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Wexford County Housing - Introduction 

 

There’s always a “WHY” to what we do… 

1. Growing up I lived between Charlotte and Albion, Michigan, both towns grew during 

1950-1980, then started to go backwards. Both were on major highways; Charlotte had 

the Auto industry workers and Albion had manufacturing and a college. The leadership 

didn’t move fast enough to help businesses and the housing industry, they didn’t think 

they needed to. Charlottes downtown is full of empty and failed businesses, poor 

housing and Albion closed their high school, hospital, and foundry, which took most of 

the other manufacturers. I no longer visit friends there because it’s too depressing. 

2. I walked into my climate controlled self-storage building in Cadillac earlier this month 

and smelled “Bacon” usually a good smell, just not in a climate controlled self-storage. 

As I walked through the building I could hear movement in a unit, I knocked on the door 

since there’s no doorbell. The door went up and a lady was sitting on a chair crying and 

began asking for forgiveness. She was working but not making enough money and was in 

between apartments. I helped point her in a better direction, she has a full-time job now 

and is close to getting housing. 

3. I truly love Cadillac and the friendships that have developed. With my background and 

the teamwork I have experienced in remodeling buildings, I think we can pull together 

and fix the housing issue and help Cadillac grow. 

 

Some of the big questions: 

• Why do we have a housing supply issue?   

• Who has the answer? 

• What is the secret to getting new housing in Wexford County and the City of Cadillac? 

 

Why do we have a housing supply issue? 

• Blight of current housing stock is out pacing new rental home and single-family 

construction. 

• Increase in employment demands is creating competitive demand for existing homes 

and apartments. 

• Supply of HUD/Section 8 and other low-income assisted housing is out of ratio with 

market rate and workforce housing.  
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• Wexford County Housing Market Analysis- August 18, 2017, Page 8 Stated the following: 

o New Single Family 

▪ 121 new units needed per year (Conservative Demand) 

▪ 605 New units needed over 5 years (Conservative Demand) 

o Apartment Units 

▪ 203 new units needed per year (Conservative Demand) 

▪ 1,015 new units needed over five years (Conservative Demand) 

o As of 2023 approximately 7% or 113 new units have been built. 

• Wexford County doesn’t have a Brownfield Authority or Land Bank. Lack tools to help 

promote new developments. 

• Low Income Housing Tax Credit Program (LIHTC) are difficult to receive. The property 

located at approximately 900 S. Mitchell had an application in and after three years was 

never awarded funds. 

• Current State of Michigan meetings have listed “Workforce Housing as the #1 needed 

type of housing.” 

• Wexford is considered a secondary market for commercial lending. This requires 

developers to increase the downpayment and/or higher interest rates to secure loans 

compared to larger markets with more activity. Reference: National Low Income Housing 

Coalition (NLIHC)  

• Wexford County and the City of Cadillac are not designated by the State for priority 

funding. 

• Increased supplies and labor cost. 

• Increased Construction cost. See Attached Pricing Model.  

• Increased interest rate- Example: 3.5% 18 months ago, and now close to 7%. 

• Recently the Federal Reserve has been working to curb inflation and put us in a 

recession. We missed the low interest opportunity. 

• As housing supply decreases employees will need to travel farther for work in Wexford 

County or decide to move to a community with better housing options. 

• Less housing means fewer employees and a stagnant tax base.  

Who has the answer? 

• There is no one to answer this situation, it requires multiple tools. 

• It will need to be our community and local leaders that make new housing happen. 

• Planning and Zoning needs to be updated to accommodate the current needs to reduce 

cost. 

o Encourage development where there’s infrastructure, such as public water and 

sewer. 

o Density needs to increase where infrastructure is available. 

o Minimum house sizes and apartment sizes need to be reduced.  

o Parking requirements need to be reduced and creative. 



5 
 

o See Attached Pricing Models 

• Utilize Brownfield Tax Increment financing. 

• Utilize the Land Bank tools. 

• Fund residential infrastructure such as roads, public sewer & water. Fund it with future 

tax revenue or a prorated payback when a lot is built on. 

• Following Fremont Area Community Foundation grant plan, the foundation has funds 

provided by the County ARPA and then provides additional funds to assist in building 

new housing projects. https://facommunityfoundation.org/ 

• New Enterprise Zone- This will reduce the rental cost or be an incentive for buyers to 

purchase units. 

https://www.michigan.gov/taxes/property/exemptions/nez/neighborhood-enterprise-

zone-nez-act  

• Fund programs that mimic HUD Section 3, encourage workforce development through 

work training programs. Example: Fund the program while they are working on new 

housing, and this will reduce the cost to the General Contractor/Developer. 

https://www.hud.gov/section3  

What is the secret to getting new housing in Wexford County and the City of Cadillac? 

• The biggest problem has already been identified.  

o We need Workforce Housing-Apartments and Single-Family Homes. 

• Execute a plan of action, no more studies or sub-committees that discuss the problem. 

Decision making, teamwork, and action is required. 

 

 

 

 

 

 

 

 

 

 

 

 

https://facommunityfoundation.org/
https://www.michigan.gov/taxes/property/exemptions/nez/neighborhood-enterprise-zone-nez-act
https://www.michigan.gov/taxes/property/exemptions/nez/neighborhood-enterprise-zone-nez-act
https://www.hud.gov/section3
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Pricing Models 
• Assumptions:  

• Capitalized the entire cost to make an easy comparison. 

• Cash-on-cash return would be benchmarked at 7%(Investors return on invested funds)- 

Note: CD’s are returning 5%  

• 7% Interest 

• 20 Year Amortization for Commercial Loan 

• 30 Year Amortization for residential personal loan 

 

Modular Homes 
• Size 28’x30-840 SQ FT. 

• 1 Bedroom 

• 1 Bathroom 

• Delivered to Site  

• Developer Price- $95,765.00 from a national builder- This doesn’t include land, site 

improvements, permits, general contractor fee, real estate commission or leasing fee, or utilities. 

The rule of thumb for estimating modular set up and site prep is 50% of unit cost. Note- No 

profit is calculated into the numbers. 

• Final Estimated Cost approximately $150,000 or $178 SQ FT. 

• Rental-Commercial Mortgage of $150,000 of 7% at 20-year amortization-$1,163 Principle & 

Interest  

• Sale-Personal Mortgage of $150,000 of 7% at 30-year amortization-$998 Principle & Interest  

• Accessory Dwelling Unit (ADU) 
• Typically, no more than 500 SQ FT in size requires less foundation work. Like park models and 

mobile homes. 

• 1 Bedroom 

• 1 Bathroom 

• Delivered to Site  

• Developer Price- $85,765.00- This doesn’t include land, site improvements, permits, general 

contractor fee, real estate commission or leasing fee, or utilities. The rule of thumb for 

estimating  for ADU is 30% of unit cost because they don’t require a foundation. 

• Final Estimated Cost approximately $110,000 or $222 SQ FT. 

• Rental-Commercial Mortgage of $110,000 of 7% at 20-year amortization-$852 Principle & 

Interest  

• Sale-Personal Mortgage of $110,000 of 7% at 30-year amortization-$732 Principle & Interest  

• Site Built Multifamily Rural Unit 

•  
• More than 3 units on slab, average 650 SQ FT workforce non-MSHDA funding (Example Kentucky 

Avenue – See Attached) 

• Developed price $200 per SQ FT or $130,000, doesn’t include profit. 
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• Rental-Commercial Mortgage of $130,000 of 7% at 20-year amortization-$1,008 Principle & 

Interest  

• Sale-Personal Mortgage of $130,000 of 7% at 30-year amortization-$865 Principle & Interest 
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Construction Cost & Financing 

 

U.S. construction materials prices shot up enough to put a dent in any development budget.  

COVID, inflation and reduced housing supply has increased the overall cost another 32%, $300 

per SQ FT median construction prices are typically accepted. 

Updated labor estimates calculate mason, excavator, and carpenter fees at $70 per hour, 

painters at $20 to $35 per hour, plumbers at $45 to $65 per hour, and electricians at $65 to $85 

per hour.   

*This chart explains why the “Missing Middle Grant Program” offered $70K per unit. 

 

Apartment Unit- Built in 2017 

• 650 SQ FT 

• $125 Per Square Foot 

• Total Cost less land, permitting, and site Improvements. 

• Total - $81,250 

• Interest Rate – 5%- 20 Year Amortization 

• Mortgage Payment -$537 

Apartment - Built in 2020 

• 650 SQ FT 

• $200 Per Square Foot 

• Total Cost less land, permitting, and site Improvements. 

• Total - $130,000 

• Interest Rate – 3.75%- 20 Year Amortization 

• Mortgage Payment -$771 

Apartment - Median 

• 650 SQ FT 

• $300 Per Square Foot 

• Total Cost less land, permitting, and site Improvements. 

• Total - $195,000 

• Interest Rate – 6.5%- 20 Year Amortization 

• Mortgage Payment -$1,456   



9 
 

Current Northwest Michigan Area Housing Projects & Proposed 

Use Changes 

 

Traverse City 

 

• BATA & Traverse City Housing Commission LaFranier Development - $65MM for 215 units 

($302,000/unit)  

https://www.traverseticker.com/news/batahousing-commission-get-green-light-to-start-lafranier-

construction-more-housing-updates/ 

• Traverse City TCAPS Admin Building - $18MM for 55 units ($327,000/unit) 

https://www.traverseticker.com/news/tcaps-receives-two-housing-proposals-for-admin-building-acme-

township-bid-for-bertha-vos-school/ 

 

Cadillac Area Housing Projects 

 

• Cadillac Lofts- Approximate development cost $250-$300,000/Unit 

 

Traverse City Government Site-Consistent with National Trend 

Exploring Housing Opportunities 

Traverse City in partnership with the DDA explored turning City owned surface 

parking lots into sustainable affordable housing and is currently focusing on Lot O. 

Qualifications-based proposals were sought from developers. The City evaluated 

proposals based on maximizing the number of residential units, minimizing the 

carbon footprint, and creating a community through building design i.e ground 

floor retail, price point diversity, etc. Special consideration was given to proposals 

that include a substantial number of rental units that fall within the range of 70% to 

120% of the area median income. 

 

https://www.traverseticker.com/news/batahousing-commission-get-green-light-to-start-lafranier-construction-more-housing-updates/
https://www.traverseticker.com/news/batahousing-commission-get-green-light-to-start-lafranier-construction-more-housing-updates/
https://www.traverseticker.com/news/tcaps-receives-two-housing-proposals-for-admin-building-acme-township-bid-for-bertha-vos-school/
https://www.traverseticker.com/news/tcaps-receives-two-housing-proposals-for-admin-building-acme-township-bid-for-bertha-vos-school/
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Increasing Density 

Multifamily districts were recently changed to allow a greater intensity of 

development to occur. Removing the density limits allows for more dwelling units 

on the land, which typically results in smaller and more affordable units. The 

purpose of the amendments were to increase housing opportunities in the City by 

modifying the development regulations for the multiple family dwelling districts, so 

they will be more likely to be developed into housing to meet our ever growing 

housing demand. 

Eliminating Parking Minimums 

An ordinance amendment reduced minimum parking space requirements. 

Generally, the parking space cap for non-residential uses changed from a 

maximum of one parking space for every 150 square feet to one parking space for 

every 250 square feet. Eliminating residential parking minimums for residential 

lends the opportunity for a lower cost per unit since the cost of built parking is 

reduced within a development. 
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Plan of Action 

301 Kentucky Ave., Cadillac, Wexford County, Michigan, 49601 

• 70 Units 

• Completed construction plans – See Attached 

• Zoned – Site plan needs to be updated and will require planning board 

approval. 

• Completed workforce apartment plans. 

• Interior Road and infrastructure – Approximate Cost $1.1MM or $15,715 

per unit. 

 

Minimum required to start this project: 

1. Wexford County and City of Cadillac agreement to fund the interior 

improvements. 

2. Neighborhood Enterprise Zone with a 12-year tax abatement. 

3. Developer Agreement to build 70 units within 24 months of completion of 

infrastructure improvements.  
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Site Plan 
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Plan of Action 

5758- M55, Cadillac, Wexford County, Michigan 

• 60 Units 

• Zoned – Site plan needs to be updated and will require planning board 

approval. 

• Completed workforce apartment plans- See Attached 

• Interior Road and infrastructure – Approximate Cost $ 825,000 or $13,750 

per unit. 

 

Minimum required to start this project: 

1. Wexford County and Cherry Grove Township agreement to fund the interior 

improvements. Specifically- Sewer, Water, sub-grade, and top course. 

2. Neighborhood Enterprise Zone with a 12-year tax abatement. 

3. Developer Agreement to build 60 units within 24 months of completion of 

infrastructure improvements.  

 

 

 

 

 

 

 

 

 

 



14 
 

Site Plan 
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Summary 

As you can see from the data, the current market conditions are less than 

favorable to attract investors and developers to develop housing in the 

Wexford/Cadillac area. This isn’t the fault of the community; however, it does 

show how critical action and teamwork is needed.  

My suggestion is to come up with actionable funding plans that will encourage 

developers and investors to be moved into action. 

Here are a few: 

• Fund Infrastructure as a grant, future tax revenue will pay back the 

investment- Think long term- 30 to 50 years. 

• Fund Infrastructure as a low-cost loan – 1% interest rate over 40 years.  

• Create a grant program to offset per unit prices. Direct to developer funds 

or program like HUD Section 3 for labor to be performed as construction for 

housing. 

• Provide Tax abatements. 

• Combine incentives. 

I need immediate help in getting funding for the Kentucky project for 

infrastructure and a tax abatement. This will require the County and the City to 

work together.  

I’m assuming Marcus Peccia -City Manager and Joe Porterfield -County 

Administrator are the two people that need to meet with me to get the plan 

moving forward. Please feel free to contact me by phone 616-550-8090 or by 

email. 

 

Sincerely, 

 

Robb Munger 



 

# Of sleeping Units provided 1$             

1$             

1 `

1$             

 

3rd Quarter Theme - ACTION  - Build/Financing/ Lease/ Site 

Improvements

9

4th Quarter Theme-ACTION -Build/ Lease/ Site Improvements

9 Website
In Progress

Set Timeline for Approvals and  buildout
In Progress

8
Assign

10 Lease out new apartments prior to being built.
Completed

10

2nd Quarter Theme - Secure land  and develop written plans
3 Develop budgets and work plans for housing, site development, and marketing. 7 Apartment Plans

Completed

2 Communicate desires and dreams of what can happen to all stake holders and key users. Media, Marketing, & personal connections 6 Funding Plan
In Progress

6

7
Assign

5

Quality of Work

We exsist to make a positive difference in peoples lives by creating more 

housing(Homes) units.
 Gathers facts and forms logical conclusions

 Asks for help when needed

Clarifies direction and keeps up-to-date 

Ensures everything started is completed Communicates so others can help do project correctly

Projects accomplished with an action plan and not addressed by knee jerk reaction

X-FACTOR

1
1 Strategic Partners- Find and prioritize best fit 5 MDOT Driveway Permit

Media & Marketing
Sub-Contracted

BRAND PROMISE

1

4 Create a financial plan that works for all key players- Government, Foundations, Bank, Tenants, and developers/builders 8

"Build projects we love and are proud to call our own"

Knowledge and Experience

Sees how work affects the community through Teamwork

Gets the right things done at the right time

Works to be proficient in the role

Does level of work required in reasonable time Works to communicate expectation and follow up with evaluation of 

expectation

Clear Site
TBD

4 Site Work
TBD

In Progress
5 Leasing

Realtors

1st Quarter Theme -General Plan and prioritize

Ability to learn

 Challenges status quo and asks why

Able to be trained - new things, processes and principles

Sees consequences of actions 

Makes corrections & shares what's learned 

Sees themselves as more than an individual

Does not blame others for lack of results

5 Oppurtunity to turn around an under performing real estate market and make a significant difference in the community. With capital improvement and 

marketing, produce a high return of personal satisfactionand financial reward.
3 Survey 

In Progress
2 Apartment Design and Quoting

Robb What Happen Result

Completed
3 Site Plan

Government/Engineer

1 Financing
Robb

Revitilization of the housing market and encourage new developments Outcomes
A

Ease the cost of construction to encourage more affordable rents and more 

attainable homeownership.

4  Government is succeeding at making the commuity a viabrant place to live and work. They are considered one of the State's core area's for 

improvement.
2 Phase 1 Environmental 

BUSINESS THRUSTS

Competencies/Processes

4

Item #3-

Participation

Encourage alignment with citizens, businesses, City staff, clients and outside partners

Takes action and helps without being told

Speaks up rather than bluff or go along in a compassionate way

Prevents politics and building armies

Does not inspire conflict

Approachable and easy to work with, creates safe environment to communicate

Community has a clear vision and mission that they are willing to team up to see Cadillac succeed and prosper for a better community for the people 

they impact.

Discovered Outcomes to record
SANDBOX

MARKET/MEGA TRENDS 1
3 Livability- All Sports Lakes, Golf Courses, National and International businesses in manufacturing, Bike Path, Upgraded community area with 

Cadillac Commons, Community outdoor theater, Day Marina for public use, State campgrounds, and recreation land.
1 Select Properties to fund

Completed

Supplemental Key Indicators Supplemental Key Indicators

To be a transfermational influence in the City of Cadillac and Wexford County 

to be recognized in the top 50 places to live and work in the nation.

# Of Units built

1

2 Location- Specific location has high traffic count and a key area of congrigating due to the traffic flow and exsisting businesses. Regional Location- 1-

1/2 hour north of Grand Rapids, 45 minutes from two ski resorts, 40 minutes south of Traverse City, and close to US-131. Key Initiatives 

12 Month Growth & Productivity

90 Day Action Plans

Quarterly Priorities  (Who / When)

Item 2#-

BIG HAIRY AUDACIOUS GOAL

1

Set Janus Storage Units on Site
Nov-20

Why The City of Cadillac

Positive Culture

MEDC Residents that take leadership roles Start Conditional Rezoning
Started  2019 Approved  September 2020

Cadillac Foundation MSHDA MDOT Driveway Permit
Sep-20

The purpose of building new homes and apartments in Cadillac is to make a 

significant difference in peoples lives, while allowing the projects be 

sustainable.

City Government Wexford County

ONE PAGE PLAN     

STRENGTHS TO LEVERAGE WEAKNESSES TO ELIMINATE OPPORTUNITIES TO SEIZE

Local Financial Institutions Rotary Club

2023 & 2024 Budget 2023 & 2024  ResultsResponsiveness

THREATS TO AVOID / MANAGE

Diverse Group of like minded people Financing the project with Local government improvements Momentum has started to pull Cadillac in an upward trend Municipalities are having issues working together

Leadership Management Experience in Group

Item 1#-

People and groups available for working on the projects Government Support Affordability

Location- Along US 131, M-115, and M-55, along with an airport and railways. Lakes, golf, skiing, forestry, along with manufacturing. Coordination of projects and marketing Community Support

Chamber of Commerce  Local Businesses Close on the property
Jul-20

Key players have the experience or the willingness to see developmnet happen. 

Financial Shortfalls/Gaps

Stagnation and inability to move forward with getting housing units built

Special Projects & Non-Scheduled Items

Complete Survey & Phase 1
Jul-20

Negative media 
Housing

Shared Vision and Philosophy to make the community more livable. Better metrics-defining necessary data driven decisions Positive Media Attention

Time Frame Time Frame

CORE VALUES

Should/Shouldn’t' s 1
PURPOSE

1
STAKEHOLDER REVIEW

GOALS

2020 Forecast

Partnering to Build Residential Housing New Enterprise Zone, Brownfield, MEDC, Grants, & Low Cost Energy Loans

CONSOLIDATED RESULTS 2024
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I. INTRODUCTION 

Community Research Services, LLC (CRS) has been commissioned by the Alliance for 

Economic Success to investigate the market conditions present for both affordable and market 

rate rental housing options across Wexford County.  Wexford County is found within northwest 

lower Michigan, and is adjacent to the greater Grand Traverse region.  The county is 

approximately 65 miles from Mt. Pleasant, approximately 45 miles from Traverse City, and 

approximately 135 miles from Lansing.   

CRS has been tasked to investigate the viability of various rental options, based on the 

current and projected market conditions, identified target market segments, and the status of 

prevailing and projected economic conditions.  While the market conditions are measured for 

those within Wexford County, assumptions will be made regarding the likely participation of 

households outside of Wexford County, found within adjacent sections of the community.   

No assumptions or analysis will be made regarding the separate market viability of 

higher-priced homeownership options, luxury homes (rental or owner), nor the potential for 2nd 

homes/vacation residences.  Comments and market criteria for these segments will be included 

when necessary as part of an examination of overall housing market conditions.     

A discussion of the likely target market segments that match the product types under 

examination will be included, using standard demographic/economic data as well as Tapestry 

information provided by ESRI, which examines local population segments within a series of 

generalized categories based on prevailing incomes, educational attainment, and other factors.  

This review will include the relative size and strength of each target market segment, individual 

characteristics of each target market, and the potential contribution of each segment.     

The primary purpose of the following market analysis is to provide sufficient evidence 

that market depth and demand may or may not exist for potential rental development.  This will 

be demonstrated through an in-depth analysis of local and regional demographic and income 

trends, economic and employment patterns, and existing housing conditions, as well as a supply 

and demand analysis of available residential alternatives within the region.  No assumptions 

regarding site location, sponsorship, or financing options will be made, unless specifically stated 

within the analysis.   
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II. EXECUTIVE SUMMARY 

 The following overview highlights the major findings and conclusions reached from 

information collected through demographic analysis, economic observations, and primary research 

of the community:   

 The analysis assumes two sub-market areas within Wexford County.  One reflects the 
Cadillac area and southeast Wexford County.  The other sub-market area consists of the 
balance of Wexford County, including the communities of Manton, Mesick, Buckley, and 
Harrietta.  At times within the analysis the City of Cadillac will be examined separately 
for any key trends or data.  The two sub-markets are appropriate for the examination of 
open (family) housing options; however, the size and characteristics of Wexford County 
point to the utilization of the entire county as a potential market area for senior housing 
alternatives.  This is of course dependent upon assumptions regarding location and 
accessibility.   

 Three primary target markets (market subsets) were examined for this analysis, including: 

o Senior rental housing – for those persons or couples age 55 and older, that are 
able to live an independent lifestyle, and exhibit moderate incomes that generally 
range from $20,000 to $30,000 for those within the affordable income range, and 
30 and above for those seniors within the moderate/upper income range.  This 
assumes seniors are primarily retired or work on a part-time basis; 

o Affordable rental housing – for singles, couples, or small families of all ages, with 
incomes up to approximately $35,000 (depending on family size), typically with 
low to moderate educational attainment, generally employed either part-time or 
full time within unskilled or entry-level positions typically within the services or 
hospitality sectors; 

o Workforce housing – for singles, couples, or small families of all ages, with 
incomes between $35,000 and up (depending upon family size), with some degree 
of specialized training or educational attainment, employed within manufacturing, 
services, or other moderate-wage sectors.  Households may be seeking rental 
options or a homeownership opportunity, if a more permanent residence is 
desired; 

 Positive factors include the following: 

o Demographic trends reflect an aging, slowing growing population with most of 
the anticipated growth coming from retirees and other older adults, rather than 
younger families with children.  By 2022 the county’s population will total 34,239 
persons, based on ESRI forecasts.   

o Employment trends are positive, as nearly all employment losses due to the 
recessionary period at the end of the last decade have been regained.  The 
county’s 2016 unemployment rate was estimated at 5.6 percent.  By comparison, 
the Grand Traverse region (Benzie, Grand Traverse, Leelanau, and Kalkaska 
Counties) exhibited an unemployment rate of 4.5 percent for 2016.  The state and 
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national unemployment rates for 2016 were both at 4.9 percent.  Employment 
losses during the last decade were notable, but not as crippling as compared to 
other sections of the state that lack a diverse workforce as exhibited across 
Wexford County.     

o Placemaking considerations are generally favorable, as the region’s natural 
attractions and community features are clearly an asset.  Parkland, water access, 
and other outdoor features are clearly responsible for a degree of interest by those 
households that value such natural resources.  The community contains essentially 
all of the retail outlets, services, and professional options that most residents 
would utilize.   

 Impediments and other problematic considerations include: 

o A lack of market rate rental housing for persons above the “affordable” income 
range.  Along with a limited number of rental homes that this target market would 
desire (particularly within the Cadillac area), it is difficult for new residents to 
find a housing alternative that best suits their needs and expectations.   

o The Cadillac/Wexford area does not contain an independent-living senior housing 
development, targeted for affordable and/or moderate/upper income households 
age 55 and older, that are able to live an independent lifestyle.  Sufficient demand 
appears present for such a facility, and a location within Cadillac’s downtown 
district would be ideal.  Such a location would draw not only across Wexford 
County, but would clearly be perceived as an ideal destination for seniors across 
much of northern lower Michigan.   

o Excessive pricing for owner occupied housing options, due to vacation/2nd homes 
along/near Lake Cadillac and Lake Mitchell.  The size and impact of this higher-
end market segment has helped to “crowd out” the market potential for more 
affordable starter homes within desirable locations within the Cadillac area.  
While this trend is not present within the Rural Wexford area, such locations are 
not as sought-after and are subsequently in less demand.  Any assistance by the 
public or private sector to improve the viability and affordability of reasonably 
priced starter homes would be advantageous for the entire community.     

o Development costs are somewhat prohibitive, reflecting a range of conditions that 
make affordable housing more difficult.  These include environmental concerns, 
zoning requirements, permit costs, and other factors that are becoming more 
common across the region and statewide.  The ability to reduce the cost of 
development is critical to the ability of a community to provide affordable 
housing.     

 Primary findings for this analysis include: 

o The Wexford County area’s ability to attract entry level households across the 
moderate-income range is very positive, given the county’s economy, diverse, 
employment base, and outdoor amenities of various types.  However, this 
advantage is being negated to a great degree by a lack of housing options for not 
only new residents, but also various households that wish to remain within the 
community, downsize, or seek a rental housing alternative.  Thus, the primary 
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issue within Wexford County is supply-related, and exogenous factors outside of 
the typical demand/supply equation are impacting the housing marketplace.      

o Assuming locations for workforce housing can be found within both sub-market 
areas, the county’s natural resources, economy, and positive community assets 
should greatly aide in attracting moderate income households to the region.   

o An insufficient number of affordable and market rate rental options are present 
within the area.  Prevailing occupancy levels for rental housing are high, and 
vacancies are quickly filled.  Considering the stable population base and the 
strengthening economy, demand for additional units appears to be present.  This 
also includes a need for senior rental housing, targeting independent-living 
seniors.  This segment is clearly underserved, given the size of the Cadillac area.   

o The collaboration within the development and leasing process of local employers 
would greatly enhance the viability of the proposal.  This would ensure that 
sufficient pre-leasing efforts are maximized within the key target market 
segments, including current residents in need of housing as well as new 
households and families from outside the area seeking a local residential 
alternative.      

The findings point to sufficient statistical support and market depth for rental development that 
addresses both the low-income band (up to 60 percent of Area Median Income) and moderate-
income (“Workforce”) band, generally described by households up to 120 percent of Area 
Median Income.  Based on the preliminary findings, such a development should feature the 
following characteristics: 

 

Project Size:  Approximately 60 units (with additional phases possible) 

Project Type:   Mixed-income, combination of garden apartments and 
townhomes 

Unit mix:   Mostly one-bedroom / two-bedroom options, with a few three-
bedroom units 

Targeted Incomes: $20,000 - $35,000 – Low-Income 
(based on household size) $35,000 & above – Moderate/Upper Income 

It can be assumed that some degree of overlap in these designations will be present 

Preliminary Pricing: $500 - $750 – 1BR 

(Affordable/Market Rate) $650 - $895 – 2BR 

     $725 - $985 – 3BR 

Rents do not include utilities 

Amenities/features – commensurate with modern rental housing from other sections of the state 
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Considering the long-term trends regarding seniors, aging in place, and the likely positive view 
of Cadillac and Wexford County by retirees across the region, a need for a senior residential 
facility for independent-living households age 55 and older can be demonstrated.  While 
affordability is always important, it is recommended that the senior facility utilize a mixed-
income plan, with both affordable and market rate units.     

The following preliminary recommendation for senior housing includes the following: 
        
Project Size: Approximately 40 apartment units 
 
Unit Type: Independent Living units with one-bedroom/two-bedroom 

combinations – options for personal care services contracted 
separately 

 
Additional phases: Primarily dependent upon the lease-up of the initial phase 
 
Suggested Structure type: Highly suggest a multi-story building within the downtown area 

of Cadillac; ground floor commercial use is also a possibility 
 
Unit Mix: 20% one-bedroom / 80% two-bedroom (approx.) 
 
Preliminary Pricing: $600/$850 – one-bedroom unit 
(Affordable/Market) $725/$1,050 – two-bedroom unit 
 
Does not include utilities, or optional personal care services that may be provided separately 
 
Proposed Amenities: Full kitchens with refrigerator, range, dishwasher, and disposal; 

central air conditioning, in-unit laundry, and ample closet space. 
 
Project Features: Ample green space, sufficient community space for resident use, 

and on-site management.   
 

It is also recommended that support, resources, and other potential assistance be given to 
encourage additional single family home development, targeted for families that wish to move up 
beyond existing housing or for new households that have relocated to the community.  Pricing 
between $160,000 to $220,000 for a modern home within a location or neighborhood that is 
proximate to local highways, retail outlets, and other services.  This lack of such housing options 
that are readily available, despite the positive Placemaking assets within the community, may 
impact recruitment and retention of persons within key professional and service positions.   

 
These recommendations are preliminary only.  A positive recommendation is dependent 
upon the utilization of a specific targeting plan, inclusion of amenities and building 
design that reflects the market, availability of on-site services (if applicable), and 
professional preleasing and management.  Assumptions also include a positive location 
with ample visibility and strong access from across the region, as well as no delays 
during the development process.         
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III. BACKGROUND – CADILLAC/WEXFORD COUNTY 

 As part of this analysis, an examination of prior research regarding affordable housing 

issues was undertaken.  The Cadillac/Wexford area has been the subject of pertinent research 

regarding housing and economic development over the past decade.  A review of these prior 

assignments will provide additional insight on the history of potential development opportunities 

and long-term objectives for the community.   

 Community Research provided market feasibility studies for two affordable housing 

developments during the last decade.  These assignments led to the construction of two separate 

rental properties in 2006 and 2007.  One is Sunnyside Estates, a 48-unit rental complex with two-

bedroom and three-bedroom apartments and townhomes.  These units are targeted for 

households between 50 percent of Area Median Income (AMI) and 60 percent of AMI.  It has 

performed well over the years, and is currently fully occupied.   

 The second development is Northland Meadow Apartments, an 80-unit apartment 

complex with two-bedroom and three-bedroom units.  This development has a wider range of 

target market segments, including very-low income households, affordable households, and 

moderate/upper income households.  The property features fifteen project-based vouchers that 

allow for targeting of households at 30 percent AMI and below.  The remaining 53 affordable 

units target incomes up to 60 percent of AMI, while 12 units are unrestricted and targeted for 

moderate and upper income households.  As a result, this property services a wide range of local 

households that reflect the various target market segments found within the Cadillac and 

Wexford County areas.     

 Community Research has also completed 

preliminary work for senior affordable housing and 

senior assisted living units within Cadillac during the 

past decade.  Despite demonstrated market support, 

unfortunately, none of these preliminary research 

projects resulted in any specific development 

opportunities, despite positive recommendations for 

such options within the area.  

Prior housing research by 
Community Research 
Services resulted in the 
development of two 
apartment communities 
within Cadillac that service 
a wide range of target 
market segments.   
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 In 2012, the City of Cadillac sponsored an analysis of “marketable opportunities” for the 

city and Wexford County, completed by The Chesapeake Group, Inc.  While mostly covering 

economic development possibilities for the region, the analysis did identify new housing as a 

potential need for the community over the next five years.  Most of the study’s research was 

conducted by local surveys, which indicated the following: 

 Approximately 30 percent indicated a potential move was likely within the next five 
years 

 Nearly 38 percent of respondents plan on downsizing; nearly 40 percent plan on similar-
sized units, while 15 percent wished to upsize, with eight percent unsure 

 Of those respondents that were senior households, 29 percent planned to move within the 
next five years; of these senior movers, just 34 percent anticipated such a move to be 
local. 

While the analysis did not dwell on these responses, it would appear that increased demand for 

senior housing could be indicated within the survey responses.  It was also clear that a greater 

percentage of potential senior movers would consider a local relocation if attractive and 

reasonable senior housing options were present within the Cadillac area.   

 A much more comprehensive examination of housing needs was recently sponsored by 

Networks Northwest, via a 2014 Target Market Analysis (TMA) authored by Land Use/USA.   A 

TMA uses a combination of placemaking impacts and target market clusters to determine market 

potential, rather than a more conventional algorithm that directly uses Census information and 

demographic projections to determine a statistical demand forecast.  CRS has examined other 

TMA reports provided for other sections of northern Michigan by Land Use/USA, and has 

become familiar with the methods used and the relative usefulness of the information provided.  

What is of most concern is that the 2014 report provides an overly optimistic determination of 

statistical demand, applying a quantitative demand function to a qualitative measure of market 

depth.   

 The 2014 report for Wexford County concluded that sufficient market depth is present for 

a minimum of 1,620 housing units to a maximum of 4,810 housing units over a full five-year 

period.  Broken down by tenure, the TMA recommendations from the executive summary and 

subsequent exhibits for market potential are as follows (figures are directly from the report and 

totals may not reflect sums of the data: 
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Tenure 

Conservative 
Annual 
Demand 

Conservative 
Five‐Year 
Demand 

Aggressive 
Annual 
Demand 

Aggressive 
Five‐Year 
Demand 

Owner Households  121  605  220  1,100 
Renter Households  203  1,015  742  3,710 
TOTAL  324  1,620  962  4,810 

 

 The TMA provides additional information on the relative strength of Cadillac and 

Wexford County as a whole in regard to various placemaking features, including such items as 

the status of local planning documents, the degree of organization present within a city or 

village’s downtown district, and unique downtown amenities (such as shopping outlets, 

entertainment options, and the presence of any festivals or celebrations).   

 While the TMA does contain some valuable 

information, based on prior experience and the 

utilization of generally accepted methodology, the 

recommendations somewhat to significantly overstate 

the likely market demand for housing options that may 

appeal to those within the target market segments of 

importance, depending upon which scenario is utilized.  

For example, the aggressive five-year demand for housing across Wexford County implies a 

population growth of nearly 12,000 persons over a five-year period (assuming household sizes 

remain constant) for the target market segments that reflect just 33 percent of the county’s total 

population (as indicated within the TMA’s executive summary).  This would result in a 2022 

overall population increase to approximately 45,467 persons (an aggressive forecast that assumes 

the remaining 75 percent of the county’s population demonstrates more reasonable growth rate).  

By comparison, ESRI forecasts the 2022 population for Wexford County at 34,239 persons.  The 

conservative demand scenario within the TMA, resulting in an estimated 2022 population of 

approximately 37,556 persons (following the same criteria as previously listed), is clearly more 

reasonable, but still not commensurate with ESRI forecasts.   

 The only other potentially reasonable method to justify the TMA’s demand forecasts 

would be a sizable increase in the average household size; based on census data this quite 

unlikely, and in fact overall household sizes are projected to further decline over the balance of 

The 2014 Target Market 
Analysis for Wexford 
County yields some useful 
information on community 
assets, but provided 
demand estimates that 
clearly overstated housing 
market potential  
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the decade.  This is widely accepted by analysts familiar with demographic trends across the vast 

majority of markets within Michigan and the Midwest.  These conditions also correspond with 

the region’s aging population, smaller family sizes, and a shift away from larger-sized 

homeownership options into generally smaller rental units.   

 In addition, it is unclear how income qualification of the demand potential within the 

Target Market Analysis report was determined, placing the demand totals listed above in further 

doubt.  The individual target market descriptions do not include a specific household income 

range that corresponds with prevailing housing costs.  This could lead to a widely divergent 

depiction of the number of actual families or households that would essentially qualify for 

various housing alternatives.  Without any such assumptions regarding which target market 

segments exhibit reasonable income-qualification criteria, the reliability of the results cannot be 

verified by more conventional market demand statistics.  Essentially, the generalization required 

by the use of target market designations within a demand forecast results is such a wide target 

that the demand analysis results are somewhat useless for those that require more specific and 

realistic figures that reflect actual market conditions.   

 Based on these reasons, the perception of housing demand potential across Wexford 

County by many community leaders and residents may be overly generous.  This critique of the 

2014 report is included within the report not to be malicious in any manner, but to provide and 

demonstrate a more reasonable statistical demand forecast that should be acceptable to not only 

the community as a whole, but to various development entities and financial institutions that 

require the utilization of standard methodologies that have demonstrated a high degree of 

accuracy over the past two decades.   

 However, the inclusion of a target market examination is quite useful in the review of key 

segments of a community’s housing market base.  As a result, this Housing Market Analysis will 

utilize both placemaking concepts found within the TMA as well as more traditional and 

established methods used for the examination and determination of housing market demand.  The 

target market data, as well as all demographic projections for this report, will come from ESRI, a 

leading source of demographic and mapping resources across the nation, and a trusted source of 

such data by this firm for nearly 20 years.  The use of this data will remove any possible data 

bias from the report, as no such calculations will be made by Community Research.  In addition, 
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comparisons to available housing options currently available across Wexford County will be 

made within the report, in order to provide a more direct supply vs. demand examination.  Such 

data is perhaps the best measure of market viability and short-term potential.   

 Without specific product types, locations, and knowledge of the quality and experience of 

the potential development team(s), assumptions regarding the likely impact of such 

characteristics upon overall housing demand will not be included.  This will introduce an 

additional level of conservatism for the resulting demand projections.   
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Map: Wexford County Communities  

City of Cadillac 
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City of Manton 
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Village of Mesick 
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Village of Buckley 
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Village of Harrietta 
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IV. MARKET PROFILE 

Typical market analysis will identify a key target market segment as the primary focus 

for examination and market potential, taking into consideration associated demographic and 

economic features.  For this analysis, the characteristics of Wexford County point to more than 

one single target market segment worthy of examination.  Considering the housing market by 

generational definitions, millennials will very soon reflect the largest age cohort into the next 

decade regionally and statewide.  However, older adults and seniors are perhaps more reasonable 

segments of the population in terms of potential residents for the area.  From an employment 

standpoint, the Cadillac/Wexford area exhibits a strong combination of blue collar, white collar, 

and professional employment.  This results in multiple housing market demands over a wider 

than usual range of incomes and structural preferences.  I believe this is the primary issue within 

the local housing market – the demand for housing within the community is more diverse than 

usual, and as a result it is difficult to meet these various needs in a timely and efficient manner.     

This report was initiated to determine market viability for rental housing options intended 

for those households that feature lower- to moderate-incomes, as well as affordable senior rental 

housing.  A third point of examination for this report is the market potential for moderately-

priced owner-occupied homes that reflect a reasonable workforce housing alternative.  The likely 

market demand for these housing types is evident to community leaders, and has been repeatedly 

identified within prior research as the primary housing types that exhibit the greatest demand 

potential by the most-needy population segments.  Correspondingly, the primary target market 

segments for this analysis will include:  

 Moderate-Income non-senior households (including singles, couples, and small families), 
actively participating within the labor force, featuring occupations mostly within the 
service and leisure/hospitality sectors, potentially seeking workforce housing options 

 Extremely-Low Income households (all ages, and including singles, couples, and small 
families), with minimal or no participation within the labor force, potentially seeking 
affordable rental housing options 

 Lower-Income to Moderate-Income senior households (age 55 and older), with minimal 
or no participation within the labor force, able to live an independent lifestyle, potentially 
seeking a rental housing option designated for senior occupancy 
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As a result, the target market segments studied for this analysis do not include the following: 

 Higher-Income households 

 Senior households seeking assisted living/nursing care housing 

 Households seeking 2nd home or vacation homes 

Primary and Secondary Market Area Delineation 

     Cadillac is the primary community within Wexford County.  It is the county seat, and 

contains the large majority of local businesses, services, and entertainment options.  However, 

residents within the rural sections of Wexford County are not as directly tied to Cadillac, and the 

outer edges of the county are closer to other communities in adjacent counties.     

 It is important to realize the influence of Cadillac upon the county, but to also recognize 

that rural sections of Wexford County exhibit somewhat different reasons for residency within 

these townships and villages.  As a result, it was logical to divide the county into separate market 

areas for the examination of housing needs.  The Cadillac Area consists of the city and 

surrounding townships within southeast Wexford County:   

 

The balance of Wexford County reflects the more rural aspects of the region, and demographic, 

economic, and social variables do reflect this.  Along with the City of Manton, and the Villages 

of Buckley, Mesick, and Harrietta, this market segment includes the following areas: 

Cadillac Area:

City of Cadillac

Clam Lake Township

Haring Charter Township

Cherry Grove Township

Selma Township
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 Separation of the county into two sub-markets is perhaps most useful as a tool for this 

analysis, as some market segments may not exhibit a significant degree of difference.  This 

would perhaps be most true for senior housing, as larger market areas are typically utilized for 

elderly housing options.  While the final location of various housing developments would greatly 

influence pricing and marketing efforts, it could be assumed that many housing alternatives 

reasonably located within various sections of Wexford County would be attractive to a wide 

range of potential residents.  As a result, the Primary Market Area (PMA) utilized for non-senior 

examinations will include both market areas.  Senior housing will most likely use all, or a 

majority of, Wexford County.  A PMA typically includes approximately 60 percent to 80 percent 

of all likely residents for a given housing proposal.   

 Secondary Market Area considerations are worthy of note as well, due to the region’s 

commuting patterns, the proximity of Traverse City (the region’s largest source of employment, 

retail outlets, entertainment options, and public services), and Wexford County’s employment 

base.  The county’s vacation and 2nd residence market, while not a focus of the key target market 

segments of this analysis, will also impact Secondary Market considerations.   

  

  

Rural Wexford:

City of Manton

Wexford Township

Hanover Township

Greenwood Township

Liberty Township

Springville Township

Antioch Township

Colfax Township

Slagle Township

Boon Township

South Branch Township

Henderson Township
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 From a senior housing standpoint, Secondary Market considerations may be quite broad, 

and include former residents of the Cadillac area, regardless of their current address, that would 

strongly consider relocating to the Wexford region if a residential option was available.  While 

Secondary Market contributions clearly exist, it is difficult to quantify in a reasonable manner 

the degree of participation prior to the development of housing options.  Such factors are readily 

determined after the development process, based on traffic patterns, inquiries, and the eventual 

relocation of residents from outside of the region.   
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Map: Wexford County Sub-Market Areas  

Cadillac Area 
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Rural Wexford Area 
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V. DEMOGRAPHIC & ECONOMIC TRENDS 

Economic Trends 

Employment by Industry data from the American Community Survey indicates the most 

common industry for employed residents of the county to work in was services, which 

represented 44 percent of all market area workers, with little variation within the sub-market 

areas.  Manufacturing employment across Wexford County is notably stronger than most rural 

sections of northern Michigan, at nearly 21 percent across the county, and nearly 24 percent 

within Cadillac.  This clearly bodes well for prevailing income trends, job stability, and 

migration potential from other nearby areas of the region.  Retail trade employment within the 

county represented 13 percent of the local labor force, which is a typical ratio for most 

communities within northern Michigan.     

Table: Employment by Industry 

 

City of Cadillac Rural Wexford
Cadillac Area Wexford County

Agriculture and Mining 38 151 188 339
Percent 0.9% 1.8% 3.9% 2.5%

Construction 26 163 382 545
Percent 0.6% 1.9% 7.9% 4.1%

Manufacturing 1,027 2,027 761 2,788
Percent 23.9% 23.6% 15.7% 20.7%

Wholesale  Trade 50 107 112 219
Percent 1.2% 1.2% 2.3% 1.6%

Retail  Trade 620 1,098 644 1,742
Percent 14.4% 12.8% 13.3% 13.0%

Transportation & Utilities 210 480 245 725
Percent 4.9% 5.6% 5.0% 5.4%

Information 119 161 39 200
Percent 2.8% 1.9% 0.8% 1.5%

Finance, Insurance, & Real Estate 203 360 166 526
Percent 4.9% 4.3% 3.4% 4.0%

Services 1,846 3,690 2,186 5,876
Percent 44.2% 43.8% 45.4% 44.4%

Professional & Mangerial Serv 276 694 286 980
Percent of All Services 15.0% 18.8% 13.1% 16.7%

Educational & Healthcare Serv 913 1,789 1,062 2,851
Percent of All Services 49.5% 48.5% 48.6% 48.5%

Arts/Entertainment Services 398 721 607 1,328
Percent of All Services 21.6% 19.5% 27.8% 22.6%

O ther Services 259 486 231 717
Percent of All Services 14.0% 13.2% 10.6% 12.2%

Public Administration 153 346 135 481
Percent 3.7% 4.1% 2.8% 3.6%

SOURCE:  2011-2015 American Community Survey, U.S. Census Bureau
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26%

18%

22%

9%

25%
Managerial and Professional

Service

Sales and Office

Natural Resources and
Construction

Production and Transportation

Employment by Occupation data from the American 

Community Survey indicates most workers are 

employed in professional, sales, or office positions.  

These sectors combined totaled 65 percent of the 

county’s labor force.  The county’s concentration of 

“blue collar” positions represented approximately 35 

percent of the labor force; again, substantially greater 

concentrations as compared to nearby areas.         

Table: Employment by Occupation 

 
 
 

Figure One: Employment by Occupation Breakdown – Wexford County 

 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 

City of Cadillac Rural Wexford
Cadillac Area Wexford County

Managerial and Professional 1,095 2,329 1,233 3,562

Percent 25.5% 27.1% 25.4% 26.5%

Service 778 1,368 990 2,358

Percent 18.1% 15.9% 20.4% 17.5%

Sales and O ffice 951 1,872 1,026 2,898

Percent 22.2% 21.8% 21.1% 21.6%

Natural Resources and Constructi 276 613 608 1,221

Percent 6.4% 7.1% 12.5% 9.1%

Production and Transportation 1,192 2,401 1,001 3,402

Percent 27.8% 28.0% 20.6% 25.3%

SOURCE:  2011-2015 American Community Survey, U.S. Census Bureau

Wexford County’s 
residential employment 
base is primarily within the 
service sector, but the 
region exhibits a higher 
than average “blue collar” 
segment, including 
manufacturing and 
construction jobs.   
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The county’s labor force is primarily employed locally, but nearly ¼ of all local workers 

are employed outside of Wexford County.  The sub markets exhibit different commuting 

patterns, most likely due to the proximity of employment options within each area.  The 

percentage of people working outside of Wexford County is not surprising, with the wider range 

of opportunities within the Traverse City area and the presence of US 131, making commuting 

somewhat easier for many residents.                 

Table: Employment by Place of Work 

 
 
 

Figure Two: Employment by Place of Work Breakdown – Wexford County 

 

City of Cadillac Rural Wexford
Cadillac Area Wexford County

Place of Work within County 3,649 7,143 2,659 9,802

Percent 86.1% 84.1% 56.0% 74.0%

Place of Work O utside of Coun 582 1,328 2,032 3,360

Percent 13.7% 15.6% 42.8% 25.4%

Place of Work O utside of State 7 25 57 82

Percent 0.2% 0.3% 1.2% 0.6%

SOURCE:  2011-2015 American Community Survey, U.S. Census Bureau
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Migration patterns for Wexford County provide 

another indication of the prevailing direction of overall 

demographic and economic trends.  This data was 

collected from the most recent American Community 

Survey, and does include a surprisingly sizable margin 

of error.  However, the prevailing direction is that a 

slight loss of population over the next few years should 

be anticipated due to movership, despite an increasingly favorable economy.  Examining the 

data, much of the net migration should not be a strict reflection of Cadillac or Wexford County, 

but perhaps more of Michigan’s prospects as compared to other sections of the nation that are 

currently exhibiting more favorable employment and quality of life factors.  One favorable 

consideration, however, is the positive annual net migration from some nearby counties, as well 

as across northwest lower Michigan, which points to the community’s favorable economic 

trends, placemaking assets, and somewhat reasonable commuting distances.   

Table: Migration Patterns – Wexford County 

 
 

Flow Into Flow Out of Net Migration
Wexford County Wexford County Wexford County

Grand Traverse  County 147 153 -6

Percent of Total 8.4% 6.8% 1.2%

Manistee  County 170 51 119

Percent of Total 9.7% 2.3% -24.7%

Missaukee County 298 367 -69

Percent of Total 16.9% 16.4% 14.3%

O sceola County 134 257 -123

Percent of Total 7.6% 11.5% 25.5%

Northwest Lower Michigan 731 687 44

Percent of Total 41.5% 30.6% 9.1%

State of Michigan 1,516 1,785 -269

Percent of Total 86.1% 79.6% 55.8%

O verall  (Including O verseas) 1,760 2,242 -482

Percent of Total 100.0% 100.0% 100.0%

SOURCE:  2011/2015 American Community Survey, U.S. Census Bureau

Trends regarding commuting 
and migration appear to 
indicate that Wexford County 
remains competitive as a 
potential residential and 
employment destination 
within the region.  



Wexford County Housing Market Analysis – August 18, 2017 

 

 

    

26 

 

Figure Three: Migration Patterns – Wexford County 

 
 
Employment Trends 

Wexford County employment totals have recovered from the decline in jobs due to the 

Great Recession of the last decade.  As with most areas of Michigan, the recent recession led to a 

notable reduction in overall employment.  Wexford County experienced a sharp drop in 

employment from 2007 to 2009, but a sizable recovery beginning in 2010 has led to the current 

employment status.  Over this time, the county’s employment totals have slowly increased, 

providing ongoing momentum for the local economy.  As of 2016 the county’s employment 

totals are the highest since 2001, at nearly 14,000.     

Unemployment ratios for Wexford County are at the lowest point since at least the year 

2000.  The county’s unemployment rate for 2016 was recorded at 5.6 percent, much improved 

from the high level of 17.6 percent recorded in 2009.  The Grand Traverse region’s 

unemployment rate for 2016 was notably lower, at 4.5 percent (as compared to 4.9 percent for 

Michigan and the nation during the same period).  This ratio indicates a recovery from the last 

decade’s recessionary period, in which the unemployment rate for the region was at a high point 

of 12.1 percent in 2010.   

Trends for 2017 regarding job totals and unemployment indicate continued improvement, 

with the June 2017 unemployment rate at 4.8 percent for the county, and a slight increase in 

employment from June of last year.  It is assumed that continued gains in the labor force will 

result in still lower unemployment levels by the end of the year.  These trends over the past few 

years are quite encouraging, and reflect ongoing economic recovery across Northwest Lower 

Michigan, with a level of improvement superior to overall national trends.   
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Figure Four: Area Employment Trends – Wexford County 

 
 

 

Figure Five: Annual Change in Employment – Wexford County 
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Figure Six: Unemployment Rate Comparison 

 
 
 

Table: Employment Trends (2000 to Present) 
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United States

State of Michigan

Wexford County

State of Michigan United States

Year
Labor 
Force

Number 
Employed

Annual 
Change

Unemployment 
Rate

Unemployment 
Rate

Unemployment 
Rate

2000 15,654 14,795 --- 5.5% 3.6% 4.0%
2001 15,031 13,735 (1,060) 8.6% 5.2% 4.7%
2002 14,595 13,447 (288) 7.9% 6.3% 5.8%
2003 14,542 13,212 (235) 9.1% 7.2% 6.0%
2004 14,686 13,468 256 8.3% 7.0% 5.5%
2005 14,753 13,622 154 7.7% 6.8% 5.1%
2006 14,939 13,684 62 8.4% 7.0% 4.6%
2007 14,590 13,325 (359) 8.7% 7.0% 4.6%
2008 14,319 12,775 (550) 10.8% 8.0% 5.8%
2009 14,482 11,938 (837) 17.6% 13.7% 9.3%
2010 15,218 13,023 1,085 14.4% 12.6% 9.6%
2011 14,656 12,870 (153) 12.2% 10.4% 8.9%
2012 14,469 12,876 6 11.0% 9.1% 8.1%
2013 14,677 13,037 161 11.2% 8.8% 7.4%
2014 14,677 13,414 377 8.6% 7.3% 6.2%
2015 14,567 13,589 175 6.7% 5.4% 5.3%
2016 14,764 13,933 344 5.6% 4.9% 4.9%

Jun-16 15,163 14,331 --- 5.5% 5.2% 4.9%
Jun-17 15,094 14,365 34 4.8% 4.0% 4.4%

Number Percent
Change (2000-Present): (862) -6.2%

Change (2000-2008): (2,020) -15.8%
Change (2008-Present): 1,158 8.3%

SOURCE: Bureau of Labor Statistics.

Wexford County
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The region’s employment base is centered within the Manufacturing, Healthcare, Trade, 

and Leisure/Hospitality sectors – all of which provide a wide range of incomes, employment 

trends, and long-term growth potential.  As stated previously, the county’s higher than typical 

concentration of manufacturing employment has resulted in a stronger degree of wage stability 

across the labor force; most rural communities do not benefit from the presence of this many 

blue-collar opportunities.         

Wages and Income Data 

Employment and wage data obtained from the U.S. Census Bureau’s Quarterly Census of 

Employment and Wages (QCEW) provides a current picture of employment distribution within 

Wexford County.  This data measures employment trends that take place within a given county, 

regardless of the residence of the labor force.  As can be seen within the figures on the following 

pages, over the past seven years Manufacturing positions remain the largest industry sector for 

the County, with an increase of 13 percent from 2009 to 2016.  In 2016, this sector represented 

more than 27 percent of the county’s labor force.  Trade/Transportation/Utilities employment 

accounted for 23 percent of the total, while education/healthcare jobs represented nearly 15 

percent of employment.  Separated by the type of employment category, production positions 

have increased by nearly 11 percent, while service positions have increased by four percent.  

Overall, private-sector employment has increased by six percent between 2009 and 2016 (the 

totals do not include public sector jobs), reflective of the increase in overall employment 

observed within the prior labor force tables.   

However, a few industry categories have experienced declines over the past seven years, 

including Construction (down 22 percent), Education/Healthcare (down six percent), and 

Financial Activities (down six percent).  Overall figures are an improvement from prior years, in 

which most categories were significantly impacted after the recessionary period of the last 

decade.  Those sectors with notable percentage increases include Natural Resources (up 46 

percent) and Other Services (up 39 percent).  These trends are more likely a reflection of the 

Cadillac area’s economic composition, and to a lesser extent the overall economic trends across 

the region and Michigan as a whole.           
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Leisure/hospitality positions currently offer the lowest 

average wages within the county ($15,648 in 2016).  

Such levels are typical of most other counties, and are 

not unexpected.  Other Services positions and 

Construction wages (on an average annual basis) are 

relatively low as compared to the overall mean, but not 

surprising.  The industries with the highest average 

wages are Information ($47,663), Manufacturing 

($45,920) and Financial Activities ($46,509).  Overall 

wages have slowly increased over the past seven years, 

as the private sector average annual wage in 2016 was 

$36,052.  Since 2009 this reflects an average annual 

rate of increase of 2.7 percent.   

 For housing needs to match these characteristics, pricing and project features need to 

reflect these recent changes within the target market segments.  This may include a greater 

emphasis on rental housing as compared to homeownership, a reduced emphasis on larger-sized 

units, and recognizing that a portion of the target market segments may be more mobile and less 

willing to establish a more permanent residence.   

Table: Wexford County - Employment by Industry – 2009 to 2016 

 
 

Number
Employed Percent

Number
Employed Percent

Construction 272 2.6% 212 1.9% -22.1%

Manufacturing 2,672 25.5% 3,021 27.2% 13.1%

Natural Resources and Mining 82 0.8% 120 1.1% 46.3%

     Total Production: 3,026 28.9% 3,353 30.2% 10.8%

Education and Health Services 1,767 16.9% 1,657 14.9% -6.2%

Financial Activities 361 3.4% 338 3.0% -6.4%

Information 238 2.3% 245 2.2% 2.9%

Leisure and Hospitality 1,475 14.1% 1,519 13.7% 3.0%

Other Services 323 3.1% 448 4.0% 38.7%

Professional and Business Services 933 8.9% 972 8.7% 4.2%

Trade, Transportation, and Utilities 2,341 22.4% 2,580 23.2% 10.2%

     Total Services: 7,438 71.1% 7,759 69.8% 4.3%

Overall Total: 10,464 100% 11,112 100% 6.2%

SOURCE: Bureau of Labor Statistics.

% Change
Employment Categories by 

Industry

2009 2016

Wexford County’s 
employment base continues 
to feature a higher than 
average concentration of 
Manufacturing employment, 
with wage levels that are 
notably higher than 
countywide averages.  This 
level of “Blue Collar” jobs 
has provided the county a 
greater degree of stability in 
wages and employment as 
compared to most nearly 
sections of Northern 
Michigan.    
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Figure Seven: Employment by Industry Breakdown – Wexford County 
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Table: Wexford County Wage Trends by Industry – 2009 to 2016 

 
 
 
 
  

Employment Categories by 
Industry

% of 
Overall 

Average - 
2016

Total % 
Change - 

2009-2016

Average 
Annual % 
Change - 

2009-2016

Construction -11.4% 16.5% 2.2%

Education and Health Services 15.2% 23.5% 3.1%

Financial Activities 29.0% 30.5% 3.9%

Information 32.2% 21.4% 2.8%

Leisure and Hospitality -56.6% 32.6% 4.1%

Manufacturing 27.4% 22.5% 2.9%

Natural Resources and Mining 0.0% 27.6% 3.5%

Other Services -26.8% -5.3% -0.8%

Professional and Business Services 1.4% 8.9% 1.2%

Trade, Transportation, and Utilities -10.4% 17.6% 2.3%

Overall Average --- 20.3% 2.7%

SOURCE: Bureau of Labor Statistics.

$29,970 $36,052

$27,886

$33,579

$27,482

$31,959

$41,527

$46,509

$47,663

$15,648

$45,920

$36,049

$26,407

$36,565

$32,310

$35,650

$39,271

$11,802

$37,471

$28,254

$27,436

$33,626

Average Annual 
Pay - 2009

Average Annual 
Pay - 2016
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Population Trends 

Population across Wexford County is anticipated to increase in the next few years, 

according to forecasts from ESRI.  By 2022, the market area’s population is projected to total 

34,239 persons, reflecting an increase of 4.6 percent from 2010 totals.  The strongest percentage 

gains are anticipated within the Rural Wexford area, but growth should be demonstrated across 

all portions of the county.           

Table: Population Trends (2000 to 2022) 

 
 

The following chart shows a population projection for Wexford County and Cadillac 

City, providing an indication of the prevailing trend forward from 2010.  This illustrates the 

stability of the local population, net of various inflows and outflows as discussed previously.             

Figure Eight: Population Trends/Projections 

 

City of Cadillac Rural Wexford
Cadillac Area Wexford County

2000 Population 10,069 19,468 11,016 30,484

2010 Population 10,356 20,465 12,270 32,735
Percent Change (2000-2010) 2.9% 5.1% 11.4% 7.4%
Average Annual Change (2000 to 2010) 0.3% 0.5% 1.1% 0.7%

2017 Population Estimate 10,547 20,684 12,854 33,538
Percent Change (from 2010) 1.8% 1.1% 4.8% 2.5%
Average Annual Change (2010 to 2017) 0.3% 0.2% 0.7% 0.3%

2020 Population Forecast 10,651 20,853 13,105 33,959
Percent Change (from 2010) 2.9% 1.9% 6.8% 3.7%
Average Annual Change (2010 to 2020) 0.3% 0.2% 0.7% 0.4%

2022 Population Forecast 10,721 20,966 13,273 34,239
Percent Change (from 2010) 3.5% 2.4% 8.2% 4.6%
Average Annual Change (2010 to 2022) 0.3% 0.2% 0.7% 0.4%

SOURCE:  2000/2010 Census of Population and Housing, SF1, U.S. Census Bureau; ESRI Business Analyst.
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It is common to separate population totals into various age cohorts that reflect key age 

segments.  In this analysis, this has been done as well, and include four key cohorts – Less than 

Age 20, Age 20 to 44, Age 45 to 65, and Age 65 and older.   

Wexford County featured generally equal non-senior age cohorts, as the 20 to 44 segment 

represented 28.7 percent of the population, while the age 45 to 64 segment represented 28.8 

percent of the 2010 population.  Non-adults (age 19 and younger) as of 2010 accounted for 26.7 

percent of the population.  The remaining segment (seniors age 65 and older) accounted for 15.9 

percent of the 2010 population.  This degree of balance was somewhat unusual for 2010, as most 

nearby counties exhibited higher “older-adult” percentages.  One reason for this balance is 

perhaps the higher than average concentration of blue-collar employment within Cadillac and 

Wexford County, which resulted in a somewhat more stable population base, rather than a higher 

degree of migration to other sections of the nation typically observed within other rural Michigan 

counties over the past three decades.   

According to ESRI forecasts, by 2022 the size of each age cohort will favor seniors and, 

to a lesser extent, younger adults.  Across the county, the largest cohort will be the younger adult 

cohort (age 20 to 44), with an expected increase of approximately one percent from 2010.  

However, the strongest trend will be among the senior segment, with a forecasted gain of 36.9 

percent from 2010 (7,116 persons), representing 20.8 percent of the total 2022 population.  This 

growth is mostly a reflection of local seniors aging in place, but some degree of migration by 

seniors is also anticipated over the balance of the decade.  The remaining age segments are 

forecast to decline, ranging from one percent to five percent.  For both sub-market areas, seniors 

will represent by far the largest population gains among the four primary age cohorts, but the 

Cadillac area will continue to remain generally younger in terms of overall population.  By 

contrast, Rural Wexford is continuing to rapidly age in place, with substantial gains among the 

senior segment.  Correspondingly, the county’s non-senior population will continue to decline, 

projected to represent 79 percent of the 2022 population; in 2010, the non-senior population 

accounted for approximately 85 percent of the total population.   
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Figure Nine: Wexford County Age Distribution (2010 to 2022) 

 

Table: Age Distribution (2010 to 2022) 

 

City of Cadillac Rural Wexford
Cadillac Area Wexford County

Age Less than 20 - 2010 2,798 5,244 3,484 8,728
Percent of total 2010 population 27.0% 25.6% 28.4% 26.7%

Age Between 20 and 44 - 2010 3,326 5,957 3,436 9,393
Percent of total 2010 population 32.1% 29.1% 28.0% 28.7%

Age Between 45 and 64 - 2010 2,459 5,823 3,592 9,415
Percent of total 2010 population 23.7% 28.5% 29.3% 28.8%

Age 65 and O ver - 2010 1,773 3,441 1,758 5,199
Percent of total 2010 population 17.1% 16.8% 14.3% 15.9%

Age Less than 20 - 2022 2,875 5,192 3,424 8,616
Percent of total 2022 population 26.8% 24.8% 25.8% 25.2%
Percent change (2010 to 2022) 2.8% -1.0% -1.7% -1.3%
Average Annual Change (2010 to 2022) 0.2% -0.1% -0.1% -0.1%

Age Between 20 and 44 - 2022 3,293 5,826 3,703 9,529
Percent of total 2022 population 30.7% 27.8% 27.9% 27.8%
Percent change (2010 to 2022) -1.0% -2.2% 7.8% 1.4%
Average Annual Change (2010 to 2022) -0.1% -0.2% 0.6% 0.1%

Age Between 45 and 64 - 2022 2,446 5,439 3,539 8,978
Percent of total 2022 population 22.8% 25.9% 26.7% 26.2%
Percent change (2010 to 2022) -0.5% -6.6% -1.5% -4.6%
Average Annual Change (2010 to 2022) 0.0% -0.6% -0.1% -0.4%

Age 65 and O ver - 2022 2,106 4,509 2,607 7,116
Percent of total 2022 population 19.6% 21.5% 19.6% 20.8%
Percent change (2010 to 2022) 18.8% 31.0% 48.3% 36.9%
Average Annual Change (2010 to 2022) 1.4% 2.3% 3.3% 2.7%

SOURCE:  2010 Census of Population and Housing, SF1, U.S. Census Bureau; ESRI Business Analyst.
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Table: Senior Population Trends (2000 to 2022) 

 
 
 

City of Cadillac Rural Wexford
Cadillac Area Wexford County

2000 Senior Population (55 years and O ver) 2,501 4,757 2,501 7,258
Percent of total 2000 population 24.2% 23.2% 22.7% 22.2%

2010 Senior Population (55 years and O ver) 2,854 6,132 3,394 9,526
Percent of total 2010 population 27.1% 29.6% 27.7% 28.4%
Percent change (2000 to 2010) 14.1% 28.9% 35.7% 31.2%
Average Annual Change (2000 to 2010) 1.3% 2.6% 3.1% 2.8%

2017 Senior Population (55 years and O ver) 3,250 7,034 4,126 11,160
Percent of total 2017 population 30.5% 33.7% 32.1% 32.9%
Percent change (2010 to 2017) 13.9% 14.7% 21.6% 17.2%
Average Annual Change (2010 to 2017) 1.9% 2.0% 2.8% 2.3%

2020 Senior Population (55 years and O ver) 3,348 7,329 4,392 11,720
Percent of total 2020 population 31.4% 35.1% 33.5% 34.5%
Percent change (2010 to 2020) 17.3% 19.5% 29.4% 23.0%
Average Annual Change (2010 to 2020) 1.6% 1.8% 2.6% 2.1%

2022 Senior Population (55 years and O ver) 3,414 7,525 4,569 12,094
Percent of total 2022 population 31.8% 35.9% 34.4% 35.3%
Percent change (2010 to 2022) 19.6% 22.7% 34.6% 27.0%
Average Annual Change (2010 to 2022) 1.5% 1.7% 2.5% 2.0%

2000 Senior Population (65 years and O ver) 1,668 2,891 1,387 4,278
Percent of total 2000 population 16.1% 14.1% 12.6% 13.1%

2010 Senior Population (65 years and O ver) 1,773 3,441 1,758 5,199
Percent of total 2010 population 16.8% 16.6% 14.3% 15.5%
Percent change (2000 to 2010) 6.3% 19.0% 26.7% 21.5%
Average Annual Change (2000 to 2010) 0.6% 1.8% 2.4% 2.0%

2017 Senior Population (65 years and O ver) 1,942 4,044 2,165 6,209
Percent of total 2017 population 18.2% 19.4% 16.8% 18.3%
Percent change (2010 to 2017) 9.5% 17.5% 23.2% 19.4%
Average Annual Change (2010 to 2017) 1.3% 2.3% 3.0% 2.6%

2020 Senior Population (65 years and O ver) 2,040 4,323 2,430 6,753
Percent of total 2020 population 19.2% 20.7% 18.5% 19.9%
Percent change (2010 to 2020) 15.1% 25.6% 38.2% 29.9%
Average Annual Change (2010 to 2020) 1.4% 2.3% 3.3% 2.7%

2022 Senior Population (65 years and O ver) 2,106 4,509 2,607 7,116
Percent of total 2022 population 19.6% 21.5% 19.6% 20.8%
Percent change (2010 to 2022) 18.8% 31.0% 48.3% 36.9%
Average Annual Change (2010 to 2022) 1.4% 2.3% 3.3% 2.7%

2000 Senior Population (75 years and O ver) 884 1,414 569 1,983
Percent of total 2000 population 8.5% 7.3% 5.2% 6.5%

2010 Senior Population (75 years and O ver) 980 1,650 678 2,328
Percent of total 2010 population 9.3% 8.0% 5.5% 6.9%
Percent change (2000 to 2010) 10.9% 16.7% 19.2% 17.4%
Average Annual Change (2000 to 2010) 1.0% 1.6% 1.8% 1.6%

2017 Senior Population (75 years and O ver) 936 1,732 787 2,519
Percent of total 2017 population 8.8% 8.3% 6.1% 7.4%
Percent change (2010 to 2017) -4.5% 5.0% 16.1% 8.2%
Average Annual Change (2010 to 2017) -0.7% 0.7% 2.2% 1.1%

2020 Senior Population (75 years and O ver) 955 1,854 905 2,759
Percent of total 2020 population 9.0% 8.9% 6.9% 8.1%
Percent change (2010 to 2020) -2.5% 12.4% 33.5% 18.5%
Average Annual Change (2010 to 2020) -0.3% 1.2% 2.9% 1.7%

2022 Senior Population (75 years and O ver) 968 1,935 984 2,919
Percent of total 2022 population 9.0% 9.2% 7.4% 8.5%
Percent change (2010 to 2022) -1.2% 17.3% 45.1% 25.4%
Average Annual Change (2010 to 2022) -0.1% 1.3% 3.2% 1.9%

SOURCE:  2000/2010 Census of Population and Housing, STF 1A/SF1, U.S. Census Bureau; ESRI Business Analyst.
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Figure Ten: Senior Population Trends/Projections – Wexford County 

 
 

Table: Senior/Non-Senior Population Trends (2010 to 2022) 
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City of Cadillac Rural Wexford
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2010 Non-Senior Population 8,583 17,024 10,512 27,536
Percent of total 2010 populatio 83.2% 83.4% 85.7% 84.5%

2017 Non-Senior Population 8,605 16,640 10,689 27,329
Percent of total 2017 populatio 81.8% 80.6% 83.2% 81.7%
Percent change (2010 to 2017) 0.3% -2.3% 1.7% -0.8%

2020 Non-Senior Population 8,611 16,530 10,675 27,205
Percent of total 2020 populatio 80.8% 79.3% 81.5% 80.1%
Percent change (2010 to 2020) 0.1% -0.7% 1.6% -0.5%

2022 Non-Senior Population 8,615 16,457 10,666 27,123
Percent of total 2022 populatio 80.4% 78.5% 80.4% 79.2%
Percent change (2010 to 2022) 0.0% -0.4% 1.5% -0.3%

2010 Senior Population (65 years and O ver) 1,773 3,441 1,758 5,199
Percent of total 2010 populatio 16.8% 16.6% 14.3% 15.5%

2017 Senior Population (65 years and O ver) 1,942 4,044 2,165 6,209
Percent of total 2017 populatio 18.2% 19.4% 16.8% 18.3%
Percent change (2010 to 2017) 9.5% 17.5% 23.2% 19.4%

2020 Senior Population (65 years and O ver) 2,040 4,323 2,430 6,753
Percent of total 2020 populatio 19.2% 20.7% 18.5% 19.9%
Percent change (2010 to 2020) 15.1% 25.6% 38.2% 29.9%

2022 Senior Population (65 years and O ver) 2,106 4,509 2,607 7,116
Percent of total 2022 populatio 19.6% 21.5% 19.6% 20.8%
Percent change (2010 to 2022) 18.8% 31.0% 48.3% 36.9%

SOURCE:  2000-2010 Census of Population and Housing, STF 1A/SF1, U.S. Census Bureau; ESRI Business Analyst.
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Figure Eleven: Senior/Non-Senior Population – Wexford County 

 
 

The average household size across the county is currently estimated at 2.48 persons – 

somewhat lower than statewide estimates, at approximately 2.6 persons.  The two sub-markets 

are quite different regarding this statistic, due to the high concentration of singles and smaller 

families within the Cadillac area.  In the future, household sizes will vary little from 2017 

estimates, but will continue to reflect very different population characteristics.   

Among seniors, the average household size is slowly rising across Wexford County, 

indicative of increased senior lifespans and more senior couples continuing to reside as an 

independent household.  Such trends should continue into the next decade and beyond.                 

Table: Average Household Size (2000 to 2022) 

 

City of Cadillac Rural Wexford
Cadillac Area Wexford County

2000 Average Household Size 2.38 2.49 2.66 2.55

2010 Average Household Size 2.37 2.43 2.58 2.49
Percent Change (2000-2010) -0.6% -2.3% -2.7% -2.4%

2017 Average Household Size 2.35 2.43 2.58 2.48
Percent Change (2010-2017) -0.8% -0.2% -0.2% -0.1%

2020 Average Household Size  Forecast 2.35 2.42 2.58 2.48
Percent Change (2000-2020) -0.8% -0.2% -0.2% -0.1%

2022 Average Household Size  Forecast 2.35 2.42 2.58 2.48
Percent Change (2010-2022) -0.8% -0.2% -0.3% -0.1%

SOURCE:  2000/2010 Census of Population & Housing, SF1, U.S. Census Bureau; ESRI Business Analyst.
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Household Trends 

Households across Wexford County follow trends similar to that of the population, with 

steady gains throughout the area.  By 2022 the county is projected to contain 13,639 households, 

reflecting an increase of nearly five percent from 2010.  Within Cadillac area the projected 

growth is also positive, but Rural Wexford will likely have stronger trends into the next decade.  

Across the county, household growth slightly exceeds population gains, except within Cadillac.      

Table: Household Trends (2000 to 2022) 

 
 

City of Cadillac Rural Wexford
Cadillac Area Wexford County

2000 Average Household Size - Age 65+ 1.35 1.44 1.44 1.46

2010 Average Household Size - Age 65+ 1.44 1.51 1.48 1.50
Percent Change (2000-2010) 6.6% 4.8% 2.8% 2.7%

2017 Average Household Size Estimate - Age 1.48 1.55 1.54 1.55
Percent Change (2010-2017) 2.6% 2.9% 4.1% 3.2%

2020 Average Household Size Forecast - Age 1.48 1.56 1.55 1.56
Percent Change (2010-2020) 2.6% 1.0% 5.0% 1.1%

2022 Average Household Size Forecast - Age 1.48 1.57 1.56 1.57
Percent Change (2010-2022) 2.6% 1.0% 5.5% 1.1%

SOURCE:  2000/2010 Census of Population & Housing, SF1, U.S. Census Bureau; ESRI Business Analyst.

City of Cadillac Rural Wexford
Cadillac Area Wexford County

2000 Households 4,135 7,687 4,137 11,824

2010 Households 4,281 8,279 4,742 13,021
Percent Change (2000-2010) 3.5% 7.7% 14.6% 10.1%
Average Annual Change (2000 to 201 0.3% 0.7% 1.4% 1.0%

2017 Household Estimate 4,353 8,373 4,979 13,352
Percent Change (2010-2017) 1.7% 1.1% 5.0% 2.5%
Average Annual Change (2010 to 201 0.2% 0.2% 0.7% 0.4%

2020 Household Forecast 4,398 8,446 5,078 13,524
Percent Change (2010-2020) 2.7% 2.0% 7.1% 3.9%
Average Annual Change (2000 to 202 0.3% 0.2% 0.7% 0.4%

2022 Household Forecast 4,428 8,495 5,144 13,639
Percent Change (2010-2022) 3.4% 2.6% 8.5% 4.7%
Average Annual Change (2010 to 202 0.3% 0.2% 0.7% 0.4%

SOURCE:  2000/2010 Census of Population and Housing, SF1, U.S. Census Bureau; ESRI Business Analyst.
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Cadillac and Wexford County have experienced notable 

gains for both homeowners and renters over the past 

decade, with rental units readily absorbed within the 

marketplace.  However, new rental housing options have 

not been recently developed, while an increasing 

preference for such rental options has continued to grow, 

not only within the Cadillac area but across much of Michigan and the nation as a whole.  

Preferences for rental options have been observed within most household segments, including 

younger persons unwilling to purchase a home due to work status or debt loads, older adults 

seeking to downsize, and seniors that no longer desire a homeownership alternative.  As the 

millennial generation (generally described as persons born between 1981 and 1999) becomes a 

greater portion of the region’s economy and more established within the workforce, the demand 

for homeownership options will likely increase; however, this may not occur for at least another 

five to seven years, and such a shift will not be a “landslide” shift, but a gradual turnover of 

households toward a more permanent situation.   

 As home prices recover from the Great Recession, demand potential for rental units 

continues to remain, as evidenced by high occupancy levels, continuing gains in rental rates, and 

a lack of new rental product.  The last notable rental facility constructed within Wexford County 

was in 2006.   

 A majority of the county’s rental units are found within Cadillac, in which rentals 

represented 41 percent of all occupied households in 2010.  By comparison, Rural Wexford’s 

rental ratio is just 17 percent, consisting of smaller-sized apartments, duplexes, and rental 

homes/trailers.   

   

Rental units within Wexford 
County represented 24 
percent of all units in 2010.  
These units were rapidly 
absorbed within the 
marketplace, and additional 
demand appears present.  
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Table: Households by Tenure (2000 to 2010) 

 
 

 
 
As with the senior population, senior households will 

exhibit the most robust gains across Wexford County for 

the foreseeable future.  By 2022, the number of senior 

households across the county (age 65+) will total 4,466 

units, accounting for 33 percent of all households.  The 

younger senior segment (age 55 and older) will 

represent a majority of the county’s households by 2022, 

with 7,218 units.  The 2022 concentration of younger senior households within Cadillac will 

represent 48 percent of all households, slightly lower than the county, but still a substantial total.  

The implications regarding schools, the local tax base, the labor force, and the future of the 

community overall are quite evident within this statistic.  The ongoing aging of the population, 

City of Cadillac Rural Wexford
Cadillac Area Wexford County

2000 Renter-O ccupied Households 1,456 1,855 593 2,448

Percent of total 2000 households 35.2% 24.1% 14.3% 20.7%

2010 Renter-O ccupied Households 1,762 2,318 815 3,133

Percent of total 2010 households 41.2% 28.0% 17.2% 24.1%

Percent change (2000 to 2010) 21.0% 25.0% 37.4% 28.0%

Average Annual Change (2000 to 2010 1.9% 2.3% 3.2% 2.5%

2000 O wner-O ccupied Households 2,679 5,832 3,544 9,376

Percent of total 2000 households 64.8% 75.9% 85.7% 79.3%

2010 O wner-O ccupied Households 2,519 5,961 3,927 9,888

Percent of total 2010 households 58.8% 72.0% 82.8% 75.9%

Percent change (2000 to 2010) -6.0% 2.2% 10.8% 5.5%

Average Annual Change (2000 to 2010 -0.6% 0.2% 1.0% 0.5%

SOURCE:  2000/2010 Census of Population and Housing, SF1, U.S. Census Bureau

Senior households age 55+ 
across Wexford County will 
represent 53 percent of all 
occupied units by 2022.  
These trends reflect 
significant aging in place, 
with impacts upon the labor 
force and overall economy. 
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coupled with declining family sizes and lower fertility rates, will place an increasing strain upon 

the school system, labor force, and the tax base.     

 As with overall rental housing across Wexford County, the marketplace lacks rental 

housing options that would be attractive to key senior target market segments under examination 

within this analysis.  As of 2010, the county’s senior renter households accounted for just 15 

percent of all senior households, and represented just 17 percent of all rental households.  The 

percentages are slightly better within Cadillac (due to existing senior housing options), but given 

the explosive growth across all segments of the senior population, more options will be required.  

What is also interesting within the available statistics (from 2010) is an increasing utilization of 

available affordable rental units by seniors typically available for non-senior occupancy.  This 

has already crowded-out non-seniors from available units that would potentially be available, but 

this also results in seniors residing in units that were not designed for their use.  Thus, an 

infusion of additional senior housing would most likely prove beneficial to both seniors and non-

seniors seeking rental housing options.   
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Table: Senior Household Trends (2000 to 2022) 

 
 

City of Cadillac Rural Wexford
Cadillac Area Wexford County

2000 Senior Households (55 years and O ver) 1,612 2,946 1,569 4,515
Percent of total 2000 households 39.0% 38.3% 37.9% 38.2%

2010 Senior Households (55 years and O ver) 1,807 3,727 2,134 5,861
Percent of total 2010 households 42.2% 45.0% 45.0% 45.0%
Percent change (2000 to 2010) 12.1% 26.5% 36.0% 29.8%

2017 Senior Households (55 years and O ver) 2,016 4,187 2,510 6,697
Percent of total 2017 households 46.3% 50.0% 50.4% 50.2%
Percent change (2010 to 2017) 11.6% 12.3% 17.6% 14.3%
Average Annual Change (2010 to 2017) 1.6% 1.7% 2.3% 1.9%

2020 Senior Households (55 years and O ver) 2,084 4,356 2,654 7,010
Percent of total 2020 households 47.4% 51.6% 52.3% 51.8%
Percent change (2010 to 2020) 15.4% 16.9% 24.4% 19.6%
Average Annual Change (2010 to 2020) 1.4% 1.6% 2.2% 1.8%

2022 Senior Households (55 years and O ver) 2,130 4,468 2,750 7,218
Percent of total 2022 households 48.1% 52.6% 53.5% 52.9%
Percent change (2010 to 2022) 17.9% 19.9% 28.9% 23.2%
Average Annual Change (2010 to 2022) 1.4% 1.5% 2.1% 1.8%

2000 Senior Households (65 years and O ver) 1,110 1,848 912 2,760
Percent of total 2000 households 26.8% 24.0% 22.0% 23.3%

2010 Senior Households (65 years and O ver) 1,165 2,211 1,176 3,387
Percent of total 2010 households 27.2% 26.7% 24.8% 26.0%
Percent change (2000 to 2010) 5.0% 19.6% 28.9% 22.7%

2017 Senior Households (65 years and O ver) 1,250 2,538 1,394 3,932
Percent of total 2017 households 28.7% 30.3% 28.0% 29.4%
Percent change (2010 to 2017) 7.3% 14.8% 18.5% 16.1%
Average Annual Change (2010 to 2017) 1.0% 2.0% 2.5% 2.2%

2020 Senior Households (65 years and O ver) 1,315 2,700 1,552 4,252
Percent of total 2020 households 29.9% 32.0% 30.6% 31.4%
Percent change (2010 to 2020) 12.9% 22.1% 32.0% 25.6%
Average Annual Change (2010 to 2020) 1.2% 2.0% 2.8% 2.3%

2022 Senior Households (65 years and O ver) 1,359 2,808 1,658 4,466
Percent of total 2022 households 30.7% 33.1% 32.2% 32.7%
Percent change (2010 to 2022) 16.7% 27.0% 41.0% 31.9%
Average Annual Change (2010 to 2022) 1.3% 2.0% 2.9% 2.3%

2000 Senior Households (75 years and O ver) 587 905 379 1,284
Percent of total 2000 households 14.2% 11.8% 9.2% 10.9%

2010 Senior Households (75 years and O ver) 665 1,099 475 1,574
Percent of total 2010 households 15.5% 13.3% 10.0% 12.1%
Percent change (2000 to 2010) 13.3% 21.4% 25.3% 22.6%

2017 Senior Households (75 years and O ver) 624 1,135 529 1,664
Percent of total 2017 households 14.3% 13.6% 10.6% 12.5%
Percent change (2010 to 2017) -6.2% 3.3% 11.4% 5.7%
Average Annual Change (2010 to 2017) -0.9% 0.5% 1.6% 0.8%

2020 Senior Households (75 years and O ver) 640 1,210 605 1,815
Percent of total 2020 households 14.6% 14.3% 11.9% 13.4%
Percent change (2010 to 2020) -3.7% 10.1% 27.3% 15.3%
Average Annual Change (2010 to 2020) -0.4% 1.0% 2.4% 1.4%

2022 Senior Households (75 years and O ver) 651 1,260 655 1,915
Percent of total 2022 households 19.4% 17.2% 12.7% 16.3%
Percent change (2010 to 2022) -2.1% 14.6% 37.9% 21.7%
Average Annual Change (2010 to 2022) -0.2% 1.1% 2.7% 1.6%

SOURCE:  2000/2010 Census of Population and Housing, STF 1A/SF1, U.S. Census Bureau; ESRI Business Analyst.
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Table: Senior Renter Household Trends (2000 to 2010) 

 
 

The division of renter households by size appears to be a combination of smaller and 

larger-sized units, as indicated by data reporting rental households by the number of occupants.  

For the county, this would include apartments as well as rental homes generally suited for family 

occupancy.  In 2010, 36 percent of the renter-occupied households for Wexford County were 

one-person households, while two-person households accounted for 26 percent.  Three-and four-

person renter households totaled 28 percent, while five or more person renters represented nine 

percent of renter households in 2010.     

This data comes from 2010 Census, based on what rental units were present at that time.  

Given the increasing presence of seniors and the smaller family sizes that are more likely in the 

near future, a decreasing emphasis on larger-sized rental units may be warranted.   

 

City of Cadillac Rural Wexford
Cadillac Area Wexford County

2000 Senior Renter Households (65 years and O v 279 321 83 404
Percent of total 2000 senior households 25.1% 17.4% 9.1% 14.6%

2010 Senior Renter Households (65 years and O v 341 404 116 520
Percent of total 2010 senior households 29.3% 18.3% 9.9% 15.4%
Percent change (2000 to 2010) 22.2% 25.9% 39.8% 28.7%
Percent of Total 2010 Renter Households 19.4% 17.4% 14.2% 16.6%

2000 Senior Renter Households (55 years and O v 408 481 127 608
Percent of total 2000 senior households 25.3% 26.0% 8.1% 22.0%

2010 Senior Renter Households (55 years and O v 513 636 198 834
Percent of total 2010 senior households 28.4% 17.1% 9.3% 14.2%
Percent change (2000 to 2010) 25.7% 32.2% 55.9% 37.2%
Percent of Total 2010 Renter Households 29.1% 27.4% 24.3% 26.6%

SOURCE:  2000/2010 Census of Population and Housing, STF 1A/SF1, U.S. Census Bureau
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Table: Rental Unit Size Distribution (2010) 

 
 

 
The best available statistic from the Census Bureau regarding rental pricing is the Median 

Gross Rent, which also includes the cost of any utilities paid the tenant.  The impact of the latest 

rental properties constructed in the last decade has had some impact, but a steady gain in rental 

rates has been observed since 2010.  Average annual change in gross rent, based on American 

Community Survey data, ranges from 3.5 percent within Cadillac to 2.6 percent across Wexford 

County.  These increases are in many cases exceeding the rate of income growth.    

 
Table: Median Gross Rent Trends 

 
 
 
 
  

City of Cadillac Rural Wexford
Cadillac Area Wexford County

O ne Person 708 882 241 1,123
Percent of total renter household 40.2% 38.1% 29.6% 35.8%

Two Persons 450 613 210 823
Percent of total renter household 25.6% 26.4% 25.8% 26.3%

Three or Four Persons 480 646 245 891
Percent of total renter household 27.3% 27.9% 30.1% 28.4%

Five or More Person 123 177 119 296
Percent of total renter household 7.0% 7.6% 14.6% 9.4%

SOURCE:  2010 Census of Population and Housing, SF1, U.S. Census Bureau

City of Cadillac Rural Wexford
Cadillac Area Wexford County

2010 Median Gross Rent Estimate $579 $602 $626 $624

2015 Median Gross Rent Estimate $699 $711 $755 $717

2020 Median Gross Rent Forecast $819 $820 $884 $810

Total percent change (2010 to 2020 41.5% 36.2% 41.2% 29.8%

Annual percent change (2010 to 202 3.5% 3.1% 3.5% 2.6%

SOURCE:  American Community Survey, U.S. Census Bureau; CRS.
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Household Income Trends 

The median household income figures for Wexford County are generally similar across 

all areas, with Cadillac city exhibiting somewhat lower incomes.  However, the rate of growth is 

strongest within the city, forecast at 2.5 percent on an average annual basis up through 2022.  

The balance of the county exhibits lower levels of income appreciation that are essentially flat 

when inflation is taken into consideration.  Most communities across Michigan experienced both 

real and nominal declines in median household income since 2010; however, no such trend was 

found across the Wexford area – mostly likely reflecting the generally stable economic 

conditions found across most of Northwest lower Michigan.  At $44,243, the 2017 median 

household income estimate for Wexford County is a 11 percent gain from 2010.  Cadillac’s 2017 

median income was estimated at $40,075, an increase of 27 percent from 2010.            

ESRI forecasts predict that incomes in the region will remain similar, with growth not 

likely exceed the prevailing rate of inflation.  By 2022 the county’s median household income is 

forecast at $47,331, reflecting an average annual increase of 1.4 percent from 2010 totals.     

Table: Median Household Incomes (1999 to 2022) 

 
 

 

City of Cadillac Rural Wexford
Cadillac Area Wexford County

1999 Median Household Income $29,899 $36,470 $33,884 $35,363

2010 Median Household Income $31,452 $40,786 $38,815 $39,997
Total percent change (1999 to 2010) 5.2% 11.8% 14.6% 13.1%
Annual percent change (1999 to 2010 0.5% 1.0% 1.2% 1.1%

2017 Estimated Median Household Income $40,075 $44,826 $43,371 $44,243
Total percent change (2010 to 2017) 27.4% 9.9% 11.7% 10.6%
Annual percent change (2010 to 2017 3.5% 1.4% 1.6% 1.5%

2020 Forecast Median Household Income $41,447 $46,961 $44,928 $46,096
Total percent change (2010 to 2020) 31.8% 15.1% 15.7% 15.2%
Annual percent change (2010 to 2020 2.8% 1.4% 1.5% 1.4%

2022 Forecast Median Household Income $42,362 $48,384 $45,966 $47,331
Total percent change (2010 to 2022) 34.7% 18.6% 18.4% 18.3%
Annual percent change (2010 to 2022 2.5% 1.4% 1.4% 1.4%

SOURCE:  2000 Census of Population and Housing; American Comm. Srvy., U.S. Census Bureau; ESRI Business Analyst.
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Figure Twelve: Median Household Incomes – Wexford County 

 
 
 

ESRI has provided estimates and forecasts for median household income by age.  For 

seniors age 55 and older, median income levels across Wexford County are approximately 83 

percent to 86 percent of the overall median household income level.  Senior incomes, depending 

upon the area, range from 60 percent to more than 100 percent of overall median household 

incomes, with variation depending mostly upon the type of seniors residing within the 

community, as well as the status of the overall labor force (professional vs. blue collar, for 

example).    

For 2017, the county’s senior median income was estimated at $37,943, reflecting an 

increase of 10 percent from 2010.  Senior incomes within Cadillac are lower, mostly likely due 

to the higher concentration of subsidy units dedicated for senior occupancy within the city.  By 

2022, the county’s senior median is forecast at $40,017 – approximately 85 percent of the overall 

median forecast for 2022.  Please note that median incomes do not measure overall wealth that 

may be present across the senior segment.              
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Table: Median Household Incomes – Age 55+ (2010 to 2022) 

 
 
 
 
 

Figure Thirteen: Median Household Incomes – Age 55+ – Wexford County 

 
 
 
 
 

City of Cadillac Rural Wexford
Cadillac Area Wexford County

2010 Estimated Median Household Income - Age $30,079 $35,730 $33,715 $34,409

2017 Estimated Median Household Income - Age $33,572 $38,360 $37,392 $37,943
Total percent change (2010 to 2017) 11.6% 7.4% 10.9% 10.3%
Annual percent change (2010 to 2017) 1.6% 1.0% 1.5% 1.4%
Percent of Overall Median Income 83.8% 85.6% 86.2% 85.8%

2020 Forecast Median Household Income - Age 55 $34,597 $39,768 $38,394 $39,187
Total percent change (2010 to 2020) 3.1% 3.7% 2.7% 3.3%
Annual percent change (2010 to 2020) 1.4% 1.1% 1.3% 1.3%
Percent of Overall Median Income 83.5% 84.7% 85.5% 85.0%

2022 Forecast Median Household Income - Age 55 $35,281 $40,706 $39,062 $40,017
Total percent change (2010 to 2022) 5.1% 6.1% 4.5% 5.5%
Annual percent change (2010 to 2022) 1.3% 1.1% 1.2% 1.3%
Percent of Overall Median Income 83.3% 84.1% 85.0% 84.5%

SOURCE:  2010 Census of Population and Housing; American Comm. Srvy., U.S. Census Bureau; ESRI Business Analyst.
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Household Income Distribution 

The distribution of household income by tenure type (owner vs. renter) is illustrated in 

the following table and chart.  Two items of note are evident.  One is the larger than typical 

concentration of renter households at the moderate and upper income levels.  Most rural sections 

of Michigan contain a high concentration of rental units targeted at the affordable and subsidized 

income ranges.  Across the Wexford area, however, a sizable component of higher-income 

renters can be observed.   

Secondly, the community’s owner households exhibit a strong upper-income component 

– not necessary unexpected, but indicative of a market rate potential for renter households by 

residents that may prefer a shift away from homeownership.  Since the housing bubble and 

subsequent recession of the last decade, the rate of homeownership has fallen each year, and 

continues to do so.  Younger households are delaying a home purchase for various reasons (debt 

load, marital status, career considerations, among others), and older households are increasingly 

seeking a rental housing alternative and leaving homeownership regardless of financial status or 

health considerations.  As a result, the demand potential for rental options among moderate-

income and upper-income households in non-traditional rental market such as Wexford County 

is increasingly positive.   

Table: Household Income Distribution by Tenure – Wexford County (2017) 

 

Total Owner Renter
Households Households Households

Less than $5,080 276 134 141
Percent of 2017 Households 3.2% 2.2% 6.0%

$5,080 to $10,159 440 74 365
Percent of 2017 Households 5.0% 1.2% 15.6%

$10,160 to $15,239 412 216 196
Percent of 2017 Households 4.8% 3.6% 8.4%

$15,240 to $20,319 565 365 200
Percent of 2017 Households 6.7% 6.1% 8.5%

$20,320 to $25,399 655 398 257
Percent of 2017 Households 7.7% 6.6% 11.0%

$25,400 to $35,559 1,131 771 360
Percent of 2017 Households 13.5% 12.8% 15.4%

$35,560 to $50,799 1,398 1,094 304
Percent of 2017 Households 16.8% 18.2% 13.0%

$50,800 to $76,199 1,822 1,409 413
Percent of 2017 Households 21.9% 23.4% 17.6%

$76,200 and O ver 1,675 1,567 109
Percent of 2017 Households 20.4% 26.0% 4.6%

SOURCE:  2011-2015 American Community Survey, U.S. Census Bureau; BLS Consumer Price Index
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Figure Fourteen: Household Income Distribution by Tenure – Wexford County (2017) 

 
 
 

 A distribution of senior household income (age 65 and older) for Wexford County is 

illustrated within the following table.  The lack of renter households is the classic chicken vs. egg 

situation, but prior experience in such market environments points to the likely success of rental 

options for seniors, assuming all other market related considerations are positively addressed.   
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Table: Senior Household Income Distribution by Tenure – Wexford County (2017) 

 

 

Total Owner Renter
Households Households Households

Less than $10,826 259 147 112
Percent of 2017 Households (65+) 5.8% 4.6% 15.6%

$10,826 to $16,238 367 173 194
Percent of 2017 Households (65+) 7.9% 5.4% 27.0%

$16,239 to $21,651 470 329 142
Percent of 2017 Households (65+) 11.3% 10.2% 19.7%

$21,652 to $27,064 327 260 67
Percent of 2017 Households (65+) 8.2% 8.1% 9.3%

$27,065 to $32,477 308 285 22
Percent of 2017 Households (65+) 8.2% 8.9% 3.1%

$32,478 to $37,890 331 294 37
Percent of 2017 Households (65+) 8.7% 9.2% 5.2%

$37,891 to $43,303 268 216 52
Percent of 2017 Households (65+) 6.8% 6.7% 7.3%

$43,304 to $48,716 241 203 37
Percent of 2017 Households (65+) 6.2% 6.3% 5.2%

$48,717 to $54,129 214 199 15
Percent of 2017 Households (65+) 5.7% 6.2% 2.1%

$54,130 to $64,955 338 316 22
Percent of 2017 Households (65+) 9.1% 9.8% 3.1%

$64,956 to $81,194 274 268 6
Percent of 2017 Households (65+) 7.5% 8.3% 0.8%

$81,195 to $108,259 240 234 6
Percent of 2017 Households (65+) 6.5% 7.3% 0.8%

$108,260 and O ver 296 290 6
Percent of 2017 Households (65+) 8.1% 9.0% 0.8%

SOURCE:  American Community Survey, U.S. Census Bureau; BLS Consumer Price Index
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Figure Fifteen: Households Age 55+ Income Distribution by Tenure – Wexford County 

 

 

 
 A summary of key demographic and economic statistics is presented within the following 

pages in an infographic format.  While much of the information was previously presented, two 

considerations of note are worthy of mention.  One, the prevailing poverty rate for Wexford 

County is somewhat higher than many northwest Michigan counties, such as Benzie County or 

Grand Traverse County.  While Wexford County is favorably compared to the Traverse City 

region in many ways, this higher rate of poverty clearly differentiates the Cadillac area.     

 Secondly, the population for Wexford County and the two sub-market areas is illustrated 

within a population pyramid format, with comparisons to the State of Michigan illustrated by 

connected line segments.  This is an excellent illustration of the high concentration of seniors 

across the county, and specifically within the Rural Wexford area.  A “healthy” population 

pyramid will actually resemble a pyramid, with ample younger population to support a 

reasonable percentage of older adults.  The Wexford area features population pyramids that are 

becoming insufficient to readily support the community’s economy, employment base, and other 

characteristics.  As a result, an increasing reliance will be required upon positive net migration to 

augment these demographic trends; along with other community and economic factors, this 

cannot be achieved unless sufficient housing options are present.   
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Infographics: Key Demographic/Economic Data 

City of Cadillac 
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Cadillac Area 
 

 
  



Wexford County Housing Market Analysis – August 18, 2017 

 

 

    

55 

 

Rural Wexford Area 
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Wexford County 
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ESRI Tapestry Information 

 A method of describing the socio-economic patterns that are prevalent within a specific 

community has been developed by ESRI.  Called Tapestry, this type of analysis uses a set of pre-

defined descriptions that provide a convenient way to examine areas.  A total of 67 separate 

segments have been identified, based on unique demographic, economic, educational, housing, 

and purchasing characteristics.  Some of these definitions are quite similar, but have been 

separated due to a key factor, such as urban/suburban/rural, preferred employment options, or 

typical housing choices, among other factors.   

 In addition, the 67 segments have been coordinated into 15 separate “LifeMode” groups, 

which permit cross tabulations of the segments by urban locations or senior citizens, for 

example.  Thus, the Tapestry analysis can be based on either the identification of key segments 

within a specific area, or the collective review of various segments that may exist within a 

defined area.  Either approach provides a new and interesting way to identify market demand and 

long-term market depth for a wide range of products and services.   

 While these definitions of population segments are broadly defined, this type of 

segmentation allows for a more target-market approach to the segmentation of a specific market 

area or community.  Identification of specific Tapestry segments that matches a desired target 

market allows for a secondary identification of market depth, potential flexibility in regard to key 

project features, and a higher level of background information in regard to a defined market area.   

 Segmentation analysis is difficult to describe briefly, and caution should be used in 

regard to this tool being over-used as a primary determinant of market potential.  Entire 

recommendations by inexperience analysts have been made primarily based on segmentation-

type tools, without any significant examination of site, demographic, and economic factors.  At 

best this tool helps to refine target market identification and provides a secondary source of 

market demand.  A complete description of each Tapestry segmentation and the 15 LifeMode 

groups can be found at http://desktop.arcgis.com/en/arcmap/10.3/guide-

books/extensions/business-analyst/tapestry-descriptions.htm or at www.ESRI.com.   
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Within Wexford County, ten separate segments were 

identified by ESRI as representing a portion of the overall 

population.  According to ESRI, these segments reflect 

much of the key target markets of interest within this 

analysis in regard to senior housing.  A brief 

identification and description of these segments provides 

an indication of market potential from a more qualitative 

standpoint, with a probable Tapestry segment match to 

one of the target market segments discussed previously discussed: 

 

Tapestry Segment  Brief Description 
% of Wexford 

County 
Households 

% of U.S. 
Households 

Salt of the Earth  Rural households, empty nesters with 

moderate incomes 

19.4%  2.9% 

Rooted Rural  Rural households with lower incomes  16.2%  2.0% 

Heartland Communities  Rural households, empty nesters that are 

semi‐retired 

14.9%  2.3% 

Traditional Living  Families with children, mostly blue collar, 

lower/moderate incomes 

14.7%  1.9% 

Southern Satellites  Older, smaller, less wealthy families  13.8%  3.1% 

Small Town Simplicity  Older, mostly single, lower incomes  8.2%  1.9% 

Middleburg  Rural families with children, moderate 

incomes 

5.4%  2.9% 

Senior Escapes  Senior households, moderate incomes, 

active lifestyles 

2.7%  0.9% 

Rural Resort Dwellers  Empty nesters near retirement, moderate 

incomes 

2.5%  1.0% 

Set to Impress  Young singles/couples, entry level 

employment, moderate incomes 

2.2%  1.4% 

Total    100.0%  20.3% 

Source: ESRI Tapestry 

ESRI Tapestry segments 
found within Wexford 
County are clearly a strong 
match for potential senior 
development, but the county 
lacks segments that reflect 
the most desirable younger 
adult/professional 
population groups.  
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Upon review of these categories, apart from “Middleburg” and “Set to Impress”, the 

listed segments appear to be a potential match for the target market segments previously defined, 

with a stronger than anticipated concentration within the senior sector.  Some segments may 

primarily reflect lower income seniors, but some overlap in terms of incomes may be likely 

(depending on various pricing levels, amenities, location, and other factors).   

It is important to note that exact matches or comparisons to target market categories are 

readily made, but indirect comparisons to general target market descriptions are perhaps more 

reasonable and readily understood.  Thus, caution should be given to applying exact numbers to 

these Tapestry segments.   

What is perhaps more important to note is that key Tapestry segments that reflect 

younger, entry level or professional households, that are mobile, and would potentially consider 

the Wexford County area as a residential option are not sufficiently present within Wexford 

County, as just two segments may reflect younger, moderate/upper income households.  This 

would indicate a few things: 

 A higher than typical percentage of potential residents for open (non-senior) housing 
options will likely come from secondary market sources, thus making location-related 
decisions quite critical; 
 

 Amenities, features, and pricing options will need to overcome the likely advantage found 
within most adjacent communities (such as Traverse City); 
 

  Any successful housing development that targets younger adults and small families will 
need to establish a strong marketing/pre-leasing effort, initiate a wide range of outreach 
options that reflect the preferences and demands of the desired target market segment, 
coordinate marketing efforts with local employers, and realize that a competitive 
advantage is perhaps more important than typically observed within a traditional 
housing development.   

 A summary of the Tapestry data is present at the end of this report.  Detailed descriptions 

of individual Tapestry segments are found at http://www.esri.com/landing-pages/tapestry.   
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VI: HOUSING CONDITIONS AND CHARACTERISTICS 

Housing Market Characteristics 

Housing across Wexford County is quite diverse, based on target market, location, and 

structure type as well as other factors.  In addition to a historically strong homeowner market, the 

community also contains mobile/manufactured homes, rental properties, and a wide range of 

vacation/2nd homes, mostly along the lakeshores.  The focus of this analysis is workforce 

housing, and opportunities that match both the desires and the abilities of potential new residents 

are mixed at best.  While luxury and vacation homes are the primary focus for much of the 

county’s homeownership marketplace, such options are not a focus of this analysis.  The impact 

of these higher-priced homes upon the target market segments of interest, however, is very 

worthy of mention within this section.  As perhaps the most profitable portion of the county’s 

housing landscape, the luxury sector continues to place pressure upon other housing alternatives, 

both in terms of reducing available land for development, as well lowering the incentive for local 

builders to broaden new home opportunities for more moderate-income households.   

Across Wexford County, 232 homes are currently for sale, according to information on 

www.realtor.com.  Of these homes currently for sale, eight are priced more than $400,000 (three 

percent) – thus the large majority of homes reflect mostly “1st homes” rather than vacation or 2nd 

homes.  Most of these homes are within the Cadillac area.  Conversely, 89 of the homes currently 

for sale are priced below $100,000 (34 percent).  Among all homes for sale, the median sale 

price was $129,900.  This is over a 60-day window, and includes homes that have been listed and 

may have reduced price.  The average sale price across the county was calculated at $160,300 – 

which indicates a skewing of pricing above the median level.  This data appears reasonable, as 

higher priced homes may be more difficult to sell within a shorter period of time.  It also is a 

general reflection of the type of homes that are available to the public, which mostly include 

previously sold homes, with an average size of 1,826 square feet with three bedrooms.   

The following maps illustrate current pricing trends across Cadillac and Wexford County.  

Due to limitations in the mapping software, the scales for each map are not identical, but the 

color coding for each area is quite similar.  Lower pricing areas are clustered within older 

neighborhoods that generally feature smaller-sized homes with lower overall market potential.  
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The following table provides average and median sales information across Wexford County, 

including the two sub-regions.  The information was collected from www.realtor.com, as of mid-

August of this year.  Of the 232 single family homes listed as for sale, the data excludes 

mobiles/trailers, land-only purchases, farmland, and other non-residential for-sale aspects.   

Table: Wexford County For-Sale Home Data – August 2017 

 

While some homes may be available for those persons within the target market segment, 

the number of homes that are reasonably priced should be further qualified by condition, 

location, features, and preferred structure types.  Within a housing environment that increasingly 

favors modern rental housing, the appeal of a homeownership opportunity may not be a strong 

alternative, particularly if the home available for purchase does not meet the qualitative 

requirements assumed by most households.  In comparison to other counties, however, pricing 

does not appear to be a primary deterrent for households seeking to relocate to the community.  

This is not to say that affordability is not a key concern, particularly for those households that 

have modest incomes or limited wealth.  It appears that affordability is just one many issues that 

are preventing a healthy housing marketplace within the Cadillac/Wexford area.  Location, 

amenities, age, and availability are also key considerations within this marketplace.   

 

 

 

Cadillac 
Area

Rural 
Wexford

Wexford 
County

Median Price $138,156 $117,000 $129,900
Median Size (sq. ft.) 1,735 1,400 1,600

Average Price $171,173 $137,983 $160,300
Average Size (sq. ft.) 1,953 1,567 1,826
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Map: Current Pricing - For-Sale Homes - Cadillac 
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Map: Current Pricing - For-Sale Homes – Cadillac Area 
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Map: Current Pricing - For-Sale Homes – Rural Wexford County 
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Mobile homes/manufactured homes represent approximately 15 percent of all occupied 

units (owner and renter) within Wexford County, according to the 2015 American Community 

Survey.  Approximately 22 percent of these are found within Cadillac, primarily within three 

larger mobile home communities.  These include Pheasant Ridge (196 lots), Country Acres (200 

lots), and Cadillac Leisure Mobile Home Park (98 lots).  Pricing for purchase ranges from 

$24,000 to nearly $60,000.  In addition, available units for rent are currently available (at 

Pheasant Ridge) from $679 to $699.  Relatively few lots are vacant, and the units at all three 

properties are in generally fair to good condition.  The three parks are also well maintained.  The 

balance of mobile homes (78 percent) are found within the Rural Wexford area.  While no direct 

information is available regarding the quality of these units, it can be assumed that a wide range 

of unit types, sizes, ages, and overall condition can be found.  However, more than 700 mobile 

homes units identified within the American Housing Survey are listed as vacant, either for rent, 

for sale, vacant vacation homes, vacant temporary use units, or abandoned.  This would be 

normally quite troubling, but most of these are found within the rural sections of the county, and 

reflect a wide range of uses, including temporary and permanent housing options.   

Table: Occupied Units by Structure Type 

 

City of Cadillac Rural Wexford
Cadillac Area Wexford County

Total O ccupied Households 4,226 8,013 4,660 12,673

1 Unit, detached 2,745 6,005 3,518 9,523

% of Total 65.0% 74.9% 75.5% 75.1%

1 Unit, attached 162 261 24 285

% of Total 3.8% 3.3% 0.5% 2.2%

2 Units 114 151 22 173

% of Total 2.7% 1.9% 0.5% 1.4%

3 or 4 Units 244 244 45 289

% of Total 5.8% 3.0% 1.0% 2.3%

5 to 9 Units 103 112 51 163

% of Total 2.4% 1.4% 1.1% 1.3%

10 to 19 Units 90 110 31 141

% of Total 2.1% 1.4% 0.7% 1.1%

20 or more Units 309 322 39 361

% of Total 7.3% 4.0% 0.8% 2.8%

Mobile  home 495 841 891 1,732

% of Total 11.7% 10.5% 19.1% 13.7%

Boat, RV, van, etc. 0 3 3 6

% of Total 0.0% 0.0% 0.1% 0.0%

SOURCE:  American Community Survey, U.S. Census Bureau
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Mobile homes by tenure across Wexford County are mostly owner-occupied (68 percent), 

with most rental mobile home units found outside of Cadillac.   

As discussed previously, the Wexford area contains a typical combination of rental 

options as well as homeownership units.  According to ESRI estimates, a total of 3,408 rental 

units are currently present across Wexford County.  This is an increase of more than eight 

percent from the 2010 total.  Within Cadillac, however, the ESRI estimate is for 1,712 occupied 

rental units.  This is a slight decline from 2010 (three percent).  Across Wexford County the 

rental housing stock is a combination of rental homes, apartments, and mobile homes.  Based on 

the most recent census data (2015 American Housing Survey), 46 percent of rentals within 

Wexford County were single family rentals, five percent were duplex rentals, 30 percent were 

larger rental buildings, and 19 percent were mobile home rentals.       

Rental housing opportunities openly listed include a combination of subsidy units (rent 

based on income), affordable units (rents restricted to households with incomes at or below 60 

percent of Area Median Income), and market rate units (with no occupancy restrictions).  A 

listing of the community’s primary rental developments for moderate and higher income 

households is included on the following pages.  What is not listed are the region’s subsidy units, 

financed either through Rural Housing Service, the Cadillac Housing Commission, or MSHDA 

(Michigan State Housing Development Authority), as well as those units within the area that 

truly substandard and reflect the “housing of last choice” within the area.  Some of these units 

are clearly in need of either substantial renovation or should be demolished in favor of new, safe, 

and modern alternatives.   

For senior households, the community contains two large subsidized facilities (Kirtland 

Terrace – 75 units and Harborview – 131 units), assisted living developments, and nursing 

homes.  Also, a portion of Springfield Apartments in Manton is dedicated for senior occupancy.  

It is surprising, considering the size of Cadillac and Wexford County as a whole, that no 

independent living senior options are present for seniors either within the affordable income 

range or above.  As this community ages in place, without new housing options for seniors, those 

with resources will migrate to other communities, while those without such resources will reside 

in rental options primarily designed for families, or continue to live within their original 

residences.  Both options are not ideal for the community’s overall housing market.   
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Placemaking Characteristics 

 One strong aspect of Wexford County is the presence of generally positive Placemaking 

characteristics, with many notable features found in and around the Cadillac area.  The 2014 

Target Market Analysis (TMA), available online at the following address,  

http://www.networksnorthwest.org/planning/planning-policy/housing/reports-and-

documents.html provides an excellent summary of the county’s various features and amenities 

that yield positive influences upon the housing marketplace.  Rather than reiterate these aspects, 

it is suggested that the reader examine the TMA for Wexford County.  In general, these include: 

 Tourism – the region is a four-season destination, offering visitors and residents 
opportunities for fishing, hunting, camping, boating, golfing, skiing, and other activities.  
Lake Cadillac and Lake Mitchell are clearly positive aspects that providing the Wexford 
area a high degree of visibility for both visitors and residents from across the state.   

 Downtown Cadillac – provides the region with a destination point for services, retail 
options, restaurants, and entertainment opportunities.  The district also includes a theater, 
specialty shops, and views of Lake Cadillac.   

 Professional/Health Services – Munson Healthcare/Cadillac Hospital is within the city, as 
are Baker College and the government offices for Wexford County.  This enhances the 
community as a destination point for those in need of such services. 

 Public/natural assets – including Lake Cadillac, Lake Mitchell, Caberfae Peaks Ski and 
Golf Resort, William Mitchell State Park, Manistee National Forest, as well as other golf 
courses, public walking trails, parkland, and other tourism-related outlets.   

 Local roadways – including US 131, M-115, M-37, M-55, and M-42, providing 
convenient access to nearby communities such as Traverse City, Manistee, Clare, 
Roscommon, and Frankfort.   
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VII: DEMAND ANALYSIS 

Statistical Demand for Rental Units 

 Demand calculations are presented for 2017 and three-year projections for households 

within the target market income range, defined within two segments – affordable (assuming use 

of the Low Income Housing Tax Credit) and market rate (with no income restrictions).  The 

overall income-eligibility range is approximately $17,000 to $100,000.  The upper range of 

$100,000 is used as a measure of conservatism and assumes that those households above that 

income level would have a broader set of housing alternatives.     

 For the open/family demand forecast, the calculations used data from just the Cadillac 

Area sub-market, rather than all of Wexford County.  It was assumed that a likely location would 

be within the Cadillac area, and any assumptions regarding a strong degree of participation 

across all of Wexford County was possible, but not likely.  This provides the calculation with a 

level of conservatism, and makes the Rural Wexford area a strong secondary market from which 

potential residents may arise, but are not assumed.   

By using the most recent income data, the percentage of 

owner and renter households that fall within the income-

qualified range (adjusted to 2017) is calculated.  This is 

applied to the percentage of households that relocate to 

rental housing on an annual basis, using available 

information from the American Community Survey.  This 

yields the annual demand for the current year.  Future 

demand includes any additional renter households that are 

projected to be added to the marketplace.  This results in a demand estimate for 2020.  The 

resulting demand forecast is 221 units within the affordable income range, and 179 units within 

the market rate income range.   

A similar method can be used to determine senior demand.  In this case, the demand forecast is 

based on seniors age 55 and older, as this represents the broadest base of potential senior 

occupancy, assuming seniors can live an independent lifestyle.  This forecast does use all of 

Wexford County, as any likely location would potentially draw seniors from across the region – 

Statistical demand forecasts 
using standard housing 
demand methodology 
indicates sufficient support 
for both open and senior 
rental housing, targeting a 
combination of affordable 
and market rate 
households.   
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assuming the location itself was visible, accessible, and near various services and retail outlets 

that seniors would fine attractive.  Using the same methodology, the 2020 demand for senior 

rental housing was calculated at 69 units within the affordable income range, and 165 units 

within the market rate income range.   

 The inclusion of affordable units is deemed necessary, based on the distribution of senior 

household incomes mentioned within a prior section.  While use of the Low Income Housing 

Tax Credit (LIHTC) is typically assumed, as long as price points are similar to the LIHTC 

calculations, applying for a LIHTC allocation is not specifically required.   

 It is worth noting at this time that these movership calculations do not consider the 

additional interest or marketing efforts of a new rental facility, which could greatly increase the 

interest for moving into the subject proposal.  This would be especially true for a mixed-income 

property with a popular set of amenities and features.  Such an option would naturally increase 

traffic and marketing results, yielding a larger pool of potentially interested residents.     

The demand forecasts represent the minimum demand potential for the proposed facility.  

Other factors outside the demand forecasts' ability to measure should also be considered.  These 

factors include the overall attractiveness of the subject's location, and marketing and outreach 

efforts by the community and management agents.  Any of these items could significantly raise 

the actual demand for a given project.   

Please note that these demand forecasts are based on the following assumptions: 

 The demand forecasts should be considered preliminary.  A more specific and definitive 
demand forecast can be determined when a specific site is determined, project 
characteristics are finalized, and price points are set.   

 The development team is experienced and no delays in construction will take place 

 Proposed developments will be constructed at a location that maximizes visibility, access 
to the site, and is not adjacent to a detrimental feature (such as a landfill) 

 Pre-leasing and outreach efforts are maximized to positively impact the planned 
development, by a management company with experience leasing affordable and market 
rate rental units 

 Community support for the proposal is present 

 If necessary, pricing and project features are adjusted to reflect ideal market conditions 
for the planned target market segments 
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Table: Statistical Demand Calculation – Open/Family Units 

 
 

 

 

2016 Total O ccupied Households 8,373

2016 O wner-O ccupied Households 6,029

2016 Renter-O ccupied Households 2,344

50% 60% Market Total

AMI AMI Range Affordable

Q UALIFIED-INCO ME RANGE  ( und up lic a t e d )

Minimum Annual Income $17,143 $24,001 $35,000 $17,143

Maximum Annual Income $24,000 $34,830 $100,000 $34,830

DEMAND FRO M EXISTING HO USEHO LDS

Percent Income Qualified Owner Households 8.1% 13.1% 44.3% 21.2%

Percent Income Qualified Renter Households 12.2% 17.2% 33.9% 29.4%

Income Qualified Owner Households 487 790 1,712 1,276

Income Qualified Renter Households 286 404 512 690

Annual Movership Rate - Owner to Renter 2.0% 2.0% 2.0% 2.0%

Annual Movership Rate - Renter to Renter 28.0% 28.0% 28.0% 28.0%

Total Income-Qualified Owner to Renter Movers 10 16 34 26

Total Income-Qualified Renter to Renter Movers 80 113 143 193

Total Demand from Existing Households 90 129 178 219

DEMAND FRO M NEW RENTER HO USEHO LDS

Projected 2019 Renter Households 2,365

Annual Change in Renter Households, 2016-2019 7

Percent Qualified Renter Households 12.2% 17.2% 33.9% 29.4%

Total Annual Demand From New Households 1 1 1 2

TO TAL DEMAND 90 130 179 221

LESS: Total Comparable  Units Placed in Service  Since 2015 0 0 0 0

LESS: Total Comparable  Units Proposed/Under Construction 0 0 0 0

TO TAL NET DEMAND 90 130 179 221

PRO PO SED NUMBER O F UNITS 20 20 60 40

CAPTURE RATE 22.2% 15.4% 33.5% 18.1%

PENETRATIO N RATE 2.6% 1.7% 2.7% 2.0%

SATURATIO N RATE 2.6% 1.7% 2.7% 2.0%

Note:  Totals may not sum due to rounding or differences in income ranges

SOURCE: 2010 U.S. Census of Population and Housing, U.S. Census Bureau

American Community Survey, U.S. Census Bureau

ESRI Business Analyst
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Table: Statistical Demand Calculation – Senior Units 

 

  

2017 Total O ccupied Households 55+ 6,697
2017 O wner-O ccupied Households 55+ 5,554
2017 Renter-O ccupied Households 55+ 1,143

Market Total
Rate Affordable

Q UALIFIED-INCO ME RANGE  ( und up l ic a t e d )

Minimum Annual Income $27,000 $18,000

Maximum Annual Income And Above $26,820

DEMAND FRO M EXISTING RENTER HO USEHO LDS - AGE 55+

Percent Income Qualified Owner Households 45.3% 14.6%

Percent Income Qualified Renter Households 27.9% 22.2%

Income Qualified Owner Households 2,516 812

Income Qualified Renter Households 318 254

Annual Movership Rate - Owner to Renter 5% 5%

Annual Movership Rate - Renter to Renter 10% 10%

Total Income-Qualified Owner to Renter Movers 126 41

Total Income-Qualified Renter to Renter Movers 32 25

Total Demand from Existing Households 158 66

DEMAND FRO M NEW HO USEHO LD GRO WTH - AGE 55+
Owner Household Growth, 2017-2020 259
Percent Income Qualified Owner Households 45.3% 14.6%

Renter Household Growth, 2017-2020 53
Percent Income Qualified Renter Households 20.9% 22.2%

Total Demand From New Households 7 3

TO TAL DEMAND 165 69

LESS: Total Comparable  Units Placed in Service Since 2016 0 0

LESS: Total Comparable  Units Proposed/Under Construction 0 0

TO TAL NET DEMAND 165 69

PRO PO SED NUMBER O F UNITS 40 40

CAPTURE RATE 24.3% 57.9%

PENETRATIO N RATE 1.4% 3.6%

Note:  Totals may not sum due to rounding

SOURCE: 2010 U.S. Census of Population and Housing, U.S. Census Bureau
American Community Survey, U.S. Census Bureau
ESRI Business Analyst
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VIII: DATA & SOURCES 

BIBLIOGRAPHY 

2000 U.S. Census of Population and Housing, SF1/SF3, U.S. Census Bureau 

2010 U.S. Census of Population and Housing, SF1, U.S. Census Bureau  
 
2011-2015 American Housing Survey, U.S. Census Bureau and U.S. Department of Housing and 
Urban Development 
 
ESRI Business Analyst Online, 2017-2022 Demographic Estimates and Projections 
 
Thematic maps and Tapestry data through ESRI Business Analyst 

U.S. Department of Labor, Bureau of Labor Statistics 

Aerial Photography from ESRI Business Analyst 

Local housing trends/data - Realtor.com 
 
Target Market Analysis – Wexford County, Michigan – Land/Use USA – November 2014 
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ESRI TAPESTRY DATA 
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CERTIFICATION 

CONSULTANT CERTIFICATION/CERTIFICATE OF ACCURACY 
 

It is hereby attested to that the information in this report is true and accurate.  Information gathered 
from other sources is considered to be reliable; however, the undersigned does not guarantee the data nor 
assume any liability for any errors in fact, analysis, or judgment. 
 

While the sponsor has paid for the market research services rendered, the undersigned certifies that 
no fees will be collected or payments received contingent upon the success of the proposal.  In addition, the 
undersigned further certifies that no ownership interest exists concerning the proposal. 
 

While the document specifies Community Research Services, LLC, the certification is always signed by 
the individual completing the study and attesting to the certification. 

 
      COMMUNITY RESEARCH SERVICES, LLC 
    
 
 
            
         _______________________________          
       Kelly J. Murdock   

       Date: August 18, 2017   
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RESUME AND BACKGROUND 

KELLY J. MURDOCK 

COMMUNITY RESEARCH SERVICES, LLC 

 Mr. Murdock has vast experience in the analysis of housing markets.  Since 1988, 
he has provided market analyses and studies on single-family developments, apartment 
complexes, condominium proposals, and senior citizen communities. Mr. Murdock has 
also assisted numerous nonprofit groups and non-entitled communities with the use and 
regulations of the HOME program, as a technical assistance representative through the 
Michigan State Housing Development Authority (MSHDA). He has been featured within 
several published articles on housing research, and has served as a speaker at numerous 
housing seminars on market-related issues.  

 Mr. Murdock currently serves as the Managing Partner of Community Research 
Services, LLC (CRS).  CRS was created to provide a wide variety of products and 
services to the affordable housing industry, ranging from market feasibility studies to 
development consulting.  CRS provides consulting and research with for-profit firms, 
nonprofit organizations, as well as state and local governments.     

Prior to the establishment of CRS, Mr. Murdock was the founder of Community 
Research Group LLC and Community Targeting Associates.  Both companies provided a 
large degree of affordable housing research over a twelve-year period (1992 to 2004) 
across 31 states for over 250 clients.  This included research conducted under contract 
with Rural Housing Service, HUD, and six state housing agencies.  Previously, Mr. 
Murdock served as the Senior Market Analyst of Target Market Systems, the market 
research division of First Centrum Corporation. At TMS, Mr. Murdock was responsible 
for market research services for all development and management divisions of the 
corporation, and completed some of the first market reviews and studies within Michigan 
under the LIHTC program (IRS Section 42).  

A graduate of Eastern Michigan University, Mr. Murdock holds a degree in 
Economics and Business, with a concentration in economic modeling and analysis. Mr. 
Murdock is a member of the Michigan Housing Council, a statewide affordable housing 
advocacy group.  He previously served on the Council’s Board of Directors.  Mr. 
Murdock and CRS are also charter members of the National Council of Housing Market 
Analysts (NCHMA), an organization dedicated to the establishment of standard practices 
and methods in housing research across the nation.  Mr. Murdock serves on the executive 
committee of NCHMA as Vice-Chair, and will lead the council as Chairman during the 
upcoming 2017-2018 term.  Mr. Murdock has been awarded the Professional Member 
designation by NCHMA, the highest level of membership offered by the organization.    
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