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llousing Market AnalYsis

Benton Harbor-St. Joseph, Mlehlgan' as of September 1' 1971

Foreword

This analysis has been prepared for the assistance
and guidance of Ehe DePartment of Housing and Urban

Developnent ln its operations ' The factual infor-
matlon, findlngs, and concluslons may be useful also
to bullders ' mortgagees, and others concerned with
local housing problems and trends' The analysis
does not PurPort to make determinations with respect
to the t"t"pt.bi1lty of any partLcular luortgage in-
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
," ttotorghly as possible on the basis of informa-
tion available on the "as of" date from both 10ca1

and national- sources. Of course, estimates and

judgnents made on the basis of infotmation avail-
iUfI o' the "as of" date may be modified consider-
ably by subsequent market developments'

The prospective demand or occuPancy potentials ex-
pressed in ttre analysig are based uPon an evalua-
lion of the factor"- a*riilrble on the "as of" date'
They cannot be construed as forecasts of building
activity; rather, they express the prospective
housing production which would malntain a reason-
abfe Uitlnce in demand-supply relationships under
conditions analyzed for the t'as of" date'

Department of Housing and Urban Development
Federal Housing Admlnistration

Economic and Market Analysis Division
Washington, D. C.
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ANALYSIS OF THE
BENTON HARBOR.ST. JOSEPH. MICHIGAN , HOUSING MARKET

AS OF SEPTEIEER 1 1971

Suma and Concluslons

The economy of the Benton Harbor-St. Joseph Housing Market Area (HMA)
is characterlzed by a substantial manufacturing emplo)ment base with
the largest firms concentrated in the transportatlon and construction
equipment, electrical machinery, and the printing and publishing
industries. Most recent employment gror"rth, however, has taken place
in the nonnanufacturing sector, particularly in construction, trade,
and services. Nonagricultural wage and salary employment in the HMA
averaged 59r100 workers during the l2-nonth period ending July 31,
7971, reflecting a loss of 1,000 jobs over the 601100 average of the
pervious I2-month period. Some of this loss results from the effect
of large strikes during this period on the yearly average. 0n the
basis of projected increases in the electrical machinery industry,
printing and publishing industry, government, services, and trade, it
is estimated that nonagricultural wage and salary emplolrnent will
increase by an average of about 800 workers a year during the September
1971 to September L973 forecast period.

The 1971 median annual i-ncome for all families, after deduction of
federal income taxes, is approxiuately $101050; for renter households
the median is about $8,500.
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As of September L, L97L, the population of
166r400, reflecting an average increase of
over the April 1970 population of 163,865,.
HMA population will increase by an average
during the next two years reaching a level
September L973.

the HMA r^ras approximately
about 11800 persons a year
It is estimated that rhe

of 1,500 persons a year
of about 159,400 by

The number of househol-ds in the Hl"lA totaled about 511950 as of
September 7, L97L, lndicating an increase of 850 annually since April
1970. During the forecast period, an addition of about 750 households
a year is expected, producing a leve1 of 531450 by Septeuber 7973.

The housing inventory of the HMA totaled about 601800 units as of
Septeruber 197L, representing a net gain of 11150 units over the April
1970 inventory. The net increase in inventory resulted from the
completion of 11400 units, the addition of 280 trailers, and the loss
of about 530 units through demolitlon and other causes.

As of september L97L, there were about 11450 available, vacant, non-
seasonar, nondilapidated housing units in the HI"IA for a net vacancy
ratio of. 2.8. Approxlmately 500 units were available for sale and
950 units were avallable for rent, representing sales and rental
vacancy ratios of 1.3 percent and 6.3 percent, respectively.
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The demand for new prlvately-owned housing unlts durtng the September

197l-September 1973 forecast Period is estimated at 560 units a year'
420 slnlle-family houses and 240 units ln multifamily structures'

A total of about 270 unlts of section 235 houslng a year probably
could be absorbed durlng the next two years. Addlttonal- Sectton 236

houslng should not be consldered until the l-29 unl-ts now under con-

strucEion and the 160 units recently conpleted and st111 seeklng

occupancy are successfully absorbed. The annual occupancy Potential
for publlc housing and/or rent supplement is estluated at 115 units
for elderly persons during the next two years. The occuPancy potential
for families under the public housing proSram is 185 unlts, whi-le the

potential for families under the rent supplement progran is estimated

Eo be 85.



AI{ALYSIS OF THE
BENTON HARBOR.ST JOSEPH. MICHIGAN , HOUSING MARKET

AS OF SEPTEMBER 1, 19'71

Houslng Market Area

The Benton Harbor-St. Joseph, Michigan, Housing llarket Area (HMA) is
defined as Berrien County. The HIIA is located in the southwestern corner
of I'Iichigan; it is bounded on the rf,est by Lake Michigan and on the south
by the Indlana border. Van Buren and Cass Counties, Michigan, constitute
the northern and eastern boundaries. The twin cltles of Benton Harbor
and St. Joseph both border on the shores of Lake Mlchigan and are
separated by the St. Joseph River. Niles, the other rnain clty:in the HIIA,
is located in the southeast corner of the county, 20 niles from Benton
Harbor.

The populatlon of the HMA in April 1970 was 163,865 persons, of
whour 25 percent lived in the three principal cities of Benton Harbor
(Aprll j-970 population, 16,481), St. Joseph (April 1970 population,
LL,O42) and Niles (Aprll 1970 population, 12,988). There are five smaller
cities ln the HMA (Bridgman, Buchanan, Coloma, Nerr Buffalo, and l,Iatervliet),
none of which had a populatlon in 1970 exceeding 41650 persons.

'.[he HI'IA ls served by two rallroads and Ewo bus lines; air transporta-
tj-on is provided at the Twin Cities Airport, located just outslde the
Benton Harbor city limits. The network of federal and state highways
covering the HIIA includes Interstates 94 and 196, and U. S. Routes 31 and
33.

Econoql of the Are4

History and Character

The availability of water transportatlon afforded by Lake Michigan
and the St. Joseph River provided the lnitial impetus for the economic
development of Berrlen County. By the mid-1800ts, fruit-growing had
become the principal economic activity and today the HMA, as part of the
Miehigan Fruit Belt, is the home of the worldrs largest "cash-to-grower"
market, the Benton Harbor Fruit Market. During peak sumer months, the
area has attracted as many as 15,000 mlgrant workers to harvest frult and
vegetables, but this number has been declining in recent years as a
result of the lncreased mechanization of harvesting. Industrialization
transformed the economic character of Berrien County tn the latter Part
of the nineteenth century, and with the incorporation of the Clark Equip-
ment Company in L9L2, the countyrs domlnant industry rf,as established.
Today, the HMA has a substantial manufacturing employment base; its
industrial products include automoEive parts, steel castlngs, construction
equipment, refrigerat.ion equlpment, canned goods, dress patterns, electronic
equlpment and plastics, and it serrres as a research and development center
for several firns.



-2-

To a limiEed extent, the Benton Harbor-SE. Joseph area also serves

as a resorE area and has a substantial number of seasonal housing unlEs,
although Ehls number decllned conslderably during the 1960-1970 decade'

This aJpect of the econony ls expected to be of even less inportance in
the future.

Emolovment.+++
a'

curlent Estimate. Nonagricultural wage and salary employmenE in the

rrre.@sfortherwe1ve-monthperiodendingJu1y31,L97L,
a decrease of 1,000 iron the 12-month period ending July 31 , L970 (see

tables I and IIj. Total employment in norunanufacturing increased by 11900

jobs between these two periods, but this was more than offset by a

decrease of 21900 jobs in manufacturing.

past Trand. Untll the recent decrease in nonagricultural-wage and

""1arffifu!il'ilt, 
employment had i.ncreased every year si'nce 1951' The

largest annual gain occurred between 1968 and 1969, when employment

incieased by 4riOO; urajor increases occurred in government (800) and in
the metals industries (600).

Trend of Nonagricultural I'lage and SaLary Enp loyment
Benton Harb or-St. Jose'ph. Michig Labor Marke t Area

L960-L97L

Average nonagricultural
wage and salarY

employment
Change from

oreceding year
Year

1960
L96L
L962
L963
L964
1965
L966
L967
1958
L969
L970
L969-L970 a/
1970-197L b/

ql Lz-month period ending July 31, 1970'

i/ tz-^orth period ending July 31, L97L'

Source: Michigan State Department of Labor, Bureau of Employment Security'

Employment by Indus try

44,7OO
44,000
45,400
46 ,800
47 ,5OO
49,600
53,000
53 ,600
55,400
59 ,500
58,900
50 ,100
59 ,100

1 ,400
I ,400

700
2 ,100
3 ,4oo

600
1,800
4,100
-500

-1,000

Manufac turing.
percent of total manu

Employment in the durable goods sector conPrised 75

tr"trrting employment in 1970, down slightly frorl 77
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percent in 1960. In 1970, total employurent in the durable goods i-ndustries
consisted of 71300 jobs in the metal industri-es, 31500 in the nonelectrical
machinery industry, 51600 in the electrical machinery industry, and 5'100
in the remainlng "a11 other durables."

Employment in the nondurable goods industries consisted of 2,800
workers in the printing and publishing industry, 1,400 employees in the
food products industry, 1r200 jobs in the paper products industry, and
1r700 employed in all other nondurable goods industries.

After a decline of 1,000 jobs between 1950 and 1961' emplolment in
manufacturing increased front 221300 in 1961 to 31,100 in 1969. The largest
annual gain occurred between 1965 and 1966, when emplolment in manufacturing
increased by 2,600 (10 percent); the bulk of this increase is explained by
the expansion of a transportation equipment plant at Buchanan. In 1970,
employment in manufacturing was affected by a five-month 2r00O-worker strike
and dropped sharply to 28,500 from its 1969 peak of 31,100; in the first
half of L97L, uanufacturing enployment has averaged, 27,300 workers, groerth
being hampered by a three-month 2rl0O-worker strike in Buchanan. Despite
the recent and temporary drop, manufacturing enployment has increased by
4r100 (18 percent) during the period from 1960 to the twelve-month average
ending July 31, L97L. This increase was comPrised of 2,700 additional
workers in the durable goods industries and 11400 workers in the nondurable
goods industries. In the durables sector, the metals industry accounted
for the largest single i.ncrease (11500). In the nondurable goods sector
printing and publishing was the leading industry with a 1r900-Job i-ncrease'
but a large part of this increase reflected the redefining of a pattern
firm in Niles as a printing industry rather than a paper Products firm.
Employment trends by industry are shown in table II.

Nonmanufacturing. The trade (10r200 jobs), government (7,200 jobs)
and services industries (7,100 jobs) were the major nonman ufacturing
industries in the l2-month period ending July 31, L97L. Employment aver-
aged 2,000 jobs in the transportation, comlunications, and utilities
industries, 3r800 in construction, and 11500 ln finance, insurance and
real estate.

Employment in nonmanufacturi-ng increased from 2L1400 ln 1960 to 31,700
in 1971 (48 percent). The largest gain occurred between 1968 and 1969 when
nonnanufacturing employment increased by 2r300 with the largest comPonent
i.ncrease occurring in government (800). Between the l2-rnonth period ending
July 31, Lg7O, and Ehe l2-month period ending July 31, 197L, nonmanufactur-
ing emplolrment increased by 11900 jobs with the largest comPonent increase
occurring in construction (1r400). Most of this increase was caused by
Ehe expansion of construction on the Cook Nuclear Power Plant located on
Lake Michigan approximately 15 niles southwest of Benton Harbor and St.
Joseph. Construction on the plant began in 1969 and reached its peak
employ'nent level of 31000 workers ln August L97L.
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Principal Emp loyment Sources

As of Sept,ember 797L, the Benton Harbor-St., Joseph HI,IA had six
manufacturing flrms with over 1r000 employees. Clark Equipment Company
is the largest firm, with three plants in Berrien county; the largest
is located at Buchanan and produces automotive parts and also serves as a
research division. The Benton Harbor plant produces construction equip-
ment, and the Niles plant manufactures co rercial refrigeratlon equipment.
Clark Equipment Company expanded substantially in the mid-1960rs and grew
steadily throughout the latter part of the decade, but in 1970 was forced
to lay off several hundred workers. Except for a two-month strike, l97L
has been a better year and by September all but a few of the laid-off
workers had been hired back.

Whirlpool Corporation, a manufacturer of major home appliances, is
the second largest manufacturer in the HI'IA and was a steady growth firn
throughout the 1950rs1 since L970, however, it has been beset by a six-
month strike and its employment 1evel is now slightly below that of 1970.
Moderate growth is expected in the future, however.

Simplicity Patterns, a producer of dress patterns, has been one of
the HI'IArs growing firms in recent years. Auto Specialties Manufacturing
Company is another large firm which produees malleable iron castings for
autos, tractors and aircraft brakes, and car and truck jacks. Another
large firm is the Heath Company, a manufacturer of electronic equipment.
The Bendix Hydraulic Division has been another growth firm in the area
recently and it produces iron castings and auto parts.

Unempl.oyment averaged 5,500 persons or 7.3 percent of the work force
during the l2-month period ending July 31, L971, compared to 4.3 percent
during Ehe previous l2-month period and a previous peak of 4,100 (6.9
percent) in 1961. From the high in 1961, unemployment .drifted down
steadily Eo a 1ow of 21200 in 1966 and then began to rise steadily until
the present period, with the sole exception of 1969 when unemployment
dropped to 3.2 percent frou the 1968 level of 4.1 percent.

Unemplovment
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Unemp loyment Treqd

Benton Harbor- St. JosePh . l,lichigan. Hous ine Market Area

19 60-19 71

Percent
unemp loyed

Year

1960
196 1
L962
1963
L964
L965
L966
L967
1968
L969
L970
1960-1970 al
L970-r97L bl

a/ L}-month Period ending JulY 31,
b/ tZ-rooth Period ending JulY 31,

source: Michigan state Department of Labor, Bureau of Employment security'

Estimatdd Future Employment

Income

Based on the general employment trend in the Benton Harbor-St' Joseph

HMA and on the "p.Itfi" 
enployment prospects of some of the major employers'

total nonagricultural wage and salary .rployr.rrt is expected to reach a

1evel of abouE oorzoo as of September L,1973. This represents an increase

of 1,600 jobs (806 a year) over the L97L average of 59,100 jobs; since the

197I average was-significantly lowered by large n,mbers of workers out on

strike in the manufacturing sector, about 500 jobs out of the 1'600

increase reflect only the rehiring of the workers involved in strikes ' An

additional 200 new 3obs in the manufacturing sector can be expected from

small increases in the electrical machinery, printing and publishing' and

metals industries. The nonmanufacturing sector is expected to follow
recent trends and provide the *t5ot potiioo ol-lt* jobs in the area' Total

nonmanufacturing employmerrt gain! shtuld add 900 jobs over the forecast

period. Increa""" i, ihe trade, services, and government areas should more

than offset decreases in the construction industry caused by a-gradual drop

in construction e*ploymerrt at the cook Nuclear Power Plant as it nears its
mid-1974 comPletion date.

3 ,100
4 ,100
4,000
3,100
3,2OO
2,4OO
2,2OO
2,7O0
2 ,800
2,300
4,100
3,100
5,500

5.2
6.9
6.6
5.1
5.2
3.8
3.4
4.0
4.L
3.2
5.6
4.3
7.3

L970.
L97L.

As of September 1, LglL, the estimated after-tax income of all faurilies

in the Benton Harbor-St. Joseph HIvIA was $1Or05o; the median annual after-tax

income of renter households of two or more Persons was $8,500' About 50 per-

cent of all fanilies and 37 percent of renter households had annual incomes

of $10,000 or more. Distributions of all faurilies and renter households by

income classes are shown in table IIT'

Number
unemploved
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Demographic Factors

Population

Current Estltrat,e and Past Trend. As of September 1, L97L, the popu-
latlon of the Benton Harbor-St. Joseph HI'IA was approximately 166 ,400
persons, reflectlng an increase of about 21500 over the Aprll 1, 1970
Census count of 163r875 persons. The population gain during the April
1970-September 1971 period averaged 1r800 persons annually, representing
an increase of 1.1 percent a year (see table IV). Between 1960 and 1970,
the HI'IA population increased by approximately 14,000 (9.3 percent). Most
of this increase took place at the very beginning and during the last
half of the decade as industrial expansion beginning in 1965 attracted
increased in-nigratlon.

As of September L, L97L, the population of Benton Harbor t^ras esti-
mated to be 16,650 persons, reflecting an increase of abput 170 over the
1970 population of 16 ,48L. This represents a reversal of the 1960-1970
trend when Benton Harborrs population declined frour 19'136 ln 1960 to
16,481 in 1970. Trends were similar in the other two principal cities in
the Hl,lA. The popul-ation of the twin clty of St. Joseph decllned from
11,755 in 1960 to 11,042 Ln L970, but population has st8hll.|zed at around
11,150 in September L971. The population of Niles declined from L3,842
in 1960 to L2,988 ln 1970 and tncreased slightly to 13,100 in Septenber
197L.

MostpopulatlongrohTthlntheHMAstilltakesplaceoutsldethe
rhree central clties, particularly in the townships im€dtctely south of
St. Joseph -- Llncoln, St. Joseph, Royalton, and Oronoko -- and the town-
ship of Niles. As of Septeurber L97L, there were aPProxlmately 125'500
p"r"o.rs residing outside the major clties; this rePresents 75.4 percent
of the total HI'IA population, a slight increase over the 1970 proportion
of 75.3 percent and a significant increase over the 1960 figure of 70.1
percent.

Net Natural Increase. DurLng the APril 1950-April 1970 period, the
popu1ffiHarbor.St.JosephH}'IAincreasedby14,000PerSons.
Between 1960 and l-970, the net natural increase (resident 1lve births minus
resident deaths) Eotaled 20r3OO; thus, net out-mlgration over the decade
amounted to 61300. Most of the out-mlgration occurred in the first half
of the decade when the economy was sluggish and unemplolment was high. In
the latter part of the decade, the rate of net out-migration has diminished
while rnigraiion into the county has increased because of higher levels of
employment and greaEer numbers of migrant fatm workers who dropped out of
thl agricultural labor force to seek indusErial employment. From April
1970 to Seprember L97L, rotal population ln the HMA increased by about
2,500 persons; durlng the same period, the net natural increase amounted

to 21700 persons. This suggests net out-mlgratlon of about 200
persons during thls periodl-thus continulng the trend in the late 1960rs
of a decreaslng rate of net out-migration.
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C onents of Po lation Chan e
Benton Harbor-St. Joseph, Michigan , Housing Market Area

April 1 1960-Septenb er 1. 1971

Total ch e Aver e annual changeApril 1960-
CouDonent

Total population change
Net natural increase
Net migrati.on

A ril 1970 1970-7t

14.000
20,300
-6,300

2 .500
2,7OO
-200

April 1960-
April 1970

1.400
2,030
-630

1.970-7t

1,800
1,950
-150

sources: u. s. Public Health service, vi.tal statistics; Michigan state
Department of Health and esti.mates by Housing Market Analyst.

Estiurated Fu ture Popula tion. The population of the Benton Harbor-St. Joseph
during the
September

HMA is expected to increase by about 1r5oo persons annually
trrro-year forecast period, reaching a total of 169,400 by

L973. As in the past, most population growth should occur out-slde the main cities and especially in the townships of Lincoln, St. Joseph,Niles, and Oronoko. Increasing population grohrth can also be expected tooccur in Berrien Township if the Michigan Credit Union League carries
through with lts plans to build a 900-unit moderate to upper income housing
complex over a ten year perj.od.

Households

Current Estimate and Past Trend. In September 1971, there rdere an
estimated 51'950 households in the Benton Harbor-St. Joseph HI'IA, represen6-ing an average annual galn of 850 households since April fgZO. During theApril 1960-1970 decade, the number of households in the HI'IA increased by an
average of 630 annual1y, from 44,412 to 501759. The bulk of the increase
between 1960 and 1970 occurred in the latter part of the decade, accompany-ing the relatively high levels of employment.

There were an esLimaEed 5,325 households in the city of Benton Harbor
as of Septemher L, L971. Since April 1, ]-:g7}, the nr.rmbei of householdsin the city has increased by about 60; thi.s represents a reversal of the
L960-L97o trend when households declined by g10 from 6 ,o77 in 1960 to
51267 in 1970. Households in the twin city of St. Joseph numbered about
4,L75 on sepEerober 1, 197L, an increase of around 60 ovlr the April 1970figure. During the 1960-1970 decade, households in St. Joseph i-ncreasedby 243 from 3,874 in 1960 to 4,Lr7 in 1970. The increasing nurnber of
households coupled with the decline in populati-on whictr toot place during
the decade reflects the increaslng dominance of the elderly portion of
Ehe population in st. Joseph. As of septeurber L971, there were about
4'475 households in Nilesrrepresenting an increase of about 45 uni.ts overApril L97O. During the 1960-1970 decade, the number of households inNiles declined from 4,486 in 1960 ro 4r43L in 1970. Abour 73 percenr of
the households in the HI'IA were located outside the three major cities in
September L97L, Since April L970, approximately 85 percent of household
growth has occurred in this area; thls proportion is lornrer than the 1960-
1970 average of 95 percent. There were about 37 rg75 households outsidethe maJor citles as of september Lg7L, an increaie of about lro3o slnceAprl1 1970.
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Household Slze. The average number of persons per household in the
Benton Harbor-St. Joseph HIIA was calculated to be 3.16 in September L97L,
reflecting a continuation of the downward trend of the 1960-1970 decade
when household size declined from 3,35 in 1960 to 3.18 in L97O. The

average nurnber of persons per household in the city of Benton llarbor in
September 1971 was 3.L2, the same average as recorddd in April 1970. From
1950 to L970, the average number of persons per household declined slightly
fron 3.14 to 3.L2, In St. Joseph, as of Septenber L97L, the average
nurnber of persons per household was 2.56, coupared with 2.6L ia 1970 and
2.95 ia 1960. The average household size ln Niles was 2.90 in September
Lg7l, continuing the downward trend from 3.08 in 1960 to 2.9L in 1970.
In the remainder of the HI,IA the average number of persons Per household
was 3.27 ia September L971, compared with 3.30 in 1970 and 3.48 in 1960.

Future Households ' Based on the anticipated grornrth in population and

on ho,1sehold size trends evident in the area, there will be a total of
about 53,500 households i-n the HMA by September L973. The expected rate
of household growth (775 a year) is below that of the past two years, but
still above the 1960-1970 annual average of 630.

Houslng Market Factors

Housing Supply

Current Estimate and Past Trend. As of S epteuber L, L97L, there were
approximately 60,800 housing units in the Benton Harbor-st. Jos
This inventory represented a net increase of about 1,150 units
April 1970 count of 591650. The increase in the housing invent
from the construction of approximately 1r400 new unlts, the add

eph HMA.

over the
ory resulted
ition of 280

trailers, and the loss of about 530 units by denolltion, fire, conversion,
and other inventory changes. During the Aprll 1960-April 1970 decade, the
nuuber of housing units increased from nearly 531900 to 59,650, a gain of
5,750.

Units in Structure. About 81 percent of all housing uniEs in the HMA

were ln one-,-rnit structures as of September L97L, compared with 82 percent
in 1970 and 87 percent in 1960. Thls trend is indicative of the rising
preference within the HMA for multifamily houslng beginning in the lat,ter
part of the 1960-1970 decade. The number of units in two- or more-unit
structures increased from 61100 (11 percent of all units)ln 1960 to about
g,750 (16.3 percenr) in 1970; by September 197I, it has reached 10'300
units (16.9 percent of the total). The number of moblle homes also has
increased t.piaty, particularly between April 1970 and September 1971 when

280 mobile homes were added to the inventory. Grorth of multifanily hous-
ing and mobile homes durlng this period was influenced to a great extent
by the preferences of the large number of relatively transient construction
workers at the Cook Nuclear Plant needing only Eemporary housing during the
period of construction. During the 1960-1970 decade, mobile homes lncreased
irom 770, or 1.4 percent of the total housing inventory ln L960 to 1,300 or
2,2 percent in 1970.
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Housing Inventory by Units in Structure
Benton Harbor-St Joseph. Mich iean. Housing Market Area

April 1, 1960-Sep tenber 1, L97L

April 1. 1960 April 1, L97O S r. 1 L97t
Number Percent @ Percent Number Percent

Unirs in
S ructure

1 unit
2 or more units
Moblle homes

Total

47 ,006
6 ,118

772
53,896

87.2
LL.4
L.4

48 ,600
9,750
1,300

59,650

48,925
10 ,300
L,575

60 ,800

80.5
L6.9
2.6

81
16

2

5
3
2

010001000100

a/ Rounded.

Sources: 1960 and 1970 Censuses of Housing; 1971 estimated by Housing
Market AnalYst.

year Built. Based on data derived frorn 1960 Census of Housing and

on con-str,rction-and demolition data obtained locally, it is estimated
that about 1.9 percent of the HI"IA houslng inventory as of Septembet L97l
has been built since I'larch 1970. Between 1960 and L97Or 9.5 percent of
the total was added, and between 1950 and 1960 approxiurately 22.5 percent
was built. During the 1940ts, about 15.8 percent was built, and slightly
over 50 percent of the total housing stock was built prior to 1940.

Housing Inventory by Year Built
Benton Harbor-St. Joseph, Michigan. Housing Market Area

As of Sep tember 1, 1971
Housing units

Year built Number Percent

April 1970-Sept. 1, l97L
April 1960-March 1970

1959-March 1960
19 55- 19 58
1950-1954
L940-L949
19 30-19 39
L929 or earlier

Total

1,153
5,751

I
9

3
8

11
15
11
39

9
5
0
3

2

8
0
3

L,825
5,041
6 ,833
9,622
6,682

23,893
60 ,800 100 .0

Source: EsriuEted by Housing Market Analyst, based on 1960 and 1970

Censuses of Housing, and local construction and demolition data.

Hous Condition. About 6 r7OO housing units, 11 percent of the units
in the Benton Harbor-St. Joseph HI"IA, are estlmat ed to have been dilaPidated
or lacking one or more ph:mbing facillties as of Septernber L97I. This
tndicates an improvement ln the housing stock slnce 1960 when 9 1375 uniEs,
L7,4 petcent of the inventory, were substandard in condltlon or ph:mbing.
The 1970 Census indicates an even more substantlal reduction in the number

of units lacking one or more plumblng facilities which dropped ftom 5,247
units, or 9.7 percent of the total inventory in 1960, to 21267 unLts, or
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3.8 percent in L970, It is estimated, however, that the proportion of
dilapidated units has increased during this period. The overall improve-
ment of the housing inventory can be ascribed to urban renewal activity
along with the demoli-tion of some substandard units throughout the county
and stricter code enforcement within Benton Harbor.

Residential Building Activity

Trend. It is estimated that approximately 1r150 housi-ng units were
completed ln the Benton Harbor-St. Joseph HMA in the interval between
April 1, L97O, and September 1971, representing a rate of construction of
810 units a year.

Buildlng permits are issued by 38 incorporated areas in the HIvIA and
cover virtually all residential building activity. During the 1960-1970
decade, nonsubsj-dized, housing units authorized by building permits totaled
approximately 8,800, including 7,200 single-famlly houses and 1,600 multi-
fa:nily units. From 1960 through 1970, authorizations for constructj.on of
slngle-family houses decli.ned steadiLy from a high of about 990 in 1960
to a low of.460 in 1969. In L97O, the number of single-family house
permits issued rose to 490, but, based on partlal data, the nr:mber probably
will be slightly lower in 1971. The number of multifamlly units authorized
has evidenced a relatively steady trend upward, rising frou a low in 1961
of about 20 unlts to a high in 1968 of almost 570 units. In 1969, multi-
fanily permits dropped to 190 units and increased sllghtly in 1970 to 210;
this number probably w111 increase by 50 to 75 units in 1-971.

Lincoln, Benton, St. Joseph, Niles, and Oronoko Townships accounted
for about 50 percent of all private resldential units authorized during
the 1960-1970 decade. Lincoln Township, with a total of about 1,580 unlts
authorized in this period, has had by far the greatest volume of building
activity. During this period, about 800 private residential units were
authorized in Benton Township, 750 in St. Joseph Township, 680 in Niles
Township, and 520 in Oronoko Township.

Units Currentlv Under Construction. Based on building Permit data
and a postal vacancy survey conducted in September 1971-, it is estimated
Ehat there were 400 private housing units under construction in the HMA

in September 1971, including 150 Single-family hornes and 250 units of
multifaurily housing. In addition Lo Ehe privately-financed housing under
construction, there were about 20 homes to be insured under Section 235

being bui1t, a 76-unit public housing proJect in Buchanan, and a 53-unit
apartment project in Niles subsidized under Section 236.

Demoliti-ons and Other Invento Losses. Between A.pril 1960 and
April 1970, there was a loss o approxiuately 41000 units from the housing
inventory of the Hl,lA brought about by a combination of urban renewal,
building code enforcement, converslon, flre, and other changes in the
housing supply. A large portlon of the dernolitions, about 900, occurred
in Benton Harbor where the largest urban renewal project in the county
took place. Approximately 3r100 housing units were demollshed in the
remainder of the county.
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Current Estimate and Past Trend. As of September L971, there were
estimated to be approximately 511950 occupled housing units in the Hl'lA, of
which 37,900 (73.0 percent) were owner-occupied and 14,050 (27.O percent)
were renter-occupled. During the 1960-1970 decade, there was no change in
the proportion renter-occupied; it was 26.5 percent in both 1960 and 1970.

Tenure of Trend
Benton Harbor-St. Joseoh. Mi iean. HMAch

4pri1 1, 1960-Apr11 1, 1970

Tenure

Total occupled units

Oruner-occupied
PercenE of total

Renter-occupied
Percent of total

April 1
1960

44,4L2

32,659
7 3.s14

11,753
26.57"

April 1
L970

50.758

37,301
7 3.57.

13,457
26.57"

SepE. 1

t97t

51.950

37,900
73.07.

14,050
27 .07"

Sources: 1960 and 1970 Censuses
Market Analyst.

of Housing; L97L estimated by Housing

Vacancv

1970 Census. The 1970 Census of Houslng reported 11510 vacant, non-
seasonal and nondilapidated housing units in the Benton Harbor-St. Joseph
HI'IA available for sale or rent, representlng an available vacancy rate of
2.9 percent. Vacant units available for sale totaled 435, indicating a
homeowner vacancy rate of 1.2 percent. The 11075 vacant units available
for rent reflected a rental vacancy rate of 7.4 percent. In addition, the
1970 Census reported 7,379 "other " vacancies including, especially,
seasonal units.

sep tember 1971 Post.al Vacancv Survey. A postal vacancy survey con-
ducted in the Benton Harbor-St. Joseph HMA during the first week in
September covered 421287 possible dellveries to residences and apartments
and 980 possible deliveries to house trallers, or about 70 percent of the
total housing inventory. An overall vacancy rate of 1.8 percent was
indicated in residences and apartments.

About 38,300 of the total possible deliveries were llsted as residences
and about 4'OOO were apartments. It is estimated, however, that about 20

percent of the units listed as residences are rented. The 400 vacant resi-
dences and the 380 vacant apartments represented vacancy raLes of 1.0 and
9,6, respectively. The survey results are shown in table VII.

In interpreting the results of the postal vacancy survey, lt is
important to note that ln an area which has a substantial number of seasonal
units of housing such as the Benton Harbor-St. Joseph HMA (4,750 units in
1970), many seasonal unlts would still be occupied the first week in
September and may have been counted as such in the postal vacancy survey 'lowering the overall vacancy from that based on census definltions, which
exclude seasonal units.
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Current EstlnaEe. On the basis of the postal vacancy survey and other
vacancy data, and on personal observation in the HMA, it is est imated rhat
there were about 1r450 vacant, nondilapidated, nonseasonal housing units
available as of September 1, L97L, reflecting a total avallable vacancy
rate of 2.8 percent. Of these vacant units, about 500 were available for
sa1e, representlng a homeowner vacancy rate of 1.3 percent; the remaining
950 were available for rent, reflecting a renter vacancy rate of 6.3
percent. These vacancy rates indicate a moderate lncrease in the sales
vacancy rate and a moderate decrease j.n the renter vacancy rate slnce
April L970.

Vacancy Trenlq
Benton Harbor-St. Joseph, Michigan HI'IA

1960- 19 7 1

Total vacant units

Available vacant units
For sale
For rent

Other vacant unlts

April 1
1960

9.484

r,245
408
837

8,239

April 1
L970

8,889

1,510
43s

1,075
7 ,379

Sept. 1

L97L

8 .850

1.450
500
950

7,325

Homeowner vacancy rate
Renter vacancy rate

2%

.6i4

Sales Market

General l"tarket Conditions. The market for new and existing sales
housing in Ehe HI'IA has weakened sllghtly since April L970, but remains

relatively stronS, as evldenced bY the homeowner vacancy rate of 1.3 percent
and'a low rate of foreclosures. FHA foreclosures amounted to only 11 homes

in 1970. Thls modest softening of the market can be attributed in Part to
the general doqrnturn of the loca1 economy during this period and Eo undue

oP tirnism in residential construction in L97O. A slight excess of new homes

available for sale exlsts ln the moderate- to upper-price range from

$25r0oo and up. This fact is corroborated by the unsold Inventory survey
of New Houses in selected subdivisions which was conducted by Grand Rapids

Insuring Office in January LgTL The survey reported seven (19 Percent) of
the 35 speculatlvely built homes surveyed as remalning unsold at the time
of the survey; four of these homes had been on the market for less than
four months.

subdivis on activity in the Benton Harbor-St. Joseph HI'IA has generally
been declining throughoui the 1960-1970 decade as has also the Proportion
of speculaEive units built. A major reason for this decline, apart from

rising construction costs and rising mortgage rates, has been the depletion
of the better vacant 1-and, leaving only undeveJ-oped land surrounding the

urban area which has poor sw€rmpy soil and inadequate water supplies' Hence'

Lincoln Townshlp, where a gteaE deal of small subdivlsion activity has taken

place, particularly in the higher-priced ranges, has call-ed a halt to new

3%

3Z
1

6
2%

47"

1
7

1
6
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subdivlsion activity until a more adequate water supply system than the
present one of buying water from St. Joseph is developed.

The speculative actlvity in the lower and moderate priced homes
ranging frour $191000 to $25,000 has been and continues to be strong. The
unsold inventory survey reports that of the 36 speculative homes surveyed,
16 (or alnost half) were built in this price range and all of them were
sold before coupletion. According to local sources, demand ls particularly
strong in this prlce range ln the smal1 subdivisions around Niles where a
number of Section 235 subsidlzed homes are being built also. The big
problem for the builders ln this prlce range his been to find suitable lots
cheap enough on which to build lower-prlced housing. This was more of a
problem for the smalL subdivision developers in Benton Township, but
controversy in the Benton Harbor School District has ecllpsed other prob-
l-ems and has seriously retarded alL resldential growth ln Benton Harbor
and Benton Township.

Rental MarkeE

General Market Conditions. The soft market conditlon lndicated by the
April 1970 Census has dissipated somewhat since then. The rental vacancy
rate declined from 7.4 percent in 1970 to 6.3 percent currently. Although
this vacancy rate is rather.hlgh for an area of moderate growth, the najor-
ity of the vacancies are in older apartments, converted units and the less
desirable single-family houses. Absorption of nerir multifamlly unlts has
been very favorable; practically all nes, apartment projects reported no
vacancl-es and substantial waltlng lists as of September 1' L97L.

The trend in multlfamlly construction in the Benton Harbor-St. Joseph
HI"IA ls anay from the two-to-four-unit structures of the early 1960ts towarC
large projects offering more anenities such as carPeting and laundry
faclllties. Conpetltlve rents for new efflciency apartments, lncluding
utilities, range from $130 to $140, for one-bedroom units from $175 to
$185, and for two-bedroom unit,s fron $l-90 to $210. Local sources indicate
that there is a need for more moderately-priced units with more bedrooms
which would be sultable for families l^rlth chlldren since most of the new
apartments permit only one child, if any, P€r famlly.

Current tenure of occupancy estimates and increaslng multifanily hous-
ing production, particularly since L966, indicate a notable shlft from
owner to renter occupancy since L966. Although the 1960 and 1970 Census
data showed a virtually unchanged renter occupancy proportion, thls can be
explained by the shifts toward homeorsnership whlch took place earller in
the decade, with a reversal in a shift toward rental occupancy beginning
around L966r it was not until 1970 that the same renter occupancy propor-
tion that prevailed in 1960 was reached.

Mortgage Marlg!. Local financial lnstitutlons indicate that the mort-
gage market is ln relatively good condition. The typlcal interest rate on
conventlonal mortgage I-oans ls 7.5 percent, the dounpayment is 20 percent,
and the repayment period is 20 to 25 years.
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FHA Participation. During the 1950-1970 period, approximately 1,630
home mortgages were insured by FIIA in the Benton Harbor-St. Joseph HMA.
The yearly totals ranged from a low of 69 in 1963 to a hlgh of 335 in 1970.

FHA Home Mortgage Activity
Benton Harbor-St. Jos Mi an HMA 1960-19 70
Sections 203 235 & 220

Home mo ges insured
Year Existing Nerv Total

1960
19 61
L962
L963
L964
1965
l-966
L967
1968
L969
L970

79
76
47
44
48
86
7L
80

103
286
293

80
57
31
25
50
40
44
18

159
133

78
69
98

t26
115
98

t20
298
335

L7
L2
42

Total L,2L3 4L5 1,529

Source: Federal Housing Adrnlnistration, Division of Research & Statistics.

Public Housing. As of September 1, L97J-, the Benton Harbor Housing
Authority had 635 housing units under management. In the city of Benton
Harbor there are 335 units of public housing, i.ncluding a high-rise proj-
ect for the elderly of 100 units and 55 units of Section 23 leased housing.
In Benton Township there are two projects totaling 300 units of which 140
are for the elderly. A11 units are fiIled, and there are long waiting
lists for each project wj-th about 150 elderly and 120 families on the
waiting list. No new projects are planned for the Benton Harbor area at
the present time.

In St. Joseph, there is a 107-unit high-rise project for the elderly
with a waiting list of 100 ln September L97L. Niles also has a high-rise
project for the elderly with 1-22 units plus 50 scattered slte unlts of
publlc housing. In Buchanan, construction started ln August 1971 on a
76-unlt project for the elderly.

Urban Renewal. Benton Harbor conpleted its first urban renewal
project in early 1970. This was the largest of 12 areas slated for renewal
and/or redevelopment over a 2O-year perlod. The prbject began in 1967 and
resulted in the demoliti.on of about 360 substandard units in the 01d Market
Area on the riverfront. Re-use of the area has been completely commercial
and industrial; a planned regional shopping maIl for the area has never
maEerialized. In June L97O, a Concentrated Code Enforcement project was
initiated on the east side of Benton Harbor accompanylng the establishment
of a Model Cities Agency. Currently, the Model Clties and Urban Renewal
agencies are atraiting approval of the Neighborhood Development Project

22L 223d 2 2 e
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which foresees the demolition of about 160 dwelling units in the Model
Cities area over a five-year period with 50 to 70 units demolished within
the first ttro years. In addition, about 580 units are slated for rehabil-
iEation during the five-year period, of which 150 units would be rehabil-
itaEed in the first two years.

Niles is on the verge of completing its Central Business District
Urban Renewal Area project which is bounded by Main SLreet to the east,
Broadway to the north, and the St. Joseph River to the I^lest. The area
is a commerci-al one and w111 remain so after the project is completed.
About 20 units have been dernolished. The urban renewal projects in both
St. Joseph and Buchanan r.rere completed in 1970. About 50 &^relling units
were demolished in St. Joseph; comnercial buildings and a 107-unit public
housing high-rise for the elderly have taken their place. In Buchanan
the 45 dwelling units demolished have been more than replaced by about
15 single-fanily homes and about 70 multifanily units, plus a few
commercial bulldings.

Demand for Housine

Quantitative

The demand for new housing in the Benton Harbor-St. Joseph HMA during
the fwo-year forecast period ending September 1, 1973, is based on the
projected increase in the nuruber of households during each of the next two
years. To this basic factor, adjustments are made for units expected to
be lost from the housing inventory and consideration is glven to the current
level of vacancies and of new construcEion. Based on these adjustments ' the
demand for additlonal nonsubsldized housing units in the HllA is esEimated
at 660 units a year, consisting of 42O single-family houses and 240 multi-
farnily units. The forecast dernand for both single-fanily houses and rnulti-
fanily units is somewhat belcr.r the 197O-t97J- constructlon rates, reflecting
an anticipated slowing of populatlon growth and only moderate recovery in the
loca1 economy.

Qualitative

Single-familv Houslng. Based on current famlly income, on typical
ratios of incomeTo purchase price, and on recent market experience, the
annual demand for 42O new single-family houses is expected to aDproxlmate
the sales price pattern presented in the following tab1e.

Estlmated Annual Demand for New Sinsle-fami Houses

Sales price Nr:mber of houses

Under $20,000
$20,000 - 22,499
22,50O - 24,999
25,000 - 29 ,999
30,000 - 34,999
351000 and over

Total

70
50
80

130
60
30

420

Benton St. Jos h HMA

Seotember 1. 1971 -Seotember 1.
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Multifamily Housing. The disEribution of demand for the 240 nonsub-
sidlzed net additions to the multifamily inventory at the rents assoclated
wlth market-lnterest-rate financing are indicated by sj.ze of unit and by
raonthly gross rent in the following table. As indicated by past multi-
fanily building trends and uarketing experi-ence, nerr multifanily accommoda-
tions would be absorbed most readily in Lincoln, St. Joseph, Niles, and
Oronoko Townships. If the Michlgan Credlt Union League carrles through
wlth its plans to build a 900-unit single-fanily and multlfa:nily complex
near Berrien Springs over a ten-year period, then Berrien Township would
become a multifamily growth area also.

If suffici.ent vacant lots could be obtained, constructlon of uoderate-
income rental houslng ln St. Joseph and Benton Harbor could help prevent
and also help stem somewhat the erosion of the tax base as pressures to
desert the lnner citles Eount.

Estimated Annual Demand for New Private Mult ifamilv Housins
Benton Harbor-St. Joseph. Michlean. HMA

Septenber 1971-Septeuber 197f

Unit size Gross monthly rent Number of units

Three-bedroom
Total

and over
- $189
and over
- $209
and over
and over

Occupancy Potential for Subsid ized Housing

Federal assistance in financing costs for new houslng for low- or
moderate-lncome families may be provided through a number of different
prograns, administered by FIIA: monthly rent supplements ln rental projects
financed under Section 22L(d) (3); partial payment of interest on home
mortgages insured under Section 235i partial interest payment on project
mortgages insured under Section 236; and federal assistance to local hous-
ing authorities for low-rent public housing.

The estimated occupancy potentials for subsidlzed, housing are designed
to deter-rine, for each program, (1) the number of familes and lndividuals
who can be served under the program and (2) the proportion of these house-
holds thaE can reasonably be expecEed to seek ner^r subsidlzed housing during
the forecast period. Household eligibtllty for the Sectlon 235 and Section
236 programs is determined primarily by evidence that household or family
income is below established linlts but suffici.ent to pay the minirnum achiev-
able rent or monthly payment for the specifled program. Insofar as the
lncome requirement i-s concerned, all famllies and individuals with income
below the income limiLs are assumed to be eligible for public housing and
rent supplement; there nay be other requirements for eligibillty, parti-
cularly the requirement that current living quarters be substandard for

$130
$rzo
$190
$190
$220
$22o

15
40
60
50
60
15

%o
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farnilies to be ellglb}e for rent suppleuents. .Some fentliep may be alter-
natively eliglble for aeslstance under nore than one of .'these progFms or
under other assletance programs uslng federal or statejsupPort. The total
occupancy potentlal for fedetally assisted housing approximates the sum of
the potentlals for public housing and Section 236 housing. For the Benton
Harbor-St. Joseph HUA, the total occupancy Potential ls estimated to be

465 units annually

The annual occupancy potenttatsf/ dlscusaed belcru are based on 1971

incomes, the occuPancy of substandard housing estimates of the elderly
population, incom- I-lnits in effect on Septenber 1' L97L, and on available
,.ik"t experience.?/

Section 235 and Section 236. Subsidized housing for households with
low to uoderate incomes maY be Provided under either Section 235 or Section
236, Moderately-prlced, subsidized sales housing for eliglble fanilies can

be nade available through Section 235. Subsidized rental housing for the
same families nay be alternatively provided uader Section' 236; the Section
236 program contains additlonal provisions for sub

elderly coup les and indLvLduals. In the Benton Ha

HMA, it is es timated (based on regular income limi

sidipqd;
rbor-H.!,i
ts) 'thi;t

Fental units for
iJo6eph, Michigan,
, fcir the period

for anSeptember 197 l-September 1973, there is an occupancy Potential
annual total of. 27O subsidlzed fanily units utilizing either Section 235 or
Section 236, or a combination of the two progtans. In additlon, there is
an annual potential for about 60 units of Section 216 rental housing for

\
elderly couples

One proJect of Section 236 housing with 160 units was completed in \

August 1971 in Benton Township and had 20 occupants by September 1, L971,
bur the lack of proximlty of'the project to stores plus the likelihood of
its belng almost totally occupied by ADC families cast doubt uPon iLs long-
run viability. Construttion began in August 1971 on a 75-unlt Section 2368

projecE for the elderly in Buchanan. In view of this large increase in
Section 236 housing t nits ' no nehr Section 236 unlts should be considered
until the successful absorption of those unlts occurs.

-, / The occuPancy potentials referred to ln this analysis have been
calculated to reflect the strength of the market in vie.w of existing
vacancy. The successful attainment of the calculated Potentials for
subsidized houslng may well depend upon construction in suitable
accessible locatlons, as well as distribution of renEs and sales
prices over the couplete range attainable for housing under the
specified programs.

i / Families wlth income inadequate to purchase or rent nonsubsidized
housing generally are ellgible for one form or another of subsidized
housing.
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Moderately-prlced rental units have been provided also ln the Benton
Harbor-Sr. .loslpir HMA by a Section 22L(d>(3)BMiR pio5ect wlth 150 units
locared ln Benton Tornshlp. The Sectj-on 221(d) (3) project has been highly
successful-; the Laet 34 units were completed in June 1971 and by August
were completely fllled and there lras a walting 1lst.

The Section 235 program of new sal-es housing has been well received
in the Benton Harbor-St. Joseph HIIA, but the existing Sectlon 235 sales
housing program was beset with many probl-ems. Slnce January L969, a total
of about 150 houses have been lnsured under Sectlon 235 ln the H!lA, of
which 55 were existlng units. The number of new homes lnsured has increased,
from only one ln L969 to 34 ln 1970 to an estlmated 60 thus far in 1971 with
existing homes no longer being insured ln 1-971. A large proPortion of the
forecasted demand for Section 235 housing durlng the Septenber 1971'SePterber
1973 perlod could be absorbed ln Benton Harbor as the code enforcement Pro-
grau Ehere expands. Indeed, most of the new housing constructed in Benton
Harbor in the last year and a half has been Section 235 housing. Benton
Harbor has been an area of racial transition for several years, buE the
recent concentratlon of low-income, nonwhlte fanllles in Benton Ilarbor has
almost completely drled up the market for nonsubsldlzed nery housing ln
Benton Harbor.

Current houslng allorances pald to families receiving aid to dependent
children are sufficiently high that all farnilies receiving these payments

have the income capablllty required for Section 235 housing. About 70

percent of the famtlies ellgible under Section 235 also are eJ-igible for
public housing and all famllies are eligible under Section 236.

Rental UnLts Under the Publlc Housing and Rent Suoolement Pro Lt allls.
These thro progralBs serve essentl-ally the same lor-income households. The

princlpal differences arise from the nanner in whlch net lneome is computed
for each program and other ellgibility requlrements.. annual occupancy
potential for pubJ-ic housing is estimated at 185 uni fa.nilies and

115 units for elderly occupants over the next two years. In the case of
the somewhat more restrictive rent supplement progran, the potential for
the elderly remains the same, but the potentlal for famllies drops to 85

unlts. Given the hlgh Ievel of welfare payments in Michigan, about 35

percent of the elderJ-y and 70 percent of the families are ellgible also
ior housing under Secti-ons 235 arrd 236. As of September L97L, all public
housing projects, especlally those for the elderly, had Long waiting lists'

The
t"' fot
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Table I

1965

an

CoBDonents

Tota1 work force

Unemploytrent
Percent unemployed

Total enployEent

Agrlcultural eEployEent
Percent

Nonagricultural enployment

Wage and salary

orhere/

Workers i-nvolved in
labor-management disputes

1960

59.100

3, 100
5.2

55,000

4,20O
7.5

5r ,800

44,7OO

7 ,100

196I

59 .400

4,100
6.9

55,200

4,000
7.2

51 ,200

44,000

7 ,200

L962

50 .500

4,000
6.5

56,500

3,900
5.9

52,500

45 ,400

7 ,2OO

1963

6r.000

3 ,100
5.1

5 I ,7OO

3 ,800
5.6

53.900

46 ,800

7 ,100

L964

51.400

3, 200
5.2

58 ,200

3 ,500
5.9

54 ,500

47 ,500

7, 100

63.100

2,4O0
3.8

60.200

3 ,500
5.8

56 ,700

49,600

7 ,100

+!q
55 ,400

2,200
3.4

63,200

3 ,400
5.4

59,800

53,000

6 ,800

L967

66 ,800

2,7O0
4.O

53,600

3,300
5.2

60,300

53 ,500

6 ,700

1958

68.100

2 ,8O0.4. I

65,000

3, 200
4.9

61,800

55, 400

6 ,400

1969

71.300

2 ,300
3.2

59 . r00

3,100
4.5

66,000

s9 ,500

6 ,5O0

19 70

73.300

4 ,100
5.5

68, 200

2,900
4.3

6s, 300

58,900

5 ,400

3,000
4.).

66,500

60 ,100

6.,400

2,900
3.9

65,800

59 ,100

6,700

Year'ending in
Ju lv

_t9 70 L97l

73..000 75 ,200

3,100 5,500
4,3 7.3

69 ,500 68 , 700

100 200 500 500 300 I,000 500 I,000

g/ Includes self-employed, domesti.cs, and unpald famlly workers

Note: Cotrponents EE)/ not add to totals because of roundlng.

Source: Mlchigan EnpLoyEent Securlty Comlsslon.



Table II

Trend of Nonagrlcultural HaBe and SaIary Employment
Benton Harbor-St. Joseph, Mlchlgan, HMA

Annual Averages 1960-1971

Indus try

Total wage & salary enploy.

Manufacturing
Durables

lletal industrles
Nonelectrlcal nachin.
Electrical nachlnery
A11 other durables

Nondurab les
Food products
Paper producEs
Printlng-pub llshlng
All other nondurables

Nonmanufac turlng
C ons t ruc t lon
Trans.,com., & utilj.t.
Trade

!.lholesa1e
Rera11

Fin.,lnsur.,real e9!at.e
ServlcC
Governoent

No!e:

Source:

1960

44.700

1951

44.000

L962

45.400

2 3,500
r8.000
5,500

1953

45.800

1965

53.000

L967

53,500

1968

55 ,400

L969

59 .500

L970

58.900

2 ,800
6 ,100
3,600

5,500 5,500
1,400 1,300*

24,500 24,600
18,900 19.100
5,700 5,900
2,90O* 3,000
6,400 6,000
3,900 4,300

Year endlng in
Julv

1970 t97L

50,100 59,100

30.300 27,400
?L000 20,500
7,500* 7,100*
3.600 3,300*
5,500* 5,500r
5,400 4,700*

7964 L965

47,500 49,500

23.300 22,300
17,900 17,000
s,600 5,300
3,300 2,800
5,500 5,800
3,500 3,200

5,500 5.300
1,500 1,400
2,000 2,000

900 800
1,000 1,100

21,400 21.700
r,400 r,300
2,2OO 2,200
7,700 7,500
1,100 1,000
6,600 5.500
I,000 1,100
4r700 4,700
4,500 4,70O

I,900
800

1 ,400

21.900
1, 300
2,200
7 .700
1, 100
6.500
I,100
4,800
4,8O0

2,000
800

1,500

22,300
1,400
2,100
7. 800
1,100
6. 700
1,200
4,900
4,900

5,500
r ,500
1,900

700
I,500

000
000
r00
900
200
200
900

7,300
1 ,400
r,200
2,900
1,800

29 .800
2,400
2,000

10,000
1,300
8,700
1 ,500
7,000
7,000

6,900
r, 300
t ,100
2 ,800
1,700

21 ,7,99 28 , 300 28,600 29 , 300 31 .100 28 . sOO
20+090 22,600 22.400 22,700 23,900 21.400
5,400* 7,100 5,900'1 5,900* 7,500 7,3O0*
3,200 3,800 4,000 3,700 3,700 3,500
6,100 6,500 6,300* 5,700 7,20O 5,600*
4,200* 5,100* 5,200 5,400 5,500 5,100*
5,700 5,700 6,200 6.600 7,200 7.100
1,500 1,200 1,200 1,200 1,400 1,400
2,100 2,200 1,300 1,200 1,200 1,200

600 600 2,100 2,400 2,800 2,800
1,600 1,500 r,600 1,800 1,900 1,700

25.100 28.400 30.400
1,600 2,000 2,7OO
2,000 2,100 2,000
9,000 9,500 10,000
1,200 1,300 r,300
7,800 8,300 8,700
1,500 1,500 1,500
6,300 6,700 7,000
5,700 6,500 7,ZOO

3
2

10
I
I
1

7

7

2
8

1

6
1

,
4

22,eoo 23.Jgg-
1,500 1,600

2,000
8. 700
1, 200
7,500
1 ,200
5,500
4 ,800

1,500* 1
2, !.00 2
9,200 9
1,300 1
7.900 7

1,300 r
5,800 5
4,900 5

24,700 25,000
,700
, r00
,000
,200
,800
,300
,900
,0o0

000
200
300
900
500
100
200

Asterlsk (') indlcates that a labor-Eanagement dlrpule lnvol,vlng Eore than 100 workers exlsted ln rhat lndustry durlng at least one month of lhe year

Totals may not equal runnations becausc of roundlng.

Hlchfgan EtrployBent Securlty CoEdsston.



Table III

Est

Ben

Family income
Renter

householdsg/
Rent.er

householdse/
At_1

fanllies

100,

f amI11es

10

5

5

5

7

8

9

19

L2

13

6

100

P Dls of Fanllles Annual Inc
Feder Income Tax

1959 and 197

19
A 1

J

t9 59

Under

$4,ooo

5,000

6,ooo

7,000

8,000

.9,000

10,000

12 ,500

15,000

20,000

$4,ooo

- 4,999

- 5,999

- 6,999

7 ,999

- 8,999

- 9,999

- L2,h99

- L4,999

- L9,999

and over

Total

26

L3

16

L4

10

35

19

17

10

8

4

2

1

1

2

1

l-00

L4

6

6

9

10

9

9

18

9

6

4

7

4

6

z

1

1

$10,o5o

100

$8, 500Median $5'700 $4,850

a/ Excludes one-PeEson rQnter households'

Source: Estfioated by Houslng Market Analyst'



Table IV

Populatlon and Bousehold Trends
B€Etoa Earbor-St. Joseph. Ulchlaan. Ht{A

Aprll 1960-Seoteder 1973

l9

Populatlon

EllA total

Beaton Harbor
St. Joseph
Nlles
ReEalnder

Householdg

Hl,!A rotal

Benton Haraor
St. Joseph
N1les
Reoalndet

Aprll 1
1960

r49 ,85s

April I
1970

16,481
Lt,o42
12,988

L23,!54

50.7s6

5,267
4,117
4,431

fi.943

sept. l
1971

16,650
l1,150
13,100

125,500

Sept. l
1973

159.400

16,550
1l,20o
13 ,3OO

12E,3sO

53.450

3,275
4,zfi
4,575

3!,,350

Nunber

1.m0

120
80
70

natee/

1.1

1.6

Nrmber

1,500

-50
25

100
L,425

. 750

-25
14o

50
685

lfrder R"a"gi

1,400 0.9

gEe/
163.855 166.400

-265
-70
-85

1,860

-1. 5
-0.6
-0.5

1.6

0.9

1.5

19,135
11,755
L3,842

105 ,132

-o
0
0
I

-0.
0.
l.
l.

0.7
o.7
0.6
t.2

0.8
1.0
o.7
2.O

1,500

850

40
40
30

7tfi

4
6
I
I

3
2
I
I

44,4L2

6,O77
3,87h
4,485

29,975

51.950

5,325
4, 175
4,475

37 ,975

-1.
0.

-0.
2.

6Xl

-80
25

-5
7(x)

1.3

5
9
I
8

a/ Derlved throug,h Ehe use of a fotuula ded.gned to calculete the ratc of chaage oa a coapotrnd baela.

Note: Coqonenls Eay not add to totals beceuee of reuodlng.

Sourcet 11950 and 1970 Ceosules of llourtng and erttuages by llouslng l{arket Analy8t.

?



Iable V

l,loreubsidized Housing Unirs Auihorlzed by Builling pernics
Benton Harbor-Sr. Joseph, Michlgan, iillA

1960-19 71

lOtA rotal
Single- Vulri-

Year Tocal ianllv fauilv

Benton i{arbor . St. Joseph Ni les ".lel-ecteiTmnships"b/ HlrARemioder

1960 1,045
1951 85r
L962 785
1953 857
L964 943
1965 96L
L966 775
L967 800
1968 1, t 82
1969 649
t970 704
LgTrA/ 620

993
6 7Z

73r
792
;58
802
519
607
613
458
494
390

8,0 89

19
54
6_<

i85
rsq
i36
193
559
19i
z!0
230

2,C84

Tot.al

l9
6

11
LZ
10

2
t

i;
9

s

t

30
26

2L
L46

72
L2

209
6

6_1

;
2

tr:

:.0:l

_:.:

104

519
434
427
488
444
583

99
LL)-

592
)2i
:E2

44
I2
20
l4
L2
98
t-5

110
293
95

I43
100

431
161
3L2
109
309
310
510
3L6
327
297
274
245

426
3s5

273
280
280
391
274
266
20L
233
zo5

3,468

5
6

30
36
29
l0

LL7
42
EL
96

40

53

SiogLe- Multi-
feilv fanilv

15 1
6-
71
5,-
64
z-
1-
2-

lt
9-
t-
L --

Si.ngle- Mu1t1-
Total iaxBilv faEi.lv

SiilgLe- MulEi-
IOEai raErv :&1 lv

Singld- MulEl-
I,rea1 fmllv fanllv

Single- MUIEi-
Total faniLy fani.ly

495
422
Q7
474
i32
485

84
30r
299
?32
239

21
21
l8
2L
30
Z5
09
22
29
L0
15

9

)oo

2730
)q

17
19
10
i0
72
I
8
6
5

l
213

L7
2/1
1Q

27
34
56
93
t9

.D
6i
-19

;
4

31
2L
37
14

Total 10 , l7 3 S6 67 ,i 5;:' r,t i

26
30 272 L12

L7? 4,998 4,042 956 i,00r 5 _ll

al 1-97L es:lMted rc Secienbe: I b7 iiousiag l4srke! Analj/st.

b/ "j:lecteJ r-';nshi:s'' i:: Liic.'in, Beo:on, s:. .lesech, !i'l :s and oronjio Twrs: j-i:. :hev ::. ti+ ..i-re :.prshias qhich ha.+ . r., :le Ifroojt n,rnh-r ..ibuiidlng Per^al;s slnce i950 arci thich s a :riu? accomEed ior over 50 1er:enE ;i :t'- siiL:iag ienirs issued ln idZO. 
:: ! e !+\'=rL Lru'Ir

Sources: U. S.'Brreau o:'t-lensus' C3r.s:ru.:ioi1 B.e::rr: C-;0; local bui:.ci1g ?eEtiE )..iices, a,rC es;1:a:es by iicusi.ng )tarkeE Af.aivst



TabLe Va

Subsldlzed Houe lng Unlts Authorized by Buildine Permits
Benton Harbor-St. Joseoh. Mlchlean-HMA

1960-19 71

HllA total Section 235 Section 236
Section 221
(d) (3) BMIR

Low rent
public housingYea.r

1960

1961

L962

1963

1964

1965

1966

1967

1968

1969

1970

LsT}p-l

200

r00

r.07

180

56

389

189

1

34

60

95

r_60

53

2L3

95

200

100

107

180

100

76 (2368)

763

55

Total L,22L 150

gl L97L eetluated to Septenber I by Houslng Market Analyst.

Sources: U. S. Bureau of Census' Constructlon Reportsr C-40;
local bulldtng permlt offices, and estiuntes by Housing Market Analyst.



Table VI

Estlna

A. Families

Eligible for
both programs

Public housing
exclus ivelv

T'ota1 for
both programs

135

90

65

330

95

135

Occ Potential for Subsidized Rental Hous

Benton Harbor- t. Joseph. Mich lean HMA

Septenber 1. 1971 to Septeuiber 1, L973

Section n69l

1 bedroom

2 bedrooms

3 bedrooms

4* bedrooms

Total

Elderlv

Efficlency

1 bedroom

Total 409-l 7*l

10

20

20

10

15

60

35

15

15

55

35

40

40

10

10

20

40

L49+/ L25

25

15

6ocl

B

60

15

g/ Estimates are based on regular income limits'

!/ These families are alternatively eligible for subsidized sales housing

under Section 235.

g/ About 50 percent of these faroilies also are eli-gible for rent supplements

9/ .tff of these elderly couples and individuals also are eligible for rent
supplements.

exclusively



Table VII

Benton Harbor-St. Joseph, Llichigan, Area Postal Vacancy Sr-1rvgy

September 1, L97L
t

Type of
dwellinga/

Residences

Apartments

Totdl

Total
posslble ,

deliveries!-/

38,302

3,985

42,287

Vacant units
A11 Pq_rcent

1.0

Used New

332

190

69

191

Under
Cons Eruc tion

L64

266

430

401

381 9.6

782 1.8 522 260

House trai-lers 980 18 1.8

a/ The definitlons of t'residence" and t'apartment" are those of the Post Office
Department, i.e.: A residence represents one possible stop with one possible
delivery on a carrierrs route; an apartment represents one possibl-e stop
wj.th more Ehan one possible delivery.

U/ The survey covers unlts in residences, apartments, and house trailers,
including mllitary, institutional-, public housing uniEs, and unifs used
onJ-y seasonally. The survey does not cover stores, of f ices, comtercial
hotels, or dormltories, nor does it cover boarded-up resldences or aPart-
ments Ehat are not intended for occupancy.


