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EXECUTIVE SUMMARY 
Downtown Moorhead is the heart of the growing community of Moorhead, Minnesota.  As 
downtowns across the nation are experiencing a resurgence, and as the Fargo-Moorhead Metro 
continues a strong and sustained period of growth, Downtown Moorhead is perfectly poised to 
reach its tipping point and take its place as the economic and cultural hub of Moorhead. 

The people of Moorhead are family-focused and well-educated, with a strong number of young 
people due in part to the defining presence of education in the city, including strong K-12 
education and multiple colleges.  Moorhead also has a strong proportion of older adults, who 
along with young students and families, have much to gain from a walkable downtown. 

Downtown is already starting to share in the solid financial growth that the local area is 
experiencing.  Spending patterns show that residents are fiscally conservative, with strong 
spending on basic needs and lower spending on luxury wants.  Residential leasing is strong in the 
area, likely due to the high level of college students and recent graduates who have shown a 
nationwide tendency to purchase a home later than past generations, due both to increasing 
college debt and a preference for a maintenance-free lifestyle.  These spending patterns and 
housing trends should be considered as retail and housing are developed in Downtown.  
Additionally, as a border city, there are a number of factors that may influence the decisions of 
individuals or businesses to locate in Moorhead.  This is a current subject of study for the City of 
Moorhead and will be relevant to the analysis in the Moorhead Downtown Master Plan. 

Downtown has the advantage of being an employment center, as its population triples during the 
workday.  With its foot in the door given existing employees and nearby college presence, plus 
very low unemployment around the local region, Downtown Moorhead has an opportunity to 
become the go-to area for thousands of residents to live, work, eat, shop, and play.  However, 
with an interconnected metro area that includes another downtown further along in the 
development life cycle, differentiation and authenticity will be key for Downtown Moorhead. 

Downtown is already conducting a high level of business given its population, but the data per 
employee show room for improvement.  The coming years will likely be a time of change for 
Downtown, with new businesses entering the market and existing businesses facing an 
opportunity to grow along with the rising tide. 

Diverse and appealing retail offerings are, and will continue to be, critical to the success of 
Downtown both from an economic and cultural standpoint.  Over 11,000 additional square feet 
of retail space can be expected to be supportable under current supply and demand conditions.  
Downtown already has a strong office presence, but continued growth is critical in this area as 
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well, and focused branding will ensure that Downtown Moorhead is seen as a strong office 
location by tenants who bring valuable jobs, customer convenience, and economic growth to 
Downtown.  An annual construction pace of up to 55,000 square feet of office space can be 
expected to succeed if all assumptions continue to hold.  Office and retail space make up two 
legs of a strong three-legged stool, with the third leg being housing.  These three uses sustain one 
another, creating a positive loop cycle that slows when any leg is weak.   

There is a strong opportunity to build housing, both renter- and owner-occupied, in Downtown, 
which will create customers within walking distance of retailers and restaurants and will create 
homes within walking distance of employees’ offices.  The expected number of supportable 
apartment units ranges from 43-122 per year based on current assumptions and trends, while 
approximately 100-300 condos total could be added, depending on price point, given current 
supply and demand.  Over the next 5-7 years, we project 50-75 new housing units annually. In 
the following decade, we can anticipate 100 new units per year in downtown. With knowledge of 
economic factors, along with appropriate target markets discussed in this market assessment, 
development of retail, office, and housing can continue to strengthen the beating heart of 
Moorhead. 
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GEOGRAPHIC AREAS OF STUDY 
The following areas, from largest to smallest, make up the primary areas considered in this 
market assessment: 

• Trade Area – details below 
• Fargo-Moorhead Metro 
• City of Moorhead 
• Moorhead Downtown Master Plan Boundary (“Downtown Moorhead”, “DT Moorhead”, 

or “Downtown”) 
 
Trade Area Analysis 
A trade area – or the geographic area which generates most of Downtown’s business – can be 
challenging to define, as consumers are willing to travel further to attend a concert or purchase a 
major appliance than they are to visit a pharmacy or purchase gas.  For the purposes of this 
study, the goal was to determine the area within which residents have the potential to regularly 
support the growth of Downtown Moorhead.  To achieve this goal, nearby population centers 
with significant sales of goods and services were considered, and drive time analyses were 
conducted using Esri.  By combining drive time analyses and inter-city commuter data with 
population and sales data, a trade area was determined as shown in the blue polygon overlaid on 
the map below. 
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Geographies Included for Comparison 
The following geographies are included in this market assessment for comparative purposes: 

• Peer Cities – details below 
• Benchmarks 

o State of Minnesota 
o State of North Dakota 
o United States of America 

 
Peer City Analysis 
Comparing Moorhead to peer cities is critical in understanding what makes it unique, and where 
strengths and opportunities exist.  While Downtown Moorhead is the primary focus of this study, 
it takes an entire community to support a downtown as most urban centers have economic and 
cultural impact far beyond the boundaries of the neighborhood; therefore, it is helpful to compare 
cities rather than downtowns. It is also difficult to obtain consistent downtown datasets, which 
also lends to the decision to analyze city-wide data. 
 
In order to determine peer cities, a proprietary algorithm compared Moorhead to other cities in 
the Midwest across 15 demographic and economic metrics, including sales within 28 industries.  
Examples of metrics include population, household size, vacancy, income, age, and education. 
 
Signature characteristics of Moorhead that are less apparent in data also play a role in 
determining peer cities of best fit.  These characteristics include the fact that Moorhead is a 
college town, a border city, a county seat, is naturally defined by a river, bisected by two sets of 
railroad lines, and is connected directly to the Interstate highway system. Notably, Moorhead has 
a distinct identity from the neighboring city of Fargo yet is significantly smaller in both 
population and economy. 
 
Using both the objective criteria of the algorithm, and the more subjective criteria of signature 
characteristics, the following cities were identified, in order, as the peer cities of best fit. 
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1. Manhattan, KS 
o Very high algorithm score 

 Total population 
 Total sales 
 Unemployment rate 
 Household size 

o Signature characteristics 
 Colleges include a large university that shapes the town, plus a handful of 

smaller technical colleges and a small, private Christian college 
 County seat 
 Located on a river 

 
2. Urbana, IL 

o High algorithm score 
 Sales mix 
 Housing vacancy 
 Household size 
 Median age 
 Home value 

o Signature characteristics 
 Smaller of two metro cities - population of 40,000 compared to 90,000 in 

neighboring Champaign 
 Significant college presence with state university branch 
 Multiple Interstate connections 

 
3. Grand Forks, ND 

o Highest algorithm score 
 Population total and growth 
 Household income 
 Housing growth 
 Sales mix 
 Higher education levels 
 Unemployment rate 
 Median age 

o Signature characteristics 
 Red River border city 
 Close proximity via I-29 
 County seat 
 Significant college presence with public research university 
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4. Superior, WI 
o Moderate algorithm score 

 Household size 
 Household income 
 Home value 

o Signature characteristics 
 Smaller of two metro cities - population of 30,000 compared to 85,000 in 

neighboring Duluth, MN 
 Home to a public liberal arts college and a technical college 
 Metro connected to I-35 
 County seat 
 Located on a river, in addition to Lake Superior 

 
5. Rapid City, SD 

o Highest algorithm score 
 Sales mix 
 Household income 
 Housing growth 
 Housing vacancy 
 Household size 
 Population growth 
 College enrollment 

o Signature characteristics 
 Located on a river 
 Connected to I-90 
 County seat 
 Varied small institutions of higher education 

 
6. Marion, IA 

o High algorithm score 
 Higher education levels 
 Home value 
 Rental tenure 
 Household size 
 Household income 

o Signature characteristics 
 Smaller of two metro cities - population of 40,000 compared to 130,000 in 

neighboring Cedar Rapids 
 Metro connected to I-380 
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7. St. Cloud, MN 
o High algorithm score 

 Unemployment rate 
 Median age 
 Household income 
 Rental tenure 
 Household size 

o Signature characteristics 
 Colleges include a large university and a technical college 
 County seat 
 Located on a river 
 Relatively close proximity via Interstate 94 

 
8. Mandan, ND 

o High algorithm score 
 Housing vacancy 
 Rental tenure 
 Household size 
 Household income 

o Signature characteristics 
 Smaller of two metro cities - population of 20,000 compared to 70,000 in 

neighboring Bismarck 
 Relatively close proximity via Interstate 94 
 Located on a river 
 County seat 
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DEMOGRAPHIC AND LIFESTYLE TRENDS 
In order to better understand and compare the geographies included, the following demographic 
and lifestyle trends are analyzed in this section: 

• People 
o Population and Households 
o Age and Ethnicity 

• Finances 
o Income 
o Spending 
o Housing 

• Career 
o School Population, Unemployment and Office Location 
o Commute 
o Industry 
o Education Levels 

• Tapestry Segmentation 
 
The following tables use data vintage 2018 from Esri, unless otherwise noted.  Red and green 
data bars were added to select columns in order to help more easily visualize differences between 
cities.  Abbreviations are also used, including: 

• Average: Avg. 
• Generation: Gen 
• Household: HH 
• Median: Med. 
• Population: Pop. 
• Square Mile: Sq. Mi. 
• Unemployment: Unempl. 
• Downtown: DT 
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People 
The information in this section gives insight into the demographics of the people that live within 
each geography studied. 
 
Highlights of this section include: 

• While Downtown growth forecast is relatively low, the surrounding areas have extremely 
strong momentum upon which Downtown can capitalize 

• Typical of urban centers, Downtown Moorhead household size is lower, indicating a 
stronger presence of singles and couples versus families with children 

• Among peer cities and the surrounding area, the City of Moorhead has a relatively high 
household size and household growth rate, plus a low median age, meaning that families 
are an important segment of the city and should be targeted by Downtown accordingly 

• Downtown has an average median age, but a closer look reveals relatively fewer 
members of the youngest generation, and more members of the oldest – since both groups 
often do not drive their own automobiles, they enjoy and benefit from walkable 
environments and should be considered in urban design 

• Also typical of urban centers, Downtown is more diverse than surrounding areas 
Population and Households – Five Year Estimates 

 
Source: ESRI 2018 

Geography 2018 Pop. 2023 Pop.
Pop. Growth 

Rate
Avg. HH 

Size 2018 HHs 2023 HHs
HH Growth 

Rate

DT Moorhead 1,555 1,612 0.72% 1.75 879 907 0.63%

City of Moorhead 43,057 46,468 1.54% 2.45 16,358 17,656 1.54%

FM Metro 251,294 279,667 2.16% 2.32 104,563 116,823 2.24%

FM Trade Area 257,199 285,313 2.10% 2.32 106,991 119,145 2.18%

Manhattan, KS 55,453 54,954 -0.18% 2.33 21,187 20,890 -0.28%

Urbana, IL 43,148 44,485 0.61% 2.03 17,869 18,513 0.71%

Grand Forks, ND 58,655 62,154 1.17% 2.19 25,213 26,912 1.31%

Superior, WI 27,276 27,254 -0.02% 2.25 11,601 11,556 -0.08%

Rapid City, SD 75,173 79,712 1.18% 2.31 31,468 33,325 1.15%

Marion, IA 38,900 41,320 1.21% 2.48 15,575 16,471 1.12%

St. Cloud, MN 70,239 73,493 0.91% 2.40 27,129 28,376 0.90%

Mandan, ND 22,117 24,676 2.21% 2.34 9,253 10,362 2.29%

Peer City Average 48,870 51,006 0.86% 2.29 19,912 20,801 0.88%

Minnesota 5,657,912 5,898,234 0.84% 2.49 2,216,108 2,306,130 0.80%

North Dakota 797,210 874,911 1.88% 2.30 335,410 369,311 1.94%

United States 330,088,686 343,954,683 0.83% 2.59 124,110,001 129,076,036 0.79%
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Age and Ethnicity 

 
Source: ESRI 2018 

Finances 
The information in this section gives insight into the economics of the people that live within 
each geography studied. For reference, ‘local area’ refers to downtown Moorhead, City of 
Moorhead, FM Metro, and FM Trade Area collectively; ‘downtown’ refers to downtown 
Moorhead; ‘surrounding area’ refers to City of Moorhead, FM Metro, and FM Trade Area 
collectively. 
 
Highlights of this section include: 

• Urban centers often have lower levels of income and higher levels of poverty, and 
Downtown Moorhead is no exception; however, the surrounding areas have more 
favorable data in these criteria than peer cities and, in some instances, than the national 
average 

• Downtown’s income growth is notably tied only with the State of Minnesota for the 
highest rate among all comparative geographies, which is an indicator that an economic 
renaissance has already begun in the city’s core 

Geography Med. Age
Gen Z 

1995-2015
Millennials 
1980-1994

Gen X 
1965-1979

Baby 
Boomers 
1946-1964

Silent Gen 
1928-1945

Diversity 
Index

Minority 
Pop.

DT Moorhead 34.5 32.3% 24.3% 15.2% 18.6% 9.7% 41.3 21.6%

City of Moorhead 31.1 39.4% 22.5% 14.5% 17.2% 6.5% 31.9 16.1%

FM Metro 33.5 35.7% 23.6% 16.9% 18.4% 5.3% 29.1 15.1%

FM Trade Area 33.6 35.5% 23.5% 17.0% 18.6% 5.5% 28.9 14.9%

Manhattan, KS 24.8 51.0% 22.7% 9.8% 12.1% 4.4% 43.1 23.4%

Urbana, IL 25.8 48.2% 23.0% 10.3% 13.2% 5.2% 65.7 46.9%

Grand Forks, ND 30.7 38.5% 23.4% 14.3% 18.3% 5.6% 32.9 17.1%

Superior, WI 36.9 31.9% 22.0% 16.9% 22.1% 7.1% 21.0 10.5%

Rapid City, SD 37.3 32.5% 20.8% 16.6% 22.1% 8.1% 42.6 23.2%

Marion, IA 38.1 32.5% 20.4% 19.9% 20.7% 6.5% 20.9 10.4%

St. Cloud, MN 30.6 39.9% 22.0% 15.1% 17.6% 5.4% 42.0 24.6%

Mandan, ND 38.9 29.9% 21.5% 18.0% 23.3% 7.2% 25.7 12.3%

Peer City Average 32.9 38.0% 22.0% 15.1% 18.7% 6.2% 36.7 21.0%

Minnesota 38.5 31.9% 20.0% 18.8% 22.6% 6.7% 38.8 20.4%

North Dakota 38.0 32.0% 20.5% 17.1% 22.8% 7.6% 29.2 15.0%

United States 38.3 31.8% 20.4% 18.8% 22.4% 6.6% 64.3 39.7%

Su
bj

ec
t

B
en

ch
m

k
Pe

er
 C

iti
es



 

1/15/2020 FINAL 

Market Assessment 

Pa
ge

12
 

• Strongest spending in the local area goes toward transportation, food, apparel & services, 
personal care, and housing; additionally, Downtown residents spend relatively more than 
the surrounding area on recreation and healthcare 

• Spending in the local area shies away from home improvement, travel, and household 
operations; additionally, Downtown residents spend relatively less than the surrounding 
area on education and apparel & services 

• Downtown has low home values compared to other geographies studied, but Downtown 
values are growing at the same fast pace as the rest of the surrounding area 

• A significant portion of the housing Downtown is leased 
Income 

 
Source: ESRI 2018 
 
 
 
 
 
 

Geography
Med. Disposable 

Income
2018 Med. 
HH Income

2023 Med. 
HH Income

Med. Income 
Growth Rate

Med. Net 
Worth

HHs Receiving 
Food Stamps

DT Moorhead 27,240$                32,280$        37,070$        2.8% 14,618$        14.3%

City of Moorhead 42,746$                53,717$        61,053$        2.6% 82,888$        9.0%

FM Metro 48,706$                58,165$        64,188$        2.0% 81,595$        8.8%

FM Trade Area 48,640$                58,112$        64,080$        2.0% 82,997$        8.8%

Manhattan, KS 38,804$                45,402$        50,413$        2.1% 16,773$        5.0%

Urbana, IL 29,749$                36,622$        38,223$        0.9% 13,344$        9.1%

Grand Forks, ND 41,342$                50,806$        54,454$        1.4% 27,623$        9.4%

Superior, WI 35,327$                42,188$        44,879$        1.2% 44,821$        20.5%

Rapid City, SD 41,435$                49,733$        54,066$        1.7% 67,660$        12.8%

Marion, IA 54,576$                72,271$        77,968$        1.5% 183,665$      11.7%

St. Cloud, MN 37,367$                45,725$        51,879$        2.6% 42,742$        14.8%

Mandan, ND 50,139$                59,123$        64,532$        1.8% 108,582$      5.8%

Peer City Average 41,092$                50,234$        54,552$        1.7% 63,151$        11.1%

Minnesota 52,733$                65,887$        75,765$        2.8% 164,402$      8.9%

North Dakota 50,837$                60,183$        66,616$        2.1% 107,019$      7.5%

United States 48,296$                58,100$        65,727$        2.5% 103,616$      13.1%

Su
bj

ec
t

Pe
er

 C
iti

es
B

en
ch

m
k



 

1/15/2020 FINAL 

Market Assessment 

Pa
ge

13
 

 
The following two tables explain spending using indices, where the national spending average is 
100.  A number less than 100 means that a geography spends less than the national average in 
that category, and vice versa. 
Spending 

 

 Source: ESRI 2018 

Geography
Annual Budget 

Expenditures (Avg.)
Apparel & 
Services Education Recreation Transport

DT Moorhead 40,151$                     56 52 57 59

City of Moorhead 61,620$                     88 88 86 88

FM Metro 67,488$                     97 94 94 97

FM Trade Area 67,389$                     96 94 94 97

Manhattan, KS 57,789$                     84 98 79 83

Urbana, IL 51,111$                     74 88 70 73

Grand Forks, ND 60,880$                     87 94 84 86

Superior, WI 49,665$                     69 68 70 71

Rapid City, SD 59,110$                     83 83 82 83

Marion, IA 75,481$                     106 103 107 107

St. Cloud, MN 57,765$                     83 86 80 83

Mandan, ND 64,892$                     90 89 91 92

Peer City Average 59,587$                     85 89 83 85

Minnesota 76,924$                     107 105 109 109

North Dakota 69,745$                     96 88 101 103

United States 71,317$                     100 100 100 100
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HH 

Operations Housing
Personal 

Care
Health 
Care Food

Home 
Improve

DT Moorhead 50 53 57 55 57 58 46

City of Moorhead 82 84 87 87 84 88 77

FM Metro 91 93 95 96 92 97 86

FM Trade Area 91 93 95 96 92 97 86

Manhattan, KS 76 76 84 81 74 84 61

Urbana, IL 66 67 75 71 65 75 52

Grand Forks, ND 82 82 88 86 80 87 71

Superior, WI 65 67 70 69 71 71 62

Rapid City, SD 80 81 84 83 82 84 76

Marion, IA 105 107 104 108 108 106 111

St. Cloud, MN 76 78 82 81 78 83 69

Mandan, ND 89 91 91 91 92 91 91

Peer City Average 80 81 85 84 81 85 74

Minnesota 106 107 107 108 110 109 107

North Dakota 92 95 96 96 103 101 92

United States 100 100 100 100 100 100 100
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Housing 

 
Source: ESRI 2018 
 
Career 
The information in this section gives insight into the occupation and education of the people that 
live within each geography studied. 
 
Highlights of this section include: 

• Given the presence of multiple institutions of higher education, it is no surprise that the 
City of Moorhead has a high percentage of its population in college; however, there is a 
clear opportunity for more local students to live in Downtown 

• While many urban centers suffer from an above-average unemployment rate, Downtown 
is keeping up with the strong regional unemployment rate 

• Downtown’s population triples daily as employees commute in the morning, bringing 
density to very strong levels; these citizens already in the habit of spending time 
Downtown are potentially valuable supporters of expanding retail and residential spaces 

• Economic data show just how interconnected the metro area is, which provides a unique 
challenge and opportunity for Downtown – to create a differentiated product that not only 

Geography
Housing 

Units
2016 Med. Year 

Home Built
2018 Med. 

Home Value
2023 Med. 

Home Value
Home Value 
Growth Rate

Rental 
Housing

Avg. Vehicles 
Available

DT Moorhead 1,077 1956 $123,563 $150,000 4.0% 57.34% 1.3

City of Moorhead 17,410 1976 $171,640 $209,523 4.1% 36.14% 1.7

FM Metro 111,333 1983 $203,808 $245,733 3.8% 42.52% 1.8

FM Trade Area 114,088 1983 $199,934 $242,573 3.9% 42.01%

Manhattan, KS 23,475 1979 $208,902 $240,507 2.9% 60.39% 1.8

Urbana, IL 20,153 1975 $148,592 $164,000 2.0% 63.98% 1.3

Grand Forks, ND 26,635 1977 $192,531 $230,220 3.6% 55.84% 1.7

Superior, WI 12,466 1955 $123,722 $135,338 1.8% 44.42% 1.6

Rapid City, SD 33,198 1976 $174,717 $197,876 2.5% 40.42% 1.8

Marion, IA 16,359 1991 $183,463 $217,601 3.5% 21.24% 1.9

St. Cloud, MN 29,069 1978 $172,507 $202,484 3.3% 47.27% 1.7

Mandan, ND 9,769 1976 $187,589 $229,359 4.1% 34.37% 2.0

Peer City Average 21,391 1976 $174,003 $202,173 3.0% 45.99% 1.7

Minnesota 2,481,585 1976 $227,055 $261,828 2.9% 27.41% 1.9

North Dakota 379,837 1976 $183,846 $215,317 3.2% 37.63% 2.0

United States 139,824,887 1977 $218,492 $253,912 3.1% 36.94% 1.8
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represents the heart of Moorhead, but also represents the local flavor of Minnesota to a 
large interstate region 

• Downtown has relatively high levels of alternative commuting modes, especially by bike 
and bus; there is, however, plenty of room to encourage walking to work 

• Compared to the region and peer cities, Downtown has a relatively high percentage of 
residents employed in construction and retail, and a relatively low percentage of residents 
employed in education, science and transportation 

• Education levels in the local area are extremely high, with roughly 60% of residents 
holding at least a high school diploma, while about 40% of residents have at least a 
bachelor’s degree  

• Downtown residents have lower levels of education, which is common in urban cores, 
but represents a strong opportunity to diversify the residential and economic bases given 
the demographics and economics of the surrounding area 

 
School Population, Unemployment and Office Location 

 
Source: ESRI 2018 

 

Geography
2016 Pop. 
in School

2016 Pop. in College 
or Grad School

Unempl. 
Rate

2016 Worked Outside 
State of Residence

DT Moorhead 25.78% 10.75% 3.5% 55.33%

City of Moorhead 34.15% 18.83% 3.9% 56.60%

FM Metro 30.28% 13.15% 3.6% 19.61%

FM Trade Area 30.05% 12.89% 3.6% 19.44%

Manhattan, KS 48.16% 37.67% 3.5% 0.83%

Urbana, IL 55.21% 44.95% 3.8% 0.74%

Grand Forks, ND 35.82% 21.93% 4.5% 7.36%

Superior, WI 26.87% 10.42% 3.5% 42.61%

Rapid City, SD 26.63% 8.61% 3.9% 1.82%

Marion, IA 26.97% 4.87% 2.7% 0.68%

St. Cloud, MN 34.36% 19.18% 5.0% 0.55%

Mandan, ND 20.90% 4.21% 3.2% 0.00%

Peer City Average 34.37% 18.98% 3.8% 6.82%

Minnesota 26.70% 7.15% 3.5% 2.50%

North Dakota 25.74% 8.18% 3.1% 3.37%

United States 26.77% 7.56% 4.8% 3.75%
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Population 

 
Source: ESRI 2018 

Geography
Daytime 

Pop.

 
Density 
(Pop. 

 
Pop: 

Workers

 
Pop: 

Residen

DT Moorhead 4,766 5,725 83.93% 16.07%

City of Moorhead 38,885 1,964 47.41% 52.59%

FM Metro 254,870 91 57.16% 42.84%

FM Trade Area 260,181 69 56.98% 43.02%

Manhattan, KS 61,429 3,253 52.96% 47.04%

Urbana, IL 46,307 3,902 49.76% 50.24%

Grand Forks, ND 65,563 3,250 61.40% 38.60%

Superior, WI 29,039 786 55.40% 44.60%

Rapid City, SD 93,198 1,681 62.28% 37.72%

Marion, IA 29,799 1,857 33.02% 66.98%

St. Cloud, MN 92,453 2,309 64.20% 35.80%

Mandan, ND 19,945 1,798 47.48% 52.52%

Peer City Average 54,717 2,354 53.31% 46.69%

Minnesota 5,663,464 71 53.60% 46.40%

North Dakota 826,741 12 55.13% 44.87%

United States 328,158,733 93 47.49% 52.51%B
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Commute 
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Industry 

 

0% 20% 40% 60% 80% 100%
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FM Metro
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Peer City Avg.

Minnesota

North Dakota

United States
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Education Levels 
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Tapestry Segmentation 
Tapestry Segmentation, a product of Esri Demographics, provides an accurate, detailed 
description of America's neighborhoods.  Residential areas are divided into 67 distinctive 
segments based on their socioeconomic and demographic composition.  Descriptions of all 67 
segments can be found online at https://desktop.arcgis.com/en/arcmap/latest/extensions/business-
analyst/tapestry-descriptions.htm. 
 
Highlights of this section include: 

• Residents of Downtown and the surrounding markets are a mix of renters and owners, 
who tend to be younger than average 

• Households are often singles or young families that are small but growing 
• Household types are mixed, on a spectrum from affordable suburban single-family homes 

to walkable urban apartments and townhomes 
• Incomes tend to be in the low to average range relative to the national average, with price 

consciousness at all levels 
• Within Downtown and the surrounding markets, high levels of education and mobility 

combined with low levels of unemployment are very consistent 
• There is a wide variety of households Downtown and in the surrounding markets, ranging 

from traditional, semirural homeowners, to environmentally conscious, always-connected 
renters, with a middle segment of young families focused on moving up in the world 
while keeping up with the latest trends 

• Common lifestyle characteristics across all segments include strong ambition, hard work, 
family focus, price consciousness, and technology utilization 

 
 
 
 
 
 
 
 
 
 
 

https://desktop.arcgis.com/en/arcmap/latest/extensions/business-analyst/tapestry-descriptions.htm
https://desktop.arcgis.com/en/arcmap/latest/extensions/business-analyst/tapestry-descriptions.htm
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The following table shows the Tapestry Segmentation for the primary areas considered in this 
market assessment.  Only ten segments are included, which are the segments that represent at 
least 5% of one or more primary areas.  
 

 
In order to understand the Tapestry makeup of the local market, a review of the included 
segments is helpful. 
 
Bright Young Professionals 

• Local Presence 
o 8.55% of FM Metro 
o 8.35% of FM Trade Area 

• Neighborhood and Demographics 
o Urban outskirts of large metropolitan areas 
o More than one-third of householders is under age 35 
o Primarily couples, but above average single-parent and single-person households 

as well 
o More renters than homeowners, with lower than average vacancy rate 
o Single-family homes and apartment buildings 

• Finances and Career 
o High labor force participation, usually in white-collar jobs, with a mix of food 

service and part-time jobs 
o Lower than average unemployment rate, and higher than average education levels 
o Average income, home value and rent 

• Lifestyle 
o Physically active 
o Caught up on latest technology, and most information comes from the Internet 

Tapestry Segment DT Moorhead City of Moorhead FM Metro FM Trade Area
Bright Young Professionals 0.00% 0.00% 8.55% 8.35%
College Towns 0.00% 11.06% 5.66% 5.53%
Dorms to Diplomas 0.00% 6.22% 4.02% 3.93%
In Style 0.00% 4.41% 5.78% 5.64%
Middleburg 0.00% 14.96% 9.89% 9.67%
Rustbelt Traditions 12.84% 13.03% 4.67% 4.56%
Set to Impress 54.76% 3.69% 4.75% 4.64%
Small Town Simplicity 32.33% 3.46% 0.60% 0.59%
Up and Coming Families 0.00% 5.61% 14.03% 13.71%
Young and Restless 0.00% 14.31% 9.52% 9.30%
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o Concerned about the environment, which impacts purchasing decisions 
 
College Towns 

• Local Presence 
o 11.06% of City of Moorhead 
o 5.66% of FM Metro 
o 5.53% of FM Trade Area 

• Neighborhood and Demographics 
o Young, nonfamily households with many students living alone or with roommates 
o Dense student housing and dorms, plus low-rent off-campus apartments 
o Overwhelmingly renter-occupied 
o Bike and pedestrian friendly 

• Finances and Career 
o Enrolled in, or working for, a college 
o Busy schedules between studying and part-time jobs 
o Low income and rent 

• Lifestyle 
o Internet and mobile devices are ubiquitous, used for all aspects of life 
o Seeking adventure and new experiences 
o Prefer environmentally friendly products 
o Spare time spent on backpacking, Frisbee, movies, and going out for drinks 

  
Dorms to Diplomas 

• Local Presence 
o 6.22% of City of Moorhead 
o 4.02% of FM Metro 
o 3.93% of FM Trade Area 

• Neighborhood and Demographics 
o Young people on their own for the first time 
o Mix of dorms, on-campus and off-campus housing catering to young renters 
o Housing is overwhelmingly apartments, with some older homes converted to 

multifamily living units 
o Limited parking on campus means walking, biking or carpooling to class 
o Extremely low rates of owner occupancy 

• Finances and Career 
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o Just learning about finances, leading to credit card balances and impulse 
purchases 

o School and part-time work take up many hours in the day 
o Low incomes leading to thrifty purchases 

• Lifestyle 
o Free time spent on socializing with friends, especially at movie theaters and bars, 

though Frisbee, bowling, and fitness activities like jogging and yoga are popular 
as well 

o Environmentally conscious consumers 
 
In Style 

• Local Presence 
o 4.41% of City of Moorhead 
o 5.78% of FM Metro 
o 5.64% of FM Trade Area 

• Neighborhood and Demographics 
o City dwellers of large metropolitan areas 
o Professional married couples, primarily with no children, or single households 
o Primarily single-family homes in older neighborhoods, with some townhomes and 

smaller apartment buildings 
• Finances and Career 

o Slightly older than average, and planning for retirement 
o Average home ownership rates 
o College educated, with many two-worker households 
o Low unemployment and high labor force participation 

• Lifestyle 
o Embrace an urbane lifestyle that includes support of the arts, travel, and extensive 

reading 
o Make full use of the advantages of mobile devices 
o Have time to focus on homes and interests 
o Attentive to price, digital coupons are often utilized 
o Prefer organic foods, and often grow their own 

 
Middleburg 

• Local Presence 
o 14.96% of City of Moorhead 
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o 9.89% of FM Metro 
o 9.67% of FM Trade Area 

• Neighborhood and Demographics 
o Neighborhood transformed from country living to semirural subdivisions 

relatively recently 
o Younger families, many with children, growing in size and assets 
o Include a number of mobile homes 
o Affordable housing and low vacancy rates 
o Lower unemployment rates 

• Finances and Career 
o Thrifty, but willing to carry some debt, and are already investing in their futures 

• Lifestyle 
o Residents are conservative, with traditional values of faith, country and family 
o Listen to country and Christian channels 
o Comfortable relying on mobile devices for convenience and entertainment, and 

pride themselves on expertise 
• Prefer to buy American for good prices, and travel domestically 

 
Rustbelt Traditions 

• Local Presence 
o 12.84% of Downtown Moorhead 
o 13.03% of City of Moorhead 
o 4.67% of FM Metro 
o 4.56% of FM Trade Area 

• Neighborhood and Demographics 
o Mix of married couples without kids, married-couple families, and older singles 
o Older developments, often built in the 1950s, of modest single-family homes 
o Slightly smaller than average household size 
o Slightly more mobile than average, yet most moved into current home before 

2010 
• Finances and Career 

o Varied, but primarily white-collar workforce 
o Higher concentration of skilled workers in manufacturing, retail trade and health 

care 
o Modest incomes, but relatively high net worth 
o Lower than average unemployment 
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• Lifestyle 
o Stable and hard-working residents 
o Family oriented, value time spent at home 
o Most have lived, worked and played in the same area for years 

 
Set to Impress 

• Local Presence 
o 54.76% of Downtown Moorhead 
o 3.69% of City of Moorhead 
o 4.75% of FM Metro 
o 4.64% of FM Trade Area 

• Neighborhood and Demographics 
o Three-fourths rent, often at lower than average prices 
o Medium to large apartment buildings nestled into neighborhoods with single-

family homes or businesses 
o Over half of homes are single-person and nonfamily households 
o One in three residents is 20-34 years old 
o Easy enough to walk or bike to work for many 

• Finances and Career 
o Income is low, many work in food service while attending college – always 

looking for deals 
o Residents are better educated and mobile 
o Higher than average unemployment 

• Lifestyle 
o Close connections with family 
o Conscious of image and seek to bolster status with fashion 
o Tapped into popular music and local music scene 
o Meals are often quick and on-the-run 

 
Small Town Simplicity 

• Local Presence 
o 32.33% of Downtown Moorhead 
o 3.46% of City of Moorhead 
o 0.60% of FM Metro 
o 0.59% of FM Trade Area 

• Neighborhood and Demographics 
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o Predominantly single-person households made up of young families and seniors 
o Homes are a mix of older single-family houses, apartments and mobile homes 
o Half of all homes are owner-occupied 

• Finances and Career 
o One quarter of households is below the poverty line, so finances are kept simple – 

bills are paid in person, debt is avoided, and coupons are used at discount centers 
o Higher than average unemployment 

• Lifestyle 
o Community-oriented residents 
o Down-to-earth and semirural, trending conservative 
o Television provides entertainment and news 
o Emphasis is on convenience for both young parents and senior citizens 
o Hobbies include computer games, renting movies, indoor gardening, hunting and 

fishing 
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Up and Coming Families 
• Local Presence 

o 5.61% of City of Moorhead 
o 14.03% of FM Metro 
o 13.71% of FM Trade Area 

• Neighborhood and Demographics 
o Younger families in new housing subdivisions 
o More mobile and ethnically diverse than the previous generation 
o Relatively affordable housing with low vacancy rates 

• Finances and Career 
o Two-thirds have some college education or degree 
o Low unemployment rate 
o Most households have two or more workers 
o Careful shoppers willing to look around for deals, and open to influence by 

others’ opinions 
• Lifestyle 

o Ambitious, working hard to get ahead, and willing to take some risks to achieve 
goals 

o Optimism despite financial setbacks during recession 
o Long commute times to work 
o Seek the latest and best in technology 
o Still feathering the nest and establishing their style 

 
Young and Restless 

• Local Presence 
o 14.31% of City of Moorhead 
o 9.52% of FM Metro 
o 9.30% of FM Trade Area 

• Neighborhood and Demographics 
o Overwhelmingly renting and frequently moving 
o Millennials – more than half of householders under 35 
o Majority living alone or in shared nonfamily dwellings 
o Prefer densely populated neighborhoods in large metropolitan areas 

• Finances and Career 
• Well-educated, some still completing degrees 
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o Employed in professional and technical occupations, as well as sales and office 
support roles 

o Income still below average 
o High labor participation and low unemployment 

• Lifestyle 
o Not established yet, but striving to get ahead and improve themselves 
o Smartphones are a way of life, and Internet is used extensively 
o Careful shoppers with little brand loyalty who like to be the first to try new 

products 
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ECONOMIC ANALYSIS 
The information in this section gives insight into the macroeconomics and pace of business 
activity within the geographies studied. 
 
Highlights of this section include: 

• As is frequently the case with urban centers at all stages of redevelopment, Downtown is 
already an economic powerhouse in a sense, showing per capita levels of employees, 
businesses, and sales two to seven times higher than any other subject geography; on the 
other hand, sales per business and per employee are among the lowest of all geographies 
studied, showing significant room for growth among existing establishments 

• The City of Moorhead has relatively low levels of economic activity, hinting at its role as 
serving as a bedroom community within the larger metropolitan economic ecosystem; 
however, the Metro and Trade Area have extremely strong economic indicators upon 
which Moorhead and Downtown can build and prosper if positioned appropriately 

• Sales 
• Across all geographies: Strongest sales are from wholesale and retail trade, 

although Downtown bucks the trend by having a significantly higher retail sector 
compared to the wholesale sector 

• Downtown: Sales are relatively stronger than other geographies in the legal, 
grocery, apparel, and utility sectors, whereas sales are relatively lower in the 
agriculture, transportation, general merchandise, furniture, lodging, and 
amusement sectors 

• Businesses 
• Across all geographies: Highest number of businesses are in the retail and general 

services sectors, with low numbers in many sectors, including general 
merchandise, utility, communications, lodging, legal, apparel, furniture, home 
improvement, and grocery 

• Downtown: Relatively high number of businesses in the legal, government, 
apparel, grocery, and home improvement sectors, whereas there are relatively low 
numbers of businesses in the wholesale, agriculture, construction, and amusement 
sectors 
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Summary 

 

 
Source: ESRI 2018 

Geography
Total 

Employees
Employees 
per Capita

Total 
Businesses

Businesses 
per Capita

DT Moorhead 3,336               2.15                 337                  0.22                 

City of Moorhead 15,841             0.37                 1,306               0.03                 

FM Metro 152,751           0.61                 10,138             0.04                 

FM Trade Area 155,849           0.61                 10,506             0.04                 

Manhattan, KS 41,608             0.75                 2,248               0.04                 

Urbana, IL 35,372             0.82                 1,278               0.03                 

Grand Forks, ND 46,107             0.79                 2,520               0.04                 

Superior, WI 15,059             0.55                 1,129               0.04                 

Rapid City, SD 58,026             0.77                 4,287               0.06                 

Marion, IA 12,238             0.31                 1,047               0.03                 

St. Cloud, MN 59,647             0.85                 2,907               0.04                 

Mandan, ND 9,088               0.41                 976                  0.04                 

Peer City Average 34,643             0.71                 2,049               0.04                 

Minnesota 3,256,062        0.58                 212,183           0.04                 

North Dakota 477,140           0.60                 39,863             0.05                 

United States 150,271,675    0.46                 12,112,147      0.04                 
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t
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k

Geography Total Sales
Sales per 

Capita
Sales per 
Business

Sales per 
Employee

DT Moorhead 338,938$              217.97$           1,006$             101.60$           

City of Moorhead 1,683,139$           39.09$             1,289$             106.25$           

FM Metro 31,130,252$         123.88$           3,071$             203.80$           

FM Trade Area 31,576,001$         122.77$           3,006$             202.61$           

Manhattan, KS 3,604,722$           65.00$             1,604$             86.64$             

Urbana, IL 2,462,959$           57.08$             1,927$             69.63$             

Grand Forks, ND 5,808,197$           99.02$             2,305$             125.97$           

Superior, WI 3,314,525$           121.52$           2,936$             220.10$           

Rapid City, SD 8,908,063$           118.50$           2,078$             153.52$           

Marion, IA 2,393,550$           61.53$             2,286$             195.58$           

St. Cloud, MN 12,460,504$         177.40$           4,286$             208.90$           

Mandan, ND 2,214,073$           100.11$           2,269$             243.63$           

Peer City Average 5,145,824$           105.30$           2,511$             148.54$           

Minnesota 527,020,895$       93.15$             2,484$             161.86$           

North Dakota 105,684,368$       132.57$           2,651$             221.50$           

United States 28,353,502,447$  85.90$             2,341$             188.68$           
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Total Sales by Industry 
Note that within this chart, due to the high number of industries displayed, the most significant 
industries are bolded in the key in order to help readers identify them more easily.  As the bars in 
the chart move from left to right, they match up with the key as read left to right, then down to 
the next line, and repeated like reading a book. 
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Sales per Capita by Industry 
Note that within this set of charts, the y-axis for Downtown Moorhead needed to be modified 
from the standard used by all other geographies due to exceptionally high levels. 
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Businesses by Industry 
Note that within this chart, due to the high number of industries displayed, the most significant 
industries are bolded in the key in order to help readers identify them more easily.  As the bars in 
the chart move from left to right, they match up with the key as read left to right, then down to 
the next line, and repeated like reading a book. 
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Businesses per Capita by Industry 
Note that within this set of charts, the y-axis for Downtown Moorhead needed to be modified 
from the standard used by all other geographies due to exceptionally high levels. 
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REAL ESTATE SUBMARKET ANALYSIS 
The information in this section focuses on the specific uses of existing real estate within 
Downtown Moorhead and shows where supply and demand intersect. 
 
Retail 
A vibrant retail scene is key to the success of a walkable, mixed-use environment because it 
increases how useful and interesting walking can be. 
 
In order to better understand the existing state of retail supply and demand within the areas of 
study, the Retail section uses Esri’s Retail MarketPlace data.  The Leakage/Surplus factor 
presents a snapshot of retail opportunity, which is a measure of the relationship between supply 
and demand that ranges from +100 (total leakage) to -100 (total surplus). A positive value 
represents leakage of retail opportunity, meaning sales that could be made within the subject 
geography are instead being made outside of it.  On the other hand, a negative value represents a 
surplus of retail sales, which demonstrates a market – like Downtown Moorhead is for many 
industries – where customers are drawn in from outside the subject geography.  The Retail Gap 
represents the difference between Retail Potential and Retail Sales.  Note that this data only 
reflects sales from business-to-consumer (B2C) and does not include business-to-business (B2B) 
transactions. 
 
While both supply and demand are shown, a known limitation of this analysis is that 
demand is calculated using only the population within the subject geography, and it is clear 
from both previous economic analyses in this assessment and the data below that 
Downtown draws customers from far beyond its own boundaries.  With that understanding, 
for an undiluted snapshot of Downtown’s existing retail sales, focus on the supply column only 
when reviewing the first set of data focused on Downtown. The second set of data broadens the 
focus to the Trade Area, so that this limitation is effectively removed. 
 
The following tables focus on Downtown Moorhead.  As mentioned, the significant surplus is 
indicative of an area that draws customers from outside of its own boundaries.  Industries where 
the opposite is true are rare, but significant gaps include car dealers (which typically do not fit 
well within a walkable, urban context), home furniture stores, lawn & garden stores, book & 
music stores, office supply & stationary stores, gift stores, all nonstore retailers (which, again, 
typically do not fit well in an urban context), and special food services.  Many of these leakages 
listed are nested under an industry that has a significant surplus, meaning a store that covers 
multiple subcategories may be categorized only under one subcategory, creating the illusion of a 
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leakage when, in reality, there is a net surplus.  An example of this scenario is the +100 leakage 
in lawn & garden stores next to a -78.8 surplus in building material & supplies dealers, both 
nested under an industry with a -76.7 surplus.  This situation could potentially be the result of a 
store selling both building materials and garden supplies but being categorized only under the 
building materials subcategory.  With such a small target geography, situations like these are 
bound to appear in the Retail MarketPlace data. 
 
Using the Retail Gap data, an estimate of additional area (square feet) that could be supported by 
can be calculated by assuming a sales per square foot metric.  According to a 2017 CoStar report, 
the national average retail metric is $325 in sales per square foot – a metric that is roughly 
supported by downtown retail expert Gibbs Consulting.  $325/SF is used in the charts below, 
though this number may be high for a tertiary market like Fargo-Moorhead, which means that 
Additional SF Supportable may be calculated conservatively low.  In order to measure actual 
sales per square foot and thereby more accurately gauge the health and needs of its retail market, 
Downtown Moorhead should consider collecting such data – potentially using a third-party 
accounting firm – from its retailers. 
 

 
 

Industry Group
Demand 
(Potential)

Supply
(Sales) Retail Gap

Leakage/ 
Surplus

Additional SF 
Supportable

Total Retail Trade and Food & Drink  $          20,113,785  $        122,374,602  $      (102,260,817) -71.8 0
Total Retail Trade  $          18,244,873  $        107,983,350  $        (89,738,477) -71.1 0
Total Food & Drink  $            1,868,912  $          14,391,252  $        (12,522,340) -77.0 0
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Industry Group
Demand 
(Potential)

Supply
(Sales) Retail Gap

Leakage/ 
Surplus

Additional SF 
Supportable

Motor Vehicle & Parts Dealers  $            3,904,763  $            2,548,853  $            1,355,910 21.0 4,172
Automobile Dealers  $            3,147,859  $            1,281,943  $            1,865,916 42.1 5,741
Other Motor Vehicle Dealers  $               427,330  $               561,893  $             (134,563) -13.6 0
Auto Parts, Accessories & Tires  $               329,575  $               705,017  $             (375,442) -36.3 0

Furniture & Home Furnishings  $               530,624  $            1,129,624  $             (599,000) -36.1 0
Furniture Stores  $               333,857  $            1,129,624  $             (795,767) -54.4 0
Home Furnishings Stores  $               196,768  $                           -  $               196,768 100.0 605

Electronics & Appliance Stores  $               639,422  $            5,941,843  $          (5,302,421) -80.6 0
Building, Lawn & Garden  $            1,164,547  $            8,818,542  $          (7,653,995) -76.7 0

Bldg Material & Supplies Dealers  $            1,044,582  $            8,818,542  $          (7,773,960) -78.8 0
Lawn & Garden Equip & Supplies  $               119,965  $                           -  $               119,965 100.0 369

Food & Beverage Stores  $            2,945,856  $          31,767,355  $        (28,821,499) -83.0 0
Grocery Stores  $            2,465,581  $          29,601,497  $        (27,135,916) -84.6 0
Specialty Food Stores  $               152,608  $               387,001  $             (234,393) -43.4 0
Beer, Wine & Liquor Stores  $               327,667  $            1,778,857  $          (1,451,190) -68.9 0

Health & Personal Care Stores  $            1,290,495  $            8,478,866  $          (7,188,371) -73.6 0
Gasoline Stations  $            2,157,619  $            7,226,602  $          (5,068,983) -54.0 0
Clothing & Clothing Accessories  $               901,465  $            4,729,027  $          (3,827,562) -68.0 0

Clothing Stores  $               625,468  $            3,714,124  $          (3,088,656) -71.2 0
Shoe Stores  $               131,100  $               120,653  $                 10,447 4.1 32
Jewelry, Luggage & Leather Goods  $               144,896  $               894,251  $             (749,355) -72.1 0

Sports, Hobby, Book & Music  $               534,752  $            6,364,902  $          (5,830,150) -84.5 0
Sporting Goods/Hobby/Music  $               460,013  $            6,364,902  $          (5,904,889) -86.5 0
Book, Periodical & Music Stores  $                 74,739  $                           -  $                 74,739 100.0 230

General Merchandise Stores  $            3,150,009  $          28,175,033  $        (25,025,024) -79.9 0
Dept. Stores Excl. Leased Depts.  $            2,333,008  $          27,406,164  $        (25,073,156) -84.3 0
Other General Merchandise Stores  $               817,001  $               768,868  $                 48,133 3.0 148

Miscellaneous Store Retailers  $               738,159  $            2,345,143  $          (1,606,984) -52.1 0
Florists  $                 30,576  $               580,391  $             (549,815) -90.0 0
Office Supplies, Stationery & Gifts  $               135,544  $                 89,600  $                 45,944 20.4 141
Used Merchandise Stores  $                 88,279  $               332,593  $             (244,314) -58.0 0
Other Miscellaneous Retailers  $               483,761  $            1,342,558  $             (858,797) -47.0 0

Nonstore Retailers  $               287,161  $                           -  $               287,161 100.0 884
Electronic & Mail Shopping  $               216,519  $                           -  $               216,519 100.0 666
Vending Machine Operators  $                 13,700  $                           -  $                 13,700 100.0 42
Direct Selling Establishments  $                 56,942  $                           -  $                 56,942 100.0 175

Food Services & Drinking Places  $            1,868,912  $          14,391,252  $        (12,522,340) -77.0 0
Special Food Services  $                 46,028  $                           -  $                 46,028 100.0 142
Drinking Places - Alcohol  $               101,194  $            1,892,847  $          (1,791,653) -89.9 0
Restaurants/Other Eating Places  $            1,721,690  $          12,498,405  $        (10,776,715) -75.8 0
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Given the limitations discussed above regarding the MarketPlace analysis of Downtown, the 
same tables are presented here for the entire Trade Area, knowing that Downtown has the 
potential to capture any leakage that exists, where appropriate in an urban setting.  Examples 
inferred from the data include furniture stores, lawn & garden stores, specialty food stores, liquor 
stores, health & personal care stores, shoe stores, jewelry & luggage stores, book & music stores, 
department stores (generally not an urban type, but has precedent in the Moorhead Center Mall), 
florists, office supply & stationary stores, gift stores, and used merchandise stores.  At the Trade 
Area level, the total supportable area from these retail sectors equals approximately 570,000 
square feet.  Downtown Moorhead currently represents 1% of the total sales in the Trade Area, 
and 2% of the total employees.  If Downtown can capture 2% of the Trade Area’s supportable 
retail area, 11,400 additional square feet of retail could be supported in Downtown. 
 

 

Industry Group
Demand 
(Potential)

Supply
(Sales) Retail Gap

Leakage/ 
Surplus

Additional SF 
Supportable

Total Retail Trade and Food & Drink  $     3,868,477,298  $     4,952,799,794  $   (1,084,322,496) -12.3 0
Total Retail Trade  $     3,505,530,842  $     4,519,538,072  $   (1,014,007,230) -12.6 0
Total Food & Drink  $        362,946,456  $        433,261,723  $        (70,315,267) -8.8 0
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Industry Group
Demand 
(Potential)

Supply
(Sales) Retail Gap

Leakage/ 
Surplus

Additional SF 
Supportable

Motor Vehicle & Parts Dealers  $        729,103,226  $     1,671,259,089  $      (942,155,863) -39.3 0
Automobile Dealers  $        590,994,772  $     1,550,539,358  $      (959,544,586) -44.8 0
Other Motor Vehicle Dealers  $          75,607,025  $          73,169,886  $            2,437,139 1.6 7,499
Auto Parts, Accessories & Tires  $          62,501,429  $          47,549,845  $          14,951,584 13.6 46,005

Furniture & Home Furnishings  $        100,763,579  $        119,264,970  $        (18,501,391) -8.4 0
Furniture Stores  $          67,474,156  $          49,127,738  $          18,346,418 15.7 56,451
Home Furnishings Stores  $          33,289,423  $          70,137,232  $        (36,847,809) -35.6 0

Electronics & Appliance Stores  $          97,534,986  $        103,225,540  $          (5,690,554) -2.8 0
Building, Lawn & Garden  $        236,745,360  $        378,423,539  $      (141,678,179) -23.0 0

Bldg Material & Supplies Dealers  $        208,155,272  $        351,325,759  $      (143,170,487) -25.6 0
Lawn & Garden Equip & Supplies  $          28,590,089  $          27,097,780  $            1,492,309 2.7 4,592

Food & Beverage Stores  $        550,798,009  $        547,229,276  $            3,568,733 0.3 10,981
Grocery Stores  $        466,829,058  $        478,834,086  $        (12,005,028) -1.3 0
Specialty Food Stores  $          21,360,237  $          15,133,872  $            6,226,365 17.1 19,158
Beer, Wine & Liquor Stores  $          62,608,713  $          53,261,319  $            9,347,394 8.1 28,761

Health & Personal Care Stores  $        243,262,349  $        159,984,800  $          83,277,549 20.7 256,239
Gasoline Stations  $        448,330,735  $        347,313,512  $        101,017,223 12.7 310,822
Clothing & Clothing Accessories  $        161,609,350  $        171,120,695  $          (9,511,345) -2.9 0

Clothing Stores  $        109,426,137  $        144,691,780  $        (35,265,643) -13.9 0
Shoe Stores  $          20,978,071  $          18,488,810  $            2,489,261 6.3 7,659
Jewelry, Luggage & Leather Goods  $          31,205,141  $            7,940,105  $          23,265,036 59.4 71,585

Sports, Hobby, Book & Music  $        152,591,041  $        163,343,419  $        (10,752,378) -3.4 0
Sporting Goods/Hobby/Music  $        137,882,312  $        154,473,359  $        (16,591,047) -5.7 0
Book, Periodical & Music Stores  $          14,708,729  $            8,870,060  $            5,838,669 24.8 17,965

General Merchandise Stores  $        608,469,928  $        755,088,858  $      (146,618,930) -10.8 0
Dept. Stores Excl. Leased Depts.  $        444,994,335  $        426,813,010  $          18,181,325 2.1 55,943
Other General Merchandise Stores  $        163,475,593  $        328,275,848  $      (164,800,255) -33.5 0

Miscellaneous Store Retailers  $        106,405,860  $          86,975,124  $          19,430,736 10.0 59,787
Florists  $            6,626,153  $            3,270,630  $            3,355,523 33.9 10,325
Office Supplies, Stationery & Gifts  $          29,658,028  $          19,725,223  $            9,932,805 20.1 30,562
Used Merchandise Stores  $          20,078,024  $          16,737,732  $            3,340,292 9.1 10,278
Other Miscellaneous Retailers  $          50,043,656  $          47,241,539  $            2,802,117 2.9 8,622

Nonstore Retailers  $          69,916,420  $          16,309,250  $          53,607,170 62.2 164,945
Electronic & Mail Shopping  $          62,001,916  $            7,469,332  $          54,532,584 78.5 167,793
Vending Machine Operators  $            1,729,206  $               747,728  $               981,478 39.6 3,020
Direct Selling Establishments  $            6,185,297  $            8,092,190  $          (1,906,893) -13.4 0

Food Services & Drinking Places  $        362,946,456  $        433,261,723  $        (70,315,267) -8.8 0
Special Food Services  $            6,568,687  $          15,588,965  $          (9,020,278) -40.7 0
Drinking Places - Alcohol  $          22,223,531  $          52,660,974  $        (30,437,443) -40.6 0
Restaurants/Other Eating Places  $        334,154,238  $        365,011,784  $        (30,857,546) -4.4 0
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Housing 
Having residents living in an urban core creates the opportunity for an 18-hour city, where 
pedestrian activity is happening from early in the morning until late into the night.  While 
residential condominiums and owner-occupied single-family homes can round out an appropriate 
blend of housing options in a city center, most residents of such an area generally rent 
apartments.  Accordingly, this section primarily focuses on the multifamily housing type. 
While apartment data on Downtown Moorhead specifically is rare, there is extensive data on the 
Metro and Moorhead markets due to the work of Appraisal Services.  The following chart shows 
five years of supply and demand history for Moorhead and the Metro, shown using number of 
units and vacancy.   
 

 
 
The chart shows that, over the course of the past five years, Moorhead and the Metro have 
averaged similar vacancy, with rates of 7.86% and 7.55%, respectively.  The chart also shows 
that Moorhead added 1,016 units, or 16.9% of the Metro’s 5,994 new units. 
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Multifamily Supply 
Over the past five years, Moorhead’s supply of apartments has been growing at 3.8% per year 
versus its population growth of 1.3% per year – 2.9 times faster.  As discussed in the Population 
and Households section, between 2018 and 2023, the City of Moorhead is expected to grow by 
1.54% per year.  Since the past five years were a time of declining construction in response to 
rising vacancy across the Metro, apartment growth should be able to maintain its pace compared 
to population growth, meaning that this analysis will assume apartment growth of 2.9 times 
greater than forecasted population growth of 1.54%, which equals 4.47% per year.  Currently, 
Moorhead has 7,370 registered rental units with 268 units additional units estimated to be added 
next year, with compounding gains in following years.  Reviewing Appraisal Services data, 
Downtown Fargo has accounted for approximately 16% of the Fargo area construction during 
any given quarter over the past five years.  If Downtown Moorhead matched Downtown Fargo’s 
pace in their respective cities, 16% of 268 units is 43 units. 
 
It is also possible, that with a renewed focus on Downtown Moorhead, the neighborhood may 
attract residents who otherwise would have lived elsewhere in the Metro.  To gauge that number, 
the same analysis is performed for the Metro.  Over the past five years, the Metro’s supply of 
apartments has been growing at 3.2% per year versus its population growth of 2.8% per year – 
1.14 times faster.  As discussed in the Population and Households section, between 2018 and 
2023, the FM Metro is expected to grow by 2.16% per year, which means that if apartment 
growth is 1.14 times higher, supply will grow at 2.46% per year.  Currently, the Metro has 
41,284 units, which means 1,016 units are estimated to be added next year, with compounding 
gains in following years.  Using Appraisal Services data, Downtown Fargo has accounted for 
approximately 12% of the Metro area construction during any given quarter over the past five 
years. If Downtown Moorhead matched Downtown Fargo’s pace in the Metro, 12% of 1,016 
units is 122 units. 
 
Of course, these forecasts are all based upon observed data and assumptions.  With shifting 
preferences for urban living among the young generation that makes up a relatively large 
proportion of Moorhead’s population, plus recent enrollment increases at Moorhead’s colleges, 
all combined with a concerted effort to develop Downtown Moorhead, it is possible that 
Downtown could outpace these forecasts.  In reality, it is more likely that the number will be 
somewhere between 43 and 122 units. 
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Multifamily Demand 
In order to calculate a vacancy rate for Downtown Moorhead specifically, an analysis of 
traditional online apartment markets is helpful.  As of August 2019, Apartments.com, using 
CoStar data, shows that there are 44 rental units vacant across 16 properties within Downtown.  
Many relatively new developments have added significantly to the livability of the area, 
including those listed in the table below, totaling 391 units.  With only four apparent vacancies 
outside of these eight properties on CoStar, it appears that there are 40 vacancies across 391 
units, leading to a vacancy rate of 10.23%.  While that rate is slightly higher than the Metro 
average, it is nonetheless healthy in a small, expanding market, as evidenced by downtown 
Fargo’s vacancy rate of 10.75 in late 2017.  Also, upon deeper inspection, only three of the 40 
“available” units are listed as “available now” while the others are “available soon,” meaning the 
physical vacancy of Downtown Moorhead’s newest multifamily buildings may be effectively 
zero.  If true, a near-zero vacancy rate would be an incredibly strong indicator that additional 
units in a comparable price range would be easily absorbed by the market. 
 

Property Units 
Lofts at Townsite 46 
Kassenborg 141 
The Grove 96 
9Thirteen Lofts 45 
Lofts on Fourth 17 
Block E 12 
Red Door Townhomes 12 
Woodlawn Terrace 22 
Total 391 

 
Given the proximity to Concordia and MSUM, Downtown has a prime opportunity to attract 
college students.  Younger generations often prefer walkable neighborhoods, and students are 
accustomed to alternate modes of transportation due to their prevalence on college campuses.  
An analysis of the demand within the student market requires an assessment of those not living 
in on-campus housing.  As the table below demonstrates, there are 5,566 students living off-
campus between the two institutions blocks from Downtown, all of whom are potential 
candidates for Downtown living. 
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Condo Market 
Condos are a popular choice among the increasing number of empty nesters leaving suburban 
homes for the convenience of a walkable neighborhood.  Condo development in neighboring 
Downtown Fargo has been limited due to North Dakota state law creating the potential for 
liability years after construction, but without a comparable law in Minnesota, Downtown 
Moorhead has a prime opportunity to fill the void and create value by having more homeowners 
in the heart of the urban core to support retail activity. 
 
With very few condo developments in the area, comparable data for condos are limited.  The 
median home value in Moorhead is about $200,000, trending to about $243,000 in five years.  
For reference, Downtown Moorhead condos built since 2000 that are either for sale, or recently 
sold, are shown in the table below.  
 
Sold/Listed Year Built Bedrooms Bathrooms Area (SF) Price Price/SF 
Sold 2007 2 2 1,561 $270,000 $173 
Sold 2007 2 2 1,764 $255,000 $145 
Listed 2008 2 2 1,594 $259,000 $163 
Sold 2008 2 1.75 1,542 $212,900 $138 
Average    1,615 $249,225 $154 

 

In order to calculate the potential pool of condo buyers, variables considered are households that 
own their own home, households that have required buying power, households that are either 
new to the FM Metro or are estimated to move within the area, and household sizes less than 
three members as the most common buyers of condos are households without children living at 
home.  With the latest US Census Bureau data from 2017, these variables are used as filters to 
narrow the number of potential condo buyers, and the following conclusions are reached: 
 

Condo Price $150k $225k $300k $450k+ 

Potential Buyers 8,575  6,866  5,066  2,214  

 

College Enrollment On-Campus Off-Campus
Concordia 2,100             1,266             834                
MSUM 6,019             1,287             4,732             
Total 8,119             2,553             5,566             
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With an average price of approximately $250,000 established for existing Downtown Moorhead 
condos, it is estimated that the number of potential buyers is one-third of the way between the 
$225,000 condo price and the $300,000 condo price, which would equal 6,266 potential buyers.  
A reasonable capture rate of 5% means that 313 condos are estimated to be supportable now at a 
list price of $250,000.  If the price rises to $300,000, the number of supportable condos drops to 
253, and if the price rises above $450,000, then the number of condos drops to 111.  
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Office 
Office is another key component of a mixed-use, 18-hour city, often located above retail.  
Employees working in downtowns gain the benefit of access to amenities, and retailers gain the 
benefit of additional sales, creating a positive loop cycle. 
 
Using data from CoStar, an accurate image of the local office market can be created.  The 
following is a table showing all existing office space across multiple areas of study.  Downtown 
Moorhead has an exceptionally low availability rate by any measure, and its total rentable area 
comprises 49.5% of Moorhead and 3.7% of the Metro. 
 

Geography 
Rentable 
Area (SF) 

 
Available 
Area (SF)  

Availability 
Rate 

Downtown Moorhead 
      
280,988  

          
6,101  2.2% 

City of Moorhead 
      
567,756  

        
25,071  4.4% 

FM Metro 
   
7,517,162  

      
855,016  11.4% 

 
Since Downtown Moorhead does not have any Class A office space as identified by CoStar, the 
same table for Classes B and C office space only is shown below.  In this focus, Downtown 
makes up 52.4% of Moorhead and 4.0% of the Metro. 
 

Geography 
Rentable 
Area (SF) 

 
Available 
Area (SF)  

Availability 
Rate 

Downtown Moorhead 
      
280,988  

          
6,101  2.2% 

City of Moorhead 
      
535,756  

        
25,071  4.7% 

FM Metro 6,963,412 
      
688,184  9.9% 

 
While vacancy is one indicator of the market, another critical indicator is price.  Since a large 
majority of space in the local market is Class B and C, the pricing data in those Classes is most 
accurate.  The following table shows the same three areas of study compared by average Class 
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B/C rental rate per square foot.  Downtown has Class B/C rents 14% higher than Moorhead, and 
15% higher than the Metro. 
 

Geography Rent Rate per SF 

Downtown Moorhead  $                        15.38  

City of Moorhead  $                        13.46  

FM Metro  $                        13.38  
 
With all office data at hand, the Downtown market looks strong with low vacancy and relatively 
high rents.  With such a small percentage of the Metro area’s space in Downtown, there appears 
to be room for expansion that could be absorbed into the market at comparable rates. 
 
Data for 2018 and 2019 are available for both Moorhead and the Metro, and using the change 
between those two years, a forecast can be created.  Between 2018 and 2019, Moorhead added 
approximately 50,000 square feet of office space – an expansion of 9.6% over 2018.  At the same 
time, Moorhead reduced its vacant space by about 30,000 square feet, meaning that about 80,000 
square feet of space was leased.  With approximately 25,000 square feet available, if the same 
pace of leasing is maintained, 55,000 square feet of office could be developed without disrupting 
the market equilibrium. 
 
At the Metro level, roughly 713,000 square feet were added from 2018 to 2019 – an expansion of 
10.5% over 2018, with strongest growth in the largest submarkets of Fargo (10.6%) and 
Moorhead (9.6%).  At the same time, the Metro reduced its vacant space by about 50,000 square 
feet, meaning that about 762,000 square feet of space was leased.  With approximately 855,000 
square feet available, office should be developed cautiously as it should take just over one year 
for the existing stock to be leased, if the current pace of leasing is maintained. 
 
Looking at both the Moorhead and Metro datasets, the number of square feet that can reasonably 
be absorbed per year in Downtown Moorhead is likely somewhere between zero and 55,000.  
The Metro data is more reliable given a higher number of data points and the interconnectedness 
of the Metro market, but the Moorhead data is more focused and therefore relevant to the subject 
of Downtown.  In addition, both the Metro and Moorhead had a strong year of construction and 
leasing, which may or may not continue moving forward as the local and national economies 
fluctuate. 
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