
 
 

Agenda 
City of Charlevoix Planning Commission Regular Meeting 

Monday, December 11, 2023 - 6:00 PM 
Council Chambers, 210 State Street, Charlevoix, MI  

  

A. Call to Order/Pledge of Allegiance 
B. Roll Call 
C. Inquiry into Potential Conflicts of Interest 
D. Approval of Agenda 
E. Approval of the Minutes 
    1. Minutes from November 13, 2023 
F. Call for Public Comment Not Related to Agenda Items 
G. New Business 
    1. Report on Housing North Housing Study for Charlevoix County 
    2. Activities Matrix Discussion 2024 
H. Old Business 
    1. Outside Storage Ordinance 
I. Staff Updates 
    1. Zoning Report 
J. Requests For Next Months Agenda or Research Items 
K. Adjournment by 8:00 p.m. unless extended by a motion  
 
Persons with disabilities who need an accommodation to fully participate in these meetings 
should contact the City Clerk's Office at 231-547-3250 or by email clerk@charlevoixmi.gov. A 24-
hour notice may be needed for certain accommodations. An attempt will be made to grant all 
reasonable accommodations requests. 
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Charlevoix Planning Commission 
Approval of the Minutes 

 
Title: Minutes from November 13, 2023 
Date: December 11, 2023 
 
Presented By: 

 

 
Background: 
  
Recommendation: 
Motion to approve the minutes as presented.   
Attachments: 
1. Planning Commission Draft Regular Meeting Minutes 11/13/2023 
 
 

Page 2 of 74



City of Charlevoix 
Planning Commission Regular Meeting Minutes 

Monday, November 13, 2023 - 6:00 PM 
Council Chambers, 210 State Street, Charlevoix, MI 

  

A. Call to Order/Pledge of Allegiance  
 The meeting was called to order at 6:00 p.m. by Chair Jennifer Muladore followed by the Pledge of 

Allegiance. 
B. Roll Call  
  

Chair: Jennifer Muladore 
Members Present: Scott Beatty, Shelley Boehmer, Sherm Chamberlain, Janet Coltman, Toni 

Felter, John Kurtz, Mary Millington, Maureen Radke 
Members Absent:  
Staff Present: Jonathan Scheel, Zoning Administrator  
  

C. Inquiry into Potential Conflicts of Interest  
 

 

D. Approval of Agenda  
 Motion by Member Chamberlain, seconded by Member Millington to approve the agenda as 

presented.   
Motion carried by unanimous voice vote. 

E. Approval of the Minutes  
 

 

   

 1. October 9, 2023   
 Motion by Member Boehmer, seconded by Member Felter to approve the minutes of October 

9, 2023 as presented. 
Motion carried by unanimous voice vote. 

F. Call for Public Comment Not Related to Agenda Items  
 

 

G. Public Hearing  
 

 

   

 1. Public Hearing for Rezone Zoning Ordinance amendment  
 Chair Muladore opened the Public Hearing for the rezoning of the church property on Elm 

Street from R-1, Single Family Residential District to R-2, Single Family Residential.   
 
Jessica LaBlance, 105 Cherry Street, stated she only received her letter five (5) days ago. Ms. 
LaBlance stated she agreed with growth, but felt it needed to be done in the right area and this 
area should not be considered because it allows for a use different than the surrounding R-1 
zoning and expressed concerns about increased traffic in their neighborhood.  Ms. LaBlance 
referenced language from the City's Master Plan and indicated that she was not in favor of the 
rezoning. 

Page 3 of 74



 
Curt Thompson, 204 Park Row, questioned who requested the zoning change and Zoning 
Administrator Scheel stated it came from the Planning Commission.  Mr. Thompson stated he 
considered this to be spot zoning.   
 
Terry Winnell, 102 Cherry Street, stated that she strongly contested the rezoning of this 
property. 
 
Lori Bennett, 104 Cherry Street, referenced the October meeting minutes and stated that she 
had spoken to the church pastor and he indicated to her that right now the church has no 
intention of selling the property, but he did say that the rezoning gives them the possibility to 
do something more with their land. Ms. Bennett stated she has concerns about spot zoning. 
 Ms. Bennett hoped the Commission was giving consideration to the impact of this rezoning on 
the surrounding neighborhood. 
 
Karen Joy, 110 Elm Street, stated that the church did not request this rezoning, but were 
instead asked by the Planning Commission whether or not they would object to the rezoning 
and as long as the rezoning did not affect their potential to build a recreational center in the 
future, then the church was okay with the rezoning.   
 
Alicia Doan, 200 Cherry Street, stated she did not support the rezoning. 
 
Judy Flannagan,106 Cherry Street, stated she would have no objection to using the property for 
R-1 housing, it's changing the area to R-2 multi-family that is not something she supports. 
 
The public hearing was closed at 6:27 p.m.  Zoning Administrator Scheel stated that he sent out 
39 letters (including 8 out-of-state owners), had five (5) phone calls (4 in favor, 1 against), and 
he had included ten or more letters of opposition in the agenda packet.  Mr. Scheel explained 
the statutory requirements for the notice letters to property owners.   
 
 
 
 
 
  

   

 2. Public Hearing for multiple zoning changes 153.101 - 153.189  
 The public hearing opened at 6:31 p.m. 

 
Zoning Administrator Scheel stated that most of the proposed changes were cleaning-up 
language in the Ordinance and none of the changes had to do with housing; added a permitted 
use in the Central Business District, removed duplicated language in the Accessory Dwelling 
portion of the Ordinance; raised front yard fences to 48";  removed contradictory language in 
the setback language; clarified short-term rental language; and removed parking requirements 
in the Central Business District. 
 
The public hearing was closed at 6:34 p.m. 
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H. Old Business  
 

 

   

 1. Rezone Zoning Ordinance Amendment  
 Zoning Administrator Scheel referenced items that had been brought up during the public 

hearing and proceeded to provide more information about the rezoning as he wanted to make 
sure that the public understood why the Planning Commission was recommending the 
rezoning.  Mr. Scheel referenced the Future Land Use Map (pg. 104 of the City's Master Plan) 
regarding the property in question and explained the intent and the type of housing that fits 
into that neighborhood.  Mr. Scheel explained the differences between R-1 and R-2 zoning.   
 
Member Radke stated that if this rezoning was approved there would be an additional 2-3 units 
allowed from R-1 to R-2 and Zoning Administrator Scheel agreed that was correct.   
 
Member Millington stated that on page 83 of the Master Plan it is clear the Plan references 
about reaching consensus in each neighborhood and clearly they don't have that with the 
amount of public comment. 
 
Motion by Member Millington, seconded by Member Beatty that due to the outpouring of 
opposition to the rezoning, the rezoning of the church property be denied.   
 
Member Beatty stated that he did not want to change the character of the neighborhood and 
the residents did not support this change. Member Chamberlain discussed the value of the 
existing housing stock in the neighborhood and stated currently the church could build five (5) 
homes on the property and each home could have an accessory dwelling unit. Member 
Boehmer requested an explanation of why they initiated this rezoning and why the church 
wrote a letter to the Planning Commission and requested the rezoning.  Member Kurtz 
explained the reasoning behind selecting locations of property in all three wards that met the 
qualifications for rezoning to allow more density to provide for more residential units.  He 
stated that the church hasn't even considered selling the property and, if it did, any plans for 
development would have to come back as public hearings before the Planning Commission and 
City Council.   
 
Yeas: Beatty, Coltman, Felter, Millington, Radke, Muladore  
Nays: Boehmer, Chamberlain, Kurtz 
Absent: None 
Motion carried.  

   

 2. Zoning Ordinance changes (Outdoor Storage)  
 Zoning Administrator Scheel stated the outdoor storage ordinance was amended in 2019 and 

since that time there has been a substantial increase in the number of boats and rv's in front 
yards with many travel trailers being used as living spaces throughout the summer months. Mr. 
Scheel stated the biggest issue for him is enforcement as there seems to be long-term living in 
these vehicles in the summer months and it was very difficult if not impossible for him to 
monitor and enforce the 14-day limit.   
 
Zoning Administrator Scheel explained the proposed changes in detail.  Discussion followed 
regarding:  the parking and/or storage of recreational equipment and vehicles in excess of 20'; 
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parking in the front yard during the summer; and the seasonal definition which was removed by 
the City Attorney. 
 
Shirley Gibson questioned if any members of the Planning Commission own a recreational 
vehicle. Ms. Gibson stated this has been an issue for years and she felt that it really had an 
affect on the looks of the neighborhood and community. Ms. Gibson felt that if someone could 
afford an RV then they could afford storage for it.  Ms. Gibson stated she has neighbors with 
large RV's that have people living in them and it is a violation of the Zoning Ordinance, and she 
felt that the language that the Zoning Administrator suggested was good. 
 
Zoning Administrator Scheel stated the Commission needed to review the proposed Definition 
section and then go line by line through the ordinance language to address each of the issues. 
 At this time, the Commission moved on to the remaining agenda items and would discuss this 
item further if time allowed. 
 
After finishing the remaining agenda items, Chair Muladore stated that she would like to see 
more proposed language on the outdoor storage changes, and the language needs to be 
enforceable.    Zoning Administrator Scheel would work on that and bring it back to the next 
meeting. 

   

 3. Zoning Ordinance changes (Garfield Overlay District)  
 Zoning Administrator Scheel summarized and explained the changes that were made since the 

last Commission meeting.   
 
Motion by Member Felter, seconded by Member Coltman to send the Ordinance regarding the 
Garfield Overlay District amendments to City Council.   
Motion carried by unanimous roll call vote. 

   

 4. Zoning Ordinance (other changes)    
 Zoning Administrator Scheel stated the Commission reviewed this proposed Ordinance 

specifically at the last meeting and made some minor changes.  Discussion followed regarding 
the placement of garages and the suggested language that would allow the garage to only be a 
maximum of two feet in front of the home.   
 
Zoning Administrator Scheel stated the current minimum distance between principal structures 
and accessory buildings is 10 feet and he said since the last meeting someone came in with 
plans for an addition to a house on a smaller lot and it ended up being approximately five feet 
away from the standalone garage and he had to deny it.  Mr. Scheel found out when checking 
the Building Code that it used to be 10 feet but is now 5 feet and with that 5 feet firewalls are 
required. Mr. Scheel asked the Commission to consider changing the minimum distance to 5 
feet.  Mr. Scheel briefly summarized other changes included in the proposed Ordinance.   
 
Motion by Member Boehmer, seconded by Member Radke to send the proposed ordinance 
amendments to the legal department and City Council for review and approval.   
Motion carried by unanimous roll call vote. 

I. New Business  
 

 

J. Staff Updates  
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 1. Zoning Report  
 Zoning Administrator Scheel stated that the Commission had his written Zoning Report with the 

standard stats for the past month.  He stated for future Ordinance changes he had looked at 
the site plan approval language for discussion in the new year. 

K. Requests For Next Months Agenda or Research Items  
 

 

L. Adjournment by 8:00 p.m. unless extended by a motion  
 The meeting was adjourned at 8:03 p.m. by Chair Muladore.  
 
______________________________                                    ____________________________ 
Sarah J. Dvoracek/fgm      City Clerk                                       Jennifer Muladore             Chair  
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Charlevoix Planning Commission 
New Business 

 
Title: Report on Housing North Housing Study for Charlevoix County 
Date: December 11, 2023 
 
Presented By: Zach Sompels 

Housing North 
 
Background: 
Housing North completed a 10 county housing needs study earlier this year. Charlevoix County is one 
of the counties that had the housing assessment completed.  
Recommendation: 
  
Attachments: 
1. HNA+Summary+-+Charlevoix+County+-+D1+(1) 
2. Addendum_E_Charlevoix+County+Report_HNA+2023 
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In order to effectively address the housing demands and ensure the well-being of our community Housing North
received support from the Frey Foundation, Networks Northwest, and Hagerty to conduct a Housing Needs
Assessment of our 10-county region in northern Michigan including the counties of Antrim, Benzie, Charlevoix,
Emmet, Grand Traverse, Kalkaska, Leelanau, Manistee, Missaukee and Wexford with Bowen National Research.
Launched in 2023, the Housing Needs Assessment (HNA)  provides  interested stakeholders with the base of
knowledge to make informed strategic decisions on housing priorities and plans by understanding the housing needs.
The study identified a housing gap of 8,813 rental units in the region over the five-year projection and an overall
regional for-sale housing gap of approximately 22,455 units over the five-year projection period. 

CHARLEVOIX COUNTY SUMMARYPG 1 For more information, visit housingnorth.org

The greatest rental housing gaps in the county are for the
two lowest housing affordability segments (rents below
$1,669 that are affordable to households earning up to 80%
of AMHI)

The  greatest for-sale housing gap in the county is for product
priced between $222,401 and $333,600, which is affordable to
households earning between $66,721 and $100,080

2023 Housing Needs Assessment

CHARLEVOIX COUNTY

DATA SUMMARY

HOW MUCH HOUSING IS NEEDED IN CHARLEVOIX COUNTY?

RENTAL GAP

730 rental units

The county has an overall housing gap of 2, 358 units through 2027

FOR SALE GAP

1628 for-sale units

5

15

3

28

Rental Housing Gap Estimates (2022 - 2027)

Percent of Median Income ≤ 50% 51%-80% 81%-120% 121%+

Household Income Range ≤ $41, 700 $41,701-$66,720 $66,721-$100,080 $100,081+

Monthly rent range ≤$1,042 $1,043-$1,668 $1,669-$2,502 $2,503+

Overall Units Needed 334 215 120 61

For-Sale Housing Gap Estimates (2022 - 2027)

Percent of Median Income ≤ 50% 51%-80% 81%-120% 121%+

Household Income Range ≤$41,700 $41,701-$66,720 $66,721-$100,080 $100,081+

For Sale Price Point ≤$139,000 $139,001-$222,400 $222,401-$333,600 $333,601+

Overall Units Needed 173 282 648 525
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42.4% of the renter-occupied housing units and
35.0% of the owner-occupied housing units
were built prior to 1970. The county housing
stock is generally newer than that within the
state.

HOUSING AGE AND CONDITION

Cost Burdened

Households - Paying more than 30% of

income toward housing costs

Severe cost Burdened

Households - Paying more than

50% of income toward housing

costs

Renter Owner Renter Owner

43.5% 18.6% 17.3% 5.8%

COST BURDENED

HOUSEHOLDS

The higher median household income
level ($66,857) and lower median home
value and average gross rent reported
for the county likely contribute to the
generally lower shares of cost
burdened households within the
county as compared to the state.

Household heads between the ages of 55 and 64 comprise the largest
share of all households (21.8%). Followed by the ages of 65 and 74
(20.9%) and those between the ages of 45 and 54 (15.6%) and ages 75
and older (15.6%) comprise the next largest shares of the total
households in Charlevoix county. Overall, senior households (age 55
and older) constitute well over half (58.3%) of all households within
the community. This is a higher share of senior households as
compared to the Northern Michigan Region.

POPULATION

CHARLEVOIX COUNTY SUMMARYPG 2 For more information, visit housingnorth.org

KEY STATS

9.7%

OF THE POPULATION
LIVES IN POVERTY

$66,857 

2022 MEDIAN
HOUSEHOLD INCOME

$809

AVERAGE GROSS RENT
$193,032

ESTIMATED HOME VALUE

Occupied and Vacant Housing Units by Tenure 2022 Estimates 

Total occupied
Owner

Occupied
Renter

Occupied
Vacant Total

Number 11, 279 9, 205 2, 074 6, 345 17, 624

Percent 64.0% 81.6% 18.4% 36.0% 100%

HOUSING OCCUPANCY

Charlevoix has a higher share of
owner occupied housing units when
compared to the region (79.6%) and
state (71.4%). 

Charlevoix Available For-Sale Housing Units by Price

Up to $99,999 $100k-199k $200K-299K $300K-399K $400K+

25 

20 

15 

10 

5 

0 

The estimated median home value in
Charlevoix county of $193,032 is 8.0% lower
than the median home value for the region.

 Charlevoix has a notable share (32.2%) of
homes priced below $200,000, which is a
price point often targeted by first-time
homebuyers.

Available housing units between $200,000
and $300,000 accounted for less than 10% of
for-sale housing units 

87.4% OF VACANT HOUSING UNITS IN THE COMMUNITY ARE SEASONAL/RECREATIONAL UNITS

23% OF HOUSEHOLDS ARE SEVERELY COST BURDENED

8
10

5

9

24
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SWOT ANALYSIS

STRENGTHS WEAKNESSES

High level of rental housing demand 
Strong demand for for-sale housing 
Positive projected household growth
Positive median household income growth

Limited available rentals and for-sale
housing
Disproportionately low share of rentals
Lack of affordable workforce and senior
housing alternatives

OPPORTUNITIES THREATS

Housing need of 730 rental units
Housing need of 1,628 for-sale units
Attract some of the 4,482 commuters
coming into the county for work to live in the
county
More than 60 parcels that could potentially
support residential development

The county risks losing residents to other
areas/communities 
Vulnerable to deteriorating and neglected
housing stock 
Inability to attract businesses to county
Inability of employers to attract and retain
workers due to local housing issues
Influence of seasonal/recreational housing

Manufacturing (13.5%)
Accommodation & Food Services (12.3%)
Health Care and Social Assistance (12.0%)
 Retail Trade (11.7%)

The county has an employment base of
approximately 13,901 individuals. The labor force
within the county is based primarily in four sectors: 

1.
2.
3.
4.

Areas with a heavy concentration of employment
within a limited number of industries can be more
vulnerable to economic downturns with greater
fluctuations in unemployment rates and total
employment.  Although many occupations within the
manufacturing and healthcare sectors offer
competitive wages, it is important to understand
that a significant number of the support occupations,
typically have lower average wages which can
contribute to demand for affordable housing options.

ABOUT THE LABOR FORCE

CHARLEVOIX COUNTY SUMMARY For more information, visit housingnorth.orgPG 3

TO FIND MORE INFORMATION ABOUT  

CHARLEVOIX COUNTY AND HOW TO GET

INVOLVED CONTACT 

Zach Sompels, Charlevoix County Housing Ready

Program Coordinator at

zacharysompels@gmail.com

There are housing gaps for both rental and for-sale
housing alternatives at a variety of rents and price
points. As such, county housing plans should
encourage and support the development of a variety
of product types at a variety of affordability levels.
The addition of a variety of housing product types and
affordability levels would enhance the subject
county’s ability to attract potential workers and help
meet the changing and growing housing needs of the
local market. 
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BOWEN NATIONAL RESEARCH  Addendum E-1 

 ADDENDUM E: CHARLEVOIX COUNTY OVERVIEW 
 

While the primary focus of this Housing Needs Assessment is on the Northern Michigan 

Region, this section of the report includes a cursory overview of demographic and housing 

metrics of Charlevoix County. To provide a base of comparison, various metrics of 

Charlevoix County were compared with overall statewide numbers. A comparison of the 

subject county in relation with other counties in the state is provided in the Regional 

Overview portion of the Northern Michigan Housing Needs Assessment. 

 

The analyses on the following pages provide overviews of key demographic data, 

summaries of the multifamily rental market and for-sale housing supply, and general 

conclusions on the housing needs of the area. It is important to note that the demographic 

projections included in this section assume no significant government policies, programs 

or incentives are enacted that would drastically alter residential development or economic 

activity.  

 

A.  INTRODUCTION  

 

Charlevoix County is located in the northwestern portion of the Lower Peninsula of 

Michigan along the northeastern shore of Grand Traverse Bay. Charlevoix County 

contains approximately 453.89 square miles and has an estimated population of 25,959 

for 2022, which is representative of approximately 8.3% of the total population for the 

10-county Northern Michigan Region. The city of Charlevoix serves as the county 

seat and is accessible via State Route 66 and U.S. Highway 31 in the western portion 

of the county. Other notable population centers within the county include the city of 

East Jordan, Boyne City, and the village of Boyne Falls. Major arterials that serve the 

county include U.S. Highways 31 and 131, as well as State Routes 32, 66, and 75.  

 

A map illustrating Charlevoix County is below. 
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BOWEN NATIONAL RESEARCH  Addendum E-2 

B.  DEMOGRAPHICS 

 

This section of the report evaluates key demographic characteristics for Charlevoix 

County. Demographic comparisons provide insights into the human composition of 

housing markets. 

 

Population by numbers and percent change (growth or decline) for selected years is 

shown in the following table. It should be noted that some total numbers and 

percentages may not match the totals within or between tables in this section due to 

rounding. Note that declines are illustrated in red text, while increases are illustrated 

in green text:  

 

 

Total Population 

2010 

Census 

2020 

Census 

Change 2010-2020 2022 

Estimated 

Change 2020-2022 2027 

Projected 

Change 2022-2027 

Number Percent Number Percent Number Percent 

Charlevoix 25,949 26,054 105 0.4% 25,959 -95 -0.4% 25,847 -112 -0.4% 

Region 297,912 310,802 12,890 4.3% 311,690 888 0.3% 313,166 1,476 0.5% 

Michigan 9,883,297 10,077,094 193,797 2.0% 10,077,929 835 0.0% 10,054,166 -23,763 -0.2% 

Source: 2010, 2020 Census; ESRI; Urban Decision Group; Bowen National Research 

 

Between 2010 and 2020, the population within Charlevoix County increased by 105 

(0.4%). This increase in population for Charlevoix County is significantly less than 

the 4.3% population growth within the PSA during this time period. In 2022, the 

estimated total population of Charlevoix County is 25,959, which represents a 0.4% 

decrease in population from 2020. Between 2022 and 2027, the population of 

Charlevoix County is projected to decline by an additional 112 people, or 0.4%, at 

which time the estimated total population of Charlevoix County will be 25,847. This 

0.4% decrease in population for Charlevoix County over the next five years contrasts 

the 0.5% increase in population for the region during this time period. It is critical to 

point out that household changes, as opposed to population, are more material in 

assessing housing needs and opportunities. As illustrated on the following page, 

Charlevoix County is projected to have a slight increase in households between 2022 

and 2027.  

 

Other notable population statistics for Charlevoix County include the following: 
 

• Minorities comprise 7.7% of the county’s population, which is lower than the 

Northern Michigan Region and statewide shares of 8.7% and 26.1%, respectively. 

• Married persons represent 58.0% of the adult population, which is higher than the 

shares reported for the Northern Michigan Region (55.3%) and state of Michigan 

(49.0%).  

• The adult population without a high school diploma is 5.0%, which is lower than 

shares reported for the Northern Michigan Region (6.1%) and the state of Michigan 

(7.7%).  

• Approximately 9.7% of the population lives in poverty, which is lower than the 

Northern Michigan Region share of 10.7% and the statewide share of 13.7%. 
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BOWEN NATIONAL RESEARCH  Addendum E-3 

• The annual movership rate (population moving within or to Charlevoix County) is 

10.4%, which is lower than both Northern Michigan Region (12.1%) and statewide 

(13.4%) shares.  

 

Households by numbers and percent change (growth or decline) for selected years are 

shown in the following table. Note that declines are illustrated in red text, while 

increases are illustrated in green text: 

 

 

Total Households 

2010 

Census 

2020 

Census 

Change 2010-2020 2022 

Estimated 

Change 2020-2022 2027 

Projected 

Change 2022-2027 

Number Percent Number Percent Number Percent 

Charlevoix 10,882 11,274 392 3.6% 11,279 5 0.0% 11,303 24 0.2% 

Region 122,388 131,151 8,763 7.2% 131,968 817 0.6% 133,293 1,325 1.0% 

Michigan 3,872,302 4,041,552 169,250 4.4% 4,055,460 13,908 0.3% 4,067,324 11,864 0.3% 

Source: 2010, 2020 Census; ESRI; Urban Decision Group; Bowen National Research 

 

Between 2010 and 2020, the number of households within Charlevoix County 

increased by 392 (3.6%), which represents a smaller rate of increase compared to the 

region (7.2%) and state (4.4%). In 2022, there was an estimated total of 11,279 

households in Charlevoix County, which represents a nominal increase in households 

compared to 2020. Between 2022 and 2027, the number of households in Charlevoix 

County is projected to increase by 24 (0.2%), at which time the estimated total number 

of households will be 11,303. The minor projected increase in households for 

Charlevoix County over the next five years is less than the projected increase in 

households for the region (1.0%) and state (0.3%) during this time period.  

 

It should be noted that household growth alone does not dictate the total housing needs 

of a market. Factors such as households living in substandard or cost-burdened 

housing, people commuting into the county for work, pent-up demand, availability of 

existing housing, and product in the development pipeline all affect housing needs. 

These factors are addressed throughout this report.  
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BOWEN NATIONAL RESEARCH  Addendum E-4 

Household heads by age cohorts for selected years are shown in the following table. 

Note that five-year declines are in red, while increases are in green:  

 

 
Household Heads by Age 

<25 25 to 34 35 to 44 45 to 54 55 to 64 65 to 74 75+ 

Charlevoix 

2010 
277 

(2.5%) 

1,124 

(10.3%) 

1,614 

(14.8%) 

2,408 

(22.1%) 

2,306 

(21.2%) 

1,714 

(15.8%) 

1,439 

(13.2%) 

2022 
239 

(2.1%) 

1,223 

(10.8%) 

1,484 

(13.2%) 

1,759 

(15.6%) 

2,460 

(21.8%) 

2,354 

(20.9%) 

1,760 

(15.6%) 

2027 
213 

(1.9%) 

1,131 

(10.0%) 

1,553 

(13.7%) 

1,624 

(14.4%) 

2,179 

(19.3%) 

2,520 

(22.3%) 

2,083 

(18.4%) 

Change 

2022-2027 

-26 

(-10.9%) 

-92 

(-7.5%) 

69 

(4.6%) 

-135 

(-7.7%) 

-281 

(-11.4%) 

166 

(7.1%) 

323 

(18.4%) 

Region 

2010 
3,841 

(3.1%) 

13,648 

(11.2%) 

18,314 

(15.0%) 

26,363 

(21.5%) 

26,039 

(21.3%) 

18,114 

(14.8%) 

16,069 

(13.1%) 

2022 
3,249 

(2.5%) 

15,367 

(11.6%) 

17,843 

(13.5%) 

20,514 

(15.5%) 

28,678 

(21.7%) 

26,939 

(20.4%) 

19,378 

(14.7%) 

2027 
3,134 

(2.4%) 

14,210 

(10.7%) 

18,674 

(14.0%) 

19,693 

(14.8%) 

25,393 

(19.1%) 

29,053 

(21.8%) 

23,136 

(17.4%) 

Change 

2022-2027 

-115 

(-3.5%) 

-1,157 

(-7.5%) 

831 

(4.7%) 

-821 

(-4.0%) 

-3,285 

(-11.5%) 

2,114 

(7.8%) 

3,758 

(19.4%) 

Michigan 

2010 
170,982 

(4.4%) 

525,833 

(13.6%) 

678,259 

(17.5%) 

844,895 

(21.8%) 

746,394 

(19.3%) 

463,569 

(12.0%) 

442,370 

(11.4%) 

2022 
150,466 

(3.7%) 

572,672 

(14.1%) 

630,554 

(15.5%) 

677,148 

(16.7%) 

814,827 

(20.1%) 

695,910 

(17.2%) 

513,883 

(12.7%) 

2027 
144,849 

(3.6%) 

535,146 

(13.2%) 

653,008 

(16.1%) 

642,114 

(15.8%) 

736,410 

(18.1%) 

749,254 

(18.4%) 

606,543 

(14.9%) 

Change 

2022-2027 

-5,617 

(-3.7%) 

-37,526 

(-6.6%) 

22,454 

(3.6%) 

-35,034 

(-5.2%) 

-78,417 

(-9.6%) 

53,344 

(7.7%) 

92,660 

(18.0%) 

Source: 2010 Census; ESRI; Urban Decision Group; Bowen National Research 

 

In 2022, household heads between the ages of 55 and 64 within Charlevoix County 

comprise the largest share of all households (21.8%). Household heads between the 

ages of 65 and 74 (20.9%) and those between the ages of 45 and 54 (15.6%) and ages 

75 and older (15.6%) comprise the next largest shares of the total households in 

Charlevoix County. Overall, senior households (age 55 and older) constitute well over 

half (58.3%) of all households within Charlevoix County. This is a higher share of 

senior households as compared to the Northern Michigan Region (56.8%) and the state 

of Michigan (50.0%). Household heads under the age of 35, which are typically more 

likely to be renters or first-time homebuyers, comprise 12.9% of Charlevoix County 

households, which represents a smaller share of such households when compared to 

the region (14.1%) and state (17.8%). Between 2022 and 2027, household growth 

within Charlevoix County is projected to occur among the age cohorts of 35 to 44 

years and 65 years and older. The most significant growth will occur among 

households ages 75 and older, with Charlevoix County experiencing an 18.4% 

increase within this age cohort. Households under the age of 35 and between the ages 

of 45 and 64 are projected to decline over the next five years, with the largest 

percentage decline of 11.4% projected for households between the ages of 55 and 64.  
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Households by tenure for selected years are shown in the following table. Note that 

2027 numbers which represent a decrease from 2022 are illustrated in red text, while 

increases are illustrated in green text: 

 
 Households by Tenure 

 

Household Type 

2000  2010  2022 2027 

 Number Percent Number Percent Number Percent Number Percent 

Charlevoix 

Owner-Occupied 8,829 81.1% 8,643 79.4% 9,205 81.6% 9,275 82.1% 

Renter-Occupied 2,053 18.9% 2,239 20.6% 2,074 18.4% 2,028 17.9% 

Total 10,882 100.0% 10,882 100.0% 11,279 100.0% 11,303 100.0% 

Region 

Owner-Occupied 98,506 80.5% 96,114 78.5% 105,039 79.6% 106,857 80.2% 

Renter-Occupied 23,882 19.5% 26,274 21.5% 26,929 20.4% 26,436 19.8% 

Total 122,388 100.0% 122,388 100.0% 131,968 100.0% 133,293 100.0% 

Michigan 

Owner-Occupied 2,857,499 73.8% 2,793,208 72.1% 2,895,751 71.4% 2,936,335 72.2% 

Renter-Occupied 1,014,803 26.2% 1,079,094 27.9% 1,159,709 28.6% 1,130,990 27.8% 

Total 3,872,302 100.0% 3,872,302 100.0% 4,055,460 100.0% 4,067,325 100.0% 
Source: 2000 Census; 2010 Census; ESRI; Urban Decision Group; Bowen National Research 

 

In 2022, Charlevoix County has an 81.6% share of owner households and an 18.4% 

share of renter households. Charlevoix County has a higher share of owner households 

and a lower share of renter households as compared to both the Northern Michigan 

Region and state of Michigan.  Overall, Charlevoix County renter households 

represent 7.7% of all renter households within the Northern Michigan Region. 

Between 2022 and 2027, the number of owner households in Charlevoix County is 

projected to increase by 70 households (0.8%), while the number of renter households 

is projected to decrease by 46 households (2.2%). The increase among owner 

households in Charlevoix County will likely contribute to an increase in demand 

within the for-sale housing market over the next five years.  

 

Median household income for selected years is shown in the following table: 

 

  

Median Household Income 

2010  

Census 

2022  

Estimated 

% Change  

2010-2022 

2027 

Projected 

% Change  

2022-2027 

Charlevoix $46,411 $66,857 44.1% $76,357 14.2% 

Region $44,261 $63,085 42.5% $71,177 12.8% 

Michigan $46,042 $65,507 42.3% $75,988 16.0% 
Source: 2010 Census; ESRI; Urban Decision Group; Bowen National Research 

 

In 2022, the estimated median household income in Charlevoix County is $66,857. 

Between 2010 and 2022, Charlevoix County experienced a significant increase 

(44.1%) in median household income. The increase in Charlevoix County was greater 

than the increases for both the region (42.5%) and the state of Michigan (42.3%) and 

resulted in a higher median household within the county ($66,857) as compared to 

those reported for both the region ($63,085) and state ($65,507). The median 

household income is projected to increase by an additional 14.2% between 2022 and 

2027, resulting in a projected median income of $76,357 in 2027, which will remain 

above that projected for the region ($71,177) and state ($75,988).  
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The distribution of renter households by income is illustrated below. Note that 

declines between 2022 and 2027 are in red, while increases are in green: 

 

  

Renter Households by Income 

<$10,000 

 $10,000 -

$19,999 

 $20,000 -

$29,999 

 $30,000 - 

$39,999 

 $40,000 -

$49,999 

 $50,000 - 

$59,999 

 $60,000 - 

$99,999 $100,000+ 

Charlevoix 

2010 
310 

(13.9%) 

490 

(21.9%) 

427 

(19.1%) 

334 

(14.9%) 

231 

(10.3%) 

126 

(5.6%) 

253 

(11.3%) 

67 

(3.0%) 

2022 
180 

(8.7%) 

296 

(14.3%) 

380 

(18.3%) 

266 

(12.8%) 

199 

(9.6%) 

176 

(8.5%) 

393 

(18.9%) 

183 

(8.8%) 

2027 
137 

(6.7%) 

210 

(10.3%) 

351 

(17.3%) 

233 

(11.5%) 

190 

(9.3%) 

203 

(10.0%) 

445 

(22.0%) 

260 

(12.8%) 

Change 

2022-2027 

-43 

(-23.9%) 

-86 

(-29.1%) 

-29 

(-7.6%) 

-33 

(-12.4%) 

-9 

(-4.5%) 

27 

(15.3%) 

52 

(13.2%) 

77 

(42.1%) 

Region 

2010 
3,632 

(13.8%) 

6,097 

(23.2%) 

4,944 

(18.8%) 

3,611 

(13.7%) 

2,920 

(11.1%) 

1,464 

(5.6%) 

2,903 

(11.1%) 

702 

(2.7%) 

2022 
2,324 

(8.6%) 

3,845 

(14.3%) 

4,696 

(17.4%) 

4,084 

(15.2%) 

2,979 

(11.1%) 

2,099 

(7.8%) 

4,829 

(17.9%) 

2,074 

(7.7%) 

2027 
1,965 

(7.4%) 

3,032 

(11.5%) 

4,394 

(16.6%) 

4,134 

(15.6%) 

2,829 

(10.7%) 

2,222 

(8.4%) 

5,265 

(19.9%) 

2,596 

(9.8%) 

Change 

2022-2027 

-359 

(-15.4%) 

-813 

(-21.1%) 

-302 

(-6.4%) 

50 

(1.2%) 

-150 

(-5.0%) 

123 

(5.9%) 

436 

(9.0%) 

522 

(25.2%) 

Michigan 

2010 
199,712 

(18.5%) 

246,606 

(22.9%) 

177,623 

(16.5%) 

132,096 

(12.2%) 

102,309 

(9.5%) 

60,184 

(5.6%) 

120,836 

(11.2%) 

39,728 

(3.7%) 

2022 
130,946 

(11.3%) 

162,366 

(14.0%) 

160,440 

(13.8%) 

142,557 

(12.3%) 

118,579 

(10.2%) 

91,322 

(7.9%) 

228,712 

(19.7%) 

124,786 

(10.8%) 

2027 
101,174 

(8.9%) 

121,966 

(10.8%) 

136,822 

(12.1%) 

131,187 

(11.6%) 

112,648 

(10.0%) 

96,571 

(8.5%) 

262,502 

(23.2%) 

168,120 

(14.9%) 

Change 

2022-2027 

-29,772 

(-22.7%) 

-40,400 

(-24.9%) 

-23,618 

(-14.7%) 

-11,370 

(-8.0%) 

-5,931 

(-5.0%) 

5,249 

(5.7%) 

33,790 

(14.8%) 

43,334 

(34.7%) 
Source: 2010 Census; ESRI; Urban Decision Group; Bowen National Research 

 

In 2022, renter households earning between $60,000 and $99,999 (18.9%) and 

$20,000 and $29,999 (18.3%) comprise the largest shares of renter households by 

income level within the county. More than half (54.1%) of all renter households within 

the county earn less than $40,000 which is slightly lower than the regional share 

(55.5%) and higher than the statewide share (51.4%). Growth among renter 

households within Charlevoix County is projected to be concentrated among 

households earning $50,000 or more between 2022 and 2027, similar to projections 

for the state of Michigan during this time period. The Northern Michigan Region will 

also primarily experience renter growth among households earning $50,000 or more, 

though some growth (1.2%) is also projected within the $30,000 to $39,999 income 

segment. The greatest growth (77 households, or 42.1%) within the county is projected 

to occur within renter households earning $100,000 or more. With the projected 

growth among higher-income renter households between 2022 and 2027 within 

Charlevoix County, renter households within the county will be relatively evenly 

distributed among households earning less than $30,000 (34.3%), those earning 

between $30,000 and $60,000 (30.8%), and those earning above $60,000 (34.8%).  
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The distribution of owner households by income is included below. Note that declines 

between 2022 and 2027 are in red, while increases are in green: 

 

  

Owner Households by Income 

<$10,000 

 $10,000 -

$19,999 

 $20,000 -

$29,999 

 $30,000 - 

$39,999 

 $40,000 -

$49,999 

 $50,000 - 

$59,999 

 $60,000 - 

$99,999 $100,000+ 

Charlevoix 

2010 
344 

(4.0%) 

707 

(8.2%) 

954 

(11.0%) 

1,107 

(12.8%) 

967 

(11.2%) 

965 

(11.2%) 

2,223 

(25.7%) 

1,377 

(15.9%) 

2022 
241 

(2.6%) 

434 

(4.7%) 

714 

(7.8%) 

711 

(7.7%) 

658 

(7.1%) 

809 

(8.8%) 

2,741 

(29.8%) 

2,898 

(31.5%) 

2027 
185 

(2.0%) 

298 

(3.2%) 

612 

(6.6%) 

566 

(6.1%) 

544 

(5.9%) 

743 

(8.0%) 

2,843 

(30.6%) 

3,483 

(37.5%) 

Change 

2022-2027 

-56 

(-23.2%) 

-136 

(-31.3%) 

-102 

(-14.3%) 

-145 

(-20.4%) 

-114 

(-17.3%) 

-66 

(-8.2%) 

102 

(3.7%) 

585 

(20.2%) 

Region 

2010 
4,344 

(4.5%) 

9,146 

(9.5%) 

11,100 

(11.5%) 

12,022 

(12.5%) 

11,861 

(12.3%) 

10,277 

(10.7%) 

23,379 

(24.3%) 

13,986 

(14.6%) 

2022 
2,552 

(2.4%) 

4,891 

(4.7%) 

7,765 

(7.4%) 

9,550 

(9.1%) 

8,967 

(8.5%) 

9,135 

(8.7%) 

30,773 

(29.3%) 

31,405 

(29.9%) 

2027 
2,034 

(1.9%) 

3,540 

(3.3%) 

6,333 

(5.9%) 

8,594 

(8.0%) 

7,858 

(7.4%) 

8,551 

(8.0%) 

31,453 

(29.4%) 

38,493 

(36.0%) 

Change 

2022-2027 

-518 

(-20.3%) 

-1,351 

(-27.6%) 

-1,432 

(-18.4%) 

-956 

(-10.0%) 

-1,109 

(-12.4%) 

-584 

(-6.4%) 

680 

(2.2%) 

7,088 

(22.6%) 

Michigan 

2010 
135,263 

(4.8%) 

233,420 

(8.4%) 

278,350 

(10.0%) 

300,038 

(10.7%) 

283,387 

(10.1%) 

274,521 

(9.8%) 

702,775 

(25.2%) 

585,454 

(21.0%) 

2022 
79,236 

(2.7%) 

127,936 

(4.4%) 

183,925 

(6.4%) 

219,479 

(7.6%) 

219,662 

(7.6%) 

236,316 

(8.2%) 

752,251 

(26.0%) 

1,076,947 

(37.2%) 

2027 
62,652 

(2.1%) 

95,491 

(3.3%) 

147,512 

(5.0%) 

184,824 

(6.3%) 

191,349 

(6.5%) 

215,963 

(7.4%) 

741,472 

(25.3%) 

1,297,072 

(44.2%) 

Change 

2022-2027 

-16,584 

(-20.9%) 

-32,445 

(-25.4%) 

-36,413 

(-19.8%) 

-34,655 

(-15.8%) 

-28,313 

(-12.9%) 

-20,353 

(-8.6%) 

-10,779 

(-1.4%) 

220,125 

(20.4%) 
Source: 2010 Census; ESRI; Urban Decision Group; Bowen National Research 

 

In 2022, 61.3% of owner households in Charlevoix County earn $60,000 or more 

annually, which represents a slightly higher share compared to the Northern Michigan 

Region (59.2%). Both the county and region, however, have a slightly lower share of 

owner households earning $60,000 or more as compared to the state of Michigan 

(63.2%). Nearly one-fourth (23.6%) of owner households in Charlevoix County earn 

between $30,000 and $59,999, and the remaining 15.1% earn less than $30,000. The 

overall distribution of owner households by income in the county is very comparable 

to that within the Northern Michigan Region. Between 2022 and 2027, owner 

household growth is projected to be concentrated among households earning $60,000 

or more within both Charlevoix County and the Northern Michigan Region, whereas 

owner household growth within the state of Michigan will be concentrated among 

households earning $100,000 or more.  
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The following table illustrates the cumulative change in total population for 

Charlevoix County and the PSA (Northern Michigan Region) between April 2010 and 

July 2020.  
 

Estimated Components of Population Change for Charlevoix County and the PSA (Northern Michigan Region)  

April 1, 2010 to July 1, 2020 

Area 

Population Change* Components of Change 

2010 2020 Number Percent 

Natural  

Increase 

Domestic 

Migration 

International 

Migration 

Net  

Migration 

Charlevoix 

County 
25,955 26,105 150 0.6% -516 368 322 690 

Region 297,921 307,719 9,798 3.3% -3,601 12,217 1,320 13,537 
Source: U.S. Census Bureau, Population Division, October 2021  

*Includes residuals (-24, Charlevoix County; -138, Region) representing the change that cannot be attributed to any specific demographic 

component 
Based on the preceding data, the moderate population increase (0.6%) within 

Charlevoix County from 2010 to 2020 was primarily the result of a combination of 

domestic and international migration. While natural decrease (more deaths than births) 

had a negative influence (-516) on the population within Charlevoix County between 

2010 and 2020, domestic migration (368) and international migration (322) resulted 

in an overall slight increase (150) in population during this time period. This trend of 

positive domestic and international migration combined with natural decrease in 

Charlevoix County is consistent with the regionwide trends within the PSA (Northern 

Michigan Region). In order for Charlevoix County to continue benefiting from 

positive net migration, it is important that an adequate supply of income-appropriate 

rental and for-sale housing is available to accommodate migrants, and to retain young 

families in the area, which contribute to natural increase in an area.  

 

The following table illustrates the top 10 gross migration counties (total combined 

inflow and outflow) for Charlevoix County with the resulting net migration (difference 

between inflow and outflow) for each. Note that data for counties contained within the 

PSA (Northern Michigan Region) are highlighted in red text.  

 
County-to-County Domestic Population Migration for Charlevoix County 

Top 10 Gross Migration Counties*  

County 
Gross Migration 

Net-Migration Number Percent 

Emmet County, MI 412 14.0% 196 

Otsego County, MI 239 8.1% -131 

Antrim County, MI 229 7.8% 85 

Grand Traverse County, MI 197 6.7% -101 

Oakland County, MI 149 5.1% -17 

Cheboygan County, MI 118 4.0% -100 

Kent County, MI 84 2.9% 48 

Wayne County, MI 78 2.6% -38 

Montcalm County, MI 64 2.2% 64 

Ingham County, MI 53 1.8% -11 

All Other Counties 1,323 44.9% 39 

Total Migration 2,946 100.0% 34 
Source: U.S. Census Bureau, 2019 5-Year American Community Survey; Bowen National Research 

*Only includes counties within the state and bordering states 
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As the preceding illustrates, over half (55.1%) of the gross migration for Charlevoix 

County is among the top 10 counties listed. Emmet County, which is the top gross 

migration county and is within the PSA (Northern Michigan Region), has an overall 

positive net-migration (196) influence for Charlevoix County. In total, three of the top 

10 migration counties (Emmet, Antrim, and Grand Traverse) for Charlevoix County 

are within the PSA. Combined, these three PSA counties have a positive net-migration 

(180) influence for Charlevoix County. Among the counties to which Charlevoix 

County has the largest net loss of residents are Otsego County (-131), Grand Traverse 

County (-101), and Cheboygan County (-100).  

 

The following table details the shares of domestic in-migration by three select age 

cohorts for Charlevoix County from 2012 to 2021. 

 
Charlevoix County 

Domestic County Population In-Migrants by Age, 2012 to 2021 

Age 2012-2016 2017-2021 

1 to 24 37.7% 31.9% 

25 to 64 53.6% 55.9% 

65+ 8.8% 12.3% 

Median Age (In-state migrants) 28.6 34.0 

Median Age (Out-of-state migrants) 30.1 41.2 

Median Age (County Population) 47.6 49.4 
Source: U.S. Census Bureau, 2016 and 2021 5-Year ACS Estimates (S0701); Bowen National Research 

 

The American Community Survey five-year estimates from 2012 to 2016 in the 

preceding table illustrate that 53.6% of in-migrants to Charlevoix County were 

between the ages of 25 and 64, while 37.7% were less than 25 years of age and 8.8% 

were age 65 or older. The share of in-migrants under the age of 25 decreased to 31.9% 

during the time period between 2017 and 2021, while the share of in-migrants ages 65 

and older increased to 12.3%. The data between 2017 and 2021 also illustrates that the 

median age of in-state migrants (34.0 years) is notably less than out-of-state migrants 

(41.2 years) and the existing population of the county (49.4 years). 
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Geographic mobility by per-person income is distributed as follows (Note that this 

data is provided for the county population, not households, ages 15 and above): 

 
Charlevoix County: Income Distribution by Mobility Status for Population Age 15+ Years* 

2021 Inflation Adjusted 

Individual Income 

Moved Within Same 

County 

Moved From 

Different County, 

Same State 

Moved From 

Different State 

Number Percent Number Percent Number Percent 

<$10,000 85 7.7% 151 18.3% 73 34.9% 

$10,000 to $14,999 74 6.7% 62 7.5% 26 12.4% 

$15,000 to $24,999 474 43.2% 148 18.0% 24 11.5% 

$25,000 to $34,999 116 10.6% 119 14.4% 16 7.7% 

$35,000 to $49,999 170 15.5% 130 15.8% 22 10.5% 

$50,000 to $64,999 108 9.8% 72 8.7% 12 5.7% 

$65,000 to $74,999 13 1.2% 9 1.1% 9 4.3% 

$75,000+ 58 5.3% 133 16.1% 27 12.9% 

Total 1,098 100.0% 824 100.0% 209 100.0% 
Source: U.S. Census Bureau, 2021 5-Year American Community Survey (B07010); Bowen National Research 

*Excludes population with no income 

 

According to data provided by the American Community Survey, over two-fifths 

(43.8%) of the population that moved to Charlevoix County from a different county 

within Michigan earned less than $25,000 per year. While a much smaller number of 

individuals moved to Charlevoix County from out-of-state, a much larger share 

(58.8%) of these individuals earned less than $25,000 per year. By comparison, the 

share of individuals earning $50,000 or more per year is much smaller for both in-

migrants from a different county within Michigan (25.9%) and those from outside the 

state (22.9%). Although it is likely that a significant share of the population earning 

less than $25,000 per year consists of children and young adults considered to be 

dependents within a larger family, this illustrates that affordable housing options are 

likely important for a significant portion of in-migrants to Charlevoix County.  
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Labor Force 

 

The following table illustrates the employment base by industry for Charlevoix 

County, the PSA (Northern Michigan Region), and the state of Michigan. 

 
 Employment by Industry 

NAICS Group 

Charlevoix County Region Michigan 

Employees Percent Employees Percent Employees Percent 

Agriculture, Forestry, Fishing & Hunting 27 0.2% 1,037 0.6% 18,094 0.4% 

Mining 2 0.0% 416 0.2% 6,059 0.1% 

Utilities 106 0.8% 566 0.3% 14,450 0.3% 

Construction 749 5.4% 8,709 4.9% 163,027 3.6% 

Manufacturing 1,881 13.5% 16,371 9.1% 513,197 11.2% 

Wholesale Trade 280 2.0% 4,703 2.6% 193,695 4.2% 

Retail Trade 1,633 11.7% 25,115 14.0% 576,665 12.6% 

Transportation & Warehousing 304 2.2% 2,863 1.6% 95,658 2.1% 

Information 148 1.1% 2,773 1.5% 91,050 2.0% 

Finance & Insurance 246 1.8% 4,834 2.7% 168,540 3.7% 

Real Estate & Rental & Leasing 322 2.3% 3,412 1.9% 95,407 2.1% 

Professional, Scientific & Technical Services 417 3.0% 7,617 4.3% 295,491 6.5% 

Management of Companies & Enterprises 3 0.0% 227 0.1% 8,827 0.2% 

Administrative, Support, Waste Management & 

Remediation Services 953 6.9% 4,042 2.3% 111,717 2.4% 

Educational Services 953 6.9% 9,834 5.5% 378,891 8.3% 

Health Care & Social Assistance 1,667 12.0% 38,645 21.6% 765,165 16.7% 

Arts, Entertainment & Recreation 540 3.9% 7,845 4.4% 139,513 3.1% 

Accommodation & Food Services 1,709 12.3% 20,986 11.7% 398,782 8.7% 

Other Services (Except Public Administration) 841 6.0% 8,794 4.9% 270,042 5.9% 

Public Administration 1,064 7.7% 9,313 5.2% 238,652 5.2% 

Non-classifiable 56 0.4% 914 0.5% 30,131 0.7% 

Total 13,901 100.0% 179,016 100.0% 4,573,053 100.0% 
Source: 2010 Census; ESRI; Urban Decision Group; Bowen National Research 

Note: Since this survey is conducted of establishments and not of residents, some employees may not live within each market. These employees, 

however, are included in our labor force calculations because their places of employment are located within each market. 

 

Charlevoix County has an employment base of approximately 13,901 individuals 

within a broad range of employment sectors. The labor force within the county is based 

primarily in four sectors: Manufacturing (13.5%), Accommodation & Food Services 

(12.3%), Health Care and Social Assistance (12.0%), and Retail Trade (11.7%).  It is 

interesting to note that these sectors also comprise the four largest sectors of 

employment within the PSA (Northern Michigan Region) and the state of Michigan. 

Combined, these four job sectors represent nearly one-half (49.5%) of the county 

employment base. This represents a smaller concentration of employment within the 

top four sectors compared to the top four sectors in the PSA (56.4%) and a similar 

concentration of employment as the state (49.2%). Areas with a heavy concentration 

of employment within a limited number of industries can be more vulnerable to 

economic downturns with greater fluctuations in unemployment rates and total 

employment. With a notably less concentrated overall distribution of employment, the 

economy within Charlevoix County may be slightly less vulnerable to economic 

downturns compared to the PSA. Although many occupations within the 

manufacturing and healthcare sectors offer competitive wages, it is important to 
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understand that a significant number of the support occupations in these industries, as 

well as within the retail trade and accommodation and food services sectors, typically 

have lower average wages which can contribute to demand for affordable housing 

options. 

 

Data of overall total employment and unemployment rates of the county and the 

overall state since 2013 are compared in the following tables. 

 
 Total Employment 

 Charlevoix County Michigan United States 

Year 

Total  

Number 

Percent 

Change 

Total  

Number 

Percent 

Change 

Total  

Number 

Percent 

Change 

2013 11,656 - 4,323,410 - 143,929,000 - 

2014 12,053 3.4% 4,416,017 2.1% 146,305,000 1.7% 

2015 12,311 2.1% 4,501,816 1.9% 148,833,000 1.7% 

2016 12,362 0.4% 4,606,948 2.3% 151,436,000 1.7% 

2017 12,356 0.0% 4,685,853 1.7% 153,337,000 1.3% 

2018 12,501 1.2% 4,739,081 1.1% 155,761,000 1.6% 

2019 12,314 -1.5% 4,773,453 0.7% 157,538,000 1.1% 

2020 11,283 -8.4% 4,379,122 -8.3% 147,795,000 -6.2% 

2021 11,612 2.9% 4,501,562 2.8% 152,581,000 3.2% 

2022 12,179 4.9% 4,632,539 2.9% 158,291,000 3.7% 

2023* 11,649 -4.4% 4,624,229 -0.2% 159,715,000 0.9% 
Source: Department of Labor; Bureau of Labor Statistics 

*Through March 

 
 Unemployment Rate 

Year Charlevoix County Michigan United States 

2013 10.6% 8.7% 7.4% 

2014 8.2% 7.2% 6.2% 

2015 6.1% 5.4% 5.3% 

2016 5.6% 5.0% 4.9% 

2017 5.5% 4.6% 4.4% 

2018 4.8% 4.2% 3.9% 

2019 4.7% 4.1% 3.7% 

2020 10.3% 10.0% 8.1% 

2021 5.9% 5.8% 5.4% 

2022 4.8% 4.2% 3.7% 

2023* 6.6% 4.5% 3.8% 
Source: Department of Labor, Bureau of Labor Statistics 

*Through March 

 

From 2013 to 2019, the employment base in Charlevoix County increased by 658 

employees, or 5.6%, which was much less than the state increase of 10.4% during that 

time. In 2020, which was largely impacted by the economic effects related to COVID-

19, total employment decreased in Charlevoix County by 8.4%, which was a similar 

decline compared to the state (8.3%). In 2021, total employment for Charlevoix 

County increased by 2.9%, followed by an additional increase of 4.9% in 2022. 

Although total employment in Charlevoix County declined 4.4% through March 2023, 

which may be due, in part, to seasonality, the significant increases in total employment 

over the last two full years are a positive sign that the local economy is recovering 
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from the effects of the COVID-19 pandemic. While total employment still remains 

below the 2019 level, Charlevoix County has recovered to within 98.9% (2022 full 

year) of the total employment in 2019, which represents a recovery rate slightly above 

that for the state of Michigan (97.0%). 

 

The unemployment rate within Charlevoix County steadily declined from 2013 

(10.6%) to 2019 (4.7%). In 2020, the unemployment rate increased sharply to 10.3%, 

which is consistent with the increase that occurred within the state during that time. In 

2021, the unemployment rate within the county decreased to 5.9%. As of 2022, the 

unemployment rate within the county decreased to 4.8%. While this represents an 

unemployment rate that is higher than the state (4.2%) and nation (3.7%), the 4.8% 

unemployment rate within the county is nearly equal to the rate in 2019 (4.7%) and is 

a positive sign of recovery in the local economy.  

 

Commuting Data 

 

According to the 2016-2020 American Community Survey (ACS), 90.1% of 

Charlevoix County commuters either drive alone or carpool to work, 2.4% walk to 

work, and 5.1% work from home. ACS also indicates that 73.8% of Charlevoix 

County workers have commute times of less than 30 minutes, while 3.7% have 

commutes of 60 minutes or more. This represents shorter commute times compared to 

the state, where 62.6% of workers have commute times of less than 30 minutes and 

6.0% have commutes of at least 60 minutes.  Tables illustrating detailed commuter 

data are provided on pages V-18 and V-19 in Section V: Economic Analysis. 

 

According to 2020 U.S. Census Longitudinal Origin-Destination Employment 

Statistics (LODES), of the 9,729 employed residents of Charlevoix County, 5,103 

(52.5%) are employed outside the county, while the remaining 4,626 (47.5%) are 

employed within Charlevoix County. In addition, 4,482 people commute into 

Charlevoix County from surrounding areas for employment. These 4,482 non-

residents account for nearly one-half (49.2%) of the people employed in the county 

and represent a notable base of potential support for future residential development. 

 

The following illustrates the number of jobs filled by in-commuters and residents, as 

well as the number of resident out-commuters. The distribution of age and earnings 

for each commuter cohort is also provided.  
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Charlevoix County, MI – Inflow/Outflow Job Counts in 2020 

 
 

 
 

 

 

Commuting Flow Analysis by Age and Earnings (2020, All Jobs) 

Worker Characteristics 
Resident Outflow Workers Inflow Resident Workers 

Number Share Number Share Number Share 

Ages 29 or younger 1,123 22.0% 992 22.1% 761 16.5% 

Ages 30 to 54 2,631 51.6% 2,404 53.6% 2,429 52.5% 

Ages 55 or older 1,349 26.4% 1,086 24.2% 1,436 31.0% 

Earning <$1,250 per month 1,546 30.3% 1,074 24.0% 1,308 28.3% 

Earning $1,251 to $3,333 1,641 32.2% 1,473 32.9% 1,591 34.4% 

Earning $3,333+ per month 1,916 37.5% 1,935 43.2% 1,727 37.3% 

Total Worker Flow 5,103 100.0% 4,482 100.0% 4,626 100.0% 
Source: U.S. Census, Longitudinal Origin-Destination Employment Statistics (LODES) 

Note: Figures do not include contract employees and self-employed workers 
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Of the county’s 4,482 in-commuters, over one-half (53.6%) are between the ages of 

30 and 54, 24.2% are age 55 or older, and 22.1% are under the age of 30. This is a 

similar distribution of workers by age compared to the resident outflow workers. Over 

two-fifths (43.2%) of inflow workers earn more than $3,333 per month ($40,000 or 

more annually), nearly one-third (32.9%) earns between $1,251 and $3,333 per month 

(approximately $15,000 to $40,000 annually), and the remaining 24.0% earns $1,250 

or less per month. By comparison, nearly two-fifths (37.5%) of outflow workers earn 

more than $3,333 per month, nearly one-third (32.2%) earn between $1,251 and 

$3,333 per month, and the remaining 30.3% earns $1,250 or less per month. Based on 

the preceding data, people that commute into Charlevoix County for employment are 

typically similar in age and more likely to earn higher wages when compared to 

residents commuting out of the county for work. Regardless, given the diversity of 

incomes and ages of the over 4,480 people commuting into the area for work each day, 

a variety of housing product types could be developed to potentially attract these 

commuters to live in Charlevoix County. 

 

C.  HOUSING METRICS 

 

The estimated distribution of the area housing stock by tenure for Charlevoix County 

for 2022 is summarized in the following table:  

 

  

Occupied and Vacant Housing Units by Tenure 

2022 Estimates 

Total 

Occupied 

Owner 

Occupied 

Renter 

Occupied Vacant Total 

Charlevoix County 
Number 11,279 9,205 2,074 6,345 17,624 

Percent 64.0% 81.6% 18.4% 36.0% 100.0% 

Region 
Number 131,968 105,039 26,929 52,017 183,985 

Percent 71.7% 79.6% 20.4% 28.3% 100.0% 

Michigan 
Number 4,055,460 2,895,751 1,159,709 533,313 4,588,773 

Percent 88.4% 71.4% 28.6% 11.6% 100.0% 
Source: 2010 Census; ESRI; Urban Decision Group; Bowen National Research 

 

In total, there are an estimated 17,624 housing units within Charlevoix County in 

2022. Based on ESRI estimates and 2020 Census data, of the 11,279 total occupied 

housing units in Charlevoix County, 81.6% are owner occupied, while the remaining 

18.4% are renter occupied. As such, Charlevoix County has a higher share of owner-

occupied housing units when compared to the region (79.6%) and state (71.4%). 

Approximately 36.0% of the housing units within Charlevoix County are classified as 

vacant, which represents a much higher share than that of the region (28.3%) and state 

(11.6%). Vacant units are comprised of a variety of units including abandoned 

properties, unoccupied rentals, for-sale homes, and seasonal housing units.  Based on 

American Community Survey (ACS) data, 87.4% of vacant housing units in 

Charlevoix County and 82.6% of vacant units in the region are seasonal/recreational 

units, which is a much higher share of such units compared to the state (45.7%).  
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The following table compares key housing age and conditions based on 2016-2020 

American Community Survey data. Housing units built over 50 years ago (pre-1970), 

overcrowded housing (1.01+ persons per room), or housing that lacks complete indoor 

kitchens or bathroom plumbing are illustrated by tenure. It is important to note that 

some occupied housing units may have more than one housing issue.  

 

 

Housing Age and Conditions 

Pre-1970 Product Overcrowded Incomplete Plumbing or Kitchen 

Renter Owner Renter Owner Renter Owner 

Number Percent Number Percent Number Percent Number Percent Number Percent Number Percent 

Charlevoix  909 42.4% 3,357 35.0% 39 1.8% 84 0.9% 109 5.1% 63 0.7% 

Region 7,662 31.6% 30,923 30.2% 781 3.2% 1,204 1.2% 619 2.5% 605 0.6% 

Michigan 526,133 46.8% 1,373,485 48.1% 32,741 2.9% 31,181 1.1% 24,376 2.2% 16,771 0.6% 
Source: American Community Survey (2016-2020); ESRI; Urban Decision Group; Bowen National Research 

 

In Charlevoix County, over two-fifths (42.4%) of the renter-occupied housing units 

and 35.0% of the owner-occupied housing units were built prior to 1970.  While the 

housing stock in Charlevoix County appears to be slightly older than housing within 

the region, where 31.6% of the renter-occupied housing units and 30.2% of the owner-

occupied units were built prior to 1970, the county housing stock is generally newer 

than that within the state. The shares of renter households (1.8%) and owner 

households (0.9%) in Charlevoix County that experience overcrowding are less than 

those within the region and state. The share of renter households in Charlevoix County 

with incomplete plumbing or kitchens (5.1%) is considerably higher than those within 

the region (2.5%) and state (2.2%), while the share of owner households with 

incomplete plumbing or kitchens (0.7%) is comparable to those in the region (0.6%) 

and state (0.6%).  

 

The following table compares key household income, housing cost, and housing 

affordability metrics. It should be noted that cost burdened households pay over 30% 

of income toward housing costs, while severe cost burdened households pay over 50% 

of income toward housing.  

 
Household Income, Housing Costs and Affordability 

 

Median 

Household 

Income 

Estimated 

Median 

Home 

Value 

Average 

Gross 

Rent 

Share of  

Cost Burdened 

Households* 

Share of Severe  

Cost Burdened 

Households** 

Renter Owner Renter Owner 

Charlevoix  $66,857 $193,032 $809 43.5% 18.6% 17.3% 5.8% 

Region $63,085 $209,788 $888 43.3% 20.4% 20.0% 7.7% 

Michigan $65,507 $204,371 $968 44.9% 18.8% 23.1% 7.4% 
Source: American Community Survey (2016-2020); ESRI; Urban Decision Group; Bowen National Research 

*Paying more than 30% of income toward housing costs 

**Paying more than 50% of income toward housing costs 
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The estimated median home value in Charlevoix County of $193,032 is 8.0% lower 

than the median home value for the region ($209,788) and 5.5% lower than that 

reported for the state ($204,371). Similarly, the average gross rent in Charlevoix 

County ($809) is 8.9% lower than the regional average gross rent ($888) and 16.4% 

lower than the statewide average ($968). The higher median household income level 

($66,857) and lower median home value and average gross rent reported for the county 

likely contribute to the generally lower shares of cost burdened households within the 

county as compared to the state. Regardless, more than two-fifths (43.5%) of renter 

households in Charlevoix County are cost burdened, while nearly one-fifth (18.6%) 

of owner households are cost burdened. As such, affordable housing alternatives 

should be part of future housing solutions. 

 

Based on the 2016-2020 American Community Survey (ACS) data, the following is a 

distribution of all occupied housing by units in structure by tenure (renter or owner) 

for the county, region, and the state. 

  

 

Renter-Occupied Housing  

by Units in Structure 

Owner-Occupied Housing  

by Units in Structure 

4 Units 

or Less 

5 Units 

or More 

Mobile 

Home/ 

Other 

Total 
4 Units 

or Less 

5 Units 

or More 

Mobile 

Home/ 

Other 

Total 

Charlevoix 

County 

Number 1,260 718 168 2,146 8,610 116 853 9,579 

Percent 58.7% 33.5% 7.8% 100.0% 89.9% 1.2% 8.9% 100.0% 

Region 
Number 13,338 8,236 2,710 24,284 93,237 969 7,958 102,164 

Percent 54.9% 33.8% 11.1% 100.0% 91.3% 1.0% 7.8% 100.0% 

Michigan 
Number 588,520 488,828 47,520 1,124,868 2,669,942 35,543 149,878 2,855,363 

Percent 52.3% 43.5% 4.2% 100.0% 93.5% 1.2% 5.2% 100.0% 
Source: American Community Survey (2016-2020); ESRI; Urban Decision Group; Bowen National Research 

 

Nearly three-fifths (58.7%) of the rental units in Charlevoix County are within 

structures of four units or less, with mobile homes comprising an additional 7.8% of 

the county rental units. The combined share of these two types of structures (66.5%) 

is comparable to that of the region (66.1%) and significantly higher than that of the 

state (56.5%). Overall, the county has a disproportionately low share (33.5%) of 

multifamily rental housing (five or more units within a structure) when compared to 

the state (43.5%). Nearly 90.0% of owner-occupied units in the county are within 

structures of four units or less while 8.9% are mobile homes. These shares are similar 

to those for the region (91.3% and 7.8%, respectively). While the shares of owner-

occupied housing units within structures containing four or less units within the county 

and region are lower than the statewide share of 93.5%, the county and region report 

slightly higher shares of mobile homes (8.9% and 7.8%, respectively) as compared to 

the state (5.2%). There is a minimal share (1.2% or less) of owner-occupied housing 

within structures of five or more units within each of the geographies evaluated within 

this analysis.  
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The following table summarizes monthly gross rents (per unit) for area rental 

alternatives within the county, region, and the state of Michigan. While this data 

encompasses all rental units, which includes multifamily apartments, a sizable 

majority (66.5%) of the county’s rental supply consists of non-conventional rentals. 

Therefore, it is reasonable to conclude that the following provides insight into the 

overall distribution of rents among the non-conventional rental housing units. It should 

be noted, gross rents include tenant-paid rents and tenant-paid utilities.  

 
 Estimated Monthly Gross Rents by Market 

 <$300 
$300 -

$500 

$500 - 

$750 

$750 - 

$1,000 

$1,000 - 

$1,500 

$1,500 - 

$2,000 
$2,000+ 

No Cash 

Rent 
Total 

Charlevoix 

County 

Number 103 223 611 494 521 38 6 150 2,146 

Percent 4.8% 10.4% 28.5% 23.0% 24.3% 1.8% 0.3% 7.0% 100.0% 

Region 
Number 1,235 2,176 5,475 6,155 6,264 794 375 1,810 24,284 

Percent 5.1% 9.0% 22.5% 25.3% 25.8% 3.3% 1.5% 7.5% 100.0% 

Michigan 
Number 51,846 69,698 227,872 314,293 299,877 70,403 33,633 57,245 1,124,867 

Percent 4.6% 6.2% 20.3% 27.9% 26.7% 6.3% 3.0% 5.1% 100.0% 
Source: American Community Survey (2016-2020); ESRI; Urban Decision Group; Bowen National Research 

 

As the preceding table illustrates, the largest share (28.5%) of Charlevoix County 

rental units has rents between $500 and $750, followed by units with rents between 

$1,000 and $1,500 (24.3%). Collectively, units with gross rents between $500 and 

$1,000 account for more than half (51.5%) of all Charlevoix County rentals. In 

comparison, rental units priced between $500 and $1,000 represent 47.8% of all 

rentals in the region, and 48.2% of all rentals in the state. It is estimated that 26.4% of 

Charlevoix County rentals are priced at $1,000 or more, as compared to shares of 

30.6% and 35.9% for the region and state, respectively. The preceding indicates that 

rental product within Charlevoix County is comparatively more affordable than rental 

product within the region and throughout the state of Michigan.  

 

Bowen National Research’s Survey of Housing Supply 

 

Multifamily Rental Housing 
 

A field survey of conventional apartment properties was conducted as part of this 

Housing Needs Assessment. The following table summarizes the county’s surveyed 

multifamily rental supply.  
 

Multifamily Supply by Product Type – Charlevoix County 

Project Type 

Projects 

Surveyed Total Units Vacant Units 

Occupancy 

Rate 

Market-rate 2 78 0 100.0% 

Tax Credit 1 30 0 100.0% 

Tax Credit/Government-Subsidized 4 104 0 100.0% 

Government-Subsidized 6 126 0 100.0% 

Total 13 338 0 100.0% 
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In Charlevoix County, a total of 13 apartment properties were surveyed, which 

comprised a total of 338 units. Six of the 13 properties are government-subsidized 

properties, while four additional properties are subsidized Tax Credit properties. 

Overall, 230 of the 338 rental units surveyed in the county are within subsidized 

properties, representing over two-thirds (68.0%) of all units surveyed. The remaining 

three properties consist of two market-rate properties and one Tax Credit property. 

Rents at the two market-rate properties range from $800 for a one-bedroom unit to 

$1,349 for a four-bedroom unit, while rent at the surveyed Tax Credit property is $645 

for a two-bedroom unit. The 13 surveyed properties have quality ratings ranging from 

“B” to “C+,” which reflect housing that is in satisfactory to good condition. The 

overall occupancy rate of 100.0% is very high and indicative of a strong market for 

multifamily rental housing. Twelve of the 13 properties in the county have wait lists, 

reflective of pent-up demand for apartment units.  
 

Non-Conventional Rental Housing 
 

Non-conventional rentals are considered rental units typically consisting of single-

family homes, duplexes, units over store fronts, mobile homes, etc. and account for 

nearly two-thirds (66.5%) of the total rental units in Charlevoix County. The following 

table illustrates the distribution of renter-occupied housing by the number of units in 

the structure for Charlevoix County, Northern Michigan Region, and the state of 

Michigan. 
 

  

Renter-Occupied Housing by Units in Structure 

1 to 4 

 Units 

5 or More 

Units 

Mobile Homes/ 

Boats/RVs 

Total 

Units 

Charlevoix 

County 

Number 1,260 718 168 2,146 

Percent 58.7% 33.5% 7.8% 100.0% 

Region 
Number 13,338 8,236 2,710 24,284 

Percent 54.9% 33.9% 11.2% 100.0% 

Michigan 
Number 588,520 488,828 47,520 1,124,868 

Percent 52.3% 43.5% 4.2% 100.0% 
Source: American Community Survey (2016-2020); ESRI; Urban Decision Group; Bowen National Research 

 

Most (58.7%) non-conventional rental units in the county are within structures 

containing one to four units. This is a higher rate of rental units within one- to four-

unit structures compared to the Northern Michigan Region (54.9%) and the state of 

Michigan (52.3%). As a majority of the rental housing stock in Charlevoix County is 

comprised of non-conventional rentals, it is clear that this housing segment warrants 

additional analysis.   

 

Bowen National Research conducted an online survey between March and May 2023 

and identified three non-conventional rentals that were listed as available for rent in 

Charlevoix County. While these rentals do not represent all non-conventional rentals, 

they are representative of common characteristics of the various non-conventional 

rental alternatives available in the market. As a result, these rentals provide a good 

baseline to compare the rental rates, number of bedrooms, number of bathrooms, and 

other characteristics of non-conventional rentals.  
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The following table summarizes the sample survey of available non-conventional 

rentals identified in Charlevoix County. 

 
Surveyed Non-Conventional Rental Supply – Charlevoix County 

Bedroom Vacant Units Rent Range Median Rent 

Median Rent  

Per Square Foot 

Studio 0 - - - 

One-Bedroom 0 - - - 

Two-Bedroom 2 $1,200 - $1,800 $1,500 $1.29 

Three-Bedroom 2 $1,400 - $2,100 $1,750 $1.17 

Four-Bedroom+ 0 - - - 

Total 4       
Source: Zillow; Apt.com; Trulia; Realtor.com; Facebook 

  

When compared with all non-conventional rentals in the county, the four available 

rentals represent an occupancy rate of 99.7%. This is an extremely high occupancy 

rate for rental housing. The identified non-conventional rentals in Charlevoix County 

consist of two-bedroom and three-bedroom units. Rents for the four identified non-

conventional units range from $1,200 to $2,100. Gross rents within this range are not 

affordable for a significant share of renters in the market.  

 

For-Sale Housing 

 

The following table summarizes the available (as of February 2023) and recently sold 

(between September 2022 and March 2023) housing stock for Charlevoix County.  

 
Charlevoix County - Owner For-Sale/Sold Housing Supply 

Type Homes Median Price 

Available* 56 $371,500 

Sold** 13 $275,000 
Source: Realtor.com and Bowen National Research 

*As of Feb. 28, 2023 

**Sales from Sept. 12, 2022 to Mar. 15, 2023 

 

The available for-sale housing stock in Charlevoix County as of February 2023 

consists of 56 total units with a median list price of $371,500. The 56 available units 

represent 10.2% of the 551 available units within the Northern Michigan Region. 

Historical sales ranging from September 2022 to March 2023 consisted of 13 homes 

with a median sale price of $275,000. The 56 available homes represent only 0.6% of 

the estimated 9,205 owner-occupied units in Charlevoix County. Typically, in healthy, 

well-balanced markets, approximately 2% to 3% of the for-sale housing stock should 

be available for purchase to allow for inner-market mobility and to enable the market 

to attract households. Based on this very low share of homes available for sale as well 

as the low number of homes that have sold in recent months, Charlevoix County 

appears to have a disproportionately low number of housing units available for 

purchase.  
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The following table illustrates sales activity from September 2022 to March 2023 for 

Charlevoix County.  

 
Charlevoix County - Sales History by Price 

(Sept. 12, 2022 to Mar. 15, 2023) 

Sale Price 

Number 

Available 

Percent of 

Supply 

Up to $99,999 0 0.0% 

$100,000 to $199,999 3 23.1% 

$200,000 to $299,999 5 38.5% 

$300,000 to $399,999 3 23.1% 

$400,000+ 2 15.4% 

Total 13 100.0% 
Source: Realtor.com and Bowen National Research 

 

Recent sales activity in Charlevoix County indicates a relatively balanced housing 

market by price point, although sales volume was low regardless of price point during 

the sales period. Note that only three of the 13 sales (23.1%) were for units priced 

under $200,000, a price point generally targeted by first-time homebuyers. Most sales 

in the county (61.5%) occurred for homes priced between $200,000 and $400,000.  

 

The following table summarizes the distribution of available for-sale residential units 

by price point for Charlevoix County:  

 
Charlevoix County - Available For-Sale Housing by List Price 

(As of Feb. 28, 2023) 

List Price 

Number 

Available 

Percent of 

Supply 

Up to $99,999 8 14.3% 

$100,000 to $199,999 10 17.9% 

$200,000 to $299,999 5 8.9% 

$300,000 to $399,999 9 16.1% 

$400,000+ 24 42.9% 

Total 56 100.0% 
Source: Realtor.com and Bowen National Research 

 

The largest share (42.9%) of available housing units in Charlevoix County is priced at 

$400,000 or above. This figure includes 10 listings that are priced at $1,000,000 or 

more. Charlevoix County also has a notable share (32.2%) of homes priced below 

$200,000, which is a price point often targeted by first-time homebuyers. There 

appears to be a shortage of homes priced between $200,000 and $300,000, a price 

point typically sought after by middle-class households. Available housing units 

between $200,000 and $300,000 accounted for less than 10% of for-sale housing units 

in Charlevoix County.  
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The distribution of available homes in Charlevoix County by price point is illustrated 

in the following graph:  

 

 
The distribution of available homes by bedroom type for Charlevoix County is 

summarized in the following table. 

 
Charlevoix County - Available For-Sale Housing by Bedrooms  

(As of Feb. 28, 2023) 

 

 

Bedrooms 

Number 

Available 

Average 

Square 

Feet 

Price 

Range 

Median 

List Price 

Median 

Price per  

Sq. Ft. 

One-Br. 8 534 $62,000 - $439,900 $144,450 $271.66 

Two-Br. 15 1,092 $47,000 - $3,695,000 $270,000 $222.53 

Three-Br. 18 1,713 $99,900 - $1,550,000 $371,500 $296.65 

Four-Br.+ 15 3,395 $159,900 - $18,000,000 $899,900 $287.18 

Total 56 1,829 $47,000 - $18,000,000 $371,500 $271.21 
Source: Realtor.com and Bowen National Research 

 

As shown in the preceding table, available homes offered for sale in the county appear 

to be balanced between two-, three-, and four-bedroom (or larger) homes. One-

bedroom units, which typically represent condominium units, only account for eight 

of the 56 units offered for sale in the county. Note that units that contain four or more 

bedrooms have a median list price ($899,900) that is significantly higher than the 

median list price for the county ($371,500). These larger homes are typically 

waterfront homes that are highly sought after in the marketplace.  
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D. HOUSING GAP 

 

Based on the demographic data for both 2022 and 2027 and taking into consideration 

the housing data from our field survey of area housing alternatives, we are able to 

project the potential number of new housing units Charlevoix County can support. The 

following summarizes the metrics used in our demand estimates. 
 

• Rental Housing – We included renter household growth, the number of units 

required for a balanced market, the need for replacement housing, commuter/ 

external market support, severe cost-burdened households, and step-down 

support as the demand components in our estimates for new rental housing units. 

As part of this analysis, we accounted for vacancies reported among all rental 

alternatives. We concluded this analysis by providing the number of units that the 

market can support by different income segments and rent levels. 

 

• For-Sale Housing – We considered potential demand from owner household 

growth, the number of units required for a balanced market, the need for 

replacement housing, commuter/external market support, severe cost-burdened 

households, and step-down support in our estimates for new for-sale housing. As 

part of this analysis, we accounted for vacancies reported among all surveyed for-

sale alternatives. We concluded this analysis by providing the number of units 

that the market can support by different income segments and price points. 

 

The county has an overall housing gap of 2,358 units, with a gap of 730 rental units 

and a gap of 1,628 for-sale units. The following tables summarize the rental and for-

sale housing gaps by income and affordability levels for Charlevoix County. Details of 

the methodology used in this analysis are provided in Section VII of this report. 

 

 Charlevoix County, Michigan 

 Rental Housing Gap Estimates (2022-2027) 

Percent of Median Income ≤ 50% 51%-80% 81%-120% 121%+ 

Household Income Range ≤$41,700 $41,701-$66,720 $66,721-$100,080 $100,081+ 

Monthly Rent Range ≤$1,042 $1,043-$1,668 $1,669-$2,502 $2,503+ 

Household Growth -194 38 32 77 

Balanced Market* 58 22 15 9 

Replacement Housing** 118 23 7 1 

External Market Support^ 92 35 23 15 

Severe Cost Burdened^^  215 108 36 0 

Step-Down Support 45 -11 7 -41 

Less Pipeline Units  0 0 0 0 

Overall Units Needed 334 215 120 61 
*Based on Bowen National Research’s survey of area rentals 

**Based on ESRI/ACS estimates of units lacking complete indoor plumbing or are overcrowded 

^Based on Bowen National Research proprietary research and ACS migration patterns for the county  

^^Based on ACS estimates of households paying in excess of 50% of income toward housing costs 
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 Charlevoix County, Michigan 

 For-Sale Housing Gap Estimates (2022-2027) 

Percent of Median Income ≤ 50% 51%-80% 81%-120% 121%+ 

Household Income Range ≤$41,700 $41,701-$66,720 $66,721-$100,080 $100,081+ 

Price Point ≤$139,000 $139,001-$222,400 $222,401-$333,600 $333,601+ 

Household Growth -457 -175 118 584 

Balanced Market* 56 47 63 54 

Replacement Housing** 40 16 10 7 

External Market Support^ 176 144 181 230 

Severe Cost Burdened^^  320 160 54 0 

Step-Down Support 38 90 222 -350 

Less Pipeline Units  0 0 0 0 

Overall Units Needed 173 282 648 525 
*Based on Bowen National Research’s analysis of for-sale product within county 

**Based on ESRI/ACS estimates of units lacking complete indoor plumbing or are overcrowded 

^Based on Bowen National Research proprietary research and ACS migration patterns for the county  

^^Based on ACS estimates of households paying in excess of 50% of income toward housing costs 

 

As the preceding tables illustrate, the projected housing gaps over the next five years 

encompass a variety of affordability levels for both rental and for-sale housing 

product. It appears the greatest rental housing gaps in the county are for the two lowest 

housing affordability segments (rents below $1,669 that are affordable to households 

earning up to 80% of AMHI), while the greatest for-sale housing gap in the county is 

for product priced between $222,401 and $333,600, which is affordable to households 

earning between $66,721 and $100,080.  Although development within Charlevoix 

County should be prioritized to the housing product showing the greatest gaps, it 

appears efforts to address housing should consider most rents and price points across 

the housing spectrum.  The addition of a variety of housing product types and 

affordability levels would enhance the subject county’s ability to attract potential 

workers and help meet the changing and growing housing needs of the local market.  
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E. STRENGTHS, WEAKNESSES, OPPORTUNITIES AND THREATS (SWOT) 

 

A SWOT analysis often serves as the framework to evaluate an area’s competitive 

position and to develop strategic planning.  It considers internal and external factors, 

as well as current and future potential.  Ultimately, such an analysis is intended to 

identify core strengths, weaknesses, opportunities, and threats that can lead to 

strategies that can be developed and implemented to address local housing issues. 

 

The following is a summary of key findings from this SWOT analysis for Charlevoix 

County. 

 
SWOT Analysis 

Strengths Weaknesses 

• High level of rental housing demand 

• Strong demand for for-sale housing 

• Positive projected household growth 

• Positive median household income growth 

• Limited available rentals and for-sale 

housing  

• Disproportionately low share of rentals 

• Lack of affordable workforce and senior 

housing alternatives 

Opportunities Threats 

• Housing need of 730 rental units 

• Housing need of 1,628 for-sale units 

• Attract some of the 4,482 commuters 

coming into the county for work to live in 

the county 

• More than 60 parcels that could potentially 

support residential development (see page 

VI-56) 

• The county risks losing residents to other 

areas/communities 

• Vulnerable to deteriorating and neglected 

housing stock 

• Inability to attract businesses to county 

• Inability of employers to attract and retain 

workers due to local housing issues  

• Influence of seasonal/recreational housing 

 

The county’s housing market has availability and affordability issues, particularly 

among housing that serves lower income households.  These housing challenges 

expose the county to losing residents to surrounding areas, making the community 

vulnerable to the existing housing stock becoming neglected, discouraging potential 

employers coming to the area, and creating challenges for local employers to retain 

and attract workers.  There are housing gaps for both rental and for-sale housing 

alternatives at a variety of rents and price points. As such, county housing plans should 

encourage and support the development of a variety of product types at a variety of 

affordability levels.   
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Charlevoix Planning Commission 
New Business 

 
Title: Activities Matrix Discussion 2024 
Date: December 11, 2023 
 
Presented By: Jonathan Scheel, Zoning Administrator 
 
Background: 
In December of 2022 the Planning Commission reviewed tasks that were important, organizing them 
by impact on the City and effort to accomplish. One year later, it is time to review that list, discuss and 
potentially add or subtract tasks.  
Recommendation: 
Review, discuss and make changes as needed.  
Attachments: 
1. Activities Matrix Discussion 
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Activities Matrix Discussion

The following tasks were identified on
the matrix in 2023 as follows:

1. Review opportunities to expand Missing Middle Housing building 
options - High Impact/High Effort

2. Review Outdoor/RV Storage Ordinance language - High/Low 
Impact/High Effort

3. Review Downtown Building Height Ordinance language - High 
Impact/Low Effort

4. Review Outdoor Lighting Ordinance language - High Impact/Low 
Effort

5. Review Sign Lighting Ordinance language - Low Impact/Low Effort

6. Review requirements to install utilities underground – High 
Impact/Low Effort

7. Create Charlevoix Corridor zoning district - High Impact/High Effort

8. Consider expanding residential uses in industrial zoning districts - 
High Impact/Low Effort

9. Hold joint meeting with surrounding jurisdictions - High Impact/Low 
Effort
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Charlevoix Planning Commission 
Old Business 

 
Title: Outside Storage Ordinance 
Date: December 11, 2023 
 
Presented By: Jonathan Scheel, Zoning Administrator 
 
Background: 
The Planning Commission has directed staff to write ordinance language to update the Outside 
Storage section of the ordinance. The draft language is part of this packet.  
Recommendation: 
Review and comment  
Attachments: 
1. 153.153 docx 
2. rec vehicles 
3. Pics 2 
 
 

Page 39 of 74



§ 153.153 OUTDOOR STORAGE.

   (A)   Inoperable or unlicensed motor vehicles shall not be kept, parked or stored in any residential 
district, except within a completely enclosed building. The purpose of this provision is to prevent the 
accumulation of junk motor vehicles and, therefore, it shall not apply to any motor vehicle ordinarily used, 
but temporarily out of running condition. If the motor vehicle is being kept for actual use, but is temporarily 
unlicensed, the Zoning Administrator may grant the owner a reasonable time, not to exceed two months, 
to procure a license.

   (B)   Likewise, old, rusty and unsightly machinery, machines not suited for use upon the premises or 
quantities of used building materials not fit to be used to improve the premises shall not be kept or stored 
outside a building; provided, however, that, building materials fit to be used to improve the premises may 
be kept on-site for one year if they are piled off the ground so as not to become a harbor for vermin.

   (C)   Recreational equipment and vehicle storage. The standards of this section apply to all residential 
districts.

      (1)   All recreational equipment and vehicles that are stored outside of a structure shall be maintained 
in good condition, shall be operable and shall have a current license and/or registration.

      (2)   Recreational equipment and vehicles parked or stored outside shall not be connected to 
electricity, water, gas or sanitary facilities for living or lodging purposes. other than allowed for in 
§ 153.153(C)(8).

      (3)   The parking and/or storage of buses and converted buses in excess of 18 20 feet in length, and 
boats all other recreational equipment in excess of 30 20 feet in length, is prohibited.

      (4)   Outdoor storage of not more than two recreational equipment or vehicles shall be permitted on 
any parcel of property.

      (5)   Off-season s Storage of recreational equipment and vehicles shall be parked completely in an 
enclosed structure or within the side or rear yards, except that they may not be parked in required side 
setbacks, and such recreational equipment and vehicles shall not be closer than five feet from any lot 
line., unless otherwise provided by this section.

      (6)   Such recreational equipment and vehicles shall be placed or parked on a lot with a principal 
building, structure or use unless it is a lot which is attached to an occupied lot under the same ownership.

      (7)   Seasonal p When in use, parking of recreational equipment and vehicles may be within any front 
yard, or front or side setback provided that public streets and sidewalks/ROW are not blocked to vehicular 
or pedestrian traffic.

      (8)   Recreational equipment and vehicles may be used for living or lodging purposes on a parcel with 
a principal building for no more than 14 days within any 60-day period.

(Prior Code, § 5.73) (Ord. 806, passed 9-3-2019) Penalty, see § 153.999
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To: The City of Charlevoix Planning Commission
From: Jonathan Scheel, Zoning Administrator
Subject: Zoning Administrator’s Report re: thru November 2023

Permits Issued in 2023
Following are two types of breakdowns for the 91 permits issued by the zoning office so far in 2023:

By month By type
January ..............8 Banner permits ................40
February ............5 Fence permits ..................18
March ..............13 Sidewalk café/use..............4
April .................17 Sign ..................................13
May..................10 Zoning ..............................53
June……………….25 Use………………………………… 1
July...................13
August .............12
September……….8
October............14
November..........8
December ........... 

The fence, sign & zoning permits break down into the following zoning districts:
Central Business District (CBD)..........10
Commercial Mixed (CM)......................9
General Commercial (GC) ......................
Industrial ...............................................
Marine Commercial (MC) ....................1
Residential Private Club (PC) ...............2
Public Facilities ......................................
R-1 .....................................................24
R-2 .....................................................32

Level A Site Plan Administrative Review

None

Level B Site Plan Reviews / Special Use Permits

None

Variances to Zoning Board of Appeals

None

Other activities

There have been inquiries of 
development for 100 block of W. 
Hurlbut, the Methodist Church at 
104 State Street and 743 
Petoskey Ave. 
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