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Great Falls, Montana, as of December 1, 1970

Foreword

Ttrls analyele hae been prepared for the aeeletance
and guldance of the Federal Houeing Admlntstratlon
ln lte operatlons. Ttre factual lnformatfon, flnd-
lnge, and concluslons nay be useful aleo to bull.d-
ere, mortgagees, and others concerned wtth local,
houslng problems and trends. Ttre analyals does not
purport to rnake determtnatlone wlth respect to the
acceptablllty of any partlcular mortgage lnsurance
propoeals that may be under conslderatlon in the
subJect locallty.

Ttre factual framework for thla analysls wae devel-
oped by the Economlc and Market Analysis Dlvlslon as
thoroughly as possible on the baeis of informatlon
avallab1e on the !!aB offi date from both local and
national Eources. 

- 
Of course, e8ttEatea and Judg_ments made on the basis of lnformat{on avaltiUti

on the rras ofr date may be modlfted conslderably
by subsequent market developments.

the prospectlve demand or occupancy potentlale ex-
pressed in the analyels are based upon an evalua-tion of the factore avallable on the 'rae ofr date.
Itrey cannot be construed ae forecasts of bulldlngactlvlty; rather, they exprees the prospecttve
houslng production which would malntaln a reaoon-
able balance ln demand-supply relatlonshlps under
condltlons analyzed for the ras ofrr date.

Departnent of Houslng and Urban Development
Federal Houelng Adurlnlatratton

Economlc and Market Analysie Dlvtston
Washtngton, D. C.



FHA ING MARKET AI'IALYSIS F ALLS. TAI.IA

AS OE DECEMBER 1. 1970

lhe Great Falls, Montana, Housing Market Area (HMA) ls defined as Cas-

cade County, l'lontana, and conforms to the Great Falle Standard Metropolitan

Statlstlcal Area as deftned by the Bureau of the Budget. the tlMA, located

in north-central Montana 92 mlIes northeast of Helena, hae a current PoPu-

Iation of 82,30O, lncludlng approximately 17r900 ml1ltary Personnel and

their dependents and rni1ltary-connected civillan employees and their depen-

dents.I/

Military installations and defense-related lndustries are major ele-
ments in the economy of the Great Falls HMA. The construction of Anti-
BaLlisric Missile Slstem (ABM) siies near Great lalls is e4p9c!ed to have

;;;;;;i;;*-"fr.". on tt" tocal economy during the tvro-vear forecast period

.rritrrg December 1, L972. Some lmprovement ln the local housing market is
already apparent, coincident with the lnltlatlon thls sunrmer of construction
activity at the "1t"". 

the economic stimulus provig:d. Uy the construction
phase oi tt. project will be supplanted in early L973 by an equally large,
but permanent, rnork force 

"rrg*gud 
in the oPeratlon and maintenance of ABI'1

sites

Anticipat ed Housins Demand

lhe demand for permanent, nonsubsidized housing ln the Great Ealls HMA

during the DecemUer igZO-December 1972 forecast Perlod is based on an expec-

ted increase of 70O permanent nonmilltary-connected clvilian householdst

Iosses to the inventory as a result of demolitions, fire and other causest

and an evaluation of current market condittons, Based on these factors and

on trends discussed in the followlng sections' it is estimated that there

wfll be a deoand for about 350 housing units a year during the period from

Ll As used ln this analsYis, the term'rtmilltary'r popuLation is defined
ependents. tMilitary-connec
f civiltans working at milit

as
tedincluding miLitary Personne I and thelr d ary in-civillan'r population includes farullies o

stallations or at one of the firms doing contractor and sub-contractor
work for either the Air Force or the Army. ltre term trnonmilltary-connec-

tedt' includes the remaining Portion of the populatlon'
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December 1, 1970 to Deeember 1, L972, including 200 single-family houses and

150 multifamily unitso In addition, there will be 8n annual demand for approxi-
mately 150 mobile homes. Distrlbutions of demand for single-family houses by
price class and multlfamily units by gross monthly rents are presented in
table I. Although there is expected to be a growth of about 11200 military-
connected civilian households in the HMA during the forecast period, nearly all
of this increase represents temporary household growth in the form of military-
connected construction workers empl-oyed at the ABM sites and should not be con-
fused with permanent household growth. After the end of the forecast period
(summer 1973), nearLy all of these workers will have departed the I{MA"

,l

Inevitably, some new permanent housing will be provlded in the HI4A during
the forecast period as a response to temporary demand generated by the construc-
tion rporkers. However, it is expected that most of this housing demand wiIl be

satisfied from the existing housing stock or through the in-movement of nobile
homes at the missile sites and in surrounding areas, including the Great Fal1s
areac

Permanent military-connected civilian household growth of a substantial, but
as yet indeterminate amount, will occur after the forecast period during 1974
and 1975. ltre effect of this household growth on the demand for housing in the HMA

will depend on a number of factors: the asrounE of on-site housing for employees
provided by the Department of Defense, commuting patterns favored by ln-mlgra-
ting personnel, the rate of production of conventional housing in the counties
adjacent to the HMA, the production and absorption rates of new housing units
supplied in the HMA during the next two years, and the amount of time and per-
sonnel required for the transition from the construction phase to the oPeration
phase of the ABM facillties. lhese factors can be e.valuated more accurately
near the end of the forecast perlod of this analysis,

Occupancv Potential for Subsidized Housins

Federal assistance in financlng eosts for new housi.ng for Iow- or moder-
ate-income families may be provided through a number of different Progralus
administered by FHA: monthly rent supplements in rental projects financed under
Section'22LG)(3); partial palrment of interest on home mortgages insured under
Section 235; partial interest payment on project mortgages insured under Sec-
tion 235; and federal assistance to 1oea1 housing authorities for low-rent
publii housing.

The estimated occupancy potentlals for subsidi,z,ed housing are designed to
determine, for each program, (1) the number of famllies and individuals who can
be served under the program and (2) the proportlon of these households that can
reasonably be expccted to seek new subsidized houslng during the forecast period.
Household eligibility for the Section 235 and Section 236 programs is determined
primarily by evidence that household or family lncome is below established linits
but sufficient to pay the minimum achievable rent or monthly payment for the
specified program. Insofar as the income requirement is concerned, alt families
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and individuals wlth income below the income llmits are assumed Eo be eligible
for public housing and rent suppLement; there may be other-requirements for
eligibility, partlcularly the itquirement that clrrent living quarters be sub-

staidard ftr iamilles to be ellgible for rent suPPlements. Some fanilies may

be alternatively ellgible for assistance under more than one of these PrograrDs

or under other assistance Programs uslng federal or state suPPort. the total
occupancy potentlal for federilly asststed houslng approximates the sum of

the potentials for publlc housini and Sectlon 236 hoostng. For the Great Falls
HMA, the total o""opar"y potenttal is estimated to be 370 units annually.
Euture approvals ,r,i"r LaLt program should take into account any intervening
approvals under other programs which serve the same familles and households'

Ihe annual occupancy potentiatsU for subsid.Lzed, houslng discussed below

are based upon 1970 ir,"oro.i, the occupancy of substandard housing, estimates

of the eldeily populatlon, iqqome lfmfts in effect on December 1, L97O, and on

available market e*pe.ie1ce.2/ the eetlnate of occuPancy potential for low-

rent public housing in Great Fa11s also lnvolved othlr conglderations, whlch

wiLl be dlscussed below.

fhe Prrb 1{r. rcrlao and Ren r-s rrnn 1 ement ProarEImS

the elderly also are eligible f
the case of the somewhat more
for families would be about 60
would be the same (85 units).

Rental Housi n9 Und er
These two programs serve households ln essentially the same low-income grouP.

The principal differences arise from the manner in vltt ich net income is comPuted

for each program and from other eLigibility requiremen ts. For the Great Falls
HMA, the annual occupancy potentlal for public housing is estimated at 100

units for families and 85 units for the elderly. Approx imatelY 20 Percent of
or housing under Section 235 (see table II). In
restrictive rent -suPPtement program, the Potential
units annually, the Potent ial among the elderlY

There are at present 356 public housing units in the Great Falls HMA' in-
cluding 242 uniEs for non-elderLy occupants and 114 for occupancy by elderly
couples and individuals. As of December 1, 1970, there hrere,no vacant units
and a rdaiting list of 7O househoLds (25 elderly and 45 non-elderly) hlas re-
ported. An "dditi.o.,"l 1OO public housing units for familles are proposed for
Great Falls, pending the outcome of " poUli. referendum ln April 1971. Provision
of these units would absorb the potential for public housing for famiLies during
the first year of the forecast period"

Initial renting is scheduled to begin in January L}TL for 11I units of Sec-

tion 221(d)(3) rent-suppl-ement housing units in a rehabilitated structure

Lt The occupancy potentla1 referred to ln this analYi is have been calculated

to reflect the strength of the market Ln vLew of exlstlng v€lcarlcy. Ihe

successful attainment of the calculated Potentials f or subsidized housing

may wel-I depend upon construction in suitablY access ible locations, as we 11

as a distribution of rents and sales Prices over the comPlete range attaln-

2l
able for housing under the spe_ci!fq!-Proglamg:
Farnilies with lncomes inadequate tJpurclise-or rent nonsubsidlzed houetng

generally are eligible foe one form or another of subsidlzed housing'
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in downtown Great f"it*U Nearly all of the unlts offered are elther effi-
ciencles or one-bedroom and can be expected to appeal moetly to elderty couples
and individuals although the project h,as not deslgned particularly for elderly
occup€rncy. Upon absorption of these unlts, the first year Potential for
rent-supplement housing for the elderly will have been met.

Rental Housins Under Section 236 . Moderately priced rental units can be
provided under Section 236. With regular income llmits, t
occupancy potential for 200 units of Section 236 housing i

here is an annual
n the HMA, includ-

ing 125 units for families and 75 units designed specifically for elderly
occupancy. If exception income limits are used, these potentlals would be

increased to about 180 units for families and 85 units for the elderly.
About one-third of the elderly eligible under Section 236 also would qualify
for public housing. It should also be noted that in terms of eliglbility,
the Section 236 potential for fa^milles and the Section 235 Potential drasr
from essentially the same population and are, therefore, not addltive.

As of December 1, 1970, there were 12 Section 236 units completed and

occupied at Vista VLLl€i, the arears first Sectlon 236 housing proJect.
AddiiionalIy, 12 units are rented and are awaltlng occupscY, and 72 units
are under construction. the project, totaling 96 units, consists of eight
structures of 12 units each to b6 located at four seParate locatlons in the
city limits of Great Fal1s. Absorption experlence to date suggests that a

good proportion of the units will be oceupied by young couples with fewer
than t$,o children and by households having female heads. A few eld':rly
couples are rePresented among the first 24 households to rent these units'

At present, there are 2o1 unlts of sectlon 2o2 housing-in- ttrc' projects
in the HI.{A. The larger of these (Eagles Manor, a 141-unlt hlgh-rise struc-
ture south of downtown Great Falls) ieported no vacancles as of December 1'
l97O and a waiting llst of eight couplls and 20 lndividuals. Thirty-eighE
percent of the occuPants receive t"tt-supplements for which there is a wait-
ing ltst of eight lndivlduals. soroptlmist viltage, 60 unlts in sEructures
of one and two stories, was completeb in early 1969, three years after Eagles

Manor, and reports no vacancles at the present flme.

The HL1D-FHA Office in Helena has issued a feasibility letter for 84

units of Section 236 housing tn Great Ea1ls. Provision of the Section 236

housing units currentLy under constructj.on (72 units) or ProPosed (84 units)
will fulfi11 only a portion of the Section 236 occupancy Potential for fami-
lies and elderly for the first year of the forecast period.

Sales Housing Under Section 235" Sales housing can be provided for farni-
lies with low or moderate incomes under Section 235' rt is estimated that
using reguler income linits, the Great Falls HMA could absorb at'out 125 units
undei this program during each of the next two years. lt should be noted

As of December 17' 1970' 20 efficiency and 4 one-bedroom units had been
Lt

rented, all to elderly tndlvtduals and couples.
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that approxlmately one-third of these famlltee are flve- or more-peraon house-
holds. Under exceptlon income 1lmlts, the annual potentlal for Sectlon 235
houslng would be about 18O unlts. A11 of the famlllee ln the potentlal for
Section 235 houslng also are eltgible under Sectlon 235, and vlce versa, but
the two are not addltlve. Only about 4O new houses have been lnsured ln
the HllA under the provislons of Section 235 since the programrs lnceptlon
in 1969, and most of theee have been in small subdlvtsions northwest of down-
town Great Fal1s. The absorptlon of 72 unlts of Section 236 housing currently
under constructlon wl11 reduce somewhat the flrst-year occupancy potentlal
for Section 235 houslng ln the HI4A. In December 1970, flve familles moved
into homes provlded through a self-help houslng program and lnsured under
Section 235. These houses muld have been priced at approximately $19rOOO,
but through the utillzatlon of self-help construction techniques, a saving
of $4,OOO Eo $5,OOO per unit is effected. Five more units of this type are
currently under constructlon.

Sales Market

ltre market for new, nonsubsidized salee housing has lmproved slightly
in recent months, as evidenced by the decline ln the homeorrrner vacancy rate
from 1.6 percent ln April 1970 to 1.5 percent ln December 1, 1970. Factors
respr)nsible for the market improvement include the stimulus to area purchas-
ing power being generated by ABM construCtion activity and an lncreased
availability of mortgage funds. However, there is a marked shortage of
available sales housing of standard qualityi of the 255 housing units avail-
able for sale in December L97O, it is estimated that fewer than 50 (20 per-
cent) have all plumbing facilities, thus effectively reducing the homeowner
vacancy rate to less than 0.4 percent. Currently, the most active price
range for new, nonsubsidlzed sales housing is $25rO00 to $30r000, although
some units at prices abo11e $io_,_oog are being off_eped, . $plcalIy, these units
are in small subdivisions southeast of downtowrr Great Falls and northwest
of the business district across the Missouri Rlver. A moratorium on resi-
dential bullding has been enforced southwest of the city because of the
possibillty of flooding, md development east and northeast of Great Fa1ls
ls blocked by the Air Force Base and the Missouri River, respectively"

The most recent FHA Unso1d Inventory Survey, an Elnnual canvas of con-
struction activity in subdivisions with five or more completions, reported
that of 58 units completed during 1959,27 were specutatively built. Of
these, all r^rere sold vrithin one month of courpletion. Itris represents an
improvement over the results of the previous survey which reported that
nlne (20 percent) of 36 units built speculatlvely during 1968 remained
unsold more than one month after completlgn. A further indication of market
improvement is the rate of foreclosut"s on troro"s-"i"sured under the provi"fo.,"
of Section 203, which, during 1969 and the first three quarters of 1970,
averaged about one-third of the rate for the years 1965 through 1958.

Existing single-family units available for sale are limited to otder
units in built up areas of Great Falls City. Many of these units are un-
desirable because of location or condition. According to the 1970 Census,
fully 8O percent of unlts vacant and available for sale were Lacklng one
or more plumbing faci1ltie6.
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Rental Market

Although the renter vacancy rate for the Great Fal1s HMA was an estl-
mated 5.8 percent on December 1, 1970, available rental vacancies in units
built since L967 are relatively few, suggesting that most rental vacancies
are in older, substandard structures, both slngle-family and multifamily.
rn fact, of the 589 units available for rent on April 1, L97o, 235 lacked
one or more plumbing faciLities.

New multifamily-unit structures are eoncentrated on the south side of
Great Fal1s City, near Tenth Street South, a major retail-ssnm€rcial strip
development in the city. Gross rent for these new units ln multifa^mily
structures range from $L5O to $170 for one-bedroom units, $180 to $2OO for
trtro-bedroom units and $220 to $290 for three-bedroom units. Ttre monthly
gross rent for two-bedroom units under construction or proposed in multi-
family structures is expected to average $200.

Older available units for rent include duplex units ($125 to $I5O per
month) and single-family houses ($175 to $250 per month for tr^ro-bedroom
units). Local- sources report a relative scarcity of single-family homes
available for rent since the influx this summer of construction workers
commuting from Great Falls to their jobs at ABM sites.

Mobile Home Market" Shipments of new mobile homes into the HMA have
averaged less than 50 unlts annually since 1950. Most of these have been
located in small parks outside the city limits of Great Falls. The average
sPace in these parks is relatively small and rentals range from $37"50 to
$40.00. At present there are no parks in the area of comparable size and
quality to the 2O7-l,l project of 41 spaces presently under construction.
Absorption of spaces at this project shoul-d be carefulLy evaluated during
the coming year before further approvals of Section 2O7-Yt proposals are
made (the HUD-FHA Office has issued a feasibtlity letter for a 2oo-space
Section 2O7 -l"l proposal ) .

Economic. Demoeraphic and Housing Factors

Emplovment. The civilian work force for the Great Ealls HMA averaged
30,800 during the twelve-month period ending in November 1970. The total-
included 1,600 persons unemployed, lr20O agricultural workers, and 28r000
nonagricultural workers. Nonagricultural wage and sa1ary employment averaged
24,600 during the period, an increase of 200 jobs from the average during
the comparable twelve-month period ending in November L969. The current
nonagricultural wage and salary employment total includes an estimated lr50O
roilitary-connected civilian workers and 23r 100 nonmilitary-connected civi-
lian employees.

Malmstrom Air Force Base, located just east of the city limits of Great
Falls, continues to be a dominant factor in the locaI economy" As table IV
indicates, the combined military and civil service strength level at the
base has fluctuated tn recent years although the magnitude of year-to-year
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changes since 1967 has remalned within the range of about 200 to 250 persons.
In November 1970, there were 5 rO24 mLlltary and 572 civil service personnel
assigned to the base. TLre combined strength level of 51596 represents a
decrease of about 250 personnel slnce June 30, 1970, whlch ls the result
of a policy of gradual strength reductton through attritlon. No signlficant
change in mission at Malmstrom Air Eorce Base is expected during the two-year
forecast period.

Work force levels at the other major employers in the HMA, Anaconda

copper and Burlington Northern Railwa,Y.: have not changed appreciably since

1968.and u." ""p."ted to remain steble' during the forecast period' Other

large employers in the HMA--the hospitals, public school system' and city
government--are service-oriented and can be expected to enlarge their work

forces in proportion to population and income gains expected during the

forecast Period.

Future Emplovment Prospects. The construction, operatlon, and mainte-
nance of the Anti-Ballistlc Misslle (ABM) system in north-central Montana
is expqcted to have signlficant effect or-r !_he economy of the Great Falls

^r"u.Lt Construction of the system has begun and although the center of
activity Ls 62 miles northr"rest of Great EaIls at Conrad, Montana, exPerience
to date suggests that employment Levels in contract eonsEruction, trade,
services, and government in Cascade County will be stimulated directly and

indirectly during the next several yearsc

Currently, there are 325 construction workers employed near Conra'd in

the completion of two initial contracts for the system. Although these

contracts (totaling about $Srooorooo) wi1! expire March 1, L97L, another

much larger contralt ($10o,0oor0oo) wlLl 6e released lor bid this spring

for the second phase of ABI"I system construction. Hirlng of constructlon
craftsmen and laborers will commence thls spring through labor unions in
the Great FalIs area. By summer (June-Atrgust, igZt)rapproximately 1r5OO

to 2rO0O construction vro;kers (depending on aeCails of the contract to be

negotiated in May and June) will be active at two,'Bites. weather will
limit the constrlction r,prk force to about I,OOO workers by the end of

the year, but by the sumer of L972 the r,trork force will increase again

to about 1,700 men and rrill be malntained at that leve1 through the re-
mainder of 1972 and early Lg73. Cornpletion of the construction phase of

the project is scheduled for spring, 1973'

ltrus far, the Great Falls labor market has been adequate to supply

the construction workers requlred at the projects. However, shortages in
certain crafts are developing and it *.y t" expected that most of the craft
construction workers invoLved in further construction at the sltes wi1[ be

recruited from outside the local market area'

Ll This analysis of the effect of ABM system
Montana is based on available information
nificant subsequent rescheduling of ABM sy
appropriate adjustment of all projections

deveLopment in north-central
as of December 1, L97O. Sig-
stem develoPment would require
developed in this analYsis.

,
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Local so.urces indicate that, to date, most of the workers at the con-struction sites restde ln Cascade County and corunute to work. However,judglng from the expertence at similar construction sltes in North Dakota,
as many as 500 unlts of temporary houslng (trallers) may be provtded thls
'ummer 

by the prlme contraclor for use b! workers at the sltes.
As of December L970, permanent empl.oyment in connection with the proj-ect sras only five persons. By the sprlng of Lg7z, 50 to 75 persons will be

employed, and by sprd.ng, 1973, a combir,ed total oi ZSO military and civilservice personnel will be required at the sites. Ful1 operations at thesites is scheduled to begln ln 1974-1975 with a permanent employment of 1,600
Persons;45 percent of these will be civilians, 55 percent will be military(Army). Current plans call for the provision of 7oo to 8oo government-owned
housing unlts for military and key civillan personnel stationed at thesesites. Although these famllies will reside outslde the HMA, it is expectedthat trade and services industries in the HMA will reeeive substantial stimulus.
The remaining 800 to go0Gmployees at the sites can be expected to desirehousing in Cascade Countyo

With the stimulation to the local economy expected as a result of theconstruction of the ABM system, as well as th; continuation of growth ofGreat Falls as a service, tourlsm and trade center for north-centrar Montana,total nonagricultural wage and salary employment in the HMA wiII increaseto an estimated averaSe of 281300 jobs during Lg72" Ihe total will include4,150 military-connected jobs and i4,150 noniilitary-connected jobs. Theingre-qge_9t 2r!50 ig_mi11re5r.-_cgnn9_g!s5l_emploJrngn!__r.,!Il result irom theaddition of about 2,80o oepartmGnt "r tG aF*Jli"i1 service and contractor
Personnel in conjunction with ABM system conslruction and the loss of about
150 Department of the Air Force civll service and contracted jobs at Malrn-strom Air Force Base. Nonmilitary-connected civilian employmint ls expec-ted to increase at -an average annual rate of 525 jobs (2-.2 percent) duiingthe forecast Period. Ihis acceleration in employment growth reflects theexpected secondary stimulus of ABM system construction in the area. Thecontinuation of secondary economic stimulus to the local economy after thecompletion of ABM system construction in early 1973 will depend on a
number of factors as yet indeterminate, such Ls the location, number, andaccessability of government-provided housing for military and key civilianpersonnel and the rates of production of private housing in counties ad-jacent to the HMA. However, it is r""sorrable to assume that the transitionfrom the construction phase to the operation phase of the ABM system w1llnot involve significant economic trauma for the Great Falls HMA.

Income. As of December 1, Lg7o, the estimated median annual income ofall families in the Great Falls HMA was $9r175, after deducting federalincoe tax. Renter households of turo or more p"r.on" had an estimated medianafter-tax income of $7r85o. In 1958, the revised median after-tax incomesfor all families and for renter househords vrere $7 rgzs and $61775, respec-tively" Distributions of familles and renter households by aiter-tax incomeare presented in table V.
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the Great Falls HMA was an esti-
an increase of 830 persons annually

(I.l percent) since the Aprll 1, 1960 Census (see table VI). Of this total,
an estimated 60r400 persons reside wlthin the present clty limlts of Great Fal1s
(an increase of 51043 since 1960) and 211900 persons reslde in the remainder
of Cascade County (an increase of 31839 since 1960). The current population
total of 821300 persons includes approximately 14,175 milltary personnel
and their families, 3r700 military-connected civilians and their dependentst
and 641425 nonmilltary-connected civllians and their dependents. the total
military population includes approximately 8r450 persons residing at Malm-
strom Air Force Base (61575 persons in households, 11875 persons in group
quarters) and about 51725 persons llving off-base in private housing. Of
Ehe military-connected population, approximately LrO25 persons are associa-.
ted with construction of the ABM system.

During the tno-year forecast period total population ln E-he tlMA is ex-
pected to increase by 21750 persons annuaIly, to a total of 871800 by December
1, 1972. This dramatic acceleration of populatlon growth ln the IMA le ex-
pected as the consequence of in-migration of personnel to be employed at ABM

system construction sites near Great FaL1s. Ttre total population change of
5r500 persons will consist of an increase of Lr975 nonmilitary-connected civi-
lians, a gain of 3,800 miliEary-connected civl1lans (nearly all associated
with ABM system construction), and a loss in military population of 275
persons. Of the total military-connected population of 71500 persons exPec-
ted to reside in Cascade County by December 1, L972, appqoximately 41800 will
be directly connected with the ABI"I system constructLon.2l

There were an estimated 25r45O households in the HMA es of December
1, 1970, including 191700 in the city of Great Falls and 51750 in the
remaining portion of the HMA" Slnce April 1960, the number of households
in the HMA has increased by about 31260, an average gain of approximately
305 (1.3 percent) annually (see table VI). The current household total
includes approximately 3r050 military, 1, 180 mllitary-connected civilian,
and 2Lr25O nonmilitary-connected civilian households. Based on estimates
by Malmstrom Air Eorce Base officials and the results of the February 1970
family housing survey, an estimated 1r6OO military households are no$, living
on-base and the remaining 1r450 households are off-base.

Based on'the projected increase ln population and employment during
the forecast period, it is estimated that the number of households in the
HMA will total 27,35O by December 1, L972. Ttris total will consist of

Ll the April 1, 1970 Census reported a final population of 811804 for the
Great Falls IMA, including 60,091 persons wlthin the clty of Great Falls
and 21r713 persons in the remainder of Cascade County.

U lhese estimates e*clude an estimated lr2OO milif,ary-connected (ABM) Persons
that r^ri11 reside in contractor-provided houslng in adjacent counties if
such housing is made available. Whether such housing is provided will not
be known until after the awarding of ABM contracts thls spring.
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3,OOO military household! (down 50), 2r4OO military-connected civilian house-
holds (up L r22O), and 21r950 nonmilitary-connected civilian households. The

projected growth in nonmllltary-connected civllian househoLds will average
350 households annually over the.forecast period (1.6 percent annually) and

is 15 percent greater than the rate of total household growth in the HMA in
the period 1960 to 197O.

Housing Factors" Ihe housi ng inventory in the Great Fa1ls HMA Eotaled
27 r35O units on December 1, 1970, including 14r5OO owner-occupied units,
101950 renter-occupied units, and 1r9OO vacant units" Ttre increase in the
housing inventory of approximately 3r25O units since April 1950 resulted
from the construction of about 5r4OO units, the addition of 425 mobile homes,
and the loss of approximateLy 21575 units through fire, demolition and other
causes. There were about 195 units under construction as of December I'
1970, of which 75 were single-family houses, and 120 were units in multifamily
structures" Included in the total multifamlly units under construction were
about 70 Section 236 units. Excluded from the total are 111 Section 221
(d)(3) units being converted in a structure formerly used as a hotel"

As table VII lndicates, the rate of non-subsidized slngle-family unit
construction in the period L966 through 1970 is considerably less than it
was during the years 1960 through 1965. However, the rate of nonsubsddized
multifamily unit construction has increased considerably since 1958 and in
the last twenty-four months has averaged more than double the rate of con-
struction recorded between 1964 and 1958"

Most of the single-farnily homes built in the HI"IA since 1960 have been
located in smal-1 subdivisions northwest and southeast of downtown Great
Falls. Approximately half the muLtifarnlly units built since 1950 have been
in structures of five units or more. Ilplcally, these have consisted of
I2-plexes proximate to the major arterial connecting Interstate 15 and
Malmstrom Air Force Base. There are about 900 vacant nondilapidated, non-
seasonal housing units in the HMA available for rent or sale as of December
l, 1970. About 225 were for sale and 575 were for rent, indicating home-
owner and renter vacancy rates of 1.5 and 5.8 percent, respectively (see
table VIII). About 175 units available for sale and 250 units available
for rent are lacking one or more plumbing facilities.



A. Slngle-family houses

Sales rice

Table I

Eetlmated Annual Demand for Nonsubsidized Hous
Great Fal1s. Montana Houslns l'lar t Area

December 1. 197O to December 1. L972

Number
of units

10
20
40
60
40
30

200

Under $2O,OOO
$2OrOOO - 22,499

22r5OO - 24,999
25,OOO - 291999
3OTOOO - 341999
35,OOO and over

Total

Percent
of total

5
10
20
30
20
15

100

B. Multifamily units

Gross monthly
rental

$13O - 149
150 - 169
170 - 189
190 - 209
2LO - 229
230 and over

ToEal

Eff lc iency

I5

15

0ne
bedroom

20
20
10

50

Two
bedrooms

3;
25
15
75

Three or
more bedrooms

to
10

Note: Gross monthly renEal ls shelter rent plus the cost of utillties.



Table II

Eetimated Annual Occupancv Potential for Subsidized Rental Housine
Great Fa11s. Montana. Housins Market Area

December 1970 - Deiember 1972

A Fami lies

I bedroom
2 bedrooms
3 bedrooms
4+ bedrooms

Total

B. Elderlv

Eff iclency
1 bedroom

Total

Section n6g/
exclusive ly

10
50
40

Eamilie6 eligible
for both programs

15
10
25

Public housing
exc lusive 1v

Total for
both prosrams

15
L25

0
0
0
q
0

105
40

145

30
20
Fdgr

15
45
25
t5

IOo}/

60
10
7\gt

25
105
65
30

225

al Estimates are based upon regular income limits.

b/ Approximately 60 percent of these famllies also are eligible under the rent supplement program"

cl Applications and commitments under Section 2O2 are being converted to Section 236.

dl AII of the elderly couples and individuals also are eligible for rent supplement payments.



Tabl.e III

Civilian Work Force and Emplovment Trendsg/
Great Falls. Montana. HMA. 1960-1970

(Annual averages in thousande)

1960

NA

NA
NA

NA

NA

20.6

2.9

L7 .7

2.L
2.1
5.5

NA

NA

22,5

3.2

19.3

1.5

29,1

24.3

4.3

20.0

1963

3r.3

1.6
5.r7"

1.6

28. I

23.6

4.2

r.9.4

L964

29.1

1.6
5.57"

1.5

26.O

2L.9

3.2

18. 7

1965

29.8

L.4
4.1?"

1.5

26.9

22.8

3.2

19.6

1966

30.3

1.3
4.37"

1.5

2?.5

23.8

3.6

20.2

1.8

26,9

23.3

3.1

20.2

3.6

o.4

1958

29s

r.4
4.77"

1.4

26.9

23.7

3.O

20.7

3.2

o.2

1969p

30. 3

L.4
4.67"

1.2

27.7

24.5

3.0

2L.5.

t.4
4.67"

1.2

27.6

24.4

3.1

2t,3

1.2

28 .0

24.6

2.9

21.7

3.4

1961 L962

NA 32.O

L967

30.7

1.6
5.27"

1.6
5.27"

4
47"

l2 months
endtn*, Novembel

1.969p l97op

30.2 30.8Ctvillan work force

Unemployment
Percent of rrcrk force

Agricultural employment

Nonagricultural employment

Wage and salary workers

Manufacturing

Nonmanuf ac t urlng

NA
NA

t
4

Contract construction
Transport. & utl1lttes
Wholesale & retail trade
Fin., in6., & real eetate)
Services & miscellaneous)
Government

other nonag. r*.kersU/

2.
2.
5.
l.
3.
4.

4.

2.6
2.2
5.9
1.3
3.8
4.4

3.7

3.1
2.2
5.5
L.2
3.5
3.8

3
2

5
I
3
4

.0

.1.

.3

.4

.7

.o

2

2

6
I
4
5

1.9
2.O
6.1
1.3
4.4
5.O

2.O
2.1
6.0
1.3
4.0
4.8

5.7
1.3
3.6
4.2

2
2

7
3
7
0

2

I
5
3
6
0

1

2.
2.
5.
1.
3.
4.

4.

5
2

7
3
7
0

5

2.8
2.O

4.1

L.7
2.1
6.4
1.4
4.9
5. t

o

.1

.2

.4

.7

.0

I
2

6
I
4
5

4.6

3.4

NA

NA

NA 4.8 3.2 3.2

at\t
P

Persons in labor-mgt. disputes NA

Figures may not add to totals because of rounding.
Includes self-employed, unpald faml1y workers, and domestlc workers ln prlvate households.
Prel,lmlnary.

Source: Employment Security Commission of Uontana.



Table IV

Milir and Clvil Service Personnel
mstrom Air Force Base Montana
FYI96O to November I

Mi 1 itary Civil Servlcewl
FY 1960
FY 1961
FY 1962
FY 1963
FY 1964
FY 1955
FY 1956
FY 1967
FY 1958
EY 1969
FY 1970

4 1479
4 1527
41333
5r905
5 1296
5, 158
5,O19
5 1254
5,O94
4,98O
5 r2O5

Total

4r89O
41948
4,806
6 r37t
5 r696
5,593
5r551
6 rO22
5 1827
5,598
5,840

411
42L
473
466
400
435
542
768
733
618
635

Aug.
Nov.

1970
1970-

269
024

5
5

NA
572

NA

5r596

al Fiscal years ending June 30.

sources: Department of Defense, washington, D. C., Public Informatlon office, Malmstrom

Air Force Base.



Annual after_tax
Lncome

Table V

Estimated Percent Di6trlbution of A11 Families and Renter Households

Income After Deduc tion of Eede Income Tax

Great Falls . Mont ana. Housine Marke t, Area, 1 and 1970

Ls6&.1 1970

All ani l ies RenEer f anl1le s

10
I

10
L2
l3

Renter 1 I

Under $3
$3,OOO - 3
4,OOO - 4
5,OOO - 5
6,000 - 5

ooo
999
999
999

7
6
7
8
1

I

6
3
5
6
8

7
6
8
9
I

999 1

T,OOO - 7,999
SrOOO - 81999
9,OOO - 9,999

IO,OOO - L2r499
l2r5OO - L4r999
l5rOOO and over

Total

al
Tr

L2
11

8
15

7
8

ffi

L2
10

7
1l

3
4

100

$6,775

10
10

9
19
11
13

T66

$9,175

u.
1I
I

L4
7
7

$7,85O

ffi

Medlan $7,925

Revised.
Excludes gng-person households.

Source: Estimared by Housing Market Analyst'



TabLe VI

Population and Hcu seho Id Trends
Great Fal ls. Montana. Housins Market Area

Aoril 1960 - December 1972

Apri 1

1960

73.4r8
55,357
18 ,06 I

Apri I
r970

8 r .804
60,09 1

2L,7L3

December
r970

December
197 2

Averaqe annual chanqe
. 1960-Dec 1 0 Dec. 1970-De c. L972

Number Rat Number at a

Population

HMA Total
Great Falls
Remainder of HMA

q2 i 3q0
60,400
21,900

87 .800
63,600
24 r2OO

830
470
300

305
195
110

1

1

3
2

5

I
I
8

2.7 50
1,600
IrI50

950
585
365

2

6
0

Households

HMA Total 22.L87
Great Falls 17,6L3
Remainder of HMA 41574

25.272 25.450 27.350
19,585 19,700 20 r875

5 1687 5r75O 6,475

3.6
2.9
5,9

1.3
1.0
2.L

gl Derlved through the use of
compound basis.

a formula designed to calculate the percentage rate of change on a

Sources: 1960 and 1970 Censuses of Population and Housing and estimates by Housing Market Analyst.



a.r

Table VII

Houslne Unlts Authori zed by Bulldine Permits
Great Falle, Montana, Houeing Market Area

January 1960 to November 1970

Year

1950
196 t
L962
r963
1964
1965
L956
1967
1968
1969
197O (Jan. Ehru Nov. )

TotaI

782e/
6c/2!/
530
568
376
3255/
172
1479/
163
188
243

605
406
369
385
309
261
148
103
1r5
68

L3eg/

L769l
Ls6!.t
16r
183
67
64St
24t4/
48

L20
L04!t

Slng le-faml ly Mu 1t ifami ly

al Excludes 2OO unlts of low-rent publlc houslng.
9l Excludes 56O Gapehart housing unlts at Malnstrom AFB.
cl Excludee 2OO relocaEable housing unlts at Malmstrom AFB, excludes 14O Sectlon 2O2 houslng

unitB.
dl Excludes 6O Sectlon 2O2 housing unlts.
9t Includes approxlmately 40 Sectlon 235 units.
ll Excludes 111 unlts of Section 22L(d)(3) houelng, excludes 96 Sectlon 235 housing units.
Note: Excludes approxlmately 25O houslng starts tn non-perrnlt lssulng portlons of the HMA.

Sources: U. S. Bureau of the Census and local permlt-lssulng authorities.



Gre F a

Table VIII

ts of the Hous Inven
t

to Dec r 970
t Area

Aprll I

ComponenE

Total housing uniEs

Occupled houaing unlts
Owner-occuPled

Percent
Renter-occuPied

Percent

Vacant houslng unlts

Avaihble vacant
For sale

Homeowner vacancy rate
For rent

Renter vacancY rate

OEheruacantg/

1,918

922
Tz
L.67"
589
6.O7"

I,9OO

900fr
L.57"
675
5.87"

567.
9 r753

447"

Aprtl
1960

24,086

22.L87
L21434

Apri I
1970

27 rLgO

25.272
14r@5

577"
tor867

437"

December
1970

27.350

25,45o
14r5@

577,
10r95O

437"

I 
'OOO

1,899

730
TE,I
L.47.
549
5.37"

1 69 996

al Includes vacant seasonal units, dllapldate-d unlts, uniEs rented or sold and at'aiElng

occupancy, -a uniEs held off itt. ,.it"t, for other reasons.

sources: 196O and 197O Censuses of Houslng and estlmates by Housing Market Analyat'

1
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