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Houslng Market Analysis

Bay Clty, Mlchlgan, as of January 1, 1971

Foreword

Thls analysls has been prepared for the assistance
and guidance of the Department of Housing and Urban
Development in its operations. The factual infor-
matlon, findings, and concluslons may be useful also
to bullders, Eortgagees, and others concerned with
local housing problems and trends. The analysis
does not purport to make determlnations with respect
to the acceptability of any partlcular mortgage ln-
surance proposals that may be under consideration in
the subject locality.

The factual framework for this analysis was devel-
oped by the Economic and Market Analysis Divislon
as thoroughly as possible on the basis of informa-
tion avallable on the "as of" date from both loca1
and national sources. Of course, estimates and
judgnents made on the basls of information avail-
able on the "as of" date may be nodified consider-
ably by subsequent market developments.

The prospective demand or occupancy potentials ex-
pressed in the analysis are based upon an evalua-
tlon of the factors available on the "as of" date.
They cannot be construed as forecasts of building
activity; rather, they express the prospective
housing production which would Ealntain a reason-
able balance in demand-supply relatlonships under
conditions analyzed for the "as of" date.

Department of Houslng and Urban Development
Federal Housing Adnlnlstration

Economic and Market Analysls Division
l'Iashington, D. C.



rHA HOUSING MARKET AI{AIYSIS - BAY CIIY , UICHIGAI{
AS OF JAIIUARY 1 L97L

The Bay Clty, l,Ilchlgan, Housl.ng Market Area (Hl,!A) is defined as Bay Counry,

Mlchlgan, and ls coextenslve with the Bay City Standard Metropolitan Statlstlcal-

Area (SMSA) and the Bay City Labor Market Area. There were an estlmared 1J-7,150

persons llvlng in the HMA as of January L, L97L. Bay Clty, l-ocated ln central

Mlchigan about 100 nlles northrrest of Detrolt, forms an integral part of the

trcolden Trlangle" of citles (Midland, Saginaw, and Bay City) posltloned at the

end of Saglnaw Bay. The degree of economic lategratlon €uong the cities is sug-

geeted by the anount of current out-comutation of workers from Bay Clty to

Saglnatr and Mldland Countles, anountlng to an eetlmated 10 percent of the Bay

County Labor force.

The econony of Bay City is eomelwhat defenee oriented and much of the arears
growth during the last ten years, eepeclally durlag the peak growth perlod of
L964-L966, is attrlbuted to receipt of government contracts by area employers.
Grotrth has slolred ln recent yea.rs, culmlnatlng ln a oarked decLlne ln employuent,
and a hlgh unemplo5rneat rate (9.8 percent) ln L970. Modest ecoomic recovery
is antlclpated over the next two years, and some population galns are expected.

There ls a high preference for homeownership ln the Bay City houslng maaksl.
The homeowner vacancy ratlo ladlcates a balanced sales merket. The antlcipated
demand for new slngle-famlly houses over the u€xKt trro years is somewhat below
that In recent years, maioly because of the slower rate of household grolrth. A
hlgh rental vacancy ratio ls evldence of an overall loose rental- market. How-
ever, there is a demand for a snall nuuber of ne*r nultlfanlly unlts.

Ailtllclpated Houslng Denand

Durlng the January 1, 1971 to January L, L973 forecast perlod, there will
be an annual demand for 410 nan private, nonsubsidlzed houslng unlts ln the Bay
City Hl{A. Thls estlrnate ls premised on the present and antlelpated economlc
condltions ind on current houelog market condltlons. The annual demand forecast
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for 4L0 new unlts lncLude 330 single-fanlly houees, 60 uuits in multlfaoilyatnrcturee, and a net addltlon of about 20 nobl].e homes a year. The most favor_able narket experlence w111 be achleved lf the alngle-family homes are provldedaccordlng to the ealee prlcee ehown ln table r. The 60 unlls of nultlfaoily
!999r"g olght begt be absorbed lf offered as ooe-bedroom unlts rentlng for
$155 to $175 and trso-bedrooo unlte rentltrg tor-Erzs to 9195, includlng utllt-tles.

The forecast aanuaL ratee of demand are below the annual voluoe of coa-structlon during the 1960-1970 perlod. From 19p0 to 1970, there has beeu anet addLtl'on of about 450 househo1ds a year, bufi a net addltioa of ooly about250 households a year ls antlcipated durtng thelforecast perlod. rn addltlooto household growth, demnnd arlsee fron other seurcea, such as demolitlone,obsolescence, and quall.tatlve shlfts ln dernand. If the anticlpated lmprove-ment of economlc conditions ln the area does not materLalLze, ih. demand estl-matea may need to be revlsed dow:ward. The trend ln enployment shouLd be watchedclosely for evldence of further deterloratlon or i-mprovemeot r, economic coa-ditlons.

Potentlal for Subgldlzed Houelag

Federal- asslstance lu flnanclag coats for nemr housiag for low- or moder-ate lncome famllles nay be provided through a number of aifferent progrrme
adminlstered by FIIA: monthly rent suppLenents ln rental projects fiaanced

. under sectlon 22L(d) (3); partlal payment of interest on home mortgages insuredunder sectlon 235; partlal interest palment on proJect mortgages insured Sec-tion 236; and federal asslstance to local houslng authorities-for lors-rentpublic housing.

The estimated occupancy potentlals for subsldLzed houslng are deslgned todetermine, for each progran, (1) the number of famtlles and lndlvldual-s who caube serrred under the progra:n, and (2) the proportlon of these households that canreasonably be expected to seek new subsidlzpd houelng durl.ng the forecastperlod. Ilousehold eliglblllty for the Sectdon 235 and Section 236 progr€rmErls determlned prlmarlly by evidence that houBehold or family lncome is belowestabllshed llnits but sufflcient to pay the mlnimtrm actrlevbble rent oruooiUty
Pa)ment for the speclfied Progran. Insofar as the lncome requlreuent is coa-cerned, all fam{Iles and ludlvlduaLs are assuryed to be el-iglble for publlc
houslng and rent supplarnent; there nay be othip requlrernenis for ettlturttry,particularly the requirement that curreot llvlng quarters be substandard forfamllles to be ellgible for rent suppleoents. Some families nay be alterna-tlvely ellglble for assistance under more than one of these progrrmc or underother assiatance Programs uslng federal- or state support. The total occupancypotential for federally aesleted houslng approxtnates the sum of the poteutiaisfor public houslng and SectLoa, 236 housing. For the Bay City HMA, thl total
occupancy potentlal is est{rnated to be 235 units annually, lncludlng 60 unltsfor elderly (eee table Ir). Future epprovals under each irogr", shoul-d takeluto account any intenzenlng approvale under each progran'whlch serve the samefamillss aud lndividuals.

,
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The annual occupancy poteatlal*U for subgldized housing discussed belon
are based upon 1971 lncomee, the occupancy of eubstandard houslng^,income limlts
ln effect on January 1, 1971, and oa avallable market experience.ll

Sectlon 235 and Section 236. Subsldlzed housiug for househol-ds with Iow-
to rcderate-incomes may be provlded under elther Sectlon 235 or Section 236.
Moderately-prlced, subsidized saLes housing for ellgible fanilies can be made
avallable through Sectlon 235. Subsidlzed rental housing for the sarne fanilies
may be alternatively provided under Sectlon 236; the Section 236 ptogran con-
talns provlslons for subsidized rentaL unlts for elderly couples and lndlviduals.
In the Bay City HMA, it is estimated (based on regular income limits) that, for
the period January l-, L971-January L, L973, there is an occupancy potentlal for
an annual total of 55 subeldlzed fanlly units utlllzing elther Sectioo 235 or
Section 236, ot a cooblnatlou of the tryo prograns. In addltlon, there ls aD
annual- potential for about 15 unlts of Sectlon 236 rental housLug for elderly
couples and indlviduaLs. The use of exceptlon income llnlts would lncrease
this poteotlal somen hat.

Since Lg6g, there have been about 36 ners and two existing houses losured
under Section 235 ln the HlfA. Currently, there are 85 reservations for Sec-
tion 235 housing unlts ln Bay County, and there are plans for the constructi-on
of approximately that many units ln the extreme north portlon of the clty.
There are currently under constructlon ln Bangor Township 180 untts of Sec-
tlou 236 housing, 35 of which have been deslgnated for the elderly. Occupancy
experi.ence ln these units wlLl asslst ln deterrn1nlng whether or not addltional
constructlon under either of theee prograrui would be advisable during the fore-
cast perlod.

Rental Housine Under the Public Houslne and Rent- pleuent Prograus.
These tlro progremc gerve households in essentially the same low-incone group.
The prlnclpal differenceo arlse from the manner ln whlch net income is computed
for each program and from other eliglbl1lty requirements. For the Bay City HllA,
the annual occupaucy potentlal for publlc housing Ls estlmated at 130 units for
fanllles and 55 unlts for the el-derly. About ten percent of the elderly house-
holds are ellglble for houslng under Sectlon 236. In the case of the somewhat
more restrlctive rent-supPlement progrrm, the potential for famiLies would be
about two-thirds of the flgure sholrn above, but the market among the eJ.derly
would be unchanged.

occuPancy potentlals referred to ln thls analysi.s have been calculated
to reflect the strength of the market ln viels of existing vacancy. The suc-
cessful attalment of the caLculated potentials for subsidized housing may
well depend upon coDstructlon in sultably accesslble locations, as well as a
distribution of rents and sales prlces over the complete range attalnable
for houslng under the speclfled prograna.

Zl Families with iacome inadequate to purchase or rent nonsubsidized housing
generally are eligible for ooe form or another of subsidized housiug.
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The Bay clty Housing Authorlty has 381 publlc houslng untts under manage-Eent' 254 of which are designated ior elderly occupancy. ftrenty-three addition-a1 unlts are being acquired for noneLderl-y ol",rp"o"y. There ls a current rraitinglist of over L00 applicants both elderly ana nonerderly.

The homeowner vacancy rate of 0.9 percent ln the Bay city area is evidenceof an over-all well balanced sales market. The single-famlly hone narket i-nthe Bay city HIIA is characterlzed by stabillty and a slow turnover of houses.rt is stated in a recent community i.enewal Pr6gram report that slx out of tenhouseholds in Bay city have llved dt the "".. idd.ess for ten-y"ar" or more. Alarge ProPortion of the used sales houslng 1s prlced in the $15,ooo to $1g,000price range at scattered l-ocatlons thro,rgho,rt ihe city and county.

Most of the nelver sales housing ls ln the suburban townshlps. rn pastyears' there was conslderable subdivislon actlvity, but in 1970 bulldlng onscattered lots was Inore Prevalent_. A large proportion of the new housing ispriced below 925,000. There has been "or" or"riuilding ln the 940,000 to$501000 price range and marketing problems have been encountered. There isreported reluctance €luong nany people to buy nau housing because of hlgh in-terest rat'es and risi-ng real estate taxes. Also, constructlon costs haverisen significantly over the last five years.

Sales Market

Rental Market

Newer aPartment units ln th-e- HIIA typlcally are in garden-type projects inone- and two-story structurea. Most arl-locatla i., the near-in suburbanfrlnges of Bay city; two-bedroom unlts predoninate. rn these newer structures,
Sross monthly rentals start at $135 for efficlency unlts and range from 9135to $18s for one-bedroom unlts aad $145 to $23t ior two-bedroom unlts. rn olderconverted units rentals are conglderably less ($60 to $160 for one-and two-bedroom units).

The narket for rental acconmodations in the Bay city HIIA has weakened con-siderably since 1960. An lncreased, rent,al vacancy ratio (up from 5.9 percentln 1960 to an estlmated 9.0 percent in January LgiL) nanifests the looseningof the market' The continuing preference for owner-occupancy and the recentstagnation of economlc growth ln the HMA are contributtn! rattors to the cur-rent weakness of the rental- narket. More particularly, Ihe fornatlon of house-holds with a propenslty for renter-oc"rrp"r"y (such as newly married couplesor recent i-n-mlgrants) has been lnhlbited uy ttre dearth of new employnentopportunlties in the HMA. vacancy rates in the newer apartment units are lowerthan for any other section of the rental market. Most of the older rentalunits are two-unlt conversions, formerly single-fanlly structures, and areexperiencing a high rate of vacaacy. onry wrtnin the past decade have unitsin mtrltifamily structures been available. Although monthly charges are higherfor newer units, absorptlon hae been better than for converted rental acconmo-dations.
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Economic. Demographlc . and Houslug Factors

Ihe proJected denand for new noneubsidlzed houslng ln the Bay Clty HI'IA ls
baeed on the current condltlone and trends dlecussed ln the economic, demo-
graphlc, and houslng sectlone whlch follos.

Econonic Factors.l/ Total nonagrlcultural wage and salary euployuent ln
Bay County averaged 311500 during L970, accordlng to the Mlchlgan Enploynent
Security C6mmlssl6n. Thls represents a substantial decrease of 500 Jobs from
the 1969 average of 321000. Moreover, thls ls the first year slnce L962 that
total employment has declloed. Bay Clty has a fatrl-y dlversifled lnduetrial
composition; however, much of the rnanufacturing enploJment ls heavlly defense
orlented. Ttre cutback of defense expenditures, the expiratlon of defenae con-
tracts, and the slowdown of the national economy have created the recent employ-
ment declines. Unenpl-oyment rose from an annual average of 4.8 percent of the
work force in 1969 to 9.6 percent ln 1970. The flgure for the firet quarter
of I97L was 12.9 percent, compared to 8.7 percent for the first quarter of 1970.

Fron 1960 to 1970 total nonagrlcultural wage and salary ernployment increased
by 51600 jobs. Total nonmanufacturlng wage and salary ernpLoyment increased
by 41600, the 1-argeet growth sectors belng loca1 government with an increase of
2,200 (1-10 percent) and retar.l trade wlth an increase of 1,000 over the ten
year period. Total manufacturlng enployment lncreased by about 900 Jobs.

In I-970, nonmanufacturlng wage and salary employment, with 191400 Jobs,
accounted for about 63 percent of total nonagrlcuLtural wage aud salary enploy-
Eent. There were 51500 employed ln retail trade, 4r7O0 ln government, and
3r8OO in services. Employnent ln nonoanufacturing increased by only 100 jobs
fron 1960 to 1964, despite gronth in government of 400 Jobs, as a result of
the general recesslon in 1961. Recovery and growth in nonmanufacturing lagged
behind that in manufacturing, but lncreasea averaged 900 per year fron 1964 to
1966 in response to greater consroer buylng poriler and growth ln population
during those years. Increases were conelderably lower, averaging 730 Per year,
fron 1965 through L969, culmlnating in a galn of only 300 jobs ln L970. Retail
trade accounted for much of the fluctuatlon In nonmanufacturing empl-oyment.
Enploy,ment in serrrlces grew by 500 slnce 1960. Local government employrnent'
which is fairly independent of the rest of the norunanufacturlng sec0or, increased
by about 130 jobs a year from a total of 2,000 in 1960 to 21800 ln 1967. How-
ever, increases averaged about 470 a year over the last three years, resulting
in a total of 41200 in L97O. Most of the increase in recent years has been in
county government--Welfare Department, District Court, and new legisl-ation
implementation.

Manufacturlng empLoyment accounted for about 37 percent of total nonag-
ricultural wage and sal-ary euploynent with 12,100 Jobs in L970, lncluding about
900 involved in the GtI strlke. About 80 percent of these jobs were in durable
goods. Nondurable goods employment has been very stable and showed a net

Ll In this section, the empl-o)rment flgures from table III have been adjusted,
where signlficant, to lnclude those lnvolved in labor dlsputes ln order to
make the figures more comparable.
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lncrease of only 100 jobs slnce l-960. Therefore, the fluctuatlone ln m,nufac-
turlug employment have been caused alnoet entlreLy by changee ln the durable
goods sector. Manufacturlng enpLoyment feIl by 2rl-00 from a total of 1-11100
tn 1960 to 9,000 ln L962, mostly because of contractlons ln traneportatloo
equlpment lndustries. Thereafter, employurent rose steadily, with lncreases ln
all of the durable goods categorlee, and leveled off at 12r3OO in 1956 and 1967.
Euployment then increased to a 1969 average of L2r900 after whlch it dropped
by 800 to a totaL of L2r100 in L970. Declinee ln defense and conventional
demand caused sharp declines ln emploSrnent ln the transportation equipmeot,
metals, and other durable goode industrlee. Some smaller flrms have been forced
to cl-ose. Examples of large area euployers wlth a heavy defense productlon
are Wellmen Dynam{cs (alrcraft parts), Prestollte (autonotive), Defoe Ship-
buil-ding, and Dow Chemical.

It is probable that the current trend of decreasing total- enployment wilL
continue through at l-east the first hal-f of L97L, because of reduced enploy-
ment in manufacturlng and only moderate galns ln nonmanufacturing enployment.
Eorrever, by the end of the two-year forecast period lt is estinated that total
employment will have increased by approxiur,ately 300 Jobs over the L970 figure.

Incomes. As of January L, L97L, the estlmated median annual lncome of
all fanilLes in the Bay City HllA, after deductlng federal lncome tax, was
$8r725, and the medlan after-tax lncome of two- or [pre-person renter house-
holds was $7,O25. In 1959, the medlan lncomeg, after deduction of federal
i-ncome tax, of all farnilies in the HIIA was $51350, and the medl-an after-tax
income of reuter households of two og pore persons was $4 1325. Detailed
distributions of all famll-ies aad of renter households in the Bay Clty HIIA
by annual incone classes for L959 and January L97L are presented ia table IV.

Po lation and Households . As of January L97L, the populatlon of the
Bay City HIIA was about 1171150 people. This represents an average annual in-
crease of about 94O a year since Aprl1 1960. The net natural lncrease (ex-
cess of resident blrths over resident deaths) has averaged 11700 per year
fron 1960 to I-970, indicating that net out-mlgratlon has occurred. It is
probable that population actually decllned in the beglnning of the decade,
because of a lack of emplolment opportuaitles aad heavy out-mlgratlon,
reaching a low tn 1963. The ye€rrs I-965 and 1966 undoubtedl-y were years of
significant population growth, concomltant wlth a prosperous econouy. It is
1lke1y that the population of the HMA hae decllned sllghtly slnce the 1970
Census because of the hlgh rate of unempJ-o)r'ment, heavler out-migratlon, and
a declining birth rate.

In view of the modest economic recovery anticlpated during the next two
years, the popul-atlon is expected to lncrease by 11250 persons from the
January L, L97L total of 117,150 to LL8,400 by January L, L973. Slnce 1960,
the proportlon of the total popuJ.atlon of the HIIA living ln Bay Clty has
declined fron 50 percent to about 42 percent. It is expected that this trend
will conti-nue, though at a much slower rate, during the forecast perlod; the
population of the clty is expected to decrease by about 250 persons a year

a



7

to a total of 48,650 in January L973, and the county outslde Bay ciry wiLl gain
:l::'"il:r::':i;""rl;3: to a totar or 0g,750 pereons. rable v showe popula-

As of January L97L, there were about 34,550 households in the Bay city HIIA.Ttris represears an average annuaL lncrease 
"i-J.u "lilora" since 1960.This increElse resulted fion a loss of 24o households in Bay city and a galn of4'725 households in the county outside-Bay city. The number of households in-creased at a greater rate than populatlon becalse the average number of persoosper household decreased from g.i+- ln 1960 ao 1.37 in January rg71.. This de-crease Las caused by the preponderance of out-mlgrants consi"aiog of rarge,youDg famllles, the nat,,ril agrng_of the pop,rtation, and a declinLng birth rate.The same factors are expected to further r.a,r"" household size over the nexttwo years to 3'35 by January Lg73. HoueeholJ"-"r. expected to increaEie by250 a year to a-total or ssroso at the end of the forecast period. The nunberof households wlthln the Bay clty-llnits r" e*p."ted to decrease by an annualaverage of 25, whl1e the n.mber of houeeholde in the county ls expected torise by about 275 pet year. Table v showe trousehora changes slnce 1960.

Housing rnvg$torv' There were 361700 housLng unlts in the Bay clty HI.IAon January t' 197L rnis nuuber represenEs a net increase of 4r4oo units sincethe Aprl1 1960 census count. The increase resulted from the construction ofabout 5,675 housing unirs, rhe J9s1 or .uo"i-zrr25 units through denolitionor other causes, and the net addltlon to ttre ii.r.oaory of about g50 nobilehomes' Bay city lost approxinately^90 housint units over the period, result-'ing in a current-lnventory or t6r6b0; *t"r.."'the reralnder of the countygained about 4,500 units ior a current total of 2or100 housiag units. Theentire increase ln noblle homes took place ia the county outslde Bay clty,bringing its mobile home lnventory to L,400. There are only about 50 mobilehomes ln Bay Clty.

The annual
building pernlts

rat
L/

e of nonsubsldlzed residenti.al construction
has per year slnce 1960, buthly wlde fluctuations (see tab le VI). From an eleven year low othe rate of constructlon lncreased gradually, reachlng a totaLConstruction malntalned a hlgh Level through 1968, then droppedunirs in 1968 to 4g0 ln 19 69, and to 446 tn L9 70.

Most of the nels construction ls taklng place ln the townships lmediatelybordering the city. Bangor Townshlp, to tf,e north of the city, is by far thelargest volume area' Next ln order are Monltoi ro*nrtlp to the west of thecity, Bay city, and Hanpton Townshlp to the east of the clty. Multlfaniryconstruction has amounted to lees than 15 percent of total nonsubsldlzed con-struction since 1960. About 90 percent of the apartment constructlon has takenplace wirhin Bay clty and these Lhre. suburu;n iownshlps.

as showa by
,as sholrn falr-
f 335 Ln L962,
of 585 in 1965.
fron 530

a The entire area of the HIIA is covered by bulLdlng permlts.
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Urban Reng:yal. Plaonlog has

"r."tEffi renersaL pioJ ec
been completed and approval is pending for the

t, the 650-acre (lelleEon:Belinda Prq[ect No. I
l{1ch. R-158 . Propoeed re-use lncludes a nehr brldge over the Sagluaw River, high-
way reallgnments, and poselble expanelon of the Chevrolet plant. Ttrlrty housiag
unlts are scheduled for rehabllltatlon, and 417 are to be denollshed for code
enforcement and hlghway rlght-of-lray. Total proJect completlon should be
accompllehed by L973.

Vacancy. On January L, L971, there rrere an estlmated 21150 vacant housing
units ln the Bay City Hl,lA. IncLuded ln thle total were 250 unlts that were
vacant and avallable for sale, 640 unlts that were vacant and avallable for
rent, and 11260 unlts that were elther not available or rrere of substandard
quallty (see table VII). The avallable vacant sales and rental unlts represent-
ed vacancy ratios of 0.9 percent and 9.0 percent, respectLvely. The level of
sales vacancy ls adequate to malntaln a balanced eales uarket. The renter va-
cancy ratio has rlsen slnce the Aprll 1970 Ceneus, and lt ls slgnlfieantly
higher than the ratlo ln Aprll 1960. The current ntmber of renter vacancies
exceeds a reasonable over-aIl eupply-demand relatlonship ln the Bay City rental
market.



Table I

Estimated Annual Denand for New Nonsubsidlzed Slnele-Family Housine
Bav Citv. Michiean. Hous ing Market Area

Januarv 1. 1971 to Januarv 1. 1973

Nurnber
of housesSales prtce

Under $20,000
$20,000 - 22,499

22,5OO - 24rggg

251000 - 29,ggg
30rooo - 34rggg
35r0O0 and over

Total

25
55
60

85
65
40

330



Table II

Eetlmated furnual Occupancv Potentlal for Subsidlzed Rental Housinp
Bav Citv. Michtean. Housing Market Area

Januarv 1. 1971-Januarv 1. 1973

Section 236a1
exc lusive lv

Eltgible for
botb_IEsgrams

Publlc housing
excluslve 1v

Total for
both prograrns

A. Famllies

I bedroom
2 bedrooms
3 bedrooms
/+r bedrooms

Total

B. Elderlv

Efflclency
I bedroom

Total

r5
30
10
10
55

rfor

20
55
35
20

T16'g/

30

fur
5

9[r
-

35
85
45
30

195

35

E
50

5

gl

bt

I

Estimates are based on regutar income llmlts.

Applications and corunltments under Section 2O2 are being converted to Sectlon 236.

About two-thirds of these famlltee also are ellgtb1e under the rent-supplement program.

A11 of the elderly couples and indlviduals also are ellgible for rent-suPPlements.u



Co@onents

Total civlllan labor force

Unemploynent
Percent unemployed

Workers lnvolved in labor disputes

Total emplo)ment

Nonagrlcultural wage & salary

Manufacturlng
Durable goods

Lumber & wood prod.
Furn. and fi.xtures
Metal industries
Transportation equip.
Other durable goods

Nondurable goods
Food products
Other nondurable goods

Nonmanufacturlng
Cons Eruction
Trans., comm., & uti1.
Wholesale trade
Retail trade
Fln., ins., & real est
Services
Government

Federal & staEe
Local

Agricultural

Table III

Labor Force Trends
Bav city, @arket Area

r.960-1971
(Annual averages in thousands)

LL.97.
9
OZ

1960 1961 L962 1963 L964 196s 7966 L967

34.8 34.s 32.8 32.3 32.L 34.L 35.6 36.2

2
6

t.7
4.87"

3.3
9.5%

1.6
4.77"

2.L
6.s%

3.95.2
L5.L%

"4
2.6

.4
2.8

.4
2.6

.4
2.4

.4
2.3

.4
2.2

,4
2.L

.4
2.0

1968

36.8

L969

38.2

L970

39 .5

Flrst Quarter
L970 t97L

40.438.0

3.3
8.77"

3.8
9.67"

1.8
4.87"

5.2
L2.914

2.2
6.07"

2
t%

625.8 24.0 23.9 24.4 25.0 27.4 29.0 29.5 30.1

2

9

31

1

4

.2 .1 .1 3 .1 .9

29.3 28.9 29.4 30.0 32.5 33.9 34.0 34.3 36.3 34.2

.3

34.8

31.9 30.6 30.7 30

.3

34.8

.1
1.3
3.4
1.9
1.9

o

1.0

1.1
1.5
1.3
4.5

.5
3.3

.2
1.3
4.3
3.1
2.0
1.0

.9

1.1
1.6
1.3
4.5

.5
3.3

L2.O L2.8 LL.2 11.5-e:q I.8 er \e
2 --2 --2 .T

t2.3 L2.3
1OJ NJ

11.6
9.4-2

9.0 9 .6 10.0
7.0 7.6 -6.0

9.2
72-2

11.1
9l
-.2

18 .819.4t7 .2 18.1 19.1
1.3 1.3 L.2
1.6 1.6 1.6

t5.7
1.3

15.8L4.9
1.0

14.8 15.0 L4.9 14.8

.5
4.2

.5
4.2

.4
4.0

.2

.1
1.1
3.0
3.2
2.O

.9
1.1

1.0
1.5
1.3
4.4

.6
3.3

,
.1

1.1
2.7
2.9
2.0

.9
1.1

1.1
1.5
1.3
4.5

.6
3.3

.1
1.0
3.4
3.3
2.t

o

1.3

1.5
1.3
4.3

.6
3.4
2.8

.1
\.2
4.2
3.7
2.2

.9
1.3

1.1
L.4
L.4
4.7

.6
3.6
3.0

)
.1

1.5
4.t
4.2
2.2

.9
r.2

L.6
L.4
5.1

.7
3.7
3.0

.1
7.2
4.7
4.6
2.L
1.0
1.1

.1
1.3
4.L
4.2
2.t
1.0
1.1

.2

.1
1.5
4.O
4.4
2.L
1.0
1.1

6 6

11. 1

5 6

.1
1.0
3.9
4.O
2.L
1.1
1.0

1.3
1.8
1.6
5.5

.8
3.8
4.7

.1
1.1
4.4
3.4
i.o

.9
1.1

1.0
r.7
L.6
5.4

.8
3.7
4.6

E
.1
.1

1.0
5.0
2.7
2.1
1.0
1.1

L9.6
1.
1.
1.
5.

.3
4

.5
4.4

2.72.62.52.4

1.5 L.6 1.5
5.2 5.3 5.6
.7 .7 .8

3.7 3.8 3.7
3.2 3.8 4.4

3
7

6
5
8
9
8

.4
3.4

1.3 t.2 1.1 1.1 9 8 79 6

Self-employed and domestic

Components may not add to total because of rounding.

4.3 4.L 3.9 3.9 3.9 4.1 4.0 3.8 3.6 3.6 3.7

Note:

Source Michigan Employnent Security Commission

3.6 3.6



Table IV

Estlmate{ Perce.r,rt,aee Dlstrlbutlon of A11 Farnlltes and RentPr Householdsg/
Bv Annual Income. After Deduct lon of Eederal Income Tex

Bay City, Mtchlgan, Housing Market Area
1959 and 1971

1959 L97L

Income

Under
$ 2rOOo -

3'OOO -
4r0oo -
5rOO0 -
6'000 -

9
6
7
I
9

11

9
9
8

13
6

5
3
4
5
6
I

000
999
999
999
999
999

$2
2
3
4
5
6

AI.1
f arnl [1es

9
7

10
L7
18
t4

Renter
householdsg/

r6
l2
L7
15
L4
11

All
fantlles

Renter
householdsg/

$7, ozs

7r0oo - 7 t999
8r0oo - 8,ggg
9,000 - 9 1999

10,000 - Lzr4gg
121500 - L4r999
l5rOOO and over

Total

Medlan

9
6
3
3
2
2

100

$5,350

7
3
2

(
2

(
100

10
11
10
L7

9
L2

100
5

100

$4r 325 $8r725

gl Exc0,udes sns-person renter households.

Sources: Calculated from census data for 1959; 1971 estimated by Houslng Market Analyst.



Table V

Trend of lation and Household Growth

Apr to January

Population

HMA Total

Bay City
Remainder

HousehoLds

HMA Total

Bay City
Remainder

April
196 0

107 ,042

53r604
53,439

30,062

15,991
L4,071

April
1970

117,339

49,449
57 ,890

34,571

I5, g1g
18 ,753

January
1971

117,150

49,150
68,000

34,550

15 ,750
18,800

t ea

Average annual change AglqAI change
19 5 0-1970 1970-Ir9ZI

Number9r F-ercenEy NumberPr Percent

I t025 0.9 -190 -0 .1

-420
1r450

450

-20
470

-0.8
2.2

r.4

-0. 9
2.7

-300
+ I10

-20

-70
50

-0.6
+ 0.1

g/ 
-Derived through use of a formula designed to calculate percentage change on a conpound basis.b/ Rbunded

Sources: 1960 and 1970 @n6u6es of Popul6tton and Houslng.
1971 esttmated b)' Hotrstng Market Analyst.



Table VI

P
I 0

Area 1960 1961 Lg62 Lg63 Lg64 1965 Lg66 L967

Auburn 13 g 5 6 t0 2L 15 15

Bangor rwp. ,r1 il 
"z 

;l '?i uul u'?' 
"-:'

Bay ctty to 10 8 lt u 9 15 15

*':*,ix l? il ,; i,i H '.i ii '3

nmi:*i*rwP il ,t 4 t t f i '?

il:tii:: IY,: 'l 'i 'i 'i '3 '^i ',1 "'

irii?H'""td; ,,i ,; '* ?i iz ,3i 
"'z 

'3i
Other twps.g'

HI'IAtotar t9 r w y w ry y 589'

slogt e-ranily oo\ "'u "t'o '3? i?3 iiA ^22 1\"

MultlfamilY L

al Includes Plncorrrrlng City,.Fraser, Garfield, Glbson, I(awkawlln, t'It. Forest, and Por

At Excludes f66-""it"-of Section 236 housing'

Zt Excludes rg6 ";ri" 
of publlc houslng'

at Excrudes rii ""ii" 
of publlc housing'

ou! ;;;-r;;" i;; ;;i'" or lubrlc houslng'

Note:Includesabout36newhouseslnsuredunderSection235slnce1969.

sources: Local bulldlng lnspectors, Bureau of the ceneue c-40 cons.ruction Reports'

f'Iarket AnalYst

1968 1969 1970

36
L26
6f|
1l
15
L2
97

3
93
25
36

111

10
115

e59/
16
1t
13
36

5
81
20
18
64

5
100b/
45el
16

3
88
35

3

50
15
16
70

630 4g,9. lg
546
84

456
24

374
72

tsmouth TwPs'

estlmates bY Houslng



Table VII

.,
Tenure and occuDaucv

Total houslng supply

Occupied houslng uul.ts
Owner-occupled

Percent of all occupled
Renter-occupied

Percent of all occupled

Vacaut houslng uolts
Available vacaat

For sale
Homeor*aer vacaacy rate

For rent
Renter vacancy rate

Other ,"."oe/

Aprll 1960 to Jaouarv 1971

April
t 960

32,295

30,062
24,3OO

80.97"

2,233
618
254
L.O7"
364
s.97,

Apr11
1970

36,579

34,57L
28,101

81 .37.
6,470
Lg.n"

2,009
800
220
0.82
580
g.n"

January
1971

36,700

34 ,550
28,100

8L.47"
6,45O

L9.67"

2,LsO
890
250
o.g"
640
g.v"

5,7 62
Lg.n"

1,615 1,208 L,260

eJ Includes dilapldated uolts, seasonal units, units rented or sold and
awaitlng occupancy, and unlts held off the narket for absentee ordners
or other reasoDs.

Sources: 1960 arrd 1970 Censuses of Houslng.
1971 esti-uated by Ilouslag Market Analyst.

"l

I


