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Annual Market Potential | Hamtramck
New Builds and Rehabs | 2025

Minimum (conservative) annual market potential:
CAPTURE 140 new households already inclined to move into the 
City of Hamtramck.  This is the most realistic goal and should be 
ramped up to over the next five years (see chart inset below).

Plus, INTERCEPT these new households currently 
inclined to move into Detroit's Banglatown, other 
nearby Detroit neighborhoods, Highland Park, and 
Dearborn. This would depend on aggressive 
regional marketing.

All figures have been adjusted downward for all of the city's vacancies, but they have not
been adjusted for out-migration. Underlying target market analysis and exhibit prepared
by LandUseUSA | Urban Strategies © 2019 on behalf of the City of Hamtramck.

In addition, RETAIN these existing households moving within 
the City of Hamtramck. This is an aggressive scenario and 
vacancy rates may increase after the households trade up.
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The Target Markets | Hamtramck

Underlying Mosaic Lifestyle Clusters provided by Experian Decision Analytics through
2018.  Analysis & exhibit prepared by LandUseUSA | Urban Strategies © on behalf of the
City of Hamtramck, 2019.
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Gotham Blend | K38

Bohemian Groove | K40

Infants, Debit Cards | M45

Full Steam Ahead | O50

Digital Dependents | O51

Urban Ambition | O52

Striving Singles | O54

Family Troopers | O55

Mid-Scale Medley | P56

Striving Forward | P60

Senior Discounts | O65

Daring to Dream | R66

Hope for Tomorrow | R67

Tough Times | S71
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Balanced Harmony | I33

Settled, Sensible | J36

Rooted Flower Power | L42

Digital Dependents | O51

Mid-Scale Medley | P56

Owners - Median Home Price Tolerance
Minimum or Conservative Scenario | The Year 2025
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Renters - Minimum and Maximum Contract Rent Tolerance
Minimum or Conservative Scenario | The Year 2025
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New-Build Housing Units | The Year 2025



Source: Exhibits assembled by LandUseUSA with permission from the 
Incremental Development Alliance © with all rights reserved. Intended for 
educational purposes only and may be reused only with additional 
permissions. ADU indicates accessory dwellings, studios, and efficiencies.
 
     Contact: Jim Kumon, Executive Director
     The Incremental Development Alliance
     jkumon@incrementaldevelopment.org
     direct: (612) 875-1196 

Annual Market Potential | The Year 2025

 

Downtown Urban Lofts
3 Stories, 6-12 Units Stacked.
Shared bank of garages or 
parking spaces are alley-

loaded. (Note: Do not insert 
between existing houses.)

 

Small Townhouses
Walk-ups, Smallplexes

2 to 6 units each.
Garages may be attached or 
detached, but alley-loaded. 
(Note: Do not insert between 

existing houses.)

Houses, Duplexes,
Triplexes, Fourplexes

Gabled Roofs
2 Stories, 3 to 4 Units.

Each has a corner with 
windows on two sides and a 

private porch or stoop.
Shared bank of garages is 

alley-loaded.
(Note: Okay to insert between 

existing houses.)

Examples of recommended and missing middle housing types for urban infill.
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Residential Target Market Analysis

The City of Hamtramck, Michigan

Introduction – This 2019 Residential Target Market Analysis has been commissioned by the

City of Hamtramck, located in Wayne County, Michigan and part of the Greater Detroit

Metropolitan Area. This project was funded through a special program focused on

economically challenged cities like Hamtramck, and administered by the Michigan

Department of Treasury (within the Michigan Economic Development Corporation).

Acknowledgements – Stakeholders are invited to contact LandUseUSA | Urban Strategies

directly with any questions regarding the work approach, methodology, findings, and

conclusions. Similarly, the city’s economic development and planning staff can be

contacted directly with any questions regarding its plans or community vision; the

stakeholder engagement process; planning for pilot projects; and next-steps for

prospective developers and potential investors. In addition, two site-specific pilot projects

have been designed by planners and architects at MKSK Studios and Quinn Evans, both

based in Detroit. The team’s contact information is provided below:

The City of Hamtramck LandUseUSA | Urban Strategies

Kathleen Angerer, City Manager Sharon Woods, CRE, CNUa

Grace Stamper, Economic Dev. Associate Principal, Market Analyst

(313) 800-5230 direct (517) 290-5531 direct

gstamper@hamtramckcity.com sharonwoods@landuseusa.com

MKSK Studios Quinn Evans Architects

Ann Marie Kerby, AICP Saundra Little, AIA, Leed AP

Urban Planner Principal, Planning and Design

(313) 652-1104 (313) 261-0477

amkerby@mkskstudios.com slittle@quinnevans.com
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The Work Approach

Residential Target Market Analysis

The City of Hamtramck, Michigan

Field Work and Stakeholder Interviews – LandUseUSA made several trips to the City of

Hamtramck and Banglatown neighborhoods and toured these markets in 2017, 2018,

and 2019. During these trips we gathered photo inventories of existing housing choices;

observed the choices among attached formats; noted the quality and mix of downtown

merchants; toured the neighborhoods, conducted a review of municipally owned lots

with city staff; and considered the overall marketability to new residents, investors, and

developers.

Stakeholder Engagement – We also facilitated a kick-off meeting and TMA Tutorial at the

commencement of the work (Spring 2019). The analyses and this draft report were

completed in August 2019; and city staff have reviewed and provided input on the

results. Questions and stakeholder input have been documented and used to refine this

narrative report.

Analytic Approach – This housing study has involved quantitative data analysis and the

application of empirical models to measure the annual market potential for new housing

units. The work has also included a conventional supply-demand analysis, real estate

analysis, Target Market Analysis (TMA), and study of the origins of in-migrating households.

Results from these various models have been triangulated to measure the magnitude of

market potential for new and missing housing formats with prices and rents. The analyses

have also been used to measure the market potential for attainably-priced choices

among for-rent and for-sale units. Many other supporting analyses are also documented

among the attached sections (i.e., chapters) with numerous Infographics, maps, and

other supporting exhibits.

Target Market Analysis – The TMA analysis involves a study of lifestyle clusters that are

moving into Hamtramck, plus existing households that are moving within the city. The

lifestyle cluster data is used to study movership rates, tenure, income, and inclination to

seek new urban housing formats like townhouses, urban lofts, cottages, and accessory

dwellings like studios attached to houses or above garages.
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Conservative v. Aggressive Scenarios – The TMA approach measures the annual market

potential under a conservative scenario that reflects in-migration of new households; and

an aggressive scenario that reflects both in-migration and internal movership among

existing households. This distinction is important and is explained again in the Executive

Summary. In general, the market potential under the aggressive scenario is three times

that of the conservative scenario. Developers may pursue the conservative scenario with

confidence; and should purse the aggressive scenario with caution and only after

gaining some experience in the local market.

Michigan’s Missing Middle – A four-page article is enclosed near the end of this report

(see section p, attached) for additional perspective on statewide trends over the past

five years. The article explains the Target Market Analysis methodology, approach, results,

and implications from a statewide perspective. Readers interested in learning more

about missing middle housing formats are encouraged to visit the URL at

www.MissingMiddleHousing.com

Incremental Development Alliance – Developers interested in small-scale projects and

urban infill projects are also encouraged to attend workshops in Michigan conducted by

the Incremental Development Alliance. These include an event in Lansing in late

September 2019; and an event being tentatively planned in Windsor, Ontario in late

November 2019. Additional information is available online at the URLs

www.IncrementalDevelopment.org and https://www.mismallbuildings.org

The Housing Paradox – The migration of households into the City of Hamtramck has result

in a housing paradox – it is difficult to measure the in-migration of better income home

buyers when they are not yet moving into the market. This housing paradox is adjusted for

in the study and forecasts of annual market potential among both for-sale and for-rent

units. The adjustment has been made by measuring the market “bonus” that could be

achieve by intercepting households that are seem more inclined to choose nearby

Detroit neighborhoods (especially in Banglatown), the City of Dearborn, and the City of

Highland Park.

Housing Mismatch – Based on national and statewide trends, we know that most

households migrating into and within Michigan are renters seeking new choices among

attached, for-lease housing formats. Across the states there is a miss-match between the

supply of detached houses and the demand among migrating singles of all ages seeking

townhouses, lofts, and walk-ups (see the four-page article in section p attached to this

report.

With state-wide trends in mind, the housing mismatch is exacerbated in the City of

Hamtramck, and there are few for-lease choices among formats like townhouses,

walkups, urban lofts, and lofts above street front retail in the downtown. This mismatch is

fully reflected in the forecasts of annual market potential for missing housing formats.
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The Executive Summary

Residential Target Market Analysis

The City of Hamtramck, Michigan

The Conclusion

Market Potential – This housing study and market analysis were conducted with a

cautious, conservative, and pragmatic view of the Hamtramck and Banglatown

submarkets. We have carefully weighed the evidence and concluded that there is solid

and good merit in developing a significant number of new attached housing formats for

renters.

There is also a small market potential for new-builds among for-sale detached houses.

However, the market potential among for-lease units is significantly larger than that of for-

sale units. This is partly defined by the moderate incomes of households moving into area;

plus an abundance of houses. Even so, the quality of available houses does not quite

meet the wants, needs, expectations, or preferences of migrating owners seeking

modern choices to buy.

The following narrative focuses on for-sale owner-occupied units, with a small annual

market potential of at least 10 new and rehab houses. These are ideal infill opportunities

for the established neighborhoods. This is followed by additional narrative on for-lease

renter-occupied units, with a much larger annual market potential of at least 130 new-

build and rehabbed units annually. These represent excellent opportunities for adding

new lofts along Joseph Campau Avenue in downtown Hamtramck.

For-Sale Houses | The Market Potential

Minimum For-Sale Market Potential – Throughout the City of Hamtramck there is a

minimum market potential for at least 10 new build and rehab, for-sale houses annually.

This is the number of new households moving into the city each year that are seeking

new choices to purchase, and that can also afford a minimum price of at least $160,000.

The minimum market potential of ten units reflects the current migration of new

households moving into the City of Hamtramck. It has not been adjusted for out-

migration. However, it has been adjusted downward to assume that all for-sale houses in

the city are also absorbed. Vacancy rates are described in a later chapter of this

narrative report, with exhibits provided in section e.
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Maximum For-Sale Market Potential – In addition to 10 new houses for 10 new households,

20 existing households are also moving within the city each year. They too are seeking

new choices to buy and can afford a minimum price of at least $160,000. The 10 new

houses for new households plus 20 new houses for existing households yield a combined

maximum of 30 new houses annually.

For-Sale “Bonus” or Upside – There is also a possible “bonus” to the market potential that

could add three (3) new for-sale houses annually. This small bonus assumes that land

owners and developers are very effective in attracting buyers that are otherwise more

inclined to move into the neighboring City of Detroit (especially its adjacent Banglatown

neighborhoods), Highland Park, and Dearborn.

Recommended Formats – Each for-sale unit may be developed as a mansion-style house

designed for one household. Alternatively, they may be houses with attached or

detached accessory dwellings (i.e., a studio or efficiency); or a larger building that has

the appearance of a house with an attached “duplex” or sublet unit for lease. Additional

accessory dwellings may be detached in the back yard or placed above the garages.

The property owner (i.e., the home buyer) should occupy the largest unit and may sublet

the smaller duplex or accessory dwellings to generate rental income. The duplex or

accessory dwelling may also be used to provide housing for extended family members,

such as a grown child (and his/her family) or an aging parent. For example, the owner

could live in the lower half of the house, and the renter could sublet the upper half. The

sublet unit(s) should have monthly rents that more than offset the higher mortgage.

The Target Markets – Based on the profiles of home buyers moving into and within the

Hamtramck, there are four primary lifestyle clusters most inclined to buy new-build houses

in the city. They tend to be ethnically and culturally diverse; mid-aged; and either

married or single. They have moderate incomes; are conservative and sensible - but will

spend on technology and hand-held devices; and they settle down once they move in.

(Note: See the owner target market profiles in section l attached to this report).

For-Sale Price Ranges – The five target markets are listed on the following page, and most

of them will seek for-sale prices in the range of $160,000 to $250,000. (Note: All figures are

for the year 2020.) The following table demonstrates the median prices that each of the

target markets will accept and tolerate. Each target market will support a minimum of 2

units annually, and up to 6 units under a more aggressive, maximum scenario.



8

Four Primary Lifestyle Clusters or Target Markets

For-Sale Units Only, Excluding Accessory Dwellings

The City of Hamtramck, Michigan | Year 2020

Annual Market Potential Median

Minimum Maximum Price

I33 | Balanced Harmony 2 units 6 units $250,000

J36 | Settled and Sensible 2 units 6 units $225,000

L42 | Rooted Flower Power 2 units 6 units $200,000

O51 | Digital Dependents 2 units 6 units $180,000

P56 | Mid-Scale Medley 2 units 6 units $160,000

Details on the price per square foot and total price are also shown in attached section b

(see the first page of that section). Houses with sublet duplexes or accessory dwellings will

have price premiums because the dwellings have the potential to generate rental

income for the home owners, including possible sublets for extended family members.

Recommended House Sizes – To ensure that the prices are attainable and tolerable for

the migrating target markets, it is recommended that the square footages of the main

houses be compact and small. If a new house is built without an attached duplex or

accessory dwelling, then it could be as small as 800 square feet but no larger than 1,400

square feet.

At the smallest end of the spectrum, a 750 square foot house could be built with an

attached duplex or accessory dwelling as sublet space; adding another 350 to 750

square feet (for a total of 1,100 to 1,500 square feet). At the largest end of the spectrum,

the main house could be 1,100 square feet and an attached sublet unit could add up to

500 additional square feet, for a combined total of 1,600 square feet.

The peak price per square foot would be $250 for houses with sublet space; and $200 for

houses without sublet space. Most of the units should be expected to sell for $175 to $250

per square foot. (Note: See also the Real Estate Analysis in section h attached to this

report).

To manage costs and optimize profits, developers should consider building formats like

modular units, pre-fabricated homes, and other creative strategies for offsetting rising

labor and material costs. Sublet units like duplexes and accessory dwellings can enable

the home buyer to generate rental income that helps offset higher prices related to rising

costs.
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For-Lease Units | The Market Potential

Minimum For-Lease Market Potential – The annual market potential described in the

previous section of this report focused on for-sale houses only, with or without attached

accessory dwellings or sublet duplexes. This section shifts the focus onto other formats and

for-lease units only. Based on new renters moving into the city and adjusted for vacancies

(but not adjusted for out-migration), there is a minimum market potential for 130 new for-

lease units annually. It is assumed that all of these new renters will prefer units that are

new and modern.

Maximum For-Lease Market Potential – In addition to in-migration by new renters, there is

an even larger number of existing households who are moving from one address to

another within the city. This internal movership generates a market potential that is twice

that of the in-migration, or 260 units annually. The combination of in-migration and

internal migration generates a maximum market potential for 390 new for-lease units

annually.

For-Lease “Bonus” or Upside – There is also a possible “bonus” to the market potential that

could add fifty three (53) new for-lease units annually. This bonus assumes that land

owners and developers are very effective in attracting renters that are otherwise more

inclined to move into the neighboring City of Detroit (especially its adjacent Banglatown

neighborhoods), Highland Park, and Dearborn.

Caution on the Maximum – Adding internal movers in the market potential is an

aggressive approach, and adding a bonus can amplify the risk. Success would depend

on the development of new and missing housing formats that are truly unique to

Hamtramck; plus aggressive advertisement within the city. It is also a bold and riskier

approach, so developers are advised to test its limits with caution.

The Target Markets – Compared to buyers of new houses, renters are a more diverse

group of target markets, with at least 14 lifestyle clusters looking for new places to lease in

the City of Hamtramck. Two of these groups each generate a market potential for at

least 24 units annually, and they include Family Troopers (cluster code O55) and Daring to

Dream (R66).

In addition, eight lifestyle clusters each generate a market potential for at least 8 new

units annually. They include Gotham Blend, Bohemian Groove, Infants and Debit Cards,

Full Steam Ahead, Digital Dependents, Urban Ambition, Striving Singles, and Mid-Scale

Medley. Other target markets also contribute to the total market potential, including

Striving Forward, Senior Discounts, Hope for Tomorrow, and Tough Times. (Note: See the

renter target market profiles in section k, attached to this report).
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Market Parameters – Based on an assessment of existing renter-occupied units, there is

already an imbalance between household incomes and rents - in favor of the renters.

Exhibits in section a show that 41% of Hamtramck’s existing renters are earning $15,000 or

less, whereas 53% of the existing renter-occupied units have rents of $500 or less. Similarly,

about 20% of existing renters have incomes of $15,000 to $25,000; whereas 26% of the

renter-occupied units have rents of $500 to $600. These figures demonstrate the mismatch

among renter-occupied units and renting household incomes.

In general, the lowest income renters can actually afford rents that are higher than

current market conditions. This can be partly attributed outdated units and subdivided

houses that need to be remodeled. As new units with rents of $500 or more become

available, many of the city’s existing renters will probably trade up, leaving vacancies

behind that can be rehabbed or remodeled.

Recommended Rents – All of the new for-lease housing units can have contract (cash or

net) rents of at least $500 per month, a range of $625 to $825 for most units, and a

maximum of $850 to $1,200 for a few of the units. Singles seeking lower rents of $350 to

$495 per month may need to settle for an existing unit that is vacant and available (and

hopefully remodeled or rehabbed within the past few years); or by sharing a new unit

and rent with a roommate.

The rents will vary by building format and location as well as unit size. For example,

townhouses proximate to the downtown will have higher rents than lofts overlooking

Interstate 75. Similarly, downtown lofts will have higher rents than accessory dwellings. A

table with details is provided on the first page within attached section a.

Caution on Prices – The for-rent and for-sale prices per square foot and total prices

documented in this study are intended only as market-wide averages and as

benchmarks. They should be used as the sole basis for planning, locating, building, or

developing site-specific projects. Site specific projects should include detailed cost-

benefit, profit, and pro forma analyses that carefully consider all of its unique attributes,

including location, views, and proximity to city amenities; land configuration and terrain;

project design and architecture; and related considerations.
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Ramping Up to the Year 2025

The market potential for new for-lease units is significantly larger than the market potential

for new for-sale houses. The magnitude of risk generally increases with larger numbers. For

example, building a few houses or duplexes would carry little if any risk – but building a

large number of lofts all at once can be a riskier undertaking.

Some caution is recommended for the developers and investors, and they are advised to

work closely with their builders to stage and sequence new developments carefully.

Builders can be experts at gauging the success of formats, prices, and unit sizes; and most

are talented at making refinements while stepping up incrementally into each build-out

schedule.

It would be wise for each developer to test the market with fewer units in the first years,

and then ramp up to more units in subsequent years. For example, the conservative or

minimum market potential is for 130 for-lease (new and rehab) units annually through the

year 2025. However, it would be pragmatic to begin with 50 units in the first year

(construction in 2020 and opening in 2021); adding another 70 units in the second year;

and incrementally building up to 130 units.

Recommended Ramp-Up to the Year 2025

For Lease Units Only – Minimum or Conservative Market Potential

The City of Hamtramck, Michigan

Annual Market Potential

Minimum Maximum

2020 – Assumed First Partial Year of Construction 0 units 0 units

2021 – First Year of Completed New Developments 50 units 150 units

2022 – Second Year of Completed New Developments 70 units 210 units

2023 – Third Year of Completed New Developments 90 units 270 units

2024 – Fourth Year of Completed New Developments 110 units 330 units

2025 – Fifth Year of Completed New Developments 130 units 390 units

Ramp up to Annual Market Potential 130 units 390 units
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Building Sizes and Formats

Recommended Building Sizes – Although they may be correlated, building sizes are not

the same as a building format. For example, duplexes (2 units) can include side-by-side

townhouses, stacked lofts, a subdivided house, or an accessory to a main house. The full

spectrum of building sizes includes the following: 1 unit; 2 units or duplex, 3 units or triplex,

4 units or fourplex, six units or sixplex, and twelve units or twelveplex.

Across the nation, building formats typically include traditional houses (for sale only),

cottages, accessory dwellings, townhouses, row houses, courtyard apartments, urban

lofts, and lofts above street-front retail. Among larger buildings, six is the maximum

number of private entrances or units that should be built along any single building

façade. A row of two-level townhouses with private entrances, porches, stoops, or patios

should have no more than six units in a row. If they are built back-to-back, then the

building could have a maximum of twelve units.

As another example, a walk-up building (usually with a foyer inside of a main entrance)

could have four units on each of three levels, for a total of twelve units. In walk-ups, every

unit should have a corner of the building with windows on two sides – not just one. This is

very different from lofts above street-front retail, which usually have large bay windows

overlooking a main street (like Campau Avenue), a few smaller windows overlooking the

rear alley, and neighbors on both sides that prevent any side windows.

Note: The maximum recommended building size of twelve units is intentional for

aesthetics, providing sunshine into courtyards, and ensuring that the massing and scale of

new buildings do not over-shadow adjacent houses.

Recommended Formats – Based on the known preferences of renters moving into and

within the City of Hamtramck, it is recommended that a variety of housing formats be

developed with no more than twelve units in any given building. The recommended

building sizes are listed on the following page and generally aligned with types of building

formats. The building formats may vary between the sizes, and suggestions are provided

only as a general guide. For example, fourplexes may be attached townhouses, and

duplexes may be lofts over downtown retail.

The maximum market potential (subtotal) assumes that many of the existing households

migrating with the city will trade-up as soon as new choices become available. Units

vacated by those moving renters should be temporarily removed from the market and

then rehabbed, refurbished, or remodeled. These additional rehabs would not count

toward the annual market potential documented in the table above.
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Annual Market Potential

New-Build and Rehab Units, All Formats

The City of Hamtramck, Michigan

Minimum Plus Plus

In- Internal Maximum Upside Grand

All New and Rehab Building Formats Migration Migration Subtotal Intercept Total

Traditional Houses, Cottages (for-sale) 10 20 30 3 33

Duplexes, ADUs, Studios, Efficiencies 20 40 60 6 66

Fourplexes like Rehabs above Retail 26 52 78 8 86

Sixplexes like Small Townhouses 36 72 108 12 120

Twelveplexes like Walkups, Urban Lofts 48 96 144 24 168

TOTALS 140 280 420 53 473
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Language Spoken at Home | Hamtramck
A geographic comparision of the primary language spoken at home, ages 5+.

Underlying data based on the American Community Survey with five year estimates through
2017.  Analysis and exhibit prepared by LandUseUSA | Urban Strategies © on behalf of the City
of Hamtramck, 2019.
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The English Language Only
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Primary Language Spoken at Home
Estimated Population Ages 5+

The City of Hamtramck

Chinese, Hmong, Asian
French, Italian, Germanic
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Place of Birth | Hamtramck
A geographic comparision of the native country of birth, total population.

Underlying data based on the American Community Survey with five year estimates through
2017.  Analysis and exhibit prepared by LandUseUSA | Urban Strategies © on behalf of the City
of Hamtramck, 2019.
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Place of Birth - Asia | Hamtramck
A geographic comparision of the native country of birth, total population over time.

Underlying data based on the American Community Survey with five year estimates through
2017.  Analysis and exhibit prepared by LandUseUSA | Urban Strategies © on behalf of the City
of Hamtramck, 2019.
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Place of Birth - Europe | Hamtramck
A geographic comparision of the native country of birth, total population over time.

Underlying data based on the American Community Survey with five year estimates through
2017.  Analysis and exhibit prepared by LandUseUSA | Urban Strategies © on behalf of the City
of Hamtramck, 2019.
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American Royalty | A01
Platinum Prosperity | A02
Kids and Cabernet | A03

Picture Perfect Families | A04
Couples with Clout | A05

Jet Set Urbanites | A06
Generational Soup | B07

Babies and Bliss | B08
Family Fun-tastic | B09

Cosmopolitan Achiever | B10
Aging of Aquarius | C11

Golf Carts, Gourmets | C12
Silver Sophisticates | C13

Boomers, Boomerangs | C14
Sports Utility Families | D15

Settled in Suburbia | D16
Cul de Sac Diversity | D17

Suburban Attainment | D18
Full Pocket, Empty Nest | E19

No Place Like Home | E20
Unspoiled Splendor | E21
Fast Track Couples | F22

Families Matter Most | F23
Status Seeking Single | G24

Urban Edge | G25
Progressive Potpourri | H26

Birkenstocks, Beemers | H27
Everyday Moderate | H28

Destination Recreation | H29
Stockcars, State Parks | I30

Blue Collar Comfort | I31
Steadfast, Conventional | I32

Balance and Harmony | I33
Aging in Place | J34

Rural Escape | J35
Settled, Sensible | J36

4

2
1
11
2

1

2
62

4

13
23

80

3
2

82
151

311
1

403

1-36 Lifestyle Clusters | BANGLATOWN

Underlying Mosaic Lifestyle Clusters provided by Experian Decision Analytics through
1Q 2019. Analysis & exhibit prepared by LandUseUSA | Urban Strategies on behalf of the
City of Hamtramck, 2019.

The number of established households living in Banglatown/Campau neighborhoods.

Number of Households
. . .

Better to Upper Incomes
Most are Home Owners

Most are Families
Most are Settled

Includes the City of Hamtramck plus 
most of census tracts 5105 and 5113 
located north of the city (contiguous 
with Detroit's Banglatown  and Campau 
neighborhoods); plus census tracts 5106 
and 5107 located to the east.

Hamtramck plus all Banglatown 
and Campau Neighborhoods

The City of Hamtramck Only



Wired for Success | K37
Gotham Blend | K38

Metro Fusion | K39
Bohemian Groove | K40

Booming, Consuming | L41
Rooted Flower Power | L42

Homemade Happiness | L43
Red, White, Bluegrass | M44

Infants, Debit Cards | M45
True Grit American | N46

Countrified Pragmatic | N47
Rural Southern Bliss | N48

Touch of Tradition | N49
Full Steam Ahead | O50

Digitally Dependent | O51
Urban Ambition | O52
Colleges, Cafes | O53

Striving Single Scene | O54
Family Trooper | O55

Mid-Scale Medley | P56
Modest Metro Means | P57

Heritage Heights | P58
Expanding Horizon | P59

Striving Forward | P60
Humble Beginning | P61
Reaping Rewards | Q62

Footloose, Family Free | Q63
Town Elder, Leader | Q64

Senior Towers | Q65
Daring to Dream | R66

Hope for Tomorrow | R67
Small Town, Shallow Pocket | S68

Urban Survivor | S69
Tight Money | S70
Tough Times | S71

65
1

72

585
7
24

570

121

3
470

48

17
204

778
9
17

785
85

14

2
515

74
2,010

1,042
473

1,012
1

154

37-71 Lifestyle Clusters | BANGLATOWN

SharonWoods@LandUseUSA.com  |  (517) 290-5531  |  www.LandUseUSA.com

Underlying Mosaic Lifestyle Clusters provided by Experian Decision Analytics through
1Q 2019. Analysis & exhibit prepared by LandUseUSA | Urban Strategies on behalf of the
City of Hamtramck, 2019.

The number of established households living in Banglatown/Campau neighborhoods.

Number of Households
. . .

Low Incomes (Q, R, S)
Market Rate Incomes (O)

Many Urban Dwellers
Higher Movership Rates 

Many Renters
Includes the City of Hamtramck plus 
most of census tracts 5105 and 5113 
located north of the city (contiguous 
with Detroit's Banglatown  and 
Campau neighborhoods); plus 
census tracts 5106 and 5107 located 
to the east.

Hamtramck plus all 
Banglatown and Campau 
Neighborhoods

The City of Hamtramck Only



Half of all Lifestyle Clusters | Nationwide

A01 – J36 | Better-to-Upper Incomes

A01 | American Royalty - Wealthy influential couples and families in prestigious communities - Suburbs.

A02 | Platinum Prosperity - Wealthy and established empty-nesting couples - Suburbs.

A03 | Children & Cabernet - Prosperous, middle-aged married couples focused on their children's lives - Suburbs.

A04 | Picture Perfect Families - Established families of child-raising households in wealthy communities - Suburbs.

A05 | Couples with Clout - Middle-aged childless couples living in affluent areas - Metros.

A06 | Jet Set Urbanites - Mix of affluent singles and couples enjoying diverse neighborhoods - Urban.

B07 | Generational Soup - Affluent couples and multi-generational families, wide range of lifestyles - Suburbs.

B08 | Babies & Bliss - Middle-aged couples with large families and active lives - Suburbs.

B09 | Family Funtastic - Upscale, middle-aged families with busy lives focused on older children - Satellite Cities.

B10 | Cosmopolitan Achievers - Affluent middle-aged, established couples & families, dynamic lifestyles - Metros.

C11 | Aging of Aquarius, Settled - Upscale boomer couples settled in detached houses - Cities, Nearby Suburbs.

C12 | Golf Carts & Gourmets - Upscale retirees & empty-nesters in comfortable golf communities - Urban Edges.

C13 | Silver Sophisticates - Mature, upscale couples & singles in larger detached houses - Suburbs.

C14 | Boomers & Boomerangs - Baby boomer adults with young adult children sharing their house - Suburbs.

D15 | Sports Utility Families - Upscale, multi-generational, middle-aged families, active lifestyles - Outer Suburbs.

D16 | Settled in Suburbia - Upper-middle-income diverse families & empty nesters - Established Suburbs.

D17 | Cul de Sac Diversity - Culturally diverse, middle-aged families settling into emerging communities - Suburbs.

D18 | Suburban Attainment - Upper middle-class couples and families moving to newer communities - Suburbs.

E19 | Full Pockets & Empty Nests - Empty-nesters, discretionary income and sophisticated lifestyles - Most Cities.

E20 | No Place Like Home - Middle-to-upper income, multi-generational households, detached houses - Urban Edges.

E21 | Unspoiled Splendor - Comfortably established baby boomer couples, detached houses - Small Cities, Rural.

F22 | Fast Track Couples - Young, upwardly-mobile couples with active lifestyles - Inner Suburbs.

F23 | Families Matter Most - Young, middle-to-upper income families with active, family-focused lives - Suburbs.

G24 | Status Seeking Singles - Young, upwardly-mobile singles balancing work and leisure - Metros, Urban.

G25 | Urban Edge - Younger, up-and-coming singles living big-city lifestyles - Largest Metros.

H26 | Progressive Potpourri - Mature couples with comfortable and active lives - Suburbs.

H27 | Birkenstocks & Beemers - Middle-to-upper income couples living leisurely lifestyles - Small Cities.

H28 | Everyday Moderates - Multi-cultural couples & families choosing modest lifestyles - Suburbs to Mid-sized Cities.

H29 | Destination Recreation - Middle-aged couples working hard to support active lifestyles - Small Cities, Suburbs.

I30 | Stockcars & State Parks - Middle-income couples & families seeking affordable entertainment - Small Cities.

I31 | Blue Collar Comfort - Middle-income families working solid, blue-collar jobs - Small Cities.

I32 | Steadfast Conventionalists - Conventional Gen-X families in conventional detached houses - Coastal Cities.

I33 | Balance & Harmony - Middle-income families with lively lifestyles - City-Centric Neighborhoods.

J34 | Aging in Place Already - Middle-income seniors established in their homes, preferring to stay - Suburban.

J35 | Rural Escape - Older, middle-income couples & singles, living modestly, comfortably - Small Cities, Rural Edges.

J36 | Settled & Sensible - Older, middle-income, empty nest couples & singles living sensibly - City Neighborhoods.

Original narrative by Experian Decision Analytics with refinements by LandUseUSA | Urban Strategies, with all rights reserved © 2019.



Half of all Lifestyle Clusters | Nationwide

K37 – S71 | Lower-to-Moderate Incomes

K37 | Wired for Success - Young, middle-income singles and couples living socially-active lives - Cities.

K38 | Gotham Blend - Middle-aged, middle-income singles & couples with big city lifestyles - Urban, Large Cities.

K39 | Metro Fusion - Middle-aged singles living active lifestyles with a wide range of backgrounds - Urban.

K40 | Bohemian Groove - Older, unattached singles enjoying settled lives in detached houses - Urban Neighborhoods.

L41 | Booming & Consuming - Older empty nester couples and singles enjoying relaxed lifestyles - Small Cities.

L42 | Rooted Flower Power - Middle-income baby boomer singles & couples, rooted & nearing retirement - Suburban.

L43 | Homemade Happiness - Middle-income baby boomers in detached houses - Small Cities, Rural.

M44 | Red, White, Bluegrass - Middle-income families with diverse household dynamics - Rural.

M45 | Infants and Debit Cards - Young, working families & single parents in small houses - Urban Neighborhoods.

N46 | True Grit Americans - Older, middle-income households located in nation's mid-section - Small Cities, Rural.

N47 | Countrified Pragmatics - Middle-income couples and singles with casual lifestyles - Rural.

N48 | Rural Country Bliss - Middle-income, multi-generational families in the nation's south - Small Cities, Rural.

N49 | Touch of Tradition - Working, middle-aged couples and singles in detached houses - Rural.

O50 | Full Steam Ahead - Young and middle-aged singles on the move forward and upward - Mid-Sized Cities.

O51 | Digital Dependents - Gen-X and Gen-Y singles living digitally-driven lifestyles - Urban.

O52 | Urban Ambition - Gen-Y singles, some with children, moving into urban places - Mid-Sized Cities, Urban.

O53 | Colleges & University Affiliates - Young singles, alumni, recent grads, staff connected to colleges - College Towns.

O54 | Striving Single Scene - Young singles, upwardly mobile, aspiring in early careers - City Centers, Urban.

O55 | Family Troopers - Families & single parents, with current or recent connections to the military - Nationwide.

P56 | Mid-Scale Medley - Middle-aged, moderate-income singles, many starting over - Mid-Sized Cities.

P57 | Modest Metro Means - Moderate-income singles settled in moderate communities - Inner-City Neighborhoods.

P58 | Heritage Heights - Moderate-income singles & families settled in apartments - Urban, Compact Neighborhoods.

P59 | Expanding Horizons - Middle-aged, middle-income families - Border Towns.

P60 | Striving Forward - Moderate-income families & single parents in newer communities - Urban Edges.

P61 | Humble Beginnings - Multi-cultural singles, some with children, starting in apartments - Inner-Cities, Urban.

Q62 | Reaping Rewards - Retired couples and widowed singles living relaxed, quiet lives in detached houses - Suburban.

Q63 | Footloose and Family Free - Older couples and widowed singles living active, comfortable lives - Urban Edges.

Q64 | Town Elders & Leaders - Elders and community leaders settled into small houses and living frugally - Small Cities.

Q65 | Senior Discounts & Towers - Low-income seniors in apartments with some rent assistance - Metros, City Edges.

R66 | Daring to Dream - Aspiring young couples & singles, some with children, just starting out - Inner-City, Urban.

R67 | Hoping Tomorrow - Hopeful, young, single parents with low-incomes, living in apartments - Mid-Sized Cities.

S68 | Small Towns & Shallow Pockets - Older, low-income empty nesters & singles, tight budgets. - Small Satellite Cities.

S69 | Urban Survivors - Older, low-income singles, some with children, settled & living modestly - Urban Neighborhoods.

S70 | Tight Money - Middle-aged, low-income, unattached singles seeking to move upward - Small Cities, Urban Edges.

S71 | Tough Times - Older, low-income singles, struggling to get by, apartments - Inner-Cities, Compact Neighborhoods.

Original narrative by Experian Decision Analytics with refinements by LandUseUSA | Urban Strategies, with all rights reserved © 2019.





Daring to Dream | R66

Young singles and single-parents with lower incomes starting out in city apartments

Daring to Dream households are one of the newest demographic trends in American households, including

the decline of marriage among lower-income couples. These are singles, cohabitating couples, and single

parents of limited means sharing low-rent city apartments. Among of the youngest households in the nation,

more than half are under 35 years old. They do not consider marriage as the only path to forming a family.

These young households have low levels of educational attainment, and their rate of high school dropout is

twice the national average. They tend to have low-paying entry-level jobs and some manage by sharing

apartments to make ends meet. They tend to reside in older transitional neighborhoods scattered across the

country; and most are living in buildings built prior to 1940. There are few amenities other than the

inexpensive rent to entice these young, mobile singles to sink in roots, including nearly 60% have lived at their

address for fewer than three years.

Daring to Dream spend a lot of their free time on the go. They hang out with friends at bars and nightclubs,

head to movies and dance performances and catch a meal at casual restaurants. They’ll kick back at their

apartments to listen to music or throw a dinner party, always on the lookout for a new dish to try or drink to

share. There’s not a lot of money for travel, except for the virtual kind. These 20- and 30-somethings also

enjoy playing video games, computer games and board games. If they want to work out, they’ll bypass the

health club in favor of a pickup game of soccer or basketball in a nearby park.

While their budgets may be tight, Daring to Dream households enjoy shopping, particularly for clothes.

Although they like designer clothes and to keep up with the latest styles, they typically end up in discount

departments stores, looking for chic styles on the clearance racks. Most are getting by without a car, but

they will splurge on electronics. These music fans buy the latest devices to listen to their favorite music,

including the latest in adult contemporary, pop music, and rhythm and blues. These households are

relatively disconnected with traditional media, and a newspaper is rarely delivered to their doorsteps.

With few long-time residents in their neighborhoods, the Daring to Dream households often seem

disconnected from their communities. They don’t often vote or belong to a place of worship. Many simply

want to get ahead, make more money and find a better place to live. They take adult education courses

and talk about advancing their careers.

Original narrative by Experian Decision Analytics with refinements by LandUseUSA | Urban Strategies, with all rights reserved © 2019.





Moderate Medley, Singles | P56

Mid-aged, middle income, single adults and families living in urban areas

Moderate Medley households are both singles and divorcees living in older, city neighborhoods that have

been bypassed for gentrification. These blue-collar laborers often live in worn houses and funky apartments.

Most are mid-aged and a little over half are childless. Their educational profile is a mix of some high school,

some with diplomas and many who have taken some college classes but never graduated. The majority

work at lower-echelon or manual-labor jobs in transportation, food services and construction. Despite their

low incomes, many have managed to buy their homes, which typically were built more than a half-century

ago.

Moderate Medley singles lead unpretentious lifestyles and are happy to take advantage of nearby city

amenities, spending their free time playing pool, going to movies or catching a meal at a fast food joints. On

weekends, they like to go to the lake or play a musical instrument. Because they work long hours, they don’t

spend a lot of time at home, but when they do, they enjoy playing video games and listening to music.

Always in search of opportunities to make extra money, they like to gamble by playing bingo, buying lottery

tickets, and taking buses to the casinos.

Most prefer to shop at nearby stores, typically buying what they need at the moment and ignoring the

designer fashion of high-end boutiques. They shop dollar and value stores, plus discount department stores.

With fewer than half owning cars, they rely on public transit to get to their jobs and downtown

entertainment. They have a moderate tendency to travel domestically, taking vacations by plane or rental

car.

Moderate Medley households regard media as entertainment rather than a vital source of news. They are

more likely than average households to watch a wide variety of television programming. They don’t read

magazines religiously but enjoy content that fuels their aspirations for the home, cars, and travel that they

can rarely afford. They use the internet for entertainment, including gaming and downloading music. They

rarely bank online; in fact, they rarely set foot inside a real-world bank either. These risk-averse households

have few investments and tend to survive by using plastic, including both credit and debit cards are popular

among these households, whereas saving for the future is not.

Recognizing that they have a long way to go in fulfilling their dreams, they say that they want to advance

on the job and make more money. Politically, they tend to lean Democrat. To resonate with Moderate

Medley, brands should use messages that emanate a trendy and elite image - plus a coupon.

Original narrative by Experian Decision Analytics with refinements by LandUseUSA | Urban Strategies, with all rights reserved © 2019.
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Source: Underlying map by Delorme; exhibit prepared by LandUseUSA | UrbanStrategies on behalf of the City of Hamtramck, 2019.
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Census Tracts - High (Above 25)
Census Tracts - Above Average (6.8 to 25)
Census Tracts - Average (1.85 to 6.8)
Census Tracts - Below Average (0.5 to 1.85)
Census Tracts - Low (Below 0.5)
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Spatial Distribution of Steadfast Conventionalists | I32The Cities of Hamtramck, Detroit (part), and Highland Park)



Census Tracts - High (Above 27)
Census Tracts - Above Average (7.2 to 27)
Census Tracts - Average (1.95 to 7.2)
Census Tracts - Below Average (0.53 to 1.95)
Census Tracts - Low (Below 0.53)
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Spatial Distribution of Balance and Harmony | I33The Cities of Hamtramck, Detroit (part), and Highland Park)



Census Tracts - High (Above 40.5)
Census Tracts - Above Average (10.625 to 40.5)
Census Tracts - Average (2.8 to 10.625)
Census Tracts - Below Average (0.73 to 2.8)
Census Tracts - Low (Below 0.73)
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Spatial Distribution of Rooted Flower Power | L42The Cities of Hamtramck, Detroit (part), and Highland Park)



Census Tracts - High (Above 24.5)
Census Tracts - Above Average (6.8 to 24.5)
Census Tracts - Average (1.875 to 6.8)
Census Tracts - Below Average (0.52 to 1.875)
Census Tracts - Low (Below 0.52)
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Spatial Distribution of Digital Dependents | O51The Cities of Hamtramck, Detroit (part), and Highland Park)



Census Tracts - High (Above 27.5)
Census Tracts - Above Average (7.4 to 27.5)
Census Tracts - Average (2 to 7.4)
Census Tracts - Below Average (0.55 to 2)
Census Tracts - Low (Below 0.55)
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Spatial Distribution of Mid-Scale Medley | P56The Cities of Hamtramck, Detroit (part), and Highland Park)



Census Tracts - High (Above 85)
Census Tracts - Above Average (15.5 to 85)
Census Tracts - Average (2.8 to 15.5)
Census Tracts - Below Average (0.51 to 2.8)
Census Tracts - Low (Below 0.51)
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Spatial Distribution of Expanding Horizons | P59The Cities of Hamtramck, Detroit (part), and Highland Park)



Census Tracts - High (Above 69)
Census Tracts - Above Average (20.25 to 69)
Census Tracts - Average (6 to 20.25)
Census Tracts - Below Average (1.775 to 6)
Census Tracts - Low (Below 1.775)
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Spatial Distribution of Daring to Dream | R66The Cities of Hamtramck, Detroit (part), and Highland Park)
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For-Lease Building Formats

Prepared by LandUseUSA | Urban Strategies with permission from the contributors, 2019.

A typology of urban building formats being sought by migrating households.

Below: Building Blocks for Diverse Unit Sizes in Small Multiplexes

Source: Dan Parolek and Opticos Design Group

Developers should diversify the unit sizes within each and every new attached building format. Rents
must not be assigned based on the building format. Rather, they must reflect the unit size first (square
feet and number of bedrooms and bathrooms); unique building and unit amenities; and the location
with walkability and convenient access to shopping, eateries, and other community amenities.

Above: Missing Middle Housing | Urban Infill and Reinvestment



Accessory Dwelling Units | ADU
An introduction to ADU strategies for established residential neighborhoods. 

Source: Jennifer Settle on behalf of the Incremental Development Alliance, 2019. 
Exhibit prepared by LandUseUSA | Urban Strategies with permission from the contributors.

BENEFITS: 1) Generate rental income for primary home owner. 2) Accommodate the 
space needs of multi-generational households. 3) Diversify the mix of incomes and 
tenures within the neighborhoods. 4) Optimize the use of lots and land, with an efficient 
use of existing infrastructure. 5) Ensure compatibility with established detached 
houses in traditional neighborhoods. 6) Provide housing units that share courtyards, 
which helps tenants feel socially connected. 7) Increase choices for low-income renters 
seeking affordably-priced efficiencies and studios. 8) Encourage individual property 
owners to become profitable developers and/or investors. 



NAGEL STREET PILOT SITES: EXISTING CONDITIONS
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NAGEL STREET PROPERTIES: PROPOSED HOUSING
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Precedent Examples | Hamtramck
A qualitative assessment of existing housing formats with attached units.

Urban Lofts
Edwin Street
Hamtramck

 

Lofts over Retail
Jos Campau Ave

Hamtramck
 

Lofts over Retail
Jos Campau Ave

Hamtramck
 

Image source: Most images provided courtesy of www.Apartments.com, 
plus some original photos by LandUseUSA | Urban Strategies, June 2019.
 

Planned Elliot Place
"Mansion-Style Triplex"

Brush Park, Detroit
 

Apartments
Caniff Street
Hamtramck

 

Townhomes
Conant Street
Hamtramck

 

Duplex Houses
Hamtramck

 



Joseph Campau Ave | Hamtramck
Qualitative assessment of downtown building formats, scale, and character.

Image source: All original photos by LandUseUSA | Urban Strategies, June 2019.
 

Downtown 
vacancies are

opportunities for
upper level rehabs

and urban lofts.



BELMONT BUILDING PILOT SITE: PROJECT RENDERING

LOOKING NORTH ALONG JOSEPH CAMPAU AVENUE

BLESSED JOHN PAUL II PARK

FURTHER CONSIDERATION REQUIRED FOR 
HISTORIC TAX CREDIT COMPLIANCE

BELMONT BUILDING



BELMONT BUILDING PILOT SITE: LEVEL 1 OFFICE/RETAIL OPTIONS

LEVEL 1: OPTION B
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BELMONT BUILDING PILOT SITE: LEVELS 2, 3, 4 HOUSING OPTIONS

LEVELS 2, 3, 4: OPTION B
15 RESIDENTIAL UNITS - URBAN LOFTS AND MICRO-UNITS

+/- 7,200 TOTAL LEASEABLE AREA
N


