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Foreword

797t

This analysis has been prepared for the assistance
and guidance of the Department of Housing and Urban
Development in its operations. The factual infor-
mation, findings, and conclusions may be useful also
to builders, mortgagees, and others concerned with
local housing problems and trends. The analysis
does not purport to make determinations with respect
to the acceptability of any particular mortgage in-
surance proposals that may be under consideration in
the subject locality.

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

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

Department of Housing and Urban Development
Federal Housing Adrninistration

Economic and Market Analysis Division
Washington, D. C.



FHA HOUSING MARKET ANALYSIS - UPPER PENINSIILA MICHIGAN
AS OF OCTOBER 1 L97L

The Upper Peninsula of Michigan Housing Market Area (HMA) is defined
as the 15 counti-es of northwestern Michigan bounded by Wisconsin on the

southrrest, Lake Superior on the north, Lake Michigan on the south and

Lake Huron and canada on the east. rn this report, the upper peninsula

is divided into four areas: The Eastern area belng defined as the counties

of Chippewa, Luce, Mackinac and Schoolcraft; the Central area as A1ger,

Delta, Dickinson, Marquette and Menominee counties; the west-Centrar area

as Baraga, rron and Keweenaw counties; and the western area as Gogebic,

Houghton and Ontonagon Counties.

The Eastern area is sparsely populated, and the economy of the centralarea is relatively strc\ng. The economy of the ltIest-Central area is rela-tively weak, and in the western area the effects of a history of mi,neclosings remai-n to be overcome. The population of the HMA is estimatedat 303,800 persons as of october t, t97r, including 56,950 persons in theEastern area, 15Br5o0 persons in the central area, 23r4oo p"."orr" in theWest-Central area, and 641950 persons in the Western area. In the Easternarea approximately 15 percent of the population consists of assi_gnedmilitary personnel and their farnilies ,r,d 
"i.ri1ian civil service emproyeesand their fanilies associated with Kincheloe Air Force Base. rn thecentral area about one-eighth of the population is composed of NorthernMichigan University students and theii iependents and assigned miritarypersonnel and their famili-es and civilian civil service employees and theirfamilies associated with K. r. Sawyer Air Force Base. rn the western areaalmost ten percent of the population is Michigan Technological universitystudents and their dependents.

Antic ted Housing Demand

Based on current housing market conditions and anticipated populationand household growth trends, there will be an annual nonsubsidized andnonseasonal demand for about 500 single-family houses, 100 urultifamilyunits, and 525 nobile homes in the upper peninsula mtA during the
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October 1971 to October L973 forecast period. Of the 500 single-farnily
homes, there is a demand for 360 hones i-n the Central atear 60 houes in
the Eastern area, 40 homes in the West-Central area and 40 homes in the
Western area. Of the 100 multifamily units, there is a demand for 75

units in the Central area, 15 units in the Eastern area and 10 units in
the Western area, concentrated in one- and two-bedroom apartments renting
for less than $180 a month. There has been a very rapid expansion in the
utilization of mobile homes as year-round residences in the Upper Peninsula.
Based on recent experience, about two-thirds of the uobile home deuand r,liIl
be in the Central area, one sj-xth in the Eastern area and one-sixth in the
west. Distributions of demand for single-fanily houses by price class by
areas are shown in table I.

Occ anc' Potential for Subsidized Hous

Federal assistance in financj-ng the cost of housing for lour- or
moderate-income families may be provided through a number of different
programs administered by the Department of Housing and Urban Development:
rent supplement paJrments for those occupants of Section 22L(d) (3) and
Section 236 housing who qualify; partial payment of interest on home

mortgages insured under Section 2353 partial payment of interest on proj-
ect Eortgages insured under Section 236; and federal assistance to local
housing authorities for Io.r-rent public housing.

The estiuated occupancy potentials for subsidized housing are designed
to determine the number of fanilies who can be served under each program
and the proportion of these households that can reasonably be expected to
seek subsidized housing during the forecast period. Household eligibility
for Section 235 and Section 236 prograus is established by certification
that household or farnily income is below established lirnits but sufficient
to pay the minimum achievable rent or monthly payu.ent for the particular
program. To tentatively qualify for the lcnr-rent publl-c housing program or
rent-supplement program, household income cannot exceed aduinistratively
determi-ned income linits; there uay be additional conditions for eligibility,
for example, residing in substandard housing or being displaced by govern-
mental action. Some households may be alternatively eligible for assistance
under more than one of these programs or under other asslstance Programs
using federal or state support. It is advisable, therefore, that considera-
tion of additional housing under each program make al-lowance for approvals
or proposals under other prograns which might serve the same need. The

total occupancy potential for federally assisted housing approximates the
suu of the potentials for public housing and Section 236 housing (Section
235 eligible households are the same households eligible for Section 235

housing). For the Upper Peninsula HI"IA, the total occuPancy potential is
estimated at 1r0OO units annually (see table II), of which about three-
fourths are public housing units.

Section 235 and Section 236. These two programs provide housing
assistance for the same group of 1or,r- to moderate-income families. Section
235 provides partial payment of interest on mortgages of moderatei-y-priced
sales housing for fanilies; Section 236 provides partial payment of interest
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on Project mortgages of multifamily rental housing and cooperati.ve units
for fanilies and, in addition, for elderly couples and individuals. rn
the Upper Peninsula HMA, it is estimated that for the October 1971 to
October L973 forecast period there i-s an annual occupancy potential
(based on regular income limits, which are 135 percent of 1ocal low-rent
publie housing income t imits) of 200 subsidized family units utilizing
either Section 235 or Section 236 or a combination of the Ewo programs.
In addition, there is an annual potential for about 50 units of Section
236 housing for elderly couples ind individuals; abour 20 of these 50
elderly households are alternatively eligible for low-rent public housing.

Approximately 75 units (scattered throughout the Upper Peninsula) of
Section 235 housing have been insured to date, and there are about 20
homes under construction which likely will be financed under Section 235.
Local sources throughout the Upper Peninsula i.ndicate that adrninistrative
procedures for financing a Section 235 home are becoming better known and
that narket acceptance of these homes is improving; foreclosures have
been negligible. currently, there are no section 236 units either in
management or under construction. It is suggested that almost all the
Section 2351236 poter,'-i-al be satisfied with Section 235 houes because of
the lack of any very large concentrations of population. Table III
provides a suggested distributi-on of section 2351236 units, by county.rt is further suggested that sectLon 236 projects be very smaIl and
located in Marquette, Sault Sainte Marie, Escanaba or Houghton-Hancock.

Public Housing and Rent S lement. These two programs provide hous-
ing for essentially the same low-income households, but rent supplement
eligibility requirements are generally more restrictive, the princlpal
source of rent supplement occupants being families residing in substandard
housing. For the Upper Peninsula HI'IA, the annual occupancy potential for
public housing i.s estiuated at 490 units for families and 280 units for
the eIderly. Under the more restrictive rent-supplement program, the
potential for families is 285 units and the market potential among the
elderly remains 255 units.

There are presently 1,495 units of low-rent public housing under
management, including 11144 units for the elderly and 351 units for fam-
ilies. Currently under construction are 41 units in Kingsford for the
elderly, 28 units in Kingsford for families and 13 units for families at
the L'Anse Reservation. In application are several hundred units for
both the elderly and families. Tables IV and XIII provide further details
of low-rent public housing activity in the upper Peninsula. Table rrr
provides a suggested distribution of family lcnrr-rent public housing among
the counti-es of the Upper Peninsula HI"IA.

The Sales Market

The sales market is generally tight in the Upper Peninsula Housing
Market Area, except in the !'Iest-central area, Menominee city, Escanaba
City, and perhaps other smaller cormunities. Most new homes are priced
between $251000 and $35,000 and are built on scattered sites outside city
limits on a contract basis. Most buyers demand a full basement for
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storage during the severe winter weather. Local sources indicate that
perhaps half of all new homes have at least some prefabricated components.
The price of used housing is most often in the $151000 to $201000 range.

In the Eastern area, the town with the largest population is Sault
Sainte Marie. Here the sales market is very tight because (1) the housing
stock is very o1d and is not being replaced at an adequate rate and (2)
Kincheloe AFB was not closed on October 1, L97O, as previously announced
but was instead designated a Strategic Air Cornmand base on July 1, L97L,
which has rendered the base a relatively permanent source of housing
demand. Faculty grohrth at Lake Superior State College has been relatively
small but the housing needs of this group have been almost inpossible to
meet. The contj-nued out-migration of nonmilitary households over the
forecast period will loosen the sales market only marginally because on
balance probably only the oldest housing will become available.

Sales volume in the past year has increased in the Marquette area
and the Iron Mountain-Kingsford area, has remained relatively unchanged
j-n the Escanaba area, and is down somewhat in the Menominee area. There
are an adequate number of vacancies in Menominee while in Iron Mountain-
Kingsford vacancies seem to be increasing somewhat. The tightest market
in the Central area is in and around Marquette because of Northern
Michigan University and K. I. Sawyer AFB. Land prices and existing home
prices tend to be higher here than anywhere else in the Upper Peninsula.
Many of the present military strength in the area are without their fam-
i1ies, and there will be an increase in assigned military strength this
spring.

In the West-Central area, sales volume has remained relatively
constant and lo,tr over the past fer^r years; there is a lirnited economic
base in the area, especially since the closing of all but one iron-ore
mine in Iron County. Existing homes in Iron County sel1 for only $61000
to $121000 because of the very lorr incomes in the area; the sales market
is balanced.

Sales housing in the Western area is somewhat tight. In the Houghton-
Hancock area, this has been brought about in part by growth at Michigan
Technological University. Local sources in Ironwood indicate that duri-ng
the past several years the amount of available, desirable, competitive
sales housing has been declining as the effects of the iron-ore mine
closings have been overcome by employment opportunities at the White Pine
copper mine. In White Pi-ne, there is a definite demand for sales uni-ts,
but the area contj.nues to be completely dependent on copper mining for
economic support.

The Rental Market

The rental market, especially in single-family homes, is tight through-
out the Upper Peninsula, except in Menominee City. The relatively high
rental vacancy rates, as shown in table XI, are the result of roarginally
competitive units being placed on the market and units in noncompetitive
locations. Several factors (relatively high labor and material costs and
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lack of experience building multifaurily structures) have combined toresult in a relatively 1ow return on investment on multifamily dwellingsin the Upper Peninsula. Typical gross monthly rents for new muttifamilyunits are $140 to $160 for one-bedroom units and 9160 to $1gO for r$ro_bedroom units.

rn the vicinity of sault sai-nte Marie, in the Eastern area, thedemand for rental units being exerted ."p""i.uy by Kincheloe AFB andmarginally by Lake Superior State Collegl remains unmet currently. Thecurrent stock of rental housing is old in Sault Sainte Marie and needsto be upgraded, especially with one-bedroom units, but there are no ner^/rental units of either multifamily or singre-family structures inexistence or being bui1t. Typical gross nonthly rents in urultifamilyhousing are roughly $fOO to $120 foi one-bedroom unirs and 9130 ro $140for two-bedroom units.

rn the central area, the rental market is especially tight inMarquette because of the presence of Northern Michigan univeisity andK. r. sawyer AFB. There are currently assigned to the ai.r base 100airmen who cannot locate adequate houling aI a relatively low cost forthei-r dependents. rn Menominee, the slow economy has resulted in arelati-veIy loose rental market at present. Typicar gross rents i_n theCentral area for new-mulrifamily hiusing.." -$i+O 
to g160 to, orllt;;;ooo,units and $160 to $180 for two-bed.room units; gross rents for older butcompetiti-ve apartments dverage about 25 percent 1."" except in Marquettewhere rents in older apartments average only about 10 percent less.

rn the west-central area, the iron-ore mine closings during the pastseveral years resulted in avai-lable single-family rental units which werein large part absorbed by retirees, at least in the rron River vicinity.Local sources indicate, consequently, somewhat of a demand for single-family homes at very low rents but very little demand for market ratemultifamily rental units.

rn the western area, the rental market is tight because of MichiganTechnological university in Houghton, and because in rronwood, there area substantial nunrber of workers cornnuting to the mine at 1Jhite pine. rnWhite Pine, there is a demand for rental housing from young families whohave not formed strong ties in such towns as lrJnwood, Ontonagon, Houghtonand Hancock; an emp-'-oyment turnover at the mine in white pine of about20 percent per year also indicates a demand for rentar housing in l,IhitePine' Typical gross monthly rents in the western area in new murtifamilystructures are roughly $t60 for one bedroom units and $1g0 for two-bedroom
:li:":_gross monthly rents for older comperitive apartments are $100 to+rzu ror one-bedroom units and $120 to $140 for two_bedroom units.
E oml_c ,hic and Hous Fac rs

The anti-cipated demand for housing in the upper peninsula HousingMarket Area during the october 1971 to ocrober tiig rore"."i p"rrod isbased on the following findings and assumptions regardlng employment,income, demoqraphlc factors arrd housing tiends.



-6-
Economic Factors. As shotsn on table V, nonag ricultural wage and

salary loyment increased each year from 65,800 jobs in 1961 to 80,100
jobs in L97O. Thls euplolrment increase occurred because of a net shift
of jobs out of the self-employed and agricultural categories to the
nonagricultural wage and salary categories and because of an increased
proportion of the total population in the work force; total population
actually declined s1lght1y. Nonmanufacturing employmen t increased each

year from 1961 through 1970 but the level of manufactur ing employment

declined between 1961 and L970. About 55 percenL of the total Upper
Peninsula nonagricultural wage and salary jobs are in the Central area,
about 22 petee1rt in the Western area' about seven percent in the West-
Central area and about 16 percent in the Eastern area'

Eroployment in none of the nonmanufacturing categories decreased
from the 1961 level to the 1970 level, except mining, with the largest
employment increments in the government, service, retail trade and

construction categories. In all, nonmanufacturing ernployment averaged
52,000 jobs tn 1961 and 67,300 jobs in L970, Government employment
increased over 70 percent between t96L (l4,5OO jobs) and 1970 (24,800
jobs) while total nonagricultural wage and salary employment increased
only about 22 petcent over the same tirne period. The largest government

employment increases \dere in state government from 1965 to L967, in loca1
governuent from L967 to Lg7O, and in boEh state and local government in
recent months. Employment growth at both Northern Michigan University
and Michigan Techn-otogicat University has also contributed somewhat to
total government employnent since 1960. Service employment growth has

been relatively 
"t."ay-between 

lL962 (6,700 jobs) and 1970 (9,300 jobs)
and into the first seven months of L97L, brought about in part by the
€ourism industry, especiall-y in the Eastern area. Retail trade ernploy-
menr increased from io,7oo jobs in 1963 to 12,500 jobs in L97O. Various
private and public projects have caused the 1eve1 of construction employ-

ment to fluctuate significantly. Employment in the mining category
declined between 1966 and 1969 because of several cutbacks and closings
in iron-ore mining in the Central, West-Central and Western areas' In
addition, there r"t" " substantial nurnber of mine workers involved in
strikes Ln 1967 and 1968.

The level of manufacturing employment fluctuated frequently between

1961 and Lg7O, b,rtE6-ffid-Es been one of decline. Employment in
durable goods increased somewhat, lArgely because of employment groldth

in nonelectrical machinery. Part of the 1968 to 1969 eroployment increase
in nonelectrical rnachinery can be traced to the Central area, as can be

a L97O to 1971 decrease. Employment in the luriber and wood products
category dipped in 1968 because of a strike. Nondurables employment

decreased each year frorn 1950 to 1971. A plant which relocated out of
the Central area in 1970 caused employuent in "other nondurable goods"

employment to decrease. Several plant cutbacks caused employment in
"papei and allied products" to decrease between 1970 and L971.
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During the 0ctober 1971 to October !973 forecast period, nonagrlcul-

tural wage and salary employment ulay be expected to increase by 21000 Jobs
per year. This i.ncrease is about the same as has occurred in each of the
past Ewo years. Nonmanufacturing enployment can reasonbl-y be expected to
increase by about 21500 jobs per year, whereas manufacturing employment
may lose up to 500 jobs per year, continuing an hl-storical trend.

The 1971 median annual income , after deduction of federal income tax,
of all families in the Upper Peninsula HI"iA is an estimated $71125 and
the median after-tax income of rwo-or trore-person renter households is
an estimated $5,050 (see table VI). In 1959 the median annual income
af ter deduction of federal income tax of all farnil-ies in the HI,IA was
$4,250 and the medlan annual after-tax income of renter households of two
or more persons was $3r650. Within the Upper Peninsula are signiflcant
variatlons in i-ncome. For example, the median after-tax income of all
families ia L97L was $7,875 in the Central area compared to $51350 in the
West-Central area; that of renter households of two or more persons in
1971 was $6r700 ln the Central area compared to $41550 in the West-Central
area. Detailed distributlons of all fanilies and of renter households in
the Upper Penlnsula'1{I"IA and four subareas by income classes for 1959 and
L97L are presented in table VI.

Delnographic Factors. The populatioq of the Upper Peninsula HMA was
an estiuated 303,800 persons in October 1971 (see table VII); this is a
loss of about 2rL5O persons since the 1960 Census in spite of strength
increases at the two air force bases (see table VIII) and enrollment
increases at the tswo universlties (see table IX). There have been signifi-
cant population losses since 1960 in all but the Central area. Net out-
migration is occurring in all four areas, but as a proportion of an areats
population net out-uigratlon is most in the Eastern area and least in the
Central area. The total population of the Upper Peninsula Eray reasonabl-y
be expected to decrease during the forecast period at a slightly higher
rate than since 1960 because of no anticipated large increase in military
strength at either air force base and because large enrollment increases
are not expected at the two universlties.

In October L971, there were about 93,800 households (see table X)
in the Upper Peninsula HI"IA: L6,7OO in the Eastern area, of which about
2,025 were mili.tary and military-connected civilian; 47 r750 in the Central
area, of which about 11950 were student and 2r7OO were military and
military-connected civili-an; 81050 in the West-Central area; and 21'300
in the Western area, of which about 11350 were student. The average annual
increase in households in the Upper Peninsula was about 430 between 1960
and 1970, of which an estimated 260 were military and nilitary-connected
civilian and 180 were student. During the October L97L to October 1973
forecast period, the total Upper Peninsula annual household growth will
be about 250. The Eastern area will lose about 150 households annually
primarily because of no foreseeable military expansion; the Central area
will gain an estimated 400 households annually, about one-third of which
will be associated with either K. I. Sawyer Air Force Base or Northern
Michigan University; the total number of households in the West-Central
area is not expected to change; and in the Western area, the total number
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of households will remain unchanged only because student household growth
i-s expected to equal nonstudent household losses. In all, during the
forecast period, household growth in the Upper Peninsula will be relatively
low because of decreased expansions at the military bases and universities.

Housing Factors. The housing inventorv in the Upper Peninsula HMA
totaled about 1231400 units in october L971, including 70,75o or^rner-
occupi-ed units, 23,050 renter-occupied units ar,d 29r600 vacant units
(see table xr). BeEween April 1960 and october 197L, there was a net
increase of about 8r400 housing units in the Upper Peninsula, the result
of about 141350 new units, about 600 net in-conversions to the housing
stock, an estimated 81575 units demolished and the net addition of about
2,025 mobile homes. There were about 400 uni-ts under construction in
October L971-, including 300 single-family homes and 100 uni-ts in rnulti-
family structures. Of the 300 single-farnily homes under construction,
five are public housing units on the LrAnse Reservation and an estimated
20 units will 1ike1y be insured under the Section 235 program. Of the
estimated 100 multifamily uni-ts under construction, 69 are low-rent public
housing units in Kingsford and eight are public housing units on the
LtAnse Reservation.

It is estimated that only about one-half the total volume of non-
seasonal, nonsubsidized residential building actillity is covered by build-
ing permits (see table XII). Fragmentary data suggest that new nonseasonal,
nonsubsidized residential starts averaged about 500 units annually between
1960 and 1965 and from 900 to 1,000 units annually between 1966 and L97O,
except for a peak of about L,250 units during L969. The trend of this
building activity may be at least partially the result of a decline of
the level of nonagricultural wage and salary employment between 1960 and
L964 ar,d an increase in this employment level between 1965 and L970.
Partial data also indicate that the rate of construction of nonseasonal,
nonsubsidized residential units in 1971 is higher than the 1970 rate.

There were about 2, 950 vacant housing units available in the UPPET
Peninsula HMA on October 1, L97L. About 1,150 units were available for
saIe, a homeowner vacancy rate of 1.5 pereent. An estimated 11800 units
were available for rent, a rental vacancy rate of 7.2 percent. As shonn
in table XI , homecnnrner vacancy rates ranged from a high of 2.9 percent
in the West-Central area to 1.1 percent in the Central area. Likewise,
rental vacancy rates varied from a 1ow of 5.0 percent in the Central area
to a high of L7.1 percent in the West-Central area. Vacancy rates in the
Upper Peninsula may be roisleading in that the available vacant units are
often either not located reasonably near the effective demand, or are very
old and not desirable as a place of residence.

According to the census, between 1960 and 1970 the total number of
seasonal units declined by more than 31000. However, i-t appears that
perhaps as nany as 51000 new seasonal units were built during the inter-
censal period (500 units per year).



Table I

Estinated Annual Demand for New S le-famlly Nonsubs zed Housing
Upper P u1a. Michisan. Hous ine Market Area

October 197 1 to October L973

Eastern
Price class

Under $22,500

$ 22 ,500 - 24 ,9gg

25,000 - 29 ,ggg

301000 and over

Total

HMA

total

105

115

150

130

500

area
Central

atea

65

70

110

115

West-Central
area

Western
area

10

15

10

5

40

15

15

l_0

40360

15

15

20

10

60

Source: Estirnated by Housing Market Analyst.



Table II

Estimated Occupancy Potential for SubsidLzed Houslnq
Upper Peninsula, MlchLgqq- Hole1ng Xalket Area

October L97L to October 1973

A. Families

Sectlon n6al
exclusively

15
95
60
30

200

Eliglble for
both prograns

Publlc housing
exclualvely

60
195
150

Total for
both progrq4,q

75
290
2to
115
690

2L5
95

310

B. Elderlv

1 bedroom
2 bedroons
3 bedroons
4t bedrooms

Total

Efflclency
1 bedroom

Total

10
10. ,
2cEt

15
t_5

3E/

85
49cpt

190
70.,

26el

a/ Estlnates are based on regular lncome l-imits.
b/ Approxlnately 285 of these famllies also are eligible for rent-supplement palments.
c/ Elderly couples and lndlviduals are not ellglble for Section 235 houslng.
g/ Aff of the elderly couples and individual-s also are ellglble for rent-supplement payments.

Source: Estlmated by Houslng Market Analyst.



Table III

A Sugqes ted Distribution of Annual Fantly PotentLaL, by County
Upper Peninsula Mich . Houslnq Market Area

tober 1971 to ber 1973

Famlly occupancy potentials

Total Upper Peni.nsula

Eastern
Chippewa
Luce
Mackinac
Schoolcraft

Central
Alger
Delta
Dicklnson
Marquette
Menominee

llest-Central
Baraga
Iron
Keweenaw

Western
Gogeblc
Houghton
Ontonagon

Low-rent
publ-lc housing

Section
23s1236

200 units

45 units
75 percent

490 unlts

120 units
75 percent
5tt

10,
10.

210 units
5 percent

20,
10 rl

50,
15,

50 unlts
15 percent
g0,
5"

110 unlts
35 percent
55,
10,

5

5 percen
20,
10,
50,
15,

86 percent
20*

t_5

5

It

ll

ll

130 units
t

25 unlts

Source: Estinated by Housing Market Analyst.

Area and countv



Table IV

Low-rent Public Housine Activitv
Upoer Peninsula. Mich Housi,nq Market Area

As of Octob er l-. 1971

Unlts
under

managenent

Units
under

constructlon
Unlts

in appllcation
Elderlv Eamllles

Total Upper Peninsula

Eastern

Central

I.Iest-Central

Western

ElderIy

L,L44

135

s67

90

352

Fanilies

351

L2f.l

Ls+l

30

41!_l

Elderlv

4L

4L

Families

4L L1432

100

820

L22

390

28

1g/

653

440

113

100

g/ Includes 10 units on the Bay Mills Reservation.
U/ fncluaes 15 units on the Michigan Potar^ratomi Reservation near llannahville.
c/ O, the LrAnse Reservation.
E/ Inctuaes 15 units at the Watersmeet Ilousing Project for the Lac Vieux Desert Indians.

Source: Primarily the Upper Peninsul-a Comtittee for Area Progress (UPCAP), Escanaba.
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LA i:ot c.c. l'nt I or':'rllt arrrl ljtp I (r ri).. n t _1ic ncls

lOhrl - lrLI\. lrlrl

Total labor force

1950

()6. 100

9,900
10.l

8 6,400
68, (r00

1961

9 6. 600

1',1 , 50r)
14.0

1r,800
8,2 0r)
', 

, 000
9AL)

600
500
100

1, 600
300
2AA

600

5 ,600
1,300

500
2,300

600
6/

1,000

9,000

12,9()r
7 ,90r1
,+,01

800
700
600
i00

1 ,800
200
? r)0

200

5,000
1,200

500
2,2OO

700

L/
400

1c)65

92 .900

7,200
7.,q

85,700
69,900

t 9116

91r . 400

(r, 600
1.4

t'l ,300
8,300
l, i)0()

900
800
100
100

2,000
300
3i 0
500

5,000
1,200

500
2,200

700
b/

400

19 62 1 
(r {)',1 1() 6!

91 lrl)0 r' r.fo o) ?,r^

l9(r7 19(r8

q5. bol) 97 _ 800

7,500 7,800
7.8 8.0

8E,100 90,000
7 1,000 75,000

't I ino
8 ,400
1,3a0

900
800
700
100

2,100
400
300
600

12 ,800
8,100

940
800
700
100
000
600
400
600

5,000
1, 100

400
2 ,400

700
b/

400

4,700
1,100

300
2,200

700
400
100

r 9 69 19to

1n0.366 101.100

8,200 9,600
8.2 9.3

92,100 93,500
7E,200 80,100

1 3,800
9,100
-l 

,100
900
E00
700
100

2 ,600
700
400
600

12,900
8,500
3,000

900
900
800
100

2,400
500
300
500

4,700
1 ,000

300
2,300

700
!/

400

4,400
1,100

300
2,200

700
b/

100

64,400
4,500
4 ,600
2,000

72,400
2,0o0
8,800
7, 100

22,900
3, s00
6,200

73,200

67 , 300
4,800
4,600
2,100

12,500
2,000
9, 300
7 ,200

24,800
3,700

10,200

3 ,400

300

6, 100
t4,900

10, 100

3, 100

200

Firs! 7 mos, averaqes
Iq70 1g7l

Unemploynent
Percent of total labor forc..

11,000 10,0r)0
r 1.7 10.8

103.r00 106.200

10, 600 1 1,800
10.4 11.1

91 , 700 94,400
78,800 80, 700

r3,200
8,600
2,900

900
900
800
100

2,500
600
300
500

4 ,600
1,000

300
2,400

700
v

100

4,200
1,100

Lt
2,100

700
U

300

600
100
400
100
100
000
800
100
000
800
200
900

68, 900
5, 100
4,500
2,000

72,300
2,300
9, 600
7,000

2 6 ,200
4, 000
6,700

15, 600

9,700

3,200

10,700

2,900

Emp loyme n t
Nonagricultural wage and salary

Manufacturing indus tries
Durable goods industries

Lumber and uoorl products
Furniture and fixturcs
Metal industries

Primary metal products
Fabricated metal products

Machinery (non-e le ctrica 1)
Electrical machinery
Transporta tion equlpment
Other durable goods

Nondurable goods industrles
Food and kindred products
Textile mi11 products and apparel
Paper and alIied products
Printing, publishing, and a11ied
Chemicals, petroleum, end related
Other non-durable goods

Nonmanufacturing indus tries
Construc t ion
Trans., comun,, and utilities
Wholesa Ie trade
Retail trade
Fioance, real estate, and insurance
Service
Min ing
Government

Federal
Sta te
Loca 1

Self-employed (including domestic)

Agricultural

trlorkers involved in labor-management disputes

8l , 1oo
55 , 800

8',t , 000 82 , a,00
r:,300 66. (r00

83,200
67 ,00o

37,800
72,700

Li , 900
9,000
4,5tto

()0()

500
500
100

1,700
400
200
700

14 ,0(.,

1,100
900
600
5 r)0

100
1,800

20a
200
500

'; \ ,'tr)(t
r,. '.10
.. l0
!00
600
500
100

1 ,800
200
200
100

5,500 5,300
1,300 1 ,200

600 600
2,300 2,300

600 600
b/ b/

600 500

11 ,700
1 '()A

.,.,r10
,r{)0

700
600
100

1,700
2C,0

200
300

5,000
1,200

s00
2,20o

100
6/

300

11

7

2

1

800
500
800
000
700
700
100
900

c/
300
800

2

6, 000
1,300

600
2,100

600

65
4
4
2

72
2

8
7

25
3
6

t4

53
3

4
2

11

1

6

9

t4
2

3

8

59,600 62,200
3 , 600 4, 300
4,600 4,600
2,000 2 ,000

11,600 11,800
1, 900 1,900
8,400 8 , 800
8,200 7,800

19,300 21,000
3 ,500 3 ,500
5 , 900 6,200
9,900 11,300

,300 53,100 54,100 51,2OO 59,300
,500 3,900 3,300 4,300 4,600
,500 4,300 4,300 4,400 4,500
,000 1,900 1,900 1, 900 1,900
,900 10,700 11,100 1I,500 11,500
,800 1,900 1,900 1,900 1,800
,700 7,000 7,300 7 ,900 8,300
, 000 7 , 800 8 , 0oo 8 ,4OO 8, 600
,100 15,700 t6,200 16,900 18,100
,100 3,300 3,100 3,2o0 3,400
, 700 3 , 800 4 ,200 4,500 5 ,300
,400 8,600 8,900 g,2oo 9,soo

, 600
,200
900
000
400
700
900
400
100
700
500
000

1,300

12,900

4,800

52,000
3,300
4 ,600
2,000

10, 900
1,700
6,800
8,200

14,500
2,800
3,600
8,200

12,7oo

4, 600

11,700

4, 100

400

1 I ,400

4, 000

400

11,200

3,800

100

10, 700

3,700

700

52
3

4
2

10
1

6
8

15

3

3

8

12,300 11,800

4,40o 4,200

10,500

3,500

1, 000

?1, Sumstions may,not equal totals due to rounding.
Ll Emplolment included in other non-durable goods to avoid discl.osurec/ Employment included in other durable gooal io avoid disclosure.

Source: Michigan Emplolment Security Comission, Detroit.



Table VI

Fanily Income Characteristics
Upper Penins a. Michigan

L959 and 1971

A. Percentage Distribution o! A11 Fanilies and Ren ter Householdqd
Annual Inc After Deduction of Federal Tax

19 s9

Housins llarket Area

L97L

Annual income

Under
$2,000

3,000

- L4,999
,000 and over

Total
Median

4
5
6
7

8
9

10
L2
15

)

lo

$2,000
2,999
3,999
4,999
5,999
6,999
7 ,999
8,999
9,999

L2,499

,000
,000
,000
,000
,000
,000
,000
,500

Al_1

f amilies

15
L3
L7
19
L4

9
5
2

)
100

$4,250

ehoL&/ rncomes

Renter
household€/

A11
fa.n111es

$7,

Renter
householdss/

l-9
T7
22
20
10

5

l_
100

$ 3 ,650

)
)

lz
)

7

5
7

9
10
l-1
10
l_0

7

13
5
6

100
,t25

9
7

10
1l-
L2
13

100
$6,050

11
I
6
7

3

B. lledian A11 Fami ly and Renter Hous

After Deduction of Federal Income Tax
L97lr.959

Localitv

Housing llarket Area
Eastern
Central
West-Central
Western

A11
farnilies

250
375
375
225
950

Ren ter A11
fanl1les

Renter
household€/

t$o
5
6
4
5

7

6
7

5
6

$4
4
4
4
3

$

househo ldse/

$3 ,650
3,750
3,750
3,625
3,375

L25
825
875
350
325

,
t

,
t

,

050
800
700
550
375

a/ Two or more person renter households' Source: Estinated by Housing Market Analyst'

,



Table VII

Population Trends
Upper Penlnsula, Mlchigan, Housing Market Area

Aprl1 1960 to October 1973

Area
April

1960
Aprl1

L970
October

L97L
October

L973
Average annual change€/r60-170 t70-t7L t7L-173

-160 -360 -l-g.Iq.
-90
-25
-65
600

50
-750

650

Total Upper Peninsula

Eastern
Sault Sainte Marie
Remalnder

MilltarYL/
Ml1ltary-connected civlllar€/
Clvlllan

Central
Escanaba
Marquette
Menominee
Renainder

st.rdend/ 2,500 9 ,ooo
Nonstudent 145,804 148,518

MilitarYL I 4,300 8,700
Military-connected clvilian9/ 5OO 1,275
Civilian 143,504 L47,543

I,Iest-Central 26,752 23,866

Western 70,608 65,876

students/ 3,600 6,200
Nonstudent 67,008 59,676

a/ Rounded.
b/ Assigned nllltary and thelr dependents.
c/ Civil service enployees and their dependents.

305,952

60,288
L8,722
4L,566

1,900
350

58,038

148.304
15 ,39 1
L9,824
LL,289

101,800

304,347

57.087
15,136
4L,g5L

6,650
800

49,637

157 ,518
l_5 ,368
2L,967
10 ,748

109 ,435

303,800

56.950
l_5 ,100
41 ,850

301.700

55 ,150
14,150
41,000

7 ,550
875

46,725

159.500
15,300
22,5OO
10,750

110,950

9,900
149 ,600

9,600
L,25O

148,650

22,90O

64,150,

-320-
-360

40

-e0q.
-47 5
-425

7 ,550
875

48,525

475
50

-840

920

2L5
-55
765

650
270

440
80

400

-290

-47 5

260
-730

-4s
150

540

330
310

330

320

-310

-6n

-620

-900

500

150

350

200
-10
310

-250

-400

200
-600

158.500
15,300
22,200
10,750

110 ,250

9 ,500
149,000

9,200
L,275

L48,O25

23.400

64,950

6,2OO
58,750

200
300

00
50

616
57 ,5

d/ A11 fu1l tine students and thelr dependents.
e/ A11 full tlne degree-credit students and thelr

dependents, at Houghton cErmpus only.
Sourcess 1960 and 1970 Ceflsuses of Populatlon; Northern Mlchlgao Uolverslty; Mlchlgan Technolo8lcal Unlversltyi

(ltrcheloe AIB; K. I. SasJrer AtrB; atrd eatinates by Eouslng Market A[a1y6t.



Table VIII

Assigned Military and Civilian Civil Service Personnel
At Kincheloe and K. I. Sawyer Air Force Bases

Upper ?eninsql4, Mlctrigan, 4ousing llerke! Area---Le60:al@r-

Kincheloe A.F.B. K. I. Sawyer A.F.B.

Year

1960
L96L
L962
1963
L964
t965
L966
L967
1968
L969
1970
L97L

Assigned
ml1i-tarv

Civilian
civil service

tL7
187
243
246
323
256
278
420
355
298
3L4
333

Total
personnel

Assigned
mili-tarv

2,180
3,789
4,6L6
4,677
4,073
3,989
3,589
3 ,653
3,465
3,208
3,620
4,O73

Clvilian
civil service

195
245
265
264
25L
327
435
553
4s6
381
465
463

Total
personnel

2,375
4,O34
4,881
4,94L
4,324
4,3L6
4,024
4,206
3,92L
3,589
4,085
4,536

1
2

3
4
4
4
4
4
4
2
3
3

1
2

3
4
4
3
3
3
3
2

2

3

,
,
,
t

t

,
,
,
,
t

,
,

295
555
74L
089
069
946
811
818
651
687
688
081

4L2
742
984
335
392
202
089
238
006
985
002
4L4

,
t

t

,
t

t

t

t

,
,
t

,

a/ June of each year.

Sources: 1960-1970, Departuent of Defense; L97L, Department of Air Force.



Table IX

Trend of Student Enrollment at
Northern Michiean Univers itv and Michigan Technological University

Upper Peninsula. Michiean. Housing Market Area
L960-L97L

opening fall enrollmente/
wug/ I"TTUq/ TotalYear

1960
1961
L962
1963
L964
L965
L966
t967
19 68
L969
L970
L97L

2 ,003
2,L33
2,544
2,89O
3,545
4,685
5,920
6,249
6,359
6,797
6,680
6,758

2r594
2,636
2,67 4
2,7L7
2 1962
3,335
3,8L7
4,039
4,307
4,463
4,7L5
4,699

4,597
4,769
5,2L8
5,607
6,507
8,020
9,737

10,288
10,665
LL,260
11, 39 5
LL,457

Change from
previous year

L72
449
389
900

1 ,513
L,7L7

551
377
59s
135

62

al ALL full time students.

b/ A11 full tirne degree-credit students at Houghton campus only.

Sources: Northern Michigan University (Marquette) and Michigan Technological University (Houghton).



Table X

Household Trends
Upoer Peninsula Mlch . Houslng Market Area

April 1960 to Oc tober 1973

I April
1960

April
t970

October
L971

October
L973

Average annual change€./t60-'70 170-t7]- t7L-t73Area

Total Upper Peni-nsula

Eas tern
Sault Sainte Marie
Remainder

MilitaryL/
Military-connec ted civiliarg/
Civilian

Central
Escanaba
I{arquette
Menominee
Remainder

88.867

15,115
5,340

LO,775

300
100

L5,7L5

42.770
4,682
5,166
3,449

29,473

750
42,02O

9 3,155

16 .550
4,696

11,854

L,525
250

L4 ,77 5

47,096
4,939

78
78
02

1,900
45,196

2,000
400

44,696

8.088

2L.42t

1,350
20,O7t

9 3.800

16 .700
4,7OO

12,000

1,750
275

L4 ,67 5

94 .300

16 .400
4,4OO

12,000

1,750
275

L4,375

48 ,550
4,900
5 ,850
3,625

34,175

2,100
46,450

2,4OO
400

45,750

8,050

21.300

1,500
19 ,800

430

100

100

150
15

-65

250

--rs0.
-150

-150

400

50
15

310

75
325

50

350

45
-65
110

430

L20
15

-90
430

15
50
15

350

110
320

100
25

300

440
10
50
15

370

47,75O
4,850
5,750
3,600

33,550

516
3r5

33,0

25

Student
Nons tudenE

MilitaryL I 950
Military-connected civiliar€l UO
Civllian 4L,670

West-Central 8.199

Irlestern 2L.783

Student4./ 650
Nonstudent 211133

a/ Rounded.
b/ Assigned nilitary and their dependents.

Sources: 1960 and 1970 Censuses of Housing
Kincheloe AIB; K. I. Sawyer AFB;

Civil servlce employees and their dependents.
At Houghton campus only.

; Northern Mlchlgan University; Michigan Technological Unlversity;
and estimates by Housing Market Analyst.

1,950
45 ,800

2,300
400

45,050

8,050

21.300

1,350
19,950

30
400

200

-]q
-35.

70

-105

-25

-80
75

-75

240

-80.

c/
d/



Table XI

ComDonents of the Housing Inventorv
Upper Peninsula, Mlchigan, Housing Market Area

Aprl1 1960 ro October 1971

Eas tern Total
Component

ToEal housing inventory

Total occupied units
Owner-occupied
PercenE of total occupied

Renter-occupied
Percent of total occupied

Total vacant uni-ts
Available vacant
For sale
Homeowner vacancy rate

24,956 51.049 t2,o73 26,9t4

8,199 2L,783
6,576 76,492

7 5.7
5,291
24.3

area
Central

area
Wes t-Central

aTea
Wes tern

area U.P

Anrl 19 60

16,115
1l , 614

7 2.L
4,501

27 .9

8 ,841

42,770
3r,7 24

7 4.2
11,046

25.8

LL4.992

88,867
66,406

74.7
22,461

25.3

8,279
L,L26

80. 2

7,623
19 .8

3,87 4

286
83

L.27.
203

LI.LZ
3,588
2,761

5,131
665
262
L.67.
403
7 .L7.

4,466
3,246

Total housing inventory

Total oecupied units
Owner- oc cupied
Percent of total occupied

Renter-oc cupied
Percent of total occupied

ToEal vacant units
Available vacant
For sale

Homeowner vacancy rate

For rent
RentaI vacancy

Other vacant3/
Seas onal

For rent
Rental vacancy

Other vacant4/
Seasonal

vacarJcy rate
anLg/

404
L.3%
722
6.tZ

7 ,L53
5,249

rate

ra !e

5tl
222
r.9z
349

ao/

70
80

7

8,2
6,9

26.t25
2,648

97r
t.47"

L,677
6.9%

23,477
78,235

Apri 19 70

25,449 57.664 11.730 27,321 t22.L64

16 ,550
ll,670

70.5
4,880

29 .5

47 ,096
3s,288

7 4.9
11,808

25. t

8.088
6,6L7
81. 7

r,47 7
18. 3

465

2t,427
16,532

77.2
4,889

22.8

9 3, 155
70,101

75,3
23,054

24.7

8,899
969m

10.568
1.112

5,900
804
29t
L.77"
513
9.s7"

5,095
3 ,069

29,OO9
3,350
1 ,195

1.77.
2,r55

8.5%
25,659
15 ,009

3.642

1 10/

696
t2.5%

7,930
5,40r

1.27.
675
5 .47.

9 ,456
4,679

t94
2.92
271

t5.57.
3,r77
1,850

437

Octobe r 1971

2s,s00 s8,8s0 11.800 27,250 123,400Total housing inventory

Total occupied uniEs
Owne r-oc cupied
Percent of total occupied

Ren ter-occupied
Percent of total occupied

Total vacanE units
Available vacanE
For sale

Homeowner vacancy rate
For rent

Ren Ea1
OEher vac

Seasonal

16,700
11,700

70. r
5 ,000

29 .9

8,800
650
250

47 .7 50
35,900

7 5.2
11 ,850

24.8

11, 100
r,025

400

8 .050
6 ,600
82.0

1 ,450
18. 0

21,300 93,800
16,550 7O,75O

77.7
4,7 50

,)1

75.4
23,050

24.6

29 ,600
2,950

3.750
500
200

5,9s0
775
300

2.12 r.t7.
400 625
1 .4% 5.O7.

8,150 10,075
5 ,67 5 4,925

a ool

300
t7 .\7.

3,250
1,950

7.87.
475
9 .77"

5,175
3,225

1 ,150
7.6%

1 ,800
7,27.

26,650
15,775

a/ Includes dilapidated unlts (except in 1970 and 1971 when units unflt for hunan habitatlon
because of exterior structural deficiencies and/or marked for denolition Lrere not counted
in the Eotal housing inventory), seasonal units, units rented or sold and awaitlng occu-
pancy, and units held off the market for absentee orrners or other reasons.

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

q



Table XII

ilsti.natcs of iicrr ),onsubsidizcd l{esidenti.rl Construc tion r\ctivi
Itlarket Area

197 0

1961 !262 1963 1964 1965 t966

Total estimated construction activity

ty by Year

1960

Total construction activitv thorized by building permits

19 68 7969

1,000 1.250

s.r.q/ M.n.e/s.r. M.F

481 48 524 2t6

t+2 63

19 61 t970

950Total Upper Peninsulag/

ToEal Upper Peninsula

EasEern area
Manis tique
Saint Ignace
Sault Sainte Marie
Reminder

West-Central area
L I Anse
Remlnder

Western area
Hancock
Houghton
Iroffiood (city & twnshlp)
Ontonagon
Reuainder

500

323

350 550 450 450 475 925 975

49

280

51
N.A

4
22
25

183
N.A
l2
29

N.A
8

19
6

25
22

9
2
3

N.A.
48

2l

4l

346

263
N.A.

9
28
28
t2
15
L9
L4
52
72
I
4

N.A.
69

306

22
N.A

I
8

13

245

311 355 504 522

S.F. M.F

476 45

45
2-
3-

10
30

346 45
45
322
38
t4
8-

r6
9-

L2
23 4L
20
9-
8-
2-

110 2

38
11

N. A.

31
10

N. A.
5

t4
30

30
N. A.

2

6

22

43
5
3

16
19

379
30
56
24
l2

5
18
16
27
53
22
17

9
7

83

30-a
23

13
33
30

3
18
15
36
L4
67
20

5
6
2

78

47
m
31

+
t6

8
4

L6

31
2

.A
9

20

292239

20
-6
t4

t2
1
2

N.A.
9

78
3
6

12
57

I
11
10
20

-q

: 3
4
9

47

Central area
Breitung Township
Chocolay Township
Es canaba
Forsyth Township
Glads Eone
Iron Mountain
lshpening (city & township)
Kingsford
MarqueEEe
Menoninee
Munlsing
Negaunee
Nomay
Remainder

58
q3

10
7

18
18
t6

2l
9
9
8

85

39
40
10
11
76
t2
13
ZU

8
6

13
96

253
N.A.

19
46

t\.A.
13
23
10
26
52
13

2
4

N. A,
45

34t 375 34 338 2L2
20-29

15
43
34

7

13
9
9

34
16

1

53

N

N

65
4

61

58
7

3
30

4

l4

34--E'

26

30
8
5

3
4

10

20-a
13

L9
6

2
7

1

9
22
32
13

4
10
26

8
38
L7

7

8

7

38

-3
2L

+
8

4
6

15
19
42
72

6
19
29
18
54
t2

l-
5
6

54

24

6

4

:

6

4

180

15

8

79
7

3

6

3

5
76

25
7
3
2

9
4

72-5
3

L]
-

2

3
5

70
5

19
2t

8

77

;

1;

;
2

!
4

u
E

N.A,
15

t\ .4

a/ Excludes roughly 500 units per year of new seasonal units
b/ Single-faully.
c/ Multifmily.

Sources: U. S. Bureau of Ehe Census, C-40 Construction ReporEs; Eastern U, P. Economic Development District; Central U. P. Planning and Development
Districti Western U. P. Econoulc Development Dlstrlct; and estimates by Housing Market Analyst.



Table XIII

New Low-rent Public Hou sing Units, Date Construction Began
Upper Peninsula Michi . Housi-ng Market Area

1962 1963

30

t962-L970

L964

10040

L965 L966 t967 1968

90 40 116 66L

L969

230

25

25

426 14L
776
50

42

140
99

L970

260

69
116

24
15

11

Total Upper Peninsula

Eastern
Bay Mills
Mani-stique
Sault Sainte Marie

Central
Escanaba
Glads tone
Iron Mountain
Kingsford
Marquette
Menominee
Michigan Potawatomi (Hannahville)
Negaunee

West-Central
Baraga
Iron River
Ojibway (LrAnse)
Staubauch

100 90 10
10

224

+
35

100 .'1

6410
1o

60

38
10

28

5;

82

30

31
33

I,Iestern
Bessemer
Cah:met
Hancock
Ironwood
Laurir.m
Ontonagon
I,lakef ield
I,Iatersmeet (Lac Vieux Desert)

30 L62116

85

30

e

40

11

+

Sources: Upper Peninsula Committee for Area Progress; local housing authoritiesi and
Housing and Urban Development.

S. Department ofU

15



DEPAnTJr|tiil li ii-,::::',.
illll IJRBAiI Df'ridlil,i,-;,

UUt a- 19i'l

IIBRAAY

uNllllsruil, Il.C. Zf;i.,

728,L :3OB FZa Upper Penn. Mich.
19Tt

U.S. Federel Housi-ng Adminstrr-
tion.

Annlys is of the...housi mprket

DATE ISSUED TO

/-L



U. S. DEPARTMENT OF HOUSING AND URBAN DEVELOPMENT

FEDERAL HOUSING ADMINISTRATION

wasHrNGToN. D. C. 204l I

OFFICIAL EUSINESS
PENALTY FOR PRIVATE USE, 13OO

POSTAGE  NO FEES PAIO

HUD.'OI


