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Fo r;iword

tls a publlc servlce r:o assist lui:al housing activities through
cir--'arer underst,anciing of Iocal hutrsing inrjrkrrr c<;nqitions, FIJA
irri t-iated pubiicari,tn of its c,">tn;rreirensive iit.rr,sing markei anaiyseuc;rrIy in Icr65. Irhi 1e each 

'.eilorr- rs iiesigned spno;r.icaIly, for
FHr\ use in adrnlniste -'ing lts nro;:ii4.igr,i i iigrrr-ilnc:e operet ioirs , j c
i s exi:ected that the facttir;L j.nf ormtit jon riarj the f incing; anci
conc ir-isions oi these report$i wi 11 b: teil!):a i_ 1-y Llsei._r I aLso t-cr
bui Iders, .norigagees , an.i oi-hers ccncerrerJ wrrtir iocal hor,sinq
probierns and to cther.:s hirviirg an irr Lcrest in iocal economlc ccn-ditions and trentis,

s i:ice nrgrkst analyslu j s nr:rt irn ,ilx.tct sc'ieri;:e , t[rt: ]ricigmentaii:tlcEc)r 1s inrportant:n che dcvei,ipm|:rit of finci .ini1s and c.)ncLusir)i.is.
1'liere will tre ci tf ferences <lf upii-r j(,.n, of cr:i,iruc, il-i tlre .i ntcr.-pretaEt,:n or1 uvallable factrral inlr-,rmii tjc,n in cie;.:rrninjng t.hecurrent and fuLirre a!)gorpt iv* c€ipaci Ly of Lhe rnarket enc the r.e_
qulremeuts for maint{)nance of a reasonahie balance irr dernand-suppiy
re lat loneh ips .

The factual framework for each a'alllsis is oevelol>ed as throuohly
as pos6ible on the basis of informatlon avaiLable at rhe time (tireIas ofIt date) from both Iocal arld natlonal Eources. UnIess specifi-cally identlfied by source refererice, siI estimates and jucigmlnts
in tl're anatrysis are those of the aLrthor-Ir^E ane).yst u.ad ttre FFIA Marker
An;rtrysie and Research Secilon. Cf course, esEirnates anti juiglrrents
made on the besis of inforrnilcion avaliabtre on tire "a6 ofr,ciate nra1,
be moci ifted congiderably by suusi::quent rna:-keL uevelopments.
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ANALYS LS OF THIi

I.'ARGO.
,Ifi 

DAI(OTA-MOORIIEAD M INNESOTA. HOUSI.NG MARKET

AS OF MARCH r. 1969

(A supplement to the May I, 1965 analysis)

Sunmarv and Conclusions

Nonagricultural wage and salary employnrent in the Far:gc-Moorhead HMA

totaie(l :J8'tt70 workers in September 1968, a tot;: increase of 4r79A
w<;rkers between Septeirnber I965 .rnd September 1969. By f 9'l I , flon-
agrlcul tural wage ano salary empLoyment iS expected ttl irir-:rease Dy

about i,3OO jobs annuaLly.

The mediarl annual inconre tif al l non[arm f amiLies was $;':5tl urf ter
the deduction of federal lncome tax as of March I, 1969' and the
median after-tax incclme <.rf nonfarnr renter households cf two or more
persons was $6,O75. By March 1, L971, rnedian after-rax incomes are
expected Eo increase to $8,125 for a[1 nonfarm families and $6,375
for nonfarm renter househ<llds <if two or more persons.

As of March 1, 1969, there were 110,[00 nonfarm residents in the Fargo-
Moorhead area, an increase of lC],500 persons since May t, 1955. There
were 54,200 persons in Fargo and 30,8O0 in Moorhead. By March 1971,

the nonf arrn population is expec ted to increase by about 2r-7AO annually
Eo a total of IL5,5OO persons.

There were approximately 32, 100 households (occupied l-rousing units) in
the Fargo-Moorhead area as of March I, L969, an increase of 31050
(tO.5 percent) since May l, 1965. The city of Fargo haC 16,7O0 house-
lrt;lds and Moorhead had 8,t75. By 197l, the number of households will
increase to 33,8OO, an over-aIl increase of l'7OO households"

There were about 33,200 nonfartn housing units in the HMA as of March
L, 1969, a1 increase of 2,75L\ units since May 1, 1965. the net addition
of Zr75O units is the. result of the construction of 2,875 ne&: residential
units, the loss of about 200 units through demolitions and cther causes,
and the mgvement of about 75 trailers into the area. Currerltly, there
are ab()ut I00 single-family homes and 360 multifamill; units irnder con-
sEruction in the HMA.

6, As of Mtrrch I, 1969, there were abouE 500 vacanE un:.ts avaij. 'ic for
sale ()r rent in tl-re f'arg<l-Moorhead area. Included were 175 unrts which
were avtriiable for sale, a h<>meowner vacancy rate of 0.9 percent and

325 units whlch were &vallable fr)r rent, representing a renEer vacancy
rate of 2,4 percent. Br>th homeowner and renter vacancy rates h/ere be-
low those recorded in May 1965.
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Durlng, the March [969-March 197l f()recast period, there will be an
annual housing demand for 875 privately financed trnits, including
35O single-famlly homes and 525 nultifanrily units. Denrand for sales
housing by price range is expected to i11rp.,r*inrate the price distri -
butlon presented on page 12. Tot.al annual dernand f or rental urri t's r)y

monthly gross rent is presented on page 13.



ANALYSIS OF THE

FARGO NORTH DAKOTA-MOORHEAD I"lINI{ESOTA FIOUSING MARKET

AS OF MARCH 1 i969
(A supplement to the May 1, 1965 analysis)

Houslng, I"larket Area

The F6ago-Moorhead Houslng I'larket Area (HMA) is defined as the Fargo-
Moorhead Standard Metropollran Statlstlcal Area, which lncludes Cass
County, North Dakota and Clay County, MLnnesota. Population densil-y
and commerclal and resldenElaL developmenE are concentrated ln the
twln cltles of Fargo, North Dakota and Moorhead, Minnesota, which are
separaEed by the Red Rlver of the North. The two cities are inter-
dependent economlcally, Most of the area outslde the two cities con-
sists of farmland. The metropolitan area l-s 25O miles northwest of
Mlnneapolis, the nearest urban market" In recent years, Fargo has
become the major retail and wholesale distribution center for North
Dakota and western Mirrnesota. Tt-re HI'IA had a 196O nonfarm populatlon
of 9O,7OO.
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FARGO - MOORHEAD
HOI,ISING MARKET AREA
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Eqoqomy of the Area

Character and History

Founded as a result of the locatlon of the Great Northern itailroad, the
Fargo-Moorhead I{l"lA has become one of the leadlng wholesate and retsii
trade and distrlbutlon centers ln the rnld-west. Itre economT of the
fargo-l,loorhead area has becorne hlghly dependent upon these incluetri.es.
Educatlonal lnstitutlons In Fargo and Moorhead also ;iliiert a significarrt.
lnfluence on the local economy.

Emp loyment

CurrenE Estlmates and Reicent Trends. Nonagricultural wi:r,i{€ and salar"y
employment in the Fargo-Moorhead HMA totaled 38r87O workers in September
1968, accordlng to the NorEh Dakota State Employment Service. As shown
In the followlng table, htage and salary employment grew try l+,790 workers
between Sepcember 1965 and September 1968, or a three-yeJr qain of 14.1
percent,. Durlng thls tlme, galns occurred in all employmenE cat.egories.

Averase Nonasri cultural e and Salary Employment
Fargo-MoorheeC -!!qtlqi"g Uerlqt Areq

SepLember L965-September 1968

Mont,h of
September

WaEe and Salary Employment
Mq4ufacturlng Nonmanufacturing Total

Change in t,otal
from preceding September

1955
1966
1967
1958

2 r28O
2,830
2 r82O
3, l20

31r8OO
33,26A
34 r39O
35,75O

34,O8O
36,O9O
37,2LO
38,87O

2,OlO
1rI2O
1 ,66o

Source: North Dakota State Employment Servlce.

A dlstrlbutlon of nonagrlcultural wage and salary employnient by industry
1g shown Jn table I. Manufacturing employment, with 3rl2O workers,
accounted for only 8.0 percent of wage and salary employment in September
1968, This percentage represents a slight increase over the 6. ' percent
recorded ln 1965. Almost half of the manufacturing empli>yment as Jn
food processlng, primariLy of agricultural products of rhe area"
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EmploymenL increases 1n the nonrnanufacturing indusEries were responsible
ft>r rnost of the successlve gains ln total nonagricultural wage and salary
em1:loyrnent beEween 1965 and 1968. l?rinclpal lncreases occurred ln vhole-
sale and rttaiI trade as mahy firms opendd or expanded their distrlbutlon
facllltles. Trade and services employment accounted for about 50 percenE
of nonagrjcultural wage and salary employment in 1968, wlth L2rO7O persons
employed ln trade and 7r49O in servJces. Government employmenE is high
ln the area (7,52O ln September 1968), although State and local governmenL
showed a sllght decllne between L961 and 1968. The North Dakota State
Universlty in Fargo and Moorhead State College have kept government employ-
ment high.

lJnemployqegt

'Ihe: North Dakota State Empl<yment Service estimated 1,060 unemployed
persons in the Fargo-Moorhead HMA in SepEember 1968, equal to about
2.2 percent of the total labor force. Unemployment increased by only
8O persons during the f965-1968 period, and the percent of unemploy-
menL w{rs Lhc same in Septembt:r 1965 and September 1968. The unemploy-
menE rntes reportr:d in September 1968 are low as thls is the peak
oeason <rf agricultural harvestlng, and employment levels are high in
both agrlculEure and food processing. Unemployment varles to around
flve percent during the early sprlng.

Future Employno nE Prospects

An employment galn of lr3OO jobs annually over the next two years is
forecast for the Fargo-Moorhead area. This project,ion is based on
the assumption that there w111 be only slight increases in manufactur-
Lng employment. The largest employment gain can be expected ln the
trade and service lndustrles.

Income

As of March 1, 1969, the median annual lncome of all nonfarm families
in the Fargo-Moorhead Housing Market Area was $7r75O after the deduction
of federal income tax, and the median after-tax income of nonfarm renter
hcruserholds of r$ro or more persons was $6'075" By March I' L97L, median
afte'r-tax incomes are expected to lncrease to $8rI25 for all nonfarm
fam11ies, and $61375 for nonfarm renter househ'rlds of two or ,more Persons.

About 13 percent of atl nonfarm famllies and 25 percent of the nonfarm
renter families had incomes under $4rOOO. fn contrast, 28 percent of
aIl nonfarm famities and 14 percent of renter households had after-tax
incomes ovcr $tO,OOO. Table II presents the disLributions of nonfarm
families and rent(.r households by income classes for 1969 and 197L.
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Demographic Factors

Poptr lation

Current Est ima te and Recent Trends.
in the Fargo-Moorhead HMA as of Marc
persons {1O.5 percent) alnce May It
beEween 1965 and 1968 is above the i

There were llO,lOO nonfarm residents
h l, 1969, an increase of lOr5OO
1965. The annual lncrease of 2r74O
ncrease during t.he 1960- 1.955

period when the nonfarm population increased by an 6i{rralle of L'75O
annually. The populatjon increase j.s rejllective of increased job
opportunities as r{ell as an increase in the number of nonho,:sehoid
residents (primari ly sErrdenLs in college and university facilities). In
March, 1969, Fargo had a populatlon of 54r2OO, an incrcirse of 4r2O0 over
the 1965 popularlon of 5OTOOO and Moorhead had 3O'8OO residenEs' an in-
crease of 3,95O slnce 1965.Lt

Nonfarm PopulaEion Trends
Fareo-Moorhead. Housi{tg Market Area

I960- 1969

Popu Iat,lon Average annual chanqe
1960- 1965 1965- 1969Area Apri I 1960 Mav 1965 March 1969

HMA Tol-al
Fargo
Moorhead
Remalnder

90, 7 19
46,662
22,934
21,123

9e .6q9
50,OOO
26,85O
22,750

110. 100
54,2OO
30,8OO
25, lOO

I .750
660
770
320

2.740
1,095
1,O3O

615

Sources: 196O Census of Populatlon.
1955 and 1969 estimated by Houslng Market Analyst'

Estlmated Euture Po DU at ton . Nonfarm population in the Fargo-Moorhead
1971. This is anHMA Is expeeted to EoEat around I15,5OO by March I'

lncrr:ase of 2r7OO persons annually over the currenE estimate. About
3OO persons annualiy ur" expccted to be added to the number of nonhouse-
hold resjdents. 'Ih; populatlon of Fargo should increase to about 56t2OO

whlle the populatlon of Moorhead wt11 lncrease to 33'5OO'

I Lg65 data used ln the population and household sections are from
the previous analysts, adjusEed to reflecE information not avail-
able at the time of the analysis.

_!
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['Lrrrseho l.-ds

CurrenE l, ima[c and Recenr ll .E"Ifq. r\s of March i, 1969, norrfarm hcuse-
hcrtds (occupied housing un its) in t.lrr: i?argo-l{oor:head IIMA totaled 32, lOO,
an increase of '),O5O ( lO.5 percent-) s jrrce: May 1, 1965. The city of Fargo
had 16 r 7oo houscholds, an lncrease c'f 1 ,375 since I965, and Nloorhead
had tl ,l75 trouseholds, an increase of 95o,. The following table presents
the trends in the number of househol.Js.

Nonfarm llousetro lcl Growth 'Irends
F&rco - Moor:head . Housinp Marl<et Area

1960- r969

Nurr,ber of hor:sehc lcls Average annual chanee

t

Area Aprl I I 1950 XEy I, 1965 Mar<:h I 1969 1960- 1965 L965-1969

HMA Iotal
Fargo
Moorhead
Rema{ nde r

Sorrrces:

26. Ll7
14, o53
6,125
5 ,939

21r.0-5O

t5,325
1 t225
6,5OO

1,2. 1.OO

1 6 ,7OO
g, 175
7 ,225

575
250
2t5
110

800
360
24|o
200

196O Census of Flcus i ng.
I965 and 1969 est lmaEed by Hou:sing Market Anal'7st.

Iis t imated liu tu rc: Hou seho lcl S, llouseirold gr-owth over the next two ycars is
expercted to avorage about 850 annually in the Farg,o-Moclrhead HMA, to a
tcrLal of 33,BOO irouseholds bv March 1, 197 1, Ihe nurnbcr of households in
Fargo shou ld total 17,4rJO, $rhi 1e l-lrei nurnlrr:r of- househ<-. lds in Mor:rhead
shou I d j nc rease by about 725 to a t:otill of 8,900"
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Housing Market Faetors

Hous lnR- Supplv

The nonfarn housing supply in the Fargo'Moorhead [lMA totaled 33'2OO

units as of March l. lgbg, an increase of 2,750 trnlts Elnce May It
1965. '[he net addltion of 2,750 uniEs is the result of the construc-
tlorr 6f ahout 2.875 new residential units, the loss of abottt 2O0 units
thi:ough clemotitions and other causes and the movement of about 75

trallers into t.he area. The average gain of about 72O units annually
slnce 1965 is wr:ll abovt: the average annual gain of about ii85 units'
bstween l96O and 1965, primarilv because of increased multifamily con-
sLrrrction (both publ ic and private) , although the arnounE of single-
fami ly con6trucritln tras also been increaslng.

Actlvi . Buitding auEhorizations averaged aroundtvRes:tdential Bui ldi n(,

'7OO unlts annualty during the 1960-t968 period, although aut
for Ehe individual years varied widely, from a low of 449 un

horizat ions
its in 1954

to 1,O32 units in 1968, As seen :ln the following. table, increased
multlfamlly authorizatlons in rec,:nt years were largely responsible for
the lncreases.

New Dwelllne Units Authorlzed bY Bui Idins Permits
Fargo-Moorhead, I{ousi.nq Market Area

1960- 1968

Multifamily
Year Total Single-faml1v Prlvate Publ lc

1960
196 r

t962
1963
t964
1e 65
19 66
1967
I 968

Sou rce

649
577
638
683
449
709
566

I,O2O
1,O32

467
323
272
253
248
242
218
309
328

t82
254
366
430
201
375
328
501
70,4

92
20

210

LI . S. Bureau of the Census,
bu i lding inspectors.

C-40 Construction RePorts; local
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Authorlzations for single-family homes declined each year from 467 in
196O to a low of 2I8 in L966. They recovered somewhat in 1967 and

1968, exceedlng 3OO fn each of these year6.

Multjfamily authorizatTons have increased substantially since 1965,
with Ehe largest number of units authorized in 1967 (71[) and 1958

OO4). However, 210 of the multlfamily units authorized in 1967 were
fqr publlc housing, whi le all the multifamily r-rnits authorized in
l96tl wert: In privirte structures. During 1968, 344 of Lhe multifamily
arrLhorization6 were jn Moorhead and 269 were ln Fargo. The successful
markeEing experience of unlts buitt 1n previous yEars has served as

an Impetus Eo Iocal builders, as a saEuration point for new multifamily
unlts has not been reached.

Unlts Under Construction. Based on

Burvey and on bulldlng Permit data,
abouE 46O unlts under congtructlon
March I , I969. 'Ihe total 1nc ludes
36O multlfamlly unlts.

the results of the postal vacancy
it. is estimated thaL there were

ln the Fargo-Moorhead areas as of
lOO single-family structures, and

Demolitions. About 2OO unlts have been lost from the housing invenEory
of the Fargo-Moorhead Houslng, Market Area since May l, 1965, because of
demolltions and other causes. During the two-year forecast Period end-
lng March 1, 1971 another 3OO unlts will be lost. The increase in demo-

lliions wlll largely result from demolition actlvity associated with the
extensi.ve urban renewal program in Moorhead. Many of the units to be

dem6Iishecl &re already vacant and the famllies and indlviduals involved
have already been relocated.

Tt:nttre of Occu Due to a continued increase in multifamily construc-
rise in renter occupancy has continued. Astlon slnco 1965, E

6f March l, 1969, an esEimated 19,1OO units, or 59.5 percent of the total
occtrpied invenr-ory, were owner-occupied, and l3rOOO units (40.5 percent)
werr,r renter-c'rccupied. Tn 1965, 6O.9 percent of the occupied units were
owner-occupled and 39.1 percent $rere renter-occupled. Table V presents
a distribuLion, by tenure, of the housing supp[y since t96O'

Vacancy

previous listimate. About 57O vacant units were estimated to be for,sal'e

"..."t 
i. tto Fargo-Moorhead HMA ln May 1965, equal to about 1.9 per-

cent of the toEal housing supply. 0f this total, about I85 were avail-
able for sa1e, a homeowner vacancy rate of I.O percent, and 385 units
werr: available for renEr a renter vacancy rate of 3.4 percent. Included
were about 35 sales units and I3O rental units which lacked one or more

plruhbtng faciljLies.



9

Postal Vacancy Survey

A post-al vacancy Burvey was cr:ncluqfrrcl Novembef 27, 1968 by Ehe posp offlceeln F'argo attcl Wt'sE Fargo, Nort,tt l)akota, and on January 27r 1959 in Moorhead,
l'lJnnesota. 'the surveys covered 25,L55 posslble dellverles to resldences
and apartnrents, equal t,o about 76 percent of the houslng supply. of the
25,155 posslble dellveriee, 370 were vacent, for an over-al1 vecancy rateof 1.5 percent. rncLuded were 159 vacant, resrdenqes (0.9 percenE of alI
resldencea covered) and 2O[ vacant aparlments (3.4 percent of aII apart-
ment,s surveyed). The surveys also reported 107 restdences and zg2
apertmenEs under const,rucElon. Detalled reeulEs of the suryeys are
ehorrn ln table VI.

A prevlous postal vacancy Burvey was cAnducted ln ApriI 1955 and covered
211845 possible dellveries. The survey revealed 421 vacant units, an
ovcr-al1 vdcancy rate of 1.9 percent. 0f the L61276 possible deliveries
Eo resldencee, 1.3 percent (218 uniEs) hrere vacant. 0f the 51569 deliv-
erl,es Eo apartmenLs, 2O3 units (3.6 percent) were vacant.

lcated PosE V
Houe I t Are

I r19 8

I
F

V

Date

Aprll 1965
November 1968

Vacant residences
and apartments
Number PercenE

42r
370

Vacant reeidences

-

Nurnber Percent

218
169

Vecant aparlments
Number Percent

203
20L

I
I

I
o

9

5
3,6
3.4

3

9

Source: FllA Postal Vaeancy Surveys conducted by pooperating Pogt
0ffIces.

'lhe postal vacancy data are not entlrely compareble with the data publlshed
by the Bureau of the Ceneus (see Appendlx A, paragraph 7).

MaEgh 1969-lisffEeEr Baged on the regults of Ehe pogtal vacancy Burvey,
FHA vacancy daEa, local lnfofmed sources, end a pereonal obsepvaElon of
Ehe market, lE is esEJmated t,hat Ehere were 5OO vacanE unltg 4vdtlabl.e
for sale or rent Jn the Fargo.Moorhead area as of Merch 1, 1959. 0f
Eh{s total, abouE 175 were avallable for sale and 325 were avallable
for rent. The data lndlcaEe homeowner and renter vacancy raEeo of O.9
percent and 2.4 percentr respectlvely. Both homeowner 6nd renter vacancy
rates are down from Ehoee feported Ln May 1955.



10

Sales llarket

As InrJlcatcd by the March l, 1969 horneowoer vacancy rate of O.9 ptlrcent'
the nrarket for sales houslng ln the Fargo-Moorhead area ls strong. The
vr>lunre of l>ul ldi ng has increase<i in recent. years, with about 25 percenE
of the unlts belng built on a speculative basis. With few exceptions,
the speculatlvely bullt homes remain unsold for only short periods cf
tlrnc+,

Sales volunres have been good in exlsting homes as well as ln new units,
although nrany i.ocal sources indicated a short,age of sales units ln
Novernber 196i1 . I)ue to thls shortage, as \^re11 as increaslng cost levels,
prices for new and exlstlng sales unlts have increased. In 1965, the
averaBe prlce clf an exlstlng unit was abottt $14,OOO. By 1968, the
average price for an exlsting home had lncreased to around $18,OOO.
Slnrl larly, rnl nlmum prices f or new uni ts srreraged around $14,OOO in 1965 'whlIe the 1968 rnlnlmum was $17,5OO. 'l'he relatively few uniEs which
have been bui It f or less than $17,5OO i-rave been smal1 uniEs on
scirtLered lots. 'I'he prlce of the largest proportion of hornes bulIE
ltr re:cent y(rars, however, has been between $25,OOO and $3O'OOO.

'lhe:rr: havc also ber:n 48 condorniniurn unlts bui It Jn the area in recen.l-
y(jars, 'Ihcr sal.e of t.hese units was qui t'e rapid , and durlng [968, con-
struct-ion r^ras sLilrted on an addltional 4,O unlts, 16 irr Mo'orhr.:ad and
24 tn West I;argo.

Rental M,e.rl(et

The i ncreasc'cl clernand f or rental units ref lects the increasing number
of per:sons enrploytrd in whoiesaie tracle wtro, lrrrcause of industry prac-
tJces, reurain iri the area for only shorL periods. These people are
sornotlmr-'s not wl l llng to maintaln a honre bu[ pref er new renEal uniEs
of f erLng rnany rnocl ern conventences. Mult-l f arni ly units constructed 1n
recenL years irave rnet wi th exccrl. lent market acceptance as indicated
by t-hr: current rental vac&ncy rate of 2.4 percenE.

Vacancles are low in units in bof-h older and newer structures. Manl'
oE Ehe olcjtrr unl Ls Iack cert.ain arnenltie.;, and rental s range f rom $8O
to $lO0 a nrt>nth for a one-beclroorn unit ancl $llO to $1ZO for a thlo-
bed roour uni t . 'I'[ese unJ ts have been especial ly attracti ve to students,
slncer thc. rnanagonrent of many of the: newer units wi. 1I not r.inE t.o st.Lr-
dent housrrh<-r1ds. Many c.f the unlts corrstructecl ln recent years have,
been 1n twclvc'- to t.wenty-four-rrrrlL structures. Most of Ehese un1ts
arL' locatecl ln "npartnrent parks" whlch are areas zoned f or multi -
fnmlly constructlon ancl developed by several different contractors.
'Itiis type of apar:tment conplerx has br:ern devetoped in both Fargo and
Moorhead.
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ln rn()8t of the newer unj.t-s, rentals average from $12O to $t4o for a c!ne-

br,cl r..orn urrj L. and $I40 t o $tgO f,rr two-bedroom trnit-s" The r.iltal-s
ugual ly lnclude nt t uti lltles except electrlcLty. Host- r:f the units
placed on the market ln recent years have contalned one alid two bedroomst

Itttrough a ferr efflclencles and Ehree-bedroont units have been built'

Currently, there are about 35O rnultifamily units unir:1 construction
througholg ths tlMA, lncludlng 145 ln Fargo and 155 in lrroorht:ad. Author-
IzaLions ln 1967 and 1968 have been much greater than irr ot[']er ye&rs.
However:, ther currenE low vacancy rate and Ehe rapld absorption cf new

unl ts on the markeL rlo not, indlcaEe thaE overbut ldlng wi' t I occutr ' as

many contractors buitd one projecE at a Elme, and watch the abst::rpEion
before beginnlng Lnother.

Urban Renewal

There are currently Ewo active urban renewal Projects in the HMA, one

In Fargo and one in Moorhead.

Thcr Matn Avt:nue Urban Renewal Pro'J ect (ND R-2) was begun in Fargo in
in this area ls for a1964 and 1s sti 1l ln ext:cutlon. tie deve lopment

better retr1l I arear a new conventl-on center,
new ['rrtteL. Bef orc the sEart of Eh.:'s project,
dlviduals had to be relocated.

Ihe gfle-1-!-e! Townsite project (Mlnn R-27)
ln 1964 although the acrual execution ot
untll L967. The objectlve of this project
the downto\^,n artlat with special emPhasis on

and unsighLly units.
lncluded in the area

more park areas r and a

32 familles and 205 in-

in Moorhead was also begun
the project did nc'E begln

is to rehabilltaLe totalIY
the clearance of substandard

Demolitlon of the more than 3OO dwelling unlts
Completion of Ehe Project
of the families and in-

shr:uId begln in 1969.
wl 11 take several years. Reloc,ation of most

dlvlduals lnvolvod has been completed'

Sub idtzed Hous

The only rype of subsldlzed housirrg in operatlon in the Fargo-Moorhead

HI.,IA fs puUtic housing. There are currently 346 unj-ts througt ''i the

HM, 262 of which 
".J 

,pu"lf lca1Iy for elderly occupants. In.' :'Ceo in
the 346 trn{ t total are 144 unit.s in l^Iest, Fargo, [2 units in Kinoied '
40 units ln CasselEon, and 15O unjts in Moorhead. witi: the exception
of. 24 unlts ln trtest Fargo, a,l I of the public housing has been builC
sJnccr 1965. There are extenslve waitlng lists for the units in Cass

County, buL Sollle vacancieS do exist in Moorhead because of the need

to reserve r-tnlLs for famllles or indlviduals being displaced by

urban renewril demolltlons.
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Demand for Houslng

QuantlLative Demand

The clemand for additlonal prlvaEely financed housing duri.ng the March
1969-March 1971 forecast perlod 1s based on Ehe anticipaEed increase
ln the number of households (85O annually) and the need to replace uniEs
lost from the inventory because of demolltlons and other causes, taking
lnto account the number of uniEs currently under consEructlon. Con-
sldtrratlon 1s also glven to Ehe exlstlng t.enure and vacancy situation.
Based on thr.se conslderaEions, an addltlonal 875 unlts annually wilI
necrd t,o be added Eo Ehe prlvaEely flnanced housing stock, lncluding
35O single-famlly homes and 525 multifamlly unlEs. The above estl-
mates do noL reflect an estlmatlon of construction volume during the
next two years; rather they reflect the absorptive capacity for new

resldenElal constructlon under condlLlons now effectlve or anticipated.

OualiEatlve Demand

Sa les Housine. Ihe distrlbutlon of the annual sales demand by price
class, shown ln the followtng table, is based on the current distributlon
of famllles by after-tax lncomes and on the proportion of income that
familles in t.he area are willing ro pay for sales housing. Few new
sales unlEs can be bullt for under $t4,OOO"

Est lmated AnnuaI Demand for New Sales Housine by Price Class
FarEo-luloorhead Houstng Market Area

SaIes prlce

Under $16'OOO
$ l6 , ooo - 17 ,999

18,OOO - 19,999
2O,OOO - 24,999
25,OOO - 29,999
3O,OOO - 34,999
35,OOO and over

TotaI

MultIf Uni t
the prlvatel.Y own

absor:bed annual lY
{ng table.

March 1969-L97 I

Number of units

25
40
vs
95
75
20
20

Percent

7

t2
2t
27
2t

6
6

350 100

. The monthly rents at which 525 net additlons to
ed multifami ly hotrsing lnvenEory rnlght best be

are indJ.cated for varlous unit sizes in the follow-
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v
ev .I € t-

tlnl t! number of roomt
Three

t4rft e I eney Qne- _tr-q-dra.qn Iqp- bcdrygru b-cdr.spq-a-L-EarE

l5
l5
10 70

40
30
20
10

eg
5

,--j. =tr245 le5

; plur the oort of utllltle..

5
u
55

gt Groal rent lt rhelter tent

At tB

1

h

t

MonthIv
roag reirt4/g

$ttto '$t tq
r20 - t3q
140 - 159
160 = 179
lEo - le9
200 . 219
220 . 239
240 and over

Total

B5

0I
45
45
4'
20
20

40

0cc Ptr en 1 t ldlzed 1

Feclerrrlly assisted houelng, could be bullE under several progrrn! gtrtch

have been cleslgned to provide adequate and modern houelng at tli6 lolet
pii"o and reng levels whtch can be afforded by the low- and modetate'
'lr".r,n" housetrolds reeldlng ln the 8t.€6. Thls houelng can be provided
by four typee of subeldy whlch lnclude ( 1) federal financlnB aBslBtance
to local houeing authoritles (pub11c houelng) i (2) rent-eupplement Pay-
ments; (3) federal financlng assietance thpough low-lntereBt Eortgage
loans to prlvate Bpon8ora; and (4) lnterest subsldy Pdyments.

The Ewo-year occupancy potential preaented below for subsldy programa
admJ.nletered by FHA ta baeed upon cUrrent lncomee prevalent ln the atrea,
on data pertalnlng Eo the occupahcy of eubstandard houelng, on eetl-
maEes of elderly populatlon ln the area, and on current lncome llmlte.
It should be noted that households may be ellgtble fop more than one
type of eubeldlzed houslng becauee of elmllar requlrements. Ttrus, the
occupancypotenE1a1spreeenEedbe1owarenotadd1ttve
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Sect I on 22L(d)(3) BMiR. U

for low- to-moderate :[ncome
fcderally subsidized low-t
Mcnrhead areo, ir E,oLal ,of ,

houslng could be absorbed
probably would be achleved
in the following tatrle.

Inder this program, low cost rental housing
, fanrllies is provided through the use of a
nterest mortgage loan.U fn the Fargo_
abour 240 unics of Section 22L(d)(:l nUfn
during the neKt trro years. Best absorption
tf the potenttal ls distri.buted as shown

Estlmated Two-Ye ar 0ccupancy PotenLi 1. 1969 and 1970
Section 221(.d)( 3 ) BMIR Renta1 lousing bv UnlE S 7ze

Unit slze

Efficiency
1 bed roclm
2l>edrooms

Number of unlts Urrlt size

5

50
95

3 berlrooms
4 beclrooms

Total

60
20

I t shou Id be nr"rt_ed that
SecEittn 221 (cl)( 1) BMIR
uncler Sect ions 235 and

Rcn[ Su ulement. Under
year occupilncy potent iaI
of thcse units would be

about 50 per<:ent of all fami lies eligibie for
housing are also eIigible for housing proviCed
236 (to be discussed later).

240

the rent-supplenrent program, there
for 365 uniLs. The best probable

as follows:

is a two-
absorpt ion

Es t, lma ted Two-Year Occupanc, PoE tlal, 1969 and 1970

Unlt s 1ze

Efflctency
I bedroom
2 bedrooms

Al L faml lies
hous i ng.

Number of units Unit size

Rent- ment Housi b Unit Si

3 bedrooms
4 or more bedrooms

Iotal

25
10

365

r90
95
45

eIigIbIe for rent supplements are also eLigibte for public

Section 235 Sales Housing.
jnterest costs could provi
Incorne fanrilies urrder the
aval lable informatlt>n, it
for al'rouL I tto hornes under
Lhr, next t-w() years , us i ng
rAI s(,' Lhe occupancy potent
235 housing are also eIigi
ar(, €rl ig.illle for Section 2

Payrnents by the federal government to reduce
de for low-cost- sales housjng for low-to moderate_
provisions of Serction 235. Based on the best
ls iudged that Ehere is an occupancy potential
this prograrn in the Fargo-Moorhead area during
regu lar income I lmits. Except ion 1 imits could
1aI. All oE the families eligibte for SecEion
ble under trc ?136 program and about 4g percent
21(d)(3) BMIR housing.

At the present t,ime, funds for allocations are available only fromrecaptures resulElng from reductions, withdrawals, and carrc"lrationsof outstanding allocatlons.

l/

Number of unlts

Number of units
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ectlon 236 Rental Housl . Under thls program, Ehe houeing needs of
low- and moderatei-lncome renter famJlles and lndlvlduals could be met,

through tho uee of lnteresr subsldy payments by the federal government
that are deelgned Eo reduce Ehe housing expense of such households.
In rhc Fargo-Moorhead area, Ehe two-year occupancy poEentlal 1s esti-
maEed at 235 unIts, uslng regular lncome limlts. Ttre occupancy
potr:nElal would be somewhat hlgher uslng exception llmits.

FlstlmaEed'ft^ro-Year 0ccupancy Poterntial, !!69 and 1970
Sectton 236 Rental HousinA by Unlt Size

Uni t s lze Number of units Uni,t slze Number of units

Efflclency
1 bedroom
2 bedrooms

65
35
65

3 bedrooms
4 bedrooms

Total

45
25

235

AII famtlies and lndivlduals ellgible under this program are also
ellgtble for Section 235, perhaps half are eligtble under Section
221.(d)(3) BMIR, and a smaller number are ellgibIe for rent-supplement
assl stance.

AttalnmenE of the occupancy pot.ent.lals above--aggregatlng abouE 325 units
annua[ly--tn conjunctlon with productlon for t,he estlmated demand for
875 units wl th regular prlvat,e financing can be expect,ed t,o result in
lncreases 1n vacancles, especially among unlts of marginal quality.
Removal of marglnal unlts from Ehe lnventory should be encouraged; however,
constant att.entlon should be dlrected t.o the current absorptlon of both
sales and renEal unlts produced Eo avold accumulaEion of excessive
vacancles.



APPENOIX A

OBSERVATIONS AND OUALIFICATIONS
APPLICABLE TO ALL FHA HOU9INO MARKET ANALYSES

2

I'lhon the rural farnr p()putatlon s6rr,l,!uteB lcss
than flve percent of the tot!t populatlon of the
HMA, all dcmographlc and houttng dat. u.ed ln
the enrlyrl! r6fer to thr totrl of farrn and non.
farn da!6; tf ftve percent or nor., all demo-
SrePhlc and h()urlnn (lata are rcstrlct(,d to nr)n-
farn data.

Al I avr,rage arrnual porcentaBe ch6nges ufled ln
thc (lemo8raphlc aecLl()n ()f th('an!ly6le are do-
rlvr,rl thruuBh the usp 6f a Iernula dcBlgned to
calcrrldt.o thr.rat., rrf chango on a compound bdsls

Becau8o of tho chrnge ln deftnItton of "f6r,nr be-
tween l95O anrl l96O ceniutea, nnny peraonr Ilv-
lng ln rural areal who urrc clarrtfted aa llvtng
on farna ln l95O uould have bcen consldered to
be rural nonfartn realdcntt ln 1960. Consaquent-
ly, tho dacllnr,tn rhc farm populatlon and thr,
lncreaae In nrrnIarm populatlon between the two
censue datcg la, to sdme et(tcntr Ehe regult of
thle changt' tn deflnltloi,

The dtBtrtbutton of the quaIttattve dcmand for
salcc hou.lng dlffcra from any rclcctrd u.
pcrl.nce .uch ar th.t reporlcd ln fTA unrold
lnvlntory aurvrys. The latter data do not ln-
cludG new conrtructlon tn eubdtvlatona wtth ters
lhen flve completlons during the year reported
upon, nor do they reflect tndlvtdual or contract
conatructlon on scattered lot3. It 13 llkely
that the nore axpenslve hourlng constructton and
cone of the [o$er-value honee are concentrdted
tn the smaller butldlng ope16tlons, wtrleh are
qul te nunerou!, Ttre demand esttnat,es reflect
atl home bulldtng and lndlcate a greater concen-
tratlon ln rooc prlcc renget thrn ! aubdl.vtrlon
rurvey would rrveal,

tO. Monthty rsnttla at nhlch prtvately ol,n.d nst ad-
dttlonr to tha aggrcgatr renlal houalng lnvento-
ry ntght bert be absorbed by the rental market
are indlcated for varloul olze unlta tn the de-
mand sectlon of each analyale. ftreee net addl-
tlons nay be accompllehed by elther neu conalruc
tlon or rehabllltatlon at rhe speclfted renEale
utth or wlthout pubtlc benefits or as3letance
through eubeldy, tax abatemenr, or atd ln flnan-
clnS or tand acqulstrlon. The productlon of neu
uniEe ln higher renral ranges Ehan lndtcated nAy
be Juattfled 1f a competlttve fil.terlng of ex-
tstlng accommodatton6 to louer ranges of rent
can be 6ntlclpated as a reeult of the avallabLt-
Ity of an anple rentaI housing supply.

l, The lncreale tn nonfarn houeehol.ds betueen l950
and t96O u6s llre reaulL, ln p6rr. of a change ln
Ihe deftnlt.l.()n r)frrfarlr,rln !ho tuo c(.nsuBeB.

'[he lncreene ln thc numb(,r of househrrlds beLwecn
1950 snd l960 roflects, ln prrt, rhe change ln
ccntu! 0nunorat lon Ir()m "dwel I lng unl t'r In th(:
l950 cenrus to hhouelng unlt" tn tho l960 census
Ccr LAln furnl shorl- rrrrn accomroJattons uhlch ur,rt:
nr)t cla8sed aa duol I lng untrs In l9j0 uere
claatad ar hotrllng untta 1n 196O. Thte chenge
affrctsd the t()tal count of houelng unlte and
thp c6lculat t(rn (rf avrrage houeehold elzc a8
uoll, oapr.clally (n larger central cltleB.

'lhr. l)68lc datI lrr thr. lgfio (;onsus ()f Hou6lng
Irr[ chlch curr('nt houslng lnventory eatltr6tes
Ar{: d('veloped reflr,ct 6n unknown degree of error
ln "year bul I t,' occasloned by thr, accuracy of re
6p()nsl. Lo enumcrators, que6tlons a! uell ag er.
r()rs cauBf(l by Bampllng.

1. [,rrstal vacancy Burvcv data ara not ontl rely com-
lrrrablr,ylth thr" data publl.hed by the llureau of
C(.nBua bocauir of dlfferencrr ln daflnlu.on,
arr.a dollnt,atlonr. and melhodt of enunGr6tlon.
'Iho centua reportt unlts and vacenctca by tenure,
wlrcroaa the poet!l vrcancy rurvey raportr unlta
lnd vacsnclt.s by typr: of atrucLure. The post
Offl<o DepartnonL cleflnss 6,rresldcncefi d8 a
rnlt roprerent.lnt one Btop for one dellvery of
nral I (onc mallbox). Thr,so are prlncl.pal ly
slngle-fanl ly homee. but lnclude ros houree and
eont'duplex0s flnd BtrucLurea ulth addtUonal
ulrl.ta cre6trxl l)y {onvorilon. An,tap!rtnentil ta
6 unlt on a rtop Lrh(trr, [x,r(' thon one rlollvory of
rnnl I t! posdtbt(,. l,ostlll aurvr.ya ontt vaclncleg
ln llmttod areaa B.'rved by port offtcc borer and
lend to omlt unl ta ln subdtvlalona undBr con-
atructton. Although the po!L6l vacrncy survey
her ohvlopr Ilml tatlona, r*tron us,rd tn conJunc-
t lon ulth othr,r v!c6ncy lndtcattrrc, tho Burvoy
a('lvr'g A valtlltl)lr,frrnt.tlrrn In thF d6rlv6tlon of
t'xtlnntr,f, rrl lrreal nmrk|l C(,n(l lflona,

ll(.Lriu.. tho l9l() Ccnrur rrf Houllng Cfd not ldon.
t I fy ildotirlrl.ot.lnjtr unl t., I t lr poarlbl? thet
11161, unl ta c lrrNl fled ar 'rdl lapldttr6rr ln tgiO
uould h6ve br,.,n clearlflod fa rdatrrloratlngrr on
Lllo lmflls rt, tlv, 190 knuma!!ll(!n pr6cpdurG;.

Dlstrlbutlons of average annuaI demand for new
ap6rEments are based on projected tenant.famlly
tncomeo, the stze dlstrlbutton of tenant houae-
holde, and rent-paylng propensltie6 found to be
typlcal 1n Ehe areai conalderatton also iB glven
to the recent abBorpttve experlence of new rent.
el houslng. fhus, they repreaent a pattern for
guidance ln the productlon of rental houelng
predicated on foreseeable quantlEatlve and qual-
ttatlve consideratlona. However, indlvldu6l
projecEB nay dtffer from the general p6ttern ln
rerponre to speclflc nelghborhood or eub-narket
requlrenents. Speclftc narket denand opportu-
nttles or replrccment need6 may perrnlE the effec
ttve marketlng of a elngle project dtffertng
fron theee demlnd dlstrlbutlons. Even thoulh a
devl6tlon from these dlstrtbutlon! nay expeil-
ence nrrket rucceao, lt rhoutd noE be reg6rd6d
aB est6bllshtng a change ln the proj.ctcd pat-
!ern of denand for conttnulng gutdanco unlece a
Ehorough analyeIr of alI factora lnvolved cle6r-
ly conflrme the change. ln any caee, partlcular
projects must be evaluated tn the ltght of 6ctu-
al market performance tn speclflc rent ranges
and netghborhoode or eub-norkete.

Ttre locat'lon factor ta oI ecpectal lnporEance tn
the provlslon of new untts at the lowar-rent
tovelB. Fantlles tn thls u8er group ar6 not ar
nobl.le as thore tn other economlc se$rentai they
6re [e88 able or ullllng to breek utth e3Eab-
tlched eocl.al, church, ind netghborhood retation-
!htpE. Proxtntty to or qutck and economlcal
tran8porLatlon to place of work frcquently lr a
8ovcrntnt conrlderatlon ln the placa of rlat-
dcnco prefcrrcd by lcntltot ln !hl. group.

rairgt At{ALyl|l Axo iEtEAtoH lEoTtot|
TlotiAL xolJatNo A0illl{ts?iAttor{
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Nonagricu Itural Wage

Table I

and Salarl' Emplol'menE Trends
Farso-Moorhead liou sing Market Area

SepEember I965 - September I968

September
1965

SepE.embe r
L966

September
1967

Sept,elube€/
i968

_{glCsric,IluEal 
.cas 

Eelef;1leplpfqe_q! 34,O8O 36 , O9q 37,2lC 38,870

Construction
llanuf ac tu rlng

Durable goods
NondurabLe goods

Food and kindred producEs
Transporation, comm., & pub. utiI.
Trade
Finance, ins., & real estafe
Service
Government

Fede ra 1

LocaI

a/ Frelimir:ar1.',

Source: Norttr D*kota Siate Ernployment Service,

2r8OO
2.280

830
I ,45O

( 9so)
2,99O

10,860
2,O7O
6,350
6 ,73O
I ,630
5rlOO

2,640
2.930
I,060
L,77O

( I,320)
3 ,230

I I ,44O
2,I80
5,53O
7,24O
1 ,570
5,670

3,OlO
2.820
l,o4o
I ,78C

( i,28O)
3,I80

11 ,570
2r23O
6,84O
7 ,560
1,610
5,950

3,23O
3. I20
L r22O
I ,9OO

( I,38O)
3 r22O

L2,O7O
2,22O
7,49O
7 ,52O
1 ,650
-1, B;o



Table II

l:e;:e:.:.,... Dlsr-ric'iic;t .'r" Nonfarnr Families and Renter Householdsa/
Inccne After Deduction of Federal Income Tax

l;,: rch Dakota-H',orhead, i{innesota, Housi ng Market Area
1969 anC I97l

i{arch i, 196 March I tgt I

AIL fanilies Renter households A11 families Renter households

i.- :--::.a r

F ar-gi .

9

Annual Incon,e

Under
$3 , ooo

4, 000
5, ooo
6, ooo
7,000
8,000
9,000

10,000
[5,00c

$3, ooo
3,ggg
4,ggg
5,999
6, ggg

],999
g, ggg

9,999
- L4,gg9
and over
TotaI

8
5
9
8

[1
L2
10
9

2l
1

100

L4
t1
l2
t2
11
t2

9
5

11

3
100

$8, 125

13
10
10
r3
10
T2
10
6

L2
4

100

$6,375

7
5
8
I
9

11
1t
10
22

9
100

Median $7,750 $6,075

al Excludes one-person renter households.

Sourcd: Estimated by Hcusing Market Analyst.

I
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Table III

Nonfarm Population and Household Trends
Earq o-Mocrhead Housing Market Area

ApriL i950 - l'{arch 197 i

19 65 l{arch I L969 March I
Average annual changea

1960- 1965 t965 - L969 t909 -;9 ii97IPcpulatrrn

HMA Tctal
Fargo
Floorhead
R eriai nde r

[icusehc ld s

HMA ToEaI
F argo
Mcorhead
Remainder

a/ Rounded

Source s :

April I. I950 Mav I

90*.7_19
,6,662
22,934
2L,L23

26.L17
14,053
6,L25
5,939

ru
50, 000
26.850
22,7 50

29 ,050
I5,325

7 ,225
6,500

I10.100
54, 200
30,8oo
25, I00

32, Ioo
l6,7oo
g, 175
7,225

t I 5,5OO
56,2OC
33, 5OO
25.800

39,80O
t7 ,4oo
8.900
7, 5oo

r,z5q ) -7 !Lt]'

1,095
1,030

6i5

800
360
240
200

2.:OO
I .O,itr
1.351-\

3 -i0

850
350
3 crL-\

i40

660
770
320

515
250
2r5
lI0

1960 Censuses of Population and Housing
196,(, 1969, Brrcl i?71 *stinrated bv I{ousing Market Anail,'e1.



Year

Table lV

Housing Units AuEhorized by Building Permits, by Location
Fargo-Moorhead Housins Market Areary

Fargrr Moorhead Remainder of HMA

1950
I961
1962
r 963
L9t14
1965
t966
L961
[968

279
250
'284

31',2

r9r
314
287
39I
455

259
206
272
303
175
259
208
509
4r9

11t
L2l
82
58
83

136
7T

120
r58

HMA Total

649
577
538
583
449
709
s66

I ,020
1,032

Sourcre : U. S . Bur:eau oI Census , C-40 Cr>ns truc tion Reports ; local bui lding
inspec t() rs.

a



t
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Table V

ComponenEs of t,he Nonfarm Housi Inven
Fa -Moorhead I t Area

I rc I9

torv

Tenure and Vacancy

Total housing supply

Occupied housing units
Onrter occupied

Percent of total occupied

Renter occ"upied
Fercent of tstal rsccupied

Vacant housing units
Avai labLe
for sale

Homeoqrner wacancY rate

For rent
Renter vacancy rate

Other vacantl/

Apri I t r960

27,992

26.LL7
L6,284

62.47"

g 
"833
37 .67.

I ,875
&48
270
L.6%

578
5.67"

1,o27

May I 1965

30,450

29 ,050
t7 ,690

60.97"

I I ,360
39.L7,

1 ,4oo-86',
183
r .0%

387
3.4%
805

March I. 1969

33, 2oo

32, loo
19, loo

59.57"

I3,000
40.57"

1,100
500
L75
o.97"

325
2.47"
500

gt Includes vacant seasonal units, di-Iapidated units, units rented or sold awaiting
occupancy, and units held off the market for oEher reasons.

Sources: 196O Census of Housing.
1965 and 1969 esEimated by llousing Market Analyst'



Taai residercts uJ agamnrs

Tab1e VI
Fa.qc-lloorheaC, I-.]rth Dal<cta- :{ionescta. Areq-els :a I Yacap.v Sun'ev

Irveot'er ll-':c{!

R.sidcn. es Hocsc rraiirs

T:tal ooss,bi: \;tanr unrts

,i: *J \*
l nd.r

\ e.aat onrts

lelrrerrrs _\:_ i I sed \e* consr.
I ria. Ltai r.r;rbi" 1,ui pr.=,b1.

\11

ihe Su!?eli.tea I.!al

Iart.
Hoorherd (1-27- 69)
'i€st P6rgc

25.'.55 3i1 L5 215 t55 199 1

72

8
0

0.
l.
a

I.5
9.2
0,0

128 !1 tol

23660
90 i3 39
1528

1o
A:
on

I
145

?

19.291 t59 0.9 5 .3 64 2f1 3.4 E7 114 292 835

15,929
, 1a)
r, 104

r72
207
20

11 ,199
6,66r

83I

29
L23

L1

r, i,1o
I,a6l

211

96
257
t7

c,6
3.2

38
t12

15

61
1y

55
22

t12
r68
l2

362
215
198

LL2

.rr,jomitlri1 j: ,,rlices it cor:r b:uded-up res:.jcnc-s Jr aPartmcnts th.l are not interCed fu occupan'\.

,r-n ' 'i^:s bl. l"l,rerr.

Lo 19ri6. Tle .or:ic'r,ed tota!:. houevcr. are as re""rJ"d r,. ';fii' "r :oure rc.oLds

S"urcc, t Il\ I,rsr.i rr.anr\ ',r, 'e, :rrlocr"d br r rlai'oratirg P'slm ;r'r(s)' i 
'

)
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