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MINN-DAK was the only employer that is expected to see declines in employment in the
short-term because of increased technology. The expected decline will occur all at once, but
will be minimal, estimated at 5.0 percent of the work force.

Strong employment growth is expected to continue through the end of this decade and into
the next decade. Our interviews indicated that altogether Wahpeton’s major employers
could add an additional 200 to 300 jobs by the end of the decade. The jobs will consist of a
mix of production, administrative and managerial positions.

Very minimal turnover/retirement is expected at the major employers over the next few
years.

Most unskilled production/operation workers are hired locally within the two county study
area, while more highly skilled, upper-level employees are generally recruited regionally,
throughout Minnesota and North Dakota, and occasionally nationwide.

While not all of the contacts at the major employers were aware of their new employees
having difficulty finding appropriate housing in the area, the most common response, by far,
was that there is a lack of affordable single-family homes. Nearly all of these respondents
mentioned there is a need for more homes priced between $50,000 and $100,000. Some
mentioned that the need is for homes in the lower end of this range while other mentioned it
was in the higher end of the range. However, there was nearly always a overlap in the need -
for homes priced between $70,000 and $80,000.

A number of respondents also mentioned that the lack of move-up and executive-priced
homes, but that the recent availability of lots has solved some of the problems. Others men-
tioned that some professionals and executives are reluctant to build upper-bracket homes in
the area because they fear that the homes may not hold their value as much as homes in larger
communities such as Fargo. Limited lot choices and subdivisions adjacent to land with in-
compatible zoning was also mentioned as a deterrent for additional construction.

Responses regarding the need for further rental housing was mixed. Some mentioned a need
for additional rental units, others mentioned that the influx of Pro Gold construction workers
had created the tight rental market and the market would loosen up once the construction
workers left. Others mentioned that the development of senior housing was needed most and
would, in turn, free up both more modestly priced single-family homes and existing apart-
ments.

The strengths of the Wahpeton-Breckenridge area cited were: small-town atmosphere, low
crime rates, friendly people, strong local economy, job opportunities, parks/zoo, schools, and
growing community.

Weakness of the communities included: lack of retail and entertainment, limited housing
options, lack of natural amenities (i.e., hills, lakes, etc.), students do not remain in the
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community during the summer or on weekends, past relationships between city officials, de-
velopers and employers.

Geographic Distribution of Employees

Table 16 shows the results of a phone survey pertaining to the geographic distribution of em-
ployees at nearly 20 of the PMA’s largest employers. The survey was conducted by the City of
Wahpeton in the Winter of 1995-96 (with assistance provided by the human resource offices of
the respective employers). The data was sorted by zip codes of the employee's address. The
survey results show the following distribution trends.

o Ofthe nearly 2,900 employees at the major organizations surveyed, approximately 1,900 or
two-thirds lived in the immediate Wahpeton-Breckenridge area.

* The remaining 1,000 employees were scattered among nearly 80 different communities (zip
codes) in 23 counties in three states.

* Nearly 87.0 percent of the employees surveyed lived in the study area (either Richland or
Wilkin County). Another roughly 5.0 percent lived in Otter Tail County (the vast majority
lived in the Fergus Falls/Carlisle area) followed by nearly 3.0 percent that lived in the greater
Fargo area (which included Fargo, West Fargo and Moorhead)

 Fairmount and Hankinson, North Dakota (Richland County) as well as Fergus Falls, Minne-
sota, (Otter Tail County) all reported having more than 95 employees. The greater F argo area
totaled 83 employees (and included 60 employees in Fargo, 12 in Moorhead and 11 in West
Fargo). Mooreton and Wyndmere, North Dakota, (both in Richland County) had more than
50 employees that worked in the PMA.



TABLE 16 ..
GEOGRAPHICAL DISTRIBUTION OF EMPLOYEES
WAHPETON MAJOR EMPLOYERS
Winter 1995-96

Geographic Area Employees
Community (Zip Code) State County No. Pet.
Wahpeton/Dwight ND Richland 1,364 472
Breckenridge MN Wilkin 534 18.5
Fergus Falls/Carlisle MN Otter Tail 108 3.7
Fairmount ND Richland 103 3.6
Hankinson ND Richland 95 33
Fargo , ND Cass 60 2.1
Mooreton , ND Richland 53 1.8
Wyndmere ND Richland 52 1.8
Kent MN Wilken 41 14
Campbell MN Wilken 39 1.3
Foxhome MN Wilken 37 13
Lidgerwood ND Richland 36 1.2
Abercrombie ND Richland 33 1.1
Rothsay MN Wilken 26 0.9
Rosholt SD Roberts 20 0.7
Barney ND Richland 19 0.7
Milnor ND Sargent 17 0.6
Barnesville MN Wilken 14 0.5
Tintah MN Traverse 14 0.5
Doran MN Wilken 13 0.4
Wheaton MN Traverse 13 04
Wolverton MN Wilken 13 0.4
Moorhead MN Clay 12 04
West Fargo ND Cass 11 0.4
Battlelake MN Otter Tail 10 0.3
Colfax ND Richland 10 0.3
Remainder of Ottertail County MN Otter Tail 31 1.1
Grant County ~ MN Grant 23 0.8
Remainder of Richland County ND Richland 22 0.8
Remainder of Sargent County ND Sargent 13 04
Other Minnesota MN ---- 37 1.3
Other North Dakota ND e 10 0.3
Other South Dakota SD Roberts 4 0.1
Total : 2,880  100.0

Source: Maxfield Research Group
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HOUSING CHARACTERISTICS

Introduction

The variety and condition of the housing stock in a community provides the basis for an attrac-
tive living environment. Housing is the primary building block of a community supporting its
growth and community services. This study reviews the housing situation in the study area by:
1) examining Census data on change in tenure, the age of the housing stock and the number of
units in structure; 2) reviewing residential construction trends for the Cities of Wahpeton and
Breckenridge; 3) conducting a windshield survey of the housing stock of the two cities; and 4)
interviewing real estate agents, rental property owners and managers, and other members of the
community that are directly involved in the local housing market.

Change in Tenure

Table 17 displays data on household tenure for the study area in 1980 and 1990. The table shows
that the total number of study area households that owned and rented their housing. The table is
useful in that it indicates shifts in the type of housing that households prefer.

o The study area posted a decline of 23 households during the 1980°s. The number of house--
holds that owned their housing decreased by 84 (a loss of 1.2 percent), but the number of
households that rented their housing increased by 61 (a gain of 2.4 percent).

e The PMA gained 180 households during the 1980’s. There were 80 additional households
that owned their housing and 100 more households renting their housing. Wahpeton ac-
counted for nearly all of the PMA’s gains in ownership and about three-quarters of the gain
in renter households during the 1980’s.

e The SMA experienced a loss of 203 households during the 1980’s. There were 164 fewer
homeowners (a loss of 3.9 percent) and 39 fewer renters (a loss of 4.5 percent). Wilkin
County accounted for about 70.0 percent of the SMA’s loss in homeowners and all of the loss
in renters.

e Of the 151 households Wahpeton gained between 1980 and 1990, 50.9 percent owned their

housing. This compares to Breckenridge where renter households comprised only 10.3 per-
cent of the 29 households Breckenridge gained during the 1980's.

Age of the Housing Stock

Table 18 presents data on the age of the study area's housing stock in 1990, from the U.S. Cen-
sus. The data is important because a portion of the older housing likely requires renovation
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TABLE 17
CHANGE IN OWNER AND RENTER HOUSEHOLDS
WAHPETON-BRECKENRIDGE STUDY AREA
1980 to 1990

Number of Change Percent of
Households 1980-1990 Households
1980 1990 No. Pct. 1980 1990
OWNER
Wahpeton 1,505 1,582 77 5.1 534 53.3
Breckenridge 1,022 1,025 3 0.3 70.6 69.4
PMA Total 2,527 2,607 80 32 59.3 58.7
Remainder of Richland Coun 2,958 2,907 =51 -1.7 82.2 81.9
Remainder of Wilkin County 1,266 1,153 -113 -8.9 85.3 86.8
SMA Total 4,224 4,060 -164 -3.9 83.1 832
Study Area Total 6,751 6,667 -84 -1.2 72.2 71.5
North Dakota 156,498 157,950 1,452 0.9 68.7 65.6
Minnesota 1,035,680 1,183,673 147,984 143 71.7 71.8
RENTER
Wahpeton 1,311 1,385 74 5.6 46.6 46.7
Breckenridge 426 452 26 6.1 29.4 30.6
PMA Total 1,737 1,837 100 5.8 40.7 413
Remainder of Richland Coun 639 644 5 0.8 17.8 18.1
Remainder of Wilkin County 219 175 -44 -20.1 14.7 13.2
SMA Total 858 819 -39 -4.5 16.9 16.8
Study Area Total . 2,595 2,656 61 24 27.8 28.5
North Dakota 71,166 82,928 11,762 16.5 313 344
Minnesota 409,533 464,180 54,647 13.3 28.3 282
TOTAL
Wahpeton 2,816 2,967 151 5.4 100.0 100.0
Breckenridge 1,448 1,477 29 2.0 100.0 100.0
PMA Total 4,264 4,444 180 42 100.0 100.0
Remainder of Richland Coun 3,597 3,551 -46 -1.3 100.0 100.0
Remainder of Wilkin County 1,485 1,328 -157 -10.6 100.0 100.0
SMA Total 5,082 4,879 -203 -4.0 100.0 100.0
Study Area Total 9,346 9,323 -23 -0.2 100.0 100.0
North Dakota 227,664 240,878 13,214 5.8 100.0 100.0
Minnesota 1,445,222 1,647,853 202,631 14.0 100.0 100.0

Sources: Bureau of the Census: U.S. Census of Population and Housing (1980 & 1990)
Maxfield Research Group
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CHART 2
HOUSING UNITS BY YEAR BUILT
WAHPETON/BRECKENRIDGE STUDY AREA

W Wahpeton

@ Remainder Richland County
OBreckenridge

DORemainder Wilkin County

Before 1940 1940-1949 1950-1959 1960-1969 1970-1979 1980-3/90
YEAR BUILT

2000 +

1500 +

1000 +

500 ¢

NUMBER OF UNITS

Source: Maxfield Research Group

or replacement. However, much of the older housing stock in Wahpeton and Breckenridge
currently fills a low cost housing niche for students, migrant workers and the temporary Pro Gold
construction workers. . It should be noted that this Census data is based on a sample, not an actual
count, and thus some of the figures may differ slightly from the figures presented in prior tables.

* According to the Census, there were 10,535 housing units in the study area in 1990, 9,324 of
these units were occupied at the time of the census, translating into a vacancy rate of 11.5
percent.

 The 4,936 housing units in the PMA accounted for 47.3 percent of the study area’s housing
units. The 492 vacant units in the PMA accounted for 40.6 percent of the vacant units in the
study area. The PMA had a total a vacancy rate of 10.0 percent compared to the SMA’s 12.8
percent vacancy rate.

o The table shows that the study area’s housing stock was built primarily during two periods:
before 1940 (3,714 units, or 35.3 percent of the total) and during the 1970’s (2,553 units, or
24.2 percent of the total). Nearly one-half of the housing units in the SMA were built prior to
1940 versus roughly 19.0 percent in the PMA. Conversely, nearly one-third of the PMA’s
housing stock was built during the 1970’s versus about 17.0 percent in the SMA.

* Wahpeton’s housing stock is significantly newer than the housing in Breckenridge or the
remainder of the study area. In Breckenridge, 28.0 percent of the housing stock was built
prior to 1940, whereas only 14.2 percent of the housing in Wahpeton was built before 1940.
On the other hand, nearly 54.0 percent of Wahpeton’s housing was built between 1970 and
1990 compared to 33.5 percent in Breckenridge and 26.0 percent in the SMA.



* A substantial portion of the occupied rental units in the PMA were built during the 1970’s.
These units comprised 42.8 and 43.8 percent of all rental units in Wahpeton and Brecken-
ridge, respectively. In Wahpeton and Breckenridge, more of the housing units built during
the 1970°s were occupied by renters than by owners. The same trend holds true for the
housing units built between 1980 and 1990, in Wahpeton. Both Breckenridge and Wahpeton
experienced a substantial amount rental housing development during the 1970’s, including a
few large subsidized projects.

* The majority (57.3 percent) of the occupied rental units in the SMA were built prior to 1940,
These units are primarily older single-family homes that are rented in the small towns and
also include farmsteads rented in the rural townships.

* The largest number of vacant units (219 units or 44.5 percent of all the vacant units) in the
PMA were built during the 1970’s. A similar percentage of vacant units occurred in both
Wahpeton (45.1 percent) and Breckenridge (43.0 percent). These vacant units likely consist
of a high proportion of vacant rental units.

® 54.7 percent of the vacant housing units in the SMA were built prior to 1940. A similar
proportion occurred in the remainder of the Richland County (54.6 percent) and in the re-
mainder of Wilkin County (54.9 percent). Again, these units likely consist of older, single-
family homes in smaller cities and vacated farmsteads.

It should be noted that a portion of the vacant units built between 1980 and 1990, are likely new
single-family homes that at the time of the census had yet sold.

Units in Structure (By Tenure)

Table 19 shows the number of owner and renter households in different types of structures, based
on the number of units in the structure, for the study area in 1990,

* The 6,722 occupied single-family homes in the study area accounted for approximately 72.0
percent of the occupied housing units in 1990. Single-family homes accounted for 88.3 per-
cent of all owner-occupied housing units and 31.5 percent of all rented units.

* While single-family homes consisted of the vast majority of all owned housing throughout
the study area, they consisted of a much higher proportion of the renter-occupied units in the
SMA (73.3 percent) than in the PMA (22.3 percent). Nearly 15.0 percent of the single-
family homes in the SMA were renter-occupied.

* Mobile homes accounted for the second highest proportion of owner-occupied housing units,
accounting for 9.2 percent of all owned housing units. The proportion of owned mobile
homes was relatively consistent throughout the study area, ranging from 7.3 percent of all
owned housing units in Breckenridge to 9.7 percent in the remainder of Richland County.
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* Buildings of between 10 and 19 units held the second largest concentration of occupied rental
units in the study area (behind single-family homes) with 481 units (or 18.1 percent of all
rental units), followed closely by buildings of 5 to 9 units, with 467 units (or 17.6 of all rental
units), and then buildings of 20 to 49 units, with 316 units (or 11.9 percent of all rental units).

e There were no buildings in the SMA with more than nine units, but there was a small but
significant number of rental units in buildings of 5 to 9 units. The 102 units in buildings of 5
to 9 units comprised 12.5 percent of all the rental units in the SMA, and included a number of
scattered apartment buildings in some of the surrounding smaller towns, primarily in
Richland County.

o The largest concentration of occupied rental units in the PMA are located in buildings of 10
to 19 units; the 480 units in these buildings accounted for 26.1 percent of the PMA’s occu-
pied rental units. The second largest concentration, 364 units (19.8 percent of all occupied
rental units), was in buildings of 5 to 9 units, followed by buildings with 20 to 49 units (17.2
percent of all rented units). The vast majority of these units (between 78.5 and 92.1 percent)
were located in Wahpeton. Breckenridge, however, was the only community in the study
area to have a building of 50 or more units (Park Manor).

The profile of rental housing is much different between the PMA and the remainder of the study
area. Most of the remainder of the study area is made up of rural townships and small cities.
These areas usually do not have the infrastructure in place or zoning ordinances which allow for
the development of higher density apartment buildings as do larger cities. In these areas, older
single-family homes and occasionally mobile homes or small multi-unit buildings typically
satisfy the demand for rental housing. These rental units tend to be more moderately priced than
rental units in larger communities, although tenant-paid utility costs can be significant for renters
in single-family homes.

Residential Construction

Table 20 presents data on residential construction trends in Wahpeton and Breckenridge from
1975 to 1995, from building permits issued by their respective city.

e The PMA added 670 single-family homes and 1,056 multi-family units for a total of 1,726
housing units between 1975 and 1995. This is an average of roughly 32 single-family units
and 50 multi-family units per year over the last 20 years.

* The majority of the development in the PMA over the last 20 years has occurred in Wahpe-
ton, with roughly 71.0 percent of the single-family units and 89.0 percent of the multi-family
units. Between 1975 and 1995, Wahpeton averaged 23 single-family units and 45 multi-
family units while Breckenridge averaged 9 single-family units and 6 multi-family units.
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TABLE 20 :
RESIDENTIAL BUILDING PERMITS ISSUED FOR NEW CONSTRUCTION

WAPHETON AND BRECKENRIDGE
1975-1995
Wapheton Breckenridge Total
Single-  Multi- Single-  Multi- Single-  Multi-
Year Family  Family Total Family = Family  Total Family  Family  Total
1975 34 146 180 15 23 8 49 169 218
1976 82 146 228 18 24 42 100 170 270
1977 39 104 143 17 0 17 56 104 160
1978 24 56 80 6 0 6 30 56 86
1979 31 154 185 5 48 53 36 202 238
1980 15 46 61 6 0 6 21 46 67
1981 7 24 31 3 0 3 10 24 34
1982 51 21 72 4 16 20 55 37 92
1983 37 10 47 3 0 3 40 10 50
1984 22 12 34 5 0 5 27 12 39
1985 8 0 8 5 0 5 13 0 13
1986 8 48 56 14 6 20 22 54 76
1987 8 28 36 11 0 1 19 28 47
1988 5 0 5 2 0 2 7 0 7
1989 9 0 9 11 0 11 20 0 20
1990 4 0 4 10 0 10 14 0 14
1991 7 0 7 4 0 4 11 0 11
1992 11 8 19 3 0 3 14 8 22
1993 16 0 16 7 0 7 23 0 23
1994 11 60 71 12 0 12 23 60 83
1995 21 30 51 11 0 11 32 30 62
Subtotals
1975-1980 225 652 877 67 95 162 292 747 1,039
Avg, 375 108.7 146.2 11.2 158 270 48.7 124.5 1732
1980-1985 140 113 253 26 16 42 166 129 295
Avg. 233 18.8 42.2 43 2.7 7.0 27.7 21.5 49.2
1985-1990 42 76 118 53 6 59 95 82 177
Avg. 7.0 12.7 19.7 8.8 1.0 9.8 15.8 13.7 29.5
1990-1995 70 98 168 47 0 47 117 98 215
Avg. 11.7 16.3 28.0 7.8 0.0 7.8 19.5 16.3 35.8
Total
1975-1995 477 939 1,416 193 117 310 670 1,056 1,726
Avg. 227 44.7 67.4 9.2 5.6 1438 31.9 50.3 82.2
Sources: City of Breckenridge
City of Wapheton
Maxfield Research Group
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CHART 3
SINGLE-FAMILY HOME CONSTRUCTION
CITIES OF WAHPETON AND BRECKENRIDGE
1975-1995
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Residential construction was very strong during the late-1970’s. A total of 1,039 housing
units were built between 1975 and 1980.alone. Much of growth was due to the substantial - -
rental development that took place. Building permits records show that multifamily units ac-
counted for nearly 72.0 percent of the units built in the late-1970s. During this five year
span, Wahpeton averaged 38 single-family homes and 109 multifamily units per year versus
11 single-family units and 16 multi-family units in Breckenridge.

Residential construction tailed off sharply during the early-1980’s. Between 1980 and 1985,
there were 295 housing units built in the PMA. The majority (56.3 percent) were single-
family units. Wahpeton averaged 23 single-family homes and 19 multifamily units and
Breckenridge averaged 4 single-family homes and 3 multi-family units.

Residential development in the PMA declined even further during the late-1980’s. Overall,
there were 177 housing units built in the PMA between 1985 and 1990. The number of
housing units built in Breckenridge (59 units) increased slightly, largely due to single-family
development at twice the rate of the early-1980°s (56 units). Housing construction in Wahpe-
ton, however, declined substantially with single-family development at less than one-third the
rate (42 units) of the early-1980’s. During the late-1980’s, Wahpeton averaged 7 single-
family units and 13 multifamily units per year. Breckenridge averaged 9 single-family
homes but only 1 multifamily unit per year.

The first half of the 1990’s experienced a slight increase in residential construction. Between
1990 and 1995, there was a total of 215 housing units constructed in the PMA. Development
increased modestly in Wahpeton, from 118 units in the late-1980’s to 168 units in the early-
1990’s, but declined slightly in Breckenridge, from 59 units to 47 units.
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Interviews with city officials, developers and real estate professionals indicated that residential
construction has been controlled somewhat over the years by the availability of lots. They
mentioned that in years where lots were scarce very little construction occurred, but as soon as
lots became available, construction followed (See Chart 3).

Housing Conditions

Since housing is the most visible and tangible component of cities, debate on the desirability and
vitality of cities often centers on housing issues. The following text discusses housing conditions
in Wahpeton and Breckenridge based on comments from community interviews and observations
from a brief windshield survey of housing conditions conducted by Maxfield Research Group in
July 1996.

The housing in Wahpeton and Breckenridge is generally in good condition. Typically, owner-
occupied housing is better maintained than renter-occupied housing: While owners have a
financial and emotional stake in the condition of their homes and the appearance of their neigh-
borhoods, renters are sometimes carefree about their housing and can easily move elsewhere if
problems are not remedied by the landlord. Some housing appears to require minor structural or
cosmetic repairs. This housing will likely remain desirable over the long-term, if properly
maintained. Some housing exhibits significant deferred maintenance and may also lack preferred
conveniences such as spacious living areas, multiple bathrooms, and covered parking. This
housing often attracts households with lower incomes but will probably prove undesirable to
most buyers or renters over the long-term.

Although most blighted housing is obsolete due to its age, some blighted housing is located in
flood plains or near railroad tracks or other incompatible development. This is evident, to some
extent, in both Wahpeton and Breckenridge, where older residential neighborhoods are sur-
rounded by commercial and industrial land uses, as well as the flood plains of the three area
rivers. While there was no large concentration of blight in either community there were homes
in need of repair or replacement scattered throughout the older neighborhoods. Breckenridge,
because of the age of its housing stock, appeared to have a slightly higher proportion of homes in
need of repair. However, much of the housing that needs to be replaced serves lower income
households and migrant farm workers, who would be displaced as a result of redevelopment
efforts. This would necessitate building single-family homes with modest purchase prices and
apartments with modest monthly rents.
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RENTAL MARKET ANALYSIS

Introduction

Maxfield Research Group examined the PMA’s rental market by 1) surveying all subsidized and
market rate rental projects (with six or more units) in Wahpeton and Breckenridge; 2) identifying
pending rental developments in both cities 3) interviewing rental property owners and managers,
developers, civic leaders, major employers, and other housing professionals; 4) conducting a
brief windshield survey of Wahpeton and Breckenridge; 5) surveying market rate senior housing
alternatives in the region;. and 6) surveying local nursing homes to examine the potential for
assisted living housing in the PMA.

Rental Market Review

This section of the report reviews the existing rental housing projects in both Wahpeton and
Breckenridge. Tables 21 and 22 summarize information on each subsidized project in Wahpeton
and Breckenridge, while Tables 23 and 24 focus on the larger market rate projects. It should be
noted that the rents indicated on Tables 23 and 24 have been adjusted to include heat and exclude
garages, when applicable. The following are the key points found in the examination of the local
rental market.

e According to the 1990 Census, there were a total of 1,837 occupied rental units in the PMA.

* Maxfield Research Group surveyed the existing larger (six or more units) rental projects in
the PMA in June and July of 1996. The survey inventoried a total of 1,324 rental units.
There were 96 rental units vacant in the PMA at time of the survey, for an overall vacancy
rate of 7.3 percent.

o Of the units inventoried, 1,087 units were located in Wahpeton and 237 units were located in
Breckenridge. Wahpeton had an overall rental vacancy rate of 6.0 percent while Brecken-
ridge had a rental vacancy rate of 13.1 percent. It should be noted that 25 of the vacant units
in Wahpeton occurred in one project. If this project is excluded the overall vacancy rate in
Breckenridge would fall to 3.7 percent.

* Roughly two-thirds of the units inventoried were market rate units and the remaining one-
third were subsidized.

Subsidized Rental Projects

o There are 14 subsidized rental projects in the PMA, with a combined total of 470 units. Of
the 14 subsidized projects in the PMA, 10 are general occupancy projects (278 units) and
four are senior projects (192 units).
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* Overall, the subsidized projects had a vacancy rate of 10.2 percent. The general occupancy
projects had a vacancy rate of 8.3 percent while the senior projects had a vacancy rate of
13.0 percent.

* It should be noted that two of the PMA’s subsidized projects are either currently undergoing
or are expected to undergo renovation. Century Apartments, a 24-unit general occupancy
project in Wahpeton, had 16 units down at the time of the survey and these units were not
included in the table. According to the new owner, the units will not be ready for lease until
August of 1996. Also, Park Manor, a senior project in Breckenridge, has combined some
units into larger units, reducing the number of units from 78 units to 75 units currently, and is
awaiting funding from HUD to combine some additional units. The project has had vacancy
problems in the past and the small size of units (roughly 380 square feet) were thought to
have been directly related to the vacancies. Once the renovation is complete, the number of
units at the project will have been reduced to 65 units.

e If the 75-unit Park Manor (with 25 vacant units) is excluded, the overall vacancy rate among
the PMA'’s other subsidized projects drops to 5. 8 percent and Breckenridge’s falls to 6.3 per-
cent.

» Park Manor was the only subsidized senior project in the PMA that had vacancies. In fact,
the other three senior subsidized projects in the PMA all had small waiting lists, and there
were a significant number of seniors (estimated at between 35 and 40) scattered among the
other subsidized general occupancy projects in the PMA.

* Vacancies were wide-spread among the subsidized general occupancy projects in the PMA,
only three of the ten subsidized general occupancy projects (not undergoing renovation) were
fully occupied when surveyed.

Interviews with individuals familiar with the local rental housing market indicated that there is a
surplus of subsidized units in the PMA. It was mentioned several times the market area has
received excessive funding for subsidized development because the PMA transcends state lines.
These individuals mentioned that in addition to the market area being served by both the Minne-
sota Housing Finance Agency (MHFA) and the North Dakota Housing Finance Agency
(NDHFA), it is also served by two separate HUD (Department of Housing and Urban Develop-
ment) regional offices (Minnesota’s is headquartered in Minneapolis while North Dakota’s is
headquartered in Denver), which has led to lack of recognition of market conditions across the
border, and a saturation of subsidized development in the area. Others mentioned that manage-
ment issues (i.e., maintenance, building upkeep and appearance, as well as tenant screening) have
also contributed to above normal vacancies in some buildings. Others cited that the income
restrictions placed on some of the projects have hindered their ability to lease units, and others
still stated that the subsidized projects compete with some market rate projects due to very low
market rate rents.
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Market Rate Rental Projects

A total of 854 market rate rental units were surveyed, 48 of these units were vacant, resulting
in a vacancy rate of 5.6 percent. However, two of these projects, the 12-unit Sierra Apart-
ments and the 15-unit Prairiewood North (both located in Wahpeton), opened for occupancy
in June 1996 and were still in their initial lease-up period. These two projects combined for
18 of the vacancies, and if these two projects are excluded, the vacancy rate for market rate
projects in the PMA drops to 3.6 percent.

The market rate projects surveyed in Wahpeton had a total of 756 units, or 88.5 percent of all
market rate units. The 46 vacant units in the Wahpeton projects translates to a vacancy rate
of 6.1 percent, or 3.8 percent excluding the Sierra Apartments and Prairiewood North.

Only two of the 98 market rate units surveyed in Breckenridge were vacant, resulting in a
vacancy rate of 1.9 percent.

592 of the 854 market rate units had two bedrooms, accounting for 69.3 percent of all units.
There were 158 one-bedroom units or 18.5 percent of all units.

One-bedroom units had a vacancy rate of 8.2 percent (7.6 percent excluding the two newest
projects, the Sierra Apartments and Prairiewood North). Two-bedroom units had a vacancy
rate of 5.1 percent. Three-bedroom units had a vacancy rate of 13.8 percent, although all of
the vacancies occurred at Prairiewood North., One out of the four one-bedroom plus den
units was vacant, and there were no vacancies among efficiencies (a total of 38 units) or two-
plus den units (a total of 33 units).

Adjusted rents for efficiency units ranged from $175 to $235 per month and averaged ap-
proximately $200 per month. Rents for efficiency units were similar in Wahpeton and
Breckenridge.

One-bedroom unit rents ranged from $200 to $425 per month and averaged roughly $285 per
month in the PMA, with large concentrations of rents in the $235 to $260 range and the $325
to $330 range (almost entirely in Wahpeton). In Breckenridge, one-bedroom units rents
ranged from $225 to $275 and averaged approximately $245 per month. In Wahpeton the
average rent was nearly $295 per month.

Two-bedroom rents in the PMA ranged from $275 to $740 per month and averaged $400 per
month. In Breckenridge, the monthly rents ranged from $275 to $370, and averaged roughly
$345 per month. The average rents in Breckenridge were skewed downward somewhat by a
number of lower rent units. Most rents for two-bedroom units in Breckenridge were concen-
trated in the $350 to $370 per month range. In Wahpeton, two-bedroom rents ranged from
$285 to $740 per month and averaged $405 per month. Only about 10 percent of the units
had monthly rents of $500 or more, and most units were concentrated in either the $350 to
$370 range or the $400 to $450 range.



“ow/Sze/ Treae sul-gnyd owos -Syd 1s-pjo

[

€79IqeL Jo | a8eq

1jJ "ed “Axpu] “do-ur0o O/ Jun-{jem “103eAS}q SIOTUaS 0 09€$ N9z
"25eds [RIOIOUIIOD DAOQE UMOIUMOP P3tes0] ssj8urs Sunok Apsowr v STES adl1 91 81 ¢861 I1 arenbg anus) umo
*S)IUnN SWOS Ul *SIOIUSS
sooejdony ‘soned/saruosyeq ‘suano Surueopo-jros 8 “‘(uaIpiTyo /m Mo} © ‘N IS UiZl 891
‘SUSAO DABMOIOIUI /Y UN-[[EM ‘SISYSEMUSIP Aquo ) sapdnos pue sy ‘NISYIL LSYT
‘Q/M YTUn-u] “Jux Ut “[out “reS "pydIp Jes “[qq -3urs Sunyiom Apso 0 SLS-GESS AT 9¢ 9¢ 861 'sidy umqny
: *SJIUn SWOS UJ 53950[2 "sapdnod pue sajSurs
w-qlem “D/v Jium-[em ‘sjesodsip ‘soysemysip M3 e ‘sayprurey jusred 0 STrs dde 81
uaz ur “pout s3ered payoejop “Aipuj ‘do-urod ~-5[3urs 10 uarpyIyd 1 00V-06€$ MLT T 'S 1S 19 606°106°€18
"We) 'SUONDLYSAT SWOdUT/PIDURUL JIPAId-XB], /a s31dnoo [re AresN 0 0ges adl € 1974 S6/L-S6/¢ poomarrelq
"S)iun SUIOS Ul S13S0]9
u-y[em O/ un-{jem ‘sfesodsip ‘sisysemysip 14 STrs qde 9
9uas u1 ‘[ouy o5ered payoeyop “Kipuy "do-wioo L 00t-06€S V4T 8 'S 'AV Y18 $09
"WOD "SUOHJINSII SUIOOUL/PISURUL JIPIIO-Xe], ~ ‘safIuey I 0€eS qdi 1 Sl 96/9 UHON poomaiield
("Te3 res-om3 103 s1y pIg 2 puz Uo s)UM) ‘uosiod
jua1 Ut “[out “xed 'pyoyp ‘eare Suruurp jeuuio] e aj3urs 1 oy 1daoxs
JO nay Ul USp € dARY SHIUN SUWIOS ‘Y §'] ‘SUIAO (p11ys/m 1) sordnos
9ABMOIDIW ‘STesOdSIp ‘SISYSEMYSIP ‘S}9SO[o Ut IV ‘sIoluas pue ‘NCAY YIST 9911
q[em ‘a/m wun-ut ‘(run aad 7) o7y Irun-frem speuolssajord Apsopy 9 0vL-0998 AT TI 4! 96/9 "sidy ewrg
spafoig LHuednodQ [e1ausn
SjuawuIoy) dyold jueud]  syuf) SURY/XIA U siun) g aweN 3ulpjing
JuedBA Jo oN b2} §

9661 A[nf/sung
NOLAdHVAM 40 ALID
SLOAr0¥d TV.INTY LV LTTIVIN
€2 H19VL

-~



‘sasejdaay
SART SJIUT WO "S)IUN US(J+ UI STpeq
[INJ T °S3IU0d[eq 2ARY] SWOS ‘S)UN [9A9] USPIES

€T 91qe] Jo 7 a8ed

owog ‘(saSered reo-'|qp awos) JusI Ul “[oul "SIOTUAS ¢ pue 0 685$ NAA+Z ¥
"Te3 "pydIp ‘O/V Nun-[lem ‘susao Juruesjo-gjos S9[3uls ‘UaIP[IY> O/m [4 SSh-Sep$ LT TI "AY K0T 011 ‘2011
‘sfesodstp ‘sioysemysip “A1puy ‘do-uoo ‘wop  sajdnos ‘sayfrurej XA 1 06£$ adi ¥ 0T 8L61 's)dy apray
“Jual Ut "o “Iotuas | ‘N IS Wi 8s¢el
"Te3 "pYoIp O/ MUn-[lem ‘suaro Suruespd-giss  (USIPIIYD /M SUOS) S| "NCAY W1 0ST1
‘sfesodsip ‘s1ogsemysip “Axpy] ‘do-uroo ‘wo)  -dnod Surjrom Apsopy z 0Er-SIv$ AAT#T 14 6L61 93pry MOpeajy YUON
. SIaNIOM “JSUOD
“JuslI Uy “pouy “xed PJOD 014 7 ‘SIOTuss 7

"PYOIP ‘S[esodSIp ‘SIsysemysip ‘O/v jun-jlem (PITYo /M 1) s9]dnoo 3 ‘N IS WP L9E
¢ "sxyy Z doy wo sotuoojeq “Aipuy “do-uros “wo) sajewrwroos Sunox ¢ 0 oIv$ gz 1 1 €861 ‘s)dy JIeAsuryg
“JUBX U [out “1e3 "pymp ‘saluodfeq sAey syun ‘N IS iZT 0SEl
awos ‘sfesodstp “A1puy *do-ur0o "wod /y run *sopdnos *AY 0T QZI11
“I[BM "SHUN [9A9] USPIES 21ed1pUI SJUSI JISSI] pue so[3urs Suryrom [4 Sev-S1vgs  MdT T ¥ 18-6L61 sjuaunredy apropy

peoy walssp\ £06

uly skemye, ‘N AV Pig S101

s1] Sunfem [enuejsqng *s}oso[o UI-yem dAeY so[3uts 2 uaIpIYo N "AV pig 8C¢

sjrun 198.re] owWos ‘spesodsip ‘s1aysemysIp )7y o/m s31dnod o404 ‘N AV Uiy 1Z€
wum-fiem ‘q/m un-ut yual ut ‘o “res ‘pyoiq SIOTUAS 9409 ATySnox 0 SLY-0Sv$ ddT vy 144 2661-6L61 'sorpadold [oyrey
(panunuo)) spaforg Louedning essuan
SjuaWwWo)) s[yold ueus],  spun SIUN/XIA JUN)  syun) ying swep Suipping

JUBORA Jo "oN Teo X
9661 Ang/oung
NOLIdHVAM 40 ALID

SLOFr0dd TVINTY HLVY ITHNIVIN

£ dT19dVvV.L

-



€7 91qe] JO ¢ 23eq

"33d 15330 ‘(ouysz$) YeS *pyoip ¢ Jotuss
‘(sirun jsowr) saruoofeq ‘syesodsip sIaysemysip 1 ‘s)uapmys ¢ ‘saqrurey ¢ T 08€-0v€S  MMT €€ "NCAV PIE T121°6021°L0T1
“O7v yum-jrem “3piq ‘ea “Kipuy “do-uros "'woy  “sojdnod ¢ “sajgurs ¢ 0 067$ g4l € 9¢ 9L61 $31e1ST POOMISIM
sIOo1uas ¢

suosiad o[3urs g "N IS W OFET ‘0zel

“Jua1 uf “pout safered pyoiq ‘sar[rwey ¢ ‘ssjewr "N 1S §iZ1 0221 ‘0IT1

“sidstp “o7v wun-[rem “A1pue| ‘do-uros ‘wo) -woo1 10 $3[dnoo ¢ 0 STY-00vs  J4T 8p 8y 9L61 'sidy ezopusiy
‘sawreu

€ /m3sT] Sune M "D/V Jun-Jlem ‘Su-3nid /M “spyim “15u00 pjon 01g 0 S1€-S6T$ WHZ9 ‘NAY PIE $0S

33d 15330 ‘s1900] “103s “A1puy do-ur0d ‘w0 M3y ® ‘sjuapmys AIso 1 06C-09¢% ¥4I 11 Ll S,0L61-31¢] 3s0y 12
*s[esodsIp ‘siaysemysip

D/ Nun-[[em ‘saruodjeq “ow/szg sederes *safjiurey ‘N IS Y19 €2¢

PY2Ip ‘s13}90] "Jo3s “Aapuy “do-u10s “wo) T ‘s101U0s ‘sjuspmg 0 Sov-s8e$  WHT Tl 4 S.0L61-21¢] arenbg umoy,
*saoejdory pue syjeq

1Y T 3Aey syun Yge "Jua1 ut “jout “red "pyop 0 9333 qde v

‘soned/sauoofeq ‘sresodsip ‘s1oysemysip (P10 /M 7) sopdnoo 0 ovp-STv$  JdT Tl NCAV WL 1TIT ‘€011

‘OfV yun-jiem “Kipuy -do-urod ‘wo) %0S ‘SIOTU3S 9,08 0 sTes adl ¥ 174 8.61 "sidy sLuo

(panunuo)) syoafoag LHuednadQ [ersusn

Sjuswwoy) dlyold jueus],  snuun SWYXIN Uy sy ning oureN 3uipjing

JuRORA Jo‘oN Ieagx

9661 Anf/oung

NOLAdHVA J0 ALID

S1OFr0dd TVINTYE HLVH LTNIVIN

£2aT1dvL



‘s[esodsIp ‘sIoysemysIp

£Z 91qeL Jo ¢ 98eq

‘sa1uooeq /v un-[lem ‘ssouenus Jaxd usr I 08€-09€§ YL 11
w “jou sa3exed pyoip “Apu] “do-u1od "wo) 0 08Z$ qdl 1 [4! S0L61-plw ‘N IS W8 2691
UaIP[IYd o/m sojdnod ¢
‘saiqrurey o[ ‘(syuapmys
sur-3nyd /m 83d “1s-gyo “£apuy do-uros ‘wop Auewr)‘sajewioor 1 € $TE€-00€$ WAT TE 43 S.0L61-prut 's1dy motayinog
‘sjusprnys
"sfesodsip ‘sioysemysip /v yun-fem pue saljrwey ‘sa[dnoo 0 09¢-0v€$  WAT LI
“ouy/gz$ saSered pysp “Aipuj ‘do-uros "wop BunoA Apsow X1 0 093 41 1 81 SL6l "‘NAV pIg 1021
juax uy Jout SIouss § 0 0Zrs ddT S1 NISWIT TI€]
"Te3 "pyoIp Q/V un-fem “Aipuy ‘do-uod ‘woy  seSurs 3 sojdnoo ‘Suk 0 0s€$ adr 1 91 SL6I 's)dy sprop
*S)UApMS MY B
('s1y pag %9 puz) O/v Nun-jlem  ‘safrurej maj v ‘sardnoo- ‘NISWE 1291
“ou/geg safered pyop “Aipuy -do-uros ‘wo) "3uA ‘s1otuas Xy 0 $6€-0T€$  MAT vT ¥T S.0L61-plu sjuounredy aSeyIA
‘spun
uWJ+g W Vg SL°1 “ui a5ero)s ‘sytun Joddn uo
saruooyeq )/y Jun-flem “£ipuj “do-uos ‘wo)
* syun uo+| Joy sur-Snyd /m *3yd “3s-J30 ‘Ajuo (p11yo/m 1) sapdnoo
SIUN US(+Z UL “[oUl Je3 "pYdI( “SMOPUIM dAEY “3uf are 521 (syrun 0 00s$ NAa+Z 8 slounsam 1011
10U Op SUSp “Jwisq Ul 3Fe SIUN U+ Y3 JO [|V 311 w1 [e) s1o1Ues g I 0zes NAA+I ¥ (4! S,0L61-plu "sidy apropy
(panunuo)) syafoag £ruednadQ fesauan
SjudwIo)) dlyoid jueuay],  spuufy SJUSY/XIA MU syun g sweN Sulpjing
JuROEA 3o "oN Jea g

9661 AIng/oung
NOL3dHVM 40 ALID
SLOAr0Yd TVINTY 41V LTNVIN
€291dVL



€T9IqeLJO § 38ed

-Sunyred joons PIIyo/mi) sspdnos
3o ‘seouenus sjeand “Aipuj do-uioo ‘wo) ¢ ‘sofSuls g ‘stoquss ¢ 0 SLT-00T$ M4l 9 9 S.0L61-A11ed "N AV Uip 92
Sa13u1s paZe-prur 7
U1 U "PIIYD o/ sopdnod
"out “1e3 'pyoIp ‘oned,Jeq “dsip ‘sioysem T “(sordnod ame ¢) .
~Ystp “O/v wun-flep “Arpuy -do-uwos ‘wop SIS Aq *200 s)un 0 0Osp-STvs ¥dc 8 8 bL61 ‘SIS puz ZI01
. seoe[dany aAey os[e sjUN dWOS "V S|
‘(swum 7) O/v nun-jjem ‘siesodsip ‘sisysemysip
‘@/m un-uy “jues i “put “1eg pyoiq slotuas ¢ 0 0Zs$ NAa+Z N IS W 60P1°LOET
"So0URNUL JAId/M S)un offis-owoqumo],  ‘sojSurs 7 ‘so[dnod “Guk 1 S6¥$-SLyS MdZ 8 1 vL61 *s1dy aproay
“3p1q
T0L1 ve "Aspuy Jo asn ‘sur-Snyd/m “3xd 15-550 0 01€-0978 WdZ¥ 14 S,0L61-Pru "N IS W6 90L1
*SIONIOM “IST0D
PIoD 01d %05 ‘(PIYd
"sur-3njd/m 33d 4s-50 “Aipue] ‘do-uros ‘wopy /M dwos) s3jdno %406 1 00€$ £ 4 8 S.0L61-Piw S "AV U6 0TS
*s[esodsip ‘sisysemysip
‘satuoofeq O/ Nun-flem ‘sasuenus a1d “uox 1 0scs B A A
ut Jout sa3ere3 ‘pyoip “Aipuj “do-uros ‘wo) 0 00¢€$ ddr 1 4| S,0L61-piut /NIS W6 TOLT
(panunuo)) syafeaq LHuednddQ jessnan
Siustmwo) d[yoid jueus],  syuf) SWSY/XIAN MU siupn nng swreN Suipjing
JuBORA Jo oN BIX

9661 Ang/eung
NOL3AdHVA A0 ALID
SLOFr0Yd TVINTY ALVY LTIV
€CAIIVL



“Spun 15y 357 10§
sur-3njd /m “8xd ‘15-330 “syun “jy pig 29 pug 10J

€7 9]qeL Jo 9 a8eqd

's9[dnos pue sojSurs
paSe-prw 0 “Suk

Juar uy “pout sareSred yoip “Arpuj do-uros ‘wop %0S ‘SIOIU3S 9406 0 SSY-0THS AT 81 81 6961 "N IS PIE €0V
*a[dnoo “Juk
'sul-3njd /m Supyred 1001ms-J30 29 1 pue uosiad s[3urs

"oul/p¢$ safered pysp ¢ “Aapuy ‘do-uros “wo) "3uA | sroruss | 0 00€$ gde Tl 4| 0L61 "AY ©103%e( 01

"JUa2 Ul “[our “1ed ‘pyoip ‘sisysem sa[3urs g ‘sajeuroos 0 oves Nde 11

“Ystp “O/v nun-jem “Kipuy -do-uioo “wo) /M S)UM 5 ‘sat[Tuey 9 0 087$ adi 1 A L6l "N 1S W6 9L91
. SISNIOM “ISU0D
PIoD 014 Aq "pdooo
sjun ¢ ‘syuapnIs Moy

® ‘sajewioos ‘sajSurs 0 o1¥$ ade 1

"oW/0£S/J “TieAe saZered payoejop “(P11Yd /M ) sopdnoo 0 0S€$ dde 1z PeOY WsaM 116 ‘606

91 ‘O/v nun-flem “Lipuy -do-u0s “wo)H Sse[o Sunjiom Apsowr 0 S61$ qdo 1 X4 TL6l 'sidy peoy wsjsom
syuapn)s ¢
‘s91dnoo g ‘(ssoxyzom

“Sunjred PIoD 01g 9) sajSurs 0 0£€$ qdI 6C ‘N AV 1191 208

1921s5-10 O/y nun-jem “Lipuy ‘do-urod ‘wo) pade-prur 7 ‘Buk ¢/z 0 00T$ it (037 £ TL6l 'sidy 1sun
‘Sunyred yoons ‘sjuapmys ‘sopdnoo

30 ‘saouenus sjeanrd “A1puj do-ui0s “wo)H sa[3urs “3u£ yo X1y 0 SLT-00T$ U419 9 S,0L61-ALreo ‘NIS W9 ST

(panuguo)) syafoid LHuednadQ jersuan

sjuawwo) S[yoidJueudl  syupn SUA/XIN WU spup ing sureN Suipjing

JuRIBA JooN Ieax

9661 Anf/oung

NOLAdHVAM 40 ALID
SLOHrOUd TVINTE HLVE LTNIVIA

£Ca1dvL

-



€7 91qeL Jo £ o3eg

uosad a18wus |

‘sur-3npd (19310M “3SU0D PJOn
/8 *83d 3s-po ‘sdn-yy -K1pur] -seouenus OId SI | ‘UaIp[IYo /M ¥)
A1d 29 sjusUISsEq /M SHUN £1015-0M ], sa[dnoo parurew || 0 $8C$ 4z Tl 4| S.0S61-A1res sidy predayr]

PIIY2 o/m 3[dnoo |
juared-o[Sms |

sur-3nyd /m -3xd 1s-330 “Apuy soruss o[3us g 00€$ qde s
"do-uroo “wo) ‘asnoy p[o papsauo) ‘suos1od o[3ms £ 0 0sZ$ adi 9 I (D) s.0561 "N 1S 19 £0S
. sut-3nyd /m 33d -1s-3j0 SIOTUSS T “S9[
“ow/zg saered -pyoip ¢ “Apyr ‘do  -dnoo 9 (13ufk Apsow) 0 0sz$ adi1 L
~U109 "woY) "3p[q A1sureald p[o papaAuc) suosad o3ms 4| 0 00Z-SLI$ 9dO S1 44 (D) s.0s61 "AY ®l0eq LTT-STT
*SOOUBTIUD “JAL] *s3[Suls 7
‘Jual ut ‘out soSered “pyore ‘sdn-yy "Arpuy sa[dnoo ¢ ‘sojrurej ¢ 0 0ZEs a4z 6 6 $.0961-A[1ea "SISW 10L

*SINO0] "JOIS D/ NUN-[[BA\ °SITUOS[Rq dARY

SHUM Us(J+ ‘[9A9] uapres sypun ygy -sw-Snid . 0 SESS U+ 91 "N IS WIT SOET “‘S0T1
/a “33d “15-330 os[e Juax U “Jout “xeS "pyoIp 07 Apuey | ‘s1oruss 61 4 §TE-0TE$  udI 8 vT 8961 "sidy opro

0 S6v$ gee 1

"Jual1 ur papnjour a8eres payoeiep -a1dnos 0 SLYS NFzZ v
"O/V yun-[lem ‘saouenus axd ‘sdn-yy A1pug page-prw | ‘siofuss ¢ 0 STrs adl 1 9 6961 "N AV pIg 179
(panunuo)) sypafoag LHuednddQ [erauan
syuswwo) Jyoideus], sy SUSY/XIAL YN siup) ning sweN Supjing

JuedeA Jo ‘'ON Tes X

9661 Anf/sung
NOLAdHVM J0 ALID
S1OAr0¥d TVINTI ALV LTNIVIN
£23714VL



‘sut-3njd /m 8yd 1s-330

“83d 1s-50

‘sur-8nyd /m

"33d 15-50 “O7v mopuim “Kspuy *do-uros ‘wo))

"ow/Gz$ 23ered pyoip “Aipuy do-uros “woy)

€Z 9Iqe] Jo g a3eq

(o181 AOURDRA °f 1'9) %

%8¢l
%0°0
%y'S

%0°ST
%Y'6
%0°0

*so[Surs ¢
‘o1dnos *Suf | 0

s3[3uts poSe-prut [je 0

‘SI9IOM ‘JSUO0D

PI0D 01d T ‘saq8urs ¢ 0
‘a1dnos page-prw | 0

sIayIoMm

ISu0o U—OU O.E m o
(Prrgo/m 1) sopdnoo ¢ I

dde 67
U+ €€
qdT 1vS
g+ ¥
ad L2t
qg0 2T

dnoip yoeasay piayyxepy :20mog

9¢L

0LT-02¢8 ¥dl v

00Z$

S9C$
SeTs

01¢€$

qdr s

udt ¥
qdo0 ¢

qde ¢

09z-stcs ¥4l v

4 S,0261

Y orel

9 0v61

9 S,0v61

[elol

'S AV PIE $TP

NS W9 90¢
"sidy wajaIg

NISWY 912

‘NIS YIS L0€
'51dy uosuyor

(panunuo)) syxaforg LouednrdQ essuan)

sjuaWwIo))

o[yoiq jueus],  spun

juedeA

9661 A[nf/oung

NOLAdHVAM 40 ALID
SLOdro¥d TVINTY A1V LESNIVIN

£gd19vL

SIUM/XIA NUN)

snun nng
JooN I o X

sweN 3utping



vT 2lqe]L Jo | aeq

*pajsjdwios

ST UONONNSUO0d plon o] [un Ajuo uado ‘uoos sIoMIoM pJon) 01J 0}
UMOp W0} 3q 0} Pajdadxa ‘UONIPUOd 1004 pases| s)un 9 Jo ¢ 0 00Z$ d€909 9 S.0€61 "N 1S WS §T¢

SIOTuSS
MmaJ ® osje ‘sa[dnod ‘AY SMaIpUY €79
"D/V nun-frepm pue s3[3urs o3 0 00€$ ddz L "N IS Wyl 914°vob
Juar ut “jout “re3 "pyop “Arpyy ‘do-ujoo ‘woy  -prur o} ‘Suk Apsopy 0 SETS gd1 8 9 50961 'sidy JjoH

DM "ISHOD p[onoa{ |

) Joruss | ‘Aqurey |

jusred o[3urs | 0 SLTS qdc ¢
"D/V 1un mopurm awos ‘o “3xd “Aipyj sa[3urs ¢ ‘sjuapnys 0 0SZ-S€2$ ¥4I ¥ "AY vl0soUUI /1 Z0S
.QO-EOO jiilvg} ‘aoeds ‘oo o>on_m —uoumoo..— %& .vn—ooo w&ﬂ: € 0 WNNnoomw bt (0XY 11 AUV m.owm~ .3Q< ummzvﬂoo.—mv
IS1] Suniem Hoys ‘ouy/szs

saSered payoeap 71 “sorjed/seruooieq *so[Surs Sunok
‘sfesodsIp ‘s1oysemysip ‘)/y nun T ‘so[3uts paZe 0 09¢-Sb€$  WLT TT N IS WS 9¢€L ‘0EL
-lfem ‘Kipune| “do-uod woo Jesy Led sjueus] -piw Q] ‘sioruss Z] 0 SLTS N1 2 74 9L61 's)dy supayie)

sowreu ¢ /m Is1] Suniem sajdnoo ‘sojSurs 0 0LES gz Tl
enx9 "ow/gz$ saSered poyoeiop SJUIPNIS ‘SIOMUSS 0 0928 ad1 6 "AY UM 611
‘Kspuney do-uros wourwo) ‘yesy Aed syreus], ‘sayfrurey “XIA 0 SI1z$ qg0 ¢ €T 9L61 saipadold unyiIm
"SIe3K M) Ul AOUBORA ISIT “Juax sa1frurey ‘s I 0S€$ gz s SISU IV
ut “Jout a3exed pyoip ‘Kipune] do-uros ‘wio) -dnoo ‘ss13uis Iy 0 0S8 udi 1 9 9861 'sidy yoa1g
1Sl (ve) 9o Jeus],  spun SJUNY/XIN HUN  spun ning sweN Suipjing
juedoRA JooN Ieax
9661 Anf/eung
ADARINTIOTAEL 40 ALID

S1Od10¥d TVINTY LV LTIV

YTHI1dVL

s



¥Z 91qe] Jo Z 28eqd

~ dnoin yo1essay ployXey :99In0g

S1Odr0¥d TVINTY ALV LTIV
yTa1dviL

(s1e1 LoueoeA 9 61) z
(%00 I qgzis
(%T°S) 1 Jdi1 1€
(%0°0) 0. €0 91 86 eloL
.mww—n rd uoso .—3—.53
1e sur-3nyd /m -Syd '15-330 “xayd-§ 1€ Juar W “ISU0d plon oig
‘oul “xe3 pysp ¢ “sdn-yy Kipuy sey xojd-¢ [ "1o3unof are [fe 0 0s€$ gz € ‘NISPLSIT
“Kipuy -do-u100 ‘wod 3Aey xs[d-f pue -9 AxeaN “uaIprigo /M 1 0SZ-002$ Al L ‘NISWS L 611
"x3[d-¢ pue xo[d-y ‘xoid-g B JO SISISUO)  a[dnod | “soySurs [ 0 $81$  ydo¢ €1 S.0€/5.0761 sidy AweH
sjuaWIWo) JlyoId yueuS],  spun) SWUSY/XIN MU spun 1ing sweN Sulp|ing
Juedsep Jo ‘'oN Jeax
9661 Ang/oung
ADARINTIOTYL 40 ALID

=



The average rents for two-bedroom plus dens and three-bedroom units was roughly $490 per
month. The monthly rents for these units ranged from $425 to $585, however, there are 24
three-bedroom units at the Prairiewood complex that have income restrictions, with rents set
according to NDHFA guidelines. When these units are subtracted, the average rent for two-
bedroom plus den and three-bedroom units increased to nearly $530 per month. We have
included two-bedroom plus den units with three bedroom units in calculating average rents
because the dens are essentially bedrooms without a window or without a closet, and in most
cases are used as an extra bedroom. All of these units were located in Wahpeton.

The higher average rents in Wahpeton are due to the higher proportion of newer rental
product (built during the 1970°s) compared to Breckenridge.

The level of amenities at the projects varied considerably, and was primarily dependent on
the age of the building. Centrally located coin-operated laundries, wall-unit air conditioning
and off-street parking with plug-ins or detached garages are the most common features of the
older projects. It wasn’t until the 1970’s that amenities such as dishwashers, balconies/
patios, walk-in closets, fireplaces and in-unit washers and dryers appeared in few projects,
even so, most of these amenities are found only in select projects.

There have been two rental projects built in the PMA since 1995, both in Wahpeton. The
two projects are geared to two distinct markets.

The largest of the two newer projects, the 60-unit Prairiewood complex (which includes both
Prairiewood and Prairiewood North), was financed through NDHFA’s tax-credit program
which targets modest-income households. In order to live at the project, households must
have incomes under the agencies guidelines (from $14,520 for a one-person household to
$20,700 for a four-person household) and rents must be kept modest. The project consists of
four 15-unit buildings. Three of the building were built in 1995 and a fourth building
(Prairiewood North) just opened for occupancy in June of 1996. The first three building had
just reached stabilized occupancy at the time of research and the fourth building had filled
three units.

Conversations with Prairiewood’s developer and management firm, indicated that lease-up
has been much slower than anticipated. The biggest problem mentioned was that a large
portion of the traffic has come from persons with incomes too high to qualify for the project,
or incomes were too low to afford the rents.

The Sierra Apartments in Wahpeton is a conventional market rate project that opened for
occupancy in June 1996. The project is positioned at the top of the market in the PMA with
rents roughly $100 to $200 higher than the next highest rents in the market. The project of-
fers a wide range of amenities (i.e., in-unit washers and dryers, dishwashers, disposals, mi-
crowave ovens, one and one-half bathrooms, and double-car garages), found in only a few
other projects in the market. Six units were leased within the first month of opening. The
project has appealed to young to middle-aged professionals and seniors.
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* There are no market rate senior rental projects in the PMA. The only alternative housing
option for seniors in the market currently is the Leach Home, a residential care facility lo-
cated in Wahpeton. The facility is positioned between an assisted living facility and a nurs-

- ing home. The Leach Home was not included in the market rate rental tables, because de-
mand for this type of product is need driven, but will be discussed further later in this section.

A vacancy rate of 5.0 percent among market rate projects is considered normal in healthy rental
market to allow for consumer choice and unit turnover. A vacancy rate of below 5.0 percent
usually represents pent-up demand or a mismatch between the supply and the demand. However,
it is unusual for subsidized projects to have units available because demand for these types of
units is need-driven. The survey of the rental market revealed that the market for subsidized
housing appears to be satisfied if not saturated, while the market for market rate rental housing is
currently stable with the potential for further development in the future as the community contin-
ues to grow.

As previously mentioned, there is no market rate senior housing alternative in the study area with
the exception of the Leach Home, a residential care facility located in Wahpeton. The Leach
Home is similar to an assisted living facility, in that the residents are still independent (do not
need the skilled care of a nursing home), need 24-hour supervision, but are not institutionalized
(they are free to come and goes as they please. However, the facility is set up more like a nurs-
ing home facility in that the residents live in rooms, not apartments, and do not have access to
cooking facilities.. The facility is licensed for up to 61-beds, but the facility purposely maintains
only 39 beds. All 61 beds were occupied up until three years ago, but because of residents
preferences for private rooms, the facility now serves this demand. Currently the facility has 29
private rooms and 10 semi-private rooms. The semi-private rooms are reserved for individuals
that are on medical assistance, while the 29 private rooms are for private pay residents. All 39
beds are currently occupied. The private pay residents pay a daily rate of between $34.12 and
$37.00 (or roughly $1,025 to $1,110 per month, based on a 30 day month), depending on the
room. All residents receive the same level of care. The average age of the residents is 90 years
old, and while there are no non-seniors currently residing at the facility, there has been a few in
the past. The majority of the residents come from within a 30-mile radius.

Because of the lack of market rate senior rental housing options in the study area (other than the
Leach Home), Maxfield Research Group surveyed existing senior rental projects in the nearby
Fargo-Moorhead area as well as one project, Mill Street Residence, currently under construction
in Fergus Falls. These projects are listed in Tables 25 and 26. Table 25 displays general infor-
mation about the projects such as location, occupancy date, the number of units, and number of
vacancies, as well as a comparison of unit features. Table 26 presents information on building
amenities and the availability of services. Of the total 745 units, 40 units were vacant at the time
of the survey, for an overall vacancy rate of 5.4 percent. However, all but one of these vacancies
occurred in the assisted living facilities.

Maxfield Research Group, Inc., classifies market rate senior projects into five categories; rental
projects are divided into four categories based on the level of services provided to residents and

72



ST 9lqe], jo | a8eq

(%0°0)
0 Lyl feioiqng
19502 usuy| ‘req suoydzp 1L-69'¢ $6L-089% 880°1-856 dqbgT 6€
ISPIq “1aL1p/ssysem amadd  SL-69°S 059-S29% 9€6-7€8 angdl 8z ‘23 o]
1950]3 UI-yjem nun sked  6L-LL'$ SLS-OIVS 0SL-0TS q4dr IS Sau0s ¢ Jo Aempeorg "N 01€
‘Tesodsip ‘Jaysemysiq AKX M ON Jueusl  LL§ 09¢$ 89p-CI¢€ d449 62 s3piqearyy 0 Lyl 8861 'sidy a8e|iA poomjjos]
feuondQ Sas1AIaS/57edaI5u0 )
(%0°0)
N 0 [44! feioiqng
suoyd 2
oI PESIOO
Smopuim un egq shed ¢L-€L'§ 059-0£9% T68-¢h8 qde §1 swrely poom "PAIG U210 JZe[[IA TIVE
Aeq ‘resodsiq ON Tlem ag jueusy, 78-3L'S S6¥-00v$ £09-80S qdr 1z Lojs-somyy, 0 9¢ 13:71 4 asnoy adeuure)
suoyd % ) o3 1soM
wooi 28eIo)s a11102) *Au02 ‘3p[q IS W9l ¥ T AV Yip]
‘sdn-yooy Arpune; nun eg sked ZL-0L'$ $¥9-679$ 068 ade 81 JoeAdpe 109ua) 3uiary
‘Tesodsip ‘Joysemysiy 94 TeM a4 Jueusy, " L8-C8°§ 056-0¥S$ 0s9 qdr 9 ‘Aro1s-om], 0 ¥ $861 aaneiadoo) o3 1sam
suoyd »
woos sgelo0js o3P 3p1q odreg
‘sdn-yooy Apuney un g sked 18°¢ 0SLS LT6 Jqdqc 8l Jojeaspo N°AV 419 104
‘resodsip “Joysemysiy SSA MM Rt jueuwo], 78'§ 0€Ss 059 qdl v ‘su-ySiH 0 9 6861 asnoy a3eiioq
S33TAIST MIJAIPY
PO  Auodjeg Oy 1®D  saninn) ‘14 °bg Juoy 74 (N ad{L, -oN adf] juesep  syup e Josuodg/ssarppy
Jowryg 13 usy Appuop uonpPNASUo)  "oN Jo ‘oN -dnaoQ ureN 10afoig
samea ] Jun SIUSY/S921S NuUNy
9661 AIng

ONISNOH TVINTY YOINAS ALVY LINIVIN

NOSMVJNOD LINN

STA19vL



S19S0[2 UI-y[em SWos

SZ slqe] 3o Z a8eq

‘s8un12A05 mopuIm papnpul ‘3piq peayloopy
‘oMOYs ul-yrem jun B samynn 8TT-61'TS  SOLI-STOIS  SLL-OVL qge 8 JojeAd[R 'S IS WYL 00S1
‘a8uer ‘Joje1oBLysy ON ItM ad NV 6S°T-€€T78  S6ET-0TE'IS  009-91¢ qd1 ¢y Los-¢ ¢ 1Y 6/11 SuiAry passie) apnusag
3pIq
suoyd mou Lioys-¢  (Smung/y-g PESI0ON
USYoI| ou “wooryreq Juoo e ydooxo O€T-HL'I$  uoswd/S698  86L-£09 ddqz 11 % Kpwearo I - S1) Aurear)

“unr SuIAl] ‘woolpag oN “3pig g pury 9ST-88°1$  SE0°1-S68$ 056-0S€ qgdr 18 pajeaousy LI 76 £661 fuouire] 3y 1 -9pRuaAq

] slq TETS 0s61$ 8€s g €
Joreradigor eopuoyd  Ly'T$ 09L1$ €1L sangl € ‘3p1q sired snB1ag
sAemonIw ed  idooxs 987 SPSIS 1849 adgr 1 Joeaspp  uadp IS TN pnos 208
Yim andYry swog  nuf) g PUny $9°€ IYARE £9¢ d49 Sy fiojs-¢ N 99 96/01 3JUSPISAY IS [N

(%600
0 0S1 jeloiqng
PaJodUU0D
(sium ('s3piq suoyd €9°1-19°'1§  0SH1-090°I$  006-0S9 qdc €L *s3pIq K1018 o3re
awos) "uur AN sumn jun mou) sked €L°1-LS'1$  001°1-0S68  00L-0SS h:(:{ O 7 €- oy % * IS WTT 00€SS
‘Tesodsip “soysemysi(y swog JreM  Bg ¥4 Wweuwdl  pLIS S8LS 0sy dd9 ¢ Lois-poug @ 0s1 L861 33e[d MIIAIIATY
S331AISS OAISUOIUT/A1€doI3U0)
PYPO  ALuoojeg DY 1’y samnn 14 °bg sy azIg adl1 -oN adAy uesep  spup arq Josuodg/ssa1ppy
Jowyg 194 juoy Aiqpuopy uornoPNIsuo) ‘oN JooN ‘dnoog PureN 3fosg
saimea, pun) SIUDY/SIZIS MU
9661 AIng

NOSIVJWOD LINN

sTd19vL

DNISNOH TY.INTY YOINAS FLVY LTNIVIN



ST 9IqeL Jo ¢ 93eg

“3pIq Jejua:
ool suoyd 7 0} paoauuod 0812 159M
Anmn ‘sdn-yooy oupap 9918 006°€8$ 00¥°1 - : A 3p1q IS WL B H AV W]
Atpunej ‘fesodsip yun L sked €€1$ L006°SS$ 006 ydc 81 toasp  (IED) sopuo)-'n) Surar]
‘Iysemysiq SOK Ilem g wopisoy  LZIS 006°LYS 8ZL gl € Lojs-om] 1 14 861 aaneradoo) oSreq 1sam
SSIATPUCIY 3507 Sojes UISNOL] J0TU3S 9]e5-10]
(61°91) (soupIsay 1S [YA 2pnjout J0u s30p)
6¢ [444 feloiqag
yoea
suoyd sHun gy jo o3rey
g sked 's3pjq L101s 3D Aematen "M 10¥1
. °N “3pig ad weusy - S66°1-S6T°1$ | — samg 09 -d8uisinogy ¢ 09 6861 SuaRISIoAg
TV
Jejndor)
samg ¢ yoes
suoyd (spaau syungyjo  (spasu peayIo0py
eg sked [e10ads) 's3piq L103s  [e10ads) 'S "AV PIg 20§
ON Spid  9E  jwewy - $66°1-S62°18 |- samg 4 -oBuisomy LI 6€ 2661 SuaI313A7
UIAL] paisIssy
PYI0  Auooeg Oy ed  semnn 11 bg sy azIg adf] -oN adf1 juesep  spup are(q Josuodg/ssaippy
Pwyg 14 Uy Apuoy uonodNNsuo)  "oON JoroN  -dnooQ AN 103fo1
samjea yun Sjuayysazig Nupn

9661 Amf
ONISNOH TVINTY YOINAS ALV LTNIVIA

NOSIIVJNOD LINN

STdIavVL



§T9Iqel Jo ¢ a8eq

dnoin) Yoressay] pjsyXey  [90Iog

S[9A9] 93]} I8 W1Saq Saou] z

28e100] orenbs mouy jou pip Feueiy .

(%L5)
oy £0L ol
(%+D) -
1 [44 feloiqag
3pIq [eyua)
0] P3J33UU0d
mopurm a9 ‘3p1q peSfIooOy
Aeq ‘fesodstp nun eg sked 000°s6$ surely poom 'S "AV 1I0€ 061
‘Jaysemysiq SR IleM U wepIsay  0£Z-061$ 00689 001°1-216 dde 81 ‘Kois-saryl 0 81 §861 pesjsawioy
BIAIUON 3511 S3[es PINUTIU0))) SUISTIO] JOIUAS S[eS-10]
PYPO  Auoojeg Oy ey  sanyun 14 °bg oy az1g adA] -oN ad{], juesep  syun aeq Josuodg/ssaippy
“Jowyg 194 usy Appuopy uonoOnnSuU0)  ‘ON JoroN  -dnadp JoureN 109foid
Sa1mes] yun) SJUSY/SIZIS MU

9661 Anf
DNISNOH ‘TV.INTY YOINFS ALV ITTIVIN
NOSRIVAWO0D 1INN
STATIAVL



97 9[qe] jo | a8eq

weme)say/doys aspos
‘suogy % doys 138 0o
ouemsur yusde joaen “IY/05°8$ 103
‘doys Lineaqraqreq “[TeAR 9DIAIDS s
‘(ySaspzg) sanns wasAs S20IATSS  Arpune| “jout -Uo st '139 “I1s
15008 7 ‘a0e119) ‘Areiqry jun ug Anus 0wy/CTE  J0J 10RNUOD SIUIPISIT AUt W IAISS [eswy/zg (p31osuuod) 29 sanianoe odreq
“uur Aqqoy/yers JLip 03pIA  “[reAe s[[elS ‘311S UO Pajeso] “ouf ‘are) prew,, “119 °1S 18 sAepyoom Sa[npayos sidy
‘w1 Suurp/urwo)) ON  /IdUsepy  ‘wodmsyuj o3eren Yi[eSH SWOH ISIMPIN Apfoam "[leAR [ESUI UOON IS ON  a3e[[IA poomjjoI]
SOTAIAG [euond()/57e3213u0,)
asnoyuaaid Jua1
‘doys Suppompoom do-u10o Anus  ur -pout jreis apnuaAg 0¢°€$ “Ajuo
“unt “unuos/3urucy PUl ‘wowwo)  woomwuy  o8ered suQ Y3noxy} "[reAe yjresy SWoH ON ‘PaM UO Jeswr Sutuoayg QUON ON s310yS 9erue)
siun
OpUuOd YJim pareys
are [e ‘(y3ru/cs)
ans j3son3 “jadeyd ‘TieAe
“uLr as1919%2 ‘syred os[e SOJIAISS 10 UMO JIOY)
Sunyrem ‘ssnoyusard do-ui0o UO 102NU0D SJUIPISIT M3 uea ‘1§ ogre,y o03re g 1s0m
“sw Sunjompoom uowwod ‘ow/0¢g e ‘3uiduenre u syuspisal SaNIANoe 03 21NqLYUOD 29 Joua) Surary
» ‘prejq un ut Anus  ‘preae spegs ISISSE [[IMm {sorousle Jeawyzg sonpayss  amj qed (Jo 94,08) aaneradoo)
‘Aqqoynyen “wuwo) OoN sdn-jooy  woosuy yoene g1 SpISING WOl ‘NleAy ON 10J ‘[IeA® Jeaul UOON I8N 9ZIpISqNS [1IM o3eJisom
tun u
(1wsq  dn-yooy Juas UMO 119y} UO JOBIUOD sanianoe
Kreiqr “uu £qqoypgers ur) 141p Anus  ul “Jout Jes SJUSPISAY MIJ ® ‘saousTe (qiuouy/z ‘resw sa[npayos
% “un Suurp “unwo)) Ul jisysepy  woomup  98ered sug SpISINO WOJ "[leAy ON *9A3 paIded *1dQ) oN IS oN 9sSnoy adejuoy
SAJIAIDS MIF/ NPV,
PO 98ei0)g  Arpune Aunodag Sunyreg SnouR|OSIA/ESH  Surdaayasnoy wredol] [esy SANIANDY uoneuodsuer wep 193f01g
sanuswy S391A10G v
9661 AIng
DNISNOH YOINAS TLVYH LINIVIN

NOSIIVANOD STLLINFNV/SAOIAYAS INTNIOTIALA

9T d1dvL



9Z 3lqe] Jo 7 a8ed

Os[e 9}1s-uo a5ed ‘our ‘Apjeom ‘s3piq
Aep ympe {(yBu/0zs) ‘[TeAe WO UL UL N 90TAIDS [9M0} apnusag
sayns json3 juar sur-3npd/m £q dn-13s "paus ‘syuspisal % udulf paq  [euondo jeaw pig {(isuurp €/M “11p peayIoo
oM} ‘aoena) ‘Areiqyy  ur Ut 2y Anuo Supyred ‘pur £q 10J padenuUod  “pour Kepy Iy Jo younj Jo 3210yd 9y saniAnoe 99J ®© 10 Surary
“uu Sulp/unwo)  “yuisq uy “BTUO  wodmN] 12208-130 “TIBAE 901AISS U}jedYy SWOR] suo 03 dn} ‘1SPq) poul Kep/sjesut 7 areys  3uiddoys 10y uep paiaje)) aprusag
S99IAIDS PEIYI0ON
o|q® {euondo uonensunupe A1urear)
jood ‘Areiqyy “sadunoj “B e 221 "Paur “[oul “[IBAR SIOIAIDS 29Jm es juounre
TeIsAss “uu Suruig ON U0 ‘931 moy-yz7  “pPens-jo ares [euosiad jeuondg  pour “Apeam 99) ut “[oul Lep/speaws ¢ swn-ng ON Yy [-apnuoayg
auns
1san8 ‘syred Juiyrem
‘s101d uopre3 pajeasie
‘doys Kyeanq “Areiqy
“suur Sunjiompoom  28reyd 100y “[oul $351AI9S
P ‘Aqqoy/yemn “urwods ‘Ippe yoes £[uo uauy % SL'CS reow s[req sn815]
‘as1019%a°UTUIp aAvy Kew uo 221y ALmoas Sunyred 93reyo enxa 10 ‘freae  Surdooyesnoy  pig reuondp Jusi ur “Jour 1030211p 'sidde ‘paur ¢ IS [IIA YInOS 708
areaud 2% “anwo) ‘saX  ‘uoururo)) Y-$7 JoselNg SIOIAIAS OJBD [BUOSID] Apjaom syoeus 2 Aep/sjeawt 7 swn-ng  Surddoys oy “pouy  sduapIsaY IS A
“Ull SAPIANOR
asodmd-nynur ‘Kresqy
‘doys £fyneaqiaqreq ‘our/0$
‘osnoyuao13 ‘o8ered
‘sa3unof [eroass pareayun
‘eare a1 “u Swrup Couy/Syg urerdoxd ssoupjom
‘joodprym ‘jood so0pur 901y ‘o8ered $3IS-U0 Pajeso] “ouf ‘ore) [esws *242 1do J030231Ip odrej
‘ar03s-purw ‘radey) ON ‘uounuo)) patesH YiesH SWOH ISOMPIA feuondp  “sny pg uado doys ssg50) sum-[jng SaX 0B[J MIAIIATY
SIDIATIS SAISUSIU/51E39I3U0,)
oyo ddeioyg  Lpuney  KAumosg Sunpreg SnOdUeJ[dsA/Res  Surdoayasnoy ures3o44 ey SONIANDY uoneyodsuel ] awreN 102(o1g
samuaury S3DIAING

9661 Ang

ONISNOH YOINAS ALVY ITNIVIN

NOSRIVdWOD SFLLINTWV/SHIIAYAS INFWNJOTIATA
9z I19vL



9Z 2IqeL JO ¢ 38eq

SOOTAIAS 1O UMO JIDY}

dnoin yoreasoy pOUXRN  1925N0S

sond U0 1921109 SJUDPISAT MIJ
nun ug ® {3uiduere ur syuapIsal sanlanoe
‘[oul ‘sjpe1s 1SISSE [im SsatouoTe 05°€$ ‘sAepsoupam Sapnpayos )
paydeye 7 3PISINO WOJ] ‘[leAY SUON uo jesw SuiuaAqg I8N ON peajsawoy
SHUN [eJU21 PIM PIreys
are e ysru/cg)
anns 3son3 ‘[adeyd
“uu 2510J9%a ‘syred ‘[reae
Supyrem ‘asnoyusard osfe S301A19S JOJ UMO J19Y) o3reJ 1som
“un SunpoMpoom do-uroo sond U0 JOBIUOD SJUIPISSI MI] sopuo)
2® preyq uowuIod 3un uy ® {3uidueLe uj SHUSPISAX 3p1q sajIAnoe =10 SuiAl]
“un Aqqouyyerd qun my Anus  pug ‘sypers 1SISS® [[Im ‘satousFe [ejual je feawr/Q7$ 10) sa[npayos saneiadoo)
“uy “wuo)) ON sdn-jooH  woo1u] paydene $7 3pISINO WO "[IBAY SUON AJ1ep ‘[TeAe [eowl UOON I8N OoN oJrej1som
UISNO[] J01USS J[eS-10
(tuaz SOOIAISS BIXD SWOS  “four Surues|d -» 0dreq
doys 1oqreq/Kineaq ut “pur Ajuo asn SjuoPISAI [[e A[Feau Apyoom IPID
‘Jadeyo “unx osye) sa1y Amoas Sunyred ‘o8reyo enxo Joy ‘preae  Surdsoyassnoy Juas Uy ‘[our Aep/syoeus J012241p 'sidde ‘powr ¢ Aemaen *m 10¥1
Bunnp/unuods ‘wniny ON ‘uowwo) -4 aoeyINg SIOIAISS AT [RUOSIAJ Areq Z % Kep/sjeaws ¢ sum-jiny  3urddoys o3 “puy suaaIdroag
(uas SIOIAISS BIIXO SWI0S  “[ous Sujued|d
doys 1oqreq;Kineaq ur “pout Kjuo 9sn SjuIPISaI e Kjresu Apjoom 29 peaylooN
‘Jodeys “uur ose) 201y Lunoas Suryred ‘a8reyo enxo J0J Treae  Suidasyosnoy JusI ur ‘poul Kepysyoeus 1019311p ‘sydde ‘pows % ‘S "AV PIE ZT0S
Swurp/urwos ‘wnny ON ‘uowruio)) T-pT aoelIng S9OIAIDS OI8O JRUOSIag Areq T % Aep/sjeaws ¢ aum-jing  Suiddoys 0y “[ouy susasdronyg
panunuoy)) sutspo] % preog/sulAly palsissy
»nyQ 98ei0)g  Lpuney  Lunoag Bunyreq SnOSuR|[AISIA/NESH  Suidoayosnoy wesdo1g [esp SaNIAIDY uonenodsuery, swep 102foid
sanuswy SIJIAIRG
9661 AInf

ONISNIOH JOINHIS ALVY LTNIVIN

NOSIIVINO0D STLLINTFINV/SHIIAYES INTFWNJOTIATA
9T dTdvL



ownership projects have their own category and rarely provide any. services. The four types of
rental projects are: "Adult"/Few Services, where few if any services are provided and the rents
tend to be modest; Congregate/Optional Services where support services (e.g., meals, house-
keeping) are available but are optional; Congregate/Service Intensive, where some services are
included in the rent; and Assisted Living which includes at least two meals per day in the rent
and offers the availability of personal care and other supportive services such as housekeeping.
The following are the key points derived from the survey of market rate seniors projects in
Fargo-Moorhead and Fergus Falls.

o Three "Adult"/Few Services buildings were surveyed and had a total of 122 units. Rents at
the projects ranged from $400 to $550 per month for a one-bedroom unit and from $625 to
$750 per month for a two-bedroom unit. At the time of the survey, there were no vacant two-
bedroom units.

 There was one Congregate/Optional Services project in Fargo, Trollwood Apartments. The
project has 147 units, none of the units were vacant at the time of the survey. Rents at the
project were comparable to those at the "Adult"/Few Services buildings and ranged from
$360 per month for an efficiency unit, $400 to $550 per month for a one-bedroom unit, $600
to $640 per month for a one-bedroom plus den unit and $670 to $730 per month for a two-
bedroom unit. Housekeeping is included in the rents, while laundry service and home health
services are offered for an additional charge.

* Riverview Place, which is considered the only Congregate/Service Intensive project in Fargo,
has 152 units and was fully occupied at the time of research. Monthly rents, which do not
include services, are in excess of $1.50 per square foot ranging from $735 per month for an
efficiency to $1,350 for a two-bedroom unit. While these are high rents for a congregate
project, Riverview Place does offer a range of optional services and has variety of opportu-
nities for socialization including extensive common space and first-class recreational ameni-
ties.

*» Five assisted living/board and lodging projects in the Fargo-Moorhead area were surveyed.
Together, they combined for a total of 242 units, and 39 vacant units, translating to a vacancy
rate of 16.1 percent. Although the level of services included in the monthly fees varies de-
pending on the project, typical services are: at least two meals a day, 24-hour supervision,
activities, weekly housekeeping, and linen or laundry service. A wide range of other personal
care services are generally available for an additional charge.

* In addition to market rate rental projects, two senior ownership projects in the Fargo area
were also surveyed. These two projects had a combined 42 units, only one of these units was
unoccupied at the time of the survey, a vacancy rate of 2.4 percent. The Homestead consisted
of all two-bedroom units which had a selling price of between $68,900 and $95,000 and a
monthly fee of between $190 and $230. West Fargo Cooperative had one-bedroom units
with sales prices of $47,900 and monthly fees of $127, the two-bedroom units had sale prices
of $55,900 and monthly fees of $133, and three-bedroom units with sales prices of $83,900
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and monthly fees of $166. Neither project includes any services in the fees, although resi-
dents of the West Fargo Cooperative have the option of purchasing a noon meal for $20 per
month at the adjacent rental building.

While the market for senior housing in the Fargo area has little effect on the potential for senior
housing locally, local seniors that desire this type of housing may move to the Fargo-Moorhead
area or to Fergus Falls in the absence of any senior housing altemative in Breckenridge or
Wahpeton. These projects are offered as an example of the different types of senior housing
alternatives available in the region and could be used as a guideline for any development that
might occur locally.

Potential Assisted Living Demand

In addition to examining the existing rental projects in PMA, Maxfield Research Group, inter-
viewed staff and examined the care level of residents at local nursing homes for assisted living
housing from current residents of the nursing homes. Both Minnesota and North Dakota cur-
rently have moratoriums on nursing construction and have adopted policies to attempt to place
residents with low levels of care needs in other facilities such as an adult foster care facilities,
board and lodging, board and care, or assisted living facilities, rather than nursing homes.

Case mix ratings provide a meaningful way of evaluating residential care needs (and for subse-
quent reimbursement). In Minnesota, persons are rated on their level of dependency for eight- -
activities of daily living, (ADL’s) such as bathing or dressing. In addition, special nursing,
behavior issues, and neuromuscular conditions are taken into consideration. The State of Minne-
sota categorizes the level of nursing home care into 11 categories, A through K. The final score -
relates to a case mix rating of between A and K, with A being the lowest level of care. The State
of North Dakota has similar rating system, but has 16 levels of care (from which persons are
classified into major clinical groups). Unfortunately, the case mix ratings for the two states do
not coincide with each other. In Minnesota, residents with a case mix ratings of A or B are
generally regarded as a potential market for alternative care facilities. The State of North Dakota
has a simplified version which divides individuals into two more generalized groups, basic care
and skilled care, based on the level of care needed. Nearly all residents that qualify for basic care
can generally be served by facilities other than nursing homes.

e All 124 beds at the St. Francis Home, in Breckenridge, were occupied at the time of the
survey.

e St. Francis Home had nine residents with a case mix rating of A, and 11 with a case mix
rating of B. Six of the nine residents with a case mix rating of A and three of the 11 residents
with a case mix rating of B, pay privately.

e Fees at the St. Francis Home for case mix A residents are $74 per day and case mix B resi-
dents are $79 per day. These daily fees would translate into monthly fees of roughly $2,220
and $2,370 per month, based on a 30 day month.



¢ The occupancy rate was 95.0 percent (of the 180 beds) at Wahpeton Health Care Center at
the time of the survey.

e There are currently 16 residents at the Wahpeton Health Care Center that are in basic care
rooms, while the remainder of the residents are in skilled care rooms. According to conver-
sations with staff members at the care center, in addition to the basic care residents, there are
a few residents in the skilled care rooms that would be a market for assisted living housing,
They estimated that between 15 and 20 percent of all care center residents could likely be
served by an assisted living facility, this would represent a total between 25 and 34 residents.
While the exact number of these residents that pay privately was unknown, we do know that
34 percent of all low-level care residents (which includes basic care as well as some skilled
care residents) paid privately. Applying this figure to the estimated number of residents
thought to be a potential market for assisted living housing results in a total potential market
for between 9 and 12 market rate assisted living units, from current resident of the Wahpeton
Care Center.

Fees for basic care residents at the Wahpeton Health Care Center are $45 per day, which

translate to a monthly fee of $1,350, based on a 30-day month. Fees for skilled care residents

ranged from $69 to $112 per day range, which translates to a monthly fees starting at $2,070,
“ based on a 30 day month.

In addition to the Leach Home in Wahpeton, there is also a subsidized assisted living services -+ -
available at Park Manor, a subsidized senior rental project in Breckenridge which initiated an
Assisted Living program on January 1, 1996. The program consists of skilled nursing and aid
visits, homemaker services, meal preparation, congregate lunches 3 times per week, socializa- - .-
tion, and medication set-ups. The price for these services range from $500-800/month depending
on the level of assistance needed. The resident can either pay for the assisted living services
privately or apply for one of two government waivers that will completely or partially cover the
expenses. The Elderly Waiver, a Federally funded grant which covers 100 percent of the assisted
living costs, is available to persons 65 and over, who are on Medical Assistance. The Alternative
Care/180 Day Eligibility Waiver, a State funded grant which partially covers the Assisted Living
expenses, is available to persons 65 and over who are not on Medical Assistance and have assets
below the cost of 180 days in a nursing home (currently between $16,000-20,000). Both of these
waivers are administered through the Wilkin County Public Health Department.

When the Assisted Living program at Park Manor began, it was expected that 20 seniors would
be participating by the end of 1996. However, as of July 1996 only four seniors are using the
services. Since enrollment is lower than expected, the new projections are to have a total of 10
seniors participating in the Assisted Living program at Park Manor. After speaking with people
at Park Manor and Wilkin County Public Health it is believed that a number of factors are
contributing to the lower than expected enrollment. The seniors in need of the Assisted Living
services who can privately afford it may be choosing to stay at home longer and than going
directly into nursing homes. Those seniors who cannot afford the services and need assistance
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are forgoing this option. Since the program is advertised regularly there is no reason to believe
awareness is a major issue.

Pending Rental Developments

We contacted developers, builders and city officials to gather information on any planned or
proposed rental housing developments in Wahpeton and Breckenridge. The following summa-
rizes information on these projects:

Breckenridge

Gerald Rick, a local landowner, is building a four-unit market rate rental building on a site just
east of the Wilkin County Courthouse. The building is a two-story design, with four two-
bedroom units priced from $550 to $650 per month. The units will all have 1,100 square feet,
and the lower level units ($650) will have gas fireplaces. All units will have washers/dryers,
dishwashers, disposals, and attached single-car garages. All four units have been preleased
according to the developer, and the renters are local residents in their 50’s and above. The
developer stated that the project will be rental for three years, and then the units will be con-
verted to for-sale condominiums. The current renters are aware of this and will have an option to
buy the units.

Southhill Group. L.C.C., based in Fargo, has city approval for two 6-plex rental townhome
buildings, to be located on a site at 10th Street South and New York Avenue. The development
will be done in partnership with the Port Authority of Breckenridge, who will provide tax incre-" -
ment financing and will be a financial partner in the project. The project will be developed with
Minnesota State Housing Finance Agency Tax Credits, which have been awarded. The project
will have eight two-bedroom units and four three- bedroom units, with rents ranging from
approximately $425 to $485. Residents may have incomes up to 60 percent of the median
income for Wilkin County in order to qualify. The project is scheduled for construction in late
1996.

St. Francis Hospital and Home has received a grant from HUD to develop a 20-unit assisted
living facilities on its campus. The facility will be geared towards low income seniors and will
have income restrictions. Both the rents and the services will be made available on a sliding
scale based on income. The will be a mixture of one- and two-bedroom units. Construction is
expected to start this fall with an occupancy date sometime next spring.

The medical center also anticipates the development of an additional 20 units of market rate
assisted living next to the first building sometime in the near future.

Cliff Barth, a local landowner and member of the Port Authority, has nine acres of land located
on the east side of Breckenridge, near the football field. There has been interest from a local
developer in purchasing a few of the acres for development of 40 to 50 units of rental housing,
however, the unnamed developer has not yet made this purchase, and there is no firm



development plan for the project at this time. Mr. Barth indicated that he would be willing to sell
off additional acres to developers and is not interested in developing the property himself,

Wahpeton

Carlson Development of Sauk Rapids has applied for tax credits to build six 8-unit rental build-
ings in Wahpeton. The site is located in the southwest corner of the city. The buildings would
have a mix of one, two and three-bedroom units. The site has the proper zoning, and the devel-
oper is waiting for the approval of the tax credits. If approved, the project could open in 1997.
The developer also has some additional land adjacent to this site that could be developed with
similar housing, but has no immediate plans for additional units.

Meide & Son. Inc., a local developer that has built a large proportion of the existing rental supply
in Wahpeton, has tentative plans for a number of potential rental projects. ‘

The developer mentioned that he is currently working on renovating the top floors of the Ben
Franklin Building, located on the 400 block of Dakota Avenue in downtown Wahpeton, into 11
rental units. Seven of the units will have one bedroom, be 750 square feet in size, and rent for
$375 to $400 per month. The remaining four units will have two bedrooms, be 900 square feet
in size, and rent for between $450 and $475 per month. The building will have an elevator,
central air conditioning, and a common coin-operated laundry. The units will have 9-foot
ceilings, oversized windows, and dishwashers. Parking will be available in a city lot behind the : -
building. The project is expected to open for occupancy around the first of the year.

In addition, the developer will be renovating the Casper Building (the former Wahpeton Opera -
House) into senior rental housing. The project is located on the corner of 4th Street and Dakota
Avenue in downtown Wahpeton. Preliminary concept plans call for between 15 and 17 units
with a mix of one-bedroom, one-bedroom plus den, and two-bedroom units, with rents ranging
between $575 and $850 per month. According to the developer, he has city approval but is
working out the financing. The project was originally going to be geared towards low- to
moderate-income seniors, but financing from Rural Economic and Community Development
(RECD), formerly known as the FmHA, dried up. The three-story building would have retail
space on the street level, a security system, an elevator, off-street parking, a lounge and possibly
a atrium and terrace, over the top of an adjacent building. The units would feature 9-foot ceil-
ings, in-unit washers and dryers, dishwashers, and air conditioning. Construction is anticipated
to start in the spring of 1997 with completion that fall.

Other possible developments from Meide & Sons, Inc. include the renovation of the Casey Hall
(the former Armory) into 12 units of rental housing. Four of the units will likely have one
bedroom and have rents of approximately $400 per month. The remaining eight units will have
two-bedrooms with rents of $500 per month. According to the developer, he anticipates two-
story units, possibly with lofts, and private entrances. The units would include washers and
dryers, dishwashers, microwave ovens, air conditioning and two full bathrooms. Construction is
expected to start in the spring of 1997 with completion in the fall.



The developer also has his sights set on developing an additional 30 units of senior housing on
another site near downtown Wahpeton, along 2nd Avenue between 7th and 8th Streets. The
developer currently owns about one-half of the block and is looking into purchasing a few
existing homes on the site. While no development concept has been worked out yet, the devel-
oper mentioned that the project would consist of a three-story building with underground park-
ing. He envisions the project being top-of-the line with rents somewhere in the $800 to $900 per
month range.

Mr. Meide also mentioned the possibility of developing 48 units of upper-end general occupancy
rental housing on a site he owns on the north end of town near the new Rosewood subdivision.
The concept is still very tentative and rents have not yet been determined, he speculated that they
would likely be similar to the rents at the recently built Sierra Apartments (in the $700 per month
range). He mentioned the units would include all of the amenities of the Sierra Apartments but
the first floor units would have walk-out patios and there could be underground parking.
Whether the development of this project moves ahead or not will be determined on whether the
developer sells the site to Rothhouse Home Builders, out of Fargo, which has been contemplat-
ing developing condominium housing on the site. However, Mr. Meide mentioned that he and
Mr. Rothhouse have just recently agreed on a purchase price on the land and the sale is subject to
city’s approval for rezoning.

Mr. Meide also mentioned that he has been contacted by an undisclosed non-profit agency that is
has obtained funding from HUD’s 202 program to develop subsidized assisted living units in
Wahpeton. The non-profit agency has tentative plans for 16 to 20 units and is currently looking
for a site. One of the sites currently under consideration is a former city park located directly
across the street from the senior citizens center.

Wahpeton Health Care Center has discussed the possibility of developing an assisted living
facility (in addition to adding home health services), but the plans are still very preliminary and
no specific plans have been developed yet.

Maurie Lorenz, the new owner of the Century Apartments a subsidized general occupancy
project in Wahpeton, is currently renovating the building. The building had 16 of its 24 units
down at the time of research. The owner stated that he expects to have all of the down units
available for occupancy in August in 1996.

According to the director of the senior citizens center, she has had some discussions with a
principal of Comstock Construction Inc., a local developer, regarding the development of con-
gregate senior housing on a site located across from the Wahpeton senior citizen center. The
developer has had some discussions with area seniors regarding interest in senior housing on the
site, but there are no firm plans for a development at this time.



