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Geographic Setting | Baraga County

» This Residential Target Market Analysis was completed for Baraga County, which is located in the western third of
Michigan’s Upper Peninsula. The Western Upper Peninsula also represents the state’s six-county Prosperity Region 1a.

Source: Western U.P. Planning & Development Region (WUPPDR)
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Geographic Setting | Townships and Villages

» Again, this Residential Target Market Analysis has been completed for
Baraga County. It also has been completed for Baraga Township, the
Village of Baraga, L'Anse Township, and the Village of L'Anse. Most of
this narrative and slide deck focuses on the market potential for the
county overall, and interested readers are encouraged to apply this
guide to similar exhibits for each of the other places.

» The market potential for each of the two villages is included in the
market potential for their respective townships. Michigan's townships
always include any corresponding villages; and township boundaries
do not circumvent around village boundaries. Therefore, the market

potential for the balance of each township should be calculated by
subtracting the potential for its respective village.

» The Baraga and L'Anse townships and villages must share the market.
If either place is unable to act upon or realize its market potential, then
its neighbor could intercept or divert that potential away. For example,
if migrating households are unable to find new choices in the Village of
Baraga, then they might be wiling to compromise for alternatives in
the neighboring Village of L'Anse — and vice versa. However, this
should not be used to justify over-building in both places.

» The analysis has been completed for both new build housing units and
rehabs of existing (pre-owned and pre-leased) units. The market
potential for new builds is based on in-migration among new
households moving into each place. In comparison, the market
potential for rehabs is based on internal migration among existing
households moving within each place.

» Some risk-tolerant developers could combine the market potential for
new builds and rehabs to achieve a “Maximum Scenario”. In other
words, rather than rehabbing existing units for existing households who
are on the move, developers instead could choose to build more units.
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Summary Market Potential | Baraga County

All Formats New-Build New-Build Rehab Rehab Maximum Maximum
Owners Renters Owners Renters Owners Renters

Conservative Scenario

Village of Baraga 10 20 10 90 20 110

Village of L'Anse 15 45 15 85 30 130

Baraga County 70 80 70 190 140 270
Aggressive Scenario

Village of Baraga 15 35 20 ?0 35 125

Village of L' Anse 25 45 15 95 40 140

Baraga County 95 105 75 200 170 305

» All figures shown in the summary table above are for all building formats, including detached houses, cottages,
subdivided houses, walk-ups, apartment houses, accessory dwellings, lofts, and townhouses. All figures represent one
single year and may be applied annually over the span of five years. However, any unrealized market potential in any
given year cannot be rolled forward or combined with consecutive years.

» The Conservative Scenario assumes that in-migration and internal movership in the year 2025 will be similar to that of
2023 and 2024. In comparison, the Aggressive Scenario assumes that the development of new housing choices
effectively motivates and accelerates future movership rates. It also assumes that developers are successful in
intercepting households that previously had been inclined to bypass the county (or defer moving within the county)
because they hadn't been able to find their preferred housing choices.

» The absolute Maximum not-to-exceed market potential for all of Baraga County includes 170 for-sale or owner-
occupied units, plus 305 for-lease or renter-occupied units. This represents an aggregate market potential that must
be shared with all competing projects throughout the county, including those in the villages of Baraga and L'Anse.

» The Maximum Scenario also assumes that new-builds are provided for new households moving into each respective
geography, PLUS existing households who are shuffling or trading addresses within that place (the latter usually is
considered to be areasonable approximation of the number of existing units that should be rehabbed).
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Owner Movership Rates | Baraga County

» Movership rates are essential variables in the Target Market Analysis approach
used in the Baraga County housing study. A movership rate is the share of
households that moves into or within any given geography and in any given
year.

» In-migration among new owners moving info Baraga County (including the
villages of Baraga and L'Anse) is about 5.0%, which is slightly higher than the
statewide average of 3.2% and the national average of 3.6%.

» Internal movership among existing owners moving within Baraga County
(including the two villages) also is about 5.0%, which is higher than the
statewide and national average of 4.1%.

OWNER New In- Internal Total
Movership Rate Migration Movership Movership
Baraga Village 5.0% 5.0% 10.0%
L’Anse Village 5.0% 5.0% 10.0%
Baraga County 5.0% 5.0% 10.0%
Michigan 3.2% 4.1% 7.3%
United States 3.6% 4.1% 7.7%
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Renter Movership Rates | Baraga County

» Again, a movership rate is the share of households that moves into or within
any given geography and in any given year. As with owners, the renter
movership rates also vary by geography. In-migration among new renters
moving into the Village of Baraga (5.0%) is low compared to the Village of
L'Anse (18.0%). Migration into Baraga County overall (12.0%) is high compared
to statewide (9.8%) and national (9.4%) averages.

> Internal movership among existing renters moving within the villages of Baraga
(24.0%) and L'Anse (26.0%) are exceptionally high compared to averages for
Baraga County (10.0%). Existing households also are shuffing and trading
addresses within their respective villages at higher rates than the statewide
(14.2%) and national (12.5%) averages.

» A variety of inferdependent factors can contribute to exceptionally high
movership rates among existing renters. In some instances, the development of
new rental choices can motivate accelerated movership rates. In other cases,
renters could be on the continual search for affordable choices that meet
good quality standards.

RENTER New In- Internal Total
Movership Rate Migration Movership Movership
Baraga Village 5.0% 24.0% 29.0%
L’Anse Village 18.0% 26.0% 44.0%
Baraga County 12.0% 10.0% 24.0%
Michigan 9.8% 14.2% 24.0%
United States 9.4% 12.5% 21.9%
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Movership Rates | Baraga County

» Geographic differences in movership rates and corresponding market
demand can be influenced by supply variables. The mantra of “build it and
they will come” can be upheld in recreationally-oriented markets like the
Upper Peninsula. If the quantity, quality, and formats of new choices match
household expectations and preferences, then owners can be mofivated to
make a move.

» Movership rates also vary considerably by lifestyle cluster. For example, Baraga
County’s “Digital Dependent” and “Family Trooper” households have much
higher movership rates than its “True Grit American” households.

» Lifestyle clusters with high movership rates are far more likely to be identified as
target markets. For this reason, renters with high movership rates usually
generate a significant share of the total market potential.

» Exceptionally high movership rates for Baraga Village and L'Anse Village also
can be partly attributed to the strength of small numbers. Because each
vilage has a small number of households, a minor increase (or decrease) in
movership can significantly swing the pendulum.
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Conservative Scenario | Baraga County | Overview

» New Builds — Within Baraga County overall, there is an » Rehabs - Within Baraga County, there also is an

immediate and near-term need to build at least 150 new
units annually for the next five years. This reflects the
county’s most recent movership rate.

» Based on the profile of households that recently moved
into Baraga County, 70 of the new units should be built for

the owner market, and 80 should be built for the renter >

market.

» This Conservative Scenario has not been adjusted for out-
migration, current vacancies, or new projects that might
already be in the construction pipeline. Adjusting for out-
migration and vacancies can get counties stuck in a
status quo scenario while struggling to grow.

Page 9

immediate need to rehab, renovate, remodel,
and/or expand at least 260 existing units annually for
the next five years. However, only 70 of these units
should be pre-owned, and the other 190 units should
be pre-leased.

Some risk-tolerant developers could choose to build
new units for households who are migrating within
the county, rather than rehabbing existing units. In
other words, they might add the “rehabs” to the
number of new builds for an upside potential. While
this approach is not unreasonable, it should be
applied with some caution.



Conservative Scenario | Baraga County | Owners

» New-Builds — Under the Conservative Scenario, Baraga » Remodels — Property owners in Baraga County also
County has an immediate and near-term market should remodel, renovate, and/or expand at least 70
potential to build at least 70 new units annually for the pre-owned houses annually, which could then be
owner or buyer market. However, only fifteen (15) of offered for sale in the owner or buyer market. About
these new units should be aftached duplexes and fiffeen (15) of these units could be attached formats
condo-style townhouses. (if they exist).

» Also, the attached units should offer views or glimpses of » Again, some risk-tolerant developers could choose to
Keweenaw or L'Anse bays. Each unit within a duplex must add these units to the number of new builds, which
have a private enfrance and porch. However, the would then represent an upside potential. That
enfrances and porches can be on two different sides of bolder approach should be considered only with
the building. some caution.

» Among the atftached townhouses, generous balconies
should be semi-recessed to provide some privacy for
each household.
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Conservative Scenario | Baraga County | Renters

» New-Builds — Under the Conservative Scenario, Baraga » Rehabs - Landlords in Baraga County also should
County has an immediate and near-term market rehab, remodel, renovate, and/or expand at least
potential to build at least 80 new units annually for the 190 existing rental units annually, which could then
renter market. Most of these new units should be a mix of be offered for lease in the renter market. Only 40 of
cottages and apartment houses (buildings that look like these units should be aftached formats like lofts,
traditional houses, but with two to four individual apartments, and townhouses (if they exist).
apartments). ) )

» Again, some risk-tolerant developers could choose to

» Apartment houses should overlook Keweenaw or L'Anse add these units to the number of new builds, which
bays, and each unit must have a private entrance and would then represent an upside potential. That
small porch (not all of the porches would necessarily bolder approach should be considered only with
overlook the bay). some caution.
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Aggressive Scenario | Baraga County | Overview

» New Builds — Within Baraga County, there could be a

more robust market potential to build up to 200 new units
annually for the next five years. Among these units, 95
should be built for the owner market, and 105 should be
built for the renter market. Based on the profile of
households that recently moved into the county, most of
the new units should be detached houses and cotftages.

> This Aggressive Scenario reflects a bolstered or boosted

movership rate and based on the peak since the year
2010. In other words, it assumes that movership rates
could accelerate in response to the availability of new
housing choices. It also represents “interception” of
households that have been bypassing each place
because they have not yet found what they want.
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» Rehabs — Within Baraga County, there also could be

a more robust market potential to rehab, renovate,
remodel, and/or expand up to 275 existing units
annually for the next five years. About 75 of these
units should be to be remodeled for the buyer
market, and 200 should be rehabbed for the renter
market.

» Some risk-tolerant developers could choose to build

new units for households who are migrating within
each place, rather than rehabbing existing units. In
other words, they might add the “rehabs” to the
number of new builds, which would then represent
an upside potential. This approach should be
applied only with some caution.



Aggressive Scenario | Baraga County | Owners

» New-Builds — Under the Aggressive Scenario, Baraga >
County could have a more robust market potential to
build up to 95 new residential units annually for the owner
or buyer market. Only fifteen (15) of those new units
should be attached duplexes, and only five (5) should be
condo-style townhouses.

» Again, the aftached units should offer views or glimpses >
of Keweenaw and L'Anse bays. Each unit within a duplex
must have a private entrance and porch. However, the
enfrances and porches can be on two different sides of
the same building. One porch might have a full view of
the bay, and the other might have a side view.
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Remodels — Property owners in Baraga County also
could remodel, renovate, and/or expand up to 75
pre-owned houses annually, which could then be
offered for sale in the owner or buyer market. Only
fifteen (15) of these units should be attached formats
(if they exist).

Again, some risk-tolerant developers could choose to
add these units to the number of new builds, which
would then represent an upside potential. That
bolder approach should be considered only with
some caution.



Aggressive Scenario | Baraga County | Renters

» New-Builds — Under the Aggressive Scenario, Baraga >
County could have a more robust market potential to
build up to 105 new units annually for the renter market.

» Only 20 of these new units should be urban-style lofts or
side-by-side fownhouses. Ideally, some will include views
or glimpses of Keweenaw or L'Anse bays. Each unit within
a row of fownhouses must have a private entrance and >
small porch. However, the urban lofts may have shared
enfrances into the buildings.

» Among the urban-style lofts, generous balconies should
be semi-recessed to provide some privacy for each new
household.

Page 14

Rehabs - Landlords in Baraga County also could
rehab, remodel, renovate, and/or expand up to 105
existing rental units annually, which could then be
offered for lease in the renter market. Only 40 of
these wunits should be apartments, lofts, and
townhouses (if they exist).

Again, some risk-tolerant developers could choose to
add these units to the number of new builds, which
would then represent an upside potential. That
bolder approach should be considered only with
some caution.



Aggressive Scenario | Baraga County | Values + Targets

Home Value Tolerance

» Although there is an annual market potential for up to 95
new-build units for new owners migrating into Baraga
County (under the Aggressive Scenario), not all of them
will be able to afford luxury units with high values.

> Less than ten (10) of the new buyers will tolerate prices
above $350,000. New units with the highest prices should
be detached houses with porches and garages, and
some of them could have views or glimpses of
Keweenaw and L'Anse bays.

» The vast majority of county’'s new buyers will hope to
search for new housing choices priced below $325,000,
including about 65 new households who will search for
choices in the price range of $250,000 to $325,000.

» New units with moderate prices should include a variety
of small cottages, modular homes (as opposed to stick-
built construction), and some duplexes and townhouses.
To keep the cost of construction low, they should have
relatively small footprints, shared walls, fewer windows,
slabs rather than basements. All of them should have
private entrances, and some of the attached formats
may have shared pods of garages.
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Target Market Profiles | Baraga County | Owners

Target Market Profiles | Owners

» Among the county’s 95 new home buyers, 32 will
align with the “True Grit American” lifestyle
cluster, which is the largest group among the
target markets. Others include the “Rural
Escape”, "Homemade Happiness” households
with market rate incomes; and “Small Town
Shallow Pocket” households with low incomes.

» Target market households migrating intfo Baraga
County and searching for new for-sale housing
choices have diverse lifestyle preferences.

» At least 90% of the “True Grit American”, “Rural
Escape” and "Homemade Happiness” target
markets are inclined to be homeowners. The vast
majority would prefer to buy a detached house
or cottage if they can afford it.

» However, the “True Grit Americans” are twice as
likely o move in any given year. They also are
slightly more likely to choose duplexes and
townhouses (including triplexes and fourplexes).

» Note: The data shown in these target market
profiles are based on national averages as
reported by Experian Decision Analytics.
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Aggressive Scenario | Baraga County | Rents + Targets

Monthly Rent Tolerance

» Although there is an annual market potential for up to
105 new-build units for new renter households migrating
info Baraga County (under the Aggressive Scenario), not
all of them will tolerate luxury units with high rents.

» Only five (5) of the new renters will tolerate monthly
contract (cash or net) rents of $1,400 or more. The new
units may include a combination of cotftages, duplexes,
and townhouses. Ideally, they also will share pods of
garages, and some could offer glimpses and breezes
from Keweenaw and L'Anse bays.

» Among the new renters households migrating info
Baraga County, 45 of them will search for rents in the
range of $1,000 and $1,300 per month. These new units
may be in a mix of small walk-up apartment buildings
with shared entrances, apartment houses with private
enfrances, and lofts over street-front retail.

» To keep construction costs as low as possible, units with
moderate rents should be relatively small, have fewer
bedrooms and bathrooms, smaller kitchens, shared walls,
and therefore fewer (not necessarily small) windows.
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Target Market Profiles | Baraga County | Renters

Target Market Profiles | Renters

» Among Baraga County’s 105 new renters, 20 will
align with the “True Grit American” lifestyle
cluster with market rate incomes; and 25 will be
“Small Town Shallow Pocket” households with
relatively low incomes. Other predominant
targets will include “Digital Dependents”,
“Infants and Debit Cards”, and “Family
Troopers”.

» the county’s renter target markets have diverse
lifestyle preferences. For example, almost all o
the "“Family Trooper” households are renters,
whereas only 38% of the "Digital Dependent”
and 45% of the “Small Town Shallow Pocket”
households are renters.

» About 65% of the “Family Trooper” and “Digital
Dependent” renter households move each year,
which is almost twice that of the “Small Town
Shallow Pocket” households (34%).

» Also, the vast majority of “Digital Dependent”
and “Small Town Shallow Pocket” households will
seek detached cottages and modular homes
(even the renters prefer detached unifs). In
comparison, the “Family Trooper” households
are far more likely to choose attached
alternatives.

» Note: The data shown in these target market
profiles are based on national averages as
reported by Experian Decision Analyftics.
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Conservative Scenario | Baraga Village | Overview

» New Builds — Within the Village of Baraga, there is an >
immediate and near-term need to build at least 30 new
units annually for the next five years. This reflects the most
recent movership rate of new households migrating into
the county.

» Based on the profile of households that recently moved >
info the county, twenty (20) of the new units should be
detached houses, cottages, and subdivided houses.

Even so, ten (10) of the units could be attached formats
like side-by-side duplexes, condo-style townhouses, and
urban lofts.
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Rehabs — Within the Village of Baraga, there also is
an immediate need to rehab, renovate, remodel,
and/or expand at least 100 existing units annually for
the next five years. Again, most (but not all) of these
units should be detached formats.

Some risk-tolerant developers could choose to build
new units for households who are migrating within
the county, rather than rehabbing existing units. In
other words, they might add the “rehabs” to the
number of new builds for an upside potential. While
this approach is not unreasonable, it should be
applied with some caution.



Aggressive Scenario | Baraga Village | Overview

» New Builds — Within the Village of Baraga, there could be

a more aggressive market potential to build up to 50 new
units annually for the next five years.

Based on the profile of households that recently moved
into the county, most of the new units should be
detached houses, cottages, and subdivided houses.
Even so, fifteen (15) of the units could be aftached
formats like side-by-side duplexes, townhouses, and
urban lofts.

» This Aggressive Scenario reflects a bolstered movership

rate based on the peak since 2010. It assumes that
movership rates will accelerate in response to the
availability of new housing choices. It also represents
“interception” of households that previously had been
bypassing the county altogether.
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» Rehabs - Within the Village of Baraga, there also

could be a more robust market potential to rehab,
renovate, or remodel up to 110 existing units annually
for the next five years. Again, most (but not all) of
these units should be detached formats.

» Some risk-tolerant developers could choose to build

new units for households who are migrating within
each place, rather than rehabbing existing units. In
other words, they might add the “rehabs” to the
number of new builds, which would then represent
an upside potential. Again, some caution s
recommended when applying this approach.



Conservative Scenario | L’Anse Village | Overview

» New Builds — Within the Village of L'Anse, there is an

immediate and near-term need to build at least 60 new
units annually for the next five years. This reflects the most
recent movership rate of new households migrating into
the county.

Based on the profile of households that recently moved
into the county, most of the new units should be
detached houses, cottages, and subdivided houses.
Even so, fifteen (15) of the units could be attached
formats  like side-by-side  duplexes, condo-style
townhouses, and urban lofts.
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» Rehabs — Within the Village of L' Anse, there also is an

immediate need to rehab, renovate, remodel,
and/or expand at least 100 existing units annually for
the next five years. Again, most (but not all) of these
units should be detached formats.

» Some risk-tolerant developers could choose to build

new units for households who are migrating within
the county, rather than rehabbing existing units. In
other words, they might add the “rehabs” to the
number of new builds for an upside potential. While
this approach is not unreasonable, it should be
applied with some caution.



Aggressive Scenario | L'Anse Village | Overview

» New Builds — Within Baraga County, there could be a

more aggressive market potential to build up to 70 new
units annually for the next five years.

Based on the profile of households that recently moved
into the county, most of the new units should be
detached houses, cottages, and subdivided houses.
Even so, 20 of the units could be attached formats like
side-by-side duplexes, townhouses, and urban lofts.

This Aggressive Scenario reflects a bolstered movership
rate based on the peak since 2010. It assumes that
movership rates will accelerate in response to the
availability of new housing choices. It also represents
“interception” of households that previously had been
bypassing the county altogether.
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» Rehabs — Within Baraga County, there also could be

a more robust market potential to rehab, renovate,
or remodel up to 110 existing units annually for the
next five years. Again, most (but not all) of these units
should be detached formats.

Some risk-tolerant developers could choose to build
new units for households who are migrating within
each place, rather than rehabbing existing units. In
other words, they might add the “rehabs” to the
number of new builds, which would then represent
an upside potential. Again, some caution s
recommended when applying this approach.



Urban Transect | Missing Middle | Step Buildings
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Rural-to-Urban Transect

>

Ideally, new housing projects representing
urban infill within the Village of Baraga and
Vilaoge of L'Anse will align with the T4 -
General Urban Zone along the Rural-to-Urban
Transect (image credit to DPZ CoDesign).

Missing Middle Housing

>

Along the Missing Middle Housing typology,
new projects within established
neighborhoods could to include a mix of
duplexes, ftriplexes, fourplexes, townhouses,
and lofts over buildings with retail space for
merchants, restaurants, and small businesses
(image credit to Opticos Design Group).

There is also a need for detached houses. To
keep the prices attainable, developers should
consider building cottages, modular homes,
starfer homes, and homes on slabs (i.e.,
without basements).

Step Buildings

>

Along the spectrum of Step Buildings, urban
infill in the two villages could include a variety
of coftages (including some cottage
courtyards), duplexes, multiplexes (walkups
and apartment houses), and tfownhouses
(image credit to the Incremental
Development Alliance).



Examples of Hypothetical Building Formats

Examples Building Formats
(Hypothetical and For Discussion Purposes Only)

> A variety of photos are included within the Residential
Target Market Analysis report. They are intended to
convey a range of building sizes and formats that could
be appropriate as urban infill within established
neighborhoods, particularly within the villages of Baraga
and L'Anse.

» The photos demonstrate a variety of formats that include
accessory dwellings, cottages (including those with
shared courtyards), duplexes / friplexes / fourplexes,
townhouses, and lofts over street-front retail.

» The absence of images conveying mid-rise and high-rise
complexes or buildings is intentional and reflects the
wants and preferences of the community and its local
stakeholders.
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Planning and Zoning | Townships and Villages

» The Residential Target Market Analysis
report includes copies of the most current
zoning maps for Baraga Township, L'Anse
Township, and the Village of L'Anse.
Although the Village of Baraga does not
have a municipal zoning ordinance, it
does have an “Existing Land Use Plan”
map within its Master Plan.

» The municipal master plans, zoning
ordinances, and zoning maps (with the
exception of the Village of Baraga) also
are easy o find and refrieve online.

» LandUseUSA has provided a list of twenty-
five (25) items that each place should
review as part of a planning and zoning
self-evaluation. That checklist is available
in xls format so each place can check
items off as they are reviewed and/or
addressed.

» Note: Some items in the checklist might
aready have been completed, and
others might not be directly relevant to
each unique place.

» Any place interested in having an
objective third-party review conducted,
or inferested in commissioning a Housing
Strategic  Plan, are encouraged to
contact CIB Planning (Community Image
Partners) for that technical expertise.
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Planning | Self-Evaluation Checklist
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Planning | Self-Evaluation Checklist
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