
? 1,8, I

"308F2'2t
gruzr- B%,
Wri,.
tqT t

Analysis of the

GREEN BAY,
WISCONSIN
HOUSING
MARKET

as of Febru ary 1,1971

A Report by the

DEPARTMENT (]F H()USING ANO URBAN OEVELOPMENT

FEOERAL Ht)USING ADM INISTRATIOI'I

wAsH|NGT0N, 0.C. 20411

February 1972



Houslng Market Analysls

Green Bay, I{fscoaslnr,as of ?ebruary L, L97L

Foreword

Thls analysls has been prepared for the assistance
and guldance of the Department of Houslng and Urban
Development in lte operatlone. The factual Lnfor-
natlon, flndlngs, and concluslona may be useful also
to bulldera, mortgagees, and others concerned with
1ocal houslng problens and trends. The analysls
doee not purport to nake determlnations with resPect
to the acceptablllty of any PsrtLcular mortgage ln-
aurance proposalg that nay be under conslderatlon ln
the eubJect Locallty.

The factual framework for thls analysls was deveL-
oped by the Econonnic and Market Analysls Divislon
as thoroughly as posalbl-e on the basis of informa-
tlon avalIable on the "as oftt date from both 1ocal
and natlonal sourcee. 0f courser eBtlmates and

Judgnents made on the basts of lnfotmation avalI-
able on the "as of" date may be nodlfled consider-
ably by subsequent market developments.

The prospectLve dernand or occuPancy Potential-s ex-
pressed ln the analyels are based uPon an evalua-
tion of the factors avall-able on the "as oftt date.
They cannot be construed as forecaets of buil-dlng
actlvlty; rather, they express the prospective
houslng production whlch would malntaln a reason-
able balance ln denaud-supply relatlonshlps under
condltione analyzed for the "as oftt date.

Department of Housing and Urban Development
Federal Houslng Adninlstration

Econonlc and Market Analysls Division
Washlngton, D. C.



FHA UARKET A}IALYS GREEN BAY. ONSINIS
ASG 1 1971

Itre Green Bay Houetng Market Area (IIHA) ls deflned as Brown Gountyl Wiscon-

sln. Itrta deflnttlon conforma to the Offtce of tlanageuent and Budget definltion

of the Green Bay Standard Metropolttan Statlstlcal Area. the tilA ls located in

northeastern trllaconsLn, 120 ruilee north of Mllwaukee and 220 mlles north of

Chlcago. ttre eetlmated populatlon of the HMA was about 162'000 Persons in Febru-

ary 1971; lncLudlng 89'800 in the clty of Green Bay'

ttre prlnery elements in the economy of this locality are the paper-maklng

lnduetry and the food processing lndustry. Itre number of persons employad in
the IltA has j-ncreaeed substantlally ln recent years with growth especlally evi-
dent ln wholesale and retail trade, the manufacture of paper productsl $overrlr
nent, and servlces. Constructlon of all types of new-hou1lng has proceeded at
a raifa fate !{,"ith an especially Large number of nultlfamily units built since
Lg66, Currently, the market flr ealee houelng ls ttght, and desirable rental
units ere etill in short eupply. It 16 antlclpated that, durlng the two-year
forecaet period endlng Februlry 1, L973, the eupply of rental unlts w111 be

substantlllly ttcr"""Id by units now under conetructton or planned'

fuiticlpated Housing Deoand

Based on projections of household growth and on anticlpated inventory
losees whlch "." i*p."ted to reeult from demolltlon and other causes, it is
estiuated that therl wll.l be a demand for an average of 11325 new nonsubsidized
housing unlts annuaLly 1n the t!'lA durlng the two-year perlod ending February
l, 197J. Af,ter considerlng other factors such as the number of houslng units
currently vacant, eurrent ievels of new conetructlon, and anticipated demolitions
of houslng units, it ls Judged that the most favorable market balance would be

achieved througtr the construction of 900 single-farully houses and 425 units in
nultifamily structures. Dlstrlbutlone of demand for single-family houses by

prlce cl.asi and for mul.tlfamlly unlts by gross monthly rent and unit slze are
ghosn ln table I.
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Occupancv Potentlal for Subeldlzed HousLnt

Federal asaLstance in financing costs for nes housirg for low- or moderate-
incone falltes Eay be provided through a nunber of different programs adminis-
tered by FEA: mnthly rent supplmnts in rental projects financed under Sec-
tion 221(d)(3); partial paynent of lnterest on houe nortgages insured urder Sec-
tion 235; partial interest payuent on proJect mrtgages insured urder Section
236; at federal assistance to local housing authorities for los-rent public
houeing.

fre estiuated occupancy potentials for subeidized housing are designed to
determine, for each progsa'n, (1) the nurber of fauilies and individuals rtro
can be served tder the progran and (2) the proportion of these housetol.ds that
can reasonably be expected to seek nes subsldtzed housing during the forecast
period. Eousehold eligibiltty for the Section 235 and Section 236 programs is
detennined prfunarily by evidence that household or family incom i,s belov es-
tablished linits hrt sufflclent to pay the miniuum achievable rent or mnthly
palnent for the spectfled prograu. Insofar as the incre requirenent is con-
cerned, all fauilLes and lndtvlduals vith incoe below the incone limits are
assrned to be etigible for public houslng and rent supplerent; there Eay be
other requirenents for eligibility, partlcularly the requirenent that current
llving quarters be substandard for fnrniflss to be eligible for rent supplenents.
$66s fami ll.es nay be alternatively eligi.ble for assistarice under uore than one
of these Prograes or under other assistance progra&s usi.ng federal or state
support. the total occupaooy potential for federaliy assisted housi-ng approxi-
Bates ifos srrrn of the potentials for public housing and Section 235 housing. For
the Green Bay EEA, the total occupancy potential is estimated to be 62O units
annuatly.

Ihe annual occupancy potentialJ for subsidized housing discussed below
are based on 1971 incmes, the occupancy of substandard housing, estimates of
the elderly population, incomg llnits Ln effect on February 1, L97L, and on
avai table narket experience.4/

Sectlon 235 Sales Housing and Section 236 Rental Housing. Sales housing can
be provided for low- to rcderate income families under the provisions of Seeti.on
235. Based on exception income limits, about 18O houses a year could be absorbed
in the FIA during the trc-year forecast period of this report. About 45 percent
of the farnil,ies eligible under this program are five- or more-person households"

Ll the occupancy potentials referred to in thls analysis have been calculated to
reflect the strength of the market in view of exlsting vacancy. ltre success-
ful attatnment of the calculated potentials for subsidized housing may well
depend upon construction in suitably accessible locations, as well as a dis-
tribution of rents and sales prlces over the complete range attainable for
housing under the specified programs.

2l Fautilles nith incomes inedequate to purchase or rent nonsubsidized housing
generally are eligible for one form or another of subsidized housing.
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A11 familles ellgible for Section 235 houslng are also eligible for Section
236, but the tlro programe are not additlve. To date, about 180 units have been

built under Sectlon 235 ln the $tA. As of Eebruary L971, corunitments had been

iseued for about 50 unlts under the program thls yearr As these units are com-

pleted they wl11 sattsfy part of the occupancy potentlal indicated above.

Rental houslng can be provided under provislons of Section 235. Using ex-
ceptlon incqne llmlte, there Ie an annual occupancy potentlal for 180 uniEs for
families and 110 unite for elderly couples and individuals. About 1O percent
of the fanlllee and 20 percent of the elderly eltgtble for Sectlon 236 also
are ellglble for rent-supplement houelng and all of the familles are ellglbIe
for Sectton 235. One 43-unit Sectlon 236 project designed for familles has
been opened recently ln Green Bay.' In addltlon, about 110 units have been pro-
posed under this program for the IDIA. thoee unlts recently constructed under
the Section 235 progran represent only about one-fourth of the indlcated occu-
pancy potentlal for families during the flrst year of the forecast period; how-

ever, much of the demand can be satisfied by the Section 235 Program.

R Housi Under the Pub Housl and Rent tP ams. These

two
dlf

prograns serve essentlally the sarne income households. The PrlnciPal
ferences arise from the manner in wh ich net income is computed for each pro-

gram and from other ellgibility requirements. Eor the Green Bay I*1A, the annual
occupancy potential for public housing is estimated at 180 units for families
and 210 units for the elderly. About 10 percent of the families and about 20

percent of the elderly a.lso are eligible for housing under Section 236 (see table
ifl. Under the rent supplement program, the potential for families would be

about one-half of that shown above, but the market for the elderly would be un-
chilnged.

Itrere ts currently no publtc houslng tn operation in the HMA. As of
,-:bruary 1, 1971, there were 100 unlts of publlc houslng under constructlon,
i;f which were designed for the eldetly.

all

Construction is scheduled to begln tn the next few months on a project for
tenants who are expected to obtain assistance under the rent supplement program.
This proJect will have 114 one-bedroom unlts designed for elderly households"

Ihe number of low-rent public housing units under construction or scheduled
t., be bullt during the next two years is likeLy to satisfy a large parE of the
potential among elderly couples and lndlviduaLs but none of the potential among

f amilies i.n the Green Bay area.

Tlne Sales l,larket

Ihe market for new and exlsting sales housing in the Green Bay area has
remained strong since 1960. New home construction averaged about 790 units
annually during the 195O-1970 period, reaching a peak of about 11075 units
in 1968. Since 1958, eingle-family construction declined ln 1959 and 1970 to
790 and 8OO unlts, respectively. Ttre demand for housing and the construction
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rolu6e heve declined since 1968 z16 a result of rapidly increasing construction
costs, risi"rg lnterest rates, ard a shortage of mrtgage uloney. Itis situation
also resulted ln a reduced rate of turnover in existing houses. During the
1968 to 197O perlod, the sales oarket tighterred arrd by February 1971 the hore-
orrrer vacacy rate €s a corparatively tor o.6 percent.

Although the nat{<et is reported strongest ln the $23'fiX) to $27'fiX) range,
rising costs have resulted in the corrcentration of nev offerings priced fnm
$27rOO0 to $40rooo. In recent years, new single-fauily hogses_ have
in 15 to 3O-unit subdivisions in Green Bay, in the tosns of Allouez

been buitt
and

Ile Pere just south of the city, and in Ashranrbenon southrest of Green Bary.

Ipcal buiiders have been c{lutioua in recent years and the rmsold inventory has
remained ntniual. ltere is reaso,nable balance in the market for nes homes at
$25r0OO ard over.

ltre los h(reosner vacancy rate in the Green Bay E{Ais indicativet i!_large
Eeasure, of a scarcity of new and existing hmes in the $17t5OO to $25'OO0 price
range. lley construction in this price range has been restricted by steadily
increasiqg Land coste ln desirable locations of the ilA. Real estate coqraoies
report that acceptable existlqg hoes for sale in this price r{rnge have been
very scarce over the past year.

R.ental Market

Fron t95O to 1962, nultifanlly constructlon averaged feser than 80 units
annualJ"y, Despite high levets of nultifamily construction in recent yearst
there reaained a at"rong narket for nental houslng as of February L97L. ltre
rental- vacancy rate has decreased signlficantl.y fron the 1960 level of 6.4 Per:
cent to the current 1eve1 of 4.1 percent. Ilre market for new, rel1 located
renta!. units has been strong in recent years. A recent survey of rental Proj-
ects built in the pa-st four years revealed a miniual number of vacancies.
Only ole recently built project has experienced absorption difficulty, and

this sas the result of excessive rents. Most of the estimated 216OO ur.rltifarnily
units bullt betreen 1963 and 1959 have been constructed in the city of Green
Bay and the torns of Ashwaubenon and De Pere.

In response to the expansion of the local econouy since 1953, nultifamily
construction has been rapid. Itre levet of uultifamily units authorized however,
declined from the 1969 peak total of about 7OO to 4OO units during L97O.

A11 new rnultlfanily projects marketed in the Green Bay area in recent years
have been garden-style apartments located throughout the city, with monthly rents,
excluding utilities, generally ranging from $150 to $2OO for a two-bedroom aPart-
ment. t{ost proJects of this type and rent range have achieved accepta'ble occu-
pancy levels within a few nonths after completion.

Ttre older nultifarnily structures seem to be the only segment of the rental
market rhLch has had occupancy difficulty in recent years, Many of the aging
converted single-family structures located in south centrat and west central
Green Bay have few of the amenitles offered in the newer projects and have had

occupancy problems despite rents which run about $SO a month less than a tyPical
ne$er unit.
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As of February 1, L97L, there r.are about 8O prlvately-financed multifamily
unlte under congtructlon ln the Green Bay HI.IA. Most of these units are in a
proJect ln the town of Ashwaubenon, whtch w111 have rents ranging from $140 to
$fOS for one-bedroom unlte, and $170 to $190 for two-bedtoom units, including
utlllttcr. ProJecte elmllar to thls are typically the most popular rental
accomdatlone tn the area.

Economic. c. and Hous Factors

The estimated demand for new nonsubstdlzed housing tn the Green Bay area ls
baeed on the current condlttons and trende diacueeed ln the economlc, demo-

graphtc, ed houslng sectlons whtch follow.

Econonic Factore. Nonagrlcultural wege and aalary employment ln the Green
aay@t55'0o01ntr.97o,1nc1ud1ng17,100rprkersinnprrr.facturtng
iniuetriee a"rd 37r9OO employed i.n nonmanufacturlng (see table III). Nonagri-
cultural wage and eal.ary employment lncreased by an average of 21175 jobs
annually from 1951 through t969, wtth gains every year. Yearly increa-ses ranged
from 1,600 to 2r7OA jc'hs. thls growth ts attrlbuted to slight growth'each
year in manufacturing and large lncreases in nonmanufacturing each year. Coin-
ttdent with nattonal economic trends, employment growth slowed slightly in the
Lg66-Lg67 period; however, euployment in nonmanufacturing industries continued

Nonmanufacturing employment lncreaeed by about lr5OO jobs a year between
1963 and 1958; prlmarily a reeult of increases in employment in wholesale and

retail trade a^nd |n government. Expansion of stater county, &d municipal
qc;1,'ernment resulted ln 380 new jobs yearly. -Q-q wholee-a-l-e. qr,rd retai! !rad9-
;ecLor showed an increase o! 5!Q neq 5oLs yeaitj durlng the_eame pe_rlod.. New shop-

..ii1g centeis, partlcularly those located outslde the city of Green Bay, have

resulted in a rapid increase in trade and in service employment. Services and

niscellaneous euployment grew by 360 jobs yearly, on the average, from 1953

to 1958. Ite trade, government, and services components accounted for 60 per-
cent of the growth !n nonagrlcultural wage and satary eurployment in the 1953-
1968 perlod. Nonnanufacturing enptoyment growth rate increases declined solue-

what in 1969 and 1970. Af,ter an lncrease of 2r4OO new jobs in 1959, the HMA

had an increase of only I'OOO new nonmanufacturlng jobs in 1970.

Manufacturing employment in the HMA is dominated by the PaPer products
and the food processing lndustrles. During the 1961-1968 perlod, manufac-
turtng showed steady, though nodest increasee each year. Enployment in manu-
factuiing grew by an average of 57O Jobs yearly from 1961 through 1968. During
this period, employrnent in the paper products industry increased by about
3OO new jobs per year.. One PaPer mi1I, with about 1'8OO workers, is the
largest manufacturing firm and the largest employer in the HMA. Between 1968

and 1970, manufacturing grew by only about 350 new jobs per year.

Nonagricultural wage and salary employment in the Green Bay HMA is ex-
pected to grow by about 2r2OO jobs annually over the next trdo years, of which
l,ZCmrritt Ue in nonmanufacturlng. Although the projeCtea increase is slightty



-6-

above the garns in the fast four years, this Level, of gronth is erpected to
reeult fnon increased eoplo5rrent of faculty ad stdf at the erpandirg IIni-
veralt5l orf Ilisconrin-Green Bay and the recovery of enqllo5rrent losses in th
@trrrction iaduetry. Several of the large ranufacturing ftrrs e[pect sc
rcdeet eryaneiur rithtn tbe forecast pertod.

IncG. As of Februar5r 1, 1971, the estinated nedian annual incore of
alL frilles in the Gseen Bay EttA ras $91725, efter deduetion of federal incre
tnn(es. RenLer households of trc or u)re persone hnd an estinated redim annual
after-tax incoue of $8rrrfi). In tr"959, ttre -odirn after tar incres of all faui-
lies s$d of renters rere $STSOO ed $41725, respectively (see table IV).

Ilerographic Factors. lte population glf, th. Green Bay E{A uas estirated to
be t62,0OO persons as of February f, 1971.4, Since I-960, the average annual
poptrtration increase has been about 3n4OO per6ons. A declining resident birth
r:ate has been offset by c.ontinued in-nigration into th EllA- lluch of the popu-
lation grorth has been concentrated in the cit5r of Green Bay, nhere lnpulation
ircreased by an average of 2r40i5 annually, and in the imediate suhrrbs of
Green Bay.

Despite an anticipated increase of about 2r(XX) students at the Green Bay
caspxrs of tte Uiriversity of llisconsin during the February l97l-February 1973
projection pe.ri.od, sasst students are expected to comute from existing house-
holcs in the Green Bay area. ltose students rfro are rpt currently living
witbin eomuting di"stance of the caupus ( located in uortheast Green Bay) should
b,e able to sec$re adequate housing since only a limited ntmber of students will
be seeking rental accodations.

The continued growEh in the local econouy shich is forecast for the Green
tsay area in the L97L-L973 projection period, along with the expected enrollment
increase at the University of flisconsin at Green Bay wiLl result in a popuLlation
i.ncrease of abor-rt 31650 annuatly during the tm-year period, similar to the
annual avereg€ of the last ten years. lhe resident birth rate is expected to
stabi-li"ze shile in-uigration will appreximate the levels of the last few years.

flrere rrere about 44,75O households in the Green Bay t}{A in February 1971",
including 27,O0O in Green Bay and 17r7fi in the remainder of the ISiA (see table
V). The current total reflects €rn average €mnual increase of 1,O5O since 1950"
Ttre anticipated employrnent and population growth during the tero-year forecast
period indicates that the nuuber of households in the Green Bay Il{A will
increase by about 1,1OO each year.

Eousins Factors. the housing in.rentory of the Green Bay IMA totaled 45r87O
units on February 1, L97L, an increase of 1Or345 units since April 1, 1960. Ttre

net increase in the invenEory resulted from the construction of 1lr89o new units,
the loss of about Lr975 units through dernolition and other causes, and the addi-
tion of 43O mobile trones. Itrere were €ur additional 3OO units under constructlon

ll The 197O Census of Population reported 158,244 persans in the IMA as of
April 1,1970.
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in the Green Bay IIMA on Eebruary t, 1971, includlng 120 stngle-fanily houses

and IBO unltg of nuLtlfCnlly houslng. 'Cf the multlfamily units under con-
etructlon ln the clty of Green Bay, 100 were in a publlc houelng Project for
the elderly.

Prlvate resldentlal butldlng actlvlty, as measuttd by bulldtng perdtsU
everaged about 73O unltg annually from 1,95O through 1952 (gee taible VI). A

eha.rp rtee ln multlfalntly constructlon ln Green Bay and ln the town of Ashwau-

Eenon booeted total conetructlon !5r lhe HMA to about 11000 units ln 1963, wLth
lrregular increase to a peak of Lr525 unlts ln 1958. In L966, a r18e ln hooe mort-
gege costg slolred single-famlly house 6a1es w'tth a reeultant drop ln total
residentlal constructton to about IrO5O unlts authorlzed ln 1966. Continued
tlght credlt conditlone inhibtted single-fanily construction in tb67 when

B7O units lrere authorized. Am tncrease in funds avallable locally for resi-
denttal. constructlon financing and a contlnued dernand for new rental' units
reeulted tn the construction of Lr525 and 1r480 unltsr resPectlvetry, in 1968

and 1969. Multlfa,mlly structures accounted for about 46O and 69O units,
respectlvely, ln 1958 end 1969. Ttre effects of tlghtened credtt condltions
fn tgZO were felt ln the !.ocal constructlon lndustry and resldentlal construc-
tlon volume fel1 to about 1r2OO unlts ln [970.

ygggggll. Ttre number of avallable vacant unlts has decreased since Aprtl
fgOO (G-tatle VII). Ttrere nere about 210 vaca,nt sales houses and 510 vacant
rental units availeble it the HMA in February 1971, indicating vacancy rates of
0.5 percent and 4.1 percent, respectlvety. Current vac&ncy rates rePresent
a slight decline from the vacancy levels enumerated ln the April 1970 Ceneuq,

when sales and rental v{rcancy rates were O.7 percent and 4.8 percent, f€spec-
tively. Sales vacancy rates are extremely low throughout all of Brotm County.
A disproportlonate number of the rente-r vacancles are ln the o1der, prirnarlly
converted stngle-fam|[y apartments ln the lnner-clty of Green Bay.

Resldentlal building permits are es
dentlal constructlon ln the Green B

timated to covep viftually all resi-
ay tMA.

LI



Table I

f r New NonsubsAnnuaI

A. Slncle-faelly

Price clags

$17,500 - 19,999
2Or00O - 221499
zzrfiO - 24$99
25'OOO - 291999
30rooo - 341999
35r00O and ovcr

Total,

t Area

Number
of unlts Percent

2
25
19
25
15
L4

100

20
225
L70
225
135
L25
900

B. Multtfanllv

-

Grosa
*orrtiir-t"ttt*/

$130 - $139
140 - t49
150 - 159
150 - 169
170 - 179
180 - 189
190 - 199
200 - 224
225 - 249
250 - 274
275 - 299
300 and over

Total

Efflclencv
One 1\ro

bedroom bedrooms

55
50
30
25

:

165 195

Ttrree or more
ms

10
5
5
5

15
10
10

5

40

g;
60
30
10

25

al Gross rent is shelter rent plue the cost of utllltles.

Source: Estimated by Houeing Market Analyat.
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Teble II

Ellglbte for
both pronramg

Publlc hourtng
e lurlve v

A Fasrlllee

Sectlon 296gl
exc lustve Iv

15
55
50
40

160

I bedroonr
2 bedrooms
3 bedroome
4r bedrooms

Total

Totel for
both proqramr

40
115
105
80

rl00

B. Elderlv

Efflclency
I bedroom

Total

b/

25
55
45
35

160

140

l9.ur
170 -

5
10

5
20

40
30
70

30 210
I9tr
40- -29.280

g/ Estlmatee are baeed upon exceptton rncome Ilmrta.
A11 of the elderly couplea and lndtvtduale aleo are cltgtble for rcnt rupplemsnt poym€ntr.



fable III

labor Force Trends
Green Bay. Wisconsin. HouElnq Uarket Area

(annual averages, 0OOrs)

CooDonent

btal civllian labor force

t neEployment
Percent uneraployed

Iotel employment

Nonag. wage & salary

llanuf ac turlng
Durable goods

Lunber & rcod prod3rqtsg/
Primary retaL ind.!/
Nonelec. nac.hinery
Other durable goods

Nondurable goods
Food & klndred products
epparel & other fin. prods.
Paper products & prtnting
Other nondurable goc.ds

Nonoanuf ac turtng
Contract coDatructicn
Trans., coru., & pub. util.
tlholesale aad retal.l traCe
Retatl tradd,/
Fi,n.r in6.i & real estate
Servlcea & n1ac.
Government

All other nonagriculturalS/

Agricultural

1960

46.3

1.7
3.77.

44.6

35. 5

t2.4
3.4
SA
NA
2.O
r.4

8.9
2.9

NA

5,4
.6

23. l

1961

47.5

2.4
s. rz

45. I

36.2

L962

49.2

2.4
4.97"

46.7

38.2

9.4
3. I
NA
5.7
.6

25.3
1.9
3.7
9.4
NA
1.1
5.2
3.9
4.'1

2.6
4.97.

t967

58.5

56. 1

.a.3

r968

61 .4

2.5
4.11

58.9

50.9

1970

66.6

62.9

55.o

1963 1964 1965 1966

51.4 52.9 54.3 56.3

1969

64.O

3

5

5
3Z

5
9Z

17. I
4.4

16. I
!J,

t4.7
4.o

12.7i2.512. Ilr.7lo.1
11

NA
3.1
!rA

2.7
5.37,

r3.4
3.7
ilA
NA
2.1
1.6

9.&

2.2
3.8
9.9

2.2
3.97"

4
47"

2
4

t.4
4.tz

2

3

61.5

53.6

L6.7
4.3

t2.4
3J
NA
NA
1.9
1.3

9.2
3.0
NA
5.5
.i

NA
l.o
4.8
3.6
5.2

13.9
3.8
NA
NA
2.3
1.5

28. O

2.1
3.9

lo. 3
NA
1.2
o.z
4.3
4.A

L2.9
3.5
NA
NA
2.O
1.5

48.7

40.4

NA
L.2
5.8
4.2
4.8

50.2

42.O

52.O

43.9

NA
NA
2.6
t.4

54.2

46.4

15.5
lA
NA
lra
2,9
1.5

11.2
3.6
NA
5.9

.7

t.3
7.2
4.7
4.8

.5
1

2.8
.4

16.4
-4^3

.5

2.7
.4

3.9
.l

7.5
.6

7.6
6.1
4.i

.6

.8
2.5

.5

4.1
.o

,o

.i

.6

.8
2.lt
.5

4.o
.l

7.7
.1

cl
to.6
3.4
NA
6.5

3.7
.l

7.2
.7

2.2
4.2

12.O

1.3
7.2
5.2
4.8

6.O
.7

6.3
.6

32. I30.8
2.3
4.1

1r. 2

NA

27.t

NANA
1.0
!..6
3.4
5.2

1.S

23 .8 29.3
2.2
4.0

lo.6
NA
r.3
6.7
4.5
4.9

34.4
2.4
4.3

12.7
( 9.4)
1.3

36.8
2.7
4.4

13.6
(lo.r)

L4
8.O
6.7
4.8

38.0
2.3
4.6

14.1
(10.4)

t.5
8.3
7.2
4.8

I.7
3.7
9.O

t.7
3.5
8.9

3.7 3"8 3.5 3.4 3.2 3.0 3.o 3.3 3"1 3.1

Notc: Cooponent6 glay not add to cotal becauae of rounding.

1967, lumber and wood products rere included in I'other durable goods.,'
1967, prinary netal industrles were included ln "other durable goods.r'
1967, employment ln apparel and other flnished products were included in "other nondurable goods.t'
1968, retall trade was lncluded ln the total "wholesale and retail trade.,'
self eurployed, unpaid fanlly uorkers, and donestics.

9/
t}l
cl
lt
9t

Prlor to
Prior to
Prlor to
Prior to
Inc Iude s

Source: The I'Iisconsin Department of Industry, Labor and Human ReLatlons.



Income class A11 f 1le s

8
L7
16
1l

9
7
6

6
3
2

100

$5,500

Table IV

34
2L

AII frmllles

8
4
4
6
7

L2
11

Eetlmated Pgrcent:gg D+?t.rlbu!lon==of Famtltos b, Annual lncomag/
C_raef, ngt* wl gSp.nsh. Itgggjlnq im

1959 an{_I9Jl

Under
$ 4,ooo

5r000
5r000
7r0oo
8r000
9rooo

$ 4,000
- 4rggg
- 5,ggg
- 6 rggg
- 7,gg9
- 8,ggg
' 9,999

16
L2

7
4
2

2
I
1

100

L2
5
7

L0
1t
L2

9

10,0O0 - L2r4gg
12r5oo - 14rgg9
151000 and over

Total

19
L2
L7

100

L7
8

-9.100

Medlan 99,725

a/
b/

After deductlon of federal lnoosne tax.
Renter householde of tto or more persong.

Sources: 1950 census of Populatlon and eetlmatee by Houatng Market Analyct.

$4r725 98,400
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Table V

Trend of Populatlon and Household Growth
Graen Bay. l{isconEln. Houeinc llarket Area

Aprtl 1960 to Februarv [97[

Poouletlon

Ii.lA Tota1
Green Bay
Reoainder

Bqreeholds

tl{A lbtcl
Creen Bay
trcnainder

Aprl I
1960

125.082
52rBB8
62rLg4

33.377
l.E r 329
1.5,o48

AprtL
1970

L*-ztA

-

87r8@
70,435

February
L97L

t 62.ooo

-

89r8OO
72r2OO

44.7 50
27rOOO
17r750

Averate annual change
1950-t 970 1970-197t

@@

43-560
261336

3.300
2,5OO

800

1.O00
800
200

4.500
2.tfio
2, LOO

790
6tfi

2

3
I

2
3
t_

t
7
9

a

a

o

3
3
2

3
o
9

7
6
4

1.430

2
2
2

3
3
3L7 1224

a

a a

gl Dertved through the uae of a formuta deslgned to calculate percentage change on a conPound basis.

Sources: 1950 and 1970 Censuses of Population and Housing. 1.971 eetlmated by Housing Market Analyst.



Table trl.

Prtve,tlelv-f tr-raqspti*Ugqej.lt&Jr$-E-E*$:ittN,ti-gssl"-[y-Iuil4t$L&Il[1.8 *,31
G re-e rf_B qv " W I s.c glls :!I&.jgu,,t { tt& U$rk q t Are a

I960-1970

1960 1e6t 1962 1963 1964 l96s 1_9_66 \L6L t9_63. 1969 t97Q

I . 29 t I .524 t. {+8?

868 I,068 788
423 456 694

Area

HMA Total
Stng 1 e -f ami ly
Multlfamily

Green Bay
Slng Ie -f aml ly
MuI t lf amt ly

AI lovez
Stngle -faml Iy
Multifami Iy

Ashwaubenon
S ing 1e -f ami Iy
Multifami ly

De Pere
Single-famlly
Multifami Iy

,&
233
5I

sga
267
127

1-9e
694
I02

361
271
90

131
131

0

2

195
191

4

769
689

80

1i6
i12

4

114
110

4

p!6
594
52

265
235

30

9,2
86

6

e.s,!,
779
2L7

ea}
729
2Ytt

t. rg3
872
32I

I.062
813
249

lrz
282
175

-t39.
135

4

I. 189
79I
398

!9,p,
280
210

r-gs.
L26

22

98
94

4

lg
147

0

364,
230
134

t9t
99

4

62*/
349
276

u.t
292
262

t ro
89
30

rs
237
t09

101
89
L2

lZL
161

TO

133.
127

()

.L$.
139

6

aa.
L94

20

81
75

6

*
78
t4

w gr9.
363 272
304 338

L4

380
258
122

392
127
136

,81

m tsE
85
68

L75
IO5

70

u5
r49

6

44
42

g,
59

6

190
134
56

185
I61

24

1I6
90
26

u5.
L49

26

207
I06
I01

La3,
92
3T

2U
187

34

229
L79

50

Remainder
Single-family
MuItifamily

g5
6l

4

48
45

3

I43
r34

9

76
70

6

159
164

5

200
170
30

140
L27

13 10 82

L4\ 3g.t23r X99

gl
9/

Building permlts cover virtually ltrt of the conetructlon actlvlty tn the Green Bay HMA.

Totals for Green Bay included Preble IVn. after 1965.

Source: U.S. Bureau of Census, C-40 Conetructlon Reporte; and Brown County butlding tnspectors.
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Table WI

Componente of Houstnt fnventorv
Grean Bav. I{lEconsin. Houetnn l{arket Area

Aortl. L96o to Februarv 1971

Conponent

Total housing tnventory

Total occupied unitc
Onner-occupled

Percent
Renter-occupled

Percent

Total vacant unlts
Avallabl.e vacant

For sale
Horeowner vacancy rate

For rent
Rental vacancy rate

other vacantg/

Aprll 1.1950

35,524

24

9

2rL47
I, O2l.

398

t, 126

Arrtl. 1.. 1970

L1242
823
2?7
0.7
596
4.9

February [. [971

45,gro

44,750
32,7OO

73.0
L2105o

27.4

lrDD
720
2to
o.6
5t.o
4.I

400

,56O
,9O4
73.2
,656
26.8

43
31.

TL

,377
,277
72,7
, loo
27.3

33

r..6
623
6.4

4ls

gl Includes dlLapldated untts, seaaonal units, units rented or sold artd awlitlng occupancy' and units
heLd off the market for absentee owners or other reaEons.

Sources: t95O and 1970 Censuses of Housing; t97l estlmated by Houslng Market Anatyet.
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