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Forglrot'd

As a publlc cervice to asslst loca1 houslng actlvitlcs through
clearlr rutderstardlng of local houslng narket condltlonsr FIIA

lnltlated publlcatlon of lts conprehenslve housLng narket analyses
carly ln 1965, Whlle each report ls deslgned speclflcally for
FHA usc ln adnlnlsterlng lts nortgage lnsurancc oPeratlonsr lt
1r earpected that the factual lnforaatj.on and the flndlngs ard
conclustons of these reports wtIL be generally usefrrl also to
bullders, mortgagces, atd others concerned with local houslng
problens ard to others havlng an lnterest in loca1 econonle con-
dttlons ard trerds.

Slnce rarket enalysl,s is not an exact sclence, the Judgmental
factor Ia Luportent 1n the developmcnt of flrdlngs and conclusions.
There trtll be dlfferences of oplrdon, of coursel ln the lnter-
pretatlon of evalLable factual lnfornatlon ln detemlrdng the
absorptlve capacity of the narket ard the rcqulrcnents for naln-
tenance of a reasonable balance ln denard-supply relatlonshlpa.

Ttre factual franesork for each analysis ls developed as thoroughly
as posslble on thc basls of lnfornatlon avallable from both local
and natlonel sources. Unless sp€ciflcaI1y ldenttftod by source
referenccr aLL estiuates ard Judgnents ln the analysls are those
of the authorlng analyst and the FllA Uarket Analysls erd Research
Sectlon.
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ANALYSIS OF THE

BENTON HARBOR-ST. JOSEPH, MICHIGAN. HOUSING MARKET

AS oF MAY t, L967

Summary and Qonclqs:lp4e

The Michigan Employment Security Commission reported that nonagri-
cultural wage and salary employment in the Benton Harbor-St. Joseph
area totaled 51r9OO in April 1967. a gain of 7t8OO over the April
1950 total. Of Ehe increase, manufacturing industries accounEed
for 4r7OO and nonmanufacturing industries accounted for the remain-
lng 3r100. Of the increase in nonmanufacturlng since 1960, nearly
65 percenE has occurred in trade and service industries. During
t,he two-year period betvreen May 1, L967 and May l, L969, employ-
menE is expected Eo increase by about I'OOO jobs a year.

rn the HMA, the highest unemployment rate was experienced in April
L961r when 7.8 percent of the work force was jobless. The lowest
rater 3.O percent, occurred in April 1966. The fact that the un-
employment rate has increased to 4.6 percent in April 1967 indicates
a lower rate of economie expansion ln the April 1966-1967 period
than ln the precedlng year.

2, Median annual Lncomes, after deduction of federal income tax, were
about $7'450 for all nonfarm familles and $6r35O for nonfarm renter
households of two persons or more in May L967. It is expected that
medlan after-tax incomes will increase to $7r85o for all nonfarm
famllies and $6r7OO for nonfarm renter households by May Lg6g.

3. As of May L, 1967, the nonfarm population of the Benton Harbor-
St. Joseph HMA totaled 155r1O0, an increase of 2r8OO persons (2.O
percent) annually since April 1960. About 3O percent of the nonfarm
population, or 45r8OO persons, reside in the principal cities of
Benton Harbor, St. Joseph, and Niles. Population growth has been
concentrated in the suburbs. By May 1, 1959, the nonfarm popula-
tion of the iMA is expected to total 1601400, reflecEing an anti-
cipated galn of 21650 persons during each of the next Er4,o years.

4 At the time of this report, there were 45r85o nonfarm households in
the HMA, an average increase of 825 households annually since ApriI 1,
1950. About 33 percent, or L5ro25 households, were located ln Benton
Harbor, st. Joseph, and Nlles. By the end of the forecast period,
nonfarm househords ln the tlMA are expected to total 47 r35o, a galn
of 75O a year.
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There were about 55r1OO nonfarm housing units in the Benton Harbor-
St. Joseph HMA, a net addition to the nonfarm housing stock of about
51650 unlts since April 1960. This net gain resulted from the con-
struction of about 51150 new dwellings and the loss of 5OO units
by demolltion, fire, conversion, and other inventory changes. Vir-
tually all residential building activity is covered by building per-
mits. since January 1960, about 6,325 private housing units have
been authotLzed by building perml,ts. About 9O percent of these units
were in single-family structures, five percent were ln two- to four-
unit structures, and five percent were in structures with five units
or morec There are about L75 private dwelling units under construc-
tion in the HMA, including 150 single-family uniEs and 25 units of
multifamily housing.

As of May L, L967, there were about I'OOO vacant housing unlts avail-
able for sale or rent in the Benton Harbor-St. Joseph area. Of the
vacant units, 4OO were available for sale, a homeowner vacancy rate
of 1.2 percent, and 60O were available for rent, a renter vacancy
rate of 4.8 percent. These vacancy ratios lndicate a sllght reduc-
tion in the sales vacancy rate and a signiflcant decline in the
renter vacancy rate since April 1960.

Based on the expected increase of 750 households during each of the
next two years and on prospective levels of home demolitions in the
HMA, demand for new privately-financed housing in the forecast period
will approximate 900 units annually, including 650 single-family houses

and 250 units of multifamily housing; about 100 units of the multifamily
demand will require some form of public benefits or assistance. This
demand estimate excludes public low-rent and rent-supplement accommo-

dations.

6
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ANALYSIS OF THE
BENTON HARBOR.ST. JOSEPH. MICHIGAT.I. HOUSING MARKET

AS OF MAY 1. 1967

Housing Market Area

The Benton Harbor-st. Joseph, Mlchlgan, Housing Market Area (HMA) is
sltuated ln the southwestern corner of Michigan; it is bounded on the
south by the Indiana border and on the west by Lake Mlchlgan. Van
Buren and Cass Counties, Michigan, form the northern and eastern bound-
aries. The area is coterminous wlth Berrien County.

since the rural farm population constituted 9.8 percent of the popu-
latlon of Berrien county ln April 1960, all demographic and housing
data used ln this analysis exclude the rural farm component, except
where speclfically noted. rn Aprl1 1960, the nonfarm population of
the HMA was 135r2oo, of whom only one-third lived in the three prin-
cipal citles of Benton Harbor (1960 population, 19r1oo), st. Joseph
(1960 populatlon, 11r750), and Niles (1960 population, 13r85O).
Benton Harbor and st. Joseph are twin cities situated on the Lake
Michigan shore. Niles is located 25 miles southeast of Benton Harbor-
st. Joseph, about five miles from the rndiana state line (see map).
In addition, there are four small cities ln the HMA (Bridgman, Buchanan,
coloma, and watervliet), none of which had a population exceeding 5r4oo
ln 1960.



-2-

BENTON HARBOR - ST. JOSEPH, MICHTGAN

HOUSING MARKET AREA

tO MUSKEGON

-lCOLOMA

OMAcoL

BAI NERI DGE

a
I

-----l

TERVLI ET

TO

\
LI5o()
t
Q\\a
t
s

BENTON HARBOR

ST JOSEPH

SODUS P I PESTONE +
.$

-$

62 \
t-t\s
$

L6
BERRIEN

\Q
Y

\
Lt\s(J

(r)
G)

32 3 irtLEs

NEW BUFFALO J

-7-

N BRI DGMAAJ
EI

-1

tt\s+
o

ro
cHrcaoot rLL

MlCH/ 6AN

-- 
-t

COUNTY

GALIEN--l
I

, BERTRANO
-l- 

-

5T JOSEPH COUNTY

INDIANA

BENTON

HAGER

rirr-EiT

t2

LI NGOLN

BAROOA ORONOKO

LAKE

WEESAW BUOHANAN

BUCHANANOHIKAMING NILES

t_

t_

t___
THREE OAKS

--T
I

I

I

I

I

I

I

I

--.]

t_

BERRIEN
COUNTY

j

?

_l

LA PORTE
souTH 9END, rNO.

TO
OETRO I T

I

I



3-

Emplovment

Current EstlBate. Nonagricultural employnent in the HMA totaled 59rOOO
in April L967, includlng 5Lr900 wage and salary workers and 7r1OO employ-
ees in other types of nonagrlcultural jobs, accordlng to the Mtchlgan
Employment Security Commission. In addition, about 3r300 persons were
employed in agricultural jobs. TabIe I presents civilian work force
components for the month of April slnce 1960, including unemployment
and agricultural and nonagricultural employment.

Past Trend. Except for the period between Aprit 196O and 1961, a
time of national economic recession, and between April 1954 and 1965
when 2r1OO workers lrere involved in labor.-management disputes, Don-
agricultural wage and salary employment has increased from year to
year, as shown in the following table.

Trend of Nonagricultural l'Iage and Salarv Emolovment
Benton Harbgr-St. Joseph, Michisan. HMA

For the Month of Apnil. 1950-1967

Manu- Nonmanu-
faqlUllne facturing

Iotal shanse
Date Total Number Percent

Apri 1
lt

ll

tt

1960
1961
t962
L963

L964
L965
L956
t967

22,9OO
2116 OO

22r3OO
23r4OO

23,9O0
22,8OO
27 |OOO
27,600

2t,2OO
,3o0
,ooo
,2oo

22r2OO
22r8OO
23r4OO
24r3OO

-l r3OO
114OO
lr4OO

500

2t
22
22

tA
l+2

44
45

t
8

2
6

-2.;
3.3
3.2

oo
oo
o0
oo

oo
oo
oo

45,1OO
45,600
50,4OO
51 ,900

1.1
- 1.1
10.5
3.O

-5
4rg
1r5

Source: Michigan Employment Security Commission.

Emplovment by Industry. Since
accounted for about half of total nonagricultural wage and salary em-
ployment, but the dependence on manufacEuring cont,ributes to variations
in the level of employment. Since 196c, changes in manufacturing em-
ployment have ranged from a loss of lr3OO between April 196O and ApriL
1961, a period of national economic recession, to a gain of 4r2OO from
April 1965 to April L966 (see table II).

1950, employment in manufacturing has
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Between April 1960 and April 1967, manufacturing employmenE increased by
4r7OO jobs. The Largest growth has occurred in the transportation equip-
ment industry, which is dominated by the Clark Equipment Company. During
the l960-1967 period, transportation equipment employmenE increased by
lr5OO. (The decline in this industry in 1965 was the result of a labor-
manag,ement dispute at Clark Equipment Company.) Since 1960, there have
been employment increases of 7OO in the primary metals industry, 7OO in
the nonelectrical machinery industry, and I,O0O in the electrical ma-
chinery industry. These gains resulted from employment growth in several
firms, including the V-M Corporation, the Heath Company, and the Whirl-
pool Corporation.

Employment in nonmanufacturing industries has increased by 3rlOO over
the ApriI l96O-April 1967 period. Nearly 65 percent of this growth oc-
curred in trade and services. With Ehe exception of government employ-
ment which has increased by 6O0, employment growth in the remaining non-
manufacturing industries has been nominal.

The narrow strip of land along the eastern shore of Lake l"lichigan has a
climate and soil ideal for fruit production. The Michigan Fruit BeIE
ranks among the leaders in the production of various tree crops such as
apples, pears, cherries, peaches, and plums. The Ill'1A is the home of the
urorldrs largest I'cash-to-growerrr market, the Benton Harbor Fruit MarkeE,
with annual sales of over ten million dollars. During the peak summer
monEhs, 39,OOO migrant workers harvest fruit and vegetables in the area.

Employment Participation Rate. The employment participation rate
(ratio of nonagricultural employment to population) in Ehe Benton
Harbor-St. Joseph HMA is estimated at 33.5 percent. In comparison,
the 196O participation rate was 33.1 percenE, indicating that em-

ployment has increased at a more rapid rate than population. In 195O,
female employment accounted for 32.4 percent of the total and, although
current data are not available, it is estimated that women account for
an increasing portion of total employment. A significant proportion
of the women workers are second wage earners of households; for that
reason, their influence on population growth is considerably less
than that of workers who are heads of households. Over the next tvJo

years, it is expected that the recent Pattern of employment will con-
tinue and that the employment participation rate will reach about
33.6 percent by May 1969.
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Principal Employnent Sources

The major manufacturing firms in the FMA are listed in table lll. The
Clark Equipment Company is Ehe largest employer, with three planEs in the
HMA. EmploymenE at t,he plants in Benton Harbor and Niles has remained
stable since 1960, but there has been an increase in jobs at the Erans-
porEation equipmenE plant in Buchanan. Continued growEh is expecEed to
occur aE this location throughout Ehe forecast. period. l,Jhile no oEher
manufacturing firm in the area has experienced growth comparable Eo that
of Clark Equipment, employment has increased in nearly every company
since 195O and continued gains are expecEed.

Unerytp1o14en!

The highest unemployment rate in recent years in this area was reported
in April 1961, when 7.8 percent of the work force was jobless. The
lowest rate,3.0 percent, occurred in April 1966. The fact that the
unemployment rate has increased to 4.6 percent in April 1967 indicates
a lower rate of economic expansion in the April 1966-1967 period than
in the preceding year.

Future Emplo t Prospects

Based on the trend of nonmanufacturing employment of Past years and
on the expectaEion that employment at the prlnclpal manufacturing
firms will continue to lncrease, a gain of 2rOOO nonagricultural
wage and salary jobs appears to be a reasonable expectation over the
two-year forecast period. However, forecasts of employmenE in an

area heavily impacted by manufacturing industries are hazardous.
Generally, an economy of this type is tied directly to the national
economy and even minor alterations in the growth pattern of the na-
tional economy could change completely what aPPears to be a reason-
able expectation of local employment growth.

Income

As of l4ay L967, the median annual income of all nonfarm families is
$7,450 and the median income of nonfarm renter households of two persons
or more was $6,350, after the deduction of federal income tax. About
32 percent of all nonfarm families and 44 percent of nonfarm renter house-
holds have after-tax incomes under $6,000 annually. Approximately seven
percent of all nonfarm families and five percent of nonfarm renter house-
holds have annual after-tax incomes of $15r000 or more. Distributions of
nonfarm families and renter households by income classes for 1967 and 1969
are presented in table IV. By 1969, it is expected that median after-tax
incomes will increase to $7,ASO for all nonfarm families and $5,700 for
nonfarm renter households.
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Demographic Factors

Popul at ion

HMA Total. The nonfarm population of the Benton Harbor-St. Joseph
HMA totaled approximately 155rlOO as of May 1,1967, an increase
of 2r8OO persons (2.O percentJ/) annually since Aprit 196O when the
population was about 135r2OO. During the previous decade, the non-
farm population of the area increased at a rate of 4r1OQ or 3.6
percent, annually (see table V).

Because of che change in definition of rrfarmrr beLween the 1950 and
1960 Censuses, many persons who were classified a.s living on farms
in 1950 h,ere considered to be nonfarm residents in 196O. The decline
in farm population and the increase in nonfarm population between
the two census dates were, to some extent, the result of the change
in definition. Total population, including rural farm, in the HMA

rose from 115,700 in April 1950 to nearly 149,900 in April 1960,
a gain of about 34r2OO persons. Comparing this increase with the
nonfarm population decennial gain of 41r1OO suggests that about
6r9OO persons were affected by the 1960 definitional change or had
moved from rural farm residences.

City of Benton Harbor. Approximately 19r3OO persons lived in the
city of Benton Harbor in May f967. The populaEion has increased by
an average of only 2O persons (O.1 percent) a year since the April
1960 Census. During the 1950-196O decade, the population lncreased
from about 18,750 in April 1950 to 19,150 in April 1960. A11 of
this increase, however, is attributed to annexation by the city of
part of Benton township.

City of St. Joseph . As of May L967, there were about L2'3OO persons
residing in St. Joseph, an average annual gain of 75 (O.7 percent)
since the April 1960 total of 11r75O. In the preceding decader, Ehe
population of St. Joseph increased by about L1525 persons (L4.9
percent). About 5O percent of this growth was the result of annexa-
tion by Ehe city of St. Joseph of part of St. Joseph township.

L/ A11 average annual percentage changes, as used in the demographic
section of this analysis, are derived through the use of a formula
designed to calculate the rate of change on a compound basls.
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Citv of Niles. The l4ay L967 populaEion in the city of Niles was about
l4r2OO. Since April 1960, the population has increased by about 50
persons annually (O.3 percent). Between April 1950 and April L96O,
the population of Niles increased from nearly 13r150 to 13r85O, a gain
of about 70 (0.5 percent) annually. About 22 percent of this growth
resulted from annexation by the city of Niles of part of Niles township.

Remainder of HMA. About 7Q percent of the HMA nonfarm population re-
sides outside the three major cit.ies and since 1960, 95 percent of the
population growth has occurred in this area, particularly in the town-
ships of Benton, St. Joseph, Lincoln, and Niles (see map). There were
approximately 1O9r3OO persons residing outside the major cities as of
l4ay L967, an increase of 21650 (2.7 percent) annually since April 1960.
During the 1950-196O decade, the population increased from 52rO5O to
9O,5OO, an average annual gain of 3r85O (5.5 percent). This gain was
affecteC by annexations by the cities of Benton Harbor, SE. Joseph,
and Niles.

Futuqe Poputation. During the two-year forecast period, nonfarm
population is expected to increase at approximately the rate of thepast seven years. By May 1, 1969, nonfarm population in the Benton
Harbor-st. Joseph HMA will reach 1601400, a gain of 21650 a yearc Asin the past, only about five percent of the growth will occui in themajor cities as only small amounts of undeveloped land remain avail-
able for residential purposes. This situation wiIl continue unlessthe cities annex land or high-density housing is constructed.

N3lure1 IEcrease and MiAration. Because separate data are not avail-able for farm and nonfarm uiiihs and deaths, it is necessary to usetotal population ehange. The average annual net natural increase(excess of resident births over resident deaths) since 1960 is slightlybel0w that of the 1g50-1g60 period, reflecting a declining birth ratein the Benton Harbor-st. Joseph HMA. Average annual net In-migrationsince 196o is about 45 percent below the 19lo-196o average. As"a ru-
lulil the oercent of popularion increase resulEing from iigration hasdecrined from 28.5 percent in 196o to r5.7 percent in 1967.

Households

HM-A Total. As of May 1, L967, there were 45r85o nonfarm households in
the Benton Harbor-St. Joseph HMA, an average annual increase of g25
households (2.o percent) since April 1, 1960. rn the 1950-1950 decade,
the number of nonfarm households in the area increased from nearly
28r45o to about 4orooo, or by 11150 (3.4 percent) annually (see table
V). Part of this increas€r however, is attrlbutable to census defini-
tional changes which tended to inflate the 196o nonfarm household
figure. The concepEual change from [dwe1ling unltrt in 1950 to nhousing
unitrr in 196O, and the change in the definition of ilfarmrir resulted
in definitional increments in the number of nonfarm households reported
in 1960.
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Citv of Benton Harbor. There were about 6rl7 5 households in BenEon
Harbor as of May 1967. Since April 1950, the annual household increase
has averaged only about f5 (0.2 percent). During the 195O decade, the
number of households increased from about 51825 in April 1950 to 6rO75
in April 1960. AI1 of this increase, however, is attributed t.o annexa-
tion by Ehe city of part of Benton township.

Citv of St. Joseph. At the time of this survey, Ehere were 41125 house-
holds in the city of St. Joseph, an average annual gain of 35 (L.O per-
cent) since the 1960 toEal of 31875. In the preceding decade, Ehe num-
ber of households increased by almost 65O. However, about 5O percent
of this growth was the result of annexation.

Citv of Niles. Households in the cit y of Niles numbered about 4,725
as of l4ay 1967. Since 1960, households have increased by about 35
annually (O.7 percent). Between April 1950 and Aprif 1960, the num-
ber of households in Niles increased from about 4rlOO to over 41475.
About 22 percent of this growth resulted from annexation by the city.

Remainder of the HMA. About 67 percent of the households in the tl}'lA
were located outside the three major ciEies in May 1967. Since l960'
9O percent of the household growth has occurred in Ehis area. There
were approximately 30r825 households outside the major cities as of
l4ay 1967, an increase of 74O (2.7 percent) since April 1960.

Future Households. Based on the anticipated growth in population and
on household size trends evldent ln the area, there will be a total of
about 47r35O nonfarm households in the HMA by May 1, 1967. The rate
of household growth (750 a year) is somewhat below that of the past
seven years" Little change ls expected in the pattern of household
growth and only about ten percent of the increase will occur in the
three major cities.
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Housing Market Factors

Hqustng fUpply

Current Estimate and Past Trend As of May 1, 1967, there were 55r1OO
nonfarm housing uniEs in the Benton Harbor-St. Joseph [MA, a net addi-
tion to the nonfarm housing stock of abouL 79O units annually since
April 1, t960. The addition of a total of 5,65O units resulred from the
construcEion of about 6r150 new dwellings, and the loss of about 5OO

units by demolition, fire, conversion, and other inventory changes.

During Ehe April 195O-April 1960 decade, the number of nonfarm housing
units ln the HMA increased from nearly 341700 to 49r45O, a gain of
14r7OO (42"3 percent), or about 1,475 units yearly. Part of this in-
crease, howeverr may have resulted from the census definitional change
fromrrdwelling unitrrin the 195O Census to'rhousing unitrrin the 1960
Census, and from the change in definition of rrfarmrr andrrnonfarmrl
between 1950 and 1960. The total number of housing units, including
rural farm units, rose from 42rO25 in April 1950 to 53r9OO in April
1960, an increase of 11r875 during the decade, suggesting that about
21825 units were reclassified from farm to nonfarm.

Condition of the Inventorv. About 7r7OO nonfarm housing units, 14
percent of the units in the Benton Harbor-St. Joseph HMA, were dilapi-
dated or lacked one or more plumbing facilities in May L967. This indi-
cates an improvement in the nonfarm housing stock since 1960 when 8r55O
units, L7,3 percent of the inventory, were classified as substandard by
the census. The improving condition of the area housing inventory is
a result of the demolition of some substandard units and of stricter
housing code enforcement.

Resident ial Buildine Activitv

Past Trend. Building permits are issued by 35 incorporaEed areas in
Ehe HMA and cover virtually all residential building activiry. Be-
tween January l, [960 and May I, L967, about 61325 private housing
units were authorized by building permits in the HMA, an average of
about 860 housing units annually. The actual volume ranged from a
high of nearly I,O5O units in 196O to a low of about 725 in 1966.
The decline can be atLributed, in part, to the lack of sufficient
mortga.ge funds. The decline appears to be even more severe in 1967.
A comparison of Ehe first four months of 1966 and 1967 reveals that
lOO fewer permits were issued io 1967.
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Four townships--Benton, Lincoln, St. Joseph, and Niles--account for
about 47 percent of all permits issued (see table VI). Lincoln Town-
ship, with a total of about 1r15O permiEs issued since 1960, has had
the greatest volume of building act.ivity. About 690 permits have been
issued in St. Joseph Townshipr 6@ in Benton Township, and 57O in Niles
Township.

New Construction by Type of Structure. About 5r7OO (9O.2 percent) of
the 51325 units auEhorized in the HMA since January 196O were in
single-family structures. The following table presents the number of
housing units authorized by building permits by type of strucEure
since 1960.

Private Units Authorized by Building Permits by Tvpe of Structure
HMA

J 9

Single-
familv

1

Year A11 units Dup 1 ex

4
16
L6
26
32
26
s6

20
t2

3-4
familv

5- family
or more

L4
15

L42

1960
1961
L962
L963
L964
1965
t966

L1046
851
785
857
943
969
724

993
831
73let
792
758
810
644

239
153

49
4

24
24
11

8
7

L2
1

2ar

.tenuarv to Apri I
L966 266
L967 L69

7
4

a/ Excludes 2OO units of public housing.
bl Excludes 1OO units of public housing.

Source: Bureau of the Census, Construction Report, C-40;
Local building inspectors.

Units Under Construction. On the basis of build ing permit data and
the postal vacancy survey conducted in April .L967, it is estimated
that there were 175 private housing units under construction in the
HMA in May L967, including 150 single-family houses and 25 units of
multifamily housing. In addition, a I00-unit public housing project
was being built in Benton Harbor.
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Demolition. since April 1960, approxirnately 5co housing units have
been removed from the Benton Harbcr-St. .Ioseph nonfarm housing stock.
About 150 of these units were removed as a result of urban renewal.
Many were substandard. The remaining units were lost through build-
ing code enforcement, conversion, fire, and other changes in the
housing supply. During the two-year forecast period, about 25o units
are expected to be demolished in the HMA, 17O in urban renewal areasc

enure o ccu

rrent E t imate t Tren
proximately 45,850 occupied nonf

As of May 1, L967,
arm housing units in

there were ap-
the area, of which
( 25 .8 percent )

owner occupancy

34,0O0 (74.2 percenr)
were renter-occupied.
increased from about

\^rere owner - occup i ed and 11 , g50
During the 1950- 1960 decade,

67 percent to 72 percent (see table VII)

Vacancv

196o census. rn April 1960, there were about 1r25o nondilapidated,
nonseasonal vacant housing units available for sale or rent in the
Benton Harbor-St. Joseph area, equal Eo 2.5 percent of the Eotal in-ventory. of these units, about 4oo were available for sale, a home-
owner vaca:tcy rate of 1.4 percent; about g5O vacant units were avail_able for rent, a renter vacancy rate of 7.1 percent. of the vacant
units available, however, about 35 (g.6 percent) of the sales units
and 200 (23.9 percent) of the rental units lacked one or more plumb-
ing facilities. The trend of vacancies since 195o is presentei in
table VII.

Postal Vac cv Survev . A postal vacancy survey was conducted in the
area in April L967. The survey included the cities of Benton Harbor,
st. Joseph, Niles, Berrien springs, Buchanan, New Buffalo, and rhree
oaks. About 38r50o total possible deliveries were covered, close to
70 percent of the current nonfarm housing inventory (see table VIII).
About 36r25o of the total possible deliveries were listed as resi-
dences. and 2r25o were listed as apartments. rt is estimated, however,
that about twenty percent of the units listed as residences arerented. The survey reported a total of g25 vacant units , 2.1 percent
of the total possible deliveries. of these units, about 600 wlre
vacant residences, 1.7 percent of all residences covered, ar,d 225
lrere vacant apartments, indicating an apartment vacancy ratio of 9.7percent. An additional 228 units (200 residences and 28 apartments)
were reported to be under construction. Also counEed in the postal
vacancy survey were about 560 t.railers, of which nine (1.6 percent)
were vacant"

rt is important to note that the postal vacancy survey data are notentirely comparable with the data published by the Bureau of the
census because of differences in definition, area delineation, and
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methods of enumeratlon. The census reports units and vacaneies by
tenure, whereas the postal vacancy survey reports units and vacancies
by type of structure.

Current Estimate. On the basis of the postal vacancy survey and other
vacancy daEa avallabIe ln the HMA, there are about I,OOO vacant, non-
dilapidaEed, nonseasonal housing units (1.8 percent of the total non-
farm lnventory) available in the Benton Harbor-St. Joseph HMA as of
May 1, L967. of these vacant unlts, 4OO were available for sale, a

homeowner vacancy rate of L.2 percent; the remaining 6OO were available
for rent, a renter vacancy rate of 4.8 percenE. These vacancy ratios
indicate a sllght reduction in the sales vacancy rate and a signlficant
decline in the renter vacancy rate since April 1960.

Sales Market

General Mar t Conditions. The housing stock of the Benton Harbor-
St. Joseph HMA is largely owner-occupi
There are three significant regions of
area of Benton Harbor and Benton towns

ed, slngle.famllY houslng.
residential develoPment. The

hip is primarily one of Iow-
and moderately-priced homes. There is practically no new construction
in BenEon Harbor but there are a few small subdivisions under develop-
ment and some construction on scattered lots in Benton township.
Growth in the township has been impeded, however, because public water
is not available and must be purchased from BenEon Harbor. The city
of st. Joseph and st. Joseph and Lincoln townships form the most

actlve area- of resldentlal growth. The city of st. Joseph tradl'
Lionally has been one of middle- and high-income residents. As resi-
dential land has been derzeloped, families have moved south aLong Lake

Michigan into St. Joseph and Lincoln townships. New homes in this
area begin at about $2OrOOO. There is some speculative construction,
but mosi of the new homes are sold before construction begins. The

city of Niles and Niles Eownship constitute the third area of hous-
lng development in the Hl{A. The direction of growth is principally
*"st of the city. Nbw homes in this area are usually sold prior to
construction and are mod,erately priced.

The market for new and existing sales houses in the Benton Harbor-
St,. Joseph I{MA is relatively stronS' as evidenced by the homeowner

vacancy rate of 1.2 percenE and the low rate of foreclosure since
f96O. Local sources indicate that the market was not as strong in
the early 195Ots as it is aL present. A voluntary cutback of single-
family construcEion and the tighE morE8age money situation have com-

bined to bring the market inEo balance.
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Unsold Inventory of New Houses . Since January 1964, the Grand Rapids
FHA Insuring Office has surveyed subdivisions in the I{MA in which five
or more houses were completed annually. The following table presenEs
a summary of the surveys.

Sales Houses Gqmpleted Selected Subd MS10nS

Benton Harbor-
t963-L966

St. Joseph. Mlehigan. HMA

Specu ative construc tion

Year

L963
L964
19 65
L966

83
150
L67
94

48
92

111
70

Total
completions Presold Total Sold

Unsold
Number Percent

4
4
5
7

35
58
56
24

31
54
51
17

11.
6.
8.

4
9
9
229

Source: Unsold rnventory survey of New Houses conducted by the FHA
Insuring Office, Grand Rapids, Michigan.

As shown in the preceding table, the percentage of speculative con-struction to total completions has been declining 
"""h 

y"a. fton 42,2percent in 1953 to 25.5 percent in 1966. of those units built specula-tively, the number remaining unsold at the time of the survey-t." u."r,insignificant; in 1965 only seven units remained unsold. A11 seven ofthese units, however, had been on the market less than three monthsprior to the survey.

Rental l,,larket

General Market conditions. Rental housing in the Benton Harbor-
St. Joseph HMA is concentrated primarily in single-family units and
smal1 multifamily structures of two-to-four units. since 196o, as
shown in the table on page 10,"substantial privately-financed multi-
family construction has occurred only in 1964 and 1965 when 267 units
were authorized in structures of five units or more. Most of these
units were built in St. Joseph and Lincoln tornrnships.

There was a slight excess of avaitable rentar vacancies in the HMA inl4ay L967, as indicated by the r-"-r,"y rate of 4.g percent. However, therental markeE was tight in the city of Benton Harbor and Benton Township.No undeveloped rand in Benton Township is zoned for murtifamily struc-tures but local sources, including the Benton Harbor urban renlwal office,indicate that the greatest need is for moderaEe-rent apartments. Mostnew aparEments constructed recently in the HMA have been successful.Re1ts, :l<:luding uriliries, range from groo ro g135 for one-bedroom

:li::' 
$12o-g2oo for two-bedrooil uniEs, and abour g25o for three-bedroom
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Urban Rene 1 Activitv

At the present time, four cities in the HMA have urban renewal projects
either planned or in execution.

Benton Harbor has a very ambitious program with twelve areas slated
for renewat and/or redevelopment over a twenty-year period. Currently,
Project A is in execution. This is Ehe largest of the twelve projects
and is bounded generally by Main Street to the norEh, Church Street
to the east, New Street to the south, and Tenth and Eleventh Streets
to the west. About 9O dwelling uniEs have been demolished, and there
are plans to demolish about 1OO over the next two years. Planned re-
use will be almost entirely commercial and industrial.

The Court House Square Urban Renewal Project (!Iich. R-75) in the city
of st. Joseph is bounded by the st. Joseph River on the north, wayne

Street on the east, Ship Street on the south, and State Street on

the west. About 50 dwelling uniEs will be demolished in this atea.
Potential re-use includes the construction of commercial buildings
and a loo-unit public housing project for the elderly. This project
is expected to be completed by Ehe end of 1968.

The Central Business District Urban Renewal Area (Mich. R-1O8) in the
cigy of Niles is bounded by Main Street to the north, Second Street Eo

the east, Broadway to the south, and the st. Joseph River to the west.
At present, the city is awaiting aPProval of the plans. The area is
primarily a cornmercial one and witl remain so after redevelopment.
About 2O dwelling units will be demolished.

The Northside Renewal Area (Mich. R-38) in the city of Buchanan is
bounded by Bluff Street on the north, Portage Street on the east,
Fourth Street on the south, and Main Street on the west. This project
is nearly completed. About 42 dwellings have been demolished, with
three remaining to be demolished. Re-use is both commercial and

residential.

Public Housing

In the city of Benton Harbor there are 18O units of publlc housing. In
addition, there is a loO-unit projecE for the elderly under construction
which will be completed by September 1967. The public housing director
estimates Ehat all lOO units will be filled immediately.

At present, there are 2OO units of public housing in Benton Township.
Currently, there are proposals for 3OO additlonal units, of which IOO
are intended for the elderly.

As previously mentioned, a IOO-unit project for the elderly is planned
for construcEion in the city of St. Joseph by the end of 1958.
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Demand for Housing

Quantitative Demand

The estimated demand for new privately-financed housing is based on the
expected increase in households during the next trnro years (750 annually),
and the anticipated net number of privately-financed housing units which
will be required to accommodate households to be displaced. Demand for
new privately-financed housing during the next two years will approximate
9O0 units annually, including 650 units of single-family housing and 250
units of housing in multifamily structures. Aboot 100 units of the demand
for multifamily housing represents demand for middle-income housing which
will require some form of public benefits or assistance to achieve the
lower rents necessary for absorption. This demand estimate excludes pub-
lic low-rent housing and rent-supplement accommodations.

The demand for single-family housing approximates the 1966 leve1 when
nearly 650 units were authorized by building permits. The projected
demand for 250 multifamily units is considerably greater than the 8O
multifamily units authorized by building permits in 1966. The higher
level of growth in the L967-1969 period is predicated on a continued
high level of economic growth, the increase in demolitions expected
as a result of urban renewal activity, and the current lack of moderate-
income rental housing. However, the absorption of 'new multifamily housing
should be observed closely and appropriate adjustments made in building
programs on the basis of market experience.

Qualitative Demand

Single -f ami ly Housing. Based on current family income, on typical ratios
of income to purchase price, and on recent market experience, the annual
demand for 550 new single-family units is expected to be distributed by
price as shown in the following table.

Annual Demand for New Single-Familv Housing
Benton Harbor-St. Joseph, I'lichigan, HMA

May 1, 1967-May !, 1969

Salqs price Number of units

Under $16,000
$15,000 - L9,999
20,000 - 24,999
25,O00 - 29,999
30,00o - 34,ggg
35,000 and over

Total

110
185
180
105

45
25

650
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Because of current construction and land costs, it is judged that few,
if any, adequate single-family homes can be built to sell for less than
$14,000. A11 of the sales demand, therefore, is distributed above this
level. As the distribution suggests, demand is strongest for homes

priced in the $16,000 to $25,000 price range. over 56 percent of the
demand is for homes in this price range.

Multifamilv Housing. The distribution of demand for the 15O privately-
owned net additions to the multifamily inventory at the rents associat ed

with market-interest-rate financing are indicated by size of unit and by
monthly'gross rent in the following tab1e. As indicated by past multi-
family building trends and marketing experience, new multifamily accommo-

dations would be absorbed most readily in the St. Joseph and Lincoln town-
ships areas of the housing rnarket. However, if zoning rules permit, some

construction in Benton Harbor would be feasible.

or Ne P rif i1
Benton Harbor-St. Joseph. Michiean. HI'{A

May 1, 1967 Eo Mav 1. L969

Unit sLze Gross monthlv rent!/ Number units

t

Eff icienc y
One- bedroom

Two-bedroom

Three- bedroom
Total

$ 1oo
$ 120

150
$ 14C

160
$ r_60

and over
- $lso
and over
- $160
and over
and over

10
40
20
20
40
20

150

a/
b/

The preceding distribution of average annual demand for new aPartments

is based on projected tenant-family incomes, the size disEribution of
tenant households, and rent-paying ProPensities found to be typical
in Lhe area; "orr"id"r"tion 

is given also to the recent absorption
experience of new rental housing. Thus, it represents a, pattern for
g,rid.rr". in the production of rental housing predicaEed on foreseeable

luantiEative and qualitative considerations. Individual projects may

differ from the general pattern in response to specific neighborhood
or submarket requirements.

With market- inEerest-rate f inancing.
Gross monthly renE includes all uEilities.
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An additional 1OO multifamily units a year can be marketed only at the
lower rents achievable through the use of belor"r-market-interest-rate
financing or other public assistance in land acquisition or cost.
This demand is distributed as follows: 10 one-bedroom units, 55 two-
bedroom units, and 35 three-bedroom units.

The location factor is of especial importance in the provision of
new units at the lower rent levels. Families in this user group are
not as mobile as those in other economic segments; they are less
able or willing to break with established social, church, and neigh-
borhood relationships, and proximity to place of work frequently is
a governing consideration in the place of residence preferred by
families in this group. Thus, the utilizaEion of lower priced land
for new rental housing in outlying locations to achieve lower rents
may be self-defeating unless the existence of a demand potential is
clearly evident.
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Componen ts

Total work force

Unemploymen t
Percent unemployed

Agricultural employment

Nonagricul tural employmen t
Wage and salary
Other

Table I

Civilian Work Folce Cpfqpqg"!q
Benton Harbor-St. Joseph, Michiqan, HMA

For the Month of April, L96O-L967

t960 19 61 L962 1963

58 .500 58 .600 60 . 200 60.800

3r100
5.37"

4,600
7.8%

4, 500
7.57"

3,600
s.97.

53. 100
45,600
7,500

t964

61.100

3 ,8oo
6.2%

3r600

53.700
46, loo
7,600

L965

61.500

219OO
4.77"

3 ,5Oo

53 .000
45 ,600

7,4OO

3,ooo
4.6%

t966 t967

62.900 65.300

1,goo
3.07"

4,2OO 4,000 3rgoo 3r800 3,4oo 3r3oo

51,200
44, Loo
7,100

50.000
42,800

-l ,2oo

51.800
44,2OO

-l 
1600

57.600
50,4Oo

-/,2OO

59 .000
5l,9oo

7,1OO

Workers involved in
labor-management di sputes

Source: Michigan Employment Security Commission

300 2r loo



Table II

Trend of Nonasri cultural Wage and Salary Emplovment
Benton Harbor-St. Joseph, Michigan, HMA

For the Month of April, L96O-L967

lndus trv

Wage and salary employment

Manuf ac turing

t960

44. I00

22,900

17 ,800
4,100
1r5O0
3 ,300
5 r3 oo
2rq0o

700

16.600
3 ,5oo
lr6oo
2,goo
5,500
2, 300

700

I ,200
2,100
7, 500
I, 10O
6 r4oo
Irlo0
4rlOO
4r7oo

t] .200
3 ,8Oo
lr50o
2r7OO
5r8oo
2 r600
1,000

1 ,3O0
2, 100
7 .100
l, loo
6,600
1, 200
4,800
4, 900

18 . 200
4, 100

400

000
000
000

21.900
4 ,900
lr5oo
4r0o0
6r300
4,300

900

lr4oo
2 r2OO
8.900
1, 100
7 ,800
I ,3oo
5,300
5, 20o

1961 L962 t963

42.800 44.200

22.300

45. 600

2t -600 23.400

t964

46.100

23.900

19.000
4,2OO
lr600
3,000
6,000
3,300

900

5, Ooo

22.200

1965

45.600

2 2.800

I7.500-f,60A
lr600
2,9OO
5,800
1, 6OOx

900

5r3oo

22.BOO

1,100
6rgoo
1 ,3oo
5,000
5rooo

t966

50 .400

27 . O00

21.600
5, 200
Ir600
3r7oo
6, 100
4,000
lrooo

L967

51.900

27.600

Durable goods
Primary metals
Fabricated metals
None lectrical machinery
Electrical machinery
Transportation equipment
Other

Nondurable goods

Nonmanuf ac turing

Contract construction
Trans., comm., & util.
Trade

Wholesale
Retai I

Fin., ins., & real estate
Service
Governmen t

Asterisk indicates that
industry.

L

2

6

3

1

7OO*

5, 1O0 5 ,o0o 5 r 0oo 5, 200

2t,200 21.300 22.OOO 22.200

5,400 5,800

23.400 24.300

1r200
2, 100
7.600
I,oo0
6, 600
l ro0o
4,6 oo
4, 600

I , 200.
2 r2OO
7.800
1rloo
6 r7OO
1,200
4,900
4rgoo

1 ,300
2,2OO
7 .-700
r, 100
6,600
1, 200
4, goo
4, goo

1 ,4oO
2r2OO
8 .400
1r100
7 ,3Oo
1 ,3oo
5, 1oo
5, ooo

I ,4oo
2,z}p
8. 000

a labor-management dispute involving more than 100 workers exists in that

ioEe: Components may not add to totals because of rounding.

,OUf C€ Michigan Employment Security Commission.



Electrical machinery
Electro-Voice, Inc.
Heath Company
V-M Corporation
I,ltrir Lpoo1 Corporat ion

Nonel-bctrical machinery
Clark Equipment Company
Tyler Refrigeration Div.
of Clark Equipment Co.

Fabricated metals
Kawneer Company

Primary metals
Auto Specialties Mfg. Co.
Benton Harbor MalLeable Industries
National Standard Company
Superior Steel Castings Co.

Transportation equipment
Bendix Corporation
Clark Equipment Company

Other
Industrial Rubber Goods Div.
of Ball Brothers Co., Inc.

Simplicity Pattern Company

Table III

Ma-ior Empl-oyers
Benton Harbor-St. Joseph. Michigan. HI"IA

Product

Phonographic equipment
Electronic equipment kits
Phonographic equipment
Home appliances

Construc tion machinery

Refrigeration equipment

Appliance products

Malleable castings
Al-uminum castings
lJire & wire products
Carbon & steel castings

Hydraulic component parts
Automotlve components

Rubber & plastic products
Printed paper patterns

L967

Locatton

Buchanan
St. Joseph
Benton Harbor
Benton Harbor

Benton Harbor

Niles

Nil-es

St. Joseph
Benton Harbor
Niles
Benton Harbor

St. Joseph
Buchanan

St. Joseph
Niles

Source: Michigan Empl-oyment Security Cormnission.

Firm



Table IV

Percentage Dlstribution of Nonf arm Fa!r!i1!es

After Deduction of Federal Income Tax
Benton Harbor-St. Joseoh. Mi chigan. HMA. 1967 and 1969

1 6 19 69

Annual income

Under $ 3,000
$ 3, ooo - 3 ,ggg

4,000 - 4rggg
5r000 - 5rggg
6,000 - 6,999

7,000 - 7 ,ggg
9,000 - g,ggg
9,000 - g,ggg

10,00o - 14,ggg
15,000 and over

Total

A11
families

Ren ter
househo lds

r4
8

10
l2
t4

All
fami lies

t2
r1

8
22

8
100

$7,aso

Renter
househo lds

13

7
9

11

r4

10
10

8
L2

6
100

$6, 7oo

11

5
7

9

L2

I 0
5
6

8
0I

l2
10

8
19

7

100

T2
9
6

10
5

100

Median 97,450 95,350

al Excludes one-person renter households.

Source: Estimated by Housing Market Analyst.



Table V

Trend of Total Nonfarm Population and Households
Benton Harbor-St. J seph. Michisan. HMA

April 1. 195O to Mav 1. 1967

Average annual chanEe
April 1,

1950

L8 1769
LO1223
L3,L45
52.O34
94 rL7 r

5r814
3 1228
4,LL2

15. 280
28,434

April 1,
1960

Lg,L36
l_1r755
L31842
90.510

L35,243

6,o77
3,87 4
4,486

25 ^532
39,969

May 1,
l-967

19 ,3OO
1 2, 3OO
t4,2oo

109 .300
155, 1OC

6,17 5
4 rL25
4,7 25

30.825
45,85O

1950- 1960 60- 6
Pooulation

Benton Harbor
St. Joseph
Niles
Remainder of HMA

HMA total

Households

Benton Harbor
St. Joseph
Ni Ies
Remainder of HMA

HMA total

Number

37
153
70

3.847
4,LO7

26
6s
37

1.O25
1, 153

o.1
o.7
0.3
2.7
2.O

o.2
t.4
o.5
5.5
3"6

o.2
1.O
o.7
2.7
2.O

o
1

o
5
3

5
8
9
1

4

Number

20
75
50

2.650
2r8Oo

15
35
35

74C
825

3/ Derived through the use of a formula designed to calculate the rate of change on a compound basis.

Note: components may not add to totals becar:se of rounding.

Sources: 1950 and 196O Censuses of population and Housing.
1967 esEimated by Housing Market Analysr.



Table VI

Privgte Un1ts Authorized bv Buildlng Perm
Benton Harbor-St. Joseph. Michlsan. HMA

Januarv l. 195O-ApriI 30' I967

1950 1961 t962 1953 t964 1965 1966Area

Balnbridge townshlp
Baroda
Baroda township
Benton Harbor
Benton torrnshlP
Berrlen Sprlngs
Berrien township

Bertrand townshlp
Bridgman
Buchanan
Buchanan township
Coloma
Coloma township
Ga 1 ien

Grand Beach Village
Hagar township
Lake township
Lincoln tovrnship
Michiana township
New Buffalo
New Buffalo township

Nile s

Niles township
Oronoko township
Pipestone township
Royalton township
St. Joseph
St. Joseph township

Shoreham
Sodus Eownship
Stevensvl l Le
Three Oaks
Three Oaks township
Wate rv1 ie t
Watervllet township

HMA total

Source

19
148

6
15

26
1

20
6

r02
6

t7

6

5
11
11

10
6

10
t2
83
t7

Jqnuary to April
1966 1967

266 t69

10 8
2

10
2

70
4
9

8
4
a

10
105

5
11

8 2

4

1;
I
3

7
3

1

8

1

t:

13
6

65
I
7

6

t2
28
15

5
9
2

24

1

4
1

12

2

6
7
1

5
2

:

1

72 4J
7

10

2t
10

9
13
1t,,

2

10
rbJ

48
2

9

28
18
15
13

6

49

26
9

9
10
t4
36

7

3

13
26

4
23

2

13
16

7
2t

6
20

1

15
6

4
19

6

34
1

1

141
16

133
3

35
24

5
26
20
96

3

31
19

7
26
15

125
2

29
16

5
24

7
150

2

40
18

5
28
2t

151
2

36
r4

7
') -,

r7
299

4
20
23

4
50
l6

153
2

t4
13

26
9

9
26

5
16

3

27
85
47

15
30

126

24
82
4t
11
23
z6

113

t8
115

33
9

19
t7
e',

85
55
L7
20
2l

105

54
15
24

t46
78

56
69
4s
13
23
10

100

69
38
13
23
l4
72

4134
56

1

11

42

4
4

9
10
t4

9
7
2

11

4

15

:

13

1,046

2
18

11
6

5

8

2

1t
26

4
8
a

8

2

8
10

7

38
4

3

6
I-1

12

10

;
1

1

2

1

3
1

2
2

3
1

2

11
4
4

6

8
3

2
2

t7
7

2

9

8s1 785a-l 857 s43 969 724U

d/ Excludes 200 units of public housing
i/ " 1oo rr rr rt I'

Bureau of the Census, Construction RePorts, C-40.
Local building inspectors.



TabIe VII

Tenure and V'acancy in the Nonf arm HousinA Supp1v
Benton Harbor-St. Joseph. Miehiean. HMA

April 1950-Mav 1957

TeJrure and vacancy

Total housing supply

Occupied housing units

Owner -occupied
Percent

Renter-occupied
Percent

Vacant housing units

Available vacant
For sale

Homeowner vacancy rate
For rent

Renter vacancy rate

34,727 49.453 55.100

28,434 39.969 45.850

Apri 1

1950

18 ,968
66.7/"

9,466
33.3%

6.293

381
140
o.77"
241
2.57"

Apri I
1960

28,955
72.47.

11 ,014
27.67"

L,245
408
L .47.
837
7.17"

May
1967

34, o0o
74.27"

11,850
25.97.

1.000
400
L.27.
600
4.97"

9.484 g 
^250

Other vacanta/ 5,912 g,23g g,250

al Includes seasonal units, dilapidated units, units sold of rented
and awaiting occupancy, and units held off the market.

Sources: 1950 and 1960 Censuses of Housing.
1967 estimated by Housing Market AnaLyst.



Table VIII
l€otop ll,arbor-st. Joseph. }llchlqeo. Are! poltrl Vacrocy &Fev

Aprll 24-29. 1967

Totrl rcridcnccr rod rptuote Rcridcnccs

Vecant ulitc Uodcr Vacort uoit! Undcr Vrcra: roitrTorrl poreiblc
dclircricr All % Urcd Ncw coprt,

Toul porciblc
dclivcrica AII j[ Urcd Ncw m

Torl oomiblc
dcliicrice Alt , Urcd Ncv

Hor*
V.cot

No. ;

f 4.81,8

Toul

le4 ,t9 I l,-6

!

6.;

1.0

0.t

2.t

6.8
0.0

o.o

Uo&r
.....:4

ltc sune, Are! Totrl

E€otoo Bsrbor

U.lo offtce
Parcel Post &Eex

Srlut Joseph

Nlles

Other Cltlet lod ToEs

Berrlen SprlDt8

744

205

87
lt8

t23

t92

224

12.705

825 2.L 8l t7E 36.229

4,753
7,952

5,750

9,767

8-007

2,320
2,82O
1,408
I,459

38-4.7E

12. E70

4,836
8,034

5,590

10,532

!4q

227

87
140

154

207

237

53
57
63
64

,6L4
,939
J19
,494

E

7

25

25

19

59

45

2L
10
l3
I

22

22

31

15

13

@7

180

62
118

75

151

201

t.7

1.4

1.3
L.5

1.3

1.5

2.5

545.

.L!:

62
103

55

137

199,

62

15

l5

20

L4

13

2.249

r65

83
E2

E40

76'

479

2*
rl9
3l
35

2lE

47

25
22

79

56

36

9
14

2
11

150

2L

l3
10
13
I

e.7 g.
29.5 40

30.1 25
26.8 t5

9.4 68

7.1 55

7.5 36

9
l4

2
ll

3.t
I1.8
6.5

31.4

Z

7

ll
I
._

d2

62

103

253

141

44
93

6

4

l6

I
E

;
I
2

!
J

-

2.3

2.O

2.8

2t

49

43

37

Buchanao
Nee luffalo
three Oak!

2

2
I
I

2.O
1.9
4.4
4.3

5l
52
59
62

2

5
4
2

44
43
6t
53

42
38
57
5l

9
5
3
6

1.
1.
4.
3.

2

5
4
2

Tl.4tnG.'uirfunEI!Et'l&..-.l.ut.0.E,i,l.ir..ilLq,iIrud4rl,Eli
a.rrEl* ia.. h*lLira h.ra.r L GcFmr

,r. ali rrJ'trl-N"rn n+. r" r ir.r tn! Pdo{ia D'rda r - r-lxr i.r rhr .n trr

h$ FEr r...1 *-!r rE ..L.rJ t ..lla..ri.! rrr&(.|,


