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The Green Bay Housing Market Area
(HMA), on Lake Michigan in northeast
ern Wisconsin, is coterminous with the
Green Bay, WI Metropolitan Statistical
Area, which consists of Brown, Kewaunee,
and Oconto Counties. Because the HMA
has historically been an industrial area,
with manufacturing as the largest sector,
the HMA’s National Football League
(NFL) team, the Green Bay Packers, got
its name from a canned meat packing
company. The Packers are the only publicly
owned NFL team and have won 13
championships.
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Economy
Following the local economic down
turn, from 2008 through 2009,
economic conditions in the Green Bay
HMA have been relatively strong
since 2010, although nonfarm payroll
growth decelerated recently. During
the 12 months ending May 2017, non
farm payroll gains slowed, increasing
by 800 jobs, or 0.5 percent, to 175,300,
compared with a 2,300-job, or 1.3-
percent, increase during the same
period 1 year earlier. During the 3-year
forecast period, nonfarm payrolls are
expected to increase by an average of
1,300 jobs, or 0.7 percent, annually.

Sales Market
The sales housing market in the
HMA is currently balanced, with an
estimated 1.5-percent vacancy rate,
down from 2.0 percent in April 2010.
During the 12 months ending March
2017, new and existing homes sales
and the average homes sales price
increased 7 and 3 percent, respec
tively, slower than the previous year.
During the forecast period, demand
is estimated for 2,050 new homes
(Table 1). The 270 homes currently
under construction and a portion of
the estimated 10,850 other vacant

units in the HMA that may reenter the
sales market will satisfy some of the
demand.

Rental Market
The rental housing market in the HMA
is currently balanced, with increased
demand and low levels of multifamily
construction contributing to the absorp
tion of excess vacant units since 2008.
The overall rental vacancy rate is
currently estimated at 5.0 percent,
down from 7.4 percent in April 2010.
During the forecast period, demand is
estimated for 1,225 new market-rate
rental units (Table 1). The 190 units
currently under construction will
satisfy a portion of this demand.
Table 1. Housing Demand in the
Green Bay HMA During
the Forecast Period
Green Bay HMA

Total demand
Under construction

Sales
Units

Rental
Units

2,050

1,225

270

190

Notes: Total demand represents estimated
production necessary to achieve a balanced
market at the end of the forecast period.
Units under construction as of June 1, 2017.
A portion of the estimated 10,850 other
vacant units in the HMA will likely satisfy
some of the forecast demand. The forecast
period is June 1, 2017, to June 1, 2020.
Source: Estimates by analyst
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lthough the leisure and
hospitality sector is not the
largest component of the Green Bay
HMA economy, tourism generated
$739.4 million in economic a ctivity
during 2016, a figure that has increased
since 2010, partly because of recent
development at Lambeau Field, the
home stadium of the Green Bay
Packers (Tourism Economics). The
city of Green Bay, known locally as
Titletown, because the Green Bay
Packers have won more championships
than any other NFL team, is a popu
lar tourist destination for football
enthusiasts. Tourism is also affected
by the more than 100 lakes in the
HMA, including Lake Michigan and
the Lower Fox River, which boost
recreational activity (Wisconsin
Department of Natural Resources).
Table 2. Major Employers in the Green Bay HMA
Name of Employer
Humana Inc.
Schneider
Bellin Health Systems
Georgia-Pacific LLC
Aurora Health Care
United Healthcare Services, Inc.
St. Vincent Hospital
American Foods Group, LLC
Wisconsin Public Services Corporation
Shopko Stores Operating Co., Inc.

Nonfarm Payroll Sector

Number of
Employees

Education & health services
Transportation & utilities
Education & health services
Manufacturing
Education & health services
Education & health services
Education & health services
Manufacturing
Government
Wholesale & retail trade

3,275
2,725
2,525
1,950
1,825
1,825
1,575
1,500
1,425
1,300

Notes: Excludes local school districts. Data include military personnel, who are
generally not included in nonfarm payroll survey data.
Source: City of Green Bay Comprehensive Annual Financial Report, 2015

Figure 1. Current Nonfarm Payroll Jobs in the Green Bay HMA,
by Sector
Government 12.1%

Mining, logging, & construction 4.4%
Manufacturing 17.0%

Other services 4.9%

Leisure & hospitality 9.0%

Wholesale & retail trade 14.2%
Education & health services 14.8%

Professional & business services 10.8%

Transportation & utilities 4.7%
Information 0.9%
Financial activities 7.2%

Note: Based on 12-month averages through May 2017.
Source: U.S. Bureau of Labor Statistics

These water resources helped the HMA
develop into a major paper manufac
turing area in the 1860s. Historical
origins in paper production support
the HMA’s second nickname, the toilet
paper capital of the world. GeorgiaPacific LLC, one of the largest employ
ers in the HMA, has 1,950 employees
(Table 2). Annually, the company
pays its employees in Northeastern
Wisconsin approximately $145 million
in salaries and wages (Georgia-Pacific).
The manufacturing sector dominates
the local economy and is the largest
employment sector, with 29,800 jobs,
or 17 percent, of all nonfarm payroll
jobs in the HMA, despite three periods
of job loss in the sector since 2000
(Figure 1). The first period of economic
contraction occurred from 2001 through
2003, when manufacturing payrolls
declined by an average of 1,100 jobs,
or 3.3 percent, a year. Job loss in the
sector was partly because several
paper-machinery manufacturers laid
off nearly 600 workers. Jobs in the
manufacturing sector increased in
2004 by 200 jobs, or 0.6 percent, to
31,000. The sector contracted again
from 2005 through 2006, when an
average of 300 jobs, or 1.0 percent,
were lost annually, before recovering
to 31,000 jobs in 2007. The manufac
turing sector declined again at a faster
pace from 2008 through 2009, by an
average of 1,700 jobs, or 5.5 percent,
annually. In 2008, Unilever PLC closed
an ice cream manufacturing plant in
the city of Green Bay, eliminating 250
jobs, and from 2009 through F
 ebruary
2010, Georgia-Pacific laid off approx
imately 160 workers at its production
plant, also in the city of Green Bay.
Following this period of loss, manu
facturing sector jobs remained stable
during 2010. From 2011 through 2015,
the sector increased by an average of
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400 jobs, or 1.3 percent, a year, before
job growth slowed during the past 12
months, increasing by only 200 jobs,
or 0.7 percent, to 29,800. Despite
recent job gains, the manufacturing
sector remains 13 percent below the
34,100-job peak in 2000, the most
recent peak since 1990 (most recent
data available).
Unlike the manufacturing sector, the
overall economy of the HMA recovered
the total number of jobs lost during
the previous decade, partly because
the local economy generally followed
national economic trends. As a result
of the national economic recession
of 2001, the HMA economy lost an
average of 800 jobs, or 0.5 percent,
annually from 2001 through 2002, the
same rate as the nation. From 2003
through 2007, the HMA economy
expanded, adding an average of 1,400
jobs, or 0.8 percent, annually. More
than two-thirds of overall job growth
occurred in the leisure and hospitality
and the professional and business
services sectors, which were up by
500 jobs each, or 3.2 and 2.6 percent,
respectively, a year. By the end of
2007, the Great Recession began, and
from 2008 through 2009, payrolls in
the HMA declined by an average of
2,900 jobs, or 1.7 percent, a year, in
response to the housing and financial
markets contraction. The rate of job
loss in the HMA was lower than rates
in Wisconsin and the nation, which
declined an average of 2.3 and 2.4
percent, respectively, a year. During
the local economic downturn, 7 of 11
sectors lost jobs, with the largest losses
in the goods-producing sectors. The
manufacturing and the mining, logging,
and construction sectors accounted
for more than 80 percent of the losses
from 2008 through 2009. The mining,
logging, and construction sector

declined by 800 jobs, or 10.0 percent,
annually, mostly because of declines
in the construction subsector. Following
the economic contraction, nonfarm
payroll growth in the HMA averaged
1,600 jobs, or 1.0 percent, annually
from 2010 through 2015. The HMA
economy expanded between the paces
of Wisconsin and the nation, which
rose by averages of 0.9 and 1.3 percent
annually, respectively. Nonfarm payroll
growth in the HMA led to the economy
surpassing the total number of the
jobs lost by mid-2013. Expansions in
nearly every sector supported growth
during the 2010-through-2015 period.
The education and health services
sector has been the greatest catalyst of
the local economic growth since 2000.
Jobs in the sector have increased faster
than any other sector since 2000, con
tracting only twice since 2000—once
in 2007 and again in 2012 (Figure 2).
With 26,000 jobs, the education and
health services sector is currently the
second largest employment sector in
the HMA and was the fourth largest
in 2000.
During the 12 months ending May
2017, nonfarm payrolls in the HMA
increased by an average 800 jobs, or
0.5 percent, to 175,300 (Table 3). The
education and health services sector
added 1,200 jobs, or 4.8 percent, the
largest and fastest increase of any
sector. Gains in the sector were partly
the result of 80 jobs added at the $12
million, 30,000-square-foot Bellin
Health Titletown Sports Medicine and
Orthopedics clinic in preparation for
its opening in July 2017. The clinic
is one of three anchor facilities for
the 34-acre, $130 million Titletown
District of the Green Bay Packers,
adjacent to Lambeau Field. Gains
in the education and health services
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Figure 2. Sector Growth in the Green Bay HMA, Percentage Change, 2000 to Current
Total nonfarm payroll jobs
Goods-producing sectors
Mining, logging, & construction
Manufacturing
Service-providing sectors
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Note: Current is based on 12-month averages through May 2017.
Source: U.S. Bureau of Labor Statistics

Table 3. 12-Month Average Nonfarm Payroll Jobs in the Green Bay
HMA, by Sector
12 Months Ending
May 2016

May 2017

174,500
37,100
7,600
29,600
137,400
24,700
8,200
1,600
12,300
20,000
24,800
16,100
8,500
21,100

175,300
37,500
7,600
29,800
137,800
24,900
8,200
1,600
12,700
18,900
26,000
15,800
8,600
21,100

Total nonfarm payroll jobs
Goods-producing sectors
Mining, logging, & construction
Manufacturing
Service-providing sectors
Wholesale & retail trade
Transportation & utilities
Information
Financial activities
Professional & business services
Education & health services
Leisure & hospitality
Other services
Government

Absolute
Change
800
400
0
200
400
200
0
0
400
– 1,100
1,200
– 300
100
0

Percent
Change
0.5
1.1
0.0
0.7
0.3
0.8
0.0
0.0
3.3
– 5.5
4.8
– 1.9
1.2
0.0

Notes: Numbers may not add to totals because of rounding. Based on 12-month averages
through May 2016 and May 2017.
Source: U.S. Bureau of Labor Statistics

sector were partially offset by a 300job, or 1.9 percent, loss in the leisure
and hospitality sector, to 15,800 jobs.
Despite this decline, the leisure and
hospitality sector benefited from the
completion of the second anchor at
the Titletown District, the $4.9 million,
20,000-square-foot Hinterland Brewery
in April 2017. At the same time, the
professional and business services

sector decreased by 1,100 jobs, or 5.5
percent. Local experts speculate the
entire loss was attributed to company
layoffs of administrative and waste
services workers contracted through
temporary service firms. These layoffs
are commonly a sign that the local econ
omy is doing well or improving, because
companies are able to hire permanent
workers. The unemployment rate fell

Economic Conditions Continued

to an average of 3.5 percent during
the 12 months ending May 2017,
from 4.0 percent during the previous
period. The current unemployment
rate approached the recent low of 3.0
percent in 2000 (Figure 3). The rela
tively low unemployment rate in the
HMA has trended below the national
average since 2000.
The economic outlook for the HMA
is positive despite a recent slowdown
in job growth. During the 3-year fore
cast period, nonfarm payroll growth
is expected to average 1,300 jobs, or
0.7 percent, annually. Growth in the
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Figure 3. T
 rends in Labor Force, Resident Employment, and Unemployment Rate in the Green Bay HMA, 2000 Through 2016
Labor force and
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Unemployment rate

economy is expected to be higher in
the first year of the forecast period
and moderate through the third year.
Job growth is likely to remain strongest
in the education and health services
sector and continue in the manufactur
ing sector. The leisure and h
 ospitality
sector is expected to benefit from the
completion of the third Titletown
District anchor, the $45 million,
110,000-square-foot Lodge Kohler
hotel. The opening of the 144-room
hotel in July 2017 will add approxi
mately 200 jobs. A park and plaza with
a snowtubing hill are also expected
to open on the property in November
2017; the number of jobs to be added
are unknown. Additionally, a $44 mil
lion renovation of the 160-room Hotel
Northland is currently under way in
downtown Green Bay. The property
will be returned to its original use from
apartments for seniors to a hotel and
is expected to be complete in 2018,
adding an unknown number of jobs.

Source: U.S. Bureau of Labor Statistics

Population and Households

A

s of June 1, 2017, the popula
tion of the Green Bay HMA
is estimated at 320,000. Approximately
81 percent of the population resides
in Brown County, which includes the
most populous city—Green Bay—and
also one of the fastest growing com
munities in the HMA, the Village of
Hobart.
Population in the HMA has grown at
a lower level since 2010, because net
in-migration has been slower than
during the early-to-mid 2000s, despite
economic growth. As a result, net

natural increase has accounted for a
larger proportion of population growth.
Since 2000, consistently lower home
sales prices, at least 12 percent less
than other parts of Wisconsin during
periods of economic expansions and
contractions, have made the HMA an
attractive destination for residents
from other parts of the state. From
2000 to 2007, when the economy in
the HMA recorded net job gains and
housing prices were relatively low,
population growth in the HMA
averaged 2,575 people, or 0.9 percent,

annually, the highest rate of population
growth since 2000 (Census Bureau
population estimates as of July 1).
Net in-migration averaged 730 people
a year and accounted for 28 percent
of population growth. Net in-migration
during the period was mainly from
neighboring Door County (Internal
Revenue Service tax return data).
Since 2000, total home sales prices
generally have been approximately 25
percent lower in the HMA than in Door
County. Weak economic conditions
and the impact of the national housing
crisis beginning in 2007, caused
population growth in the HMA to
slow to an average 1,825 people, or 0.6
percent, annually from 2007 to 2010.

Average annual change

Figure 4. Population and Household Growth in the Green Bay
HMA, 2000 to Forecast
2,500
2,000
1,500
1,000
500
0

2000 to 2010

2010 to current
Population

Current to forecast
Households

Notes: The current date is June 1, 2017. The forecast date is June 1, 2020.
Sources: 2000 and 2010—2000 Census and 2010 Census; current and forecast—
estimates by analyst

Figure 5. Components of Population Change in the Green Bay
HMA, 2000 to Forecast
2,000
1,800
1,600
Average annual change
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Notes: The current date is June 1, 2017. The forecast date is June 1, 2020.
Sources: 2000 and 2010—2000 Census and 2010 Census; current and forecast—
estimates by analyst

Net in-migration accounted for only
3 percent of the population growth
and averaged 50 people a year. With
improving economic conditions,
population growth since 2010 has
averaged 1,925 people, or 0.6 percent,
annually, with 18 percent of the growth
from net in-migration averaging 350
people. Since 2010, net in-migration
to the HMA has mostly been from
Winnebago County, which contains
the cities of Oshkosh and Neenah.
Although total home sales prices in
the HMA generally are only about
2 percent lower, slower economic
growth in Winnebago County has
contributed to increased net inmigration to the HMA since 2010.
Because job growth is forecast to grow
moderately during the next 3 years,
the population of the HMA is expected
to increase by an average of 1,775, or
0.5 percent, annually to 325,300,
reflecting slowing net in-migration
during the second and third years
(Figure 4). Figure 5 shows the compo
nents of population change in the
HMA from 2000 to the forecast date.
Household growth in the HMA
generally mirrored population
growth, with higher rates in the early
and mid-2000s that slowed in the late
2000s. From 2000 through 2010, the
number of households increased from
108,900 to 122,000, an average annual
increase of 1,325, or 1.1 percent. The
number of households in the HMA is
currently estimated at 127,650, an
average annual increase of 780, or 0.6
percent, since April 2010. During the
3-year forecast period, the number of
households is expected to increase by
an average of 720, or 0.6 percent,
annually. Figure 6 depicts the number
of households by tenure from 2000
through the current date.
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Figure 6. Number of Households by Tenure in the Green Bay HMA,
2000 to Current
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Note: The current date is June 1, 2017.
Sources: 2000 and 2010—2000 Census and 2010 Census; current—estimates by analyst

Housing Market Trends
Sales Market
The sales housing market in the Green
Bay HMA is balanced and, following
the sales-market contraction that
occurred from 2007 through 2011,
has improved every year since. The
estimated sales vacancy rate is currently
1.5 percent, down from 2.0 percent in
April 2010. The decline in the vacancy
rate resulted from improved economic
conditions that enabled more house
holds to purchase homes in the rela
tively lower-priced HMA. Decreased
home construction since the late 2000s
also contributed to a lower number
of vacant homes for sale. In addition,
the local market has fared better than
the nation since the national hous
ing crisis because of a lower rate of
seriously delinquent mortgages (loans
that 90 or more days delinquent or
in foreclosure) and real estate owned
(REO) properties during and since
2010. In April 2010, 4.3 percent of
mortgages were seriously delinquent
or had transitioned into REO status,
compared with 5.0 and 8.2 percent for

Wisconsin and the nation, respectively
(CoreLogic, Inc.). As of March 2017,
the rate of seriously delinquent loans
and REO properties in the HMA
declined to 1.3 percent, compared with
rates of 1.6 and 2.4 percent for Wis
consin and the nation, respectively.
Because the effects of the national
housing crisis were moderate in the
HMA compared with the nation,
the homeownership rate decreased
minimally from 68.8 percent in 2010
to 68.2 percent currently (Table DP-1
at the end of this report).
Existing single-family homes, town
homes, and condominiums (hereafter,
existing homes) sales in the HMA have
increased since 2012 but are below
the average levels during the early
to mid-2000s. From 2000 through
2006, an average of 6,925 existing
homes sold annually before declining
to an average of 4,250 homes from
2007 through 2011 (Corelogic, Inc.,
with adjustments by the analyst).
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The decline in existing home sales
reflected a reduction in regular resale
sales that was partly offset by growth
in REO home sales, which rose as the
market weakened, from an average of
60 sold annually from 2000 through
2006 to an average of 420 sold annu
ally from 2007 through 2011. By 2012,
the existing home sales market began
to improve as the economy continued
to recover, but the slower pace of net
in-migration, compared with the early
to mid-2000s, kept existing home sales
at relatively lower levels. From 2012
through 2015, existing home sales in
creased from 4,525 to approximately
5,875. During the period, regular
resales went up 13 percent annually,
to 5,400 homes sold, and offset a
15-percent average annual reduction
in REO home sales. Existing home
sales continued to rise during the 12
months ending March 2017, to 6,500
homes, an 8-percent increase from the
previous year (the best representative
data available). Gains in regular resales
were up by 620 homes, or 11 percent,
from a year earlier and continued to
offset a decline in REO sales, which
were down by 100 homes, or 37 percent.
During the 12 months ending March
2017, the average existing home sales
price rose 4 percent to $150,900, a
slightly lower rate than the average
5-percent growth annually during the
previous 3 years. The current existing
home sales price in the HMA is 15
percent greater than the $131,600
averaged during the local housing
downturn from 2007 through 2011,
when an elevated level of REO sales
negatively affected the average sale
price in the HMA, and 5 percent above
the average $143,700 previous peak
reached in 2006. The current average
sales price is 10 percent lower than
the average price of existing homes in
Wisconsin.

Whereas existing sales have increased
annually since 2012, new single-family
homes, townhomes, and condomin
iums (hereafter, new homes) sales
remain subdued in the HMA. During
the 12 months ending March 2017, an
average 320 new homes sold, compared
with the 340 sold during the previous
12-month period. From 2012 through
2015, an average of 340 new homes
sold annually. By comparison, new
home sales increased an average 14
percent nearly every year, from 2000
through 2006, to a peak level of
510 before declining an average 12
percent, annually, to 280 homes sold
during 2011. The average sales price
of new homes during the 12 months
ending March 2017 was $214,900, an
increase of 6 percent from the previous
12-month period and 10 percent below
the average new home sales price in
Wisconsin. New home sales prices have
increased since 2010, up by an average
of $7,375 annually from 2010 through
2015 to $194,000. Prior to the recent
new home sales price growth, average
sales prices fluctuated from 2000
through 2009, reaching a peak of
$194,400 in 2005 and a low of $155,300
in 2009.
Since the end of the national h
 ousing
downturn, local builders have cautiously
increased production of single-family
homes in the HMA, but the level
remains well below previous highs.
From 2000 through 2007, an average
of 1,825 single-family homes were
permitted annually (Figure 7). A year
after the homes sales market softened,
the number of single-family homes
permitted declined by more than
two-thirds, to an average 570 homes,
annually from 2008 through 2011.
Although the sales housing market
improved from 2012 through 2015,
permitting remained low throughout
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Figure 7. Single-Family Homes Permitted in the Green Bay HMA,
2000 to Current
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Notes: Includes townhomes. Current includes data through May 2017.
Sources: U.S. Census Bureau, Building Permits Survey; estimates by analyst

the period, increasing to an average
of 670 homes permitted annually.
Builders, however, have been more
confident lately, and the number
of single-family homes permitted
increased 19 percent, to 740, during
the 12 months ending May 2017
compared with the previous 12-month
period (preliminary data).
Nearly 80 percent of single-family
home construction since 2012 has
occurred in Brown County, with
significant single-family developments
under construction in the Village of
Hobart, 5 miles west of the city of
Green Bay. One of the largest develop
ments in the village is Centennial
Centre, a 600-acre master-planned
community. Construction of four
subdivisions in the Centennial Centre
community has been ongoing since
2009, with more than 150 of the planned
350 homes complete. Fieldstone Estates,
a subdivision in the Centennial Centre

community, will have 117 homes
at buildout, with approximately
40 available home sites remaining.
Home prices start at $255,900 for a
three-bedroom, two-bathroom home
and $329,900 for a four-bedroom,
two-bathroom home.
During the next 3 years, demand
is expected for an estimated 2,050
new homes in the HMA (Table 1).
Demand is expected to be lower
during the second and third years
of the 3-year forecast period as
economic growth moderates. The 270
homes currently under construction
and a portion of the 10,850 other
vacant units in the HMA that may
reenter the market will satisfy some
of the demand. Demand is expected
to be greatest in the $200,000-to$299,999 price range. Table 4 shows
the estimated demand for market-rate
sales housing by price range.

Table 4. Estimated Demand for New Market-Rate Sales Housing in
the Green Bay HMA During the Forecast Period
Price Range ($)
From

To

Units of
Demand

Percent
of Total

92,500
200,000
300,000
400,000

199,999
299,999
399,999
and higher

310
1,025
620
100

15.0
50.0
30.0
5.0

Notes: The 270 homes currently under construction and a portion of the estimated
10,850 other vacant units in the HMA will likely satisfy some of the forecast demand.
The forecast period is June 1, 2017, to June 1, 2020.
Source: Estimates by analyst
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Rental Market
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Rental housing market conditions
are currently balanced in the Green
Bay HMA. The estimated vacancy
rate for all rental units (including
single-family homes, mobile homes,
and apartment units) is estimated at
5.0 percent, down from 7.4 percent in
April 2010 (Figure 8). Rental market
conditions have improved since 2010
because of lower levels of apartment
development, compared with the
early to mid-2000s, and greater renter
household growth. Approximately
48 percent of renter households live
in single-family homes, duplexes, mul
tifamily properties with three or four
units, and mobile homes. During May
2017, the vacancy rate for single-family
homes was 1.6 percent, down from
1.8 percent in May 2012 (CoreLogic,
Inc., earliest data available). Average
rents for single-family homes increased
1 percent a year since 2012, to $860.
Multifamily buildings with five or more
units, typically apartments, accounted
for 52 percent of all occupied rental
units in the HMA in 2015, up from 46
percent in 2010 (American Communi
ty Survey 1-year data, the most recent
data available). Of those occupied
apartment units, 95 percent are in
Brown County. Apartment market
conditions in the HMA are currently
Figure 8. Rental Vacancy Rates in the Green Bay HMA, 2000 to
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tight, because demand exceeds new
supply, leading to decreased vacancy
levels and increased average rents. In
Brown County, the apartment vacancy
rate was 2.8 percent during the first
quarter of 2017, up from 2.4 percent
during the first quarter of 2017 (Reis,
Inc.). The average apartment rent
increased 3 percent to $703, from
the first quarter of 2016 to the first
quarter of 2017, despite the slight
uptick in the vacancy rate. During
the first quarter of 2017, the average
monthly apartment rents by the number
of bedrooms were $548, $610, $755,
and $828 for studio, one-, two-, and
three-bedroom units, respectively. From
2012 through 2015, the apartment
vacancy rate in the HMA declined
every year from 4.2 to 2.4 percent,
respectively, partly as a result of im
proved economic conditions, increased
net in-migration, and lower levels of
multifamily construction. During the
same period, the average monthly rent
for an apartment increased an average
of 2 percent a year to $680.
The approximately 11,800 students
that attend six private and public
universities and colleges, excluding
Northeast Wisconsin Technical College
(NWTC), also affect the HMA rental
market. Of those students, approxi
mately 4,025 live in college or univer
sity residence halls, the remainder
currently constitute approximately
5 percent of renter households in the
HMA. The most significant school,
in terms of rental market impact, is
the University of Wisconsin-Green
Bay (UWGB), with 6,800 students as
of 2016. UWGB has dormitory beds
for 2,075 students in 15 apartmentstyle complexes and 11 residence
halls. St. Norbert College provides

Rental Market Continued

an additional 1,950 dormitory beds
in the HMA for the 2,100 students
enrolled. NWTC, which is a 2-year
commuter college, enrolled 17,000
students during 2016 and does not
offer dormitory housing for students.
Adjacent to NWTC, however, the
recently completed Orchards Student
Living, a privately managed student
apartment community that serves
NWTC and other schools, was com
pleted September 2016. Rent prices at
the 37-unit, 165-bed property are by
the room and start at $429.
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Multifamily construction activity, as
measured by the number of multifamily
units permitted, generally has been
low during most of the period since
2007. From 2000 through 2002, multi
family permitting averaged 850 units
a year before increasing to 1,125 in
2003, when job growth resumed. The
number of multifamily units p
 ermitted
slowed to an average 610 units a nnually
from 2004 through 2007, when the
market began to soften, before declining
further to an average 280 units permit
ted annually from 2008 through 2009,
when economic and sales market
conditions weakened considerably.
From 2010 through 2015, permitting
fluctuated and averaged 420 units a
year. Preliminary estimates of multi
family permitting during the 12 months
ending May 2017, which does not
Figure 9. Multifamily Units Permitted in the Green Bay HMA, 2000 to
Current
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include annual reporting jurisdictions
in the HMA, indicate an increase in
construction to 300 multifamily units
permitted, nearly unchanged from the
290 during the previous 12-month
period. Figure 9 shows the number of
multifamily units permitted in the HMA
from 2000 through the current date.
Recent apartment development in
the HMA is concentrated in high-end
apartments to satisfy the increased
rental demand after the housing crisis.
Apartment construction in the city of
Green Bay is focused in the downtown
area, adjacent to the Fox River and
approximately 3 miles northeast of
Lambeau Field. The 107-unit Metreau
Apartments opened in January 2017.
Monthly rents start at $750, $1,115, and
$2,400 for studio and one-bedroom
units and a two-bedroom penthouse,
respectively. Currently, the 24-unit
102 on Broadway Apartments is
under construction in downtown De
Pere. When the mixed-use project is
complete July 2017, the property will
feature one-, two-, and three-bedroom
units, with rents starting at $1,000,
$1,500, and $2,900, respectively, with
commercial space on the first floor. In
the V
 illage of Hobart, construction
is nearly complete at the Hobart
Crossing Apartments. The 180-unit
property will comprise four buildings,
with the fourth and final building
expected to be complete in summer
2017. Rents for studio, one-, and twobedroom units start at $735, $935,
and $1,265, respectively. In addition,
Aria Place, a 108-unit townhomestyle community built exclusively for
rental use in the Village of Hobart,
will consist of one-, two-, and threebedroom homes up to 2,800-square
feet. Construction on the project
began in the spring of 2017. Rents
have not been announced.
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During the next 3 years, demand is
estimated for 1,225 new market-rate
rental units in the HMA (Table 1),
with demand peaking in the first year
and leveling off in the second and
third years as economic growth and
net in-migration moderate. The 190

units currently under construction
will meet a portion of the forecast
rental housing demand. Table 5
shows the forecast demand for new
market-rate rental housing in the
HMA by rent level and number of
bedrooms.

Table 5. Estimated Demand for New Market-Rate Rental Housing in the Green Bay HMA During the
Forecast Period
Zero Bedrooms

One Bedroom

Two Bedrooms

Monthly Gross
Rent ($)

Units of
Demand

Monthly Gross
Rent ($)

Units of
Demand

Monthly Gross
Rent ($)

675 to 874
875 or more

160
30
180

320
85
20
430

1,195 to 1,394
1,395 or more

Total

875 to 1,074
1,075 to 1,274
1,275 or more
Total

Total

Three or More Bedrooms

Units of
Demand

Monthly Gross
Rent ($)

Units of
Demand

320
170

2,613 or more

120

490

Total

120

Notes: Numbers may not add to totals because of rounding. Monthly rent does not include utilities or concessions. The 190 units
currently under construction will likely satisfy some of the estimated demand. The forecast period is June 1, 2017, to June 1,
2020.
Source: Estimates by analyst

Data Profile
Table DP-1. Green Bay HMA Data Profile, 2000 to Current
Average Annual Change (%)
Total resident employment
Unemployment rate
Nonfarm payroll jobs
Total population
Total households
Owner households
Percent owner
Renter households
Percent renter
Total housing units
Owner vacancy rate
Rental vacancy rate
Median Family Income

2000

2010

Current

2000 to 2010

2010 to Current

156,642
3.0%
164,300
282,599
108,897
74,933
68.8%
33,964
31.2%
118,232
1.0%
4.0%
NA

155,637
8.3%
165,000
306,241
122,037
84,004
68.8%
38,033
31.2%
137,212
2.0%
7.4%
$65,900

166,300
3.5%
175,300
320,000
127,650
87,000
68.2%
40,650
31.8%
142,000
1.5%
5.0%
$68,500

– 0.1

1.0

0.0
0.8
1.1
1.1

0.9
0.6
0.6
0.5

1.1

0.9

1.5

0.5

NA

0.6

NA = data not available.
Notes: Numbers may not add to totals because of rounding. Employment data represent annual averages for 2000, 2010,
and the 12 months through May 2017. Median Family Incomes are for 1999, 2009, and 2015. The current date is June 1,
2017.
Sources: U.S. Census Bureau; U.S. Department of Housing and Urban Development; estimates by analyst
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Data Definitions and Sources
2000: 4/1/2000—U.S. Decennial Census
2010: 4/1/2010—U.S. Decennial Census

an estimate of this additional construction activity. Some
of these estimates are included in the discussions of
single-family and multifamily building permits.

Current date: 6/1/2017—Estimates by the analyst

For additional data pertaining to the housing market

Forecast period: 6/1/2017–6/1/2020—Estimates

for this HMA, go to huduser.gov/publications/pdf/

by the analyst

G r e e n B a y, W I • C O M P R E H E N S I V E H O U S I N G M A R K E T A N A LY S I S

As a result, the analyst, through diligent fieldwork, makes

CMARtables_GreenBayWI_17.pdf.

The metropolitan statistical area definition
noted in this report is based on the delineations
established by the Office of Management and
Budget (OMB) in the OMB Bulletin dated
February 28, 2013.
Demand: The demand estimates in the analysis
are not a forecast of building activity. They are

Contact Information

the estimates of the total housing production
needed to achieve a balanced market at the end

Diana Villavicencio, Economist

of the 3-year forecast period given conditions on

Chicago HUD Regional Office

the as-of date of the analysis, growth, losses, and

312–913–8286

excess vacancies. The estimates do not account

diana.villavicencio@hud.gov

for units currently under construction or units in
the development pipeline.

This analysis has been prepared for the assistance and
guidance of HUD in its operations. The factual informa

Other Vacant Units: In this analysis conducted

tion, findings, and conclusions may also be useful to

by the U.S. Department of Housing and Urban

builders, mortgagees, and others concerned with local

Development (HUD), other vacant units include

housing market conditions and trends. The analysis

all vacant units that are not available for sale or

does not purport to make determinations regarding the

for rent. The term therefore includes units rented

acceptability of any mortgage insurance proposals that

or sold but not occupied; held for seasonal,

may be under consideration by the Department.

recreational, or occasional use; used by migrant
workers; and the category specified as “other”
vacant by the Census Bureau.

The factual framework for this analysis follows the
guidelines and methods developed by the Economic and
Market Analysis Division within HUD. The analysis and

Building Permits: Building permits do not neces

findings are as thorough and current as possible based on

sarily reflect all residential building activity that

information available on the as-of date from local and

occurs in an HMA. Some units are constructed

national sources. As such, findings or conclusions may be

or created without a building permit or are issued

modified by subsequent developments. HUD expresses its

a different type of building permit. For example,

appreciation to those industry sources and state and local

some units classified as commercial structures are

government officials who provided data and information

not reflected in the residential building permits.

on local economic and housing market conditions.

For additional reports on other market areas, please go to
huduser.gov/portal/ushmc/chma_archive.html.

