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Thls analysis has been prepared for the assistance
and guldance of the Department of Housing and Urban
Development in its operations. The factual infor-
matlon, flndings, and conclusions may be useful also
to bullders, mortgagees, and others concerned with
local housing problems and trends. The analysis
does not purport to make determlnations with respect
to the acceptabllity of any partlcular mortgage in-
surance proposals that may be under consideration in
the subject locaIity.

The factual framework for this analysis was devel-
oped by the Economlc and Market Analysis Divislon
as thoroughly as possible on the basis of informa-
tion avalIable on the "as oft' date from both local
and natlonal sources. Of course, estimates and
Judgnents made on the basls of infor.mation avail-
able on the "as ofrr date may be nodified consider-
ably by subsequent market developments.

The prospective demand or occupancy potentials ex-
pressed in the analysis are based upon an evalua-
tlon of the factors available on the "as of" date.
They cannot be construed as forecasts of building
actlvity; rather, they express the prospective
housing production which would maintain a reason-
able balance in demand-supply relatl-onships under
conditions analyzed for the "as of" date.
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FHA HOUSING MARKET ANALYSIS
FARGO-MOORHEAD NORTH DAKOTA- MINNESOTA

AS OF JULY I L97L

For purposes of t.his anarysis, Ehe Fargo-Moorhead, North Dakota-

MinnesoEa, Housing Market Area (HMA) is defined as coexEensive with Ehe

Fargo-Moorhead Standard MeE,ropoliEan Statistical Area (SMSA) which is
defined by Ehe Office of Management and Budget as Cass CounE.y, North Dakota

and clay count,y, Minnesota. The E,wo cities, although separated by the Red

River' are interdependent economically. Population density and commercial

and residential development are concent.raEed in t.he cities of Fargo, Moor-

head, and west Fargo. As of July I, Lg7l, the nonfarm population of t,he

HMA was estimated at 113,6oo persons, including about 54,2oo and 3o,525

persons residing in the cities of Fargo and Moorhead, respect,ively.

High levels of multifamily residenrtlal construction activity slnce1965, associated with a smaller increase in the level of demand for renEaluniEs,have resulted in a sharp increase in rental vacancles in recenE years.0n the oEher hand, relatively low levels of single-family home const.ructionduring the 196o-1970 decade have resulted in paiticularly low 1evels ofsales vacancies in the HMA. Although few woriers in Ehe HMA are employeddirectly in agriculEural and related industries, the Fargo-Moorhead economyis heavily dependent on agriculture and almost. Een percent. of the toEalPopulation reside on farms. Although increases in nonagricultural wage andsalary employment have declined in iecent years; the HMA continues Eo pro-vide increasing job opportunities in Ehe nonmanufacturlng sector, primarllyin the Erade, services, and governmenL categories, because ghe area is animporE'ant center of retail and wholesale trade and of higher education.

AnE.icipaEed H ousine Demand

The de.nand for new housing in t.he Fargo-Moorhead HMA during t.he two_year forecast period ending Jury r, Lg73, Is based primarily upon che
ProjecEed leveI of household growth and housing invenEory tosses anEicipaEed
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as B result of demollLlons for hlghway consEructlon, code enforcement and
other programs. AfEer considerlng these and ot,her factors such as the
current vacancy sit.uatlon, recenE shifts ln Eenure, and currenE and pro-
spective Erends in new residentlal constructlonr lE is estimated Ehat Ehere
will be a demand for an average of 785 new nonsubsidized houslng units
annually ln Ehe HMA durlng Ehe Ewo-year forecast period, including 385
single-famlly homes, IOO mobile homes, and 300 unlts ln multlfamlly
strucEures. DisEributlon of the nonsubsidized sales demand by prlce
range and the rental demand by uniE slze and monthly gross rent ls shown
ln table 1.

It should be recognized that the estimates shown above are not predic-
tlons of short-run residenEial construction activity; rather, thelr inEent
is Eo show leveIs of construct.ion that would, given t.he economic, demo-
graphic, and housing relationships discussed in this report,, malntain a
balanced demand-supply relationship in t.he Fargo-Moorhead area during the
nexE two years. The esEimated level of demand for new nonsubsidized multi-
family housing is well below the average annual volume of new apartmenE
const.rucEion in t.he HMA in recent years, This reflects the increasing
vacancy situation in multifamily structures as a result of decreaslng
employment. opporEuniEies concurrenE with large numbers of new nonsubsidlzed
multifamily units entering the rental market. The estlmated level of
demand for new single-family housing is well above the average annual
volume of new home construction in Ehe HI.{A in recent years and reflects Ehe
low number of new and used single-family houses currently available for
sale.

0ccuoan CV PotenEial for Subsidized Housine

Federal assist.ance in financing costs for new housing for low- or
moderate-income families may be provided t.hrough a number of dlfferent pro-
grams administered by FHA: monthly rent supplemenEs in rent,al projecEs
financed under SecEion 22L(d)(3); partial payment of int,erest on home mort.-
Sages insured under Section 235; partial interest payment on project mort-
gages insured under Section 236; and federal assistance to local housing
authoriLies for low-rent public housing.

The estimate.d occupancy potentials for subsidized housing are designed
to determine, for each program, (1) the number of families and individuals
who can be served under t,he program and (2) the proportion of t,hese house-
holds thaE can reasonably be expecEed to seek new subsidized housing during
t.he forecasE period. Household eligibillt.y for the Section 235 and Sectlon
236 programs is det.ermined primarily by evidence that. household or family
income is below established limits but sufficient to pay the minimum
achievable rent or mont.hly payment for the specified program. Insofar as
the income requirement 1s concerned, aII familles and individuals with
income below E,he income llmits are assumed Eo be eligible for publlc hous-
lng and renE supplemenEg Ehere may be oE.her requirements for ellgtbllit,y,
partlcularly che requiremenE thaE current living quarEers be subst,andard
for famllies Eo be eligible for rent supp]ements. some families may be
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alEernatively ellglble for assistance under more Ehan one of these programs

or under oEher asslsEance Programs uslng federal or state EuPPorE' The

total occupancy potentiat ior federally asslsted houstng approximaEes the
sum of Ehe potentiu,t" for public housing and Section 236 houslng' For the

Fargo-Moorhead HM, the total occuPancy potentlal 1s esElmated to be 39O

units annually.

Secrion 235 and Sectlon 236. Subsidized housing for households with
1owt,omoderateffiov1dedundere1therSection235orSect1on
236. Moderately-priced, subsidized sales housing for eligible families can

be made avallable through SecEion 235. Subsidized rental houslng for rhe

same families may be aliernaElvely provided under Sectlon 236; the SecEion

235 program contains additional provisions for subsidized rental unlEs for
elderly couples and individuals. In Ehe Fargo-Moorhead HMA' it' is esti-
mated (based on regular lncome llmiEs) thaE, for the perlod July 1, 1971

t.o JuIy I, Lg73, t.here is an occupancy potential for an annual total of 85

subsldized family units ut,llizing either Section 235 or section 236, ot a

combination of the two Programs. In addiCion, there is an annual poEenCial

for abouE 95 units of sec'tion 236 rental housing for elderly couples and

individuals. The use of exception lncome limits would increase the poten-
tial for families by about 30 percenL and the elderly Potent'la1 would

remain Ehe same. About 35 percent of the elderly potential and about flve
percent of the family potential also are eltgible for public housing.

As of July 1, L97L, about 20 single-family houses were under construc-
tion in the HMA for expected sale under Section 235--evenly dlvided between
construction in the city of Moorhead and in the city of West Fargo. About
20 single-family houses had been completed but not sold, including 15

located in Moorhead City and five located in the cities of Fargo and tr'lest

Fargo. Most Section 235 construction has been limited to the city of VJest

Fargo because of rising land costs ln other areas of the HI"IA. In 1970'
about 40 single-family homes were sold under Section 235, including 25

located in West Fargo Clty. Most were sold within several months of
completion.

As of July 1, 197L, one project containing 44 units of Section 236

multifamily housing for fanilies, located ln West Fargo City, had been
completed in the HMA. The project had four vacancies afEer 60 days on the
market. Two projects containing 186 units for families were nearing com-
plerion in July 1971; these units, plus the 40 Section 235 houses under
construction or completed but unsold, will satisfy all of the flrst year
poEential and about 25 percent of the second year potential for Sectlon
235 and Section 236 housing for families and elderly. Two fully occupied
Secrion 22L(d) (3) BI"IIR projects, located j.n West Fargo and containing 44

units f or f amilies, had been completed recently in the Hl'lA and had a

\raiting list of 15 eligible applicants.

Rental Housine Under Public Housinq and Rent-Supplement Pr ams.oq r
These Ehro prograru serve households in essentially the same income grouP.
The principal differences arise from the manner 1n which net incoue is
computed for each progrErm and from other eligibiliEy requiremenLs. For
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the Fargo-Moorhead area, the annual occupancy potenElal for publlc houslng
is esE.imaEed Eo be IO5 uniEs for famllles and 145 unlts for the elderly, a
Eotal of 25O uniEs. Five percent of the family potenE,ial and about 24 per-
cenE of the elderly potential are also ellglble for Section 236 houslng.
Under the renL- supplement program, t.he pot.entlal for famlIles would be
about 35 percent of the above figure; Ehe potenElal among the elderly would
renaln unchanged.

As of July 1, 197I, Ehere were 596 publlc housing unlt,s under nenage-
ment in the HMA (the majority completed after 1966), includlng 5L2 units
deslgned for the elderly, and 84 units for families. About 150 units are
locaEed In the city of West Fargo, 250 unlEs are locaEed in Fargo Cit.y'
and 15O unlts are locat,ed in Ehe clty of l"loorhead. No vacancies were
reported in public housing projects and there was a waiting llsE of about
5OO appllcaEions, lncluding 4OO elderIy. An additional 150 scatLered-siLe'
slngle-family units and lOO units designed for handlcapped persons are
under consEruction in Fargo CiEy. The scatEered-site housing for families'
if completed wit.hin the two-year forecast perlod, could satisfy all of the
first year annual occupancy potenEial for famllies and abouE half of the
second year annual occupancy poEenEial for famllies.

The Sales Market

The market for new and existing sales housing is considered Eo be
strong in the Fargo-Moorhead HMA; there was a homeowner vacancy raEe of
1.O percent in July 1971, compared to 1.1 percent in April 1970. Local
real esEate firms report up to 2O percent more demand for existlng homes
in July 1971 than in April 1970 with sales listings remaining constanE.
And, despite increased leveIs of single-famlly home consLruction activity
since L967, unsold new homes rarely remain on the market more than Ewo

mont.hs.

I(ajor single-family building activity, primarily speculative in the
$301000 to $35,000 price range, has been occurri-ng on scattered lots in
all portions of the city of Fargo except the heavily conrmercialized east
side. Single-farnily home construct.ion activity in Iow price ranges belour
$251000, including Section 235, has been located in l,lest Fargo because of
the availability of low-cost land.

The presence of Section 235 slngle-family housing ln the HMA appears
Eo have caused a decrease in the average sales prices of new and exlstlng
homes slnce July 197O; from $27,400 to $27r1OO for new homes, and from
$22,9OO to $21,9OO for existing homes.

In January each year, the Fargo, North Dakot,a, FHA Insuring Off ice
conducts an unsold inventory survey in subdivlsions in whlch five or more
houses were complet,ed during the previous year. The percenEage of specu-
lative homes built during a particular year but remainlng unsold aE the
end of that year has increased from 35 percent of those completed ln 1970
to 48 percent of those completed in 1971. During t.he past year, Ehe
number of homes builE under contracE has increased slgnlflcantly, whlle
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Ehe number builf speculaEively has decreased. MosE of the homes

unsold as of January [, 1971 ln Cass CounEy were prlced beEween

and $35,OO0. Most. constructlon actlvlty occurred ln Ehe $25'OOO
price range.

remaining
$3O,OOO
to $27,5OO

There have been about. IOO condominium unlts builE in the area since
1965. The prlces of these unlts have lncreased slgniflcantly slnce 1955,
a[though the newer uniEs are larger and lnclude more amenltles. Sales of
Ehese unlts have been good, but as of JuIy 1971 no new condomlnium units
are planned.

It appears that the sales market in the HI'{A will contlnue to be flrm
durlng Ehe E.wo-year forecast period. Lower property and personal lncome
taxes ln North Dakota make consErucEion more attractive ln Fargo; as a
result, ner^, single-family consEruction activlty in aII price ranges ls low
in Moorhead. In Fargo, the shortage of land sultable for developmenE has
restricEed exEenslve subdivlsion activit,y in recent years, and single-
family construction is expected to continue on scattered lot,s at prices
above $25,OOO. Low-cost, housing in price ranges below $22'OOO has been
available 1n West Fargo in recent years and will continue to be availeble
until land or other costs rise.

The Rental I.{,arket

The rent.al vacancy raEe in the Fargo-Moorhead Hl4A has risen sharply
in recenE years and, as shown in table VIII,it has lncreased from 7.3 per-
cenE in April 197O to 8.1 percent in July 1971.

RenEaI vacancies ln the HMA appear to be in all types of multifamlly
units. Until significanE quantitles of modern multifamily uniEs were
available in the HMA afEer L968, vacancies were falrly low. After garden-
style aparEments offering modern conveniences became common ln the area,
vacancies became concentrated in marginal rental unlts. And, in recenE
years, as campus houslng became available, students vacated the low-rent
units. Since early L97O, large numbers of multifamily unit,s enEering the
rent.al market have sharply increased the vacancy raEe in modern rental
units.

In rent.al uniEs construcEed since 1965, rents average from $15O to
$175 for a one-bedroom unit, and from $18O to $225 for two-bedroom uniEs.
The rentals usually include all ucilities except electricity. Most of
the units placed on the market in recenE years have contained one and two
bedrooms, although a few efficiencies and three-bedroom units have been
bu11E.

Economic. DemoRraphic. and Housing Factors

The estimaEed demand for new housing in the Fargo-Moorhead HMA

during Ehe Ewo-year forecast period from July I , l97l to July 1, L97 3
is predicated on the followlng findings and assumptions related to eco-
nomic factors, lncome, demographic patEerns, and trends in Ehe housing
market.
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EmploymenE. Nonagri.cultural wage and salary employmenE ln the HI.{A

lncreased every year beEween 1963 and 197O (by an average of about 11525
jobs annually) Eo reach an annual average of about 41,925 jobs in 1970.
Between 1967 and 1958 nonagricultural wage and salary employmenE lncreased
by a hlgh of 2,150 jobs, chiefly in t,he nonmanufacturing lndusErles. The
lowest increase of 875 jobs occurred between 1964 and L965, also prlmarlly
ln employmenE ln nonmanufacturing categories.

In 1963, employment ln manufacturing indusEries averaged 21275 jobs,
about. 7.3 percent of all nonagricultural wage and salary employment.
Employment in manufacEuring industries increased by an average of about
lO5 annually to reach 3,025 in I97O, about 7.2 percenE of all nonagrlcul-
Eural wage and salary employment. A major portion of employment ln
manufacturing industries is in food processing, primarlly of agricultural
products of the area.

EmploymenE in nonmanufacturing categories averaged about 29,O25 (92.7
percent. of nonagricultural wage and salary employment) in 1963 and
lncreased by about Ir4lo annually on the average, Eo reach an average of
abouE 38,9OO jobs (92.8 percenE of nonagricultural wage and salary employ-
menE) in 1970. A high increase of abouE 2rO25 jobs was recorded beEween
1967 and [968, while a low increase of about 85O jobs was recorded between
1964 and L965. Most. of Ehe increase in employment in nonmanufacturing
indust,ries occurred in the government (5O5 jobs annually), services (38O
jobs annually), and trade (335 jobs annually) lndustries. Employment in
trader goVerrrment, and servLces comprised about 75 percent of employment
in nonmanufacturing in 1963, and lncreased Eo about 78 percent in 197O.
EmploymenE in contract construction increased by an average of about lOO
jobs annually between 1963 and L97O, from 2,2OO jobs Eo 2,9OO jobs.
Employment at the North Dakota State UniverslEy in Fargo and Moorhead
State College in I'4oorhead have kept government employment high. Employ-
ment in Erade has been influenced favorabty by Fargo-Moorhead's position
as a leading wholesale and retail trade and disEributlon center ln that
portion of the mid-west.

Unemployment has not varied signlficantly ln the HMA slnce 1963. The
average unemployment raEe declined between I965 and 1969 from 3.8 percent
to 3.O percent,. In 1970, the unemployment rate was 3.5 percent of the
work force. During t.he t,welve-month perlod ending I'lay 1971, the unemploy-
menE. rate was 3.9 percent, compared t.o Ehe unemployment. raEe of 3.1 per-
cent during the twelve-monEh period ending May 197O. Unemployment levels
are typically higher in periods of low agricultural yield and low during
Ehe fa11 harvesting season. Mechanization of the agricult,ural industry
has increaseC unemployment. in Ehe area, but hlgher crop yields ln recenE
years have modified EhaE influence somewhat, and the presence of Ehe
higher educational inst.iEuEions has kepE. the average unemployrnent rate
and the level of unemployment relatively low, compared to naE.ional
unemploy'ment Erends.
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Increases In nonagricultural wage and salary employment are expected

to average about 1,375 jobs annually durlng the tnro-year forecast pertod.
Employment in manufacturlng lndustrles is expecEed to lncreaee by about
75 jobs annually on the average as an expanded lndustrlal park located on
the west slde of Fargo becomes available to several light lndustrles,
includlng a new food processing plant that could employ about 50 persons
by the end of L97L. Increases ln employment ln nonmanufacturing cate-
gories are expected to average about 1r300 jobs annually durlng the fore-
cast period. Employment increases i-n trade (3OO Sobs annually), government
(490 3obs annually), and servlces (400 jobs annually) are expected to
provide the primary increases i.n emplolment in nonmanufacturing categories,
wlth continued expansion expected at, North Dakota State Unlversity and
Moorhead State Co11ege.

Income. The median income of all families in the Fargo-Moorhead HMA,
after deduction of federal income tax, was estimated at $91550 as of July
L97L, and the median after-tax income of renter households of two persons
or more was $7,825. In 1959, the medj.an annual income of all famllies in
the HMA, after deduction of federal income tax, was $5,200, and the nedian
after-tax income of renter households of two or more persons was $41275.
Detailed distributions of all fa:nilies and of renter households in the HI'IA
by income classes are presented in table IV.

Population. Be threen April 1960 and April L970, the nonfarm population
in the HI"IA increased by an average of about 2,035 persons annually to a
Eotal of 111,058 persons at the tine of the 1970 Census. Between Aprll 1970
and July 1, 1971, the nonfarm population of the HMA i-ncreased by about 2r54O
(an annual rate of about 21035 a year) to total about 113,600 nonfarm
persons as of July 1, 7971.

The population of Fargo increased by an average of about 670 persons
annually between 1960 and L970, to a total of 531365 persons at the time
of the 1970 census. Berween April 1970 and July 1971, rhe population
increased by 835 persons (an annual rate of about 670) to a total of 54,200
Persons by July L97I. The population of Moorhead increased to a total- of
29,687 persons as of April 1, L97o. Between April 1970 and July 1971, the
population of Moorhead increased to a total of about 30r525 persons by
July 1, 1971. In the remainder of the HMA, nonfarm population increased
to a total of about 28,006 persons by April L97o. Betsween Aprli 1, l97o
and July 1, 1971 the nonfarm population in the remainder of the HI'IA
increased to a total of about 281875 persons as of July 1, L971. The
highest rate of population growth in the HMA durlng the 1960's (2.8 percent)
was the area outside the Fargo-Moorhead corporate limits. Other annual
rates of nonfarm population growth in the Hl"lA Curing the 1960's were 2.6
percent in Moorhead and 1.3 percent in Fargo.
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In 1960, college and unlverslty opening fa11-semester student enroll-

ment in the Fargo-Moorhead HMA was about 5r175 students. Enrolluent
increased every year (about 660 annually) and It is estlmated that the
opening fall enrollment for 1971 ls about L2r425. Although most students
ln the HI1A reslde ln dormltory unlts and are not in the clty as of July 1,
L971, for purposes of this report they are counted as local population
(see table VI).

The populatlon lncrease in the HI,IA ls reflective of the avallablllty
of job opportuniEies as well as a significant increase ln Ehe number of
nonhousehold residents (prlmarlly students in the college and Lhe universlty).
Also, the population growth is indicative of the substantlal decrease in the
farm population, and the additi-on of those farm persons in April 1960 to the
nonfarm population in April 1970.

Based on continuing job opportunities in the HMA, expansion of the
nonhousehold population, and declining farm population, the nonfarm popula-
tlon in the Fargo-Moorhead HI'IA is expected to increase by about 2r075
annually on the average, to total about LL71750 nonfarm persons by July 1,
1973, The population of Moorhead is expected to increase to about 311875
persons and the population of Fargo is expected to total about 551550 per-
sons as of July 1, L973. The population of the remainder of the HI,IA ls
expected to increase to about 30,325.

Households. BeEween April 1960 and April L970, the nr:mber of nonfarm
households in the HMA increased by about 710 annually (2.4 percent) to
total 33,197 nonfarm households as of April 1, L97O. Between April 1970
and July 197L, the number of nonfarm households increased by about 725
annually to total about 341100 nonfarm households as of July 1, L97L. The
number of households in Fargo increased by about 275 annually (1.8 percent)
between 1960 and 1970, to total about,16,800 households as of April 1970.
Between April 1, 1970 and July 1, L97L, the number of households ln Fargo
increased by about 280 annually to total about 171150 as of July 1, L97L.
The number of households in Moorhead increased by about 11900 to a total
of 8,025 as of Apr11 1, L97O. BeEr^reen April 1970 and July 1971, the
nuuiber of households in Moorhead increased by about 180 annually to total
about 8,250 as of July 1, L971. In the remainder of the HMA, the nunber
of nonfarm households increased by about 245 annually (3.4 percent) between
1960 and 1970 to total about 8,370 as of April 1, L970. BeEween 1970 and
L97L, the number of nonfarm households in the remainder of the HI'IA increased
by about 265 annually to a total of about 8,700 as of July 1, L97L.

The number of households in the HI"IA is expected to increase by about
800 annually to reach about 35,700 households as of July 1,1973. The
number of households in Fargo is expected to increase by about 315 annually
to tot.al about 17,775 as of July 1, 1973. The number of households ln
Moorhead is expected to increase by about 175 annually to reach about 8,600
as of July 1, L973. The nunber of nonfarm households in the remainder of
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the HMA ls expected to increase by about 315 annually to total about 9 1325
as of July 1,7973. The lncrease in the number of households reflects,
ln part, the decllnlng average nurnber of persons per househoLd.

Houslns Fa ctors. The nonfarm houslng inventory In the Fargo-Moorhead
HI'IA totaled 36,800 housing unirs in July tg71-, includlng zor7z5 c,wner-
occupled unlts, 13,375 renter-occupied units, and 2r7o0 vacant houslng
unlLs (see table VIII). The increase in the housing inventory of about
8r800 unlts sl-nce Aprl1 1960 resulted from the constructlon of about 8r350
units, the removal of 1,650 units through demolition and other causes, the
addition of 700 mobile homes, and the reclassificatlon of 11400 unlts to
nonfarm status that prevlously were counted as farm units at the time of
Ehe 1960 Census. There were 450 housing units under construct.lon ln July
797L, of which 200 were slngle-faml-ly houses and 250 were uni-ts in multi-
fanily structures. 0f the multifamily units under construction, 100 were
low-rent public housing located i-n Fargo.

Nonsubsi-dized residential bui ldine activity averaged about 620 units
annually fron 1960 through 1-966, and i-ncreased to a 900-1000 unit range
from 7967 through 1970 (see table VII). A sharp rise in nultifamily con-
struction act.ivity i-n Fargo and Moorhead boosted total construction from
587 units in 1961 to 710 units in 1965 and to a peak of lrO42 unlts in
1968. A cutback in multifanily construction followed in 1970 and, despite
an increase i-n single-faruily house construction, building activity decllned
to 883 units in 1970. Residential building activity averaged over 900
units annually trom 1967 to 1970. Although constructi.on activity through
the first slx months of 1971 indicates that annual building activity for
the year may be greater than in L97O, multifamily construction 1evels have
been depressed since late 1970 as a result of an oversupply of rental
uniEs on the market.

Vacancv. The number of nonseasonal, nondilapidated vacant units aval1-
able for sale or rent in the HlfA has increased since April 1960, \"rith the
increase accelerating in recent years because of higher levels of new uultl-
family constructi-on. As of July 1, L97L, there r^rere an estimated 1,375
housi.ng units available for sale or rent, an available vacancy rate of 3.9
percent. Comparable vacancy rates were 3.1 percent at the tirne of the 1960
Census and 3.6 percent at the time of the 1970 Census.

The available inventory as of July 1, L97L, included abouL 200 units
for sale and about 11175 units for rent, equlvalent to vacancy rates of
1.0 and 8.1 percent, respecti-ve1y. Sa1es vacancy rates are fairly low in
Fargo and Moorhead but somewhat higher in other areas of the HMA. The
rental vacancy rate appears to be significantly higher in Moorhead than
in other concentrations of multifamily units in the HMA.



Table I

Annual Demand for New Nonsubsidlzed Housing
Farqo-Moorhead. North Dakota-Mlnnesot a, Houslng Market Area

A. Slngle-fqmily a/

Price class

Julv 1. 1971 ro July 1, L973

Number
of units

Under
$ 22, O00

24,00o
26,000
28 ,000
30,0o0
3 2,000
36,000
40,000

$ 22,000
- 231999
- 25,ggg
- 27 rggg
- 29,ggg
- 3L,ggg
- 35,999
- 39,999

and over
Total

35
31
50
50
58
46
42
31
42

385

Percent

9
8

13
13
15
L2
11
8

11
100

three or more
bed

B. Multifeqrlv

Gross
monEhly renth/

- 9139
- L49
- 159
- L69
- t79
_ I89
- 199
- 2L9
_ 249

and over
TotaI

Eff iciency

15
5

20

One
bedroom

130

Tt^lo

bedrooms

5;
45
30

L25

$ 130
140
150
160
170
180
190
200
220
250

5;
40
20

5

25

25

al Excludes mobile homes.

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

Source: Estimated by Houstng Marker Analyst.



Table II

Estimated Annual Occu pancy Potential for Subsidized Rental Housing
Farso-Moor,head. Nor th Dakota-Minnesota

Housing Market Area
Julv l. l97I to JuIv 1. L973

A. Fami lies

Section 236a/
exc lusive 1y

to
35
25
10
80

35
25
60

Eligible for
both programs

Pub1ic housing
exclusively

15
ro&l

lotal for
both programs

30
80
50
25

185

B. Elderlv

I bedroom
2 bedrooms
3 bedrooms
4+ bedrooms

Total

Eff iciency
I bedroom

Total

20
40
25

5

=5

30
5

-359/

90
20

r]6s/

r55
50

205

a/ Estimates are based upon regular income llmits.

b/ About 35 percent of these families are eligible under the rent-supplenent program.

c/ A11 of these elderly couples and invididuals also are eligible under the rent-supplement
Programo



Table III

and
Fa

1953 -

1963 1964 1965 Is66 Lg67

!Jo I u
No

Twelve- mont.h averape endinA:
Work force comDonents

Total work force

Unempl oymen t
Percent of work force

Total employmenE

Agri cul tu ral employment.

Nonagrlc. employment

Uage & salary enploy.

Manufa c turlng
Nonmanufac turing
Mining
Contract constr.
Trans. & pub. uEil.
Trade
l'in., ins., real est..
Servi ces
Government

44.7N 45.300 47,5oo

I ,5OO
3.27"

46,ooo

4,7@

4r .300

36,925

2,625

34.300

50
,525
,t25
,425
,225
,o75
,9OO

4,31 5

I 968

49 .600

1,575
3.22

48,O25

4,550

43 ,47 5

39 ,O7 5

2,750

36,325

50
2,625
3,150

l2,o5o
2,25O
7 ,675
8,525

4,M

t969

5l,ooo

1 ,550
3,OZ

49,450

4,325

45,I50

40, 650

3,mo

37,650

60

I970

52,M

May 3l
1970

5 r ,650

r ,600
3.17"

50,O50

4,225

45,825

4t,325

3,O75

38,250

60
2 ,8OO
3,r50

t2,315
2,300
8,250
9,350

4,500

May 3I
r 971

53,350

2, loo
3.97.

5l ,250

4,150

47, loo
42,450

3,O@

39 ,450

4
3,OOO
3, IOO

t2,575
2,425
8,3OO

to, 025

4,650

43.52s

I,600
3.77"

4t,925

6,I50

35,775

31,300

2,275

29.O25

30
2,2OO
2,8OO

1O,125
2, loo
5,625
6,150

46.450

1,425
3,17"

45,O25

5,150

39 ,875

35 ,45O

2,55O

32 ,900

50
7.,25O

3, loo
l 1 ,2OO
2,150
6,750
7 ,375

4,4@

I ,55O
3.57"

43, t50

5,8OO

37 ,35O

32,7N

2 ,300

30,400

Q
2,L5O
2,925

ro, 525
2,o25
6,ooo
6,700

L,725
3.87.

43 ,500

5 ,525

38,075

33 ,57 5

2,325

31.250

2,3tO
2,950

1o,650
2,O5O
6 ,450
6,875

I ,85O
3.57.

50, 5 75

4, lOO

46 ,47 5

t+L,925

3,O25

38,9OO

50
2,9o,0
3,150

12,475
2,37 5
8,275
9.675

2

J

11
2

7

7

2,

12,
2,

9,

750
175
175
225
loo
175

4,475 4,550
A1l other nonagr. emp1.b/ 4,5619 4,625 4,5OO

a/ Totals may not add as a result of rounding.
b/ Includes urrpaid famlly workers, che self-employed, and domestics

Source: North Dakota Divislon of Unemployment Compensation.



Table IV

Percentase Di strlbutlon of ALI Nonfarm Faml[les and Renter Household64/
bv Es ttmbt ed Annua I AfEer-tax Incomes

Farso-Moorhead. North Dakot.a-M lnnesot,a, Houslng Market Area

t959 L97L

Under $

$2,OOO -
4,OOO -
5,ooo -
8,OOO -

2,OOO
3,999
5,999
7,999
g rggci

Annual lncome
after tax

A11
fami lies

9
22
31
2L

8

Renter
household s

13
32
33
t4
4

A11
fami lies

L4
11

5
4
3
8

100

$9 ,55O

5
10
18
19
16

3
6

L2
15
L7

lO,OOO -11,999
l2,ooo -13,999
14,OOO -l5,ggg
16,OOO -L7,ggg
18,OOO -lg,9gg
Over 20,OOO

TotaI

4
)
)
)s
)

)
100

)
)

la
)
)

100

L4
6
5

)
)7
)

100

$7,825Med ian $5,2OO

a/ Excludes one-person renter households.

Source: Estimated by Housing Market Analyst.

$4,275

Renter
household s



Table V

Nonfarm Population Household Trends
ar o -Moorhead North Dakota-Min esoEa Housi Market

April 1. 1960 - JuIv l. 1973

46,662
22,934
2L,123

14,053
6,L25
5 1939

April 1

L970

53,365
29,697
28,OO5

15,8O3
8,026
9,359

55,55O
31 ,875
30,325

7,775
8,600
9,325

Averaee
Popu Iation

HMA toral

annual chane es
1960-1970 1970-197r. L97 r-1973

90,7Lg 1ll,o58 113,600 117.750 2,O33 2,O35 2.O75

Hou sehold s

HI,{A total

Fargo
Moorhead
Remainder

Fargo
Moorhead
Remalnder

26,LL7 33.197 34,1OO 35.7OO

54,2OO
30,525
28,975

17 , 150
8,25O
8,7OO

570
675
688

708

275
190
243

670
670
695

725

280
180
265

675
675
725

805

315
L75
315

I

Sources: 195O and 1970 Censuses of population and Housing;
Analyst. 1971 and 1973 esEtmaEed by Housing Market

April I
1 960

July I
l97l

July I
L973



Tab1e VI

Trend of Colleee and Unlversit y Enrol lmentg/
Moo

I - L97L

School
vear

I 960

I 961

L962

1 963

1964

L965

L966

1967

I 968

L969

L970

1971

a/ 0penlng fal1 enrollment of each year

b/ EstlmaEed by Housing Market Analyst.

Sources:

North Dakota S teU sl

Toral
enrol lment,

5,163

5,7O8

5,274

6,8gO

7 ,6L8

g r64L

9,180

IO, 149

1 1 ,255

11 ,85I

L2,L35

L2,42*/

S E Moorhead Fa

Moorhead State College and North Dakota State UnlverslEy
Offices of Admissions and Records; National Center for
Educatlonal SEat.istics, 0pening fa11 enrollment L960-f966.



Table VII

ResidenEial Buildins r\r.tivl rva/
Fa rgo - Moo rh ea d, -N-;;Et-o;-ko *-.1 i;;do, 

" f ri "iti",1 ra rk e_c 
_ 

A r ea
ApCe!r".rr. iDoo _ isTt

IIMA total

I 960

659

196 I

587

332
25s

250
t26
t24

206
89

LL7

t964

459

1161

4-l
252
458

6t
10
5l

t966

!9_cr

260
348

25
25

1252

uE/
292
658

534
t32
/1O2

97
27
70

2t6
6T

r55

103
7'
3l

rilg

,8-g-lc/

364
519

108

34

1962 1963

648 66*/
125L 1e68

9029/ t.o+z

358 338
551 704

Fivetonths
_1-el9 r eT l

225

t26

266!/
Single-farnily
Multifamlly

Fargo
Single-famt ly
Mu I ti fami 1y

West Fargo
St ng I e- famt ly
Mu I tifami 1y

Moorhead
Si ng le - fami ly
Multifarnily

Rernal nd er
Single-family
Multifamily

477
182

242
366

284

240
429

3t2
t23
189

333
93

2Q

258
20I

279
t96
83

82

259
190
69

39
33

125
159

25
,?

42
b5

207

191
LT7
74

t75

391
t72
2t9

455
2L8
237

115
24
91

419
75

344

)Ji
JZ

314 287
136 LO2
I 78 185

579
t79
400

t27
139

I50
75

172
4L

L3l
5I
l5

25
,:

L4
t:

60
u:

58
24

58
t4

L4 46
t4 20
-26

72

47
Q

7

8l
94

259
62

197
Ito
278

228
85

r43

79
35
44

tL7

74
24
50

388

56

L4
6

8

2

:

7t
7L

63
48
20

76
44
32

59
t:

67
67 10

10

6
q2

76
4L4

a,u Buildlng permits comprise about gO percent of allconstrucEion.
b/ Excludes 24 units public housing.
q/ Excludes 92 unirs publlc housinl.
d/ Excludes 20 uniEs publlc housin!.
e/ Excludes 2lO uniEs public housing.
!/ Excludes 185 units Secrion 236. -
g/ Excludes 32 unit.s pubrtc housing, 44 units sect.ion 236, 20 unlts Section 235h/ Excludes 2O unlts Sect.lon 235

Sources; U. S. Bureau of Census C_4O Constructlon ReporEs; local building inspectors, and estimates by Housing I{orkct.\rr,.tl'st.

single-famity house consErucEion and virt.uarly alr of che murt.ifamily



Table VIII

Tenure and vacencv

Toral housing lnvent,ory

0ccupied housing unlEs
Owner occupled

PercenE of total occupled

Renter occupled
Percent of total occupled

Vacant housing uniEs
Avai lable

For sale
Homeowner vacancy raEe

For rent
, Rent,er vacancy rat,e

other vacante/

Aprl 1

t 960

26,L17
L6,284

62.47.

9 ,833
37.67"

I .875
848
270
I.6

578
5.5

L,O27

27,992 35.820 35.800

Aprt I
1970

33.197
20,242

6L.O7"

L2,955
39.O7"

2.623
L,253

23t
1.1

L rO22
7.3

1 ,370

JuIy
L97L

34.I@
20,725

6C_.87.

t3,375
39.2%

2.70,0
1 .375

200
1.O

1r175
8.1

L,325

a/ Includes seasonal units, unlts renEed or sold and awalting occupancy'
vacant dil.apidated units, and units held off the market.

Sources: 1960 and 1970 Censuses of Housing; 1971 estlmated by HousLng
Market Analysc.

,'Ionf arm Horr" i.gg--Ig,!93y.
Fargo-Moorhqa!, No slng Market Area
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