to be the result of the economic reeession ln the HI"IA and
Ehe increasingly llberal mortgage terms avallable in recent years,
rather than an indlcator cf a weakenlng market for sales houses"

Trend of Foreclosures of EIIA Sectlon 2O3(b) MorEsases
Denver. Golorado. Housing Market Area

t960-L964

Year Denver Co. Adams Co. Arapahoe Co. Boulder Co Jefferson Co. HMA total

1960 4
1961 8
t962 15
L963 18
L964 48

9

24
28
38
89 1

o
o
1

4
4

1

4
7
7
23

5

7
4
6

3

19
43
55
73

186

Source: FHA Division of Research and Statistics.

On June 3, 1965, the Denver Insuring Office had a total of 17O

acquired home properties on hand, locaced in the Denver HMA.



Rental Market

Gurrent Condition. A
of 12.O percent, the
present condition of
the unprecedented add
during 1961, which fa
for units of this ryp
nearly every segment
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s indicated by the currcnt rental vacancy ratio
rental market in the Denver HMA is weak' The

excess has developed since 196O as a result of
ition of new mulEifamily units, especially
r exceeded the absorptive capacity of the market
e in the HMA. Excess vacancies characEerize
of the rental market.

The general marketing experience is somewhat hetter than the average
(exc-pting some individual projects), for the new multifamily
structurei with rents of abtut $1OO - $135 for efficiencies, $13O -

$125 for one-bedroom units, and $160 - $25O for two-bedroom units.
Based upon a limited amount of information, however, three'bedroom
units in this caEegory are not too readily marketed. In most cases,
these projects are well designed, well managed, and located in
the prime rental areas in the HMA, all of which are principal
factors contributing toward a better than average occupancy

experience in a sofl rental market such as exists in the Denver Hl'lA'

Themajorityofnewrentalunitsadded,however,havebeenprojects
of 12 to 3O units construcEed on scattered lots throughout the HIIA'

It is in this type of rental Property, in many cases lacking
proficient management, tenant amenities, and a first-rate location,
that renEaI vacancies are most serious. Because of competiEion

from new rental units, nrany older and previously successful rental
projects, a).so t""t 

-f-t"a 
a luUstantie 1 it'crtast in va'cancies '

Generally,furnishedrental'unitshaveapooreroccupcncy'iati.o-than
unfurnished units'

Rental Housi Under Const tion. The number of new multifamiLy
units added annuallY, as
bullding permits, has dec
1951. During that Year,
auEhorized; in 1964' onlY
first four months of 1965

lndicating that close to
during the current Year.

lndicated by dwelling units authorized bY

lined substantially since the peak year o

more than 9r2OO multifamily units were
2, 5OO units were authorized. For the

,9 25 multifamily units were authorized,
3,ooo multifamily units may be added

At present, there are about 2,OOO rental units under construction in
the HMA, of which 1,5OO are in Denver County. There are five low rent
and elderly projects inrrolving 645 units under construction that are
FHA-insured. ln addition, other projects involving over 5OO units are
under consideration.

t
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MorEqase Market

Mortgage funds are readily available in the Denver HMA frorn banks,
savings and loan associat.ions, and life insurance companies at
Eerms which are competitive with FHA terms. with down payments ofone'thlrd or more, mortgages wlth 20 to 25 year terms may be secured
with five and one-half percent interest rates. Twenty and Ewenty-
five year Loans, wiEh dovun paymenLs of lo percent to 25 percent may
be procured aE interest rates of flve and three-fourths percent tosix percent from savings and loan associations.

Public Houslng

According to the December 1964 Public Housing Administration Iow-rentproject directory, there are almost 3r25o units of public housing inthe HMA, all of which are in Denver county. At present, there.i".,o
public housing units under construction, but 5OO units in two separate
projects have beenapproved. currently, the public housing units in
Denver have a higher than usual vacancy ratio, reflecting the
softness prevailing in the over-all rental market and the impact
of several new privately financed low rent projects.

Urban Renewal

present there are four urban renewal projects in the Denver HMAall are in Denver county. ptans for all fo,rr have been approvedthe projects are currently in the execution stage.

4yondale Neiehborhood (B-2). This projecr conraining a roral of4U acres is nearly completed and is scheduled to be cl0sed_outby the end of 1965. The predominantreruse of the project isresidential, with a smalr portion being comrnercial. Nearly alrof the project was creared, but some rehabilitation has talen place.The project is bounded by 16th Avenue on Ehe north, Federal Boulevardon the eastr Knox Court on the west, and the Denver and IntermountainRailrr:ad Eracks on the south. There are 37 units of Low rent housingi1-9his project,plus 182 units currently under construction. rnaddition, 292 more unirs are in planning for rhis pioj;;r:"

At
and
and

Blake Street ( R-s).
rhi s project will be
by Blake Streer and
33rd Street.

The predominantre-use of virtually allindustrial. The project is bounded on
4Oth Avenue and on the south by lrlalnut

46 acres of
Ehe north

Street and
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Jerome Park R- 8)
containing onlY s

Va1ley HighwaY be
're-use wi 11 be ind

Humbolt Street on the east'

. The Jerome Park project is relaEively small'
ix acres. The ptoJ".L i" Located next to the

tween Cotfax Avenue-and 6th Avenue and Ehe entire
ustrial.

WhittierSchool(R.4).Residentialre-usewillaccountforallofthe
eight acres in tnffiroject' fh" project boundaries are 29th Avenue

on Ehe north, 22nd Aven,lu o" the stutil' Downing Street on the west' and
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Demand for Housin

QuantitaEive Demand

The demand for new housing in Ehe Denver HMA is based upon the pro-
jected household growth of 9,4OO househoLds annually during each of
the next three years. To this basic growth factor, adjustments are
made for changes expected in the tenure of occupancy in the inven-
tory, the anticipated volume of residential demolitions, the current
excess number of adequate vacancies, and the current leveL of new
construction. Consideration also has been given to the probability
that some part of the demand for rental units wiII be supplied by
single-family houses and the fact that some of Ehe older rental
units may not be in a strong competitive position due to the rapidly
improving quality of Ehe Denver rental inventory.

Based on these considerations, a demand for 8,OOO new residential
housing units is forecast for each year during the June l, 1965 to
June I, 1968 forecast period. The most desirable demand-supply
balance in the market will be achieved Lf 6,9O0 units of the annual
demand for new units is supplied as sales housing and l,IOO units
as rental housing. 0f the annual demand for IrIOO rental units,
25O will develop onty if assistance is provided in the form of
financing or land purchase. The annual demand for sales housing
is somewhat below the average annual rate of addition of single-
family houses in the past and reflects primarily the reduced rate of
household gro$/th anticipated, as well as the need to absorb a moderate
excess supply of sales type vacancies. The annual demand for new
rental units is considerably below past annual additions of multi-
family units in the HMA. However, maintainence of Ehe projected
level would assist 1n the reduction of the renter vacancy ratio
during the forecast period to an equilibrium level judged to reflect a
stable demand-supply balance in the Denver HMA rental housing market.
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Future building activity is expected to be distributed within the
HMA much as in the past. The bulk of new rental units will be

concentrated in Denver County and new single-famiLy housing will
be concentrated in Adams, Arapahoe, and Jefferson Counties near
existing highway transportation arteries. In Jefferson County,
the rate of single-family growth that occurred between 1960 and
1965 is not likely to be duplicated because of the probable
absence of the stimuLus provided by the rapid growth of the
Martin-Marietta plant during that period.

Qu4!it4!1!e !ernq!4

Sales Housing. The distribution of the annuaL demand for 6,9OO
additional new sales housing units is shovun in the following tabIe.
The distribution is based on ability to pay, as measured by current
family income, and the ratio between net income and purchase
price found to be typical in the Denver HMA. Adequate sales
housing cannot be produced to seLl below $lO,OOO-$ll,OOO in the
Denver HMA at present.

Estimated Annual Demand for New Sales Housing, by Price Class
Denver, Colorado, Housing Market Area

June I, 1965 to June L, 1968

Total
Sales price Number Percent

$l
I
I

,ooo

l8,ooo - lg,9gg
20,OOO - 24,999
25,OOO - 29,ggg
3O,OO0 and over

Tota I

$I1,999
13,999
L5,999
17,999

2

8

t4
L6

o
2

4
6

o00 140
550

l,g7o
1, ioo

I,O4O
I,3OO

700
l, loo
6, goo

I
ooo
ooo

l5
l9
10
L6

too

The distribution shown above differs from that in table X, which
reflects only selected subdivision experience during the years 1963

and L964. It must be noted thaE the 1963 and 1964 data do not lnclude
new constructlon in subdivisions with Iess than five completions
during each 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 concen-
Erated in the smaller building operations which are quite numerous.
The demand estimates above reflect all home building and indicate a
greater concentration in some price ranges than a subdivislon survey
would reveal.
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Rental Housing Acceptable new privately-or,rned rental housing in
the Denver HMA can be produced only at gross rents at and above
the minimum levels achievable under current construction and land
costs. In the Denver HMA, it is judged that minimum gross rents
achievable without public benefits or assistance in financing or
land purchase are $95 for efficiencies, $llO for one-bedroom units,
$12O for two-bedroom uniEs, and $13O for three-bedroom rrnits. A
total annual demand for as many as l,LOO privately owned rentaL units
is indicated by size of units and by gross monthly rent in the
following rable. Of Ehis total, 25O are at gross monthly rents
which wiLl requlre some sort of pubtic benefit or assistance. Net
additions to this totaL may be accomplished by new construction
or rehabilitation at the specified rentals, with or without public
assistance through subsidy, Eax abatement, or aid in financing or
land acquisition. The producEion of new units in the higher rental ranges
than indlcated below may be justified if a competiEive flltering of
existlng accomodatlons to lower ranges of rent can be anticipated as a
resuIE.

Estimated Annual Demand for New Rental UniEs, By All Households

Gros s
month Ly

By Gross Monthly Rent and by Unit Sj.ze
Denver, Colorado, Housing Market Area

June 1. 1965 to June l, 1968

Stze of unit
rent e/ Efficiency l-Bedroom 2-Bedroom 3-Bedroom

$80
85
90
95

100
r05
Ito
115
120
t25
130
140
150
i60
170
180
200

and
ll

It

il

ll

ll

ll

il

ll

lt

il

tl

lt

ll

tt

il

..tt

over
tt

li

l1

lt

tt

l,

il

il

il

,r

il

lt

ll

tl

)l

il

160
155
150
145
r40
135
I30
t20
110
100

85
65
40
20
IO

450
430
410
390
370
350
330
3lo
290
240
180
t25

75
35
to

350
325
305
285
265
245
220
r90
155
125
90
60
25
lo

140
- r30

120
110
100

95

-90

60
4s
25
10

75

a/ Gross rent is shelter rent plus the cost of utilities.

above figures are cumulative and cannot be added vertically
example, demand for one-bedroom units at rents from $lIO

$t2O is 40 uniEs (37O minus 33O).

The
For
to

Note:
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The preceding distribution of average annual demand for new
apartments is based on projected tenant-family income, the size
distribution of tenant households, and rent-paying propensities found
to be typical in the area; consideration is also given to the recent
absorption experience of new rental housing. Thus, it represents
a pattern for guidance in the production of rental housing predicated
on foreseeable quantitative and qualitative considerations. Even
though a deviation may experience market success, it should not be
regarded as establishing a change in the projected pattern of demanci
for continuing guidance unless thorough analysis of aIl factors
involved clearly confirms the change. ln any case, particular
projects must be evaluated in the light of actual market performance
in specific rent ranges and neighborhoods or sub-markets.
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Table I

of 1cu1

AnnuaI Ave ra8es,

Indusrry 195g

Nonagricultural wage and salary enptoymenc 292.2

1959 1e60 1952- 195319 61

349.5

67.9
37.4

311.6 330.9 359 .2 364 "3

and nt
Marke

r95 9 (in Ehousands

68.9
37.5
L6.4

69.0
37.3
L6.4
1.9
3.6
1.3
3"0
4.2
1.9
2.9
2.L

196/-

366.9

65.4

22.8
30.2
91.3
27 .6
63.7

irst f mon
L9&

Manufacturing
Durable goods

Ordnance and accessories
Lumber and wood products
Stone, clay, and glass producta
Primrry metal industrlee
Fabriceted metal products
Machinery, except electrlcal
Electrical nachinery
Tranaportation equlpa.ent
Other durable goode

Nonmanufac turing
Mining
Contract construction
Traneportatlon and public utilltleE
lJtrolesale and retaLl trade

lJtrolesale trade
Retail trade

Finance, insurance, and real eBtate
Services and misceltaneous
Government

Federal
State and local

52.2
N.A.
10.2
1.5
2.6
1.3

N.A.
4.O

u.A.
N.A.
N.A.

Nondurable goods N.A.
Food and kindred products 1l.3
Textiles, apparel, and leather producta 3.3klnting, publishing, and allied indus. 4.g
Chemicals and allied products 1.4
Rubber and miscellaneous plaetic producta 5.0Other nondurable goods N.A.

19 55

36t.4

59.6&.o59.1

12.0
4.0
5.8
1.6
4.9
1.5

L2 "3
4.2
5.8
1.6
5.1
1.7

13.0
4.3
6.1
1.6
4.9
1.8

3"0
3.9
6.0
1.5
5.3
L.7

112.6
3.6
5.8
1.5
5.3
L.7

3"6
5.6
L.4
5.3
1.8

t2.1
3.4
5.3
1.4
5.5
L.7

0
0
8
6
2
4
4
2

29.8
9.6
1.7
3.5
r.4
3.1
4.4
1.8
2.4
1.9

34.5
L3.7
t.7
3.6
L.4
3"2
4.5
1.8
2.5
2.L

1.9
3.5
1.3
2.9
4.2
1.9
3.3
2.1

L7.4
1.9
3.1
1.3
2.9
4.1
L.7
3.0
2.o

33. 6
13"8
1.8
3"0
L.2
2"8
4.4
2.o
2.6
2.o

29.7
9.9
L.7
2.8
1.4
2.7
4.L
1"8
2.3
2.O

29.4 30.9
t2.5
4"2
5.9
1.6
5.0
L.7

301.5
3.1

23

7

8
9

I
B

0
8
5

6

9

2l

23.3
62.3
68.5
23.7
44.8

30.4
L2.7

361. 1

67.2
36. 5
t6.2
1.6
3.5
1.3
3.1
4.5
1.6
2.5
2.2

30.7

240.o 266.9
4.5

22.8
29.6
91.4
26.L
55.3
19.3
51.4
57.9
22.3
35.6

293.9
3.2

29.
87.
27.
60.
23"
60.
67.
23.
43.

301.8
3.

2L.
29.
91.
28.
63.

63.
69.8
23.6
46.2

253.5a

30.5 3L.4 3L "7

28L.6
4.O

26.4
30.1
83.9
26.3
57 .6
20.3
54.4
62.s
23.3
39.2

290.3 295.3
3.9 3.5

24.8 23.5
30.5 30.1
87.5 89.1
26.8 27 .2
60.7 61.9
2L.6 22.6
57.4 59.6
64.6 66.9
23.6 23.6
41.0 43.3

4.3
21.0
29.0
72.6
24.O
48.5
19.0
43.7
51.4
22.o
29.4

22.6
29.6
17.8
25.2
,2.6
18.7
47.1
53.3
lL.4tl. g

Source: U. S. Department of Labor, Bureau of labor Stattetlcs.
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Table II

Civilian Work Force Components
Denver, Coloradq. Housing Market Area

AnnuaI Averages, 1958- 1964
(in thousands)

1958 1959 19 60

40L.7

1961

359.2 377.9 426.3Total work force

Unemployment
Percent unemployed

t3.4
3.7%

10. 6
2.9%

L4.7
3.4%

l_7.0
3.9%

6.6

L4.5
3.3%

L2.B
3.2%

1962

43s "9

15.2
3.5%

7.1

4L3.6
359.2

54.4

19 63

44t.0

t964

440.2

6.0

4t9.7
366.9

52.8

Agricultural employnent

Nonagricultural employment
Wage and salary
Other

7.0 6.9 7.0 7.0

338.8
292.2

46.6

360.4
311. 6
48.8

381.9
330.9
51.0

404.6
349.5
55.1

4t7.4
364.3
53. 1

Source: Colorado Department of Employment and U.S. Bureau of Labor Statistics.



TabIe III

EsLimated Perce'ntager Di stribution of Fami ly lncome
After Deducting Federal Income Tax

Denver, Colorado, Housing Market Area

r9 65 1 968

Income
Ali

fami Iies
Ren te r

fami Lies
All

fami Li es
Ren ter

fami Lies

L)i"
9

LL

1L

II

loo%

$ 6, 35O

Under
$3,OOO -
4,ooo -
5,OOO -
6, oo0 -

$3,
3,
4,
5,
6,

ooo
999
999
999
999

t17"
10
ll
t4
l2

LOO7"100%

$7, 6oo

100%

$8, 25O

97"

5
6

l
9

07"

6

1

8
I

I

I

11
ll

9

l
10

3

3

r7
1

9

o
8

6

1

3
2

1f ,ooo - -l

8,OOO - 8
9,OOO - 9

lo,ooo - I2
12,5OO - l4
15,O0O and over

Tota I

Med ian

999
999
999
499
999

t2
lo

9

r4
6

1

l1
li

9

$5, 85O

Source: Estimated by Housing Market Analyst



Table IV

Popu lation Chanses
Denver, Co lorado. Housing ket Area

April 1. 1950 to June 1. 1968

Averaee an 1 chanses
April 1, l-950

to
April 1, 1960

to
L95s

June t9

June

1

t
1

65

6B19

,
o

Area

HI.IA total

Denver County

Adams County

Arapahoe County

Boulder County

Jefferson CountY

April 1

1950

612,L28

415,786

40,234

52,125

49,296

55,687

April 1

19 60

929,383

493,887

120,296

1t3,426

74,254

L27 ,520

June L

1965

1,099,000

505,200

l_62,100

149, 300

91,500

190, 900

June 1

19 58

1, 197 ,000

513,700

187, 100

L69,20O

101. 100

215,900

Number

3L,725

7 ,810

8,006

6,130

2,596

7,183

Percent

5.2

1.9

19.9

11. B

5.4

L2.9

Percent

3.5

o.4

6.7

6.0

4.5

9.6

Number

29,650

2,950

8,325

6, 950

3,200

8,325

Percent

2"7

0.6 
,

5.1

4.7

3.5

4.4

il 1 1960 June 1

Number

32,600

2,L75

9,075

6,750

3,350

L2,25O

Source: 1950 and 1960 Censuses of Population and estimates by Housing Market Analyst.



Table V

I

De nver ! co lorado. Housing ket Area
April 1. 1950 June 1. 1965

April 1, 1950
to

April 1, 1960Source of change

Toual change HMA

Ittre t natural increase
Migration

Denver County change
lle t naEural :Lncrease
Migration

Adams County change
Net natural increase
Migrat ion

Arapahoe County change
Net natural increase
Migration

Boulder County change
I{et natural increase
Migration

Jefferson County change
Net natural increase
Migration

Apr i1

June 1

1, 1960
to

t9 65

31
13
18

7 ,255
L,gLz
5,343

168,500
83 ,400
85 ,200

11,300
31,400

-20,100

41, 800
17 ,400
24,400

34, 900
11,950
22,950

53,473
17 ,715
45 ,7 58

75,929
70,292

5 ,637

80, 062
lB ,627
6L,435

25,958
8,794

L7 ,L64

71,833
16,494
55,349

L7 ,200
7,150

10,050

63,400
15 ,500
47,900

Source: U.S. Census Population RePort"
Denver Inter-County Regional Planning Cornrnission.
Estimates by Housing Market Analyst.

Componerrts of Population Change



Table VI

Household Changes
Denver, Colorado. Housing Market Area

April 1. 1950 to June 1, 1968

Averaee annual changes

April 1

19 60
June 1

19 65

April 1,
to

April 1,

1950

19 60

June 1

t
June 1

L965

19 68April 1

1950

L86,L77

130,306

10, 393

15, 160

14,073

16,255

April L, 1960
to

June 1 19 65
Number Percent

o

Area

HMA total

Denver County

Adams County

Arapahoe County

Boulder County

Jefferson County

286,482

165,535

30,737

31,209

22,229

36,773

340, 100

L72,2OO

42 rgOO

42,LOO

27 ,4OO

55,500

June I
1968

368,300

17 6, 100

49, 900

48,400

30,400

63, 500

Number

10, 03 1

3,523

2,035

1, 605

816

2,052

Percent

5.4

2.7

19. 6

10.6

5.8

12.6

10, 3 75

1,300

2,350

2,100

1, 000

3,625

Number

9,400

1,300

2,300

2,100

1,000

2,700

Percent

2.8

0.8

5.4

5.0

3.6

4.9

3.6

0"9

7.6

6.7

4.5

9.9

Source: 1950 and 1950 Censuses of Housing and estimates by Housing Market fuialyst.



Table VII

Ihue 11i np Units Authorized bv Buildins Permi ts
Denver. Colo rado, HI'{A. January 1955 - April 1965

Total units auth oT LZE d

Year

1955
t956
1957

4
3

2

3,195 1,633
L,796 L,37 5
1,707 L,733

2,803 2,663 2,790
2,052 2,465 2,692
2,931 L,7 6g 2,7 63
4,473 2 ,964 3,990

Denver
Countv

2,74L
2,797
2,533

808
1, 005

Adams
Countv

2 ,693
1, 7Bg
L,246

466
364

Arapahoe
County

3 ,640
2,zLL
1,851

54s
357

Boulder
CounEv

807
949

1, 030

1, 149
830

1,052
1,239

Jefferson
County

HMA

Total

851
309
274

2,349
2,409
2,063

2,473
3, 18B
4,129
6,299

4,386
2,957
2,027

754
672

L2,834
9,828
B, B07

lL,B77
11,227
12,642
lg, 953

t4,640
LL,146
8,455
2,gLl
2,576

1958
19 59
19 60
19 61

t962
19 63
L964
1964 First four months
1965 First four months

1,1
lr3

7

80
93
9B

238
178

Multifami Iv units authorized

1955
L956
L957
1958
L959

19 60
19 61
L962
1963
L964
1964 Firs
1965 Firs

1, 100
693
689

L,5L7
1,070

2,L72
3,737
1, 961
2,065
1,965

527
785

l_ 13
536
431
150

18
12

2

18
20
60
50
74

156
200
326
696
599

842
1,701

811
437
306
t25
2L

66
L22
43

303
90

245
381
321
s19
r47

B

15

t22
2L5
499
742
737

599
t72
94

lo2

L,462
1,250
1,6L7
3, 309
2,570

1,3L4
2,875
1,232

4,696
9,230
4,756
3,770
2 ,509

766
925

Ef
rf

our months
our monEhs

Source: Denver Inter-County Regional Planning Comrnission.



Table Vl II

Vacancy Trends
Denver, Coloradrc, Housing Ivlarlcet Area

1950, L960, and 1965

IIMA - Total housing units

Total vacant

Available vacant

For sale
Percent

For rent
Percen t

Other vacant

Denver - Total hodsing units

Total vacant

Avaitable vacant

For sale
Percen t

For rent
Percent

Other vacant

Adams Co. - Total housing units

Total vacant

Available vacant

For sale
Percent

For rent
Percent

8,498 9 ,2L7 9,550

133 , 690 t74 ,124 185,500

3 384 8,589 13 ,4oo

| ,699 6,652

756

11,400

April 1,
1950

197 ,629

I1,7OO

3,202

L,3L4
L.2%

1, BgB
2.2%

692
r.07"

1, 007
r.6%

April 1,
r9 60

307 ,287

20,905

11,599

June 1,
L965

370, 900

30,900

21,25O

3 ,9oo
L.g%

17 , 350
t2.o%

900
r.0%
500
L.4%

2, 000

46, 300

3,250

2,300

800
2.3%

1,500
L3.5%

950

2%

15

73

3,1
1

8,4
7

10,
1

0

5,8
7

1,685

11,301

918

282

136
2.0%
t46
3"97.

636

.8%
96
.r%

1,937

32 ,7 56

2,OLg

1,200

5BB
2,4%
6L2
8.0%

819Other vacant



Tab l-e VIII (conL inued )

Vacancy Trends
Denver, Colorado, Housing l"larket Area

1950 19 60 and 1965

Arapahoe Co. - Toial housing units

Total vacant

Available vacant

For sale
Percent

For rent
PercenL

Other vacant

Boulder Co" Total housing uniEs

Total vacant

Available vacant

For sale
Perce n t

For rent
Percent

Other -/acant

Jefferson Co.

Total vacant

AvailabIe vacant

For sale
Percent

For rent
Percent

2,L39 2,60L

Total housing units 20,308 41,678

4, 053

532

4,905

April 1,
1950

l_6,111

951

434

146
L.4 /"

288
s "4%

517

16,467

2,394

255

6r
o "7%
L94
3.3%

279
2 "4%
253
4.e%

April 1,
19 60

33 . t27

1,919

L,247

601
2.6%
646
7.L%

672

25,602

3,373

772

June 1,
L965

45,400

3,250

2 ,500

1,7L7

299
2.0%
473
E OO,'
).oto

46

"6%

800
2.5%

1, 700
13.3%

750

3 1 ,400

4,000

1, 300

400
2.L%
900
9.L%

2,700

62,300

6, 9oo

3,750

1, 000
.4%
50

,) ot

7l
"o%

B

3

8

8

2

2r7
15

Other vacant 3,521

1950 and 1960 Censuses.
1965 estimated by Housing Market Analyst.

Source:

3,LBB 3, 150
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Total residences and apartments

Table IX

Denver. Colorado. Alea Po6ral Vacancy Suruev

l{arch 1F26. I965

Residences Apartment. IIouse trailers

Poatal *ca
Total possible

deliverics
\ acant units

All :; t]""d ltl."
tlnder I In der

All % tlsed Ne* const.

10.025 3.6 8.659 1.356 1.256

6.291 3.6 5.568 625 590

642 5.7 64t 1 3

Vacant unita
t. nderAll % Uacd Ncw consr.

8.031 13.5 7.24E 7E3 1,9E5

6.092 13.2 5.44E 644 1.E95

1,756 L2.7 L,706 50 116

Vacmr
r oral pos6rDre

dc6"ene. \o. %

Total possible
delireries

Total possiblc
delii,eries

58 .638

46.t62

r 3, 830

lte Suney Arer Tocal

IleNer

Hrtn Offlce

irEches:
lelqr
f,dgorter
Lrlered
Iorth Pecos
ttontoo

StrtloD!:
AIcot t
4lerry creek
E.t colfu
Ellllud8
tb!tchlr

PGk Elll
S.Ett Ee Irrive
South DeNer
Stockyrrde
lhlverrlty

334 -721

2L9.@3

25, 160

I I5.038

13.277

L7,632
3,582
5,4I I
5,652

rE.056 5.4 15,9t7 2 ,L39 3,25L

12.385 5.6 11.116 1.269 2.486

2,39A 9.5 2,347 51 119

275,883

t73.52L

11,330

6.240

2.O82

20;
87

3
276

4.15E

1. 614

1,051
2t9
344

239 3.E

E4 4.0

3.0

12 4.1

t55 1.1

5t 4.2

12 ,033
4,552
I,722
9,865
9,O92

535
277
546
409
486

7 ,867
rI,705
11,503
14, 98E
14,3M

256 3

u47
1,203 10

629 4
406 2

8,306
12, 005
r8,070

3, 511
L5,222

L3,502
19. r55

4.J
3.4

662 4.7
879 6.2

356
547

812
58

358
259

629

L41

870

309

7
2

63

33
137

t34
7a

4,4
6.r
6.3
4.L
5.3

4.8
8.5
5.1
7.L
3.7

5.9
1.8
5.8
5.1

379
277
490
308
405

56
l0r

81

10, 882
3,489
6,963
9,73t
9,O54

249
96

L76
298
401

t34
lE1
314

10
4

ll.6
16.9
L7.9
7.5

10.5

189
170
191
811

55

401
96

232
399
482

169
244
160
382
255

15 2t8
14
31

625
65

62
96 L55
82 Lzl
916
9 222

3

59

7,513
6.!6M
4,285

L2,897
11, 958

LO2.362

29.304

15,020
3 

't+o66 ,065
4,813

155

160
374
246

401
516
44r
248
2't7

206
469

3.6 3.001

4.2 955

38r

87
600

1 ,043
247
151

283

r.939

130
181
314

10
4

24.5
11.8
14.3
11.8
6.4

15.3 1.800

t4.2 542

L52 zto
-2

56 3l
101 45
81 65

r02
3
8

59

209

218
7
2

6l

3.7
2.8
3.3
4.1
5.3

3.7
3.7
3.0
2.L

40t 4.9
594 6.4
44t 3.0
250 7.t
282 2.2

4.8
t.2
4.9
4.0

I, 15I
I,073
r,759

L34
38

4 8

5E;

2.6
2.4

12.0
4.2

5
4

23
a:

5E 5.5
4 1.8

: '':
57 E.8

85
504
961
246
15t

r{e
t2I

15
2L9

402
1, 0I7

927
250
565

402
998
775
248
448

1;
r52

2
117

I
249
L76

8, 186
9,239

14 ,898
3,49t

t2,a77

120
2,766
3,r72

l3
2,345

1

423
485

I
422
334

t71

t
247
169

5
7
a

2

6

1

3

2

7

30

:
8
9

t8

;
5

3
1
4
2

E

250
748
121
520
397

2

96
a2

:

354
102
318
09I
146 85

6

0
I5
15

t2

8
3
3

1

;
I52

tt2 117

te11rh1re
gestY@d

584
551

228
r04

308
L7

11,594
18 ,52 3

363
500

157
31

156
I7

1,908
642

22L
151

Il.5
23.5

150
78

7l
73

I
7

L42

Othcr Cltle3.Ed Tms

AdEt CouEty

Arrora
lrlBhtou
Ccrce Clty
Ic!rlnrter

5.57L 4.9

1.E05 5.4

I,(}49
65

370
322

714
40

296
193

496
33

294
t12

4.E01

L.497

742

765

196

L26

731 616

2E8 L72 563

335
25
74

L29

139

2L

I9

E9

24

2412.8
t4.2
2L.4
15.4

3I6
25
74

L27

3.712

L.247

4t4
679

L2.676

3.973

512
176
346
839

2.OL7

L,t1 9
838

Anprhoe County 28.L92 1.541 5.5 1.37r L70 2L2 25,L75 1.093 4.2 923 r70

Bagb vod
Llt tletoE

14,053
14, 139

,
1

t2
13

87t
301

43
L4

33
L37542

131
78

448 22.2 448 3 650

248 21.0 248
200 23.9 200

195
r.55

8.7
9.0

domitoriesl oor doeB it cover bosded-up residences or apartmenls thar are not intended for occupancy.

one possible delrvcry.

Sourcc: l-HA postal vacaacy su.r., conducted by collaborating postmaster(s).



Table IX (conr.)

Denver. Colorado. Area postal Vacancv Survev

Msrch I6-26. 1965

Total residences and apartments Residenc

?axc 2 "fz

Apartm€nts llouse

Total possible Vacut
No. %

L4 1.5

Poetal rea
Total possible

deliveries AII

Vacant units

3.4

Used New

783 139 165 23,toz

Total possible
deliveries {ll i Used Ner consr.

&3 2.8 5t2 131 111

Und er Total possible
deliieries

Va.anr unirs

.Ail % IJ..d- N*
t nder

3.955 279 7J 27L 8 55

3, r18
t42
50

6r5
30

2.73t

22

23-E 539

LE.s 2,,4
19.3 125
34.4 200

110 7

Boulder Couqty

Boulder
Brqfleld
Lrfryette
LoEBDot
Loulsyll le

Jeffer.oE County

Arveda
Goldeu
Ilfe.t trld8e

27.057 922

L5,87 6
2,L33
L,242
6,794
1, 0r2

42L
94
5E

123
26

81
7
2

o?

2.7
4.4
4.7
4.8
2.6

340
87
56

214
26

2.2 203 81
3.4 60 7
4.2 4E 2
3.6 183 4L
1.8 18

3.2 6Lt r42

70
19

5
62
t0

t2,7 58
1, 991
I,t92
6,t79

982

284
67
50

224
l8

t7

14

l

t37
21
I

99
8

649

2L5
136
298

I
ll
98

48
19

5
36

3

184

4.4 t37
19.0 27
16.0 I
16.1 9l
26.7 I

87E

537
20
6E

235
tE

1.0r5

420
596

!
7

:

o.7

10- 3
1.3

t.7
26.5t2 L.402 5.3 1.150 252 191

L2,6OO 592 4.7 511 81 135
7,002 39E 5.7 345 53 405,910 4L2 6.0 294 llE 16

23.761 753

826
7

7

440
298
043

11
6
6

377
262
114

3.3 297 E0 135
4.2 220 42 331.9 94 20 16

r,160
704
857

3.3
0.5

Thc eurvcy covcm dwclliog onita in rceidences, apdm.nrs, and house rrailcrs, iocluding milituy, insriiu!ional
domitoricc; nor doc6 it cover boudcg.sp ,eeid.occs o. apdm€nrs lhar arc not inrended io..""op;."y.

, public housing unitg, aod uoils used only seasoually. The survey does not cover storee, oIIiccs, commercier hotcrs and motels, ol

Source: FHA poeral vacancy survey conducted by collabcating postmast€r(s).

tlnder
const.



Table X

Sales Houses Duri 6 anci i
By Sal,es Status and l'ri-ce Class

Denver, Colorado, I'tqgs:nfl"larket A4eBL

1955 Unsold Inventory Survey-Includes rlouses Constructed lletrnreen Jan. 1, 1954 and Dec. lI , L96l*
Sneculative Houses

1

Sales I'rice

$lo,oco - Lzrt+gg
L2,5OO - Lln'999
l5,coo - l-7,L99
L7,5OO - L),999

2O,OOO - 24,ggg
?_5,OOO - 29,999
JOrOOC and over

TotaI

TotaI Cornnletions

L6t+
437

L,O5g
7qR

t+69
150

)'1

i, fo,l

Houses sold before
const. start

L5
io3
5Ir
1.96

Totai

u9
-"3t*
5l+8

302

rol
t')4t

1t

l]unber
sold

Nurnber
unsol-d

Percent
unsol-ci

I0.0

28.3
L9.5

i7.8
i3.6
45.5

13l'
27)
393
)t'1

L5
6I

L55
59

)68
l-()7

L2
?5

6

ta

5
i)

t, t6l2 ,l+88

Ja.rr.

I t,167 32i 2L.6

L963I95l* Unsold lnventorv Survev-Incluries iiouses Conslructed BeLwer:n l-, 1?63 and i,tec. JI.

$1O,oOO - l2r4gg
LZ'5OO - L4,t)gg
I5,0OO - L7 

'L+9917,50C - LC,999

20r0OO - 24,999
25,OOO - 2g,ggg
J0r000 and over

TotaI

26L
'/51

lr'72L
L,768

r-rOO8
258
L56

l rgtl'S

?.)i
54\

11223
L,223

655
.'t69

-4r4, C83

3O
22.)
50l
5t+5

j5')
89

L25
1 dL')L , t)w)

tr
r55
??Q
?')*

229
5+

95
L,23C

i9
i<

) L.'1

217

1.2L
)\
)t)

633

25.O
3..5
)9.8

35.r
)) 1

24.O
)4.o

Source: Unsolri Inventory of New liouses Conductecl by FllA Denver Insurinq OI'fice.


