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ForeworC

As a public service to assist local housing activities through
cleirrer understanding of local housing market conditions, FHA
inltiated publication of its comprehensive housing market analyses
early in 1965. While each report is deslgned specifically for
FHA use in administerlng tts mor:tgage lnsurance operations, it
is expected that the factual information and the findings and
conclusions of these reports wlll be generally useful also to
builders, mortgagees, and others concerned with local housing
problems and to others having an lnterest in local economic con-
ditions and trends.

Since market analysis is not an exact science Ehe judgmental
factor is imporEant in the development of findlngs and conclusions.
There wlll, of course, be differences of oplnion in the inter-
pretation of avallable factual informatlon in determining the
absorptive capacity of the market and the requlremenEs for maln-
Eenance of a reasonable balance 1n demand-supply relatlonshlps.

The factuaI framework for each analysis ts developed as thoroughly
as possible on the basis of inforrnation available from both local
and national sources. Unless specifically identified by source
reference, alL estimates and judgmcrts in the analysis are those
of the authorlng analyst.
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DULUT}I. MINN ESOTA -SUPERI OR. WISCONSIN SMSA

AS OF JUNE 6

Summarv and Conclue![qng

The econoruy of the Dututh-superlor SMSA 1s oriented primarily
towards nonmanufacturing industries which accounted for 84 per-
cent of nonagricultural wage and salary employtrent 1n L964. The

employment trends show that nonaSricultural wage and salary em-

ployment declined from 85r2OO jobs ln 1960 to 781200 in 1963'
th"n ro"" sllghtly to the 1964 level of 781300 jobso The indus-
tries whlch contributed mostly to the dectrine were mining'
transportation, communication and utillties, and trade" In
1964, unemployment avereged 7.5 percent of the labor force,
having decltned slightly each year slnce the l96t high of
10.2 percentn Durlng the June 1965-June 1967 forecast perlodt
employment ls expected to increase by about 11000 jobs (5O0

annual ly ) .

As of June 1965, the houslng lnventory in the SHSA totals
99r75O uniEs, an increase of 250 unlts annually since 1950.
As meaeured by buildlng perrolts lssued (provtding between
80 and 90 percent coverage) residential building acttvity
has decllned. It is esEimated that approximatety 455 housing,
units were butlt annually durlng the l96o-June 1965 period;
about 385 of these have been authorlzed by building permits.
A Large proportlon of the units constructed represented
replacement housing due to the demolitlon of a substantlal
number of units. Approxlmately 15O housing untts are under
constructlon in varlous sectlons of the marketc

2. The medlan income for all famllies, after the deductton of
federal lncome tax' is about $5'925; for renter famllles'
$5r275. By 1957 medlan after-tax lncome for aIl familles
wllI be approxirnatel.y $6r1501 for rent-er families, $5r450.

3o Currently, the population of the sl.lsA is estlmated at 280,30ot
an increase of 720 persons annually since Aprll 1960. Drring
the forecasE perlod, the population is expected to tncrease
by about lrO0O annually to a June 1957 total of approximately
28 2 r 3OOo

4, Households in the SMSA now number about 861450. They have
increased by abouE 315 annually stnce I'960. The projected
increase tn househoLds during the next two years ls expected
to be approximateLy 4O0 annually.

5 a
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Currently, there are abouE 3,O5O available, vacant, nonseasonal,
nondilapidated housing units in the SMSA. Of those, 925 are for
sale and 2,L25 are for rent, representing vacancy raLes of I.5
and 7.7 percent respectively.

The estimated demand for new housing units in the SMSA during
the July 1965-June t967 forecast period is expected to be 4lO
units annually, including 345 sales units and 65 rental units,
Another 45 units could be marketed at the lower rents associated
with public benefit or assistance financing. The distribution of
the sales units by price class is indicated on page 28.

1



ANALYSIS OF THE
DULUTH M]NNESOTA - SUPERIOR I^rl SCON SIN HOUSING MARKET

AS OF JUNE 1 t965

Housing Market Area

Eor the purpose of ihis analysis the DuIuth, MinnesoEa-Superior, Wisconsin,
Housing Market Area is defined as the DuLuth-Superior Standard Metropolitan
Statistical Area (SMSA) which consists of St. Louis County in Minnesora
and Dogglas county in wisconsin with a total population of 23I,588 in
1960.L/ Because of the extensive area of Ehese counties, however, Duluth
city and the tournships immediately surrounding DuLuth, together with
Douglas counEy is regarded as one submarket, while the remainder of
St. Louis County is regarded as another submarket. This delineation
conforms closely with the labor market definltlons of the Minnesora
Department of Employment Security which regards DuluthCity, Superior Ci[y,
and Douglas county as one labor market, and st. Louis county, excluding
Duluth, as another labor market area.

St. Iouis County is Iocated in t,he norLheastern section ol' i'iinnesoLa"
Oanaoa forms the northern border ol tne county. Cn its other sides, it
is surrounded by six counties ( includinq Douglas County, 'iisconsirt ) and
in addition has ciirect access to Lake Superior (see map). Douglas
County is situated in lhe northwestern part of i^Jisconsin; like St.
Louis County, it j-s bounded by srx other counties, and also has direct
access to l,a.ke SLiperior which forms part of its northern bounda.ry.

The nrincipal coinnrunitj-es in the SI"iSA include the neii,hboring cities
o1' Duluth and Superior, situated at llie la.ke shore, Hibl-inq Village,
Virginia City, ano the smaller urban cr.:nters of Chisholm, EIy, and
lveIeth, all of wtrich are situated on the Mesabi Range wtrich crosses
the middle portion of' St. .L,oujs 

Counly.

Tl-re cities of Duluth and Superior are about I5O rrriles north of the
twin cities of l4inrreapolis anrl St" Paul, about 250 miles east of
Fargo, North Dakota, and 195 rni-l-es southwest o1 Port Arthur on the
Canadian border. Duiuth - Superior i-s Lhe most westerly inland port
on the Great Lakes - SL. Lawrence Seaway. In terms of total tonnage
handled, it is one of the largesl ports in the United States. I'he
area is served by an extensive hiqhway network (see rnap). U.S. 6I
Ieads to l',iinneapolis and St. PauI, and to Port Arthur. U.S. 2, wlrich
runs east-west connects Duluth - Superior with Green Bay, 'riisconsin,
and Fargo, l\Iorth Dakota. U.S. 53 leads to lnternational Fal.is and
to Madison, hlisconsin. The range communities are served primariiy
by U.S. 53, and U.S. L69 which runs east and west. Air transpor-
tation is provided at the Dul-uth Int.ernationaf and the Sunerior
llunicipaf Airports. Several railroads, including the Great i',Jorthern,
and the \iorthern Pacific, facilitate bulk transportation.

| / Inasmuch as the rural f arm populat ion of EIie Dulutil-IviiIrrtesoE,a-
Superior, Wisconsin,HMA consitutued only 3.Opercent of fhe total
population in 1960, aIL demographic and housing data used in this
analysis refer to the total of farm and nonfarm data.
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In April 1960, the Unlted States Census of PopuLation reported that,
of a total of about 87,875 workers who resided in the SMSA, approxi-
mately 83,225 worked in the SMSA. About 2,O25 worked outside the
SMSA, and 2,625 did not report their places cf employment. Of che
85,900 workers who reported their places of employment as the SMSA,
about 2,JOO lived outside the SMSA. These figures suggest a net
in-commutation of about 7OO workers.

Of the 2rO25 out-commuters who reported their places of employment,
41 percent worked in neighboring Carlton, Lake, and Itasca CounEies.
Of the 2,7OO workers who lived outside but worked in the SMSA in
ApriI 1960, 44 percent came from CarIton, and Itasca Counties.
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Economy of the Area

Character and History No singLe industry has a dominant position in
the economy of the Duluth-SuPeri'
agricultural wage and saLarY emP

ing industries in L964. However
iron ore mining, the steel indus
ore. Employment in mining and t
mainsEays of the economy, has de

and has had a dePressing effect
has been a significant decline i
the work force since t96O.

or SMSA, although 84 Percent of non-
loyment was provided by nonmanufactur-
, the economy is linked closelY with
try, and the transPortation of iron
ransportaEion, traditionallY the
clined considerabty in recent years,
on other industries. The result
n employment and in the size of

The early economic history of the Duluth-Superior area dates back to
the days when the fur traders, in their intense competition Eo secure

Ehe treasured peIts, pressed westward. ln 1660, the firsE shipment of
furs from Head of the Lakes was made, and in 1817, John Jacob Astor
established the American Trading Post at Fond du Lac. Settlement of
the area followed after various treaties and land concessions by the
Indians. Duluth was platted in 1856, and in l87O it was incorporated
as a city. At that time, Superior was already a thriving community.

ln 1855, iron ore was discovered on the Vermilion and Mesabi Ranges'

However, railways, bridges, canals, docks, and grain elevators were to
be constructed before the porc would attain its full importance. By

the turn of the century, most of these faciiities had been provided,
and they served as the nucleus of further economic growth. In 1959,

the firit deep-draft ocean vessel entered the DuIuth-Superior Harbor'
The recent increases in the shipments of grain and other rrgener&lrr

Iake cargo, as shovrn by the Duluth Buslness Indicators, suggest that
the St. Lawrence Seaway has enhanced the position of Duluth-Superior
as the most westerly port on the Great Lakes'

VJork Eorce

For the year L964, the work force in the Duluth-Superior SMSA averaged
95,70O workers, the lowest level for the pasc five years. For the
first four months of 1965 the work force averaged 95,2OO workers, an

increase of about 1,5OO over the comparable months in 1964. During
the t96O-1964 period, the work force in the SMSA declined steadily from
106,400 to the 1964 level of 95,7OO, a decline of ten percent. The

decline in the work force reflects substantial out-migration and the
withdrawal of secondary wage earners from the labor market because of
Iack of job opPortunities.
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Emp loyment

Current Estimate In 1964, Eotai emplovment in the SMSA a'.,eraged
88,5oo down 1,7oo from the previous year. The 1964 average was com-
posed of l,9oo jobs in agriculture, J8,3oo nonagricultural wage and
salarl, jobs, and 8,4OO self-employed, domestic, and unpaid fami Iy
workers. For the first four months of 1965, total employmenE averaged
87,3oo, an increase of 4,4oo over the same period in 1964. Because of
resort activities and seasonalitv in the transportation and
construction industries, employment in the SMSA is usualiy at its
lowest during the firsL few months of the year. peak emplovmenE is
usually achieved in June, JuIy, and August.

Past Trend. In 1960, nonagriculturaL wage and
85,200. Between L960 and 1964 nonagricultural
declined by 6,9OO workers. About three-fourths
the 1960- L96L recession.

Da te

sa Ia11, emp LoYmen t was
wage and saLary employment
of the decreaser occurred in

Trend of Nonagricultural Wage and SaLary Employment
Duluth-Superior SMSA

AnnuaL Averages I960- 1964

Manufac tur ing Nonmfg.
Total wage and salarv

emplovmenE
Change in totaL
Number Percent

l9 60
196 i
1962
19 63
1964

I L,8OO
11,OOO
I I ,300
I 1,90o
12,40O

73, 3OO

69, LOO

68, 3OO

66,3OO
65, gOO

85,2OO
80, 2OO

79 , 5OO

78, 2OO

78, 3OO

- 5, OOO

- 700
- 1 ,300

LOO

qo

.9
1.6

.L

Note: Subtotals may not add to total due to rounding.

Minnesota Department of Employment Security; Wisconsin StaEe:
Emp Ioyment Service .

Source
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Emp Ioyment by Industry

Manufacturing. Of the 78,3OO wage and salary workers employed in the
SMSA in 1964, about 16 percent were engaged in manufacturing, a slight
increase since the 1960 to 1962 period when manufacturing provided 14

percent of total wage and salary employment.

The l2,4OO workers who were engaged in manufacturing industries in
1964 represented an increase of 5OO workers over the previous high
registered in 1963. From the I960 level of ll,8oo, manufacturing
employment suffered a loss of 8OO in the 1960-196I recession, but
since then employment in manufacturing has shor^rn moderate yearly
increases. Data showing the employment figures for individual- manu-

facturing industries are not available for the SMSA; but the major
manufacturing industries include fabricated metals, machinery
and transportation equipment, and food processing.

Nonmanufacturi.ng. The table above shows that nonmanufacturing
industries provide the greater proportion ( 84 percent in L964) of
nonagricultural wage and salary employment. tJholesale and retaiI
trade is the largest single industry in the SMSA, with 15,3OO employed
in 1964, 20 percent of nonagriucltural wage and salary employment.
The 1964 average was wetl below the 1960 high of 16,500' About 75

percent of the loss occurred in the t96l-1962 period.

The services indusIry which, in 1964, employed l2,600 workers, l6
percent of wage and salary employment, is the second largest industry in
the SMSA. Average employment in the industry for 1964 tepresents a

two percent decline from the 1963 high of 12,8oo workers. After a

slight decline of 2OO in 196l, moderate increases hlere experienced in
1962 and L963. The i964 average is IOO more than the 196l low of
12,5OO jobs.

ln 1964, erployment in government (local, State, and Federal) totaled
ll,OOO workers, 14 percent of wage and salary employment. Employment
in government increased substantially (six percent) in the 1960-1962
period, showed no change in 1963, then experienced a loss of 5O0 jobs
in 1964.

Employment in the transportation, communication, and utilities industry
averaged 11r2OO in 1964, about L4 percent of wage and salary emPloyment.
The It64 average represents a decline of 14 percent below the t96O high
of I3,OOO. Except in 1964 when a slight increase occurred, €mPloyment
losses in the industry has been continuous since 1960. Two-thirds of
the loss, however, occurred in the t960-1961 recession.
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Employment in mining average 8,4oo in 196/+, an increase of tr^/o percent
over the previous year. rn 1960, employment in mining trrl-a1ed
l2,7oo. Employment declined considerably, 35 percent, in th. next
three years to the I963 level of 8,2Oo. A smail increase was recorcled
in 1964, but the 1964 level was stirl far below the 1960 high. The
decline in mining empioyment is due mainly to the petering out of higlr
grade iron ore on the Mesabi Range. Emplcyment increasers by processors
of low grade ore have not been sufficient to offset the decline in therest of the industrv.

Employment in the construction industrv averaged 4,7o0 in 1964,
l0o more than the 1960-I963 period, bur 2oo less than in 1960.

abou L

Employment in finance, insurance, and real estate averaged 2,7oo in1964. The number employed in this i.ndustry has remained t,irtuallv
unchanged throughout the 1959-1964 period.

Pri nc i al ent Sourceslo

rn April 1965, five major firms provided about 45 percent of aiL
manufacturing employment. Three of these firms were engaged in the
making of steel and fabricated metal products. They inctuaea unitedStates steel corporation, cluett peabocy, and Jr:nes and Laughlin Steel.
The other two major manufacturing emplovers are Duluth Avioii"., which
makes electronic guidance systems for the aircraft industry, and chungKing Corporation, which processes frozen foods. gnited States Steel,
DuLuth Avionics, and Chung King report a higher current demand for theirproducts than in the past t!,/o or three years. Wnlle U.S. Steel indicatecjLhat employment Prospects depend on market conditions, Duluth Avionics
and chung King corporation expect moderate increases in employmentover the next two years.

Nextto united States Steel, the three largest employers in the SMSA areErie Mining, Reserve Mining and oliver rron Mining c.mpany. Together,these companies accounted for about 70 percent of totui *ining ''
employment in April 1965. Erie and Reserve Mining have been fngaged intaconite production since 1957 and 1955, respectively, whi 1e oliverrron Mining has been mining and shipping iron ore for over 75 years.Erie Mining plans expansion of its Hoyt Lakes facilities, but iutureplans of the other tldo companies have not been disclosed.
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The Great Northern RaiLroad Company is the biggest employer in the trans-
portation field. Because of modernization, automation, and improved
techniques, the company has had a considerable reduction in the number of
its employees during the last ten years. Great Northern, which
already operates dock and storage facilities for iron ore, coal,
and grain, expects to increase these facilities to handle (stockpile
ana st,ip) an estimated 2.5 million tons of taconiEe pellets, largely
the product of Hanna Mining Company plants at nearby Itasca County.
Despite these pIans, company officials expecE no significant increase
in emp loyment .

Military. The 343rd Fighter Group, U.S. Air Force is stationed at the
Ort"tn international Airport. This facility was estabLished in 1940,

as a part of the Air Defense Command. The number of military
personnel at this base is currenLly 2,225, dovun slightly in recent
years. Civilian employment as of June l960 totaled 2LO' Employment
at the base increased gradually each year, from about L20 in December

1957 to nearly 23O in December L963. Employment declined Lo 22O

in December L964, and has fluctuated slightly since'

Devel-o Dments in thq Taconi te Industry

within the last ten years, iviinnesota has lost much of its compeLitive

position in the nrodirction of iron ore, mainly because Lhe sleel i-n-

dustry has demanded higher qualiLy ore than the area p-oduces, and be-

cause of increased proiuction in Ltf,er areas (Labrarlor, Venezuela, and

l,iichigan, fo. u*aropi"). Since ]1955, iron ore production in t{innesota

decLined by about !O percent from an annual average of about 60 rnillix
ions to IeLs than 3O milfion tons. The clecline in proouction has bee;n

due mainly to the peterinq out of high gracie iron ore'

The state contains Iarge reserves of magnetic and semi-magnelic taconite'
an extremely hard rock with about I8 to 28 percent iron, much of it on

the ivlesabi Range. Conversion of taconite to a product usable in blast
i;.;";; (,,uurrEfi.iarlon", a process which concentrates the ore into
sma.I1 pellets .orri.ini"g aUout 62 percent iron). is riifficult and costly'
lt is economical only on a large scale. rJhile the product'jon of natural
ore cleclined since l'.955, the productjon of l,aconite j.ncreased from a

nominalfigure).nLg55tocurrentproducLj.onofaboutlSmilliontons
arlnually. The increase :,n production in the taconite inciustry Lras not

been sufficient lo offset the decline in the rest of the incustry'
Corresponciingly, ernployment in mining has continued to decline'

Anattempttoimproveitscompeti-tivepositionintheproductionof
pig iron and Lo attract new taconite piants into the area culminated

in the approval i" iq6t- b-y. public referendum of Amendment No' 1' This

ar-ngndmgn! gives to the SAE; consitutlon investors the assurance

that taconite projects wiII not be unduly taxed during the next

twenty-fi.r" yurt"i As a result-of the more favo51b19 tax climate'
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several companies have announced plans Eo construct nev, Eaconlteplants. Three of these, united states Steer, Evereth Taconite, and.Iones and Laughlin wirl invest in new prants in St. Lours couniy.

Unemp I ovmen t

For the first four months of 1965, unemployment in the Duluth-superior
sMSA averaged 7,9oo persons, about g.3 p".t"nt of the total workforce. For the comparable period in 1964 unemproyment averagedlor8oo, about 11.5 percenE. Because of seasonal factors the unemploy_ment rate in the first part of the year is usually higher than theyearly average. ln 1964 the unemployed averaged 7,2oo (7.5 percent).This was the lowest unemproymenE rate for the past five y"rrr. rn1960, the unemployment rate was g.2 percent ani because lt tn" t96o_196l recession, it rose substanEially to lo.2 percent in 196I. The
unemployment rate then decllned to 9.2 percent tn 1962, to 9.0 percentin 1963, and to the 1964 row of 7.5 percent. The persisten"y oithe relatively high unemployment rate has been due mainly to decIining
employment opportunities 1n minlng, transportation, and trade.
However, developments in these industries in 1964 and the first fewmonths of 1965 indicate that the unemployment raEe might contlnueto decline.

Future Employment

During the June f955-June 1967 forecast period, total nonagricultural
emplo;pnent is expected to increase by about rrooo jobs (500 annuarry).
The employment increase is based on the assumption that the expansion
plans indicated by the taconite producers and some of the other major
employers wjII be carried out. It is anticipated that a net addition
of jobs in nining and menufacturing will stimulate employment (or arrest
further declines) in other industries, particularry in traae, transpor-
tation, and in services. Underlying these assumptions are the more basic
ones that Minnesota taconite continues to be competitively produced, and.that demand for the products of the area persists in a viable National
economy.
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fncome

r,nlages. 1.'he wages of manufacturing v'rorkers in the Duluth-Sutrlerior labor'
nnrt<et area (Duluth City and Douglas County) a,veraged bI07 v,'eekly in L96t,.
From the f959 average of $97 weekLy, manufacLuring wages rose to.i;IOrJ in
1950, declined to $95 in 196I ani increased by,j,Il beLween 1961 ,'-ind 1964.
More than half the increase occurred tn L952. In Ar:ril L965, average
weekiy earnin5is in manufacturing industries was $1IO, cornpared to $1O5
for the comparable month in I96i+. T'he changes in the averaAe wee<iy
earnings reflect both changes in hourly wages and variatrons in tlie
nunber of hours worked.

Current Estimate. Currently, the medj.an inccne, after the deduction
of Federaf income tax for a}l fami lies in the Duluth - Superior Si4-sA

is about $5 1925. The median i-ncome, after tax for renter families is
g5r?l5. By l-96,7 median a.fter-tax i.ncome for aII famil-ies is expected
to rise to l[i5rl-50; for renter famil.ies, $51450.

As indicated in table fl, about 2J percent of aII famjhes anci 33 per-
cent of renter farnilies in the SILSA have after-tax incornes of less t,han

$lr,OOO. About Il percent of aII families, but only six percent of
renter families, rave incomes of $IOrOO0 or more.
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Demographlc Eqqtors

PopulqEton

Current Estloaten As of June 1965, the population of the Duluth-
Supertor SMSA is estlmated at 2801300 persons, about 31700 (one
percent) over the Aprtt 1960 total (see table III). The current
estlmate represents an average annuel lncrease of 72O Pergons'
lncluding a galn of 74O annuatly ln St' Louls County, and an average
annual loss of 2O persons in Douglas County. tJhile Duluth added
about l5O pereons annually, it 18 eetlmated that the populatlon of
Superior declined by about I25 persons a yearo The populatlon in
Htbbing has remalned relatively unchanged since 1960' but that of
Vlrginia showed a decline of about 55 pereons annually.

Past Trend. Durlng the 1.950-196O decade, thc populatlon lncrease
tn the SMSA averaged 21380 annualLy' lncluding an lncrease of 2'550
ln St. Loula County and a loss of 170 ln Douglas County' Durlng
that perlod, nine percent of the growth ln PoPulatlon ln St. Lou16
County occurred in Duluthr qilrlIe Virginia and Htbbing had slx per-
cent each. In Douglas County, a loss of populatlon (1r750 Persons)
ln Supcrlor offeet the sllght galn wtrich took place tn the rest of
the county.

The growth ln populatton slnce 195O is substantially less than that
experlenced ln the decennlal perlodl thts le due to the conatder-
able decllne ln enploynent opportunttics, sterming from the dorrnward
trend in nining, and the effecte of the 1958 and 196O-1961 recesstons
from r.rhlch the area has not yet recovered.

Estiaated Fu re Populatton . Durlng the June 1955-June 1957 fore-
cast pcriod, the population ln Ehe Du1uth-Superlor SIISA ts expected
to lncrease by about I'OOO annually, to a June 1967 total of approxl-
mately 282,3OO per6on6. fite growth during the forecast perlod ls
expected to be eomewhat higher than that experlenced ln the precedlng
flve-year perlod because of the lnproved employment prosPects.

Natural Increaec and Mlqration. Durlng the 1950-1960 decade, net
natural lncrea,se (the excess of resldent llve blrths over resident
deaths) ln the Duluth-Superlor SMSA averaged 3r475 annually. Ttre
population growth averaged about 2r375 annually, lndlcatlng Ehat
during the decennlal perlod net out-ntgration averaged t,I00 annually.
About 43 percent of the net out-mlgrants were in the 20-29 age group.
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Net natural increase ln the 195O-1965 perlod is estlnated at 21725
persons per year, whll.e the increase ln population averaged 72O

annually. This indicates that about 2'OOO Persons have left the
area Bnnually because of the poor economic condltions. It 16 esti-
nated that about 50 pereent of the mlgrants left the city of Duluth
and about [5 percent nigreted from Superior.

Age of Populatlon. The following table shows thc age distributlon
of tne population in 1950 and 1950. Ttre large increase (30 percent)
in the O-1.9 age group rcflects malnly the htgh birth rates durlng
the post-l,lortd l{ar II and Korean Conflict periods, while the decllnes
in the number of persons tn the 20-29 and the 30-39 age SrouPs' ln
part, are due to lower birth rates ln the 1920-1940 period' and, ln
part, to out-migratlon of workers. The increase ln the number of
person6 slxty-flve years and over reflects lncreased longevityt
nainly because of improvements ln roedlcal and sclentiflc Eechnlques'

Aee Distrlbution of ttre pulatlon
Du[uth-Su lor SMSA

April 195O-Apr11 1950

1950 I9 0 Chanse 1950:L9tO
Age groups Number Percent Number Percent Number Percent

o-19
20-29
30-39
40-49
50-59
60-64
55 and over

Total

82r34O
33 ,590
3? r52O
3 1 ,695
28 ,580
l3r9[o
24,500

252r235

32.6
13.4
l4.g
L2.6
I 1.3
5.5
9.7

100.0

Io7 ,334
29 t453
32r495
35, oO4
28,734
1lr73l
30.8 45

276,596

38.8
lo.6
l1.g
13.0
lo.4
4"2

1I. 2
10o.0

24,994
-41237
-5,025
4,309

ls4
-2,L79
6.345

24,36L

30.4
-L2o6
- 13.4

13.6
.5

- 15.6
25.9
917

Medlan age 32,8 30.5

Source: 1950 and 1950 Censuses of Popul.atlon.

l{tl1tarv Strength. Currentl.y the mllltary strength of the 343rd Fighter
Group ls about 21225. Including dependents, the srtlltary population
totals about 4;8OO, 1.7 percent of the total populatlon of the HMA.

the milltary strength lncreased significantLy (94 percent) from the
1958 figure of I,3OO to the 1963 high of nearly 2,525. Since then,
the mllttary strength at the base has decllned to 21400 in 1.951 and
to the current flgure of 21225. ProJections by the Department of the
Air Force show onLy modest variations in military strength in near
future years.
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Houeeho [da

Current Eettnate. As of June 1965, the number of households in the
SMSA ls estimated at 861450, an lncrease of lr650 (about 3t5 annualLy)
ovcr the 196O total. St. Louls County accounted for the greater pro-
Portlon (97 percent) of Ehe increase, while Douglas County had three
percent. About one-thlrd of the growth tn households in Sto Louts
County occurred tn Duluth; rrhile Htbbing had a sllght lncreaser 6c-
countlng for about three percent of the growth in the 6ounty. Both
superlor and Virglnla cxperienced sllght decltnes, averaging l5 and
3C householde, respecttvely, durlng the 1950-1965 perlod.

Past Trend. Betnecn 1.95o and [950 the number of households in the
sHSA tncreased by about 93o (one percent) annually, from 75,500 to
84r8OO. Over 99 percent of the lncrease, 925 annually, occurred tn
St' Louts county, rrhere 50 percent of the growth occurred outstde
the urban centers, tlhtle Superlor expertenced a slight decllne of
flve households annually, Duluth, Hibbing and Virginia added 32O,
75, and 7O households, respectively. The household trend 1n the
SHSA 16 presented ln table lV.

Houeehold growth ln the 1950-196O decade was hlgher than in rhe
t95O-1.965 perlod. The lncrease ln the earlter period reflects
both the hlgher rate of population growth and a conceptual change
from "dueIllng unltt'ln the I95O census to t'houslng unltil in 196O.

Future Households. rt is estlmated that during the forecast period
households ln tbe SMSA wlll lncrease at an annual rate of about 400
to a total of approxlmately 87r25O by June 1967" Ttre prospective
lncreese ln houeeholde 1s relatlvely higher than the rate experlenced
ln recent years because of the hlgher population growth which should
result from lnproved economlc conditlons.

Household slze. currently, the average number of persons per house-
hoLd ln the SMSA la abouE 3.18. Between 1950 and 1960 the average
number of persons per household declined from 3.22 to 3.19 (see
table rV). slnce [95o househotd size has been declinlng both in
the urban centers, and ln the countles as a wholeo ln the rural
perts of sto Louis county household size increased durlng the de-
cennial perlodl however, it is Judged that the household slze ln
the rural areas of the county is now slightty less than in 1950.

The decllne ln the household slze is a reflection of the number of
young adults and eLderly persons who malntaln one- and two-person
houeeholds. During the 1955-L967 forecast pertod, average house-
hold slze ls expected to continue tts slow rate of decllne.
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Military Households. At present there are about LrO4O milltary
personnel who are heads of households (including 30 families not
Iiving in the area) the majority of whom are voluntariLy separated).
Of the remaining I 

'OIO 
fami lies who reside in the area, 95 ov,rn their

or^rn homes, about 70 ovsn trai lers, 5OO live in rented of f -post housing,
while 345 live in military controlled housing. Based on the estimated
future strength of the air base, it is judged Ehat military-
connected households will increase slightly in the forecast perlod.
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Housing Market Factors

Housiqg Supply

CurrenE Estimate. The hous ing inventory in the DuluEh-Superior
SMSA has l-ncreased by about, 1,300 units (250 annually) since
1950, and nor,r totals approximately 99,750 units (see table V).
Nearly 87 percent of the increase (215 units annually) occurred
ln St. Louls County, and 13 percent (35 units annually) occurred
in Douglas County. The current est,imate of the housing inventory
in St. Louis County is 82,650 units; in Douglas County, 17,100
uniEs. Duluth accounted for 35 percent of tire i-ncrease in the
housing supply in the SMSA. The other urban areas accounted for
10 percent, wirile 55 percent of the growEl-r occurred outside Ehe
urban areaa.

Past Trend- The housing inventory in the SMSA j-ncreased from
84,900 units in 1950 to 98,450 units in 1960, an annual increase
of abouE 1,350. Some of this increase, however, was due Eo a
def initional change from dwelling unlts in 1950 to i-rousing units
ln 1960. AbouE 90 percenE, of the j-ncrease took place in Sr. Louis
County r.;here the invent.ory lncreased from 69,400 to 81,500 units,
(abouE 1,200 annually). In Douglas County, the inventory increased
from 15,500 to 16,900 units (about I40 annually). About 33 percenr
of the irrcrease in the SMSA occurred in Duluth, 18 percent ln tire
other urban areas, and about 49 percent in rural sections.

-Type pf Stll4lqtrg. One-uniE structures , including trailers, nolr
comprise 75.6 percent of Ehe housing supply, slightly more Ehan
the 1960 proportion of 75.4 percent,. Two-unit structures make
up 9.2 percent, the same as in 1960. Units in structures con-
taining Ehree or more units compri-se 15.2 percenE, indicating a
sligtrt decrease from Ehe 1950 proporEion of 15.4 percent. The
sllght decline in the proportlon of units in sEructures with
Ehree or more units results from the irigher proportion of mulEi-
family uniEs dernolished compared wlth the proportion of multifamily
units constructed. The followlng Eable shows the composition of
the housing lnventory by type of structure.
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Eory. By Type of St,rucEure
Dulut,tr-Superior SI"ISA

1960- 196s

Units in
s truc ture

One unit
Tr,ro units
Three or more uniEs

Total units

ApriI
1960

7 4,L38il
9, 081

1s . 160
ss:TrbJ

June
1965

75,45Oa1
9,125

15. 175
gg ,7 50

Percent of Total
1960 L965

r00.0

75 .6
9.2

15.2
100.0

75.4
9.2

L5.4

9/
E I

Includes trailers.
Differs sligirtly from ttre count of all housing units (98,436)
because unit,s by sEructural size were enumeraEed 9n a sample
bas is .

Source: 1960 Census of Housing
1965 EstimaEed by Housing Market Analyst'

Aee of S trucEure. A large proporEion (61 percent) of the houslng
unit,s in the SllIiA have been construct ed prior to 1930. Tire Pro-
portion builE, 19 percent, ln the 1950-March 1960 period was more

than twice the proportion built in each of the preceding ten-year
periods (see Eable below). Lees than three percenE of the housing
units has been consEructed slnce April 1960.

Y ucture Bu
Duluth-Su rior SMSA

Period Percent DistribuEion

April 1960 - June 1965
1955 - March 1960
1950 - 1954
1940 - L949
1930 - 1939
1929 or earlier

Total

Jrn" besic data reflect an unknown degree of error in rryear builtil
occasloned by Ehe accuracy of response t,o enumeratorsr questions
as well as errors caused by sampllng'

source: 1960 Censue of Housing and eet,lmates by Houai.ng l'[arket Analyet.

2.5
9.8
8.8
9.3
8.3

61.3
100 .0
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Condition of E.he Inventory. Approximately 75 percent of the housinE
units in the SMSA are not dilapidated and rrave all plumbing facilitigs,
compared wiEtr 74 percent so classified in 1960. The slight improve-
ment is due mainly Eo tire denolition of substandard units. The
condition of ti-re inventory is expected to continue improving gradually
since a policy of inspection and code enforcemeilt is pursued in tire
tv,,o ma j or cit ies .

Residential Bu ildine ActiviEv

As measured by building permits authorized (between 80 and 90 percent
of tire population of t.rre SMSA live in permit issuing places), the
volume of residential building activity Lt L964 \,ras at its lor.rest
poinE. in tiie past 15 years. In L964, about 330 units ,;.rere
authorized, nearly 80 less Ehan in t,he previous year. From the 1950
high of 1,050 uniEs, tire number of building permit.s authorized
declined each year to 510 in 1954, despite increased coverage from
73 to 81 percent. From this level, the number of units autirorized
increased to 840 in 1957, then declined steadily to rhe 1964 row.
This trend of high levels followed by gradual declines peryaded
all subsecEions of the market (see table vr). The decline in the
number of units authorized resulEs from t.he poor economic condit,ion
of the area, particularly since the 1958 recession.

A total of about 2,200 housing units has been authorized in the sl,ISA
since 1960. Of these, 220 vtere publlc housing units. The units
authorized consisted of 1,775 single-fami1y, 75 two-family, and 350
multifamily units. About 55 percent of tire total number of units
auEhorized were in Duluttr, and about, 19 percent in superior. Hibbing
and Virginia had six and one percent respeccively. Nearly all of
tire multifamily units (255 and 55 respecEively) were in Duluth and
superior. The follor.iing tabre shorvs the housing unit,s auEirorized
by building permits since 1960.
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HousinE UniEs AuEhorized bv Bulld ine PermiEs
Duluttr-Superior SMSA

1960- 1965

5 or more
1 familv 2'4 famL|v familv total-I/Year

1950
196 1
L962
1963
L964

496
357
280
296
255

6

4
0

66
0

9

66
t20

47
73

5r1
427
400
409
328

74
115

1964 (Jan.-hy) 62
L965 (Jan. -1.["y) 73

0
0

L2
42

!/ Includes 216 units of public housing as follows:
20 units; 1962 (DuluEh) IOO uniEs; I953 (Superior)
(Hibbtng) 35 units.

l96t (Chisholm)
6O units,

Sources: U.S. Bureau of the Census, C-40 Construction Reports; and

LocaI Permit lssuing offices.

As can be ascertalned from table VI, the totaL number of permits
lssued beEween [95O and 1959 was 7,500. This total was based on

73 percent populaEion coverage prlor to, and 8l percenE after,
1954, However, Lhe housing inventory increased from 84r9OO to
98,45O uniEs, an increase of 13,55O units. Part of the difference
was due t.o a def initional change f rom 'rdwelling unitsrr in t95O

torrhousing unitsrr in t95O; however, a number of unlts were built
in non-per*it-issuing areas. on the basis of the t95o-t95o
experience (and t.he assurance from Local sources that, because of
the economic condiEions prevailing there was no large-scale
bultdlng activity out.side of permit-issuing areas) it is estlmaEed
fhat 4OO to 45O housing units vrere sEarted in Ehe SMSA since
I960 outside of permit lssuing areas.

Units Under Cons truction. On the basis of a postal vacancy survey
conducted in June 1965, from the rec ords of permits issued, and

from lnformat.ion recelved from local butlders and realEors' there
are now about 245 oniEs in varlous st.ages of eonsErucElon ln the
SMSA. About 7l percenE of these are slngle-famlly unlts and the
remainder are in mulEifamily sErucEures. About 12O of the unlEs
under const.ruction are ln Duluth, incLuding 3O muLttfamlly unlts.
Abour 35 units,20 of them multifamily, are belng built ln Hlbblng,
and about 35 single-famiLy unlts are being bullt ln Superior.
There are 18 unlts under constructlon in Virglnla, including
14 multtfamilY uniEs.
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Demolition. During rhe 1960- 1965 period, approximately 1,175
uniEs have been demolished in the SMSA. Tiie majoriry of t,hese
units were in the city of DuluEh, where approximately 790 units
were demolished. About 280 un its were elimated for higirv;ay
development, and approximately 175 units were removed by tire
local Housing and Redevelopment Authority in conjunction vriEh
tl-reir renewal plans. In Superio r, about 295 units were demol-
ished, partly because of highway development.

DemoriEion acEivity during the forecast period is not, expected
to be as high as during Ehe 1960-1965 period, largely because
the property rights have been crarlfied and demolitions have
occurred for the most extensive portion of the highway program
in Ehe Duluth area. The loca1 Housing Redeveropment Authoiity i.,Duluth has tentat,ive plans for redevelopment of part of the
central hillside eection, north of the central business district.
Estimates of extent, cost, and number of units involved trave notyet been made. rt is doubtful whether these plans will be completed
during E,he forecast period.

Tenure of Occuoancv

CurrenE E s t imate. As of June L965, there are about 86,450 occupied
units in the SMSA. Approximately 60,875 uniLs (70 percent) are
oI^7ner-occup ied, and about 25,575 units (30 percent) are renter-
occupied. The proporEion of orvner- and renLer-occupied units nowin tiie sMSA is similar Eo the proportion enumerat.ed in the 1960
Census.

Past Trend
units in the
change indica
from renter-
including_ (a)
substantial n
decline in ec
sales housing
remained cons

Between l95O and 1960, the proporEion of ovrner_occupied
SMSA increased from 66 percent to 70 percent. Thistes that. during the decennial period there r^ras a shiftto owner-occupancy. But several factors,
the slowdown in the volume of construction, (b) the

umber of demolitions of single-family units, (c) the
onomic conditions, and (d) Ehe high vacancy rate in
, indicate rhat for the l96O- 1965 period tlnure hastant.

Vacancv

census. The census of Housing reported that, in ApriI r960, there were3,275 vacant availabre housing units in the SMSA, a net vacancy raLeof 3.7 percent. of these, 755 were for sare, representing a homeowner



vacancy raEe of 1.2 Percent,
a renter vacancy rate of 9. I
units, 240 sales units and 1,
plumbing facilities.
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atd 2,520 were for rent, representing
percent. Of tite available vacanE
450 rental units lacked s.ome or all

Post,al Vacancv SurveY

A postal vacailcy survey was conducted in the S}'1SA in June 1965. Tire

"rrir"y 
covered 71,247 housing units, 71 percent of tne currently

esElmated housing inventory. A toEaL of 2,454 units were-vacant,
a vacancy raEio of 3.4 percent. Included in ti-re total nurnber of
uniEs covered rvere 541678 residences and 16,569 apartments. Vacancies
in residences Eotaled L,239 (2.3 percent). Vacancies in aPart'ments

numbered 1,2L5 (7.3 percent). The result of rhe postal vacancy
survey is summarized belo-\,7 and presenEed in detail in table VII .

Summarv of Results
Postal Vacancv Survey

Dulutlt-Superior SMSA, June 1965

Area

Duluth
Superior
Remainder SMSA

SMSA Total

Total units
survqved

38,694
LL,O52
21 . 501
7 t,247

Units
vacant

986
528
940

2,454

PercenE
vacanE

2.5
4.8
4.4
3.4

source: FllA Postal vacancy survey conducted by collaboratint
Pos tmas ters .

It is important to note that the postal vacancy survey data are not
entirely comparable with the data published by the Bureau of the
Census because of differences in definition, area delineations, and

methods of enumeration. The census reports units and vacancies by

tenure, whereas Ehe postal vacancy survey reports units and

vacancies by type of structure. The Post Office Department defines
a Itresidencetr aS a unit rePresenting one Stop for one delivery of
mail (one mailbox). These are principally single-family homes,

but lnclude row type houses, and some duplexes and structures wiEh

additional units created by conversion. An rrapartmenttt is a unit
on a stop where more than one delivery of mail is possible.
Although the postal vacancy survey has obvious limitations, when

used in conjunction with other vacancy indicators the survey
serves a valuable function in the derivation of estimates of Local

market conditions.



2l

Current Eetlmate. On the basis of the results of tI-re postal vacancy
survey and from information received from local realtors,
there are currently about 3,050 available, vacan!,
nonaeaaonal, nondllapldated units in the SMSA. rePresenElug a rret
vacancy rate of 3.4 percent. About 925 units are for sa1e, and
about 2rL25 unlEs are for rent, indic.atlng homeorvner and rental
vacancy rates of 1.5 and 7.7 percent respectively. The Presenl-
esttmate of total avatlable vacanE unit.s represents a sliiliit decline
from the vacancles enumeraEed ln 1960. Tne decline ls attribuE.ed to
ti'ie subgtantlal number of units demolished and tlre decline in tire
number of units construcEed. The poor economic condlEions, followed
by ouE-migratlon and a softening of tire sales markeE r,as discouraged
Bome poEential irome buyers and caused a slight increase in the home-

ot{ner vacancy ratio. On the other hand, the paucity of renEal units
consEructed togetirer r^71Eh the increase in t,ire number of young adults
(moeE of whom are renters)rhas caused a decline in Ene renLal vacancies.
The number of vacancies and the vacancy ral-es are srronrn in tiie following
teble for tiie years 1960 and 1965.

VacanE Hous lng U4itS
Duluth-Superior S4SA

r950- 1965

Cateqorv

Total vacant

Available vacant
For sale
Hcnaeowner vecancy ratio

For rent
Rental vacancy ratlo

Other vacant

Source: 1960 Ceneus of llouslng;

April 1960 Apr;!! 1955

L3,627 13,300

1,27.4
755
t,2

L,059
925
1.5

2,5L9 2,L25
9.1 7.7

10,353 10,250

1965 estimated by Housing Market Analyst.
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Of the currenE number of available vacancies, 650 sales and
l,O5O rental units are estimated to have all plumbing facilitles
and are judged to be competitive, a slight improvement over the propor-
tion similarly classified in 196O. The number 6f available competitive
sales and rental uniLs is slightly higher than considered necessary
in slow growing areas like the Duluth-Superior SMSA.

Sales Market

General Market Condition. The decline in construction activity
(especlally since 1957) and the increase in sales vacancies indicaEe
that the saLes market, both for new homes and existing units, has
deteriorated within the last eight years. Many local builders
and realtors concur with this viewpoint and some believe that real
estate values have declined by about five percent since 1960.
Statistical information on this aspect of the housing market is
not readi[y availabte. However, it is apparent that in recent years
the supply of homes has exceeded the demand, and price decLines could
be attributab[e to the over-supply.

The number of homes now reported under consEruction, the volume of
sales reported by local realtors, and the personal opinions of
contractors, realtors and mortgagees indicate that the sales market
has tended toward greater stability in the last three or four months.
This stability should continue over the forecast period.

Subdivision Activity. At present, there are no areas reporting a

large voLume of subdivision activiEy. However, on the outskirts of
the main cities there are areas (such as Woodland, Proctor, and
Kenwood) where about LO to 12 saLes units yearly are constructed.
Contract construcLion is the established practice in the area. One

prominent contractor, however, reported that about 9O percent of
the homes which he built in recent years r{ere on a speculative basis.
Other contractors reported Ehat they build only two or three homes
a year on a speculative basis, nainly to keep their workmen
busy. Speculatively built homes are usual[y sold within six to eight
monEhs after completion. OccasionaLly, such units, because of style,
location, faciLities, or market demand, remain unsold for a longer
period of time.

Home Prices. Because of differences in income levels and different
requiremenEs by individual home purchasers, the price range of new
construction in the SMSA is quite wide. Most new homes, however,
are priced between $I4,OOO and $25,000, with the average price about
$2O, OOO.



UnsoLd lnvento ry of New Houses.
new sales houses in subidvisions
in 1964 was made as of January l,
completed in five subdivisions in
the survey date. Of these, 19 we
and I I were bui lt speculatively.
houses were unsold at the time of
been completed less than two mont
months earlier and two some four
date. ln addition, there were th
been completed more than l2 month
house (speculative) was reported r

1965.
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A survey of the unsold inventory of
which had five or more completions
L965. Thirty units were
the twelve-month period preceding

re sold before construction started
Four of the specu la tive ly bui 1 t
the survey. One of these had

hs earlier, one about two or three
to six months before the survey
ree new unsold houses which had
s before the survey date. OnIy one
under construction as of January l,

A comparable survey conducted as of January l, Lg64, covered ninesubdivisions. A total of 63 houses had been completed in the
twelve-month period preceding the survey date. Of these, 33 hadbeen soLd prior to the start of construction and 3o had been builtspecuLatively. of the speculatively built homes, eight had rernainedunsold as of the survey date. Two of these had been completed ressthan two months bef ore, two about tr,ro to three months, and f our
some four to six months prior tothe survey daEe. A total of Io
homes had been reported under construction, six of them speculative,on the survey date.

Two of the five subdivisions included in the unsold in'entorysurvey as of January I, 1g65 v,rere in DougLas county, wisconsinA total of 12 units had been built in the two subdi'isions, ofwhich lo were sold prior to the start of construction and twowere bui lt speculatively. One of the two speculatively bui Ltunits were unsold at the time for the 
"u.,r"y.
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1e d in Select ed Subdiv 10ns b Pri Class
63a L964Dulu -Su r

$12,500 - 14,999
15,000 - L7,499
17,500 - 19,999
20,ooo - 24,999
25,000 - 29,999
30,000 - 34,999
35,000 and over

TotaI

Sales Price L963

13
20

B

L4
6
0
2

63

Pre- sold 
-.1963 L964

0
3
3

13
0
0
0

19

Soeculative houses
Total

L963 L964
Unsold

t963 L964

30 11

Total
1e E ions

L964

05
49
94

L79
o4
00
02

30 33

I
8
1

4
5
2
0
0

0
I
1

2

0
0
0
4

I
I
I
4
I
0
0
8

0
I
6
4
0
0
0

Source: Federal Housing AdministraEion'

The results of the unsold inventory surveys are summari-zed above.

ThesampleissmallandmaynotberepresenEaEiveofElremarketas
awlrole.ForbothIg63ald|g64tlret,ableshowsaconcentrationof
sales iiouses constructed in the $15,000 to $25'OOO price range:. A"

indicatedbytlretotals,rherewere.substantialdeclinesinL964,
both in the units pre-sold and in the number of units
built speculatlvely. The decline in the number-of uni-ts
unsold ref Iect, 

'p*ri*"iprfly-,--tf," lower number of speculative starts;

in part, -trorvever, it tlf fects a slight improvement in the market'

t'oreclgsures. The level of foreclosures in the SMSA

[dS lnereaced since 1960 (see table below)' The 1964 total

of'about 92 foreclosures was three less tllan the 1963 level' but

overtwo-thirds*o,"Lhanin1960'Between1960andL964fote'
crosures in t1-re JGL aoa"led 3g4; abour 80 percenr occurred in st.

Louis CountY.
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The increase in the number of foreclosures, is aEtributable to the
decline in employment opportunities in the area and to the over-
supply of sales houses. Since indications are that there is an

improvement in the economic conditions, the number of foreclosures
may level off or perhaps decline slightly during the forecast
period. Ttre following table shows Ehe record of foreclosures from
1960 ro 1964.

Forec I
DuIuE uperior t960-1964

Record of Foreclosures
Doug las

County
St. Louis

County
SMSA

TotalYear

r960
l96t
t962
r963
1964
TotaI

r5
2l
13
t4
t2
76

54
77
66
95
92

384

38
56
53
8I
80

308

Source: County Court records

RentaI MarkeE

The renEaI market in the Duluth-superior SMSA is reLatively firm,
having improved considerably since 1960. The improvemenE has been

brought abouE by a combination of factors, incLuding the demolition
of a substantlal number of renEal unlts, the increase in young adults
who usually rent raEher than buy' and the small number of rental
uniEs constructed since I950.

One poinE of weakness in the rental market seems to be caused by

indirecE compeEition from the vacancy in sales housing. Existlng,
Iess competitive rental units cannoE readiLy command hlgher rents
wiEhout influencing the declsions of some renters and potential
renters to switch io the sales market. Indicatlons are that the
markeE for new rental units in Lhe smaller strucEures (garden type
aparEment.s) is quite sErong. For examPle, one comPany recenEly
ctmpLeted an 18 unit structure ln DuluEh and rePorts good occuPancy

experience, especially in the Ewo-bedroom caEegory. Another
EhirEeen-unit aparEment bullding, conEaining mainly_two-bedroom
units, hras completed in January 1965 and had no dlfficulty in
aEEainlng full occuPancy.

13
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n:1t.1 ltgr"gg-qnder consrrucrion. At presenr, rhere are approximarery70 muttirffirucrion in rhe .MSA. Abou. 30 unirsare under construction in DuIuth, including one lg-unit st.ructure tobe completed in August. An 18-unit structure is under construction inHibbing, and a l2-unit structure in Virginia. These units areexpected to be completed by late sunrmer or fa1L. The sponsors areoptimistic about occupancy, since they have had many inquiries fromprospective tenants.

rn addition, severar persons pran to construct a totalfour structures. These plans are in various stages of

Mortgage Market

of 54 units in
execution.

The mortgage market in the Duluth-superior SMSA is well developed andamply supplied with funds. The principar sources of mortgage iunds inthe sMSA include banks and savings and loan associations. The rate ofinterest on conventional loans varies from 5Lz to 6 percent. The downpayment is usually between 20 and 30 percent of the appraised valueof the property; while the repayment period varies from 15 to 25 years.

Urban Renewal and Redeve I nt

Currently, there are four urban renewal
characteristics are summarized, below.

projects in the SMSA. Their

West Michi gan Street Redevel t Proje ct, R-5 This renewal project
Duluth; it covers about

Street to the north,
and several railway

is located in the south-west parE
33 acres. The area
29th Avenue to the
lines to the south.

of the city of
West Michigan

The fuEure develop,ent of the land in the project area carls forcommercial and right industrial use. The suriounding area isprimarily residential and is substandard. The l7o familiesinvolved have all been rehoused. completion da.e for this projectis expected to be June 1966.

is bounded by
west, 26th Avenue to the east

Gatewav Renewal Proi ect, R- I t. This project, also in Duluth,
the downtown section andnitiaEed in 1960. lt is Locared in

abouE 2l acres. The project area is irregularly shaped and
bounded approximately by Mesaba Avenue to

1
was
covers

is
Superior and partty by Michigan Streets on
on the east, and First and Second Streets

the west, partly by
Ehe south, 4th Avenue

on Ehe north. plans forthe area call for commercial use. The
primarily commercial and is ratei fair

surroundlng, area 1s
to poor. However, the
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area is immediately south of the civic center which is in a good
location. Demolitions have been completed; a total of about eight
families were rehoused. The project is scheduled for completion in
June 1967.

Southside Renewal Project, R-14. This renewal project is located
Chisholm City. It is relatively small, involving 2.5 acres, and
scheduled for commercial use. The project will be completed in
summer; the six families in the project area have been rehoused.

Fifrh Avenqe Project, R-18 This renewal project is located
and comprises less than one acre. T'[re pro ject is schedu led
completion in September 1965. The planned re-us€of the land
commerical facilities. Three families have been relocated.

in
for
is

in
is

late

Hi bbing

for

Mi li ta Hous i

currently, there are 3o5 on-base housing units in the SMSA. All of
the units are considered to be adequate and vacancies are low.
Although there is a waiting list of about too families for on-base
housing, there are no presenE pLans for new construction.

Public Housing

There are approximately 1,o5o units of public housing in the SMSA,
including some units designed for senior citizens. Approximately 3oo
units are located in Duluth and 410 units in Superior. currenEly,
there is one 6o-unit senior citizen housing project under
consideration in virginia. A tentative site has been approved,
and a development program received, but the contribution contract
has not yet been negotiated.
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Demand for Housin

Quanti Eat ive

It is estirnated that during the June 1965-June 1967 forecast
period about 8OO households (4OO annually) will be formed in the
SMSA. The prospective demand for new housing units arising
from new household formation has been adjusted for expected
Iosses in the inventory through demolitions, conversions, and
catastrophe. Consideration has also been given to the tenure
composition and the satisfaction of demand by structural type
as well as the vacancy suppiy and the current rate of construction.
Based on the foregoing factors, it is estimated that the demand for
new housing will be 4lO units a year, inctuding 345 sales units and
65 rental units.

Qualitative Demand

Sales Housing. The approximate distribution of the annual demand
for sales housing, based on current family incomes and ratios of
sales price to income typical in areas similar to the Duiuth-
Superior SMSA, is presented in the folLowing table.

Annual Demand for New Sales Houslng by Price Class
@

June 1965-June 1967

Price range Number of houses

Under
$12,000

14,000
16, 000
18, 000

12, 000
L3,999
L5,999
L7 ,999
L9,gg9

$ 2A
25
40
4s
55

45
40
20

20,000 - 21,999
22,OOO - 23,999
24,000 - 25,999
26,000 and over

Total

55

345

Source: Estimated by Housing Market Analyst.

As shor'rn in the preceding distribution the demand for houses is
greatest for units priced betvJeen $18,000 and $22,000. The demand
is relaEively small for units priced under $14,000 and for units
priced $26,000 and over.
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]'he distribution shown above differs from that on paE]e 25 which
reflects only selected subdivision experience in I963 and 1g64.
The 1963 and 1964 data do not include new construction in sub-
divisions with less than five completions in each of these vears,nor do they reflect individual or contract construction on scaItered
lots. rt is likely that the more expensive housing construction
and some of the lower value homes are concentrated in the smallerbuilding operations which are quite numerous. The demand estimates
above reflect all home building and indicate a greater concentrationin some price ranges than a subdivision survev would reveaL.

RentaI Housinq.
of rent to income
units during the
the minimum gross
The demand may be
efficiencies, 30
uni ts. Minimum r
can be produced a
$1OO for efficien
and $l3O for rhre,

Based on projected renter-fami I1z incomes and ratios
typical in the area, the annuaL demand for rental

forecast period has been estimated at 65 units at
rents (including utilities) achievable in the area
distributed in the following unit s j.zes: lO

one-bedroom, 20 two-beCroom, and 5 three-bedroom
ents at which new privately ovrned rental units
t market interest rate financing are approximately
cies, $llO for one.bedroom, $l2O for two-bedroom
e-bedroom apartment units.

An additional 45 rental units annuaLIy, mostly one-and two-bedroomunits, probably could be absorbed by the rentar market at thelower rents achievable with public benefit or assistance throughsubsidy, tax abatement, or aid in financing or in land acquisition.
The location factor is of especial imporEance in the provis,on of newunits at the Iower-rent levels. Fami lies in this user group are notas mobile as those in other economic segments; they are less able or
wi lling to break with estabiished social, church, and neighborhood
relationships, and proximity to place of work frequently is a governing;consideration in the place of residence preferred by fami Lies in rhisgroup' Thus, the uti lization of lower-priced land for new rentalhousing in outlying Locations to achieve Lower rents may be seLf-defeating unless the existence of a demand potential is clearLy
evident.

Douglas Count Wisconsin. As indicated in this analysis , Doug las
county has continued to lose population since 1960 and household
growth has averaged a nominal ten a year. Nevertheless, about Lz
percent of the net additions to the housing inventory have taken
place in Douglas county and the total housing demand in this
county over the next tr^/o years is about 45 units a year. virtually
aLl of this demand wiIl be for saLes-type units; the nominal demand
for rental housing wil.I probably best be satisfied by the renting
of existing single-fami Iy houses.

Y'
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Components

Civilian work force

Unemplo5ment
Percent of work force

EmploSrment

Agricultural employment

Nonagricultural emplolment

Nonag. wage and salary employment

Manufacturing

Nonmanufacturing
I"lining
Cons truction
Trans. & utilities
Trade
Finance, ins., & real estate
Services
Government

Table I

Work Force Components
Duluth - Superior SMSA

Annual Aver s L96O-1964
(in thousands)

19 60

106. 4

97 .7

1.9

95. 8

85"2

11.8

73.3

o?
9.2

8.7
8.2

19 61

103.2

10. 5
10. 2

92.7

1.9

90. B

80.2

11.0

69. 1

1962

101.2

9 r.9

1.9

90,0

79 .5

11.3

68. 3
9.7
4.6

11. 4
15. 6
2.7

L2"t
11. 5

19 63

99 .2

90.2

2.0

88. 3

1964

95.7

8.9
9.O

7.9
8.3

7"2
7.5

10. B

11. 5

88.5 82,9 87.3

1.9 1.8 2 .O

86.6 gt,l 95.3

First four monthe
L964 1965

93.7 95.2

73. O 77 .2

t2.8

64 "4

12"O

10L2.7
4.9

13.0
16.5
2.7

t2.7
10. B

4.
11.
16"
2.

t2.
11.

66)
8.2
4.6

11. o
15. 4
2.7

t2.8
11.s

61. o
7.5
3" 3
9.L

14. B

2.7
L2. o
11.o

4
6
8

o
7

5
I

6

18,2

11.9

78" 3

L2.4

65.9
8.4
4.7

ir.z
15. 3
2.7

t2- 6
11. O

7.6
5.3
9.9

15"3
2.7

t2 "7
11.0

Other nonagricultural employment 10.6 I0 10.4 10.1 8. +

Note: Subtotals may not add to totals due to individual rounding.

Source: Minnesota DePartment of Employment Security and Wisconsin State EmploSrment Service"

8.1 8.1



Table II

Estimated Percentage Distribut ion of Family Income by Tenure
After Deduction of Federal Income Tax

Duluth - Superior SMSA
1965 - 1967

1965 income
{nnual family income

Under $2,000
2,000 - 2,ggg
3,000 - 3,ggg
4, 000 - 4,ggg
5,000 - 5 ,ggg
6,000 - 6,999

7,000 - 7 ,gg9
8,000 - 8,999
9,000 - g ,ggg

10,000 - l2,4gg
12,500 and over

Total

Median

1967 income
All Tenant. A11 Tenant

8

7

8
L2
T7

:3

10
7

5
8
5

100

$5, 925

8
7

4
3

3
100

$5 ,27 5

12
8
5
9

5
100

$6, 150

100

$5 ,450

L2
10
11
13
15
t4 13

11
10
11
L2
L4
13

7

7

8
11
15

1 0
7

4
4
4

Source: Estimated by Housing Market Analyst.



Table III

Population Trends
Dul S}4SA

L950-]765

Aprll
L950

2C5-cr,z

t6.7]-q

35r)25
11.3q0

2521777

April
l960

2?1r4gg

105r884
t7,73L
Ll+ro3l+
92rg3g

/+5.008

)31563
L]-.l+/+5

2761596

June
L965

U5 rl*oo

LAt 1650
1:l r750
L3rt5o
% r25o

/y'l.qOO

32r9OO
12.000

Nuruber

?-552

237
llrb
L55

2rOL5

171

Percent Number

t&
L50

5

-55
610

_125

19'

720

Percent

)t2.

.1

.0

.lo

.7

-.L
o9J.

o 3

Average annual change _ tDEffi"-Tgso-tebtY
St. Ipui-s County

Duluth
Hibbing
Virginla
Remainder of county

Dowlas County

Superior
Remainder of county

Sl.lSA total-

L&
104

16
L2
72

5Lt
276
l+%
789

',

,
,
t

a

.8
L.2
)o

oa/

-4 -2o A
L76
_6

.5

.0

a8OpAO 21382

g/ Rounded.

Source: 1950 and 1960 Censuses of population;
1965 estiruated by Housing t"tart<et Anaiyst.



Trend of

Table fV

and Hou Size
Du-Luth-Super ior Sl,1$4

Lo5O_t965

Apr11
1950

6r*8qo

3Lr3L2 )l*t
111865 5,
3 1931+ /*,2Lr7)9 26,

l).670

1or 5o8
3 J62

1950-1260
Number Percent

)t8
7lr
70

lb5

-5,l

a

-.1
&

]t960-1965 !April
1960

LOrl*51+

3.233

Jure
1065

1or 3oo
3.1+5O

3e5

110
10

-L5
200

-30L

?

.a

-.3
o8

nO7
.30

3.27

3.2)
zr-L
).22

3.o2
3.15
2.9'l
3.n

3.1'7

3.lo
).11

).79

Averaqe annr:a1 change Household slze
April April June
7950 1q6o lt965Number PercentArea

St. Ipul-s CountY

Duluth
Hibbing
Virginia
Renainder of countY

Douglas County

Superior
Remainder of countY

71-122 72.7OO 927 L.5 ./* 2.21 3.1q 7.18

35rO5O
51675
/+r55o

27 rl+25

t).687 L3.750

lr9l
608
635
388

I0
(
8
1

a

a

o

a

I
1
I
2

o

a

o

t6
.25

3
3
3
3

)
3
2
)

00
12
ql
116

10? J
-3

3.15

3.08
3.?,6

).18

L.2

SI,EA total

g/ Rounded.

Source: 1950 and 1960 Censuses of Housing;
t965 estimated by Housing l'Iarket Analyst.

75r52O 8t+r8}9 86rt+5o 929 1.2 3l-5 .l*



Table V

Housing Inventory, Tenure, and Vacq4gXl
Duluth-Superior SI,ISA

Iq50-1055

Averaqe annr:al changersffiIsleE,gl
Cateeory

Total housing inventory

Total occupied
Owner oocupied
Percent of total occupied

Renter occupied
Percent of total occuoied

Vacant housing nnits

Available vacant
For sale

Homeoumer vacancy rate
For rent

Rental vacancy rate

7q.520
49r6Lt+

65.7

86J+5O
60r875

,lo.l+

^[pri1
lq50

8/*.qol

251906
3lt.)

April
1060

a81436

8/..809
59r@l*

70.l*

251125
29.6

).271+
755
L.2

2r5rg
9.1

June
La65

q.750

25r575
29.6

3,o50
925
L.5

2rL25
7 "'l

Nunber

1.351'

z2g
11ocr/

Percent

lro

L&
2.o

Number

w.

85

Percent

tL
rA
.l*

L'
23o-

D LO27 L3.3@

:78 -O.3

w. L,l
33.O
D.f
1r7.6

O 3

0a

9.381

76t
)21+
O.'l
l-37
L.'l

42
J*5
30
:75

_20

251_R

208

L7J 4

J.l+-ao

-&

=i

3

Other vaeant I 620 loraqq to.2qo

g/ Rounded.

Source: 1950 and 1960 Censuses of Housing;
1965 estirnated by Housing I'larket Analyst.



Table VI

Housing Units Autho:tlized by Buildins Permi-ts
Duluth-Superior Sl4S4

t950-L965

Remainder
st. GountvPeriod

L950
a95t
t952
L95)
L95l+

L955
t956
Lg5'.l
L958
t959
Tota1 L95O-L959

L960
l)6t
l)62
L963
t96L
1965 (Jan-May)

Total Lg6O-1965

Total
St. Louis County

/*9\
660
/*78

708
718
725
/*38

6 1632

/*2?-

355
339
2BO
26.t

_l!
11773

Superior

10i+

SMSA

TotalDuluth

65t
5)o
298
3lr$
267

351'
lrtrl
l*57
627
356

4rry5

2/r2
2t+8
27.1

L69
2N
a3

11229

Hibbine

L29
197
105
2/*2

73

104
76

120
60
5L

Lrt5'.l

/*9
19

2
lrZ
6
5

t2)

Vireinia

110
IiA
NA

NA
67

70l+
65
25
18
t7

/16

t3
1
1
6
6

NAz

5t
88
88
70
7l

96
160
116

20

_a
771+

r18
97
59
6)
57
NA

391+

/rl
267
)9
)2

675
9l+L

658 5)
9l+

120
60
65

875

89
62
61

r29
59
t7

l.I7

lral+5
856
758
699
510

7II
802
838
785
503

7 r5O7

511
L27
l*OO

Lo9
328
tt5

2rLgO

U.S. Bureau of the Censrr,sr C-40 Ccnsr,ruction rlerorts; and local ner"nit issuinE offiees.Source:



Table [fI
Duluth. Uinnesota - Superior, Wisconsin. Area posEal Vacancv Survey

Lune l8_28, 1965

Total residences and ap6rrmenrs
Res;dences

Toral possible
deliveries

7t,24?

38. 694

18,L25

Postal uea I ndcr

241

117

56

t5

15
26

1

:
_u

7

2

2

7

l7

tin der
(onst,

Total possrble
delireries

54.678

29 .893

tt,257

16.322

1,087

All ": Led \s

2.454 3.4 2.400 54

985 2.5 945 lL
509 2.8 497 t2

\ll I Used r\F*

r, 2 39 2.3 l. 190 Ls

536 1.8 496 tlo

222 2.0 210 t2

Toral oossihl.
del,ieile"

.1r,=
8.801

6,868

37

r66
40

117
337

L,236

2,589

2,310
30

249

5.179

14

466
42s

1,057

t,265
l0

1,862

I Inder
c on st,

70

31

TotaI possiblo Vac0t
N". %

27 4.3

13 4.0

7 2.8

Itre SuRey Area lotal

Duluth

l{aiu Offlce

171

86

29

I1

15
26
I

:
35

50

7

2

7

13

l7

625

325

253

All i; ul"a----u"i

1.215 7.3 I.2I0 I
45C 5.1 449 r

287 4.2 287
Branch:
Proc tor 1,980

4, 098
4,259
1, 908
4,528
3,796

rl 1.5 30 1 1,943 22 1.1 22 9 24.3 8I

8

10
53
8I

44t 3 1e

22

7Stat lons :
HuDters Park
Lakeslde
ilorgan Perk
West hrlurh
tJest Eod

Superlor

59
81
33
92

181

t.4
1.9
1.7
2.0
4.8

46
69

91
181

13
12

2

l
_4

38
67
2l
38

I00

8,463 207 2.4 206

3,932
4,2t9
|,791
4,t9t
2,560

87
58
01

711
0r2
887
638

222
825
940

51
79
23
39

100

r49
31
27

32
15
81
26
42

1.3
!o
1.3
0.9

2.9

4,0
L.4
2.6

13
12

2

l
1

8 4.8

10 8.5
s3 t5.7
81 6.6

289 t2.5
8 26.7

24 9.6

1
58

3

2 50.o

3 100.0

1 14.3

13. 3

| 4-3

12 6.7

11.052 528 4.8 526

7, r80
1, 610
2,262

2 1.501

321 t2.4 320 1 121

57
15
49

179

75
50
13

18

:
23

t,7Statlons
Amex
B
East End

438 6,1 437
39 2.4 38
51 2.3 51

l2
9

I4

4
I

2

1

0

3

3.
,
1.

t49
30
27

l2
9

t4

288
8

24
2

Other Citie6 and Tohs

Aurora
Brbblt r
Ch lshol E
Blv
Evele th

Hlbblng
Hoyt Lakes
Virg 1n ia

'l he delrnirrons oi 'residence
one possible dcliverr.

940 4.4 929 I I Ho 196 l. o 4R8 a

l,l6l
711

2,47a
2,3t2
2 ,695

6,48?
855

4,802

35
15

113
44

t2L

1

I
6

9

3.
u

4.
1.
4.

6.
4.

15
113

43
119

323
53

23t

30
I5
8I
25
40

151
53
93

444 8.6

4 5.4

32 6.9
L8 4.2
79 7.5

t72 t3.6

139 l -5

6

l
4

8.
a

0

3;
2

;
2

32
I8
79

;
4

19

t4

22.2

53
234

aprrlnrenls andir"u', rrarlcr,. rrilud,r:rmrlrt.fr. r)slrlrlro.,.,j r,,i,
' F\ i, ,rli.utr,.ntr rl,.,r .rr,. n,,r rr,r, r,_, I r .r

36

18

r52
53
95

2.9
6.4 172

138 1

Ih" .su:e) 
, overs d""nine unir_ rn re_rden, e,.

o,,rm,rones. nor doe. ir r orer boardel-up resirl,.n Iou.rng,,rrrr,. an,i unir. used orlr seasorr,rltr I,t,, -ui' r v ,locs n,rt , ovcr sr,)r.s. ,,iir, c_. r ommerr ial horel. anri nr,,tels. ,,r

Source: tH,t posral !il(ancv sur.e, conductc<l br collal,or,rring posrmrsre.(sl
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