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Agencies and Resources

The following local and regional agencies administer programs or provide funds
for housing programs and projects:

Beltrami County Housing and Redevelopment Authority
403 4  Street NW, P.O. 906th

Bemidji, MN 56619
Contact: Tim Flathers, Community Development Director
(218) 333-6532

Bemidji Housing and Redevelopment Authority
619 America Avenue NW
Bemidji, MN 56601
Contact: Laura Straw, Director
(218) 444-4522

Headwaters Regional Development Commission
403 4  Street NW, P.O. Box 906th

Bemidji, MN 56619
Contact: Tim Flathers, Community Development Director
(218) 333-6532

Headwaters Housing Development Corporation
403 4  Street NW, P.O. Box 906th

Bemidji, MN 56619
Contact: Aaron Chirpich
(218) 444-4732

Bi-CAP
P.O. Box 579
Bemidji, MN 56601
Contact: Hyacinth Stiffler
(218) 547-3438 

Midwest Minnesota Community Development Corporation
P.O. Box 623
Detroit Lakes, MN 56502
Contact: Arlen Kangas, President
(218) 847-3191 
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Introduction

The Beltrami County Study is an update of the study that was conducted in
2006.  The study can be utilized by the Beltrami County HRA, other housing
agencies, Beltrami County, the Beltrami County cities and the private sector as
follows:

< Provides demographic and housing data, and findings and
recommendations to develop a master housing implementation plan

< Identifies housing needs and gaps in the housing stock

< Supports programs and projects that address housing needs

< Publicizes housing needs

< Provides information for agency/county/city decision-making process

< Assists in identifying the public sector’s role in housing

< Identifies existing housing agencies, programs and projects

< Assists in obtaining grants/funding

< Provides housing strategies and recommendations

< Mobilizes developers, builders and housing agencies

This section provides the following information and data for Beltrami County:

< Summary of demographic and housing data

< Summary of housing recommendations for Beltrami County cities

< Beltrami County HRA’s role in addressing Beltrami County’s housing
needs

< Addressing Minnesota Housing Partnership’s Affordable Housing and
Sustainability Criteria

Beltrami County is located in Northern Minnesota approximately 40 miles south
of the Canadian border and shares its boundary with nine other counties. 
Portions of the Leech Lake and Red Lake Reservations are in Beltrami County.

Beltrami County has 44,442 people and 16,846 households.  This is a gain of
4,792 people and 2,509 households since 2000.  Bemidji, the county seat, has
13,431 people and 5,339 households.

Beltrami County is a tourism and recreation destination with many lakes, trails,
etc.  The county also has many excellent manufacturing firms and a liberal arts
college.
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Summary of Demographic
and Housing Data
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Beltrami County Demographic Data Summary

The following table provides a summary of the population, household, tenure and income data for Beltrami

County, Bemidji, Blackduck, Kelliher and the Red Lake Reservation.  For comparison, 2000 and 2010 data is

included in the table.  The data was obtained from the U.S. Census. 

Beltrami County Demographic Data Summary

City Population

2000/2010

Households

2000/2010

Average

Household

Size

2000/2010

Population Growth

Projections

2010 to 2015

Household Growth

Projections 2010

to 2015

Household

Tenure 2010
(owner/%

renter/%)

Median

Household

Income 2010

Bemidji 11,917/13,431

+12.7%

4,669/5,339

+14.3%

2.22/2.18 430 to 562

86 to 112/year

257 to 272

51 to 54/year

2,566/48.1%

2,773/51.9%

$31,475

Blackduck 696/785

+12.8%

304/338

+11.2%

2.14/2.22 18 to 50

4 to 10/year

18 to 19

5/year

195/57.7%

143/42.3%

$27,778

Kelliher 294/262

-10.9%

121/122

+0.08%

2.19/2.15 -14 to -16

-3/year

+1 to -4

0 to -1/year

75/61.5%

47/38.5%

$22,875

Red Lake

Reservation

5,162/5,896

+14.2%

1,357/1,757

+29.5%

3.77/3.31 419 to 875

84 to 175/year

259 to 365

52 to 73/year

1,100/62.6%

657/32.4%

$30,205

Beltrami

County

39,650/44,442

+12.1%

14,337/16,846

+17.5%

3.77/3.31 1,648 to 2,407

330 to 481/year

755 to 1,150

151 to 230/year

11,857/70.4%

4,989/29.6%

$43,394

Source: U.S. Census, American Community Survey 
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Beltrami County Cities Housing Data Summary

The following table provides a summary of housing data for Bemidji, Blackduck and Kelliher.  For comparison,

several housing categories also provide data from previous years.  The data was obtained from the U.S. Census,

and from city and county records.  The housing data assists in developing housing strategies and

recommendations in addressing housing needs.

Housing Data Summary

City

Median Detached

Home Sales Price
(Based on recent sales)

Good Existing Home

Sales
(Based on recent sales)

Vacant Housing

Units

2000/2010

Home

Foreclosures

2006-2011

Housing units constructed 

2000 to 2005/

2006 to 2011

Bemidji $119,600 126 163/201 234 462/314

Blackduck $94,600 9* 14/17 22 30/45

Kelliher $34,500 3* 6/14 8 7/5

Source: U.S. Census, Beltrami County, Beltrami County cities
* 24-month sales sample
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Summary of Housing
Recommendations for
Beltrami County Cities
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Following is a summary of the housing recommendations that have been made for
Bemidji, Blackduck and Kelliher for the next five years.  The recommendations are
divided into five categories:

< Rental housing development
< Home ownership
< Single family new construction
< Housing rehabilitation
< Other housing initiatives

Readers are encouraged to review the detailed recommendations contained in
each city section to better understand the specific findings and research that were
used in making these recommendations. 

Rental Housing Development

In recent decades, it has been difficult to produce new rental housing units that
are viewed as “affordable” when compared to existing rental housing.  A number
of factors including federal tax policy, state property tax rates, high construction
costs and a low rent structure, have all contributed to the difficulty in developing
rental housing in most Minnesota communities.

Demand for new rental housing units is typically generated from three factors:

< Growth from new households
< Pent-up demand from existing households
< Replacement of lost units
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The following table provides a concise summary of the rental housing development recommendations made for

Bemidji, Blackduck and Kelliher for the next five years.

Rental Housing Development

Bemidji Blackduck Kelliher Total

Develop general occupancy

market rate units

120-140 units 6-8 units 6-8 units 132-156 units

Develop subsidized/

tax credit units

120-128 units 0 units 0 units 120-128 units

Develop senior

independent units

0 units 0 units 0 units 0 units

Develop senior with

services units

0 units 0 units 0 units 0 units

Develop mixed-use

downtown project

35-45 units
Part of, not in addition to,

general occupancy and

subsidized/tax credit unit

recommendation

0 units 0 units 35-45 units

Total 240-268 units 6-8 units 6-8 units 252-284 units
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Home Ownership

Expanding home ownership opportunities is one of the primary goals for most
cities.  High rates of home ownership promote stable communities and
strengthen the local tax base.

Bemidji

< Utilize and promote home ownership programs
< Develop a purchase/rehabilitation program
< Develop a Lease to Purchase Program
< Promote employer involvement in home ownership programs

Blackduck

< Utilize and promote home ownership programs
< Partner with the County HRA to offer a local downpayment assistance

program

Kelliher

< Utilize and promote home ownership programs
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Single Family New Construction

Beltrami County cities experienced significant single family home construction in
the first half of the past decade.  However, single family housing construction
has slowed over the past several years.

The single family new construction recommendations for each city are as
follows:

Bemidji

< Market lot availability and development opportunities
< Projected that 20 to 25 housing units will be constructed annually

< Promote townhouse, twin home and cooperative housing development
< Coordinate with agencies/nonprofits that develop affordable housing
< Monitor the development of another affordable subdivision

Blackduck

< Develop a six to eight lot subdivision
< Continue cooperation with agencies/nonprofits that develop affordable

housing
< Develop home ownership and new construction incentive programs

Kelliher

< Support new single family housing construction
< Continue housing incentive programs
< Develop relationships with housing agencies and nonprofit groups that

construct affordable housing
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Housing Rehabilitation

The Beltrami County cities have an asset in their existing housing stock. 
Existing units now and in the future, will represent the large majority of the
affordable housing opportunities.  Investment in housing rehabilitation activities
will be critical to offering affordable housing opportunities in the future.

Following is the housing condition analysis for the Cities of Blackduck, Kelliher,
and Solway, and the Townships of Wilton, Lammers and Eckles in Beltrami
County.  A housing condition analysis was not conducted in Bemidji.

Housing Condition Analysis

City Sound Minor Repair Major Repair Dilapidated Total

Blackduck 105/50.2% 58/27.8% 40/19.1% 6/2.9% 209

Kelliher 34/36.5% 36/38.7% 14/15.1% 9/9.7% 93

Solway 5/17.9% 12/42.8% 17/25% 4/14.3% 28

Wilton 15/26.8% 21/37.5% 17/30.4% 3/5.3% 56

Lammers Twp. 22/28.5% 34/44.2% 18/23.4% 3/3.9% 77

Eckles Twp. 31/32.3% 41/42.7% 18/18.8% 6/6.2% 96

Total 212/37.9% 202/36.2% 114/20.4% 31/5.5% 559

Note: The Lammers and Eckles Township housing condition surveys were a sample and did not
include all of the homes in each township.

The specific recommendations that have been made for Bemidji, Blackduck and
Kelliher are as follows:

Bemidji
< Promote rental housing rehabilitation programs
< Promote owner-occupied housing rehabilitation programs
< Develop a neighborhood revitalization program
< Continue the Rental Housing Inspection Program

Blackduck
< Promote rental housing rehabilitation programs
< Promote owner-occupied housing rehabilitation programs
< Continue the Rental Inspection Program

Kelliher
< Promote rental housing rehabilitation programs
< Promote owner-occupied housing rehabilitation programs
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Other Housing Initiatives

In addition to the rental housing development, home ownership, new single
family construction and housing rehabilitation recommendations, additional
housing initiatives have been recommended for Bemidji, Blackduck and Kelliher.

Bemidji

< Consider the submission of an application for Minnesota Small Cities
Development Program funds

< Continue to acquire and demolish dilapidated structures
< Create a plan and continue coordination among housing agencies
< Develop a City of Bemidji New Construction Incentive Program
< Consider a mobile home park improvement program
< Coordinate the development of housing for people with developmental

and physical disabilities
< Housing recommendations for Bemidji’s Downtown Business District
< Address housing needs for the homeless

Blackduck

< Consider the submission of an application for Minnesota Small Cities
Development Program funds

< Continue employer involvement in housing programs
< Acquire and demolish dilapidated structures
< Consider a mobile home improvement program
< Create a plan and continue coordination among housing agencies
< Promote commercial rehabilitation and development

Kelliher

< Continue to apply for Minnesota Small Cities Development Program funds
< Acquire and demolish dilapidates structures
< Create a plan and continue coordination among housing agencies
< Promote commercial rehabilitation and commercial development
< Develop strategies to address Kelliher’s current housing issues
< Promote the mobile home park as an affordable housing option
< Undertake infrastructure improvements
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Beltrami County HRA’s
Role in Addressing

Beltrami County Housing Needs
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Beltrami County HRA’s Role
in Addressing the County’s Housing Needs

The Beltrami County HRA, by Minnesota State Statue 469.001, has the
statutory authority to undertake housing projects including housing
rehabilitation, housing development, redevelopment projects, housing
acquisition, etc.

The HRA has the statuary powers to utilize interest reduction programs, loan
and grant programs, tax increment financing, general obligation and revenue
bonds, etc. to finance housing projects and programs.

The Beltrami County HRA’s role is to:

< Provide a sufficient supply of adequate, safe and sanitary dwellings in
order to protect the health, safety and welfare of the citizens of the
County

< To clear and redevelop blighted areas
< To perform duties according to comprehensive plans
< To remedy the shortage of housing for low and moderate income

residents
< To redevelop blighted areas, in situations in which private enterprise

would not act without government participation or subsidies

There are several housing agencies operating in Beltrami County. Most of these
agencies have expertise in implementing specific housing projects and
programs. Housing agencies in Beltrami County, either by tradition or through a
more formal authorization, have their niche in addressing housing needs. This
arrangement of providing housing programs and projects has been successful in
Beltrami County. However, as stated throughout this housing study, there are
still many housing needs in Beltrami County that can be addressed. The
Beltrami County HRA with its statuary powers and jurisdictional authority is in
an excellent position to continue to address many of Beltrami County’s housing
needs.

The Beltrami County HRA has the opportunity to continue to initiate and
coordinate housing programs and projects countywide, which may be more cost
effective and efficient to administer and implement.  Also, the Beltrami County
HRA can continue to assist Beltrami County cities that don’t have an existing
HRA.
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Following are recommendations regarding the Beltrami County HRA’s role in
addressing Beltrami County’s housing needs. Please note that our
recommendations are intended to be a guide and many factors including the
roles of other housing agencies, financing, staffing and a variety of other factors
will modify our recommendations during the implementation phase of
addressing Beltrami County’s housing needs.

Develop a Housing Implementation Plan

The Beltrami County Housing Study provides many recommendations for the
cities in the County. These recommendations are based on many factors
including projected household growth, the existing housing inventory,
household incomes, existing housing projects and programs, etc.

The next step in the process is to develop a plan based on the study
recommendations. The Beltrami County HRA could take the lead in developing
the plan. The plan should include the following:

< Review recommendations
< Prioritize recommendations
< Identify roles and responsibilities of agencies and stakeholders
< Identify funding sources
< Develop a time line

Assist with Rental Housing Development

The housing study recommends the development of an additional 282 to 329
rental units in Beltrami County over the next five years. Many of these rental
units will be developed by the private sector or a nonprofit organization.
However, the development of some of these units will require public sector
assistance. The Beltrami County HRA may be the housing agency in the best
position to assist with developing additional rental units or coordinating with
area housing agencies to develop rental units.

Revitalize Beltrami County Cities Housing Stock and Neighborhoods

The housing conditions in Beltrami County cities are a concern. It is
recommended that a high priority for the Beltrami County HRA and area
housing agencies should be to assist the cities with the preservation and
rehabilitation of their housing stock. A Revitalization Plan could be developed for
each city.
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The plan could include a variety of strategies, projects and programs including:

< Owner-occupied Rehabilitation (SCDP, MHFA, Weatherization Funds)
< Rental Rehabilitation (SCDP, MHFA funds)
< Acquisition / Demolition of dilapidated structures
< In-fill new construction (MHFA, TIF, SCDP funds)
< Home ownership programs (Lease to purchase, Purchase/Rehab, local

purchase/rehab program)
< Home Buyer Assistance Programs (Down payment Assistance, low

interest loans, gap financing,  homeowner training, etc.)
< Public projects (streets, utilities, parks, etc.)

The Revitalization Plan should include time lines, responsible city staff or
housing agency, funding sources, etc. It is anticipated that the revitalization of
Beltrami County’s housing stock will be an on going and long term project.

Assist with Housing Rehabilitation

Housing rehabilitation has been identified as a major need in Beltrami County.
There are programs that are currently addressing this need and Beltrami
County cities have applied for SCDP and MHFA funds in the past to rehabilitate
homes.  There are also additional funding sources that could be maximized
including Rural Development and Federal Home Loan Bank funds.

During the past funding cycle, an SCDP application was submitted for funds to
rehabilitate housing in the Cities of Wilton and Solway, and the Townships of
Lammers and Eckles.  There are significant housing needs in these two cities
and two townships as well as in other jurisdictions throughout the County.

The Beltrami County HRA should continue its role in accessing these funds by
coordinating the efforts of the cities and area housing agencies.  Also, the HRA
can encourage and coordinate joint applications among Beltrami County cities.

Provide Home Ownership and Home Buyer Assistance Programs

Expanding home ownership opportunities should be one of the primary goals of
Beltrami County cities.  Beltrami County cities have a supply of affordable
housing, which is an important factor in encouraging home ownership.

The Beltrami County HRA and area housing agencies can assist the cities with
developing programs that will assist households with purchasing a home
including purchase/rehabilitation, down payment assistance, low interest loans,
gap financing, home ownership training, etc.
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Currently, the Beltrami County HRA administers two downpayment assistance
programs.  One program is countywide with a portion of the funds targeted to
northeast Beltrami County.  The second program is funded by Beltrami County
and serves northwest Beltrami County.  The Beltrami County HRA is the fiscal
agent for this program.

Monitor Subsidized Housing Projects to Prevent the Opt-Out Option

Some of the subsidized rental housing stock in Beltrami County is privately
owned. In some communities in the State of Minnesota, privately owned
subsidized rental housing has been lost as owners have the ability to opt-out of
subsidy contracts after their original obligations have been met. This often
occurs in communities with low vacancy rates, where owners see the potential
to convert subsidized housing to market rate housing in response to demand for
units. Subsidized rental housing that is lost cannot be cost-effectively replaced
with the low income housing production resources that are available today.

The Beltrami County HRA should check with the Minnesota Housing Finance
Agency, on an ongoing basis, to determine if any Beltrami County subsidized
housing projects are considering the option to drop their subsidy contract.  

If a project is identified as potentially opting-out of its subsidized contract, the
Beltrami County HRA could consider purchasing the project, or working with a
developer to purchase the project, in an effort to keep the units in the
subsidized rental housing stock, as subsidized housing is very difficult to
replace, once it is lost from the existing housing stock.

Continue to Develop Local Housing Assistance and Leverage Programs

State and federal agencies and nonprofit organizations provide funding for
housing projects and programs.  However, there is often fierce competition for
the funds and the funds come with many rules and regulations.

There are opportunities to develop local programs for down payment
assistance, housing rehabilitation, new construction incentives,
acquisition/demolition, purchase/rehabilitation, low write-downs, etc.
There may also be an opportunity to purchase foreclosed or tax forfeited lots
for future development.

Grant applications are also enhanced when local funds are utilized to leverage
grant funds.  It is recommended that the Beltrami County HRA utilize levy funds
to create local housing programs and to leverage grant funds.
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Addressing MHP’s Affordable Housing
and Sustainability Criteria

The Beltrami County Housing Study was partially funded with Minnesota
Housing Partnership (MHP) funds.

MHP funds are awarded based on the following criteria:

< Project or activity will result in the creation or preservation of affordable
housing

< Project or activity will produce, provide or preserve affordable housing
< Evidence of community support and partnerships to collaboratively

address housing needs
< Communities integrate affordable housing programs with sustainability

strategies

The recommendations of this study address MHP’s criteria as follows:

< Construction of 120 to 128 affordable rental units in Bemidji over the next
five years

< Development of a 35 to 45-unit mixed use housing/commercial project in
Downtown Bemidji

< Encourage infill housing (owner and rental) in existing neighborhoods
< Develop neighborhood revitalization programs in Beltrami County cities
< Implement rental and owner-occupied rehabilitation programs
< Acquire and demolish dilapidated structures
< Consider the development of a facility for chronic inebriates
< Utilize programs that assist low/moderate income households with

purchasing a home
< Assist emerging markets with purchasing a home
< Promote employer involvement in developing housing programs and

projects
< Work with housing agencies and nonprofits to develop affordable housing
< Rehabilitate and develop housing in existing Downtown buildings
< Develop new rental housing projects in the Downtown area
< Based on the Housing Study recommendations, develop a housing plan

and work with housing agencies, nonprofits and the private sector to
implement the housing plan.
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Bemidji in Comparison

This Section utilizes several housing and income indicators to compare Bemidji
with selected Cities within the State.  Each of the Cities selected for the
comparison were within 700 people for total population, according to the 2010
Census.  Each of the Cities were located in Greater Minnesota, and were not
part of a larger Metropolitan Statistical Area.  Each of the communities also had
some post-secondary students within the City.

The Cities used for comparison were:

< Brainerd
< Fergus Falls
< Marshall

< New Ulm
< Worthington

Sources of Information

The majority of the comparison data was obtained from the Census Bureau,
either from the 2010 Census or the 2010 American Community Survey.  The
American Community Survey provides annual estimates based on sampling
data.  Employment related information was obtained from the Minnesota
Department of Employment and Economic Development.

The indicators selected for comparison include:

Population Data

< Total Population - 2010
< Total Population Percent Change - 2000-2010
< Total Households - 2010
< Total Households Percent Change - 2000-2010
< Average Number of Persons per Household - 2010
< Median Age - 2010
< Percent of Population Attending College/Graduate/Professional School
< Percent of Population that are Racial/Ethnic Minority

Income/Employment Data

< Median Household Income - 2010
< Median Household Income Increase - 2000-2010
< Average Annual Wage All Industry - 2011
< Unemployment Rate - 2011
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Housing Data and Cost Information

< Median Value of Owner-Occupied Units - 2010
< Median Owner-Occupied Housing Cost as Percent of Income - 2010
< Median Gross Rent - 2010
< Median Gross Rent as Percent of Income - 2010
< Tenure (percent owner/percent renter) - 2010
< Median Year Structure Built Owner-Occupied 
< Median Year Structure Built Renter-Occupied
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Comparison of Basic Demographic Data

Table 1 Basic Demographic Data

Bemidji Marshall Brainerd New Ulm Fergus Falls Worthington

Total Population - 2010 13,431 13,680 13,590 13,522 13,138 12,764

Rank (largest = #1) 4 1 2 3 5 6

Total Population Percent Change 2000-2010 12.7% 7.4% 3.1% -0.5% -2.5% 13.6%

Rank (largest % = #1) 2 3 4 5 6 1

Total Households - 2010 5,339 5,394 5,851 5,732 5,814 4,458

Rank (largest = #1) 5 4 1 3 2 6

Total Households % Change 2000-2010 14.3% 9.8% 4.1% 4.3% 3.2% 3.4%

Rank (largest % = #1) 1 2 4 3 6 5

Persons Per Household - 2010 2.18 2.36 2.23 2.20 2.15 2.79

Rank (largest = #1) 5 2 3 4 6 1

Median Age - 2010 27.1 29.7 32.2 41.4 43.4 33.5

Rank (youngest = #1) 1 2 3 5 6 4

% of Population in College/Graduate School 23.0% 16.3% 5.6% 11.9% 4.2% 6.1%

Rank (largest % = #1) 1 2 5 3 6 4

% Minority Population 19.5% 16.7% 7.6% 3.4% 5.5% 48.9%

Rank (largest % = #1) 2 3 4 6 5 1

Source: 2010 U.S. Census; 2010 American Community Survey; Community Partners Research, Inc.

< Based on the comparison population data, Bemidji has experienced more population growth than most of

the comparison cities.  Between 2000 and 2010, the City’s population increased by 12.7%.  Worthington

was the only comparison city to have a faster population growth rate during the last decade, at 13.6%.
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< Bemidji ranked first for percentage household growth.  Between 2000 and 2010, the percentage increase

exceeded 14%.  None of the other comparison communities had a household growth rate above 10%.

< Bemidji had a relatively small average household size among the comparison communities, at 2.18

persons.  A larger average household size typically is an indication of a large number of children in the

population, while a small size often indicates a lager number of senior citizens.  Worthington had the

largest average household size at 2.79 persons, while only Fergus falls had a smaller household size than

Bemidji.   

< Bemidji did have the youngest median age of all the communities analyzed.  However, the City also had

the largest percentage of the population that was attending college or other post-secondary education. 

The younger median age is probably a reflection of the large student population in the City.

< Bemidji had the second highest percentage of racial and ethnic minorities within the total population.

Only Worthington, with nearly 49% minorities, had a smaller percentage of White, non-Hispanic

residents in the City.
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Comparison of Income and Housing Costs

Table 2  Income and Housing Cost Data

Bemidji Marshall Brainerd New Ulm Fergus Falls Worthington

Median Household Income - 2010 $31,475 $42,685 $29,458 $45,603 $37,872 $40,703

Rank (highest = #1) 5 2 6 1 4 3

Median Income % Increase 2000-2010 14.3% 13.5% 11.3% 15.3% 20.9% 13.9%

Rank (largest % = #1) 3 5 6 2 1 4

Average Annual Wage - 2011 $33,228 $37,180 $35,412 $32,968 $35,568 $33,696

Rank (highest = #1) 5 1 3 6 1 4

Unemployment Rate - 2011 12.4% 3.7% 13.9% 5.6% 7.0% 5.3%

Rank (lowest % = #1) 5 1 6 3 4 2

Source: 2010 American Community Survey; 2000 U.S. Census; MN Dept. of Employment and Economic Development;  Community
Partners Research

< Bemidji had the second lowest median household income of the comparison cities, according to the 2010

American Community Survey.  New Ulm had the highest median household income, while only Brainerd 

had a median household income that was lower than Bemidji’s.  

< In terms of income growth between the 2000 Census and the 2010 American Community Survey,

Bemidji ranked near the middle of the group with an increase of 14.3%.  The largest percentage income

growth occurred in Fergus falls over the last decade.

< Based on annual data from the Quarterly Census of Employment and Wages (QCEW), the annual average

wage for all industry in Bemidji was lower than most of the comparison communities.  Only New Ulm had

a lower average annual wage in 2011.  

< Bemidji had the second highest unemployment rate for the year 2011, with only Brainerd having a

higher rate.
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Comparison of Housing Data and Information

Table 3 Housing Data and Cost Information

Bemidji Marshall Brainerd New Ulm Fergus Falls Worthington

Median Value of Owner Units $119,300 $149,700 $124,800 $124,400 $112,200 $101,100

Rank 4 1 2 3 5 6

Median Owner Housing Costs as % of Income 19.7% 17.9% 21.2% 18.4% 18.4% 17.5%

Rank (lowest % = #1) 5 2 6 3T 3T 1

Median Gross Rent $568 $531 $561 $508 $511 $570

Rank 5 3 4 1 2 6

Median Gross Rent as % of Income 29.8% 29.3% 29.8% 26.9% 29.6% 28.9%

Rank (lowest % = #1) 5T 3 5T 1 4 2

Tenure - % Owner 48.1% 53.3% 51.4% 75.1% 63.8% 63.0%

Rank (highest % = #1) 6 4 5 1 2 3

Tenure - % Renter 51.9% 46.7% 48.6% 24.9% 36.2% 37.0%

Rank (lowest % = #1) 6 4 5 1 2 3

Median Year Built - Owner 1969 1971 1954 1960 1963 1958

Rank (newest = #1) 2 1 6 4 3 5

Median Year Built - Renter 1976 1973 1970 1972 1972 1971

Rank (newest = #1) 1 2 6 3T 3T 5

Source: 2010 American Community Survey; 2010 U.S. Census; Community Partners Research, Inc.

< The median owner-occupied home value in Bemidji was near the middle among the comparison cities,

according to the 2010 American Community Survey.  Marshall had the highest home value and

Worthington had the lowest.
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< The median value for all owner-occupancy homes in Bemidji was $119,300 in 2010, near the middle of

the comparison communities.  The American Community Survey also provided a comparison of income to

housing costs.  For Bemidji, the median percentage of annual income spent on home ownership was

19.7%.  Although this was a relatively low percentage of income needed for housing, it was high among

the comparison Cities.  

< The median gross rent in Bemidji was the second lowest among the comparison Cities. However, the

median percentage of annual income spent on rental housing was 29.8%.  Among the comparison cities,

Brainerd and Bemidji renters had to apply the largest percentage of their income to housing costs.  The

goal for affordable housing is to apply less than 30% of income for housing costs.  

< The rate of home ownership in Bemidji was the lowest of the comparison communities, as most

households in the City were renters in 2010.  New Ulm had the highest rate of owner-occupancy, with

more than 75% of households owning their unit.

< Although Bemidji had a high rate of renter-occupancy when compared to this specific group of cities, it is

also appropriate to look at renter rates in other communities with large student populations.  For

example, the rental rate in 2010 in other regional communities with large universities was as follows:

Mankato - 46.4%, Winona - 41.3%, St. Cloud - 46.6%, Fargo - 54.2%, Brookings, SD - 52.9%, and

Duluth - 39.6%. 

< The housing stock in Bemidji was estimated to be relatively new, according to the American Community

Survey.  The median year of construction for owner-occupancy units was 1969, the second newest

among the comparison cities.  Bemidji also had the newest rental housing, with the estimated year of

construction at 1976 for rental units.
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Demographic Data Overview

Sources of Data

The following pages contain demographic data obtained from a variety of local,
state and national sources.  For most demographic data, we have relied on the
U.S. Census Bureau information that has been released from the 2010 Census. 
To supplement the decennial Census, the Census Bureau has created the
American Community Survey, an annual sampling of households. The American
Community Survey does provide detailed demographic characteristics. 
However, because the American Community Survey is an estimate based on
sampling data, there is a margin of error that exists for each estimate. The
following tables incorporate the 2010 Census data, when available, or the
American Community Survey data. The American Community Survey estimates
were derived from five-year sampling, obtained between 2006 and 2010.

Market Area Definition

In addition to demographic data for Bemidji, we have provided information for a
primary market area that immediately surrounds the City.  Referred to in this
Study as the Market Area, it includes Cities and Townships from the Counties of
Beltrami and Hubbard. The Market Area largely reflects the borders of the
Bemidji School District.  However, in some cases, only a portion of an individual
Township is within the School District.  In these instances, we have included the
entire Township within our Market Area aggregation, so our Market Area will be
slightly larger than the School District boundaries.

The specific jurisdictions in Beltrami County include the Cities of Bemidji,
Solway, Turtle River and Wilton; and the Townships of Alaska, Bemidji, Buzzle,
Eckles, Durand, Frohn, Grant Valley, Jones, Lammers, Liberty, Maple Ridge,
Nebish, Northern, Port Hope, Roosevelt, Sugar Bush, Ten Lake, Turtle Lake and
Turtle River.  Hubbard County jurisdictions include the Townships of Farden,
Fern, Guthrie, Hart Lake, Helga, Lake Hattie, Rockwood and Schoolcraft.  

The Market Area, as defined in this Study, represents the primary area for
housing activity in Bemidji.  It is recognized that Bemidji serves as a regional
center for a large area in northern Minnesota, and some potential demand will
come from jurisdictions that are outside of this primary Market Area.  This is
especially true for highly specialized types of housing.  However, some of the
smaller cities that are reasonably close, including Bagley, Blackduck, Cass Lake,
Walker and Park Rapids also provide multiple housing options for area
residents, and compete directly with Bemidji for residents that live outside of
the primary Market Area. 

For some demographic items we have included information for all of Beltrami
County.  
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Population Estimates and Trends

Table 1 Population Trends  - 1980 to 2010

1980
Population

1990
Population

2000
Population

% Change
1990-2000

2010
Population

% Change
2000-2010

Bemidji 10,949 11,245 11,917 6.0% 13,431 12.7%

Market Area 26,116 29,300 33,715 15.1% 38,364 13.8%

Beltrami Co. 30,982 34,384 39,650 15.3% 44,442 12.1%
Source: U.S. Census Bureau             

< The 2010 U.S. Census Bureau’s population data was released in March,
2011.  The City of Bemidji’s population has increased from 2000 to 2010. 
The 2010 Census reports that Bemidji’s population was 13,431 in 2010. 
This is a 1,514-person gain since 2000, which is a 12.7% increase.  Some
of the population growth since 2000 has been due to annexation activity.

< The 2010 population for all of Beltrami County was 44,442.  This is a gain
of 4,792 people, which is a 12.1% population increase since 2000.

< The 2010 population for the Market Area is 38,364.  This is a gain of
4,649 people since 2000, which is an 13.8% increase.

< In the 2006 Study, it was estimated that in 2010, Bemidji’s population
would be between 12,703 and 13,810, the Market Area’s population
would be 38,499 to 39,544 and Beltrami County’s population would be
between 45,040 and 46,426.  Based on the 2010 U.S. Census, the
Bemidji estimate was accurate and the Market Area and Beltrami County
estimates were slightly high.
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Group Quarters Population

The City of Bemidji has a relatively large group quarters population.  All
persons not living in households are classified by the Census Bureau as living in
group quarters.  Two general categories of persons in group quarters are
recognized: 1) institutionalized persons, and 2) other persons in group
quarters, also referred to as “non-institutional group quarters”.

Table 2 Bemidji Group Quarters Population Trends - 1980 to 2010

1980
Population

1990
Population

2000
Population

% Change
1990-2000

2010
Population

% Change
2000-2010

Bemidji 2,041 1,668 1,532 -8.2% 1,792 17.0%

Source: U.S. Census

< Bemidji’s group quarters population had been in decline from 1980 to
2000.  However, the 2010 U.S. Census shows that the City’s group
quarters population has increased by 260 people between 2000 and
2010. 

Table 3 Bemidji Group Quarters by Residence - 2000 to 2010

Residence Type 2000
Population

2010
Population

Change
2000-2010

Institutionalized Persons

Correctional Institutions 81 87 6

Nursing Homes 214 193 -21

Other Institutions 67 86 19

Non-Institutionalized

College Dormitories 1,039 1,261 222

Other non-institutional group quarters 131 165 34
Source: U.S. Census

< Between the 2000 Census and the 2010 Census, there was not a
significant change in the make-up of the City’s group quarters population,
with the exception of college dormitories, which gained 222 people. 
There was a decline in the number of people living in nursing homes, but
some increase in the number of people residing in correctional
institutions, other institutions and other non-institutional group quarters. 
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Population Projections

To plan for future housing needs and issues, it is necessary to project future
population growth.  The following table presents population projections using
three different sources.  The 10-year growth trend is based on the rate of
change between 2000 and 2010, using the 2010 Census and projects this rate
of growth forward between 2010 and 2015.  The 20-year growth trend uses the
same methodology, but calculates an annual growth rate from the 1990 and
2010 Census data.  The third projection is from Community Partners Research
and is based on population growth and housing units constructed over the past
five years, which incorporates the impact the downturn in the economy has had
on the local housing market and ultimately population growth. 

Table 4 Population Projections Through 2015

2010
Population

2015 Projection
from 10-year
growth trends

2015 Projection 
from 20-year
growth trends

2015 Projection
Community Partners

Research, Inc.

Bemidji 13,431 14,284 14,084 13,861 to 13,993

Market Area 38,364 41,009 41,331 N/A

Beltrami Co. 44,442 47,128 47,692 46,090 to 46,849

Source: U.S. Census; Community Partners Research, Inc.

< The population projected from the 10-year growth rate for Bemidji,
estimates the City’s population to be 14,284 in 2015, which is an increase
of 853 people.  The projection based on the 20-year growth rate
estimates the population to increase by 653 people from 2010 to 2015. 
It is somewhat difficult to project future population for the City of Bemidji
because of annexation activity.  There has been significant population
change since 2000 based on annexation. 

< The 10-year and 20-year growth trend projections for Beltrami County
estimate an increase of between 2,686 and 3,250 people by the year
2015.

< The Bemidji Market Area is projected to gain between 2,645 and 2,967
people by 2015 based on 10-year and 20-year growth trends.

< Community Partners Research, Inc.’s population projection based on five-
year trends is more conservative than 10-and 20-year trend projections
and reflects the downturn in the housing economy.  Community Partners
Research, Inc., estimates that Bemidji’s population will be between
13,861 and 13,993 and Beltrami County’s population will be between
46,090 and 46,849 in 2015.
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Population By Age

The following table compares populations by age in 2000 and 2010, along with
the percentage changes for the City of Bemidji and Beltrami County. 

Table 5  Persons by Age - 2000 - 2010

Age
City of Bemidji Beltrami County

2000 2010 % Change 2000 2010 % Change

 0-19 3,361 3,709 10.4% 13,113 13,065 -0.04%

20-24 2,133 2,473 15.9% 3,788 4,541 19.9%

25-34 1,440 1,881 30.6% 4,464 5,458 22.3%

35-44 1,295 1,025 -20.8% 5,540 4,448 -19.7%

45-54 1,165 1,217 4.5% 4,973 5,904 18.7%

55-64 667 1,137 70.5% 3,150 5,272 67.4%

65-74 719 756 5.1% 2,386 3,041 27.5%

75-84 760 682 -10.3% 1,590 1,818 14.3%

 85+ 377 551 46.2% 646 895 38.5%

Total 11,917 13,431 12.7% 39,650 44,442 12.1%

Source: U.S. Census;  Community Partners Research, Inc.

< Between the 2000 U.S. Census and the 2010 U.S. Census, the City of
Bemidji gained population in all but two defined age ranges.  Overall, the
City had a population gain of 12.7%. 

< There were only two age cohorts that had population decreases.  The 35
to 44 age range decreased by 270 people and the 75 to 84 age range
decreased by 78 people.

< The largest numeric gains were in the 55 to 64 age range, which
increased by 470 people, the 25 to 34 age range, which increased by 441
people, and the 0 to 19 age range, which increased by 348 people.

< The total senior population 65 and older, increased by 133 people.

< Patterns for the entire Beltrami County were similar.  However, Beltrami
County gained people in the 75 to 84 age range and lost population in the
0 to 19 age range.
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Household Estimates and Trends

The following table presents the City of Bemidji, the Market Area and Beltrami
County’s population and population growth percentage for the decades from
1980 to 2010.  The data was obtained from the U.S. Census Bureau.

Table 6 Household Trends  - 1980 to 2010

1980
Households

1990
Households

2000
Households

% Change
1990-2000

2010
Households

% Change
2000-2010

Bemidji 3,654 4,079 4,669 14.5% 5,339 14.3%

Market Area 8,616 10,343 12,521 21.1% 14,804 18.2%

Beltrami Co. 10,023 11,870 14,337 20.8% 16,846 17.5%

Source: U.S. Census

< The 2010 U.S. Census Bureau household data was released in March,
2011.  The Census reports that the City of Bemidji had 5,339 households
in 2010.  The City gained 670 households since the 2000 Census, a
14.3% increase.  Some of the household gains were due to annexation
activity.

< Beltrami County had 16,846 households in 2010, an increase of 2,509
households since 2000, a 17.5% gain.

< The Market Area had 14,804 households in 2010, which is an increase of
2,283 households since 2000 or 18.2%

< From 1990 to 2000, Bemidji increased by 590 households, the Market
Area increased by 2,178 households and Beltrami County gained 2,467
households.  

< In the 2006 Study, it was estimated that in 2010, Bemidji would have
between 5,070 and 5,641 households, the Market Area would have
between 14,730 and 15,280 households and Beltrami County would have
between 16,940 and 17,423 households.  The Bemidji and Market Area
estimates were accurate and the Beltrami County estimate was slightly
higher than the 2010 U.S. Census count.
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Average Household Size

The following table provides U.S. Census Bureau information on average
household size.

Table 7 Average Number of Persons Per Household 1980-2010

1980 Census 1990 Census 2000 Census 2010 Census

Bemidji 2.44 2.35 2.22 2.18

Market Area 2.78 2.66 2.55 2.46

Beltrami County 2.87 2.74 2.63 2.51

Source: U.S. Census

< Household formation has been occurring at a different rate than
population change in recent decades due to a steady decrease in average
household size.  This has been due to household composition changes,
such as more single parent families, more senior households due to
longer life spans, etc.

< The average Bemidji household size has decreased from 2.22 persons per
household in 2000 to 2.18 persons per household in 2010.  

< The average household size for the Market Area and Beltrami County
have consistently been larger than within the City of Bemidji.  However,
the average household size also continues to decrease in the Market Area
and Beltrami County.
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Household Projections

To plan for future housing needs, it is necessary to project household changes. 
The following table presents household projections using three different
sources.  The 10-year growth trend is based on the rate of change between
2000 and 2010, using the 2010 Census, and projects this rate of growth
forward between 2010 and 2015.  The 20-year growth trend uses the same
methodology, but calculates an annual growth rate from the 1990 and 2010
Census data calculating forward to 2015.  The third projection is from
Community Partners Research and is for Bemidji and Beltrami County.  The
Community Partners Research  projection is based on household growth and
housing units constructed from 2005 to 2010.   

Table 8 Household Projections Through 2015

2010
Households

2015 Projection 
from 10-year
growth trends

2015 Projection 
from 20-year
growth trends

2015 Projection
Community Partners

Research, Inc.

Bemidji 5,339 5,722 5,751 5,596 to 5,611

Market Area 14,804 16,154 16,400 N/A

Beltrami Co. 16,846 18,320 18,611 17,601 to 17,996

Source: U.S. Census; Community Partners Research, Inc.

< We have calculated projections from the City of Bemidji’s 10- and 20-year
growth rates.  The 10-year growth trends project the City to add 383 new
households between 2010 and 2015.  Household projections based on 20-
year growth rates expect the City to increase by 412 households from
2010 to 2015.  It is difficult to project future household growth for the
City of Bemidji because of annexation activity.  There has been significant
household change since 2000 based on annexation.

< The 10- and 20-year growth trend projections for all of Beltrami County
are similar and highlight the consistent rate of household growth over the
last 20 years.  These projections expect the County to add between 1,474
and 1,765 new households from 2010 to 2015.  On an annual average,
this would equate to 295 to 353 new households per year.  

< The Market Area is projected to add between 1,474 and 1,765 households
from 2010 to 2015 based on 10- and 20-year growth trends.
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< Community Partners Research Inc.’s household projections for Bemidji
and Beltrami County are based on five-year trends and are more
conservative than the 10- and 20-year trend projections.  The projections
reflect the downturn in the housing economy.  We are projecting that
Bemidji will have between 5,596 and 5,611 households in 2015, which is
a gain of 257 to 272 households.  We are projecting that Beltrami County
will have between 17,601 and 17,996 households, which is a gain of 755
to 1,150 households.
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Households By Age of Householder

The following table compares households by age of householder in 2000 and
2010, along with the percentage changes. 

Table 9 Households by Age - 2000 - 2010

Age
City of Bemidji Beltrami County

2000 2010 % Change 2000 2010 % Change

15-24 807 840 4.1% 1,337 1,440 7.7%

25-34 780 1,019 30.6% 2,241 2,624 17.1%

35-44 744 591 -20.6% 3,026 2,377 -21.4%

45-54 717 773 7.8% 2,862 3,414 19.3%

55-64 420 731 74.0% 1,877 3,158 68.2%

65-74 455 518 13.8% 1,540 1,952 26.8%

75+ 746 867 16.2% 1,454 1,881 29.4%

Total 4,669 5,339 14.3% 14,337 16,846 17.5%

Source: U.S. Census;  Community Partners Research, Inc.

< Comparing 2000 and 2010 Census data, the City of Bemidji added
households over the last decade in all but one of the defined age ranges. 
The number of households with a head of household in the 35 to 44 age
range decreased by 153 households. 

< The largest numeric increases occurred among households in the 55 to 64
age range, which increased by 311 households, the 25 to 34 age range,
which increased by 239 households and the 75 and older age range,
which increased by 121 households.

< Beltrami County’s largest numeric gains occurred in the 45 to 54 age
range, which increased by 552 households and the 55 to 64 age range,
which increased by 1,281 households.  Only one age range experienced
households losses.  The 35 to 44 age range decreased by 649 households
from 2000 to 2010.
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Household Characteristics

The following table presents data on household characteristics from the 2010
Census.  Data has been presented as percentages of the total households to
allow for comparative analysis between the City of Bemidji, Beltrami County,
and the State of Minnesota.

Table 10 Households by Type - 2010

Married Couple
Family

Male Householder
No Wife Present

Female Householder
No Husband Present

Non-Family
Household

With
Related
Children

W/O
Related
Children

With
Related
Children

W/O
Related
Children

With
Related
Children

W/O
Related
Children

One
Person

Non-
Family

Bemidji 10.0% 18.7% 2.8% 2.0% 10.1% 4.3% 38.6% 13.5%

Beltrami Co. 16.1% 28.3% 3.3% 2.6% 8.5% 5.0% 27.9% 8.3%

Minnesota 21.2% 29.6% 2.3% 2.0% 5.9% 3.6% 28.0% 7.4%

Source: U.S. Census; Community Partners Research, Inc.

< Bemidji had a significantly below-average percentage of families with and
without children when compared with State- and County-wide averages.

< The City had a high percentage of one-person households when compared
with Beltrami County and the State of Minnesota.  One person households
would reflect both the City’s large student population and large senior
population. 

< Bemidji and Beltrami County’s percentages of female-headed single
parent families was above the State-wide average.
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Households by Tenure

Table 11  Households by Tenure - 2010

Total Occupied
Units

Owned
Units

Percent
Owned Units

Rented Units Percent
Rented Units

Bemidji 5,339 2,566 48.1% 2,773 51.9%

Market Area 14,804 10,658 72.0% 4,146 28.0%

Beltrami Co. 16,846 11,857 70.4% 4,989 29.6%

Minnesota 2,087,227 1,523,859 73.0% 563,368 27.0%
Source: U.S. Census

< Bemidji’s tenure rates in 2010 showed a very high rate of renter
occupancy.  However, this is common for larger cities that generally serve
as a rental center for a large surrounding area.  Bemidji’s rental tenure
rate is also impacted by a large student population.  The City’s
percentage of occupied rental units, at 51.9%, was much higher than the
State percentage of 27.0% renters.

Table 12 Household Changes by Tenure - 2000 to 2010 

Owned Units Rented Units

Occupied
Units 2000

Occupied
Units 2010

Change in
Owner

Occupied

Occupied
Units 2000

Occupied
Units 2010

Change in
Renter

Occupied

Bemidji 2,532 2,566 34 2,137 2,773 636

Market Area 9,468 10,658 1,190 3,053 4,146 1,093

Beltrami Co. 10,684 11,857 1,173 3,653 4,989 1,336
Source: U.S. Census

< Between 2000 and 2010, Bemidji added 34 owner occupied households
and 636 renter occupied households.  As a result, renter occupancy
increased from 45.8% in 2000 to 51.9% in 2010.

< The Market Area added 1,190 owner occupied units and 1,093 renter
occupied units from 2000 to 2010.

< Beltrami County added 1,173 owner occupied units and 1,336 renter
occupied units from 2000 to 2010.
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Renter Households by Household Size

The following table examines Bemidji and Beltrami County renter households by
household size in 2000 and 2010.  Only renter households have been analyzed
as part of the planning process for additional rental housing development. 

Table 13 Renter Households by Household Size - 2000 to 2010

Renter
Household

Size

City of Bemidji Beltrami County

Households
in 2000

Households
in 2010

Numeric
Change

Households
in 2000

Households
in 2010

Numeric
Change

1 Person 963 1,259 296 1,376 1,966 590

2 Person 628 731 103 1,003 1,196 193

3 Person 274 371 97 515 728 213

4 Person 160 255 95 372 545 173

5 Person 64 98 34 202 289 87

6 Person 33 39 6 101 151 50

7+ Persons 15 20 5 84 114 30

Total 2,137 2,773 636 3,653 4,989 1,336

Source: U.S. Census; Community Partners Research, Inc.

 
< Between 2000 and 2010 Bemidji had a large increase of 296 one- person

renter households.  

< The City also added 103 two-person households, 97 three-person
households and 95 four-person households.

< Overall, Bemidji had an increase of 45 renter households with five or
more people.   

< Overall, Beltrami County added 1,169 renter households with four or less
people and 167 people with five or more people.
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Tenure by Age

The following table identifies home ownership or renter status by age of
householder in the year 2010.  Information is provided for the City of Bemidji
and for Beltrami County.

Table 14 Households Tenure by Age - 2010

Age of 
Householder

City of Bemidji Beltrami County

Owners Renters Owners Renters

15 - 24 97 / 11.5% 743 / 88.5% 323 / 22.4% 1,117 / 77.6%

25 -34 374 / 36.7% 645 / 63.3% 1,468 / 55.9% 1,156 / 44.1%

35 - 44 341 / 57.7% 250 / 42.3% 1,737 / 73.1% 640 / 26.9%

45 - 54 488 / 63.1% 285 / 36.9% 2,747 / 80.5% 667 / 19.5%

55 - 64 541 / 74.0% 190 / 26.0% 2,718 / 86.1% 440 / 13.9%

65 - 74 336 / 64.9% 182 / 35.1% 1,618 / 82.9% 334 / 17.1%

75-84 272 / 56.5% 209 / 43.5% 961 / 75.5% 312 / 24.5%

85+ 117 / 30.3% 269 / 69.7% 285 / 46.9% 323 / 53.1%

Source: U.S. Census; Community Partners Research, Inc.

< Household tenure by age patterns in Bemidji show a preference for home
ownership among households age 35 to 84 years old.  The highest rates
of home ownership existed among households in the 45 to 74 age ranges,
which were above 63%.    

< Younger households, age 34 and under, were predominantly renters in
the City. It is typical to see a majority of renters in the 24 and younger
population, especially where a large student population exists.  However,
in most communities, households age 25 to 34 years old will own their
housing at a higher rate.  Also, the majority of the households age 85 and
older are renters.  

< Tenure patterns for Beltrami County showed a stronger preference for
home ownership.  For Beltrami County, the rate of ownership among
households age 35 to 84 was 73% or greater.  Only younger adult
households, in the 15 to 24 age range, and older households, 85 and
older, rented at a rate greater than 50%.    
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2010 Income Data

Household income represents all independent households, including people
living alone and unrelated individuals in a housing unit.  Families are two or
more related individuals living in a household. The income data was obtained
from the 2010 American Community Survey. 

Table 15 Median Household Income - 2000 to 2010

1999 Median 2010 Median % Change

Bemidji $28,072 $31,475 12.1%

Beltrami County $33,392 $43,394 30.0%

Minnesota $47,111 $57,243 21.5%

Source: U.S. Census;  Community Partners Research, Inc.

Table 16 Median Family Income - 2000 to 2010

1999 Median 2010 Median % Change

Bemidji $37,250 $46,359 24.5%

Beltrami County $40,345 $54,781 35.8%

Minnesota $56,874 $71,307 25.4%

Source: U.S. Census;  Community Partners Research, Inc.

< The City of Bemidji’s median household income in 2010 was $31,475, a
12.1% increase from 1999.  The City’s median family income was
$46,359, a 24.5% increase from 1999.

< Using the commonly accepted standard that 30% of gross income can be
applied to housing expenses without experiencing a cost burden, a
median income household in Bemidji could afford approximately $787 per
month for ownership or rental housing in 2010, and a median income
family could afford $1,159 per month in 2010.

< Using the “rule of thumb” standard that a household can afford to
purchase a house that is approximately 2 ½ times annual income, a
median income household in the City of Bemidji could afford a home
valued at approximately $78,688 and a median income household in
Beltrami County could afford approximately $94,533.
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2010 Estimated Income and Housing Costs - Renters

The Census Bureau also collected information on housing costs as part of the
2010 American Community Survey.  The following table provides data on the
number of renter households in Bemidji that are paying different percentages of
their gross household income for housing costs, along with the same
information from the 2000 Census.

Table 17  Gross Rent as a Percentage of Household Income - Bemidji 

Percentage of Household
Income for Housing Costs

Number of Renter
Households 2010

Percent of All Renter
Households 2010

0% to 19.9% 617 25.6%

20% to 29.9% 570 23.6%

30% to 34.9% 142 5.9%

35% or more 1,024 42.5%

Not Computed 59 2.4%

Total 2,412 100%

Source: American Community Survey

< The Census reported that 48.4% of renter households in Bemidji were
paying more than 30% of their income for rent, including 42.5% of all
renters that were paying more than 35% of income for housing.

Table 18  Gross Rent as a Percentage of Income - 2000 and 2010 

Percentage of Household
Income for Housing Costs

Number/% of Renter
Households 2000

Number/% of Renter
Households 2010

Numeric Change
2000 to 2010

0% to 19.9% 539 / 25.3% 617 / 25.6% 78

20% to 29.9% 589 / 27.6% 570 / 23.6% -19

30% to 34.9% 226 / 10.6% 142 / 5.9% -84

35% or more 693 / 32.5% 1,024 / 42.5% 331

Not Computed 87 / 4.1% 59 / 2.4% -28

Total 2,134 2,412 / 100% 278

Source: U.S. Census; American Community Survey

< The number of households paying more than 35% of income for housing
increased from 693 households in 2000 to 1,024 households in 2010. 
However, the number of households paying less than 20% of their income
for housing also increased from 539 households in 2000 to 617
households in 2010.   
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2010 Estimated Income and Housing Costs - Owners

The 2010 American Community Survey provided housing cost estimates for
owners.  The following table provides estimates of the number of households
that are paying different percentages of their gross income for housing costs,
along with the same information from the 2000 Census.

Table 19  Ownership Costs as a Percentage of Income - Bemidji 

Percentage of Household
Income for Housing Costs

Number of Owner
Households 2010

Percent of All Owner
Households 2010

0% to 19.9% 1,517 51.1%

20% to 29.9% 565 19.0%

30% to 34.9% 236 8.0%

35% or more 651 21.9%

Not Computed 0 0%

Total 2,969 100%

Source: 2010 American Community Survey 

< Most owner-occupants, which would include those with and without a
mortgage, reported paying less than 35% of their income for housing. 
However, 21.9% of all home owners reported that they paid more than
35% of their income for housing. 

Table 20 Ownership Costs as a Percentage of Income - 2000-2010 

Percentage of Household
Income for Housing Costs

Number/% of Owner
Households 2000

Number/% of Owner
Households 2010

Numeric Change
2000 to 2010

0% to 19.9% 1,197 / 63.9% 1,517 / 51.1% 320

20% to 29.9% 367 / 19.6% 565 / 19.0% 198

30% to 34.9% 90 / 4.8% 236 / 8.0% 146

35% or more 206 / 11.0% 651 / 21.9% 445

Not Computed 12 / 0.6% 0 / 0% -12

Total 1,872 / 100% 2,969 / 100% 1,097

Source: U.S. Census; American Community Survey 

< In 2000, 11.0% of all owners reported paying 35% or more of their
income for housing.  In 2010, this percentage had increased to 21.9% of
all owner-occupants.  At the same time, the percentage of owners paying
less than 20% of income for housing decreased.  
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Racial Minority Household Data

The following table provides some basic information from the 2000 and 2010
Census about households by race.  The following page provides similar
information by ethnicity.    

Table 21 Households by Race - Bemidji - 2000 to 2010

Race 2000 Households 2010 Households Numeric Change

Black/African American 24 44 20

Native American/Alaskan 407 468 61

Asian/Pacific Islander 51 45 -6

Other Race 0 12 12

Two or More Races 68 131 63

White 4,132 4,639 507

Total 4,682 5,339 657

Source: U.S. Census; Community Partners Research, Inc. 

< Although the large majority of Bemidji’s households are White, according
to the 2010 Census, there has been growth in the last decade from racial
minority households.  On a numeric basis, households identified as
“Native American/Native Alaskan” accounted for most of the increase in
the City with a gain of 61 households.  The “Black/African American” race
gained 20 households and two or more races gained 63 households.

< The number of White households increased by 507 households between
the 2000 Census and the 2010 Census.  The number of racial minority
households increased by 150 households.  
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Ethnic Minority Household Data

Census designations identify Hispanic/Latino populations as an ethnicity that is
separate from race.  The following tables provide some basic information from
the 2000 and 2010 Census about households by Hispanic/Latino ethnicity.  

Table 22 Households by Ethnicity - Bemidji - 2000 to 2010

Race/Ethnicity 2000 Households 2010 Households Numeric Change

Hispanic All Races 9 64 55

White Non-Hispanic 4,132 4,610 478

Non-White Non-Hispanic 541 665 124

Total 4,682 5,339 657
Source: U.S. Census; Community Partners Research, Inc. 

< The number of Hispanic/Latino households has increased significantly
since 2000.  However, Hispanic/Latino households represent a small
percentage of all households in the City.

< The number of Non-White, Non-Hispanic households in Bemidji increased
by 124 households between 2000 and 2010.
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Racial and Ethnic Minority Households by Tenure

The following table presents information on racial and ethnic minority groups
from the 2010 Census. 

Table 23 Household Tenure by Race/Ethnicity - Bemidji 2010

Race/Ethnicity Owner Households Renter Households

Number Percent Number Percent

Black/African American 6 13.6% 38 86.4%

Native American/Alaskan 134 29.6% 318 70.4%

Asian/Pacific Islander 11 24.4% 34 75.6%

Other Race 1 100% 0 0%

Two or More Races 34 27.6% 89 72.4%

White 2,361 51.2% 2,249 48.8%

Hispanic - All Races 19 29.7% 45 70.3%

Source: U.S. Census; Community Partners Research, Inc. 

< Home ownership rates among all racial/ethnic groups were relatively low
in Bemidji, including the rate for White households.  However, White
households did have an ownership rate of 51.2%. 

< Households identified as “Native American/Native Alaskan”, which
represents the City’s largest racial minority group, had a home ownership
rate of 29.6%.

< “Black/African American” households had a home ownership rate of
13.6%, “Asian/Pacific Islander” households have a home ownership rate
of 24.4% and “Two or More Race” households have a home ownership
rate of 27.6%. 
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Change in Tenure by Race/Ethnicity - 2000 to 2010

The following table presents tenure information on minority groups from the
2000 and 2010 Census. 

Table 24 Change in Household Tenure  - Bemidji 2000 and 2010

Race/Ethnicity Owner Households Renter Households

Percent 2000 Percent 2010 Percent 2000 Percent 2010

Black/African American 45.8% 13.6% 54.2% 86.4%

Native American/Alaskan 39.1% 29.6% 60.9% 70.4%

Asian/Pacific Islander 35.3% 24.4% 64.7% 75.6%

Other Race 0% 100% 0% 0%

Two or More Races 47.1% 27.6% 52.9% 72.4%

White 56.2% 51.2% 43.8% 48.8%

Hispanic/Latino 0% 29.7% 100% 70.3%

Source: U.S. Census; Community Partners Research, Inc. 

< Home ownership rates for racial and ethnic minority households generally
deteriorated between 2000 and 2010.  

< The only minority group with an increase in the rate of home ownership
was Hispanic/Latino households with an increase in home ownership from
0% to 29.7%.

< The White household home ownership rate decreased from 56.2% in
2000 to 51.2% in 2010. 
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Existing Housing Inventory

Table 25 Occupied Housing Units by Year Built - Bemidji (owner/renter)

1939 and
Earlier

1940-
1959

1960-
1969

1970-
1979

1980-
1989

1990-
2000

2000-
2010

Bemidji 525/326 654/227 325/348 405/507 140/396 440/347 480/261

Source: American Community Survey; City Building Permits

< At the time of the 2000 Census, the age of the owner occupied housing
stock in Bemidji was newer than average.  The Census identified 17.7%
of all housing units as pre-1940 construction.  This compares to
approximately 18% State-wide.   The rental stock was significantly newer
than average.  Approximately 22.9% of the City’s rental housing was
constructed prior to 1960, compared to 39% State-wide.
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New Housing Construction Activity

The following table identifies the number of housing units constructed in the
City of Bemidji from 2000 to 2012.  The data was obtained from City building
permits.

Table 26 Housing Unit Construction Activity - 2000 to 2012

Year Single Family
Detached

Single Family
Attached

Multifamily Rental Total

2000 34 8 0 42

2001 35 31 16 82

2002 23 50 0 73

2003 30 38 8 76

2004 41 49 30 120

2005 25 24 20 69

2006 24 23 8 55

2007 16 10 66 82

2008 7 2 10 17

2009 7 30 27 64

2010 2 2 0 4

2011 4 22 20 46

2012 5 2 29 36

Total 253 289 234 776
Source: City of Bemidji

< From 2000 through 2012, Bemidji added 776 new housing units through
new construction.  There has been an average of 60 housing units
constructed annually over the past 13 years. 

< There has been ongoing construction of multifamily rental housing since
2000.  From 2000 through 2012, 234 rental units have been constructed.

< From 2000 to 2006, 527 units were constructed, and from 2006 to 2012,
249 units were constructed, which is a reflection of the downturn in the
housing economy.
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Existing Home Sales

This section examines houses that have been sold within a recent 12-month
period.  For comparison, we have included the existing home sales data from
the 2006 Study, which reported sales from October, 2004, to September, 2005.

This table primarily reflects existing home sales.  New construction sales
activity would generally not be recorded in the data that was used for this
analysis.    

Table 27 Bemidji Median Value of Recent Residential Sales

Number of Good Sales Median Sale Price

Aug., 2011 to July, 2012 126 $119,600

Aug., 2010 to July, 2011 66 $123,550

Oct., 2004 to Sept., 2005 205 $115,300

Source: Beltrami County Assessor;  Community Partners Research, Inc.

< For the 12-month sales period from August, 2011, to July, 2012, there
were 126 improved residential sales of single family houses in Bemidji
that were considered to be “arms length” transactions, according to the
County Assessor.  Sales that are not “arms length” include, but are not
limited to, sales between relatives, forced sales and foreclosures, and
estate transfers that are not available on the open market.   Only the
“arms length” transactions have been reviewed for this study.  

< The median sales price for the residential sales from August 2011 to July
2012 was $119,600.  The highest valued sale was $332,000 and the
lowest valued sale was $28,000.

< For the period from August, 2010, to July, 2011, there were 66 residential
sales.  The median sales price was $123,550.  The highest valued sale
was for $317,100 and the lowest valued sale was for $28,900.

< In the 2006 Study, we reported that from October, 2004, to September,
2005, there were 205 sales with a median sales price of $115,300.  The
highest valued sale was $346,300 and the lowest valued sale was
$23,500.
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Existing Home Sales by Price

The following table reports on sales data within defined price ranges from a
recent 24-month sales period ending July 31, 2012.  The sales information is
limited to “good” sales that are fair market transactions.  Once again, this table
primarily reflects the sales of existing homes, and would rarely reflect new
construction activity. 

Table 28 Bemidji Home Sales by Price Range - 

August, 2010 to July, 2012

 Sale Price Number of Sales Percent of Sales

Less than $50,000 9 4.7%

$50,000 - $69,999 11 5.7%

$70,000 - $89,999 24 12.5%

$90,000 - $109,999 33 17.2%

$110,000 - $129,999 41 21.4%

$130,000 - $149,999 23 12.0%

$150,000 - $169,999 26 13.6%

$170,000 - $189,900 6 3.1%

$190,000 - $209,999 2 1.0%

$210,000 - $299,999 15 7.8%

$300,000+ 2 1.0%

Total 192 100%
Source: Beltrami County Assessor; Community Partners Research, Inc. 

< The sales prices in Bemidji over the last 24 months represent a broad
range.  However, over 50% of all sales occurred in the price ranges
between $90,000 and $150,000.

< There was reasonably strong sales activity in the price range of $150,000
and above, with 26.5% of all sales.  For comparison, it is assumed that
nearly all of the new construction home sales would be for $150,000 or
more. 

< Approximately 5% of all sales were for less than $50,000.    
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Beltrami County Home Foreclosure Activity

Starting in 2006, many national reports began to surface about the growing
number of home foreclosures.  Initially linked to the popularity of adjustable
rate mortgages and the expansion of sub-prime mortgage lending, as many
housing markets cooled and the national economy moved into a period of
recession, the foreclosure crisis spread to broader segments of the housing
market.

While tracking current foreclosures is relatively easy, predicting future
foreclosure activity is difficult.  Delinquent borrowers have a number of different
procedural steps that must be met before actual foreclosure occurs.  Our
research examines information about past activity, but does not include a
future prediction.  

HousingLink and the Greater Minnesota Housing Fund have been tracking
mortgage foreclosure activity across the State for the past few years.  They
have produced annual foreclosure reports since 2007.  Their reports provide
details on foreclosure activity at the County level, as well as a comparison with
other Counties in the State. 

In addition to collecting information on the number of foreclosures, based on
Sheriff’s Sale data, HousingLink has also attempted to calculate a rate of
foreclosure, by comparing the annual total to the number of residential parcels
in each County.  HousingLink’s methodology for calculating the rate of
foreclosures may have changed somewhat in the past few years.  In the early
years, rates appear to have been compared to the estimated number of
households, while the past few years have compared foreclosures to the
number of residential parcels. 

While the foreclosure rate calculation does not yield a perfect number, it does
allow for a standardized comparison measure among all of the Counties in the
State.  The following table presents the actual number of foreclosures, followed
by the calculated rate of foreclosure, as calculated by HousingLink.  

Table 29 Beltrami County Home Foreclosures - 2007 to 2011

2005 2006 2007 2008 2009 2010 2011

Number of foreclosures 18 28 78 72 82 89 63

Rate of foreclosures 0.15% 0.23% 0.63% 0.58% 0.66 0.70% 0.50%

Source: HousingLink; Community Partners Research
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Based on the HousingLink data, the number of home foreclosures in Beltrami
County increased rapidly beginning in 2007.  However, the number of
foreclosures in 2011, the last full year of data, showed a drop in the number of
foreclosures, and was the lowest level since 2006.

For comparative purposes, Beltrami County had the 54  lowest rate ofth

foreclosure among Minnesota’s 87 Counties in 2011. 

RealtyTrac Data

Another source of information that is often cited for national stories on home
foreclosures is RealtyTrac, Inc., a private company that has been monitoring
foreclosure and bank-owned sales data across the country.

RealtyTrac also reports on past foreclosure activity. The RealtyTrac reports are
based on the zip code area.

In the Bemidji zip code area (56601) there were 234 home foreclosures
reported between 2006 and 2011.  The highest year of activity was 2010, with
70 foreclosures.  The level dipped slightly in 2011 to 64 foreclosures.  Realty-
Trac also reports for January 2012, with eight foreclosures in the zip code area.  

In the Blackduck zip code area (56630) there were 22 home foreclosures
reported between 2006 and 2011.  While the level of activity is relatively low,
Realty-Trac does show that 11 of the 22 foreclosures occurred in 2011, the
single largest year for volume.  The RealtyTrac information also reports activity
in January 2012, with no foreclosures in the zip code area.  

In the Kelliher zip code area (56650) there were only eight home foreclosures
reported between 2006 and 2011.  The single largest year for volume was
2010, when four foreclosures were reported.  There were no foreclosures
identified in 2011 or in January 2012.
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Rental Housing

Total Unit Inventory

U.S. Census Inventory

According to the 2010 U.S. Census, there were 2,773 occupied rental housing
units and 66 vacant rental units in March, 2010.  There were a few additional
vacant units in the City that were not identified as either rental or owner
housing, but it would appear that the total rental unit  inventory was
approximately 2,839 units in Bemidji in 2010.  

At the time of the 2000 Census, the City had 2,137 occupied rental units and
100 vacant units, for a total estimated inventory of 2,237.  Comparing 2000
and 2010 information, the City added 636 renter households, and 602 rental
units to the total inventory during the decade.  

Rental Registration Inventory

In the 1990s,  the City initiated a rental property registration and inspection
program.  Rental projects are inspected every two years.  In 2012, there were
less rental units that were licensed than reported in the 2010 U.S. Census.  

It is probable that some units have never complied with the licensing
requirement, although the City believes that a large majority of the rental units
have registered.  

Rental Housing Survey

As part of this housing study, a telephone survey was conducted of rental
buildings in the City.  The survey focused on larger rental projects with four or
more units.  However, in some cases, information was also obtained on rental
buildings with fewer than four units.  The survey was conducted in July and
August, 2012.

Multiple attempts were made to contact each building.  Information was tallied
separately for different types of rental housing, including market rate units, tax
credit units, subsidized housing, and senior housing that also provides services. 

A total of 2,218 rental units of all types were contacted in the survey.  The
rental units in the survey represent approximately 78.1% of all rental units
estimated to exist in the City in 2012.  We also surveyed six senior with
services projects with 126 beds that are board and lodging style projects.  The
breakdown of units surveyed is as follows:
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< 1,378 market rate units
< 84 tax credit units
< 560 subsidized unit 
< 322 senior housing with services units/beds

The findings of the survey are provided below. 

Market Rate Summary

Usable information was obtained on 1,088 market rate rental units in 47
different rental projects.  Most of the units in the survey were in larger,
multifamily buildings with four or more units.  For the purposes of future new
construction, we believe that the larger rental properties provide the best
comparison.  We did, however, obtain information on a substantial number of
single family homes and duplexes.  

It should be noted that a few of the projects included in the survey are actually
located outside of the Bemidji City limits.  However, these units still serve the
Bemidji market, and have been included in the analysis that follows. 

Unit Mix

We obtained usable bedroom mix information on 716 units surveyed as follows:

< 24 efficiency/studio units (3.4%)
< 83 one-bedroom (11.6%)
< 18 one-bedroom + den (2.5%)
< 493 two-bedroom (68.8%)
< 81 three-bedroom (11.3%)
< 17 four-bedroom (2.4%)

Occupancy / Vacancy

We found 14 vacant units in our market rate rental survey.  The 14 vacant units
represent a vacancy rate of 1.3%.  The vacancy rate is low and managers
and/or owners reported a very tight rental market. 

Rental Rates

There is some disparity in rental rates based on age.   A large number of
apartments in the City are 20 or more years old, and generally represent the
lower end of the prevailing range.  The City also has a number of projects that
have been constructed in the last 10 to 15 years that tend to form the upper
end of the range.  
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Some of the units include the primary utility payments with the rent, while in
other cases, the tenant pays the major utilities in addition to rent.  We have
attempted to estimate tenant-paid utilities into a gross rent estimate for the
following ranges:

Units Type Prevailing Range Approximate Median
< Efficiency/Studio    $325-$395       $345-$375
< 1 bedroom    $450-$700       $575-$650
< 2 bedroom    $510-$1,000       $700-$800
< 3 bedroom    $650-$1,000       $875-$950
< 4 bedroom    $1,100-$1,200       $1,100-$1,200

Subsidized Summary

We were able to identify 13 subsidized rental projects providing rental
opportunities for lower income households. These 13 projects have a combined
560 units.  Since the 2006 Housing Study, a 20-unit supportive/transitional
housing project was constructed.  The project opened in July, 2012.  Most of
the City’s subsidized units serve very low income people and charge rent based
on 30% of the tenant's household income.  

Of a total of 560 subsidized units, 380 are general occupancy subsidized
housing.  The remaining 180 units are designated for senior and/or disabled
occupancy.  One of the general occupancy projects, Northland Apartments, had
originally been constructed for senior/disabled occupancy, but a rule change by
HUD opened this building to people of all ages.  While a majority of the
Northland Apartment residents are still seniors, the percentage of younger
tenants has continued to grow.

Unit Mix

The 13 subsidized rental projects that we contacted range in size from 20 units
to 100 units.  The bedroom mix breakdown of the 560 units is as follows:

< 364 one-bedroom (65%)
< 149 two-bedroom (26.6%)
< 43 three-bedroom (7.7%)
< 3 four-bedroom (0.5%)
< 1 five-bedroom (0.2%)

In addition to these subsidized projects, Beltrami County has 135 to 145 
households typically being assisted with HUD Housing Choice Vouchers
(formerly Section 8 Existing Program).  Housing Choice Voucher assistance is 
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issued to income-eligible households for use in suitable, private market rental
housing units.  With the assistance, a household pays approximately 30% of
their income for their rent, with the program subsidy paying any additional rent
amounts.  

The majority of the participating households reside within the City of Bemidji. 
Since this rent assistance is tenant-based, and moves with the household, the
actual number of participating households within the City can vary from month
to month.  It is also possible that some of these households may be using their
rent assistance in one of the subsidized projects, if that project does not have
rent assistance available for all tenants.  As a result, the Housing Choice
Voucher assistance may add to the overall supply of “deep subsidy” housing in
the community, but may overlap with some of the subsidized projects.

Occupancy / Vacancy

Our survey found one vacancy in subsidized developments, which represented a
vacancy rate of 0.2%.  Many of the subsidized projects have waiting lists.

Subsidized Unit Gains and Losses

Some subsidized projects around the State have met their contractual
obligations to provide affordable housing and have been converting to market
rate housing. We were not able to identify any projects in Bemidji that have
been lost, or are at risk of being lost from the local inventory. 
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Tax Credit Summary

Bemidji has five rental projects that have received federal low income housing
tax credits since the program was created in the mid-1980s.  However, two of
these projects, Ridgeway Court III and Ridgeway Court IV were constructed
using both tax credits and USDA Rural Development subsidies.  With the Rural
Development assistance, these projects more closely resemble subsidized
housing, and have been included in our analysis above.

The other three tax credit projects are Carter Place Townhomes, with 18 units,
Northern Star Apartments, with 36 units, and Kestrel Pines Townhomes, with
30 units.  Combined, these projects have 84 total units that serve households
at or below 60% of median income, the maximum income limit under the tax
credit program.  Five of the units in Kestrel Pines received additional subsidies
from the Minnesota Housing Finance Agency and actually serve households at
or below 30% of median income.   

Unit Mix

The unit mix for tax credit units in the City is as follows:

< 9 - one bedroom units
< 33 - two bedroom units
< 42 - three bedroom units

Occupancy/Vacancy

At the time of our rental survey, there were no vacancies reported in Carter
Place Townhomes and Kestrel Pines Townhomes.  We were unable to obtain
occupancy information from Northern Star Apartments.

Rental Rates

The gross unit rents at Carter Place Townhomes and Kestrel Pines Townhomes
are well below the maximum tax credit limits.  Carter Place’s rent structure is
$630 for a two-bedroom unit and $695 for a three-bedroom unit.  The rent
structure at Kestrel Pines Townhomes is $600 for a two-bedroom unit and $690
for a three-bedroom unit.  Tenants pay heat and electricity.

The maximum rents allowable under the program are often above the
prevailing rates for most market rate units in Bemidji.  It is probable that in
order to stay competitive with other rental projects in the City, the tax credit
developments charge rents that are well below the maximum federal limits.
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Senior Housing with Services Summary

Units by Type

Senior housing with services represents a broad category of housing styles,
from projects with a very light service package, to projects, such as assisted
living, that offer a very high level of services.  We identified 11 projects that
provide senior housing with services.  Additionally, two subsidized senior rental
projects have senior services available through a private provider.  We were
able to contact each of these properties in the rental survey to collect additional
information.  The projects have been summarized below, based on the type of
housing offered. 

Subsidized Housing with Services Available

Two senior subsidized apartment projects in the City have services available
through a home health care provider.  These projects are Baker Park and
Nymore Evergreen Acres.  In the 2006 Study, Red Pine Estates also had senior
services available, however, the manager reported that senior services are no
longer offered.  While the services available in these buildings are very
beneficial to the low and moderate income residents, the project itself does not
provide the services.  Instead, services are provided under a contract
arrangement between the tenant and the home health care provider.  In most
cases, services are more limited, and are not available through an on-site staff
person on a 24 hour basis. 

Since the individual tenant must contract directly with the service provider, the
number of units in these buildings that have services will vary, depending on
the needs of the specific tenants in occupancy.   

Congregate-style Senior Housing with Light Services

One project, Birch Haven Village, offers a light service package to residents. 
This style of housing is often referred to as congregate senior housing.  Birch
Haven Village has 42 total units in one bedroom and two bedroom apartments. 
The basic rent in this building includes an evening meal, continental breakfast,
light weekly housekeeping, an emergency response system, and activities.

While Birch Haven Village does not offer more intensive services, it is part of a
larger senior complex, Elder Care of Bemidji, that currently includes two
assisted living projects, Cedar House and Tamarack Court. 
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Windsong, which is part of the Woods Edge Senior Living Campus, was
constructed in 2009 and has 80 units.  Windsong offers tenants flexibility from
independent living to assisted living, thus, tenants can rent units with a light
senior service package.

Assisted Living - Apartment-style  

There are two apartment-style rental projects that provide 24-hour assisted
living. Windsong was constructed in 2009 and has 80 units.  Tamarack Court,
which is part of the Elder Care of Bemidji campus, has 32 units.  Additionally,
Cedar Cottage, which is also part of the Elder Care of Bemidji campus, has 15
private suites.

Assisted Living - Board and Lodging-style

There are a number of projects that provide assisted living services in a board
and lodging-style unit.  In these facilities, the resident has a private or shared
sleeping room that may include a private or shared bath room.  There are no
kitchen facilities in the sleeping rooms.  

Other living areas are shared with other residents.  One of these projects,
Goldpine Home, is relatively large, with capacity for 65 or more residents.  The
other facilities are in smaller, residential settings, generally with 10 or fewer
residents.  These smaller, residential projects include Autumn Hills, Garden
Lane, Homefront Assisted Living I and II, Long Lake Loon Lodge and Touch of
Home.  Combined, these projects have capacity for 120 or more residents. 

Memory Care Housing

There are two projects that serve residents with memory care housing needs. 
Havenwood Care Center has a wing specifically designed to serve memory care
residents.  This project has the capacity to serve 18 residents.  

Trillium is part of the Woods Edge Senior Living campus and includes 27 units. 
Trillium was constructed in 2009.

Occupancy/Vacancy

The board and lodging style assisted living projects all reported high occupancy
rates.  However, Birch Haven Village, the light services project, reported 10 to
12 vacancies.  The most recently constructed 80-unit senior project, Windsong,
reported 12 vacancies.  This project has flexibility and offers independent living
up to assisted living.  Trillium, the 27-unit memory care project that opened in
2009, reported six vacancies.
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Rental Rates

Rents for housing with services units can range widely, depending on the needs
of the tenant.  We did not obtain rental rate information from the various
assisted living providers, since the rate is generally dependent on a needs
assessment completed at initial occupancy.  

Most of the projects with services are able to provide housing for some lower
income seniors through the use of County elderly waiver assistance or similar
programs.   The assisted living option in the three subsidized senior rental
projects also helps to address the needs of lower income seniors. 

Student Housing

Bemidji has two, large post-secondary institutions that generate a large student
population in the community, Bemidji State University and Northwest Technical
College.  The majority of Bemidji State students live off campus.  There is no
on-campus student housing available at the Technical College.  However,
Technical College students can contract with Bemidji State for dormitory
housing and meals.  Many of the privately owned rental projects contacted in
the rental survey indicated that they had some student renters.

Movement of students in and out of the community during the school year has
an impact on rental housing availability.  During the late summer and again in
January there is significant demand from students looking to secure housing for
the start of the academic semester. 

Bemidji State University does have significant under-utilized capacity in its
student dormitories.  The University does not require that students live on
campus, and most students reside in off-campus housing.  Like many public
and private colleges around the State, BSU has found that many students
prefer to live in housing that offers more space and amenities than dormitories
can offer.  The University has done some research into constructing different
forms of student housing, such as suites or apartment-style units, that would
be more appealing to student renters.

BSU does have an apartment-style housing project with 28 units.  These units
were created through the conversion of an existing building that had previously
been constructed as a residence hall.  The apartment units serve single-parent
students.
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Table 30 Multifamily Rental Housing Inventory

Name Number of Units

 / Bedroom Mix

Rent Vacancy/

Wait List

Tenant Mix Comments

Market Rate

Birchwood

Acres

6 - Efficiency
4 - 1 Bedroom

12 - 2 Bedroom
22 Total Units

$395
$405-$465

$560-$605

No

vacancies

Mix of
tenants

including
students

Property includes 4 buildings - Built in 1960s or 1970s and
earlier. Manager reports no vacancies. This complex is out of

the city limits.

Bristlecone

Manor

1 - Efficiency
27 - 1 Bedroom

9 - 2 Bedroom
37 Total Units

$325
$510

$563

No

vacancies

Mix of
tenants

including
students

Three-story apartment building constructed in 1974.  Manager
reports excellent occupancy and strong demand.  Tenants pay

electric in addition to rent; garages available for extra
$25/month.  Mix of tenants including some students.

Century

Apartments

24 - 1 Bedroom

24 - 2 Bedroom
12 - 3 Bedroom

60 Total Units

$450

$550
$650

1 vacant

three-
bedroom

Mix of

tenants
including

students

Units are in three apartment buildings - two with 24 units and
one with 12 - constructed in 1979.  Amenities include garage for

extra fee of $30.  Manager reports full occupancy and strong
occupancy history despite weak overall rental market - project

has maintained reasonable rent levels to stay full. Tenant pays
electricity.

Colony Park

Apartments

16 - 1 Bedroom
2 - 2 Bedroom

6 - 3 Bedroom
24 Total Units

$575
to

$760

No
vacancies

Mix of
tenants

Three-story 24-unit building, on-site manager, garages
available for an additional fee. Manager reports no vacancies.

146
Englewood

8 - 1 Bedroom
8 Total Units

$445
+ electric

1 vacancy Mix of
tenants

8-plex that was recently annexed into the City. Manager reports
good occupancy, water, sewer, garbage included in rent. Tenant

pays electric, including electric heat.

Property

Professionals

Approximately 290

one, two, three-
bedroom units in

single family
homes, duplexes

and small rental
building

Varies
5 vacancies
- 3 homes

and 2 apts.

Mix of

tenants

Manger reports that occupancy rate ranges from 93% to 99%
depending on the time of year. Currently, there are very high

occupancy rates.
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Table 30 Multifamily Rental Housing Inventory

Name Number of Units

 / Bedroom Mix

Rent Vacancy/

Wait List

Tenant Mix Comments

Cottage Park

Town Homes

12 - 1 Bedroom

36 - 2 Bedroom
48 Total Units

$425-$635

$541-$770

No

vacancies,
waiting list

55 and older

occupancy

Senior-designated town house rental project constructed in

1998. 12 of the units have attached garages; there are also 22
detached garages for an additional fee. Eight 1-bedroom units

and four 2-bedroom units are designated for households at
approximately 50% of median income; lower rents listed are for

income-based units. Remaining units are market rate. Tenants
pay all utilities in addition to rent. 

Country

Court
Apartments

10 - Efficiencies

2 - 1 Bedroom
1 - 2 Bedroom

13 Total Units

$345

$375-$395
$550

1 Efficiency Mix of

tenants

Units are located outside of City limits. Older 1950s motel
converted to rental housing, also a rental house and cabin in

complex. Rent includes all utilities. Owner says that occupancy
is generally very good, due in large part to very affordable

units. 

Courtyard
Apartments

4 - Efficiency
6 - 2 Bedroom

10 Total Units

$375
$550

No
vacancies

Mix of

tenants
including

students

Units are in one-level apartment building, probably constructed

in 1960s.  Manager reports full occupancy and strong occupancy
history. Tenant pays electricity. 

Gateway

Park
Apartments

1,2 & 3 Bedroom

57 Total Units

$585-$845 No

vacancies

Mix of

tenants

Three-story, 57-unit building includes 1,2 and 3-bedroom units,

on-site manager, garages available for an additional fee.
Manager reports no vacancies.

Hillside View
Apartments

24 - 2 Bedroom
24 Total Units

$550
+heat,

electric

2 vacant
units

Mix of

tenants with
some

students

Two 3-level apartment buildings with 12 units per building -
constructed in the early 1970s.  Amenities include security

entrance, coin laundry and balconies.  Tenants pay heat and
electric in addition to rent.  Manager reports 2 units vacant at

time of survey - demand usually increases at start of semester
from new students, but competition from newly constructed

units has lead to some softness in the market.

Lamplighter
Apartments

1 Efficiency

5 - 1 Bedroom
6 - 2 Bedroom

12 Total Units

$395

$525
$635

+ electric

No
vacancies

Mix of

tenants
including

students

Three-story apartment building constructed in late 1960s.  Rent

includes heat and garage; tenants pay electric.  Manager
reports that building had two vacancies, but is currently fully

occupied. Mix of tenants including some students.
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Table 30 Multifamily Rental Housing Inventory

Name Number of Units

 / Bedroom Mix

Rent Vacancy/

Wait List

Tenant Mix Comments

Northview

Manor

36 - 1 Bedroom
18 - 1 Bdrm+Den

6 - 2 Bedroom
60 Total Units

$685-$935 No

vacancies

55 and older
occupancy

Northview Manor was a publicly-owned market rate apartment

project that was developed by the City EDA in 1992. The project
was sold several years ago and is now privately-owned. There

are six different unit styles available. Amenities include
underground parking for extra fee, community room, activities

and scheduled transportation. Manager reports good occupancy.

Park Place

Apartments

14 - 2 Bedroom

2 - 3 Bedroom
16 Total Units

$750

$850

No

vacancies

Mix of

tenants

Four 4-plex buildings constructed in 1999.  All units are

occupied.  Coin laundry facilities available.  Four garages
available for extra rent.  Rent includes all utilities.

Pine Ridge

Apartments

72 - 2 Bedroom

72 Total Units

$625 No

vacancies

Mix of

tenants

Project includes six buildings with 12 units per building;
constructed in 1976. Manager reports excellent occupancy.

Tenants pay heat and electric in addition to rent.

Regency

Park North
Apartments

1 Bedroom

2 Bedroom
3 Bedroom

66 Total Units

$700-

$1,000

No

vacancies

Mix of

tenants

Three story, 66-unit building with 1, 2, and 3-bedroom units,

meeting/community room, garage available for an additional
fee. Manager reports no vacancies.

Regency

Park South

1 Bedroom

2 Bedroom
3 Bedroom

62 Total Units

$700-

$1,000

No

vacancies

Mix of

tenants

Three story, 62-unit building with 1,2 and 3-bedroom units,

meeting/community room. Manager reports no vacancies.
Project has underground heated parking.

Summit

Square
Apartments

Efficiency

1 Bedroom
39 Total Units

$325

$335-$350

1 efficiency

vacancy

Mix of

tenants

Building was originally a hotel and has been converted into 39

efficiency and one-bedroom units. Manager reports one vacant
efficiency, but he has several applications for the unit. Rent

includes all utilities except electricity.

Whispering
Pines

10 - 1 Bedroom

12 -2 Bedroom
22 Total Units

$600

$750

2 -2

bedroom
vacancies

Mix of

tenants

Project includes a 10-unit and a 12-unit building. Project

approximately five years old. Manager reports good occupancy,
but currently there are two vacancies. Rent includes all utilities

except electric.
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Table 30 Multifamily Rental Housing Inventory

Name Number of Units

 / Bedroom Mix

Rent Vacancy/

Wait List

Tenant Mix Comments

Washington

Avenue
Apartments

6 - 2 Bedroom

2 - 3 Bedroom
8 Total Units

$605

$670

No

vacancies

Mix of
tenants

including
students

General occupancy apartment building.  Amenities include coin
laundry facilities.  Mix of tenants including some students. 

Project has some turnover, but usually has full occupancy.
Water, sewer, garbage and heat included in rent. Tenant pays

electricity. Some tenants utilize a Housing Voucher.

Villas at

Vista North 

200 - 2 Bed.

200 Total Units

$845 No

vacancies

Mix of

tenants

Twinhomes/townhomes - two-bedroom/bath/single level. Open
floor plan. Units have attached garage. Heat, water, sewer,

garbage included in rent. Manager reports no vacancies.

 
William

Harrison
Estates

724 W 26th

St

3 - 2 Bedroom

1 - 3 Bedroom
4 Total Units

$750

$900
includes

utilities

No

vacancies

Mix of

tenants

Four-plex constructed in 2002. Amenities include a dishwasher,
patio and coin laundry facilities. Rent includes all utilities.

Amenities include a patio.  General mix of tenants. Manager
reports full occupancy and high annual occupancy rate. Three-

bedroom rents have increased by $50 from 2005 survey, but 2-
bedroom rents unchanged.

 Thomas
Jefferson

Estates
2524 Park

Ave

4 - 2 Bedroom

4 Total Units

$750

includes
utilities

No

vacancies

Mix of

tenants

Four-plex constructed in 2000. Amenities include a patio and
coin laundry facilities. Rent includes all utilities. General mix of

tenants. Manager reports full occupancy and high annual
occupancy rate. Rents have not changed from 2005 survey.

 James

Madison
Estates

2522 Park
Ave

4 - 2 Bedroom
4 Total Units

$750
includes

utilities

No
vacancies

Mix of
tenants

Four-plex constructed in 2000. Amenities include a patio and

coin laundry facilities. Rent includes all utilities. General mix of
tenants. Manager reports full occupancy and high annual

occupancy rate. Rents have not changed from 2005 survey.
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Table 30 Multifamily Rental Housing Inventory

Name Number of Units

 / Bedroom Mix

Rent Vacancy/

Wait List

Tenant Mix Comments

James
Monroe

Estates
2526 Park

Ave

3 - 2 Bedroom
1 - 3 Bedroom

4 Total Units

$750
$900

includes
utilities

1 vacant

unit

Mix of

tenants

Four-plex constructed in 2001. Amenities include a patio and

coin laundry facilities. Limited garages available for extra rent.
Rent includes all utilities.  General mix of tenants. Manager

reports 1 vacancy on date of survey but showings were being
done to fill unit - high annual occupancy rate. Three-bedroom

rents have increased by $50 from 2005 survey, but 2-bedroom
rents unchanged.

 Andrew
Jackson

Estates
2524 Park

Ave

3 - 2 Bedroom

1 - 3 Bedroom
4 Total Units

$750

$900
includes

utilities

No
vacancies

Mix of
tenants

Four-plex constructed in 2001. Amenities include a patio and
coin laundry facilities. Rent includes all utilities. General mix of

tenants. Manager reports full occupancy and high annual
occupancy rate. Three-bedroom rents have increased by $50

from 2005 survey, but 2-bedroom rents unchanged.

Harry S.

Truman
Estates

2427 Irvine
Ave

3 - 2 Bedroom
1 - 3 Bedroom

4 Total Units

$750
$900

+electric

No
vacancies

Mix of
tenants

Four-plex constructed in 2006. Rent includes heat but tenant

pays electric. Amenities include dishwasher, AC and coin
laundry facilities. General mix of tenants. Manager reports full

occupancy and high annual occupancy rate. 

Franklin D.
Roosevelt

Estates
2429 Irvine

Ave

3 - 2 Bedroom

1 - 3 Bedroom
4 Total Units

$750

$900
+electric

No

vacancies

Mix of

tenants

Four-plex constructed in 2006. Rent includes heat but tenant
pays electric. Amenities include dishwasher, AC and coin

laundry facilities. General mix of tenants. Manager reports full
occupancy and high annual occupancy rate. 

Bill Clinton

Estates
322 26  Stth

12 - 1 Bedroom
12 Total Units

$625
+electric

No
vacancies

Mix of
tenants

Twelve-plex constructed in 2011. Rent includes heat but tenant

pays electric. Amenities include dishwasher, AC, patio and coin
laundry facilities. General mix of tenants. Manager reports full

occupancy and high annual occupancy rate. 

Dwight D.

Eisenhower
Estates

414 26  Stth

4 - 2 Bedroom

6 - 3 Bedroom
2 - 4 Bedroom

12 Total Units

$750

$900
$1200

+electric

No
vacancies

Mix of
tenants

Twelve-plex constructed in 2007. Rent includes heat but tenant

pays electric. Amenities include dishwasher, AC and coin
laundry facilities. Four-bedrooms have 2 bathrooms. General

mix of tenants. Manager reports full occupancy and high annual
occupancy rate. 

� Beltrami County Housing Study Update  - 2012 B-41

DRAFT



Bemidji   �

Table 30 Multifamily Rental Housing Inventory

Name Number of Units

 / Bedroom Mix

Rent Vacancy/

Wait List

Tenant Mix Comments

 John Adams

Estates
5308 Irvine

Ave

4 - 2 Bedroom
4 Total Units

$750
includes

utilities

No
vacancies

Mix of
tenants

Four-plex constructed in 1999. Amenities include a patio and

coin laundry facilities. Rent includes all utilities. General mix of
tenants. Manager reports full occupancy and high annual

occupancy rate. Rents have not changed from 2005 survey.

 George

Washington
Estates

5306 Irvine
Ave

4 - 2 Bedroom
4 Total Units

$750
includes

utilities

No
vacancies

Mix of
tenants

Four-plex constructed in the 1970s. Amenities include a patio

and coin laundry facilities. Rent includes all utilities. General mix
of tenants.  Manager reports full occupancy and high annual

occupancy rate. Rents have not changed from 2005 survey.

James

Garfield
Estates

4055
Supreme Ct

NW

6 - 3 Bedroom
2 - 4 Bedroom

8 Total Units

$900
$1100

+electric

No
vacancies

Primarily
students

Eight-plex that was constructed in 2005 and is part of a larger
complex that was constructed between 2004 and 2012.

Complex is primarily occupied by students. Amenities include
dishwasher, AC, patio and coin laundry facilities. Tenants pay

electric in addition to rent. Four-bedrooms have 1 bathroom. 
Manager reports full occupancy and high annual occupancy rate.

Three-bedroom rents have increased by $50 from 2005 survey,
and 4-bedrooms by $100 to $200.

Grover

Cleveland
Estates

4056
Supreme Ct

NW

6 - 3 Bedroom
2 - 4 Bedroom

8 Total Units

$900
$1100-

$1200
+electric

No
vacancies

Primarily
students

Eight-plex that was constructed in 2005 and is part of a larger
complex that was constructed between 2004 and 2012.

Complex is primarily occupied by students. Amenities include
dishwasher, AC, patio and coin laundry facilities. Tenants pay

electric in addition to rent. Four-bedrooms have 1 bathroom. 
Manager reports full occupancy and high annual occupancy rate.

Three-bedroom rents have increased by $50 from 2005 survey,
and 4-bedrooms by $100 to $200.

 Abraham

Lincoln
Estates

4064
Supreme Ct

NW

2 - 2 Bedroom
10 - 3 Bedroom

12 Total Units

$750
$900

+electric

No
vacancies

Primarily
students

Twelve-plex that was constructed in 2004 and is part of a larger
complex that was constructed between 2004 and 2012.

Complex is primarily occupied by students. Amenities include
dishwasher, AC, patio and coin laundry facilities. Tenants pay

electric in addition to rent. Manager reports full occupancy and
high annual occupancy rate. Three-bedroom rents have

increased by $50 from 2005 survey, but 2-bedroom rents
unchanged.
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Table 30 Multifamily Rental Housing Inventory

Name Number of Units

 / Bedroom Mix

Rent Vacancy/

Wait List

Tenant Mix Comments

 Ulysses
Grant 

Estates
4062

Supreme Ct
NW

2 - 2 Bedroom

10 - 3 Bedroom
12 Total Units

$750

$900
+electric

No

vacancies

Primarily

students

Twelve-plex that was constructed in 2004 and is part of a larger

complex that was constructed between 2004 and 2012.
Complex is primarily occupied by students. Amenities include

dishwasher, AC, patio and coin laundry facilities. Tenants pay
electric in addition to rent. Manager reports full occupancy and

high annual occupancy rate. Three-bedroom rents have
increased by $50 from 2005 survey, but 2-bedroom rents

unchanged.

William
McKinley

Estates
3971

Supreme Ct
NW

6 - 3 Bedroom

2 - 4 Bedroom
8 Total Units

$900

$1100-
$1200

+electric

No

vacancies

Primarily

students

Eight-plex that was constructed in 2006 and is part of a larger

complex that was constructed between 2004 and 2012.
Complex is primarily occupied by students. Amenities include

dishwasher, AC, patio and coin laundry facilities. Tenants pay
electric in addition to rent. Higher rent 4-bedrooms have 2

bathrooms. Manager reports full occupancy and high annual
occupancy rate. 

William

Howard Taft
Estates

3963
Supreme Ct

NW

6 - 3 Bedroom
2 - 4 Bedroom

8 Total Units

$900
$1100-

$1200
+electric

No
vacancies

Primarily
students

Eight-plex that was constructed in 2006 and is part of a larger
complex that was constructed between 2004 and 2012.

Complex is primarily occupied by students. Amenities include
dishwasher, AC, patio and coin laundry facilities. Tenants pay

electric in addition to rent. Higher rent 4-bedrooms have 2
bathrooms. Manager reports full occupancy and high annual

occupancy rate. 

Woodrow
Wilson

Estates
707 Patriot

Dr

6 - 2 Bedroom

2 - 3 Bedroom
8 Total Units

$750

$900
+electric

No

vacancies

Primarily

students

Eight-plex that was constructed in 2008 and is part of a larger

complex that was constructed between 2004 and 2012.
Complex is primarily occupied by students. Amenities include

dishwasher, AC, patio and coin laundry facilities. Tenants pay
electric in addition to rent. Manager reports full occupancy and

high annual occupancy rate.
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Table 30 Multifamily Rental Housing Inventory

Name Number of Units

 / Bedroom Mix

Rent Vacancy/

Wait List

Tenant Mix Comments

Warren
Harding

Estates
675 Patriot

Dr

2 - 3 Bedroom

6 - 4 Bedroom
8 Total Units

$900

$1100-
$1200

+electric

No

vacancies

Primarily

students

Eight-plex that was constructed in 2008 and is part of a larger

complex that was constructed between 2004 and 2012.
Complex is primarily occupied by students. Amenities include

dishwasher, AC, patio and coin laundry facilities. Tenants pay
electric in addition to rent. Higher rent 4-bedrooms have 2

bathrooms. Manager reports full occupancy and high annual
occupancy rate. 

Calvin

Coolidge
Estates

704 Patriot
Dr

12 - 1 Bedroom
12 Total Units

$625
+electric

No
vacancies

Primarily
students

Twelve-plex that was constructed in 2008 and is part of a larger
complex that was constructed between 2004 and 2012.

Complex is primarily occupied by students. Amenities include
dishwasher, AC, patio and coin laundry facilities. Tenants pay

electric in addition to rent. Manager reports full occupancy and
high annual occupancy rate.

Herbert

Hoover
Estates

672 Patriot
Dr

12 - 1 Bedroom
12 Total Units

$625
+electric

No
vacancies

Primarily
students

Twelve-plex that was constructed in 2009 and is part of a larger
complex that was constructed between 2004 and 2012.

Complex is primarily occupied by students. Amenities include
dishwasher, AC, patio and coin laundry facilities. Tenants pay

electric in addition to rent. Manager reports full occupancy and
high annual occupancy rate.

Gerald Ford

Estates
638 Patriot

Dr

12 - 1 Bedroom
12 Total Units

$625
+electric

No
vacancies

Primarily
students

Twelve-plex that was constructed in 2010 and is part of a larger
complex that was constructed between 2004 and 2012.

Complex is primarily occupied by students. Amenities include
dishwasher, AC, patio and coin laundry facilities. Tenants pay

electric in addition to rent. Manager reports full occupancy and
high annual occupancy rate.

Lyndon

Johnson
Estates

704 Patriot
Dr

10 - 1 Bedroom

2 - 2 Bedroom
12 Total Units

$625

$750
+electric

No
vacancies

Primarily
students

Twelve-plex that was constructed in 2011 and is part of a larger
complex that was constructed between 2004 and 2012.

Complex is primarily occupied by students. Amenities include
dishwasher, AC, patio and coin laundry facilities. Tenants pay

electric in addition to rent. Manager reports full occupancy and
high annual occupancy rate.
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Name Number of Units

 / Bedroom Mix

Rent Vacancy/

Wait List

Tenant Mix Comments

Franklin

Pierce
Estates

616 Patriot
Dr

9 - 1 Bedroom
3 - 2 Bedroom

12 Total Units

$625
$750

+electric

Occupancy
starting in

August
2012

Primarily

students

Twelve-plex that was being constructed in 2012 and is part of a

larger complex that was constructed between 2004 and 2012.
Other units in complex are primarily occupied by students.

Amenities include dishwasher, AC, patio and coin laundry
facilities. Tenants pay electric in addition to rent. 

John
Kennedy

Apartments
2513

Minnesota

1 - Efficiency
5 - 1 Bedroom

6 - 2 Bedroom
12 Total Units

$500
$625

$750
+electric

No

vacancies

Mix of

tenants

Apartment building constructed in the late 1960s.  Rent includes
heat but tenant pays electric. Tenants get garage with monthly

rent.  Manager reports full occupancy and high annual
occupancy rate.

Ronald

Reagan
Apartments

2521
Minnesota

1 - Efficiency

5 - 1 Bedroom
6 - 2 Bedroom

12 Total Units

$500

$625
$750

+electric

No
vacancies

Mix of
tenants

Apartment building constructed in the late 1960s.  Rent includes

heat but tenant pays electric. Tenants get garage with monthly
rent.  Manager reports full occupancy and high annual

occupancy rate.
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Wait List
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Tax Credit

Carter Place

Townhomes

1 - 2 Bedroom

17 - 3 Bedroom
18 Total Units

$630

$695
+heat,

electric

No

vacancies

General

occupancy

Tax credit town house project developed in 1993.  All of the
units are tax credit assisted and serve households at or below

60% of median income limits. Units have attached garage. Units
typically are fully occupied, but there is turnover. Some tenants

utilize Housing Voucher Program. Rent includes cold water,
sewer and garbage. Tenants pay electricity.

Northern

Star
Apartments

9 - 1 Bedroom

15 - 2 Bedroom
12 - 3 Bedroom

36 Total Units

N/A N/A N/A

Tax credit apartment project that opened for occupancy in
1996.  Three-story apartment building with garages for an extra

fee.  All of the units are tax credit assisted and serve
households at or below 60% of median income limits.  Unable to

contact for 2012 Study.

Kestrel Pines
Townhomes

17 - 2 Bedroom

13 - 3 Bedroom
30 Total Units

$610

$690
+heat,

electric

No
vacancies

General
occupancy

Tax credit town house project with MHFA MARIF assistance. 

Project opened for occupancy in 2005.  All of the tax credit units
serve households at or below 60% of median income; five of the

two bedroom units have MARIF assistance and have a contract
rent to serve lower income group. Town house style with

detached garage. Units typically are fully occupied, but there is
some turnover. Some tenants utilize Housing Voucher Program.

Rent includes cold water, sewer and garbage. Tenants pay
electricity.
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Table 30 Multifamily Rental Housing Inventory

Name Number of Units

 / Bedroom Mix

Rent Vacancy/

Wait List

Tenant Mix Comments

Subsidized 

Baker Park
Apartments

47 - 1 Bedroom
2 - 2 Bedroom

49 Total Units

30% of
income

No
vacancies,

waiting list

62 and older
occupancy 

HUD Section 202/Section 8 subsidized apartments for senior
occupancy, age 62 and older.  Units created trough renovation

of old hospital in 1983.  All tenants have rent assistance with
rent based on 30% of income.  Project has an assisted living

option - home health care provider contracts directly with
tenant. On-site staffing provided. Project currently has no

vacancies.

Delton
Manor

27 - 1 Bedroom

30 - 2 Bedroom
3 - 3 Bedroom

60 Total Units

$413-$463

$445-$500
$585-$662

30% of
income

No
vacancies,

waiting list

General
occupancy

HUD Section 236/MHFA subsidized general occupancy units

constructed in 1975. Twenty-four units have rent assistance
available allowing tenants to pay rent based on 30% of income.

Remainder pay 30% of income but not less than basic rent or
more than market rents listed. Manager reports no vacancies.

Northland
Apartments

100 - 1 Bed.
100 Total Units

30% of
income

No

vacancies,
waiting list

General
occupancy

HUD Public Housing highrise constructed in 1968.  Originally
constructed for senior occupancy, the project is now general

occupancy with no preference for senior and disabled tenants. 
Approximately 50% of tenants are still elderly/disabled, but

many younger tenants, including students now live in project.
Units are fully occupied and there is a waiting list.

Nymore
Evergreen

Acres

48 - 1 Bedroom
3 - 2 Bedroom

51 Total Units

$556
$632

30% of
income

No
vacancies

Senior and
disabled

occupancy

Rural Development subsidized apartments built in 1980 for
elderly or disabled occupancy.  Approximately 42 tenants

receive rent assistance that allows rent based on 30% of income
- remainder pay 30% but not less than basic rents listed.

Manager reports no vacancies. Assisted living services available
through contracted LSS home health care provider. Office is

provided within the building.  

Pine Tree
Apartments

36 - 1 Bedroom
24 - 2 Bedroom

60 Total Units

$383-$442
$447-$516

30% of
income

No
vacancies,

waiting list

General
occupancy

HUD Section 236 subsidized apartments constructed in 1972 for

general occupancy. Twelve tenants receive rent assistance that
allows rent based on 30% of income - remainder pay 30% of

income but not less than basic or more than market rents listed. 
Manager reports good demand with full occupancy.
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Table 30 Multifamily Rental Housing Inventory

Name Number of Units

 / Bedroom Mix

Rent Vacancy/

Wait List

Tenant Mix Comments

Public

Housing
Scattered

Site

16 - 3 Bedroom

3 - 4 Bedroom
1 - 5 Bedroom

20 Total Units

30% of
income

No

vacancies,
waiting list

General
occupancy

HUD Public Housing scattered site units in single family houses -

constructed in 1992. All tenants pay rent based on 30% of
income. No vacancies with a waiting list. 

Red Pine
Estates

Senior Units

47 - 1 Bedroom
3 - 2 Bedroom

50 Total Units

30% of
income

No
vacancies,

waiting list

Senior and
disabled

occupancy

MHFA/Section 8 subsidized apartments built in 1981.  Project

also includes 36 general occupancy units listed below. All
tenants have rent assistance available that allows rent based on

30% of income.  Manager reports excellent occupancy and a
waiting list.

Red Pine

Estates
General

Occupancy

25 - 2 Bedroom

11 - 3 Bedroom
36 Total Units

30% of

income

No

vacancies,
waiting list

General

occupancy

MHFA/Section 8 subsidized town house units built in 1981.
Project also includes 50 senior/disabled occupancy units listed

above. All tenants have rent assistance available that allows
rent based on 30% of income. Manager reports excellent

occupancy and a waiting list.

Ridgeway

Court I

12 - 1 Bedroom
24 - 2 Bedroom

36 Total Units

$485
$565

30% of
income

No

vacancies

General

occupancy

Rural Development subsidized apartments built in 1983 for

general  occupancy. Twenty-two units have rent assistance
available that allows rent based on 30% of income; remainder

pay 30% but not less than basic rents listed. Manager reports
no vacancies, however, there will be two-bedroom units without

rent assistance available in the future. 

Ridgeway

Court II

27 - 1 Bedroom
3 - 2 Bedroom

30 Total Units

$430
$465

30% of
income

2 vacant

units 

Senior and
disabled

occupancy

Rural Development subsidized apartments built in 1985,

designated for senior or disabled occupancy.  Twenty-two units
have rent assistance available that allows rent based on 30% of

income; remainder pay 30% but not less than basic rents listed. 
Manager reports no vacancies, but two-bedroom units without

rent assistance will be available in the future.

� Beltrami County Housing Study Update  - 2012 B-48

DRAFT



Bemidji   �

Table 30 Multifamily Rental Housing Inventory

Name Number of Units

 / Bedroom Mix

Rent Vacancy/

Wait List

Tenant Mix Comments

Ridgeway

Court III

3 - 1 Bedroom

9 - 2 Bedroom
12 - 3 Bedroom

24 Total Units

$480

$600
$655

No

vacancies

General

occupancy

Rural Development and tax credit subsidized apartments built in

1990 for general occupancy.  Twenty-two units have rent
assistance available that allows rent based on 30% of income;

other two units pay 30% of income but not less than base rents
listed.  Water, garbage and heat included in rent. Tenants pay

electricity. Some tenants utilize Voucher Program. Manager
reports good occupancy, but some turnover.

Ridgeway
Court IV

6 - 1 Bedroom
18 - 2 Bedroom

24 Total Units

$480
$600

+electric

No
vacancies

General
occupancy

Rural Development tax credit subsidized apartments built in
1993 for general occupancy.   Twenty-two units have rent

assistance available that allows rent based on 30% of income;
other two units pay 30% of income but not less than base rents

listed.  Water, garbage and heat included in rent. Tenants pay
electricity. Some tenants utilize Voucher Program. Manager

reports good occupancy, but some turnover.

Housing
Choice

Vouchers

Authority for 183
Vouchers in

Beltrami County

30% of
income

N/A General

Housing Vouchers can be used Countywide.  Authority exists for

183 Vouchers, but typically between 135 and 145 households
receiving assistance due to budget limitations.  Most of the

households are within Bemidji City limits. Currently 438
households on the waiting list.
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Table 30 Multifamily Rental Housing Inventory

Name Number of Units

 / Bedroom Mix

Rent Vacancy/

Wait List

Tenant Mix Comments

Targeted Populations

Conifer

Estates

5 - 1 Bedroom

5 - 2 Bedroom
10 - 3 Bedroom

20 Total Units

$470

$598
$822

In the initial

lease-up
phase

Homeless

families

New project completed in June 2012. Project includes 16
supportive and three transitional units for homeless families.

Red Lake and Leech Lake Reservation have five-unit master
leases. Rent includes heat, electricity, water, sewer, garbage. 

Manager reports that there are applications for all of the units.

Jimmy

Carter
Estates

610 Patriot
Dr

6 - 1 Bedroom
12 Total Units

Leased by
Evergreen

Leased by
Evergreen At-risk youth

Building has just started construction in Aug. with occupancy in

late 2012. Mixed-use structure with commercial use on ground
level and apartments above.  Apartments have been leased by

Evergreen as housing for at-risk youth. 

Student Housing

Cedar
Apartments

24 - 2 Bedroom
4 - 3 Bedroom

28 Total Units

N/A N/A

Single

parent
students

Apartment-style housing owned by Bemidji State University for

single parent households that are students at BSU or NW Tech. 
Units created in 1991 through conversion of former residence

hall/offices to apartments.  Rent includes all utilities. 
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Table 30 Multifamily Rental Housing Inventory

Name Number of Units

 / Bedroom Mix

Rent Vacancy/

Wait List

Tenant Mix Comments

Senior Housing with Services

Autumn Hills

of Bemidji

Licensed for 16 Based on

services

No

vacancies

Assisted

living

Assisted living project in a residential, board and lodging-style
facility. Project was built in 1980 and recently constructed an

addition. Licensed for 16 residents. Project has 24-hour staffing
and provides all meals and services. Some residents can qualify

for elderly waiver assistance from County.

Teri Kinn
Adult Foster

Care

Licensed for five
residents

Based on
services

No
vacancies

Adult foster
care

Some residents can qualify for elderly waiver assistance from

County. Approximately 40% are private pay and 60% have
elderly waiver assistance. Teri Kinn Adult Foster Care was

previously Garden Lane Assisted Living, but has converted to
adult foster care.

Goldpine
Home 

65+ bed capacity Based on
services

Full
occupancy

waiting list

Assisted
living

Assisted living project offering board and care-style housing.
Project was constructed in two phases in 1996-97. Most units

are private sleeping room with half bath. Rooms are private but
can accommodate married couples, for greater capacity than 65

residents. Two apartments are also available. Full assisted living
services and staffing. Project has long waiting list.

Homefront
Assisted

Living I & II

Two residential
units licensed for

14 total residents

Based on
services

N/A Assisted
living

Unable to contact.

Long Lake
Loon Lodge

Licensed for 10
residents

Based on
services

1 bed
available

Assisted
living

Assisted living project in a residential, board and lodging-style

facility. Project was built in early 1980s. Licensed for 10
residents - one bed available at time of survey. Project has 24-

hour staffing and provides all meals and services. Some
residents can qualify for elderly waiver assistance from County.

Touch of
Home & A

Touch of
Home

Two homes with

10 residents in
each home

Based on

services

Full

occupancy

Assisted

living

Assisted living project in a residential, board and lodging-style
facility. Two homes with 10 resident capacity in each home

currently at full capacity. Project has 24-hour staffing and
provides all meals and services. Some residents can qualify for

elderly waiver assistance from County.
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Table 30 Multifamily Rental Housing Inventory

Name Number of Units

 / Bedroom Mix

Rent Vacancy/

Wait List

Tenant Mix Comments

Elder Care of

Bemidji -
Cedar

Cottage

15 private suites Based on
services

1 vacancy Seniors Fifteen assisted living units. Includes all assisting living services.
Manager reports that the facility is usually fully occupied.

Elder Care of

Bemidji -
Birch Haven

Village

32 - 1 Bedroom

10 - 2 Bedroom
42 Total Units

$1,215-

$1,927

10-12

vacancies

Senior

housing with
light services

Independent senior apartments that include a light service

package. Part of a senior campus that includes Havenwood Care
Center and Heritage Homes. Project opened for occupancy in

2000.  Services include daily meal, weekly light housekeeping,
and emergency call system. Project amenities include garage

parking for an additional fee, activities, continental breakfast,
community rooms, in-unit laundry, storage area. Manager

reports there have been 10 vacancies for at least one year.

Elder Care of

Bemidji -
Tamarack

Court

32 Total Units Based on
services

No
vacancies

Seniors Assisted living project that includes one- and two-bedroom
units. Manager reports full occupancy with a waiting list.

Woods Edge

Senior Living
- Windsong

62 - 1 Bedroom

18 - 2 Bedroom
80 Total Units

Based on

services

12

vacancies

Seniors Windsong is an 80-unit senior independent/assisted living

project that opened in November, 2009. Seniors can live in
Windsong independently or utilize the level of senior services

that they need. The facility provides the full array of assisted
living services. Currently, there are 12 vacancies.

Woods Edge
Senior Living

- Trillium

27 units Based on
services

Six
vacancies

Seniors Trillium is a 27-unit Memory Care project. Currently, there are
six vacancies. The facility opened in October, 2009.

Source: Community Partners Research, Inc.
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Findings on Growth Trends

The City of Bemidji’s population increased by 1,514 people and the City added
670 households from 2000 to 2010.  In the 1990s, Bemidji’s population
increased by 672 people, and there was a gain of 590 households.

From 2000 to 2010, there was a population gain of 4,649 people and a gain of
2,283 households in the Bemidji Market Area.  In the 1990s, the Bemidji Market
Area had a population gain of 4,415 people and gained 2,178 households.

Growth within all of Beltrami County has been consistently strong in recent
decades.  In the 1990s, the County added 2,467 households and 5,266 people. 
According to the 2010 Census, Beltrami County added 4,792 people and 2,509
households from 2000 to 2010.
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Findings on Growth Projections

As part of this Study, we have provided population and household projections
to the year 2015.  For Bemidji and the Bemidji Market Area, the available
projections are reasonably consistent.  Both projections have been calculated
from the long-term trends for the City and Market Area, and reflect the patterns
of population and household gains. 

The projections for Bemidji based on 10-year and 20-year growth trends show
the City’s population will increase by 653 to 853 people and there will be a
household gain of 383 to 412 households from 2010 to 2015.  Also, because of
the downturn in the housing economy, Community Partners Research, Inc., has
calculated the City’s future growth based on five-year growth trends.  Based on
five-year growth trends, Bemidji is projected to gain between 430 and 562 and
between 257 and 272 households from 2010 to 2015.

Our calculation for the aggregated Bemidji Market Area shows the probable
gain of 2,645 to 2,967 people and 1,474 to 1,765 households between 2010
and 2015.

For all of Beltrami County, based on 10- and 20-year trends, we expect a gain
of between 2,686 and 3,250 people and between 1,474 and 1,765 households
from 2010 to 2015.  Also, because of the downturn in the housing economy, we
have also calculated the County’s future growth based on five-year growth
trends.  Based on five-year trends, Beltrami County is projected to gain
between 1,648 and 2,407 people and 755 to 1,150 households from 2010 to
2015. 

Household growth in Bemidji will generally require new housing unit
construction.  However, some of the growth in Beltrami County will take
advantage of the large stock of seasonal use housing that exists in the County. 
Some of the household growth will occupy this seasonal use housing and
convert it to year-round use.  However, the City of Bemidji has a very limited
supply of good quality seasonal, vacant, or under-utilized housing, and any
future growth in households will generally require new unit construction.   
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Beltrami County
Growth Projections by Age Group

In addition to forecasts on overall household growth, Community Partners
Research, Inc., has generated household projection information on the changes
expected by age group.  As part of the research for this Study, Community
Partners Research has examined information on age patterns and population
data from the 2010 U.S. Census.  With this data, Community Partners
Research, Inc. has calculated age-based projections from 2010 to 2015.

The following projections are for Beltrami County:

Projected Change in Households:  2010 to 2015

Age Range Beltrami County

15 to 24 -85 to -55

25 to 34 +40 to +100

35 to 44 +205 to +263

45 to 54 -403 to -335

55 to 64 +224 to +300

65 to 74 +601 to +658

75 to 84 +147 to +179

85 and Older +26 to +40

Total 755 to 1,150

   Source: Community Partners Research, Inc.
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Findings on Housing Unit Demand and Tenure

Comparing the projected age-based household changes with past tenure
patterns results in a forecast of the tenure mix that will be needed for new units
added between 2010 and 2015.  Our calculations are based largely on the
tenure preferences by age group that were evident in the 2010 Census, with
some adjustment for a greater acceptance of certain housing types as people
become more familiar with newer housing options.  

Calculations for total future housing need are generally based on three demand
generators, household growth, replacement of lost housing units, and pent-up,
or existing demand for units that already exists but is not being served.

Demand from Growth - Using our projections by age for Beltrami County, we
would expect demand for owner-occupied housing to exceed demand for rental
housing through the remainder of this decade.  We project that the demand for
housing caused by overall household growth will be between 67% and 72%
owner occupancy, and between 28% and 33% for renter occupancy housing.  
Using the most probable growth range of 151 to 230 new households expected
in an average year in Beltrami County, this results in annual demand for
approximately 101 to 166 owner occupancy units per year, and between 50 and
64 renter occupancy units in an average year.  It should be noted that not all of
the owner-occupancy household growth will require new construction, as the
County has a large inventory of seasonal-use housing that may be converted to
year-round occupancy in the future.  

Replacement of Lost Rental Units - It is difficult to quantify the number of
units that are lost from the housing stock on an annual basis.  Unit losses may
be caused by demolition activity, losses to fire or natural disasters, and to
causes such as deterioration or obsolescence.  Based on building permit
information, Bemidji loses rental units annually due to demolition.  We have
included an allowance for unit replacement in the recommendations that follow
later in this section.

Replacement of Lost Owner Occupancy Units - Owner occupied units are
also lost annually in Bemidji due to demolition.  Within the Market Area, any
unit losses are generally replaced by the annual conversion of some seasonal
use properties to year-round use. 

Pent-Up Demand - The third primary demand-generator for new housing is
caused by unmet need among existing households, or pent-up demand. 
Certain segments of the Beltrami County housing market do show signs of
pent-up demand.  For example, the vacancy rates in most subsidized housing
projects were low, and waiting lists existed.  We have included our estimates of
pent-up demand into the specific recommendations that follow later in this
section.
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Findings on Unit Demand by Type of Housing

Based on the household by age projections presented earlier, the changing age
composition of the County’s population through the remainder of the decade
will have an impact on demand for housing.

Age 24 and Younger - The projections used for this Study expect a small loss
of 55 to 85 households in the 15 to 24 age range through the year 2015.  Past
tenure patterns indicate that as many as 78% of these households will rent
their housing.  Households in this age range tend to have a median income that
is well below the overall median.  A small loss of households in this age range
should mean that rental demand from younger households will remain relatively
unchanged for the remainder of the decade.  Much of this young adult
population is located within the City of Bemidji.  While this projection
represents the best available forecast, a significant change in enrollment at
Bemidji State University or Northwest Technical College could alter the
projection for this age group.

25 to 34 Years Old - The projections show a small numeric increase in this
age cohort, with an expected addition of 40 to 100 households by 2015.  Within
this age range households often move from rental to ownership housing.  The
ownership rate among these households in Beltrami County was nearly 56% in
2010.  The projected small increase within this age range will generate limited
demand for both first-time home buyer and rental opportunities.

35 to 44 Years Old - This 10-year age cohort is expected to increase in size
through the year 2015.  The projections show a probable gain of 205 to 263
households between 2010 and 2015.  In the past, this age group has had a
high rate of home ownership, over 73% in Beltrami County.  Households within
this range often represent both first-time buyers and households looking to
trade-up in housing, selling their starter home for a more expensive house. 
Higher demand from this age cohort will have some impact on overall demand
for housing, but larger projected losses from the age cohort immediately older
will off-set some of the housing demand generated from this age group.  

45 to 54 Years Old - By 2015, this age cohort will represent the front-end of
the “baby bust” generation that followed behind the baby boomers.  This age
group represents a much smaller segment of the population than the baby
boom age group.  For Beltrami County, the projections show a significant loss
of 335 to 403 households in this range.  This age group historically has had a
high rate of home ownership, over 80% in 2010, and will often look for trade-
up housing opportunities.
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55 to 64 Years Old - This age range is part of the baby boom generation. The
projections show an expected increase of 224 to 300 additional households in
this 10-year age range by the year 2015.  This age range has traditionally had
the highest rate of home ownership in the County, at more than 86%. 
Attached housing construction, such as town house units, is often well suited to
the life-cycle preferences of this age group, as no maintenance/low
maintenance housing has become a popular option for empty-nesters.  This
group will also gravitate to high amenity locations outside of the cities in the
County, such as lake shore residential opportunities.

65 to 74 Years Old - Strong household growth is also expected within this age
range, with the projections showing an increase of 601 to 658 households by
the year 2015.  While this group will begin moving to other life-cycle housing
options as they age, the younger seniors are still predominantly home owners. 
At the time of the 2000 Census, approximately 83% of households in this age
range owned their housing.  Once again, ownership preferences for town
house-style and condominium units should increase, both from household
growth within this age cohort, and from increased market share as these type
of units continue to gain greater acceptance with the marketplace.

75 to 84 Years Old - Modest growth is expected to occur within this age
range, with a projected increase of 147 to 179 households between 2010 and
2015.  In the past, households within this 10-year age range have had a
relatively high rate of home ownership, at more than 75%.  While this is likely
to continue, we believe that an expansion of housing options for seniors,
including high quality rental housing, will appeal to this age group.  In most
cases, income levels for senior households have been improving, as people
have done better retirement planning.  As a result, households in this age
range may have fewer cost limitations for housing choices than previous
generations of seniors.

85 Years and Older - Only modest numeric growth is projected among older
seniors, with the expected addition of 26 to 40 households.  Historic home
ownership rates in this age group in Beltrami County have been relatively low,
at 47% in 2010.  Recent expansions of senior housing with services options in
the County will help to address the needs of this population of older seniors.

These demographic trends will be incorporated into the recommendations that
follow later in this section.
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Summary of Findings and Recommendations

Overview

The findings/recommendations for the City of Bemidji have been formulated
through the analysis of the information provided in the previous sections and
include a total of 29 recommendations divided into the following five
categories:

< Rental Housing Recommendations
< Home Ownership Recommendations
< Single Family Housing Recommendations
< Housing Rehabilitation Recommendations
< Other Housing Recommendations
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Section Table of Contents

Rental Housing Recommendations

1. Develop 120 to 140 general occupancy market rate rental units
2. Develop 68 to 72 subsidized rental housing units
3. Develop 52 to 56 tax credit rental housing units
4. Monitor the need for additional senior housing with services units
5. Student housing recommendations
6. Develop a 35 to 45-unit mixed use housing/commercial project
7. Continue to apply for Housing Choice Voucher Program

allocations when available from HUD
8. Consider the development of a facility for chronic inebriates

Home Ownership Recommendations

9. Utilize and promote all programs that assist with home ownership
10. Utilize Purchase/Rehabilitation Programs
11. Continue to Develop a Lease to Purchase Program
12. Involvement in the Emerging Markets Homeownership Initiative

(EMHI) to increase minority home ownership
13. Promote employer involvement in home ownership programs

Single Family Housing Recommendations

14. Lot availability and development
15. Monitor the development of another affordable subdivision
16. Promote townhouse, twin home and cooperative housing

development
17. Continue cooperation with other groups supporting new home

construction

Housing Rehabilitation Recommendations

18. Promote rental housing rehabilitation programs
19. Promote on-going owner-occupied housing rehabilitation efforts
20. Continue a Rental Housing Inspection Program
21. Develop a Neighborhood Revitalization Program
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Other Housing Initiatives

22. Consider the submission of an application for Minnesota Small
Cities Development Program funds

23. Consider a mobile home park improvement program 
24. Continue to acquire and demolish dilapidated structures
25. Continue coordination among housing agencies 
26. Develop a City of Bemidji New Construction Housing Incentive

Program
27. Coordinate the development of housing for people with

developmental and physical disabilities
28. Housing recommendations for Bemidji’s Downtown Business

District
29. Address housing needs for the homeless
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94
94

95

96

96
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Rental Housing Recommendations

Overview:  In recent decades it has been difficult to produce new rental
housing units that are viewed as “affordable”, when compared to existing rental
housing.  A number of factors, including Federal tax policy, State property tax
rates, low/rent structure and high construction costs, have all contributed to
making the development of rental housing difficult.

Over the last 15 years, Bemidji has somewhat reversed this trend, as strong
demand for units, and low interest rates have made new rental construction
more economical.  Some of this new construction has served specific market
niches, such as senior with services housing. However, there has also been
production of high quality, market rate rental units to serve the general renter
population.  

Rental projects that were constructed from 2000 to 2005 include: Vista North
Townhomes (98 market rate units), Kestrel Pines Townhomes (30 tax credit
units), and Whelan rentals (66 market rate units).  Approximately 194 new
units were added to the City’s rental housing stock from 2000 to 2005.

Since the 2006 Housing Study, approximately 281 units have been constructed
in Bemidji including Whelan rentals (32 market rate units), Villas at Vista North
(60 market rate units), Whispering Pines (30 market rate units), Conifer
Estates (20 supportive and transitional units), Windsong (80 senior with
services units), Trillium (27 memory care units), and Tamarack Court (32
senior with services units).

Our research also identified a 29-unit market rate project that is currently
under construction.

Demand for new rental housing is typically generated from three factors:
growth from new households, pent-up demand from existing households, and
from replacement of lost units.  Our household projections for Bemidji and the
surrounding Market Area expect strong household growth, although the
majority of this growth will result in demand for owner occupied housing.  From
2012 to 2017, we are projecting that household growth in all of Beltrami
County will generate demand for between 45 and 55 additional rental housing
units in an average year.  Bemidji and the surrounding Market Area will
represent an estimated 80% share of the County-wide growth.  We believe that
Bemidji will be the most appropriate location for most of this  new rental unit
construction.  As a result, we believe that overall growth will generate demand
for between 36 and 44 additional rental units per year in Bemidji through 2017. 
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Demand created by replacement of lost units is more difficult to determine, but
the best available data suggests that the City loses as many as seven to nine
units per year.  As a result, between 35 to 45 additional units will be needed
over the next five years to replace lost units.  In some cases, this unit
replacement will be necessary as existing units are removed form the inventory
through demolition or conversion.  In other cases, this replacement is
appropriate due to deteriorating condition of older, substandard rental housing
that should be removed from the occupied stock, as the City attempts to
upgrade the quality of its housing inventory.  

Pent-up demand exists for most types of rental housing in Bemidji including
market rate units, subsidized units and tax credit units.  We have included units
based on pent-up demand in the recommendations that follow.

Based on the factors stated above, we recommend the development of the
following new rental units over the next five years from 2012 to 2017:

< General Occupancy Market Rate - 120-140 units
< Subsidized -  68-72 units
< Tax Credit -  52-56 units
< Senior with Services -        0 units

Total          240-268 units

1. Develop 120 to 140 general occupancy market rate rental units

Findings:  Approximately 70% of the rental housing in the City of Bemidji can
be classified as general occupancy market rate housing.  These units are free of
any specific occupancy restrictions such  as financial status, age, or student
enrollment.  Market rate housing does not have any form of rent controls, other
than those imposed by the competitive marketplace. 

The entire rental inventory in the city includes approximately 2,839 total units
in 2012.  We believe that approximately 1,987 of these units are best described
as market rate rental housing. 

As part of the research for this Study, we contacted 1,088 market rate units. 
We found 14 vacant units for a vacancy rate of 1.3%, which is significantly
below the healthy market range of 3% to 5%.  The 2006 Housing Study
reported a market rate vacancy rate of 3.5%.

There is a fairly wide variation in rental rates in the market rate segment in the
City of Bemidji.  The prevailing rent range for an efficiency apartment is $325-
$395 and up to $1,100-$1,200 for a four-bedroom unit.
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From 2000 to 2012, approximately 286 market rate rental units were
constructed in Bemidji and a 29-unit project is currently under construction.
Also, it is estimated that a significant number of single family homes have
converted from owner-occupied to rental units partially due to the downturn in
the economy and the housing crisis.

The student population at Bemidji State University and Northwest Technical
College also has a significant impact on market rate rental housing.  The under-
utilization of on campus dormitory housing has resulted in a greater use of
market rate rental housing in the community.

Recommendation: As stated earlier in this section, rental housing demand is
based on household growth, pent-up demand and replacement of housing units
that have been demolished or converted. 

Based on this combination of demand generators, we believe that it is
reasonable to plan for production of between 120 to 140 market rate rental
units over the next five years.  This includes the market rate rental projects
that may be in the planning phase.  

Based on our research, there is a significant need for all sizes of units, including
larger rental units.  

Townhome style units or high quality apartment buildings are both options in
addressing the need for market rate units.  The projects, to be successful,
should have ‘state of the art’ amenities.  It would be advantageous for new
units to be constructed in smaller project phases.  This strategy allows the new
units to be absorbed into the market.

Recommended unit mix, sizes and rents for the Bemidji
Market Rate Housing Units: 

Unit Type No. of Units      Size/Sq. Ft.           Rent      
One Bedroom          12-16                   800 - 900                 $700 - $775
Two Bedroom     66-72    1,000 - 1,100         $800 - $850
Three Bedroom     30-36    1,150 - 1,250              $950 - $1,000
Four Bedroom         12-16    1,350 - 1,500          $1,100 - $1,200

     Total   120-140

Note: The recommended rents are quoted in 2012 dollars, but exclude
electricity and garage.  We recommend garage rent of $35 to $40 per month.
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2.  Develop 68 to 72 Subsidized Rental Units

Findings: Although Bemidji has a good supply of subsidized multifamily rental
units, we see unmet need in this sector of the local market.  The City has 13
project-based subsidized developments with a combined 560 units.  Subsidies
have been provided by USDA Rural Development, the Department of Housing
and Urban Development (HUD) through the Public Housing, Section 8, and
Section 236 programs, and through the Minnesota Housing Finance Agency.  

The most recent subsidized project developed in Bemidji is Conifer Estates, with
20 units.  Conifer Estates opened in July, 2012.

Of a total of 560 subsidized units in Bemidji, 380 are general occupancy
subsidized housing.  The remaining 180 units are designated for senior and/or
disabled occupancy.  One of the general occupancy projects, Northland
Apartments, had originally been constructed for senior/disabled occupancy, but
a later rule change by HUD opened this building to people of all ages.  While a
majority of the Northland Apartment residents are still seniors, the percentage
of younger tenants has continued to grow.
 
Most of the City’s subsidized units serve very low income people and charge
rent based on 30% of the tenant's household income.  In some cases, tenant
households pay 30% of income, but not less than a basic rent level established
for the unit.  In these cases, it would be possible for a very low income
household to pay more than 30% of income, if the basic rent was higher.

In addition to these subsidized projects, Beltrami County typically has 135 to
145 households being assisted with HUD Housing Choice Vouchers (formerly
Section 8 Existing Program).  Housing Choice Voucher assistance is issued to
income-eligible households for use in suitable, private market rental housing
units.  With the assistance, a household pays approximately 30% of their
income for their rent, with the program subsidy paying any additional rent
amounts.  

Most of the participating households reside within the City of Bemidji.  Since
this rent assistance is tenant-based, and moves with the household, the actual
number of participating households within the City can vary from month to
month.  It is also possible that some of these households may be using their
rent assistance in one of the subsidized projects, if that project does not have
rent assistance available for all tenants.  As a result, the Housing Choice
Voucher assistance may add to the overall supply of “deep subsidy” housing in
the community, but may overlap with some of the subsidized projects.

� Beltrami County Housing Study Update - 2012 B-65

DRAFT



Bemidji   �

Between the tenant-based assistance and project based subsidized housing,
there are approximately 695 renter households in Bemidji that have access to
some form of subsidized housing in 2012.  This represents approximately 24%
of all renters in the City.  Compared to other communities that we have
examined, this is a relatively average proportion of subsidized housing. 

Despite the relatively large supply of subsidized units, the 2010 Census still
identified that approximately 48% of renter households in Bemidji reported a
housing cost burden, with 30% or more of their income going to housing costs. 
The large majority of these households were actually paying 35% or more of
their income for housing, which is defined as a severe cost burden.  

This large number of renters with a housing cost burden is reflected into strong
demand for subsidized units.  Our rental survey found only one vacancy in
subsidized developments, which represented a vacancy rate of 0.2%. 

Our demographic projections from 2010 to 2015 show some growth among 
households in the age ranges that often need subsidized housing.  The 25 to 34
year old range is expected to add households as are the age ranges 75 and
older.

Recommendation:  We recommend the development of 68 to 72 additional
subsidized rental housing units for low income people whenever resources can
be found.   However, at this time, it is very difficult to produce new subsidized
units to serve very low income people.  Also, if new Housing Choice Voucher
Program allocations are authorized in the future, we would encourage the
community to attempt to secure additional assistance through the Bemidji HRA.

There is a strong need for both general occupancy and senior/disabled
subsidized housing.  Both types of projects should be developed, when possible,
over the next five years. 

While we would recommend the construction of new subsidized housing as
resources allow, it is recognized that very few subsidy production resources
remain available at the State or Federal level. In addition to an expansion of
tenant-based rent assistance, another option that exists is to add to the supply
of very affordable tax credit housing.  In 2005, Kestrel Pines Townhomes
opened for occupancy.  Included in this project’s 30 tax credit units are five
units that received additional MARIF subsidies from the Minnesota Housing
Finance Agency.  The MARIF subsidies lower the rents, which enable households
at or below 35% of the County’s median family income to rent the units, and
represent one of the best efforts at providing very affordable housing.  
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A final community strategy related to subsidized housing will be the
preservation of the existing supply of subsidized units.  In some communities,
subsidized buildings have fulfilled their original contractual obligations to
provide affordable housing and have converted to market rate housing.  We do
not believe that any of the existing units in Bemidji are at risk of being lost, but
it will be important to monitor this situation over time.  If existing units are
eligible to opt-out of their subsidy agreements, it would be appropriate for a
local housing agency or non-profit group to become involved in an attempt to
preserve the units.

3. Develop 52 to 56 Tax Credit Rental Housing Units

Findings:  The federal low income housing tax credit program remains as one
of the only subsidy sources still available for the production of more affordable
rental housing.  Tax credits alone do not produce " deep subsidy" rental units
that can serve very low income people, but tax credits do provide a "shallow
subsidy" that allows for the construction of units that can serve households at
or below 60% of the median income level established for the County.  When
other resources are combined with tax credits, such as the MARIF assistance
described above, even lower income households may be served.

Bemidji has five rental projects that have received federal low income housing
tax credits since the program was created in the mid-1980s.  However, two of
these projects, Ridgeway Court III and Ridgeway Court IV were constructed
using both tax credits and USDA Rural Development subsidies.  With the Rural
Development assistance, these projects more closely resemble subsidized
housing, and have been included in our subsidized analysis.

The other three tax credit projects are Carter Place Townhomes, with 18 units,
Northern Star Apartments, with 36 units, and Kestrel Pines Townhomes, with
30 units.  Combined, these projects have 84 total units that serve households
at or below 60% of median income, the maximum income limit under the tax
credit program. 

Carter’s Place rent structure is $630 for a two-bedroom unit and $695 for a
three-bedroom unit.  The rent structure at Kestrel Pines Townhomes is $610 for
a two-bedroom unit and $690 for a three-bedroom unit.  Tenants pay
electricity.  We were unable to contact Northern Star Apartments, but based on
past surveys, the rent structure is comparable to the other two tax credit
projects.
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The maximum rents allowable under the program are often above the
prevailing rates for most market rate units in Bemidji.  It is probable that to
stay competitive with other rental projects in the City, the tax credit
developments charge rents that are well below the maximum federal limits.

At the time of our rental survey, there were no vacancies in the two tax credit
projects we were able to survey.

In most communities, our research has found that tax credit units typically
represent 2.5% of all households in the City.  For Bemidji, this would represent
approximately 133 tax credit units, based on the 2012 household estimate for
the City.  With 84 units currently in the inventory, the City is currently under
served with tax credit units.

Recommendation:  We would recommend the construction of 52 to 56
additional tax credit, moderate rent units in Bemidji over the next five years. 
This recommended level of construction will help address both demand created
by household growth and pent-up demand.

We would recommend a development concept with a mix of two, three and
four- bedroom town house units, with most of the units having two-bedrooms.  

The current tax credit developments have been able to keep gross rent levels
below the 60% of median income maximum limits.  We believe that this is one
of the primary reasons that the units have been so successful.  We would
encourage any future tax credit projects to work on charging rents that are
closer to the 50% to 55% limits.  Also, when possible, other resources should
be combined with tax credits to serve even lower income households. 
Additionally, we strongly recommend that the rents are at or below fair market
rents for Housing Vouchers, which enables a household with a Housing Voucher
to pay 30% of their housing for rent.

4. Monitor the need for additional senior with services units

Findings:  Bemidji has a good supply of senior with services units including:

< Two subsidized senior projects that offer senior services, Baker Park and
Nymore Evergreen Acres

< Two projects that provide light services, Birch Haven Village with 42 units
and Windsong with 80 units.  Windsong’s units are flexible and can be
independent, light services or independent living.

< Several assisted living board and lodging-style projects that can
accommodate 120 or more residents
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< Two assisted living apartment-style projects, Windsong with 80 units and
Tamarack Court with 32 units.  Additionally, Cedar Cottage has 15 private
suites.

< Two memory care projects including a wing of Havenwood Care Center
that can serve 18 residents and Trillium, which was constructed in 2009
and has 27 units.

Currently, the subsidized senior projects and the board and lodging projects
have very high occupancy rates.  One assisted living project, Windsong, has 12
vacancies. The Trillium memory care project has six vacancies and Birch Haven
Village, a light services project, has 10 to 12 vacancies.

We are projecting that from 2010 to 2015, Beltrami County will gain 26 to 40
households in the 85 and older age range and 147 to 179 households in the 75
to 84 age range.

Recommendation: With the new projects that have been developed since the
2006 Housing Study, the limited growth of older senior households and the
vacancy rates in some senior with services projects, we are not recommending
new senior with services units at this time, but the need for additional units
should continue to be monitored.

The one type of senior with services project that may have pent-up demand is
board and lodging style units.  All of the current projects have high occupancy
rates.  Several owners and managers of board and lodging projects reported
the need for additional capacity.

If the board and lodging projects continue to have high occupancy rates,
additional units should be developed.  However, some of the demand for board
and lodging beds may be served by the new assisted living units that have been
developed.

5. Student Housing Recommendations

Findings: Bemidji State University currently has approximately 5,016 students. 
Student enrollment for 2012 is down from 2011, but similar to the enrollment
level in 2008.  BSU experienced a spike in enrollment in 2010 and 2011.  From
2008 to 2012, the enrollment has been as follows:

< 2008 - 5,017 students
< 2009 - 5,171 students
< 2010 - 5,365 students
< 2011 - 5,360 students
< 2012 - 5,016 students
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It is projected that enrollment will remain relatively stable, or may drop slightly
over the next few years.

Of the 5,016 students in 2012, approximately 1,237 live on campus.  The
campus housing living capacity is 1,457, thus, the on-campus housing halls
have an occupancy rate of approximately 85%.  The relatively high occupancy
rate in 2012, when compared to the past, is partially due to the closing of a
former residence hall. 

Many Bemidji State University students are living in apartments and homes off
campus.  Although, the Rental Inspection Program is improving the quality of
the housing stock, there are still many students living in units of minimum
quality.  Also, students are living in homes that could be utilized as owner-
occupied homes.  Additionally, low income households have to compete with
students to rent affordable units. 

There are also concerns in the community regarding student rental units
including parking and overcrowding.

Bemidji State University has undertaken several projects in recent years to
improve on-campus living, including: 

< Linden Hall has been renovated into two and three-person suites
< Birch Hall has been totally renovated
< Maple Hall has been closed and will be demolished in the spring of 2013
< In the future, as funding becomes available, the University plans to

construct “state of the art” student apartments 

Recommendation: We recommend support of Bemidji State University’s
efforts to improve the use of on-campus housing options.  These efforts should
result in more students living on campus, which in turn, provides more units for
non-student households.  Also, some homes may convert back from rentals to
owner occupied single family homes.

6. Develop a 35 to 45-Unit Mixed Use Downtown Housing/
Commercial Project

Findings: The City of Bemidji’s Downtown Business District has been renovated
over the last two decades.  Substantial resources have been allocated to
building demolitions, construction of new buildings, building renovations, public
improvements, additional parking, landscaping, etc.  Downtown redevelopment
continues to be an ongoing process. 
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The Downtown Area also has natural amenities as it is located adjacent to Lake
Bemidji and Lake Irving.

Several cities that have a vital Downtown and a growing population, have
developed a mixed use project that includes commercial/office space on the
first floor and housing on the upper floors.

Recommendation: We recommend that a developer consider the development
of a mixed use building in Downtown Bemidji.  It may be necessary to acquire
several parcels to create an adequate site for development.  We have not
researched potential sites as part of this Study.

We recommend commercial space on the first floor and 35 to 45 rental units on
the upper floors.  Prior to construction, the developer should pre-lease the
commercial space to at least one anchor commercial tenant.  Ideally the anchor
tenant would complement existing downtown businesses and attract people to
Downtown.

In the 2006 Study, we also recommended the development of a mixed-use
project.

The 35 to 45 rental units should be market rate units and include a high
percentage of two bedroom units.  Mixed use projects of a larger scale have
been developed in Shakopee, Savage and Waconia and smaller scale projects
has been developed in Chaska and Norwood Young America.  Although these
cities are in the metro area, it is our opinion that a mixed-use project would be
successful in Bemidji because of the amenities Downtown Bemidji provides.

The rental units should have ‘State of the Art’ amenities and include covered
parking.  The rents should be on the high end of the market rate rent structure
that is in place at the time of development.

We have a separate recommendation above that identifies overall need for
market rate rental housing.  The units included in this separate
recommendation are part of the total unit recommendation made above, and
are not in addition to that recommendation.
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7. Continue to apply for Housing Choice Vouchers/Section 8 Existing
Program allocations when available from HUD

Findings:  The Housing Choice Voucher Program provides portable, tenant-
based rent assistance to lower income renter households.  The program
requires participating households to contribute from 30% to 40% of their
adjusted income for rent, with the rent subsidy payment making up the
difference.  Tenants may lease any suitable rental unit in the community,
provided that it passes a Housing Quality Standards inspection, and has a
reasonable gross rent when compared to prevailing rents in the community.

Although the federal government provides almost no funding for subsidized
housing construction, it has provided new Housing Choice Voucher allocations
over the last two decades.

Because of the flexibility offered through the program, eligible households often
prefer the portable rent assistance to other forms of subsidized housing that are
project-based, and can only be accessed by living in a specific rental
development.  In 2012, between 135 and 145 Beltrami County households are
utilizing the Housing Choice Voucher Program, and most of the these
households are living in Bemidji.

The 2012 U.S. Census shows a substantial number of Bemidji renter households
with a housing cost burden.  We estimate that there are 1,024 renter
households in Bemidji that are paying more than 35% of their annual income
for rent.  Most of these households have annual incomes below $25,000.  This
further verifies Bemidji’s continued need for additional Housing Choice
Vouchers.  Also, several low income households will need a voucher to afford
the rent in the tax credit rental projects. 

Recommendation:  From a practical standpoint, the Housing Choice Voucher
Program is the single best way that Bemidji can provide affordable housing. 
HUD does not make new incremental assistance available every year, but when
new allocations are authorized, we would encourage the Bemidji HRA to apply
for additional units.  The Housing Choice Voucher program is administered for
Beltrami County by the Bemidji HRA, thus, applications for additional assistance
must be coordinated through the Bemidji HRA.
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8. Consider the development of a facility for chronic inebriates

Findings: Based on our interviews, housing for chronic inebriates (people who
cannot stay sober and would not accept or have failed traditional alcohol
dependency treatment) has been an on-going problem in Beltrami County for
decades.  Several cities including Duluth, Rochester, St. Cloud and Minneapolis,
have developed housing for chronic inebriates.  Several of these facilities are
called ‘wet houses’ because residents can drink in their rooms.  Residents pay
rent based on what they can afford.

The benefits of a housing facility for chronic inebriates may include:

< Cost savings - Chronic inebriates often cause police calls, court hearings,
detox services, emergency room visits, etc.  The Rochester facility
estimates it will save $1,000 per month per resident by having access to
a housing facility.

< Treatment is offered and due to treatment many residents drink less
< The facility provides harm reduction and a safe refuge.
< Sober activities are offered daily to curb alcohol abuse.
< The facility prevents homelessness and provides the residents a home.
< The facility strives to reduce alcohol use and to improve residents quality

of life.

Recommendation:  We recommend continued research on the concept of
developing a housing facility for chronic inebriates in Bemidji.  A meeting was
planned in Bemidji to discuss the concept with representatives of the New San
Marcos project in Duluth, which serves a similar client group. 

We recommend the following:

< A lead agency or a task force is developed to conduct research, to
develop a plan, and to identify funding sources, etc.

< Successful facilities are visited and researched
< Project costs (development and operating) and funding sources are

identified early in the process
< The community is educated on the benefits of the facility
< The need for the facility is researched and documented.

Housing facilities for chronic inebriates in Sioux Falls, SD, and Fargo, ND, have
utilized low income tax credits as one of the financing sources to construct the
facilities.  Tax credits may be a potential funding source for a Bemidji facility. 
State bonding could also be a potential source of funding but would require
further research on eligibility.
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Home Ownership Recommendations

Findings:  Expanding home ownership opportunities is one of the primary
goals for most cities.  High rates of home ownership promote stable
communities and strengthen the local tax base.  The median owner-occupied
home value in Bemidji is estimated to be $119,600 based on recent sales
activity.  Approximately 32% of the homes in Bemidji are valued under
$100,000.  This provides Bemidji with an excellent market for first time buyers
and households seeking moderately priced homes.

Our analysis of area demographic trends shows household growth in the
traditionally strong home ownership age ranges between 55 and 74 years old. 
These age ranges are projected to increase in Beltrami County by 825 to 958
households from 2010 to 2015.  While most households in these age ranges
already own their housing, this group can represent a strong potential market
for ‘trade-up’ housing.  Increasingly, this group also looks for lower
maintenance housing options, such as twin homes or town house
developments.

Also, the 25 to 44 age range is expected to increase in Beltrami County by 245
to 363 households from 2010 to 2015.  Households in these age ranges are
typically first-time home buyers.  While some of these households already own
their housing, those households that have not been able to achieve the goal of
home ownership may need the assistance of special programs to help them
purchase their first home.  

To assist in promoting the goal of home ownership, the following activities are
recommended:

9. Utilize and promote all programs that assist with home ownership

Findings:  We believe that affordable home ownership will continue to be one
of the major issues facing Bemidji in the immediate future.  Home ownership is
generally the preferred housing option for most households and most
communities.  As discussed previously, the demographic make-up of Bemidji
and the Bemidji Market Area are conducive to the promotion of home
ownership opportunities.  There are a number of strategies and programs that
can be used to promote home ownership in Bemidji.  The area’s housing
agencies and financial institutions have an excellent reputation in providing
home ownership programs, and can assist with this effort.

First time home buyer assistance, down payment assistance, low interest loan
and home ownership training programs can help to address affordable housing 
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issues.  The City has a relatively large supply of houses that are price eligible
for these assistance programs.  The home value estimates used in this study
indicate that a majority of the existing stock is valued under the purchase price
limits for the first-time home buyer assistance programs.

Home ownership counseling and training programs can also play a significant
role in helping marginal buyers achieve home ownership.  The Headwaters
Regional Development Commission (HRDC) has been offering the HomeStretch
home buyer training program in Bemidji.  HRDC has also helped Beltrami
County access Minnesota City Participation Program (MCPP) mortgage revenue
bond mortgage funding for the past 20 years.  Last year, HRDC accessed funds
through a regional pool.  HRDC has also worked with a lender consortia in
Bemidji to access Community Activity Set-Aside (CASA) funds on several
occasions.

While these individual home ownership assistance programs may not generate
a large volume of new ownership activity, the combination of below market
mortgage money, home ownership training, credit counseling, and down
payment assistance may be the mix of incentives that moves a potential home
buyer into home ownership.

Recommendation: The City of Bemidji and area housing agencies should
continue to utilize all available home ownership assistance programs for home
ownership.  The community should also continue to obtain specific program set-
asides from some of the mortgage programs offered through the Minnesota
Housing Finance Agency.  Specific set-asides will offer multiple advantages,
including a dedicated pool of funds, the opportunity for higher participation
limits for income and purchase price, and the flexibility for more local design
and control.

The City should continue to work with the area’s housing agencies to continue
to develop programs that provide financial assistance for households to
purchase a home and to assure the City of Bemidji is receiving its share of
resources that are available in the Region.  Local financial institutions should
also continue to have a significant role in assisting households. 

Other private and nonprofit agencies should also be encouraged to provide
home ownership opportunities.  Mortgage programs should also be developed
that include all households and not just first time home buyers to encourage
trade-up housing activity.  Funding sources for home ownership programs may
include Rural Development, the Minnesota Housing Finance Agency, the Greater
Minnesota Housing Fund, and the Minnesota Small Cities Development Program
(SCDP), although some of these agencies have not been active in home
ownership programs in recent years.
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10. Utilize Purchase/Rehabilitation Programs

Findings: Bemidji has a large stock of older, lower valued homes, many of
which need repairs.  Our analysis of recent sales activity indicates 32% of the
homes in Bemidji are valued under $100,000.  As some lower valued homes
come up for sale, they may not be attractive options for potential home buyers
because of the amount of repair work that is required.

Bi-CAP administered the Minnesota Urban and Rural Homesteading (MURL)
Program in Bemidji through the Minnesota Housing Finance Agency.  Under the
program, Bi-CAP purchased an existing home that needed rehabilitation,
rehabilitated the home, sold the home to a low income family and provided a
mortgage with no down payment, no interest and a monthly payment that was
affordable for the family.  The MURL Program accomplished many community
goals, including the promotion of home ownership for lower income people, and
the repair of substandard housing units.  Bi-CAP purchased, rehabilitated and
sold 10 Bemidji homes utilizing the MURL Program.  However, the MURL
Program is no longer in existence.

Since the elimination of the MURL Program, the Headwaters Housing
Development Corporation has developed a purchase/rehabilitation program. 
Six homes have been purchased and are being rehabilitated.  The Greater
Minnesota Housing fund is providing funding for a portion of the program costs.

In many cases, the cost of acquisition and rehab will exceed the house’s after-
rehab value.  Although a public subsidy may be involved, the cost to rehab and
sell an existing housing unit are generally lower than the subsidy required to
provide an equally affordable unit through new construction.

Recommendation: We recommend that the City of Bemidji and area housing
agencies continue to implement purchase/rehab programs.  Attitudinal surveys
that we have conducted in other cities have found that purchase/rehabilitation
programs are appealing to people who are currently renting their housing.  In
some similar sized communities, over 80% of survey respondents who were
renters indicated an interest in buying a home in need of repair if rehabilitation
assistance was also available.

A purchase/rehabilitation program achieves several goals.  The program
encourages home ownership, prevents substandard homes from becoming
rental properties and rehabilitate homes that are currently substandard.  

However, because a purchase/rehabilitation program can be expensive and its
cost effectiveness in some cases may be marginal, it may be advantageous to
directly assist low and moderate income households with purchasing and 
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rehabilitating homes.  Local housing agencies and financial institutions could
offer some rehabilitation assistance in conjunction with its first-time home
buyer programs to make the City’s older housing a more attractive option for
potential home buyers.  Also, Rural Development provides
purchase/rehabilitation loans to low and moderate income buyers.

11. Develop a lease to purchase program

Findings: Approximately 23% of Bemidji’s single family homes are valued
under $90,000.  These homes are affordable for many families, and are well
below new construction prices.  However, some families seeking home
ownership do not qualify for available mortgage programs due to credit
problems or lack of savings for down payment/closing costs.

Many lower valued homes in Bemidji have been purchased for rental housing. 
These houses, if improved, could provide affordable ownership options for lower
income people.  A lease to purchase program is a mechanism to create home
ownership for families and to keep the lower valued homes in the home
ownership market.

Recommendation: We recommend that an area housing agency, such as the
Beltrami County HRA, consider the creation of a lease to purchase program for
existing houses.  A lease to purchase program enables a family that currently
cannot purchase a home due to poor credit, lack of a down payment, etc. to
lease a home initially with the intent of purchasing the home at a later date. 
While leasing the home the household can work to remedy the problems that
have prevented them from buying a home.  Several cities operate lease to
purchase programs that can serve as a model.  

When working with existing homes, a rehabilitation component can also be
added to the program.  It is likely that a lease to purchase program will require
public ownership of the housing unit.  Since there is some risk that the sale will
never occur, most private property owners are reluctant to sell properties in
this way.

The Greater Minnesota Housing Fund, MHFA, the Federal Home Loan Bank and
local financial institutions may be potential funding sources.
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12. Involvement in the Emerging Markets Homeownership Initiative
(EMHI) to increase minority home ownership

Findings: According to the 2010 Census, there were 751 racial and ethnic
minority households living in Bemidji at the time of the Census.  This is an
increase of 201 households from 2000 to 2010.  From 1990 to 2000, there was
an increase of 237 racial and ethnic minority households.  Employment
opportunities, quality of life and other factors have resulted in a Bemidji
population that is increasingly diverse.  

The best available data on tenure patterns for racial and ethnic minorities is
from the 2010 Census.  At that time, home ownership rates for all racial and
ethnic minority groups were lower than the home ownership rate for white,
non-Hispanic households.  In 2000, 51.2% of white households were home
owners compared to 29.6% of Native Americans, 13.6% of African Americans,
24.4% of Asians and 29.7% of Hispanics.  

Recommendation: Recognizing the potential to assist with expanded home
ownership, the Minnesota Housing Finance Agency has started the Emerging
Markets Homeownership Initiative (EMHI).  The long-term vision of the
initiative is to eliminate the gap in home ownership rates between emerging
markets and white, non-Hispanic communities.  

With a growing population of racial and ethnic minority households, it would be
appropriate for the City of Bemidji and area housing agencies to participate in
program development and to access program resources in an attempt in
increase the rate of home ownership among racial and ethnic minority
households. 

13. Promote employer involvement in housing programs

Findings: In the early 2000s, there was a growing trend in some Minnesota
cities to involve area employers as financial participants in affordable housing
programs.  Unemployment rates were very low, and employer involvement was
viewed as a way to retain employees and to attract new workers into the
community.

Over the past several years, unemployment rates have been high, thus, the
available work force has increased.  Employers’ motivation to become involved
in housing has somewhat dissipated.

However, Bemidji rental units have a very low vacancy rate and there is a
shortage of rental housing.
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Recommendation: Employer involvement is still a concept worth pursuing as
the community tries to address affordable housing needs.  There are several
successful examples of employer involvement in Minnesota communities
including the Cities of Worthington, Marshall, Park Rapids and Blackduck. 

A new tax credit rental project would be a potential project for local employer
participation.
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Single Family Housing Development

Findings: Bemidji has experienced substantial single family housing
construction since 2000.  Over the past 13 years, 253 detached single family
homes have been constructed in Bemidji, which is an average of 19 homes per
year.  Also, 289 single family attached units were developed during the same
time, but the majority of these units are rental units. 

Household growth projections for Bemidji indicate strong demand for owner-
occupied housing construction.  Much of the growth that is anticipated over the
next five years will be among households in the age ranges between 55 and 74
years old.  Households in these age ranges tend to be predominantly home
owners, and form a market for higher priced and trade-up housing.

Our projections also expect growth in the 25 to 44 age ranges, which are
typically first-time home buyers.

It is our opinion that if the City, local housing agencies, developers and builders
continue to be proactive, 20 to 25 homes can be constructed annually in
Bemidji over the next five years from 2012 to 2017.

14. Lot Availability and Development

Findings:  We use a standard that a 2 ½ year supply of lots should be
available in the marketplace, based on annual lot usage.  Using our projections
that between 20 to 25 new houses will be constructed per year, the City should
have approximately 50 to 63 residential lots available to meet the expected
demand.  Part of this demand would be for attached unit construction.  The
available inventory could include lots that are currently buildable, as well as lots
in the advanced planning stages that could be available for the next
construction season. 

Recommendation:  Using this standard, the City currently has an adequate
residential lot inventory.

While lot availability may be an issue for the City in the future, it should be
stated that developers and the City have demonstrated that they can respond
to market demands.  In the past, they have been able to develop an adequate
supply of lots to facilitate on-going construction activity. 
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15. Monitor the need for the development of another affordable
subdivision

Findings: At the time of the 2006 Housing Study, the Headwaters Housing
Development Corporation (HHDC) was planning to develop another affordable
subdivision.  The HHDC was considering a 14-acre parcel of land within the City
limits.  It was estimated the development would include 40 to 50 lots.  The
HHDC did not proceed with the development.

Currently, the HHDC has seven lots available in the Lincoln South Subdivision
and 12 lots in Sunset Meadows.

Recommendation: Although the HHDC has proved to be an excellent
developer and their subdivisions have been very successful, and it is projected
that Beltrami County will gain between 245 and 363 households from 2010 to
2015, we are not recommending the development of an affordable subdivision
at this time.

As the housing economy improves and the demand for new homes strengthens,
there will be a demand for affordable owner occupied housing.  The HHDC with
its track record, will be in an excellent position to address this need.

16. Promote townhouse, twin home and cooperative housing
development

Findings:  Bemidji has experienced a substantial amount of attached housing
development in recent years.  From 2000 to 2012, 289 twin homes and town
homes have been constructed in Bemidji, which is 53% of the single family
housing units constructed in Bemidji during that time frame.  We do not have
information on how many of the twin homes and townhomes are owner
occupied or renter occupied.

Attached housing provides desirable alternatives for empty nesters and seniors
to move out of their single family homes and making homes available for
families.  It is important for the community to offer a range of life-cycle housing
options.

The number of Beltrami County households in the 55 to 74 year old age ranges
is expected to increase by 825 to 958 households between 2010 and 2015. 
Household growth among empty-nester and senior households should result in
increased demand for attached single family units.  It is likely that demand for
attached housing units will also be dependent on the product’s ability to gain
additional market acceptance among the households in the prime target
market, and among other households, such as single professionals and single
parent families.
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Also, the City has planned a PUD adjacent to the Event Center.  The PUD
includes lots for twin homes and townhomes.

Recommendation:  It is our projection that approximately 10 to 12 of
Bemidji’s new owner single family units per year will be twin home/townhomes
over the next five years, which is an approximate total of 50 to 60 units during
the five-year period.  It should be noted that twin home/townhome
development has been impacted by the downturn in the housing economy,
thus, it is projected that many of the projected units will be constructed later in
the five-year time period.

We recommend continued twin home/townhome development and for twin
home/townhome development to be successful, the following should be
considered:

< Senior friendly home designs
< Maintenance, lawn care, snow removal, etc. all covered by an

Association
< Cluster development of a significant number of homes which

provides security
< Homes at a price that is acceptable to the market

The public sector’s role in any owner-occupancy attached housing development
may be limited, as the private sector can often meet this housing need if a
demand exists. The City’s role should include assuring that adequate land is
available for development and that zoning allows for attached housing
development.

17. Continue cooperation with housing agencies and non-profit
organizations supporting new home construction

Findings:  With the difficulty of producing new houses that are affordable to
lower income people, it is important to take advantage of opportunities
presented by other groups and organizations such as Habitat for Humanity. 
Habitat for Humanity has been very successful and very proactive in
constructing new homes in Bemidji.  Currently, the HRDC is initiating a pilot
project designed to purchase and demolish dilapidated structures with the
intent of providing suitable building sites for affordable housing units. 
Northwoods Habitat for Humanity is one of the possible developers of the
affordable new housing.
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The Northwest Technical College, Bemidji High School, and Bi-CAP have also
constructed homes in the City.  Additionally, the HHDC has constructed
affordable homes on a larger scale in Bemidji and has an excellent working
relationship with the City of Bemidji.

Recommendation: We recommend that the City of Bemidji and area housing
agencies continue to develop relationships with non-profit groups and housing
agencies that help to produce affordable housing units.  The City should
continue to contribute to projects through land donations, grant writing, project
coordination activities, loans, public improvements, etc.
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Housing Rehabilitation

Findings: Bemidji has an asset in its existing housing stock.  Existing units,
both now and into the future, will represent the large majority of the affordable
housing opportunities.  Existing units generally sell at a discount to their
replacement value.  Units that are not maintained and improved may slip into
disrepair and be lost from the housing stock.  Efforts and investment in housing
rehabilitation activities will be critical to offering affordable housing
opportunities and is preventing the deterioration of existing neighborhoods.

The City of Bemidji and area housing agencies have been active in housing
rehabilitation activities over the years.  However, continued emphasis will be
needed in the area of rehabilitation.  New housing construction has been
occurring in a price range that is beyond the affordability level for most Bemidji
households.  Housing options for households at or below the median income
level will largely be met by the existing more affordable housing stock.  As this
existing stock ages, more maintenance and repair will be required.  Without
rehabilitation assistance, there is a chance that this affordable stock could
shrink, creating an even more difficult affordability situation at the same time
the City experiences population and household growth.

The following specific recommendations are made to address the housing
rehabilitation needs.

18. Promote rental housing rehabilitation programs

Findings: Based on 2010 U.S. Census data, the City currently has
approximately 2,839 rental units.  These rental units are in multi-family
projects, small rental buildings, duplexes, single family homes and mobile
homes.  Over 1,300 of these rental structures are over 30 years old and could
benefit from rehabilitation. 

The rehabilitation of older rental units can be one of the most effective ways to
produce decent, safe and sanitary affordable housing.  However, it is often
difficult for rental property owners to rehabilitate and maintain their rental
properties while keeping the rents affordable for the tenants. 
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Recommendation:  The City of Bemidji and area housing agencies should
seek funds that can be dedicated to the rehabilitation of rental units.  For a
rental rehabilitation program to be workable and successful, the funds should to
the extent possible,  allow for program design flexibility.

Potential funding sources include Minnesota Small Cities Development Program
funds, the Federal Home Loan Bank, the Minnesota Housing Finance Agency,
and local funds.

The Minnesota Housing Finance Agency has recently initiated the Rental
Rehabilitation Deferred Loan Program.  This program provides a maximum 0%
deferred loan of $25,000/unit and $300,000/project.  The project must meet
applicable income, rent and rehabilitation requirements.

The Small Cities Development Program (SCDP) provides funds for a rental
rehabilitation program this is structured by the community.  As indicated in the
SCDP recommendations, the City should designate and prioritize neighborhoods
that need rental rehabilitation and apply for SCDP funds on an ongoing basis.

19. Promote on-going owner-occupied housing rehabilitation efforts

Findings: Bemidji has an asset in its existing housing stock.  Existing units,
both now and into the future, will represent the large majority of the affordable
owner occupied housing opportunities.  Existing units generally sell at a
discount to their replacement value.  Units that are not maintained and
improved may slip into disrepair and be lost from the housing stock.  Efforts
and investment in owner occupied housing rehabilitation activities will be critical
to offering affordable housing opportunities.

The affordability of the Bemidji housing stock will continue to be a major
attraction for families that are seeking housing in the area.

The Minnesota Small Cities Development Program (SCDP) continues to be the
major source of funding for housing rehabilitation.  The HRDC has the capacity
and experience to administer SCDP Housing Rehabilitation Programs.  

The Minnesota Housing Finance Agency also provides funding for housing
rehabilitation.  HRDC administers the MHFA Rehabilitation Loan Program and
the Fix-Up Fund is offered through local lenders.  Bi-CAP administers the
Weatherization Program.
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The Nymore Neighborhood in Bemidji is in poor condition based on our 2006
condition survey.  According to our condition survey, 119 homes needed minor
repairs and 90 homes needed major repairs in the Nymore Neighborhood.  An 
informal condition survey of several other Bemidji neighborhoods also identified
a high percentage of substandard homes in these neighborhoods.  Without
rehabilitation assistance, there is the potential that the affordable housing stock
will shrink. 

Recommendation:  We recommend that the City of Bemidji apply for SCDP
funds to rehabilitate homes.  The SCDP Program has a maximum of $600,000
for Single Purpose applications and $1.4 million for Comprehensive applications
that address several of the City’s needs.  The City should designate and
prioritize neighborhoods that need rehabilitation and apply for SCDP funds to
assist on an ongoing basis.  In the past, Bemidji has received five SCDP grant
awards for housing rehabilitation.

We also recommend that the City of Bemidji, the HRDC, Bi-CAP, and other area
housing agencies continue to seek other local, state and federal funds to assist
in financing housing rehabilitation programs. 

20. Continue a Rental Housing Inspection Program

Findings: The City of Bemidji has adopted and is implementing an on-going
Rental Housing Inspection Program.  All Bemidji rental units are inspected
every two years.  Neighborhood deterioration, lower property values and unsafe
rental units are often prevented when a Rental Housing Inspection Program is
successfully implemented. 

The need to adopt and implement a Rental Inspection Program includes the
following:

Health and Safety
< There is a need to provide tenants with safe, sanitary, and standard living

conditions and to eliminate life threatening hazards.

Age of Housing Stock
< Much of the existing rental housing stock in Bemidji is over 25 years old.
< Older housing needs continued rehabilitation and maintenance.
< Older housing often has difficulty complying with current codes.
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Conversions
< Many of the rental buildings were originally constructed for uses other

than rental residential such as owner occupied single family homes,
commercial use, and mobile homes.  In conversion, often owners do the
work themselves and have inadequate or faulty mechanical, electrical,
plumbing, and heating systems.  Also, constructing an apartment in the 
basement often results in a lack of natural lighting, ventilation and proper
access and egress.

Trends of Conversions
< Today’s buyers want more amenities and conveniences, and less

maintenance; thus, they are less likely to purchase the older homes
which results in the continuation of converting old homes to rental units
and magnifies the problem.

Maintenance Efforts
< A large number of landlords are providing standard housing and

reinvesting in their rental properties.  However, some landlords do not
maintain their buildings.  Ongoing maintenance is necessary for older
housing as buildings with continued deferred maintenance become unsafe
and substandard.

High Number of Landlords
< Bemidji has a significant number of rental property owners.  Many of

these landlords do an excellent job; however, some absentee landlords,
owners who inherited buildings or received the property through default
and landlords who do not reinvest in their properties, are just getting by
and create a need for the program.

Neighborhood Stabilization
< Rental units need to be maintained to keep the integrity of the

neighborhood and stabilize property values.  Deferred maintenance,
parked junk cars, trash and debris piled high have a negative impact.

Zoning and Codes
< Illegal apartments such as inappropriately constructed basement

apartments may be unsafe and a violation of zoning regulations.

Student Population
< College students are often willing to accept substandard conditions

because they will be in the unit for a limited time period.  Also, several
college students will pool their resources and pay more rent for a rental
unit than a typical household, thus, college students’ acceptance of
substandard conditions for higher rents gives little incentive for rental
property owners to make improvements.
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Coordination
< A Rental Housing Inspection Program provides an accurate record of

rental units and owners.
< The program provides a better opportunity for coordination of city

programs and codes.

Recommendation: We recommend the continued implementation of a Rental
Inspection Program to assure that all rental units in Bemidji comply with
housing laws and codes.  The Rental Housing Inspection Program assures that
Bemidji rental units are safe and sanitary, thus, removing blighted and unsafe
conditions. 

21. Develop a Neighborhood Revitalization Program

Findings: The housing conditions in many of the City of Bemidji’s older
neighborhoods are a major problem.  We stated in the 2006 Housing Study that
it was our opinion that neighborhood revitalization should be one of the City’s
highest housing priorities.  In 2012, it is still our opinion that neighborhood
revitalization should be a high priority.

In 2010, the City of Bemidji commissioned a Quality Neighborhoods Initiative
Study. 

As part of our research for the 2006 Study, Community Partners Research, Inc.
surveyed the housing conditions in one neighborhood, the Nymore
neighborhood.  This survey was selected because City and HRDC Staff identified
the Nymore neighborhood as the highest priority for the next Minnesota Small
Cities Development Program application.

We surveyed 304 homes in the Nymore neighborhood.  The condition of the
304 homes was as follows:

< 80 (26%) - Standard
< 119 (39%) - Minor rehabilitation needed
< 96 (32%) - Major rehabilitation needed
< 9 (3%) - Dilapidated

Also, we identified 46 homes, not including the dilapidated homes, as
functionally obsolete.

Based on our informal surveys and information from previous studies and
surveys, several other had neighborhoods have similar high percentages of
substandard, functionally obsolete and dilapidated homes.  These 
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neighborhoods included small pockets of homes as well as larger
neighborhoods.

Although, neighborhood revitalization is still a critical housing need in Bemidji,
the City of Bemidji and area housing agencies have been very active in
implementing projects and programs in Bemidji’s neighborhoods including:

< Five cycles of SCDP funding for housing rehabilitation
< Implementation of MHFA rehabilitation program and weatherization funds
< Demolition of dilapidated structures
< In fill housing development
< Purchase/rehabilitation programs
< Redevelopment initiatives
< Street, utility and park improvements
< Implementation of a Rental Inspection Program

Recommendation: We continue to recommend that the City of Bemidji and
area housing agencies develop a Neighborhood Revitalization Program.  The
Program should first identify all the neighborhoods in need of revitalization and
prioritize the neighborhoods by need, potential for success and on-going
projects that are in the planning or implementation process.  It is our
understanding that the Nymore Neighborhood may be selected for a Minnesota
Small Cities Development Program Application.

Research should be undertaken in the priority neighborhoods including:

< Number of tax parcels
< Total number of residential parcels
< Type of tenure of each residence - owner vs. renter
< Number of units in each structure
< Estimated market value of each parcel 
< Condition of each structure (standard, substandard, dilapidated)
< Identification of areas where parcels can be assembled for redevelopment
< Identification of projects and programs in the neighborhoods in the

planning or implementation phase 
< Identify street, utility and other public needs in the neighborhoods
< Identification of other neighborhood problems or needs

With this information, redevelopment strategies and opportunities should be
identified for the selected priority neighborhoods including:

< Highest and best use for each neighborhood and parcel
< Owner occupied rehabilitation (submit an SCDP Application, utilize MHFA

funds and weatherization funds)
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< Rental Rehabilitation (SCDP, MHFA funds)
< Demolition of dilapidated structures
< In fill new construction
< MHFA and TIF funds can be utilized to acquire parcels
< HHDC, Bi-CAP and Habitat for Humanity are potential resources for new

single family construction
< Land pooling for larger town home and attached housing projects
< Public projects (streets, utilities, parks, etc.)
< Continue Rental Inspection Program

< Consider rezoning and/or replatting to make areas and parcels more
desirable for redevelopment

< Other projects and projects identified through the strategy process

Additionally, the City of Bemidji Quality Neighborhoods Initiative Study
recommended several neighborhood organization, code enforcement, housing,
parking, street and infrastructure action steps.

Over the long term, all the neighborhoods that are at risk would be addressed
through the Neighborhood Revitalization Program.  The program should be
evaluated on an on going basis as opportunities and potential projects may
change priority neighborhoods.

The Neighborhood Revitalization Plan should include timelines, responsible city
department or housing agency, funding sources, etc.

It must be noted that neighborhood revitalization can result in the loss of
affordable housing, thus, redevelopment projects, in fill construction and other
affordable housing projects in the Community should assure that there are
overall net gains in the affordable housing stock.
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Other Housing Initiatives

22. Consider the submission of an application for Minnesota Small
Cities Development Program funds

Findings: The Small Cities Development Program (SCDP) is administered by
the Minnesota Department of Employment and Economic Development (DEED). 
There is an annual competition for grant funds to assist communities with
housing projects, downtown rehabilitation, public facilities projects, or
combined, comprehensive projects.  The application process is very competitive
and is based on the strength of the project activities, the local financial
contribution, the percentage of low and moderate income people in the
community and other rating factors

The City of Bemidji has been very active and successful in utilizing the SCDP
Program over the years for housing, community development and public
facilities activities.

Housing rehabilitation and neighborhood revitalization continues to be a major
need in the City of Bemidji.  In the 2006 Study, Community Partners Research
Staff surveyed the housing conditions in the Nymore Neighborhood.  A total of
304 homes were surveyed.  Of this total, 215 (71%) homes needed
rehabilitation.

Based on our informal surveys and information from other studies and surveys,
substantial rehabilitation is also needed in several other Bemidji neighborhoods.
Also, according to the 2010 Census, 1,504 owner occupied units and 901 rental
units in Bemidji were constructed prior to 1970 and are over 40 years old.

Additionally, it is our understanding that neighborhood revitalization is one of
Bemidji’s highest priorities.

Recommendation: With the housing rehabilitation needs of the Bemidji
neighborhoods and other SCDP eligible needs, we recommend the preparation
and submission of SCDP Applications on an ongoing basis. 

We recommend that the City of Bemidji develop a plan that prioritizes
neighborhoods for revitalization and SCDP applications are submitted based on
the plan.  The rehabilitation plan should be part of an overall neighborhood
revitalization plan.

If the City of Bemidji does not have the staff resources to prepare a Plan and
SCDP applications, the HRDC or another housing agency who’s jurisdiction 
includes Bemidji can assist the City with the Plan and the preparation of the
SCDP applications.
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23. Consider a mobile home park improvement program

Findings: Community Partners Research, Inc. has not conducted a condition
survey of the mobile homes in Bemidji, however, an informal windshield survey
identified a number of substandard mobile homes.  It is estimated that
approximately 10% of the occupied housing units in the City are mobile homes. 

In addition to the poor condition of some of the mobile homes, there are
problems unique to mobile homes in mobile home parks, including their
tendency to decrease in value and the concentration of a large number of
households in a small area. 

Recommendation: Addressing the issues created by substandard mobile
homes is not easily solved.  Some communities have rehabilitated older units,
but this is difficult to accomplish because of the type of construction of mobile
homes, and it is rarely cost effective.  Some communities have established
programs that provide for the purchase and removal of substandard mobile
home units, provided a newer unit is purchased to replace the acquired
dwelling.  While this approach can work well in upgrading the stock, it can be
expensive, especially if there is a large number of homes in poor condition. 
However, with a concentration of mobile home units in several mobile home
parks in the community, it may be appropriate for the City to initiate programs
to improve the quality of mobile homes, even if these programs can only
address a few units per year.

Several communities have initiated innovative programs that address mobile
home conditions and mobile home park issues.  We recommend that the City of
Bemidji or area housing agency consider the implementation of the following:

< Operation Safe Mobile Home Park - Owners of substandard mobile homes
are given the option of voluntarily selling their substandard mobile home
to the City or an area housing agency for a fixed minimum price.  The
mobile homes are then removed from the park and demolished/salvaged. 
The owner could then use the funds from the sale to help purchase a new
home.  MHFA, through its CRV Program has funded down payment
assistance and gap financing programs to purchase new mobile homes. 
Also, mobile home dealerships have participated with buying the salvaged
homes.
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< Time of Sale Inspection Program - This inspection program is designed to
provide safe living conditions to community residents through the
identification and elimination of basic life/safety hazards in older mobile
homes.  Mobile homes are subject to inspection prior to their sale.  All
identified safety hazards must be corrected before the unit is sold and/or
occupied.

< Cooperative/Land Trust - Some mobile home parks have created a
cooperative or a land trust which enables the home owners to own the
mobile home park land and facilities.  This ownership often creates pride
which results in a clean, safe park atmosphere.

We recommended implementation of the mobile home programs in the 2006
Housing Study and it is our opinion that this recommendation is still relevant. 

24. Continue to Acquire and Demolish Dilapidated Structures

Findings: Our 2006 housing condition survey identified nine homes in the
Nymore neighborhood that were dilapidated and too deteriorated to
rehabilitate.  We also identified an additional 46 homes in the Nymore
neighborhood that we considered to be functionally obsolete.  They may not be
considered dilapidated beyond repair, however, they were at the point that
substantial rehabilitation or an addition to the home to make them functional is
not practical or financially feasible.  Also, based on our informal neighborhood
surveys there are dilapidated homes and functionally obsolete homes in other
neighborhoods that were not surveyed.  The City of Bemidji has been
aggressive in demolishing dilapidated homes.  From 2001 to the present, 113
dilapidated homes have been demolished in the City of Bemidji.  The City has
utilized blighted property statues to eliminate dilapidated structures.  Also,
some dilapidated structures have been demolished voluntarily. 

Additionally, the HRDC is developing an acquisition/demolition program.  The
program will acquire and demolish dilapidated homes and make the cleared lots
available for the new construction of affordable homes.  Habitat for Humanity
will be the primary developer of the affordable homes.

Recommendation:  The City of Bemidji and the HRDC should continue its
aggressive approach to acquiring and demolishing severely dilapidated
structures.  The City’s neighborhoods are enhanced when blighted and
dilapidated structures are removed. Also, many of the cleared lots can be
utilized for redevelopment.  The acquisition and demolition activities should be
part of a larger neighborhood revitalization strategy.
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25. Continue coordination among housing agencies

Findings: Bemidji needs staff resources in addition to existing City staff to plan
and implement many of the housing recommendations advanced in this Study. 
The City has access to the Headwaters Regional Development Commission, the
Headwaters Housing Development Corporation, the Bemidji HRA, the Beltrami
County HRA, the Red Lake Housing Authority, the Bi-County Community Action
Program, and the Bemidji Economic Development Authority. These agencies all
have experience with housing and community development programs.  These
agencies have made significant contributions in addressing Bemidji’s housing
needs.  Also, it appears that there has been excellent communication and
coordination among the agencies.

Recommendation: The City of Bemidji is fortunate to have access to multiple
agencies that can address housing needs.  It is our recommendation that the
City work with the housing agencies to prioritize the recommendations of this
Study and to develop a plan to address the City’s housing needs.  The Plan
should include strategies, timelines, funding sources and the responsibilities of
each agency.  While there has traditionally been a degree of staff interaction
between these agencies, it will be important that a coordinated approach be
used to prioritize and assign responsibility for housing programs.  The
Headwaters Regional Development Commission has worked with northern
Minnesota communities to develop and implement housing plans and we
recommend that Bemidji continue work with the HRDC and the Beltrami County
HRA to develop and implement a housing plan.  

Additionally, the Red Lake Reservation HRA has expressed interest in continuing
to coordinate with area housing agencies to address housing needs of tribal
members that live off the Red Lake Reservation, including affordable rental
housing, home ownership opportunities, housing rehabilitation and developing a
facility for chronic inebriates.

26. Develop a City of Bemidji New Construction Housing Incentive
Program

Findings: Over the past five years from 2008 to July 31, 2012, there have
been only 25 detached single family homes constructed in the City of Bemidji. 
This is an average of approximately five new homes annually.  From 2000
through 2008, the average number of homes constructed was approximately 29
per year. 

� Beltrami County Housing Study Update - 2012 B-94

DRAFT



Bemidji   �

Recommendation: We recommend that the City consider a New Construction
Incentive Program to promote new housing construction.  Incentives to
households that construct a home could include:

< Down payment assistance
< Reduced lot prices (offsets provided by the City/HRA)
< Free water and sewer for a period of time
< Real estate tax abatement
< Permit fee waived
< Discounts at area businesses

27. Coordinate the development of housing for people with
developmental and physical disabilities

Findings: There is a significant number of people in the Bemidji area with
developmental or physical disabilities that do not have adequate housing
options to address their housing needs.

The parents of these individuals have been meeting to discuss housing options
and to develop an action plan that will result in housing that address the
housing needs of these individuals.

Community Partners Research, Inc. staff met with the parent group.  One of
the barriers in addressing the housing needs is that most of the individuals
have unique individual housing needs.

Recommendation: We recommend that the parent group plan a retreat and
come to a consensus on how to proceed and to develop a Plan of Action.

Also, it is our opinion that the parent group needs a person who can commit
time to working with the group to plan the retreat, to develop a Plan of Action
and to implement the plan.

Possibly a housing agency or non-profit organization could obtain a grant or
stipend to fund a position.
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28. Housing Recommendations for Bemidji’s Downtown Business
District

Findings: Our downtown housing recommendations are partially based on
these observations:

< Bemidji’s Downtown Business District has a substantial number of
housing units in mixed-use buildings.

< Downtown Bemidji has many buildings and housing units that have been
renovated, but there are also buildings and housing units that are
substandard or dilapidated.

< There is an on-going demand for downtown housing units.
< The downtown will continue to be a mixed income, diverse community.
< It’s important to preserve what already exists downtown.  Several

building owners have made substantial investments into their buildings. 
It is important that these investments are successful, if we are to
encourage future investment.

Recommendation: Our housing recommendations for Downtown Bemidji
include:

< Encourage new rental projects to locate downtown or in areas
surrounding the downtown

< Rehabilitate downtown rental units
< Where feasible, develop quality market rate rental units in upper floors of

downtown buildings
< Encourage strict enforcement of the City’s housing codes to address

downtown housing issues
< Develop a mixed-use housing/commercial project downtown

29. Addressing the housing needs of the homeless

One of the major issues in Beltrami County is addressing the needs of the
homeless and individuals and families at risk of being homeless.  Following are
findings and recommendations that will assist the Beltrami County HRA and
other agencies and organizations with continuing to address this issue.

Findings: Homelessness and individuals and families at risk of being homeless
is an issue in Beltrami County and throughout the country.  It is difficult, if not
impossible, to determine the severity of the homeless problem in numerical
terms, however, the problem is partially identified through the following:
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< The Bemidji HRA has several hundred households on its Housing Voucher
waiting list.  The staff estimates that approximately one-half of these
households are homeless.

< According to the 2010 U.S. Census, 1,086 Bemidji renter households
were paying over 30% of their income for housing.  Of this total, 1,024
Bemidji households were paying over 35% of their income for housing.

< Bemidji is a regional center for a large area and the county seat for
Beltrami County.  Families and individuals with housing and other needs
will gravitate to a regional center as typically that is where most
social/human services are available.

< In 2011, the Bemidji Homeless Shelter, due to full capacity, had to turn
away 711 children, 348 women and 157 men.

There is no typical homeless person or family, however, most studies identify
the following reasons for homelessness or at risk of becoming homeless:

< Mental health issues
< Eviction/foreclosure/financial issues
< Chemical dependency issues
< Job loss
< Release from incarceration
< Domestic violence
< Change in family status (separated, divorced, thrown out)
< Cannot find affordable housing
< Doubling up/overcrowding

According to the Wilder Foundation’s “Homeless in Minnesota” Study, over 90%
of homeless adults have one or more barriers that prevent them from obtaining
housing.  The average person has a least three barriers.  The most common
barriers are:

< Not currently employed
< Have a mental health diagnosis
< Have been homeless for more than one year
< Have been homeless before
< Can only afford less than $300 per month for rent
< Have a substance abuse diagnosis
< Have credit problems
< Have a criminal background
< Need more than two bedrooms
< Have an eviction or other rental problems on their record
< Have a serious health problem or physical disability
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The homeless population includes single males, single women, single parents
with children, families and teenager youth.

Beltrami County has several agencies and organizations that are actively
providing programs and services for the homeless population.  The services
include a range from providing a voucher for a night in a motel to permanent
supportive housing.  Some of these programs and services include:

Transitional and Supportive Housing - Both Bi-CAP and the Beltrami County
HRA own transitional housing.  Bi-CAP manages these projects.  However, some
of these units are vacant and dilapidated, and may be removed from the
housing stock in the future.  HRDC  has recently developed 20 units of
transitional and supportive housing which are owned by the Beltrami County
HRA .  That project opened in July, 2012.

An additional 12 supportive housing units have been developed on the Red Lake
Reservation.

Also, individuals released from the correctional system would benefit from
transitional housing.  Two major reasons why these individuals have difficulty
finding permanent housing are the lack of an address and no employment. 
Transitional housing provides an opportunity to transition back into society,
obtain employment, and to have an address with a reference, which can help
lead to permanent housing.

Continuum of Care - Continuum of Care is a community plan to organize and
deliver housing and services to meet specific needs of people who are homeless
as they move to stable housing and self-sufficiency.  It includes action steps to
end homelessness and prevent the return to homelessness.

Homeless Response Team - Area service providers meet to coordinate
services and to discuss strategies to address the homeless issues.

Salvation Army - The Salvation Army provides emergency funds, when funds
are available, to eligible families and individuals that have immediate housing
needs and issues.

Beltrami County Social Services - Beltrami County Social Services provides
a variety of services and programs that assist eligible individuals and families
that are homeless, or at risk of becoming homeless.  These services and
programs include financial assistance, health care, food support, emergency
help, child care assistance, and mental health programs.
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Homeless Shelters - Since the 2006 Housing Study, two homeless shelters
have been developed in Beltrami County.  A shelter for 20 to 29 people has
been developed in Red Lake.  The shelter serves families and individuals.  A 28-
bed shelter for women and children was developed in Bemidji.

Housing Choice Vouchers - The Bemidji HRA administers the Housing Choice
Voucher Program.  Households with a voucher pay 30% of their income for
rent, and the remaining rent amount is paid by the Housing Choice Voucher
Program.  In addition to the Bemidji HRA housing vouchers, a total of 169
permanent supportive, long-term, transitional, Shelter Plus Care and Bridges
Vouchers have been allocated to households in Beltrami County.

Recommendation: Beltrami County has a service delivery system that
includes several programs and services delivered by several agencies and
organizations.  Although an excellent system exists, we recommend the
following:

< Continue educating the public about the homeless problem - The
Beltrami County agencies that are addressing homeless needs are
continually developing strategies to make the public and elected officials
aware of the local homeless problem.

< Obtain additional funds for current programs - Many of the current
programs are excellent programs but typically do not have adequate
funds to address the needs and many individuals and families do not
receive assistance.  The agencies should continue to aggressively seek
funds for these programs.

< Develop additional supportive housing and transitional housing -
Many homeless households need the services and interim step to
permanent housing that these housing options provide.  Although
Beltrami County agencies have done an excellent job developing
supportive housing and transitional housing units in Beltrami County, the
units are almost always fully occupied and more units are needed.  As
part of this study, we have recommended the construction of tax credit
rental projects in Bemidji.  If a project includes supportive units for
homeless households, a tax credit application ranks higher and has a
better opportunity for funding.  We recommend that the developer of a
tax credit project in Bemidji, when feasible, consider including supportive
housing units as part of the project.
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< Continue coordination between agencies and organizations - The
service providers in Beltrami County coordinate with each other both
formally and informally.  With the cutbacks in funding and available
resources, coordination among agencies is even more crucial than in the
past.

< Landlord Guarantee Program - Some homeless households are in the
‘Hard to House’ category for a variety of reasons.  These households are
often screened out by landlords.  The landlords are concerned the ‘Hard
to House’ homeless households will be poor tenants and/or they will not
pay their rents or will cause damages to property.  Some housing
agencies have negotiated an agreement with selected landlords.  The
landlord will rent to the ‘Hard to House’ homeless household if the
household completes a renter education class and the agency has a pool
of funds set aside to cover financial losses the landlord may experience.

< Develop a facility for chronic inebriates - This facility will address the
housing needs of the chronic inebriate population which are a significant
percentage of the homeless population.
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Demographic Data Overview

Sources of Data

The following pages contain demographic data obtained from a variety of local,
state and national sources.  For most demographic data, we have primarily
relied on the U.S. Census Bureau information that has been released from the
2010 Census.  However, the 2010 Census was more limited in scope than in the
past. As a result, some of the demographic variables, such as income and
housing cost information, are not available.

To supplement the decennial Census, the Census Bureau has created the
American Community Survey, an annual sampling of households. The American
Community Survey does provide detailed demographic characteristics. 
However, because the American Community Survey is an estimate based on
sampling data, there is a margin of error that exists for each estimate. The
following tables incorporate the 2010 Census data, when available, or the
American Community Survey data. The American Community Survey estimates
were derived from five-year sampling, obtained between 2006 and 2010.

Market Area Definition

In addition to demographic data for the City of Blackduck, we have provided
information for a primary market area that immediately surrounds the City. 
Referred to in this Study as the Market Area, it includes cities and townships in
Beltrami County. The Market Area largely reflects the borders of the Blackduck
School District.  However, in some cases, only a portion of an individual
Township is within the School District.  If a majority of the land area in the
Township is part of the school district, then we have included the entire
Township within our Market Area aggregation.  We have not used the Township
if the School District included less than 50% of the Township.  

The specific jurisdictions in Beltrami County include the Cities of Blackduck,
Funkley and Tenstrike; and the Townships of Birch, Cormorant, Nebish, Hagali,
Hines, Hornet, Langor, Moose Lake, O’Brien, Summit and Taylor; and the Brook
Lake Unorganized Territory.  

The Market Area, as defined in this Study, represents the primary area for
housing activity in Blackduck.  It is recognized that some potential demand will
come from jurisdictions that are outside of this primary Market Area.  However,
Blackduck is reasonably close to Bemidji, the regional center, which provides
multiple housing options for area residents.  In some cases, residents of the
Blackduck Market Area would prefer to move to Bemidji when changing their
housing. 

� Beltrami County Housing Study Update - 2012  BD-2

DRAFT



Blackduck   �

Population Estimates and Trends

The following table presents the City of Blackduck, the Blackduck Market Area
and Beltrami County’s population and population growth for the decades from
1980 to 2010.  The data was obtained from the U.S. Census Bureau.

Table 1 Population Trends  - 1980-2010

1980
Population

1990
Population

2000
Population

% Change
1990-2000

2010
Population

% Change
2000-2010

Blackduck 653 718 696 -3.1% 785 12.8%

Market Area 3,377 3,516 3,781 7.5% 3,935 4.1%

Beltrami Co. 30,982 34,384 39,650 15.3% 44,442 12.1%

Source: U.S. Census Bureau             

< The 2010 U.S. Census Bureau’s population data was released in March,
2011.  The City of Blackduck has added 89 people from 2000 to 2010. 
The 2010 Census reports that Blackduck’s population was 785 in 2010. 
This is a 12.8% increase since 2000.

< The 2010 population for all of Beltrami County was 44,442.  This is a gain
of 4,792 people, which is a 12.1% population increase since 2000.

< The 2010 population for the Market Area is 3,935.  This is a gain of 154
people since 2000, which is a 4.1% increase.

< Based on the U.S. Census, the City of Blackduck’s population decreased
by 22 people from 1990 to 2000, a 3.1% decrease, while Beltrami County
gained 5,266 people, a 15.3% increase.

< In the 2006 Study, it was estimated that in 2010, Blackduck’s population
would be between 730 and 744, the Market Area’s population would be
between 4,124 and 4,213 and Beltrami County’s population would be
between 45,040, and 46,426.  Based on the 2010 U.S. Census,
Blackduck’s population is higher than the projection from the 2006 Study,
while Beltrami County and the Market Area’s 2010 population is lower
than the 2006 projections.
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Population Projections

The following table presents population level projections using three different
sources.  To plan for future housing needs and issues, it is necessary to project
future population growth and changes. 

The 10-year growth trend is based on the rate of change between 2000 and
2010, using the 2010 Census, and projects this rate of growth forward between
2010 and 2015.  The 20-year growth trend uses the same methodology, but
calculates an annual growth rate from the 1990 and 2010 Census data.  The
third projection is from Community Partners Research, Inc., based on
population growth and housing units constructed over the past five years, which
accounts for the impact the downturn in the economy has had on the local
housing market and ultimately population growth.

Table 2 Population Projections Through 2015

2010
Population

2015 Projection
from 10-year
growth trends

2015 Projection 
from 20-year
growth trends

2015 Projection
Community Partners

Research, Inc.

Blackduck 785 835 803 N/A

Market Area 3,935 4,015 4,052 N/A

Beltrami Co. 44,442 47,128 47,692 46,090 to 46,849

Source:  Community Partners Research, Inc.

< The population projected from the 10-year growth rate for Blackduck,
estimates the City’s population to be 835 in 2015, which is an increase of
50 people from 2010 to 2015.  The projection based on the 20-year
growth rate estimates the population to increase by 18 people between
2010 and 2015.

< The 10-year and 20-year growth trend population projections for Beltrami
County estimate an increase of between 2,686 and 3,250 by the year
2015.

< The Blackduck Market Area is projected to gain between 80 and 117
people by 2015 based on 10-year and 20-year growth trends.

< Community Partners Research, Inc.’s Beltrami County population
projection based on five-year trends is more conservative than the 10-
year and 20-year trend projections and reflects the downturn in the
housing economy.  Community Partners Research, Inc.’s estimates that
Beltrami County’s population will between 46,090 and 46,849 in 2015.
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Population By Age

The following table compares populations by age in 2000 and 2010, along with
the percentage changes. 

Table 3  Persons by Age - 2000 - 2010

Age
City of Blackduck Beltrami County

2000 2010 % Change 2000 2010 % Change

 0-19 191 231 20.9% 13,113 13,065 -0.04%

20-24 43 54 25.6% 3,788 4,541 19.9%

25-34 66 89 34.8% 4,464 5,458 22.3%

35-44 87 92 5.7% 5,540 4,448 -19.7%

45-54 50 104 108.0% 4,973 5,904 18.7%

55-64 60 51 -15.0% 3,150 5,272 67.4%

65-74 71 54 -23.9% 2,386 3,041 27.5%

75-84 76 67 -11.8% 1,590 1,818 14.3%

 85+ 52 43 -17.3% 646 895 38.5%

Total 696 785 12.8% 39,650 44,442 12.1%

Source: U.S. Census;  Community Partners Research, Inc.

< Between the 2000 Census and the 2010 Census, the City of Blackduck
gained population in the defined age ranges age 54 and younger and lost
population in the age ranges 55 and older.  The largest increase occurred
among people age 45 to 54 years old, which had an increase of 54
people.  The next largest increase occurred among people age 0 to 19
years old, which added 40 people.

< Blackduck’s 55 and older population decreased by 44 people, with the
largest loss in the 65 to 74 age range, which decreased by 17 people.

< Patterns for Beltrami County were somewhat different.  Only two age
ranges experienced population decreases, with the 0 to 19 age range
losing 48 people and the 35 to 44 age range losing 1,092 people.  Also,
all of the age ranges 55 and older in Beltrami County had significant
population increases.    
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Household Estimates and Trends

The following table presents the City of Blackduck and Beltrami County’s
population and population growth for the decades from 1980 to 2010.  The data
was obtained from the U.S. Census Bureau.

Table 4 Household Trends  - 1980-2010

1980
Households

1990 
Households

2000
Households

% Change
1990-2000

2010
Households

% Change
2000-2010

Blackduck 224 279 304 9.0% 338 11.2%

Market Area 1,121 1,254 1,449 15.6% 1,619 11.7%

Beltrami Co. 10,023 11,870 14,337 20.8% 16,846 17.5%

Source: U.S. Census

< The 2010 U.S. Census Bureau household data was released in March,
2011.  The Census reports that the City of Blackduck had 338 households
in 2010.  The City gained 34 households since the 2000 Census, which is
an 11.2% increase.

< Beltrami County had 16,846 households in 2010, an increase of 2,509
households since 2000, a 17.5% gain.

< The Market Area had 1,619 households in 2010, an increase of 170
households since 2000, which is an 11.7% increase.

< From 1990 to 2000, Blackduck gained 25 households and Beltrami County
gained 2,467 households.

< In the 2006 Study, it was estimated that in 2010, Blackduck would have
between 330 and 354 households, the Market Area would have between
1,618 and 1,715 households and Beltrami County would have between
16,940 and 17,423 households.  The Blackduck and Market Area
estimates were accurate and the Beltrami County estimate was slightly
lower than the 2010 U.S. Census data.
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Average Household Size

The following table provides U.S. Census Bureau information on average
household size.

Table 5 Average Number of Persons Per Household 1980-2010

1980 Census 1990 Census 2000 Census 2010 Census

Blackduck 2.61 2.31 2.14 2.22

Market Area 2.95 2.75 2.57 2.41

Beltrami County 2.87 2.74 2.63 2.51

Source: U.S. Census

< Household formation has been occurring at a different rate than
population change in recent decades due to a steady decrease in average
household size.  This has been due to household composition changes,
such as more single parent families, more senior households due to
longer life spans, etc.

< The average Blackduck household size decreased significantly from 1980
to 2000, however, Blackduck’s household size has increased from 2.14
persons per household in 2000 to 2.22 persons per household in 2010.  

< The average household size for the Market Area has consistently been
larger than within the City of Blackduck.  However, it has also been
declining since 1980.

< Beltrami County’s average household size has decreased from 2.63 in
2000 to 2.51 in 2010.
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Household Projections

The following table presents population level projections using three different
sources.  To plan for future housing needs, it is necessary to project population
changes.  The 10-year growth trend is based on the rate of change between
2000 and 2010, using the 2010 Census, and projects this rate of growth
forward between 2010 and 2015.  The 20-year growth trend uses the same
methodology, but calculates an annual growth rate from the 1990 and 2010
Census data calculating forward to 2015.  The third projection is from
Community Partners Research, Inc. and is only for Beltrami County.  The
Community Partners Research, Inc. projection is based on household growth
and actual housing units constructed from 2005 to 2010.

Table 6 Household Projections Through 2015

2010
Households

2015 Projection 
from 10-year growth

trends

2015 Projection 
from 20-year growth

trends

2015 Projection
Community Partners

Research, Inc.

Blackduck 338 357 356 N/A

Market Area 1,619 1,714  1,737 N/A

Beltrami Co. 16,846 18,320 18,611 17,601 to 17,996

Source: U.S. Census;  Community Partners Research, Inc.

< We have calculated projections from the City of Blackduck’s 10- and 20-
year growth rates.  The 10-year growth trends project the City to add 19
new households between 2010 and 2015.  Household projections based
on 20-year growth rates expect the City to increase by 18 households
from 2010 to 2015.

< The 10-year and 20-year growth trend projections for all of Beltrami
County are similar and highlight the consistent rate of household growth
over the last 20 years.  These projections expect the County to add
between 1,474 and 1,765 households from 2010 to 2015.  On an annual
average, this would equate to 295 to 353 households per year.  

< The Market Area is projected to gain between 95 and 118 households
from 2010 to 2015 based on 10-year and 20-year growth trends.

< Community Partners Research, Inc.’s household trends for Beltrami
County is based on five-year trends and is more conservative than the
10-year and 20-year trend projections and reflects the downturn in the
housing economy.  We are projecting that Beltrami County will have
between 17,601 and 17,996 households in 2015, which is a gain of 755 to
1,150 households.
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Households By Age of Householder

The following table compares households by age of householder in 2000 and
2010, along with the percentage changes. 

Table 7 Households by Age - 2000 to 2010

Age
City of Blackduck Beltrami County

2000 2010 % Change 2000 2010 % Change

15-24 25 24 -4.0% 1,337 1,440 7.7%

25-34 43 50 16.3% 2,241 2,624 17.1%

35-44 56 61 8.9% 3,026 2,377 -21.4%

45-54 28 65 132.1% 2,862 3,414 19.3%

55-64 39 32 -17.9% 1,877 3,158 68.2%

65-74 43 40 -7.0% 1,540 1,952 26.8%

75+ 70 66 -5.7% 1,454 1,881 29.4%

Total 304 338 11.2% 14,337 16,846 17.5%

Source: U.S. Census;  Community Partners Research, Inc.

< Comparing 2000 and 2010 Census data, the City of Blackduck added
households over the last decade in three of the defined age ranges.  The
largest gain was in the 45 to 54 age range, which gained 37 households. 
The 25 to 34 age range gained seven households and the 35 to 44 age
range gained five households.

< Four age ranges had household decreases from 2000 to 2010.  The
number of households in the 55 and older age ranges decreased by 18
households.  The 15 to 24 age range decreased by one household.

< Beltrami County’s largest numeric gains occurred in the 45 to 54 age
range, which increased by 552 households and the 55 to 64 age range,
which increased by 1,281 households.  Only one age range experienced
households losses.  The 35 to 44 age range decreased by 649 households
from 2000 to 2010.
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Household Characteristics

The following table presents data on household characteristics from the 2010
Census.  Data has been presented as percentages of the total households to
allow for comparative analysis between the City of Blackduck, the Market Area,
and the State of Minnesota.

Table 8 Households by Type - 2010

Married Couple
Family

Male Householder
No Wife Present

Female Householder
No Husband Present

Non-Family
Household

With
Related
Children

W/O
Related
Children

With
Related
Children

W/O
Related
Children

With
Related
Children

W/O
Related
Children

One
Person

Non-
Family

Blackduck 13.3% 19.8% 3.8% 1.0% 14.5% 2.4% 41.1% 4.1%

Beltrami Co. 16.1% 28.3% 3.3% 2.6% 8.5% 5.0% 27.9% 8.3%

Minnesota 21.2% 29.6% 2.3% 2.0% 5.9% 3.6% 28.0% 7.4%

Source: U.S. Census; Community Partners Research, Inc.

< Blackduck’s percentage of married couples with and without children was
well below the State-wide rate and the Beltrami County rate in 2010.

< The City’s percentage of female single parent families was significantly
higher than the State-wide and County rate.

< Blackduck also had a high percentage of one person households when
compared with the State of Minnesota and Beltrami County.  One person
households reflect the City’s large senior population. 
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Households by Tenure

Table 9  Households by Tenure - 2010

Total Occupied
Units

Owned
Units

Percent
Owned Units

Rented Units Percent
Rented Units

Blackduck 338 195 57.7% 143 42.3%

Market Area 1,619 1,338 82.6% 281 17.4%

Beltrami Co. 16,846 11,857 70.4% 4,989 29.6%

Minnesota 2,087,227 1,523,859 73.0% 563,368 27.0%

Source: U.S. Census

< Blackduck’s tenure rates in 2010 showed a high rate of renter occupancy
at 42.3%, which is significantly higher than the Statewide and County
average.  

Table 10  Household Changes by Tenure - 2000 to 2010 

Owned Units Rented Units

Occupied
Units 2000

Occupied
Units
2010

Change in
Owner

Occupied

Occupied
Units 2000

Occupied
Units
2010

Change in
Renter

Occupied

Blackduck 204 195 -9 100 143 43

Market Area 1,280 1,338 58 169 281 112

Beltrami Co. 10,684 11,857 1,173 3,653 4,989 1,336

Source: U.S. Census

< Between 2000 and 2010, Blackduck decreased by nine owner occupied
households and added 43 renter occupied households.  As a result, the
rental tenure rate increased, from 32.9% renter occupancy in 2000 to
42.3% in 2010.

< Beltrami County gained 1,173 owner occupied households and 1,336
renter households from 2000 to 2010. 
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Renter Households by Household Size

The following table examines Blackduck and Beltrami County renter households
by household size in 2000 and 2010.  Only renter households have been
analyzed as part of the planning process for additional rental housing
development. 

Table 11 Renter Households by Household Size - 2000 to 2010

Renter
Household

Size

City of Blackduck Beltrami County

Households
in 2000

Households
in 2010

Numeric
Change

Households
in 2000

Households
in 2010

Numeric
Change

1 Person 55 74 19 1,376 1,966 590

2 Person 25 31 6 1,003 1,196 193

3 Person 10 16 6 515 728 213

4 Person 7 15 8 372 545 173

5 Person 2 4 2 202 289 87

6 Person 1 2 1 101 151 50

7+ Persons 0 1 1 84 114 30

Total 100 143 43 3,653 4,989 1,336

Source: U.S. Census; Community Partners Research, Inc.

< Between 2000 and 2010 Blackduck had an increase in the number of
renter households in all size categories.  The largest increase was one-
person households with an increase of 19 households.  

< Beltrami County also gained renter households in all size categories. 
There was a gain of 590 one-person households, 213 three-person
households and 193 two-person households.
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Tenure by Age

The following table identifies home ownership or renter status by age of
householder in the year 2010.  Information is provided for the City of Blackduck
and for Beltrami County.

Table 12 Households Tenure by Age - 2010

Age of 
Householder

City of Blackduck Beltrami County

Owners Renters Owners Renters

15 - 24 4 / 16.7% 20 / 83.3% 323 / 22.4% 1,117 / 77.6%

25 -34 20 / 40.0% 30 / 60.0% 1,468 / 55.9% 1,156 / 44.1%

35 - 44 44 / 72.1% 17 / 27.9% 1,737 / 73.1% 640 / 26.9%

45 - 54 44 / 67.7% 21 / 32.3% 2,747 / 80.5% 667 / 19.5%

55 - 64 21 / 65.6% 11 / 34.4% 2,718 / 86.1% 440 / 13.9%

65 - 74 29 / 72.5% 11 / 27.5% 1,618 / 82.9% 334 / 17.1%

75-84 23 / 48.9% 24 / 51.1% 961 / 75.5% 312 / 24.5%

85+ 10 / 52.6% 9 / 47.4% 285 / 46.9% 323 / 53.1%

Source: U.S. Census; Community Partners Research, Inc.

< Household tenure by age patterns in Blackduck show a preference for
home ownership among households in the 35 to 74 age ranges.  The
highest rates of home ownership existed among households in the 35 to
44 age range, which was above 72%.    

< Younger households, age 34 and younger, had a majority renters in the
City.  Households in the 75 to 84 age range had a slight majority of
renters.   

< Tenure patterns in Beltrami County showed a strong preference for home
ownership.  For Beltrami County, the rate of ownership among
households age 35 to 84 was 73% or greater. 
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2010 Income Data

Household income represents all independent households, including people
living alone and unrelated individuals in a housing unit.  Families are two or
more related individuals living in a household. The income data was obtained
from the 2010 American Community Survey.

Table 13 Median Household Income - 1999 to 2010

1999 Median 2010 Median % Change

Blackduck $21,848 $27,778 27.1%

Beltrami County $33,392 $43,394 30.0%

Minnesota $47,111 $57,243 21.5%

Source: U.S. Census; American Community Survey; Community Partners Research, Inc.

Table 14 Median Family Income - 1999 to 2010

1999 Median 2010 Median % Change

Blackduck $29,750 $46,875 57.6%

Beltrami County $40,345 $54,781 35.8%

Minnesota $56,874 $71,307 25.4%

Source: U.S. Census; American Community Survey; Community Partners Research, Inc.

< The City of Blackduck’s median household income in 2010 was $27,778, a
27.1% increase from 1999.  The City’s median family income was
$46,875, a 57.6% increase from 1999.

< Using the commonly accepted standard that 30% of gross income can be
applied to housing expenses without experiencing a cost burden, a
median income household in Blackduck could afford approximately $694
per month for ownership or rental housing in 2010, and a median income
family could afford $1,172 per month in 2010.

< Using the “rule of thumb” standard that a household can afford to
purchase a house that is approximately 2 ½ times annual income, a
median income household in the City of Blackduck could afford a home
valued at approximately $69,445 and a median income household in
Beltrami County could afford approximately $94,533.
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2010 Estimated Income and Housing Costs - Renters

The Census Bureau also collected information on housing costs as part of the
2010 American Community Survey.  The following table provides data on the
number of renter households in Blackduck that are paying different percentages
of their gross household income for housing costs.  For comparison, we have
presented the same information from the 2000 Census.

Table 15 Gross Rent as a Percentage of Household Income - Blackduck 

Percentage of Household
Income for Housing Costs

Number of Renter
Households 2010

Percent of All Renter
Households 2010

0% to 19.9% 5 3.0%

20% to 29.9% 80 48.2%

30% to 34.9% 43 25.9%

35% or more 29 17.5%

Not Computed 9 5.4%

Total 166 100%

Source: American Community Survey

< The Census reported that more than 43% of renter households in the City
were paying more than 30% of their income for rent, including nearly
18% of all renter households that were paying more than 35% of income
for housing.  Based on accepted industry standards, households that pay
more than 30% of their income for rent have a housing cost burden.

Table 16 Gross Rent as a Percentage of Income - 2000 and 2010 

Percentage of Household
Income for Housing Costs

Number/% of Renter
Households 2000

Number/% of Renter
Households 2010

Numeric Change
2000 to 2010

0% to 19.9% 20 / 20.4% 5 / 3.0% -15

20% to 29.9% 25 / 25.5% 80 / 48.2% 55

30% to 34.9% 12 / 12.2% 43 / 25.9% 31

35% or more 28 / 28.6% 29 / 17.5% 1

Not Computed 13 / 13.3% 9 / 5.4% -4

Total 98 166 / 100% 68

Source: U.S. Census; American Community Survey

< The number of renter households paying more than 30% of their income
for rent increased from 40 households in 2000 to 72 households in 2010.
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2010 Estimated Income and Housing Costs - Owners

The 2010 American Community Survey provided housing cost estimates for
owner-occupants.  The following table provides estimates of the number of 
households in the City that are paying different percentages of their gross
household income for housing costs.  For comparison, we have presented the
same information from the 2000 Census.

Table 17 Home Ownership Costs as a Percentage of Income - Blackduck 

Percentage of Household
Income for Housing Costs

Number of Owner
Households 2010

Percent of All Owner
Households 2010

0% to 19.9% 106 57.0%

20% to 29.9% 37 19.9%

30% to 34.9% 8 4.3%

35% or more 35 18.8%

Not Computed 0 0%

Total 186 100%

Source: American Community Survey

< Most owner-occupants, which would include households with and without
a mortgage, reported paying less than 30% of their income for housing. 
However, 23.1% of all home owners reported that they paid more than
30% of their income for housing.  

Table 18 Home Ownership Costs as a Percentage of Income - 2000-2010 

Percentage of Household
Income for Housing Costs

Number/% of Owner
Households 2000

Number/% of Owner
Households 2010

Numeric Change
2000 to 2010

0% to 19.9% 76 / 59.4% 106 / 57.0% 30

20% to 29.9% 27 / 21.1% 37 / 19.9% 10

30% to 34.9% 9 / 7.0% 8 / 4.3% -1

35% or more 16 / 12.5% 35 / 18.8% 19

Not Computed 0 / 0% 0 / 0% 0

Total 128 / 100% 186 / 100% 58

Source: 2000 Census; American Community Survey

< In 2000, 19.5% of all owners reported paying 30% or more of their
income for housing.  In 2010, this percentage had increased to 23.1% of
all owner-occupants.  
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Existing Housing Inventory

Table 19 Occupied Housing Units by Year Built - Blackduck
(owner/renter)

1939 and
Earlier

1940-
1959

1960-
1969

1970-
1979

1980-
1989

1990-
2000

2000-
2010

Blackduck 48/18 24/19 16/21 31/64 15/16 23/25 29/3

Source: American Community Survey (First number owner occupied units/second number rental
units)

< At the time of the 2010 Census, the age of the owner occupied housing
stock in Blackduck was slightly older than average.  The Census identified
25.8% of all housing units as pre-1940 construction.  This compares to
approximately 18% State-wide.   
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Housing Construction Activity
 
Based on information provided by the City of Blackduck and the 2010 U.S.
Census, 38 single family homes and 37 rental units have been constructed in
the City from 2000 to 2011.

From 2000 to 2005, 30 single family homes were constructed and from 2006 to
2011, eight single family homes and 37 multi-family rental units were
constructed.
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Existing Home Sales

This section examines houses that have been sold within the past 24-month
period from August 1, 2010, to July 31, 2012.  It is important to note that the
number of houses that have sold is limited, and may not be an accurate
indicator of overall home values in the City.  However, this sample does provide
some insight into those units that are turning-over in a given year.

This table primarily reflects existing home sales.  New construction sales
activity would generally not be recorded in the data that was used for this
analysis.    

Table 20 Median Value of Recent Residential Sales 
August, 2010 to July, 2012

Number of Good Sales Median Sale Price

Blackduck 9 $94,600

Source: Beltrami County Assessor;  Community Partners Research, Inc.

< For the 24-month sales period ending July 31, 2012, there were nine
improved residential sales of single family houses in Blackduck that were
considered to be “arms length” transactions, according to the County
Assessor.  Sales that are not “arms length” include, but are not limited to,
sales between relatives, forced sales and foreclosures, and estate
transfers that are not available on the open market.   Only the “arms
length” transactions have been reviewed for this study.  

< The median sales price for the residential sales in Blackduck was $94,600. 
The highest valued sale was for $139,000 and the lowest valued sale was
for $8,000.
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Beltrami County Home Foreclosure Activity

Starting in 2006, many national reports began to surface about the growing
number of home foreclosures.  Initially linked to the popularity of adjustable
rate mortgages and the expansion of sub-prime mortgage lending, as many
housing markets cooled and the national economy moved into a period of
recession, the foreclosure crisis spread to broader segments of the housing
market.

While tracking current foreclosures is relatively easy, predicting future
foreclosure activity is difficult.  Delinquent borrowers have a number of different
procedural steps that must be met before actual foreclosure occurs.  Our
research examines information about past activity, but does not include a future
prediction.  

HousingLink and the Greater Minnesota Housing Fund have been tracking
mortgage foreclosure activity across the State for the past few years.  They
have produced annual foreclosure reports since 2007.  Their reports provide
details on foreclosure activity at the County level, as well as a comparison with
other Counties in the State. 

In addition to collecting information on the number of foreclosures, based on
Sheriff’s Sale data, HousingLink has also attempted to calculate a rate of
foreclosure, by comparing the annual total to the number of residential parcels
in each County.  HousingLink’s methodology for calculating the rate of
foreclosures may have changed somewhat in the past few years.  In the early
years, rates appear to have been compared to the estimated number of
households, while the past few years have compared foreclosures to the
number of residential parcels. 

While the foreclosure rate calculation does not yield a perfect number, it does
allow for a standardized comparison measure among all of the Counties in the
State.  The following table presents the actual number of foreclosures, followed
by the calculated rate of foreclosure, as calculated by HousingLink.  

Table 21 Beltrami County Home Foreclosures - 2007 to 2011

2005 2006 2007 2008 2009 2010 2011

Number of foreclosures 18 28 78 72 82 89 63

Rate of foreclosures 0.15% 0.23% 0.63% 0.58% 0.66 0.70% 0.50%

Source: HousingLink; Community Partners Research
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Based on the HousingLink data, the number of home foreclosures in Beltrami
County increased rapidly beginning in 2007.  However, the number of
foreclosures in 2011, the last full year of data, showed a drop in the number of
foreclosures, and was the lowest level since 2006.

For comparative purposes, Beltrami County had the 54  lowest rate ofth

foreclosure among Minnesota’s 87 Counties in 2011. 

RealtyTrac Data

Another source of information that is often cited for national stories on home
foreclosures is RealtyTrac, Inc., a private company that has been monitoring
foreclosure and bank-owned sales data across the country.

RealtyTrac also reports on past foreclosure activity. The RealtyTrac reports are
based on the zip code area.

In the Blackduck zip code area (56630) there were 22 home foreclosures
reported between 2006 and 2011.  While the level of activity is relatively low,
Realty-Trac does show that 11 of the 22 foreclosures occurred in 2011, the
single largest year for volume.  The RealtyTrac information also reports activity
in January 2012, with no foreclosures in the zip code area.  
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Housing Condition

In July, 2012, Community Partners Research, Inc. conducted a visual
‘windshield’ survey of all single family/duplex houses in Blackduck to assist with
planning for housing rehabilitation programs.  Houses that appeared to contain
three or more units and mobile homes were excluded from the survey.  

Houses were rated in one of four levels of physical condition, as defined below. 
The visual survey analyzed only the physical condition of the visible exterior of
each structure.  Exterior condition is assumed to be a reasonable indicator of
the structure’s interior quality.  Dilapidated houses are generally considered
beyond repair.  Major Repair houses need multiple major improvements such as
roof, windows, sidings, structural/foundation, etc.  Houses in this condition
category may or may not be economically feasible to rehabilitate.  Minor Repair
houses are judged to be generally in good condition and require less extensive
repair, such as one major improvement.  Houses in this condition category will
generally be good candidates for rehabilitation programs because they are in a
salable price range and are economically feasible to repair.  Sound houses are
judged to be in good, ‘move-in’ condition.  Sound houses may contain minor
code violations and still be considered Sound.

Table 22 Windshield Survey Condition Estimate - 2012

Sound Minor Repair Major Repair Dilapidated Total

Blackduck 105/50.2% 58/27.8% 40/19.1% 6/2.9% 209
Source: Community Partners Research, Inc.

< The existing housing stock in Blackduck is in fair to good condition. 
Approximately 47% of the houses in the City need Minor or Major Repair. 
Approximately 50% of the houses were rated as Sound, with no required
improvements. 

< Six homes in Blackduck were rated as Dilapidated and possibly beyond
repair.

< In the 2006 Study, 52% of the homes were rated as needing Minor or
Major Repair and ten homes were rated as dilapidated, thus, the condition
of housing has improved since 2006.
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Rental Housing

Total Unit Inventory

U.S. Census Inventory

According to the 2010 U.S. Census, there were 143 occupied rental housing
units and 12 vacant rental units in March 2010.  There were a few additional
vacant units in the City that were not identified as either rental or owner
housing, but it would appear that the total rental unit  inventory was
approximately 155 units in Blackduck in 2010.  

At the time of the 2000 Census, the City had 100 occupied rental units and nine
vacant units, for a total estimated inventory of 109 units.  Comparing 2000 and
2010 information, the City added 43 renter households, and 46 rental units to
the total inventory during the decade.  

Recent Rental Construction

Since the 2000 Census, an 18-unit Section 42 Tax Credit Rental project and a
19-unit assisted living project were constructed.  A five-bed senior board and
lodging project was also developed.

Rental Housing Survey

As part of this housing study, a telephone survey was conducted of rental
buildings in the City.  The survey focused on larger rental projects with four or
more units.  The survey was conducted in July and August, 2012.

Multiple attempts were made to contact each building.  Information was tallied
separately for different types of rental housing, including market rate units, tax
credit units, subsidized housing, and special-use housing, such as senior
housing that also provides services.  

A total of 129 rental units of all types were contacted in the survey.  The rental
units in the survey represent more than 83% of all rental units estimated to
exist in the City in 2012.  The breakdown of units surveyed is as follows:
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< 19 market rate units
< 26 tax credit units
< 50 subsidized units 
< 34 senior with services

The findings of the survey are provided below. 

Market Rate Summary

Usable information was obtained on 19 market rate rental units in three rental
projects.  The 19 units include 10 one-bedroom and nine two-bedroom units.

Occupancy / Vacancy

We found two vacant units in our market rate rental survey.  The two vacant
units represent a vacancy rate of 10.5%. 

The two vacancies are in Pioneer Apartments, which is a converted commercial
building.  The property owners reported that they typically have vacancies.

At the time of the 2006 Study, Anderson Fabrics rented seven mobile homes. 
These mobile homes are no longer rented.

Rental Rates

The rent structure for the market rate units ranges from $450 to $600 for a
one-bedroom unit and $450 to $550 for a two-bedroom unit.

Utilities are included in the rent in Pioneer and Blackduck Apartments. The
Blackduck duplex tenants pay all utilities.

Tax Credit Housing

Blackduck has two rental projects with a total of 26 units that were constructed
with low income housing tax credits.  Lake Road Apartments has eight total
units and Blackduck Townhomes has 18 units.  The 26 units include 17 two-
bedroom and nine three-bedroom units.
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Occupancy/Vacancy

At the time of our rental survey, there was one vacant unit reported in
Blackduck Townhomes.  Lake Road Apartments reported full occupancy.  The
manager of Blackduck Townhomes reported difficulty maintaining full
occupancy.

Rental Rates

The rents at Lake Road Apartments and Blackduck Townhomes are well below
the maximum tax credit limits.  The rents at Lake Road Apartments are $495
for a two-bedroom unit and $555 for a three-bedroom unit.  Tenants pay
electricity in addition to rent.  The rents at Blackduck Townhomes are $485 for
a two-bedroom unit and $520 for a three-bedroom unit.  Tenants pay heat and
electricity.

All of the tax credit units in Bemidji also have a rent structure that is well below
the maximum allowable level, although the Bemidji rents are still $100 or more
above the level being charged in Blackduck. 

Subsidized Summary

We identified two subsidized rental projects providing rental opportunities for
lower income households. These two projects have a combined 50 units.  Most
of the City’s subsidized units serve very low income people and charge rent
based on 30% of the tenant's household income.  Based on our survey, we
believe that 48 of the City’s 50 subsidized units offer a “deep subsidy” through
the availability of rent assistance.

Twenty of the units are general occupancy subsidized housing, and 30 units are
designated for senior and/or disabled occupancy. 

In addition to these subsidized projects, Beltrami County typically has 135 to
145 households being assisted with HUD Housing Choice Vouchers (formerly
Section 8 Existing Program).  Housing Choice Voucher assistance is issued to
income-eligible households for use in suitable, private market rental housing
units.  With the assistance, a household pays approximately 30% of their
income for their rent, with the program subsidy paying any additional rent
amounts.  
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Two of the participating households reside in the City of Blackduck.  Since this
rent assistance is tenant-based, and moves with the household, the actual
number of participating households within the City can vary from month to
month.  It is also possible that some of these households may be using their
rent assistance in the tax credit project, so there may be some overlap in the
affordable housing resources.

Occupancy / Vacancy

Our survey found one vacancy in subsidized developments, which represented a
vacancy rate of 2%.  The vacancy is in Blackduck Senior Apartments, which is
designated for senior/disabled occupancy.

The general occupancy project, Pineview Manor, was fully occupied.

Subsidized Unit Gains and Losses

Some subsidized projects around the State of Minnesota have met their
contractual obligations to provide affordable housing and have been converting
to market rate housing. We were not able to identify any projects in Blackduck
that have been lost, or are at risk of being lost from the local subsidized
inventory. 

Senior Housing with Services Summary

Units by Type

Senior housing with services represents a broad category of housing styles,
from projects with a very light service package, to projects, such as assisted
living, that offer a very high level of services.  There are three projects in
Blackduck that provides housing with services.  Heritage House of Blackduck
provides assisted living services in a board and lodging-style unit.  This project
has capacity for 10 residents. 

Additionally, since the 2006 Housing Study, two senior with services projects
have been developed.  The Good Samaritan Nursing Home constructed 19
assisted living units.  Also, a five-bed senior board and lodging project, Tender
Hearts, was developed.

Occupancy/Vacancy
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Heritage House reported two vacant beds and Tender Hearts reported full
occupancy at the time of our survey.  The Good Samaritan Senior Living
manager reported six vacancies and the project has never been fully occupied.

Rental Rates

Rents for housing with services units can range widely, depending on the needs
of the tenant.  We did not obtain rental rate information from the various
assisted living providers, since the rate is generally dependent on a needs
assessment completed at initial occupancy.  

Most of the projects with services in Beltrami County are able to provide
housing for some lower income seniors through the use of County elderly
waiver assistance or similar programs.
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Table 23 Multifamily Rental Housing Inventory

Name Number of Units

/ Bedroom Mix

Rent Vacancy/

Wait List

Tenant Mix Comments

Market Rate

Pioneer

Apartments

3 - 1 Bedroom

7 - 2 Bedroom

10 Total Units

$500

$550

1-1 bed. &

1-2 bed.

vacancy

Mix of

tenants

Old department store that was converted to rental housing in

the 1960s.  Rent includes all utilities.  Owner reports one one-

bedroom vacancy and one two-bedroom vacancy.   

Blackduck

Duplex

2 - 2 Bedroom

2 Total Units

$450 No

vacancies

Mix of

tenants

Duplex owned by MMCDC. Manager reports no vacancies, but

often there is one vacancy. Tenants pay all utilities.

Blackduck

Apartments

7 - 1 Bedroom

7 Total Units

$450-$600 No

vacancies

Seniors/

singles

Downtown building with seven one-bedroom units. Owner

reports no vacancies, but typically has one vacancy. Rent

includes all utilities.

Tax Credit

Lake Road

Apartments

5 - 2 Bedroom

3 - 3 Bedroom

8 Total Units

$495

$555

+electric

No

vacancies

Mix of

tenants

Tax credit apartment project constructed in the 1995.  All units

serve households at 60% of median income.  Manager reports

no vacancies at time of survey.  Tenants pay electric in addition

to rent; rent includes garage.  

Blackduck

Townhomes

12 - 2 Bedroom

6 - 3 Bedroom

18 Total Units

$485

$520

1 vacancy Mix of

tenants

Eighteen-unit Tax Credit Section 42 project. Manager reports

one vacancy, but typically there are two vacancies. Project

serves tenants at or below 60% of median income. Project

includes 12 two-bedroom and six three-bedroom units. Tenants

pay heat and electricity.

Subsidized 

Pineview

Manor

2 - 1 Bedroom

15 - 2 Bedroom

3 - 3 Bedroom

20 Total Units

$515

$610

$640

+electric

No

vacancies,

waiting list

General

occupancy

Project constructed with Rural Development subsidies and tax

credits in early 1990s.  18 of the units have rent assistance

available that allows for rent based on 30% of income;

remainder pay 30% of income but not less than basic rents

listed.  Manager reports full occupancy with short waiting list. 

Some tenants work in Blackduck and some commute to Bemidji.
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Table 23 Multifamily Rental Housing Inventory

Name Number of Units

/ Bedroom Mix

Rent Vacancy/

Wait List

Tenant Mix Comments

Blackduck

Senior

Apartments

28 - 1 Bedroom

2 - 2 Bedroom

30 Total Units

30% of

income

1 vacancy Senior and

disabled

occupancy

MHFA/HUD Section 8 subsidized apartments for senior and

disabled occupancy; constructed in mid-1970s.  All tenants have

rent assistance available that allows for rent based on 30% of

income.  Building had one vacant unit at time of survey.

Senior Housing with Services

Heritage

House of

Blackduck

10 Bed Capacity

Depends

of level of

care

2 beds

available

Assisted

living

Assisted living in board and lodging-style facility, constructed in

1997.  Residents have individual sleeping room, with other

facilities shared.  At time of survey there were two beds

available due to recent turnover, but usually at full occupancy. 

Rate varies depending on level of services provided. 

Good

Samaritan

Senior Living

17 - 1 Bedroom

2 -2 Bedroom

19 Total Units

Varies

based on

level of

services

Six

vacancies Seniors

Good Samaritan Nursing Home expanded their facility

approximately four years ago and added 19 assisted living

units.  Assisted living includes meals, housekeeping, laundry,

activities, etc. The facility also has a guest room. There are

currently six vacancies. Fees are based on level of services.

Manager reports that the assisted living units have never been

fully occupied.

Tender Hearts 5 Beds

Based on

level of

service

No

vacancies Seniors Board and lodging facility. Currently no vacancies.

Source: Community Partners Research, Inc.
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Findings on Growth Trends

The City of Blackduck’s population increased by 89 people and the City added
34 households from 2000 to 2010.  In the 1990s, Blackduck’s population
decreased by 24 people, but there was a increase of 25 households.

From 2000 to 2010, there was a population gain of 154 people and a gain of
170 households in the Blackduck Market Area.  In the 1990s, the Blackduck
Market Area had a population gain of 265 people and gained 195 households.

Growth within all of Beltrami County has been consistently strong in recent
decades.  In the 1990s, the County added 2,467 households and 5,266 people. 
According to the 2010 Census, Beltrami County added 4,792 people and 2,509
households from 2000 to 2010.
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Findings on Growth Projections

As part of this Study, we have provided population and household projections to
the year 2015.  For Blackduck and the Blackduck Market Area, the available
projections are reasonably consistent.  Both projections have been calculated
from the long-term trends for the City and Market Area, and reflect the patterns
of population and household gains. 

The projection for Blackduck calculated by Community Partners Research, Inc.,
has incorporated 1990s and 2000s trends and shows the City potentially
gaining population and households from 2010 and 2015.  We are projecting
that the City’s population will increase by 18 to 50 people.  Our household
projections expect a gain of 18 or 19 households from 2010 to 2015.

Our calculation for the aggregated Blackduck Market Area shows the probable
gain of 80 to 117 people and 95 to 118 households between 2010 and 2015.

For all of Beltrami County, based on 10- and 20-year trends, we expect a gain
of between 2,686 and 3,250 people and between 1,474 and 1,765 households
from 2010 to 2015.  Also, because of the downturn in the housing economy, we
have calculated the County’s future growth based on five-year growth trends. 
Based on five-year trends, Beltrami County is projected to gain between 1,648
and 2,407 people and 755 to 1,150 households from 2010 to 2015. 

Household growth in Blackduck will generally require new housing unit
construction.  However, some of the growth in Beltrami County will take
advantage of the large stock of seasonal use housing that exists in the County. 
Some of the household growth will occupy this seasonal use housing and
convert it to year-round use.  However, the City of Blackduck has a very limited
supply of good quality seasonal, vacant, or under-utilized housing, and any
future growth in households will generally require new unit construction.   
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Beltrami County
Growth Projections by Age Group

In addition to forecasts on overall household growth, Community Partners
Research, Inc., has generated household projection information on the changes
expected by age group.  As part of the research for this Study, Community
Partners Research has examined information on age patterns and population
data from the 2010 U.S. Census.  With this data, Community Partners
Research, Inc. has calculated age-based projections from 2010 to 2015.

The following projections are for Beltrami County:

Projected Change in Households:  2010 to 2015

Age Range Beltrami County

15 to 24 -85 to -55

25 to 34 +40 to +100

35 to 44 +205 to +263

45 to 54 -403 to -335

55 to 64 +224 to +300

65 to 74 +601 to +658

75 to 84 +147 to +179

85 and Older +26 to +40

Total 755 to 1,150

   Source: Community Partners Research, Inc.
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Findings on Housing Unit Demand and Tenure

Comparing the projected age-based household changes with past tenure
patterns results in a forecast of the tenure mix that will be needed for new units
added between 2010 and 2015.  Our calculations are based largely on the
tenure preferences by age group that were evident in the 2010 Census, with
some adjustment for a greater acceptance of certain housing types as people
become more familiar with newer housing options.  

Calculations for total future housing need are generally based on three demand
generators, household growth, replacement of lost housing units, and pent-up,
or existing demand for units that already exists but is not being served.

Demand from Growth - Using the projections by age for the County, we
would expect demand for owner-occupied housing to exceed demand for rental
housing over the projection period.  We project that the demand for housing
caused by overall household growth will be between 67% and 72% owner
occupancy, and between 28% and 33% for renter occupancy housing.   Using
the most probable growth range of 151 to 230 new households expected in an
average year in the County, this results in demand for approximately 101 to
166 owner occupancy units per year, and between 50 and 64 renter occupancy
units in an average year.  It should be noted that not all of the household
growth will require new construction, as the County has a large inventory of
seasonal-use housing that may be converted to year-round use in the future.  

Replacement of Lost Rental Units - It is difficult to quantify the number of
units that are lost from the housing stock on an annual basis.  Unit losses may
be caused by demolition activity, losses to fire or natural disasters, and to
causes such as deterioration or obsolescence.  In Blackduck, Anderson Fabrics
was renting seven mobile homes, but is no longer renting these homes, thus, it
is our assumption that some of these homes were lost from the housing stock. 
We have included a minor allowance for unit replacement in the
recommendations that follow later in this section.   

Replacement of Lost Owner Occupancy Units - While some owner occupied
units may also be lost, we generally believe that these unit losses are also very
small.  Within the Market Area, any unit losses are generally replaced by the
annual conversion of some seasonal use properties to year-round use. 

Pent-Up Demand - The third primary demand-generator for new housing is
caused by unmet need among existing households, or pent-up demand. 
Certain segments of the housing market do show signs of pent-up demand.  For
example, the vacancy rates in most subsidized housing projects were low, and
waiting lists existed.  We have included our estimates of pent-up demand into
the specific recommendations that follow later in this section.
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Findings on Unit Demand by Type of Housing

Based on the household by age projections presented earlier, the changing age
composition of the County’s population through the projection period will have
an impact on demand for housing.

Age 24 and Younger - The projections used for this Study expect a small loss
of 55 to 85 households in the 15 to 24 age range through the year 2015.  Past
tenure patterns indicate that as many as 78% of these households will rent
their housing.  Households in this age range tend to have a median income that
is well below the overall median.  A small loss of households in this age range
should mean that rental demand from younger households will remain relatively
unchanged for the projection period.  Much of this young adult population is
located within the City of Bemidji.  While this projection represents the best
available forecast, a significant change in enrollment at Bemidji State University
or Northwest Technical College could alter the projection for this age group.

25 to 34 Years Old - The projections show a small numeric increase in this
age cohort, with an expected addition of 40 to 100 households by 2015.  Within
this age range households often move from rental to ownership housing.  The
ownership rate among these households in Beltrami County was nearly 56% in
2010.  The projected small increase within this age range will generate limited
demand for both first-time home buyer and rental opportunities.

35 to 44 Years Old - This 10-year age cohort is expected to increase in size
through the year 2015.  The projections show a probable gain of 205 to 263
households between 2010 and 2015.  In the past, this age group has had a
high rate of home ownership, over 73% in Beltrami County.  Households within
this range often represent both first-time buyers and households looking to
trade-up in housing, selling their starter home for a more expensive house. 
Higher demand from this age cohort will have some impact on overall demand
for housing, but larger projected losses from the age cohort immediately older
will off-set some of the housing demand generated from this age group.  

45 to 54 Years Old - By 2015, this age cohort will represent the front-end of
the “baby bust” generation that followed behind the baby boomers.  This age
group represents a much smaller segment of the population than the baby
boom age group.  For Beltrami County, the projections show a significant loss of
335 to 403 households in this range.  This age group historically has had a high
rate of home ownership, over 80% in 2010, and will often look for trade-up
housing opportunities.
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55 to 64 Years Old - This age range is part of the baby boom generation. The
projections show an expected increase of 224 to 300 additional households in
this 10-year age range by the year 2015.  This age range has traditionally had
the highest rate of home ownership in the County, at more than 86%. 
Attached housing construction, such as town house units, is often well suited to
the life-cycle preferences of this age group, as no maintenance/low
maintenance housing has become a popular option for empty-nesters.  This
group will also gravitate to high amenity locations outside of the cities in the
County, such as lake shore residential opportunities.

65 to 74 Years Old - Strong household growth is also expected within this age
range, with the projections showing an increase of 601 to 658 households by
the year 2015.  While this group will begin moving to other life-cycle housing
options as they age, the younger seniors are still predominantly home owners. 
At the time of the 2000 Census, approximately 83% of households in this age
range owned their housing.  Once again, ownership preferences for town
house-style and condominium units should increase, both from household
growth within this age cohort, and from increased market share as these type
of units continue to gain greater acceptance with the marketplace.

75 to 84 Years Old - Modest growth is expected to occur within this age
range, with a projected increase of 147 to 179 households between 2010 and
2015.  In the past, households within this 10-year age range have had a
relatively high rate of home ownership, at more than 75%.  While this is likely
to continue, we believe that an expansion of housing options for seniors,
including high quality rental housing, will appeal to this age group.  In most
cases, income levels for senior households have been improving, as people
have done better retirement planning.  As a result, households in this age range
may have fewer cost limitations for housing choices than previous generations
of seniors.

85 Years and Older - Only modest numeric growth is projected among older
seniors, with the expected addition of 26 to 40 households.  Historic home
ownership rates in this age group in Beltrami County have been relatively low,
at 47% in 2010.  Recent expansions of senior housing with services options in
the County will help to address the needs of this population of older seniors.

These demographic trends will be incorporated into the recommendations that
follow later in this section.
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Strengths for Housing Development

The following strengths of the community were identified through statistical
data, local interviews, research and on-site review of the local housing stock. 
These strengths are consistent with the strengths that were identified in the
2006 Housing Study.

< Blackduck serves as a small regional center - Blackduck provides
employment opportunities, retail/service options, health and professional
services and recreational facilities for a geographical area that surrounds
Blackduck. 

< Affordable priced housing stock - The City has a large stock of
affordable, existing houses.  Our analysis shows that the City’s median
home value based on recent sales is approximately $94,600.  This
existing stock, when available for sale, provides an affordable option for
home ownership.

< Increasingly diverse housing stock - The City has a good mix of
housing options, including  rental housing units for various household
types and owner occupied homes at various values.

    
< Adequate land for development - The City has adequate land available

for both residential and commercial/industrial development.  However,
much of this land needs to be serviced with infrastructure improvements
or extensions and annexed into the City limits.

< Household growth for the City - Over the past two decades, the City
has sustained household growth and the City is projected to experience
limited household growth in the future.

< State, Federal, Non-Profit Funds - The City has leveraged local funds
for housing activities over the years with other resources including State,
Federal and Non-Profit Funds.  This experience in obtaining funds and the
City’s track record in appropriately utilizing the funds will continue to
serve the City well when seeking funds in the future.

< Proactive City involvement - The City has a track record of being
proactive and working with housing agencies and the private sector to
develop housing opportunities, including rental housing and subdivision
development.
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< Educational Facilities - The City has an excellent public K-12 school
system.

    
< Health facilities - The City has excellent health facilities including a

medical clinic, a dental clinic, a nursing home and assisted living.
    
< Infrastructure - Blackduck’s water and sewer infrastructure can

accommodate future expansion.  The City has constructed a new water
plant.  The sewer system is approximately 25 years old and although
some future upgrades are needed, the system can support growth.

< Commercial Development - Blackduck’s commercial district is adequate
to meet daily needs.

< New Housing Unit Construction - Thirty new homes and 37 rental
units have been constructed in Blackduck since 2000.

< Anderson Fabrics - Anderson Fabrics is Blackduck’s major employer. 
Also, in the past, Anderson Fabrics has been active in financially assisting
with housing projects.

< Tourism and natural amenities - Blackduck is located in a lakes and
forest area that is a popular tourism/seasonal recreational destination. 
This helps the local economy and has contributed significantly to the
growth of the surrounding area. 

< Housing agency assistance - Several regional housing agencies
including the HHDC, Bi-Cap and MMCDC have assisted the City with
housing projects over the past several years.
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Barriers or Limitation to Housing Activities

Our research also identified the following barriers or limitations that hinder or
prevent certain housing activities in the City of Blackduck.

< Age and condition of the housing stock - While the existing stock is
very affordable, some of the housing is in need of substantial
improvements to meet expectations of potential buyers. 

  
< Lower incomes limit housing choices - Household and family incomes

for Blackduck and the surrounding market area are lower than the State-
wide medians.  The City’s estimated median household income for 2010
was $27,778, which translates into an approximate housing affordability
level of $694 per month.  While this income level  matches up well with
prices for existing ownership and rental housing in the City, it is not as
well matched to the prices for new housing construction.

< Lower paying jobs - Many jobs in Blackduck are at the lower end of the
pay scale and the employees with these jobs have limited housing
choices.

< Distance from a major regional center - Many households desire to
be near a major regional center because of the many amenities and jobs
it can offer its residents.  Blackduck is 25 miles from Bemidji and many
households consider it too far for commuting on a regular basis.

< Value gap deters new owner-occupied construction - Based on
market values for recent residential sales, we estimate that the median
priced home in Blackduck is valued at $94,600.  This is below the
comparable cost for new housing construction, which will generally be
above $130,000 for a stick built home with commonly expected
amenities.  This creates a value gap between new construction and
existing homes.  This can be a disincentive for any type of speculative
building and can also deter customized construction, unless the owner is
willing to accept a potential loss on their investments.

< Competition with the surrounding market area - The areas
immediately surrounding Blackduck offer attractive residential locations. 
The lakes and wooded living sites will be preferred by a number of people
who choose to live in the Blackduck area.  Since 1990, the surrounding
townships have grown and projections over the next five years indicate
that much of the future growth will likewise occur out of the City limits.
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< Dependence on the success of one industry - Although Blackduck has
a strong employment base for a City of its size, Anderson Fabrics is the
dominant employer in the area.  Investment in new housing construction,
either ownership or rental, will be heavily dependent on the success of
Anderson Fabrics and the stability or expansion of its work force.

< Limited projected growth of population and households - Historical
data indicates that the City is not expected to add a large number of new
people and households in the foreseeable future.  The City has to use
realistic expectations when planning for the future.
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Recommendations, Strategies and
Housing Market Opportunities

Based on the research contained in this study, and the housing strengths and
barriers identified above, we believe that the following recommendations are
realistic options for the City of Blackduck. They are based on the following
strategies.

< Be realistic in expectations for housing development - Large-scale
residential growth has not occurred in the recent past and is not likely to
occur in the near future. The scale of activities proposed for the future
should be comparable with the City’s potential for growth.

< New housing development generally will not occur without
proactive community involvement - To attract new home or
apartment construction in the City of Blackduck, subsidies or some other
form of financial assistance will be needed from the City of Blackduck and
from regional housing agencies.

< Protect the City’s existing housing stock - The future of Blackduck
will be heavily dependent on the city’s appeal as a residential location.
The condition of the existing housing stock is a major factor in
determining the City’s long-term viability. The existing housing stock is in
fair condition and the City’s major asset, however, rehabilitation efforts
are needed to preserve the housing stock.

< Protect the City’s existing assets and resources - Blackduck has
many assets not normally associated with a City its size including a K-12
school, employment opportunities, a Downtown Commercial District, etc.
These are strong assets that make Blackduck a desirable community to
live in, and are key components to the City’s long-term success and
viability. These assets must be protected and improved.

< Develop a realistic action plan with goals and time lines - In the
past the City has been involved in housing issues. The City should
prioritize its housing issues and establish goals and time lines to achieve
success in addressing its housing needs.

< Access all available resources for housing - In addition to the local
efforts, the City has other resources to draw on including the Beltrami
County HRA, the Headwaters Regional Development Commission (HRDC),
Headwaters Housing Development Corporation (HHDC), the Bi-County
Community Action Program (Bi-CAP), and the Midwest Minnesota
Community Development Corporation (MMCDC). These resources should
be accessed as needed to assist with housing activities.
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Summary of Findings/Recommendations

The findings/recommendations for the City of Blackduck have been formulated
through the analysis of the information provided in the previous sections and
include 20 recommendations.  The findings/recommendations have been
developed in the following five categories: 

< Rental Housing Development
< Home Ownership
< Single Family Housing Development
< Housing Rehabilitation
< Other Housing Issues

The findings/recommendations for each category are as follows:

Rental Housing Development

1. Develop six to eight general occupancy market rate rental units

2. Monitor the need for additional senior with services rental units

3. Monitor the need and opportunity to construct additional subsidized/tax
credit rental units

4. Continue to apply for Housing Choice Voucher Program allocations when
available from HUD

5. Maintain and preserve the existing supply of subsidized housing

Home Ownership

6. Utilize and promote all programs that assist with home ownership

7. Partner with the County HRA to offer a local down payment assistance
program 

Single Family Housing Development

8. Support lot/subdivision development 

9. Continue cooperation with housing agencies and non-profit groups that
are constructing affordable housing

10. Develop City of Blackduck incentive programs
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Housing Rehabilitation

11. Promote rental housing rehabilitation programs

12. Promote owner-occupied housing rehabilitation efforts

13. Continue the Rental Inspection Program

Other Housing Issues 

14. Consider the submission of an application for Minnesota Small Cities
Development Program funds

15. Continue employer involvement in housing programs

16. Diversity issues

17. Consider a mobile home park improvement program

18. Acquire and demolish dilapidated structures

19. Create a plan and a coordinated effort among housing agencies

20. Promote commercial rehabilitation and development
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Rental Housing Development

Findings:  It is difficult to produce new affordable rental units.  A number of
factors including Federal tax policy, State property tax rates, low rent structure
and high construction costs have all contributed to making rental housing
difficult, especially in small cities.

As part of this study a rental survey was conducted.  A total of 129 rental units
were contacted.  The survey showed that 9.3% of all the rental units surveyed
were vacant.  However, eight of the 12 vacancies were in senior with services
complexes.  When the senior with services units are excluded, the vacancy rate
is 4.5%.  A 3% to 5% vacancy rate is considered a healthy market to allow for
unit choice and availability.  The vacancy rate in Blackduck indicates only
limited evidence of pent-up demand for new rental housing in Blackduck.

Since the 2006 Housing Study, an 18-unit tax credit project, Blackduck
Townhomes, and a 19-unit senior with services project, Good Samaritan Senior
Living, have been constructed.  Also, a five-bed senior board and lodging
project, Tender Hearts, was developed.

Our projections would indicate that the City of Blackduck is expected to add
approximately 17 to 18 households from 2010 to 2015.  Of these households, 9
to 11 are projected to be rental households.  With the current vacancy rates in
Blackduck, especially in senior with services projects, there are vacant rental
units available in the City’s housing stock to accommodate some of these new
rental households over the next five years.

The City of Blackduck is projected to experience limited household growth over
the next five years, but with the City’s current vacancy rate at the high end of
the “healthy” range and the rental housing development that has been
undertaken since the 2006 Study, we are only recommending a new market
rate rental project with six to eight units. 

Additionally, the Blackduck Market Area is projected to add approximately 95 to
118 households from 2010 to 2015.  New rental units may attract more of
these households to Blackduck. 
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1. Develop six to eight general occupancy market rate rental units

Findings: Blackduck has a limited number of market rate rental units.  Most of
the market rate units are in single family homes, converted buildings or mixed
use buildings.  There are no market rate multi-family buildings in Blackduck
that have ‘State of the Art’ amenities and traditional market rate units do not
exist in the City.

From 2010 to 2015, there is a projected growth County-wide of 245 to 363
households in the 25 to 44 age range.  Also, the number of households 55 and
older is expected to increase by 998 to 1,177 households by the year 2015. 
While these projections are for overall growth in Beltrami County, Blackduck
has the potential to capture a share of this growth.  Many of the households in
these age ranges will prefer to rent and have incomes that are too high to
qualify for the subsidized rental housing options in Blackduck.

Recommendation: We would recommend that the City of Blackduck consider
the development of six to eight market rate rental housing units.  A twin home
or town home unit, would be the preferred style, to cater to active renter
households.  We also recommended the construction of market rate rental units
in the 2006 Housing Study.

The first option to developing market rate housing would be to encourage a
private developer to undertake the project.  However, for multiple reasons, it
has been very difficult for private developers to construct market rate housing
in the last decade.  If a private developer does not come forward, the City or
the Blackduck HRA could utilize essential function bonds to construct the
market rate units.  The Headwaters Housing Development Corporation (HHDC),
the Beltrami County HRA, or the Midwest- Minnesota Community Development
Corporation (MMCDC) are other options to construct the market rate rental
housing.

Many small Cities have been able to construct units in small phases, as demand
dictates the need for additional units.  Several cities have been able to add
units in three or four unit phases in recent years.  In this way they have
expanded the supply without saturating the market by bringing a large number
of units on-line at one time.

In the 2006 Housing Study, we recommended that it may be advantageous to
not proceed with a market rate project until the tax credit and senior with
services projects were completed.  These projects have been developed.

We recommend the development of twin home or town house style units and
the unit mix and rents should be as follows:
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Recommended unit mix, sizes and rents for the Blackduck
Market Rate Housing Project:

Unit Type   No. of Units      Size/Sq. Ft.     Rent    
Two Bedroom        5-6     1,000-1,100 $650-$700
Three Bedroom        1-2     1,150-1,250 $750-$800
Total        6-8

Note: Rents are quoted in 2012 dollars and exclude electricity and garages. 

2. Monitor the need for additional senior with services rental units

Findings: The Northern Pines Good Samaritan Center has developed 19 units
of senior with services housing, Good Samaritan Senior Living, since the 2006
Housing Study.  Good Samaritan Senior Living is an assisted living project that
offers the full array of senior services.  Currently, there are six vacancies and
the Director reported that the facility has never been fully occupied.

In addition to Good Samaritan Senior Living, Tender Hearts, a five-bed senior
board and lodging facility has opened in Blackduck.  Tender Hearts is fully
occupied.  Additionally, Heritage House, a 10-unit assisted living facility, is
located in Blackduck and has two vacant beds.

In the 2006 Study, we determined that there was a need for eight to 11
assisted living units and 10 to 13 light service (congregate) units.  We were
supportive of the Good Samaritan Senior Living project, but recommended that
the facility provide maximum flexibility for seniors, so that seniors who only
required light services could move in.

Recommendation:  The senior population is expected to increase in the
Blackduck Market Area between 2010 and 2015.  In the longer-term, the older
senior population in the Blackduck Market Area will grow at an even faster rate,
creating additional demand for the senior with services units.

With the new senior with services projects developed in Blackduck since the
2006 Housing Study, Good Samaritan Senior Living and Tender Hearts, and the
current vacancies in Good Samaritan Senior Living, we are not recommending
the development of additional assisted living units through the year 2015.  We
do, however, continue to believe there is still a demand for light-services rental
housing of 10 to 12 units.  It appears that the basic services package at Good
Samaritan Senior Living is too extensive to address the more minimal housing
needs and rent structure that light-services tenants are seeking.
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3. Monitor the need and opportunity to construct additional
subsidized/tax credit rental units

Findings:  The Mid Minnesota Community Development Corporation (MMCDC)
was awarded a tax credit allocation from MHFA to construct 18 rental units in
the City of Blackduck.  The project, Blackduck Townhomes, has been
constructed and includes 12 two-bedroom units and six three-bedroom units. 
The location of the rental project is adjacent to the Anderson Fabrics facility. 
The project serves households at and below 60% of median family income.

For Blackduck households where there are two or more household members
employed, the income limits may prevent occupancy for some households. 
However, based on available income and wage data, these income limits are
workable for the majority of renter households.

The rents are approximately $485 for two-bedroom units and $520 for three-
bedroom units.  Tenants pay heat and electricity.  Currently, Blackduck
Townhomes has one vacancy.  The manager reports that it has been difficult
keeping the units at full occupancy.

Tax credits are utilized because it has not been possible in the past to produce
moderately priced rental units without using tax credits and the income
restrictions that go with their use.  It is very difficult for a private developer to
construct rental housing and charge an affordable rent.

Most tax credit rental projects are owned on a for-profit basis.  However, if this
does not occur, there are models of tax credit projects where an agency, such
as the MMCDC, is the general partner for the project.

There is also an eight-unit tax credit project in Blackduck, Lake Road
Apartments.  The project includes three two- and three-bedroom units.  The
two bedroom units rents are $495 and the three-bedroom unit rents are $555. 
The rent includes utilities except electricity and the rent includes a garage stall. 
The project is at full occupancy.

Blackduck also has a 20-unit general occupancy Rural Development project,
Pineview Manor, and a 30-unit senior/disabled HUD/MHFA Section 8 project,
Blackduck Senior Apartments.  All but two households in the two projects have
rent assistance and pay 30% of income.  At the time of the survey, Pineview
Manor was fully occupied and Blackduck Senior Apartments had one vacancy.

The four subsidized and tax credit projects in Blackduck have a total 76 units,
which is 49% of the total units in Blackduck.
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Recommendation: We recommend that the City of Blackduck and area
housing agencies should monitor the need for additional subsidized and tax
credit units.

With the two existing subsidized projects and the two tax credit projects,
Blackduck has an adequate supply of subsidized and tax credit rental projects at
this time.

However, the Housing Choice Voucher Program should be utilized to lower the
rent for low income households who live in market rate housing or in the tax
credit projects.

4. Continue to apply for Housing Choice Vouchers/Section 8 Existing
Program allocations when available from HUD

Findings:  The Housing Choice Voucher Program provides portable, tenant-
based rent assistance to lower income renter households.  The program
requires participating households to contribute from 30% to 40% of their
adjusted income for rent, with the rent subsidy payment making up the
difference.  Tenants may lease any suitable rental unit in the community,
provided that it passes a Housing Quality Standards inspection, and has a
reasonable gross rent when compared to prevailing rents in the community.

Although the federal government provides almost no funding for subsidized
housing construction, it has provided new Housing Choice Voucher allocations
over the last two decades.

Based on the research for this study, it appears that the Housing Choice
Voucher Program is an underutilized form of subsidized housing in Blackduck. 
Because of the flexibility offered through the program, eligible households often
prefer the portable rent assistance to other forms of subsidized housing that are
project-based, and can only be accessed by living in a specific rental
development.  In 2012, between 135 and 145 Beltrami County households were
utilizing the Housing Choice Voucher Program, with two of the households living
in Blackduck.

The 2012 U.S. Census shows a substantial number of Blackduck renter
households with a housing cost burden.  We estimate that there are 29 renter
households in Blackduck that are paying more than 35% of their annual income
for rent.  Most of these households have annual incomes below $25,000.  This
further verifies Blackduck’s continued need for additional Housing Choice
Vouchers.  Also, several low income households will need a voucher to afford
the rent in the tax credit rental projects. 
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Recommendation:  From a practical standpoint, the Housing Choice Voucher
Program is the single best way that Blackduck can provide affordable housing. 
HUD does not make new incremental assistance available every year, but when
new allocations are authorized, we would encourage the Bemidji HRA to apply
for additional units.  The Housing Choice Voucher program is administered for
Beltrami County by the Bemidji HRA, thus, applications for additional assistance
must be coordinated through the Bemidji HRA.

5. Maintain and preserve the existing supply of subsidized housing

Findings: Blackduck has two “deep subsidy” rental housing projects that allow
tenants to pay rent based on their income. These projects were constructed
when the federal government was actively involved in producing low income
housing.

This subsidized housing represents the most affordable option available to lower
income households.  Since nearly all of these units charge rent based on
income, even extremely low income households can afford their housing.

Some of the subsidized stock is privately owned.  In some communities,
privately owned subsidized housing has been lost as owners have the ability to
opt-out of subsidy contracts after their original obligations have been met.  This
often occurs in communities with low vacancy rates, where owners see the
potential to convert subsidized housing to market rate housing in response to
demand for units.  Subsidized housing that is lost cannot be cost-effectively
replaced with the low income housing production resources that are available
today.

Recommendation: The City of Blackduck and area housing agencies should
check on an ongoing basis to determine if any Blackduck subsidized housing
projects are considering the option to drop their subsidy contract.

Currently, MHFA is not aware of any projects that are considering opting out of
their subsidy contracts.  If a project is identified as potentially opting out, an
area housing agency should consider the purchase of the project in an effort to
keep the units in the subsidized housing stock.
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Home Ownership

Findings:  Expanding home ownership opportunities is one of the primary goals
for most cities.  High rates of home ownership promote stable communities and
strengthen the local tax base.  The median owner-occupied home value in
Blackduck is estimated to be $94,600 based on recent sales activity.  The home
values in Blackduck provide an excellent market for first time buyers and
households seeking moderately priced homes.

Our analysis of area demographic trends shows an increasing population of
households in the traditionally strong home ownership age ranges between 55
and 74 years old.  Substantial growth is also expected in the 35 to 44 year old
range.  While some of these households already own their housing, those
households at the lower end of the age range that have not been able to
achieve the goal of home ownership may need the assistance of special
programs to help them purchase their first home.  

To assist in promoting the goal of home ownership, the following activities are
recommended:

6. Utilize and promote all programs that assist with home ownership

Findings:  We believe that affordable home ownership is one of the issues
facing Blackduck in the future.  Home ownership is generally the preferred
housing option for most households and most communities.  As discussed
previously, the demographic make-up of Blackduck and the Blackduck Market
Area are conducive to the promotion of home ownership opportunities.  There
are a number of strategies and programs that can be used to promote home
ownership programs, and can assist with this effort.

First time home buyer assistance, down payment assistance, low interest loan
and home ownership training programs can help to address affordable housing
issues.  The City has a supply of houses that are price-eligible for these
assistance programs.  The home value estimates used in this study indicate that
a large majority of the existing stock currently is valued under the purchase
price limits for the first-time home buyer assistance programs. 

Home ownership counseling and training programs can also play a significant
role in helping marginal buyers achieve home ownership.  The Headwaters
Regional Development Commission offers the HomeStretch home buyer training
program in Beltrami County.
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While these individual home ownership assistance programs may not generate
a large volume of new ownership activity, the combination of below market
mortgage money, home ownership training, credit counseling, and down
payment assistance may be the mix of incentives that moves a potential home
buyer into home ownership. 

Recommendation: Blackduck should work with area housing agencies to
utilize all available home ownership assistance programs. 

The City should work with the area’s housing agencies to access programs that
provide financial assistance for households to purchase a home and to assure
the City of Blackduck is receiving its share of resources that are available in
Beltrami County.  Local financial institutions should also continue to have a
significant role in assisting households.

Other private and nonprofit agencies should also be encouraged to provide
home ownership opportunities. Mortgage programs should also be developed
that include all households and not just first home buyers to encourage trade-
up housing activity. Funding sources for home ownership programs include
Rural Development, the Minnesota Housing Finance Agency and the Greater
Minnesota Housing Fund.

7. Partner with the County HRA to offer a local down payment
assistance program

Findings: One of the largest identifiable barriers preventing low and moderate
income households from owning a homes is the inability to save money for
down payment and closing costs.

In the 2006 Housing Study, we reported that a down payment assistance
program was developed in conjunction with the Black Mallard Meadow Project. 
Anderson Fabrics employees that purchased a home in the Black Mallard
Meadow development received $4,000 in down payment assistance.  Each year
the employee is employed at Anderson Fabrics, $800 of the $4,000 was
deducted from the loan, thus, if the employee was employed for five years at
Anderson Fabrics, the $4,000 loan was forgiven.  The funds for the down
payment assistance program were provided by Anderson Fabrics.  This program
no longer exists.

The City of Blackduck’s median sales price is $94,600.  There is a large stock of
low priced housing in Blackduck.  These homes will attract low and moderate
income households and first time home buyers.  A down payment assistance
program would assist these households.
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Also, we are recommending new lot development for the construction of new
homes.  New home construction would greatly benefit from a down payment
assistance program.

Recommendation: The Beltrami County HRA currently offers down payment
assistance programs.  Local resources could be used to enhance those
programs to encourage new construction.  We recommend the City of
Blackduck look for additional local resources to supplement the current
offerings.  Potential funding sources include MHFA, the SCDP Program, the
Federal Home Loan Bank and local employers.
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Single Family Housing Development

Findings: Blackduck experienced significant single family housing construction
from 2000 to 2005.  During that time period, Blackduck averaged five new
single family homes per year.  This was due to the attractiveness of the
community, the strength of the local economy and the availability of affordable
lots.  

The majority of the homes were constructed in the Black Mallard Meadow
subdivision.  The development of this subdivision was heavily subsidized, as
were many of the buyers. 

Due to the downturn in the economy and the lack of lots in Blackduck, only
eight homes have been constructed in Blackduck over the past seven years and
no homes have been constructed in the past three years.  If new lots are
developed in Blackduck, a goal of one to two new homes constructed annually
over the next five years would be realistic.

Currently, there are very few buildable lots available in the City of Blackduck.

8. Support Lot / Subdivision Development

Findings: As part of this Study, we attempted to identify the inventory of
available residential lots for single family housing construction in the City of
Blackduck.  Buildable lots are defined as having sewer and water available to
the lots.  With the exception of a few potential in fill lots, we could not identify
any existing buildable lots in Blackduck.  Wolden Enterprises does have one-
acre lots for sale outside of the City limits.  These lots do not have water and
sewer improvements.  Also, Wolden Enterprises owns land that has been
annexed into the City that can accommodate up to 40 residential lots.  

Additionally, Bi-CAP owns land adjacent to the Black Mallard Meadow
Subdivision project.  However, Bi-CAP is not considering developing lots on this
parcel at this time.

Recommendation:  Using our projections that one to two new houses will be
constructed per year, we are recommending that the City of Blackduck
coordinate with an area housing agency or private developer to develop a six-
to eight-lot subdivision.  The subdivision should also be developed on land that
has capacity for future phases. 

Additionally, lots should be developed for both moderate cost homes and higher
cost homes.
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The six- to eight-lot subdivision should include the following:

< The subdivision should be no more than six to eight lots, but the
subdivision and infrastructure should be planned and developed to
accommodate future phases.

< The subdivision must be as aesthetically acceptable as possible.

< The subdivision should accommodate a variety of home designs.

< Major employers should be involved in the financing and publicity. 

< Financing programs should be available for the home buying households
including down payment assistance and low interest mortgage programs.

< To be successful, the homes must be available to as wide an income
range as possible.

< A successful subdivision will need the cooperation of local housing
agencies, funding agencies, employers and the City of Blackduck.

9. Continue cooperation with housing agencies and non-profit
groups that are constructing housing

Findings: There are several housing agencies and non-profit groups that
construct new housing for low and moderate income households.  The HHDC,
MMCDC, Bi-CAP and Habitat for Humanity have all constructed affordable
homes in Blackduck and Beltrami County.  Some of these homes were
constructed on in fill lots.

However, these agencies have cut back on new home construction due to the
downturn in the housing economy.

Recommendation: We encourage the City of Blackduck to continue to actively
work with housing agencies and Habitat for Humanity to develop affordable
housing.  

As lots are developed in Blackduck, in fill lots are made available through the
demolition of dilapidated homes, and the housing economy improves, these
agencies will increase their new affordable home construction production.
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10. Develop City of Blackduck Housing Incentive Programs

Findings: With the slowdown in new home construction in the City of
Blackduck, and the significant number of existing homes that need
rehabilitation, we recommend that the City consider Incentive Programs for the
following:

< Purchasing an existing home
< Remodeling an existing home
< Construction of a new home

Recommendation: The Incentives could include:

< Free water and sewer for a period of time
< Real estate tax abatement
< Permit and hook up fees waived
< Discounts at area businesses
< Reduced lot prices
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Housing Rehabilitation

Findings: Blackduck has an asset in its existing housing stock.  Existing units,
both now and into the future, will represent the large majority of the affordable
housing opportunities.  Existing units generally sell at a discount to their
replacement value.  Units that are not maintained and improved may slip into
disrepair and be lost from the housing stock.  Efforts and investment in housing
rehabilitation activities will be critical to offering affordable housing
opportunities.

The City of Blackduck and area housing agencies have been active in housing
rehabilitation activities over the years.  However more emphasis will be needed
in the area of rehabilitation.  New housing construction that has occurred, is
often in a price range that is beyond the affordability level for most Blackduck
households.  Housing options for households at or below the median income
level will largely be met by the existing, more affordable housing stock.  As this
existing stock ages, more maintenance and repair will be required.  Without
rehabilitation assistance, there is a chance that this affordable stock could
shrink, creating an even more difficult affordability situation at the same time
the City experiences population and household growth.

The following specific recommendations are made to address the housing
rehabilitation needs.

11. Promote rental housing rehabilitation programs

Findings: Blackduck has rental properties that need repair.  Our condition
analysis identified a significant number of substandard rental units.  The rental
properties in need of repair include single family homes and apartment
buildings.  It is difficult for rental property owners to rehabilitate and maintain
their rental properties while keeping the rents affordable for the tenants.  The
rehabilitation of older rental units can be one of the most effective ways to
produce decent, safe and sanitary affordable housing.

The City of Blackduck has a Rental Inspection Program.  Rental rehabilitation
programs can provide funding to address code violations and needed repairs
that are identified through the Rental Inspection Program.

Recommendation: The City should seek SCDP grant funds that allow for
program design flexibility and makes a rental rehabilitation program workable. 
The Small Cities Development Program (SCDP) provides funds for a rental
rehabilitation program that is structured by the community.
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Also, the Minnesota Housing Finance Agency has recently initiated the Rental
Rehabilitation Deferred Loan Program.  This program provides a maximum 0%
deferred loan of $25,000 per unit with a total maximum loan of $300,000.  The
project must meet applicable income, rent and rehabilitation requirements.

12. Promote on-going owner-occupied housing rehabilitation efforts

Findings: The affordability and quality of the existing housing stock in
Blackduck will continue to be the major attraction for families that are seeking
housing in the area.  Investment in owner occupied housing rehabilitation
activities will be critical to offering affordable housing opportunities.

Our 2012 housing condition survey found 58 homes that need minor repairs
and 40 homes that need major repairs in Blackduck.  Without rehabilitation
assistance, there is the potential that the affordable housing stock will shrink in
Blackduck. 

The Minnesota Small Cities Development Program (SCDP) continues to be the
major source of funding for housing rehabilitation.  The Minnesota Housing
Finance Agency also provides funding for housing rehabilitation.  HRDC
administers the MHFA Rehabilitation Loan Program.  Bi-CAP administers the
Weatherization Program for Beltrami County. 

Recommendation:  We recommend that the City of Blackduck apply for SCDP
funds to rehabilitate homes.  The SCDP Program has a maximum of $600,000
for Single Purpose applications and $1.4 million for Comprehensive applications
that address several of the City’s needs.  Blackduck received SCDP funds in
2001 for water system improvements but has not received SCDP funds for
housing rehabilitation since 1995. 

The City should work with HRDC and Bi-CAP to utilize MHFA and Weatherization
funds for housing rehabilitation in Blackduck.  We also recommend that the City
of Blackduck and other area housing agencies continue to seek other local,
state and federal funds to assist in financing the housing rehabilitation
programs.  
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13. Continue the Rental Housing Inspection Program

Findings:  The City of Blackduck has an on-going Rental Housing Inspection
Program.  All rental units in the City of Blackduck are inspected annually. 
Neighborhood deterioration, lower property values and unsafe rental units are
often prevented when a Rental Housing Inspection Program is successfully
implemented. 

The need to continue the Rental Inspection Program includes the following:

Health and Safety
< There is a need to provide tenants with safe, sanitary, and standard

living conditions and to eliminate life threatening hazards.

Age of Housing Stock
< Much of the existing rental housing stock in Blackduck is over 20

years old.
< Older housing needs continued rehabilitation and maintenance.
< Older housing often has difficulty complying with current codes.

Conversions
< Many of the rental buildings were originally constructed for uses

other than rental residential such as owner occupied single family
homes, commercial use, and mobile homes.  In conversion, often
owners do the work themselves and have inadequate or faulty
mechanical, electrical, plumbing, and heating systems.  Also,
constructing an apartment in the basement often results in a lack of
natural lighting, ventilation and proper access and egress.

Trends of Conversions
< Today’s buyers want more amenities and conveniences, and less

maintenance; thus, they are less likely to purchase the older homes
which results in the continuation of converting old homes to rental
units and magnifies the problem.

Maintenance Efforts
< A large number of landlords are providing standard housing and

reinvesting in their rental properties.  However, some landlords do
not maintain their buildings.  Ongoing maintenance is necessary for
older housing as buildings with continued deferred maintenance
become unsafe and substandard.
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Neighborhood Stabilization
< Rental units need to be maintained to keep the integrity of the

neighborhood and stabilize property values.  Deferred maintenance,
parked junk cars, trash and debris piled high have a negative
impact.

Zoning and Codes
< Illegal apartments such as inappropriately constructed basement

apartments may be unsafe and a violation of zoning regulations.

Coordination
< A Rental Housing Inspection Program provides an accurate record of

rental units and owners.
< The program provides a better opportunity for coordination of city

programs and codes.

Recommendation:  We recommend the continuation of a Rental Inspection
Program to assure that all rental units in Blackduck comply with housing laws
and codes.  The Rental Housing Inspection Program includes registration and
inspections.  The Rental Housing Inspection Program assures that Blackduck
rental units are safe and sanitary, thus, removing blighted and unsafe
conditions. 
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Other Housing Initiatives

14. Consider submitting an application for Minnesota Small Cities
Development Program funds

Findings: The Small Cities Development Program (SCDP) is administered by
the Minnesota Department of Employment and Economic Development (DEED). 
There is an annual competition for grant funds to assist communities with
housing projects, downtown rehabilitation, public facilities projects, or
combined, comprehensive projects.  The application process is very competitive
and is based on the strength of the project activities, the local financial
contribution, the percentage of low and moderate income people in the
community and other rating factors.  Blackduck received SCDP funds in 1995
and 2001 but has not received SCDP funds for many years.

Community Partners Research, Inc. staff surveyed housing conditions in
Blackduck.  Approximately 47% of the homes in Blackduck need housing
rehabilitation.  Also, several homes that need rehabilitation are rental units. 
SCDP funds can also be utilized to assist with new affordable housing
development.

Recommendation: With the housing rehabilitation needs in Blackduck and
other SCDP eligible needs, we recommend the preparation and submission of an
SCDP Application. 

If the City of Blackduck does not have the staff resources to prepare an SCDP
application, HRDC, the Beltrami County HRA, or another housing agency can
possibly assist the City with the preparation of an SCDP application.

15. Continue employer involvement in housing programs

Findings: Anderson Fabrics, the City of Blackduck’s largest employer in the
past, has been very involved in developing and providing housing in the City. 
Over the years, Anderson Fabrics has owned and rented housing and offered a
down payment assistance program.

Representatives of Anderson Fabrics have indicated that the Company’s
ownership structure has changed which may make future involvement in
housing more difficult.  Also, the demand for housing does not appear to be as
critical as when the 2006 Housing Study was completed.
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Recommendation: Anderson Fabrics has an excellent reputation in supporting 
the Community including the development of housing.  It is important for
Anderson Fabrics and other employers to continue its involvement in housing. 
Funding agencies and area housing agencies are much more supportive when
there is employer involvement in housing.  Also, employer involvement reduces
rent and housing costs.

16. Diversity Issues

Findings:  When the 2006 Housing Study was conducted, Anderson Fabrics had
recently hired approximately 30 Hispanic individuals.  Several of these
individuals were moving their families to Blackduck.  It is estimated that the
Hispanic population in Blackduck in 2006 was approximately 50 individuals. 
The company was considering additional Hispanic employees in the future.  The
City has created a support committee to assist the Hispanic households.

In the 2006 Study, we recommended several strategies, which would assist
ethnic and minority households with meeting their housing needs.  Since the
2006 Study, Anderson Fabrics had a reduction in employees, and according to
the 2010 U.S. Census, only two Hispanic households are now living in
Blackduck.

Recommendation: Based on the minimal number of Hispanic households
living in Blackduck, the housing needs of new Hispanic households is currently
not an issue.

17. Consider a mobile home park improvement program

Findings: According to the condition survey conducted by Community Partners
Research, Inc., in July, 2012, Blackduck has 39 mobile homes in the Mobile
Home Park, which represents approximately 12% of the City’s occupied housing
units.  The condition analysis identified 12 of the 39 mobile homes as needing
minor repair and 11 homes as needing major repairs, thus, 59% of the homes
in the park need repairs.  Five mobile homes were also identified as dilapidated
or beyond repair.  Eleven homes were in good condition and needed no repairs.

In addition to the poor condition of some of the mobile homes, there are
problems unique to mobile homes in mobile home parks, including the tendency
to decrease in value and the concentration of a large number of households in a
small area. 
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Recommendation: Addressing the issues created by substandard mobile 
homes is not easily solved.  Some communities have rehabilitated older units,
but this is difficult to accomplish because of the type of construction of mobile
homes, and it is rarely cost effective.  Some communities have established
programs that provide for the purchase and removal of substandard mobile
home units, provided a newer unit is purchased to replace the acquired
dwelling.  While this approach can work well in upgrading the stock, it can be
expensive.  However, with a concentration of mobile home units in the
community, it may be appropriate for the City to initiate programs to improve
the quality of mobile homes, even if these programs can only address a few
units per year.

Several cities have initiated innovative programs that address mobile home
condition and mobile home park issues.  We recommend the City of Blackduck
consider the implementation of the following:

< Operation Safe Mobile Home Park - Owners of substandard mobile homes
are given the option of voluntarily selling their substandard mobile home
to the City for a fixed minimum price.  The mobile homes are then
removed from the park and demolished/salvaged.  The owner could then
use the funds from the sale to help purchase a new home.

< Time of Sale Inspection Program - This inspection program is designed to
provide safe living conditions to community residents through the
identification and elimination of basic life/safety hazards in older mobile
homes.  Mobile homes are subject to inspection prior to their sale.  All
identified safety hazards must be corrected before the unit is sold and/or
occupied.

18. Acquire and Demolish Dilapidated Structures

Findings: Our housing condition survey identified a total of six homes in
Blackduck that are dilapidated and too deteriorated to rehabilitate.  We also
identified 40 homes as needing major repair and several of these homes may
be too dilapidated to rehabilitate.  To improve the quality of the City’s
neighborhoods and to maintain the appearance of the community, these
structures should be acquired and demolished.  According to city staff,
demolishing dilapidated structures is a city priority.

The MMCDC was implementing a program in Blackduck that acquires and
demolishes dilapidated structures.  The Agency constructed a duplex on one of
the cleared sites.
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Recommendation:  The City should acquire and demolish severely dilapidated 
structures.  The City is enhanced when blighted and dilapidated structures are
removed.  Also, some of the cleared lots can be utilized for the construction of
new affordable housing units.

19. Create a plan and continue coordination among housing agencies

Findings: Blackduck will need staff resources in addition to existing City staff to
plan and implement many of the housing recommendations advanced in this
Study.  The City has access to the Beltrami County HRA, the Bemidji HRA, the
HRDC, the HHDC, MMCDC and Bi-CAP.  These agencies all have experience with
housing and community development programs.

These agencies have made significant contributions in addressing Blackduck’s
housing needs.

Recommendation: The City of Blackduck is fortunate to have access to
multiple agencies that can address housing needs.  It is our recommendation
that the City work with the housing agencies to prioritize the recommendations
of this Study and to develop a plan to address the City’s housing needs.  The
Plan should include strategies, timelines and the responsibilities of each agency. 
While there has traditionally been a degree of staff interaction between these
agencies, it will be important that a coordinated approach be used to prioritize
and assign responsibility for housing programs. 

20. Promote Commercial Rehabilitation and Development

Findings: There are several substandard and vacant commercial buildings in
the City of Blackduck.  

When households are selecting a city to purchase or construct a home in, they
often determine if the city’s commercial sector is sufficient to serve their daily
needs.  A viable commercial district is an important factor in their decision
making process.  

Recommendation:  We recommend that the City of Blackduck and the
Blackduck Economic Development Authority work with commercial property and
business owners to rehabilitate their buildings.  Also, new businesses should be
encouraged to locate in Blackduck.
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The City of Blackduck should be encouraged to apply for SCDP funds and seek
other funding sources to rehabilitate commercial buildings.  A goal of one 
commercial rehab project annually in the City of Blackduck would be a realistic
goal.

The City has started a new initiative called “Blackduck Beautiful” that is an
effort to revitalize the community through enhanced community pride.  This
initiative may include physical improvements, such as structure renovations, as
well as enhanced code enforcement.
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Demographic Data Overview

Sources of Data

The following pages contain demographic data obtained from a variety of local,
state and national sources.  For most demographic data, we have primarily
relied on the U.S. Census Bureau information that has been released from the
2010 Census.  To supplement the decennial Census, the Census Bureau has
created the American Community Survey, an annual sampling of households.
The American Community Survey does provide detailed demographic
characteristics.  However, because the American Community Survey is an
estimate based on sampling data, there is a margin of error that exists for each
estimate. The following tables incorporate the 2010 Census data, when
available, or the American Community Survey data. The American Community
Survey estimates were derived from five-year sampling, obtained between
2006 and 2010.

Market Area Definition

In addition to demographic data for the City of Kelliher, we have provided
information for a primary market area that immediately surrounds the City. 
Referred to in this Study as the Market Area, it includes the City of Kelliher and
Townships in Beltrami County. The Market Area largely reflects the borders of
the Kelliher School District.  However, in some cases, only a portion of an
individual Township is within the School District.  If a majority of the land area
in the Township is part of the school district, then we have included the entire
Township within our Market Area aggregation.  In other cases, we have not
used the Township if the School District included less than 50% of the
Township.  

The specific jurisdictions in Beltrami County include the City of Kelliher; the
Townships of Battle, Cormorant, Kelliher, Quiring, Shooks, Shotley, Waskish
and Woodrow; and the Unorganized areas of Shotley Brook and Upper Red
Lake.  A small portion of the school district boundary extends into neighboring
Koochiching County, and into Northhome Township.  However, only a small
portion of the Northome Unorganized Territory is in the district and we have not
included this jurisdiction as part of the Market Area designation.  It is
recognized that Kelliher lies close to the County border, and some potential
housing demand will come from outside of Beltrami County. 

For some demographic items we have included information for all of Beltrami
County.  
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Population Estimates and Trends

Table 1 Population Trends  - 1980-2010

1980
Population

1990
Population

2000
Population

% Change
1990-2000

2010
Population

% Change
2000-2010

Kelliher 324 348 294 -15.5% 262 -10.9%

Market Area 1,401 1,307 1,272 -2.7 1,120 -11.9%

Beltrami Co. 30,982 34,384 39,650 15.3% 44,442 12.1%
Source: U.S. Census Bureau             

< The 2010 U.S. Census Bureau’s population data was released in March,
2011.  The City of Kelliher’s population has decreased from 2000 to 2010. 
The 2010 Census reports that Kelliher’s population was 262 in 2010.  This
is a 32-person loss since 2000, which is a 10.9% decrease.

< The 2010 population for all of Beltrami County was 44,442.  This is a gain
of 4,792 people, which is a 12.1% population increase since 2000.

< The 2010 population for the Market Area is 1,120.  This is a loss of 152
people since 2000, which is an 11.9% decrease.

< In the 2006 Study, it was estimated that in 2010, Kelliher’s population
would be between 288 and 293, the Market Area’s population would be
1,308 to 1,317 and Beltrami County’s population would be between
45,040 and 46,426.  These estimates were too optimistic based on the
2010 U.S. Census data.
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Population Projections

The following table presents population projections using three different
sources.  To plan for future housing needs and issues, it is necessary to project
future population growth and changes.  The 10-year growth trend is based on
the rate of change between 2000 and 2010, using the 2010 Census, and
projecting this rate of growth forward between 2010 and 2015.  The 20-year
growth trend uses the same methodology, but calculates an annual growth rate
from the 1990 and 2010 Census data.  The third projection is from Community
Partners Research, Inc. and is only for Beltrami County.  The Community
Partners Research, Inc. projection is based on household growth and actual
housing units constructed from 2005 to 2010.

Table 2 Population Projections Through 2015

2010
Population

2015 Projection
from 10-year growth

trends

2015 Projection 
from 20-year growth

trends

2015 Projection
Community Partners

Research, Inc.

Kelliher 262 248 246 N/A

Market Area 1,120 1,053 1,080 N/A

Beltrami County 44,442 47,128 47,692 46,090 to 46,849

Source: U.S. Census; Community Partners Research, Inc.

< The population projected from the 10-year growth rate for Kelliher,
estimates the City’s population to be 248 in 2015, which is a decrease of
14 people.  The projection based on the 20-year growth rate estimates
the population to decrease by 16 people from 2010 to 2015.

< The 10-year and 20-year growth trend population projections for Beltrami
County estimate an increase of between 2,686 and 3,250 by 2015.

< The Kelliher Market Area is projected to lose between 40 and 67 people
by 2015 based on 10-year and 20-year growth trends.

< Community Partners Research, Inc.’s population projection based on five-
year trends is more conservative than the 10-year and 20-year trend
projections and reflects the downturn in the housing economy. 
Community Partners Research, Inc.’s estimates that Beltrami County’s
population will between 46,090 and 46,849 in 2015.
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Population By Age

The following table compares populations by age in 2000 and 2010, along with
the percentage changes for the City of Kelliher and Beltrami County. 

Table 3  Persons by Age - 2000 - 2010

Age
City of Kelliher Beltrami County

2000 2010 % Change 2000 2010 % Change

 0-19 86 69 -19.8% 13,113 13,065 -0.04%

20-24 8 5 -37.5% 3,788 4,541 19.9%

25-34 26 24 -7.7% 4,464 5,458 22.3%

35-44 30 28 -6.7% 5,540 4,448 -19.7%

45-54 36 42 16.7% 4,973 5,904 18.7%

55-64 30 34 13.3% 3,150 5,272 67.4%

65-74 28 25 -10.7% 2,386 3,041 27.5%

75-84 28 17 -39.3% 1,590 1,818 14.3%

 85+ 22 18 -18.2% 646 895 38.5%

Total 294 262 -10.9% 39,650 44,442 12.1%

Source: U.S. Census;  Community Partners Research, Inc.

< Between the 2000 U.S. Census and the 2010 U.S. Census, the City of
Kelliher lost population in most of the defined age ranges.  Overall the
City had a population loss of 10.9%.  The largest numeric losses were in
the 0 to 19 age range, which decreased by 17 people and the 75 to 84
age range, which decreased by nine people.

< There were only two age cohorts that had population increases.  The 45
to 54 age range increased by six people and the 55 to 64 age range
increased by four people.  However, the total senior population 65 and
older, decreased by 16 people.

< Patterns for Beltrami County were different.  The Beltrami County
population increased overall by 12.1%.  Only two age ranges experienced
population decreases with the 0 to 19 age range losing 48 people and the
35 to 44 age range losing 1,092 people.

< The largest Beltrami County population gains were in the 55 to 64 age
range, which gained 2,122 people, the 25 to 34 age range, which gained
994 people and the 45 to 54 age range, which gained 931 people.
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Household Estimates and Trends

The following table presents the City of Kelliher, the Market Area and Beltrami
County’s household and household growth percentage for the decades from
1980 to 2010.  The data was obtained from the U.S. Census Bureau.

Table 4 Household Trends  - 1980-2010

1980
Households

1990
Households

2000
Households

% Change
1990-2000

2010
Households

% Change
2000-2010

Kelliher 123 141 121 -14.2% 122 0.08%

Market Area 470 496 506 2.0% 487 -3.8%

Beltrami Co. 10,023 11,870 14,337 20.8% 16,846 17.5%
Source: U.S. Census

< The 2010 U.S. Census Bureau household data was released in March,
2011.  The Census reports that the City of Kelliher had 122 households in
2010.  The City gained one household since the 2000 Census.

< Beltrami County had 16,846 households in 2010, an increase of 2,509
households since 2000, a 17.5% gain.

< The Market Area had 487 households in 2010, which is a decrease of 19
households since 2000 or 3.8%

< From 1990 to 2000, Kelliher decreased by 20 households, the Market
Area increased by 10 households and Beltrami County gained 2,467
households.  

< In the 2006 Study, it was estimated that in 2010, Kelliher would have
between 120 and 122 households, the Market Area would have between
527 and 531 households and Beltrami County would have between
16,940 and 17,423 households.  The Kelliher estimate was accurate and
the Market Area and Beltrami County estimates were higher than the
2010 U.S. Census household counts.
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Average Household Size

The following table provides U.S. Census Bureau information on average
household size.

Table 5 Average Number of Persons Per Household 1980-2010

1980 Census 1990 Census 2000 Census 2010 Census

Kelliher 2.32 2.28 2.19 2.15

Market Area 2.90 2.58 2.45 2.30

Beltrami County 2.87 2.74 2.63 2.51

Source: U.S. Census; State Demographer

< Household formation has been occurring at a different rate than
population change in recent decades due to a steady decrease in average
household size.  This has been due to household composition changes,
such as more single parent families, more senior households due to
longer life spans, etc.

< The average Kelliher household size has decreased, from 2.19 persons
per household in 2000 to an estimated 2.15 persons per household in
2010.  

< The average household size for the Market Area has consistently been
larger than within the City of Kelliher.  However, the Market Area’s
average household size has also been declining since 1980.

< Beltrami County’s household size is larger than Kelliher’s and the Market
Area’s, but also continues to decrease.  Beltrami County’s average
household size has decreased from 2.63 in 2000 to 2.51 in 2010.
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Household Projections

The following table presents population level projections using three different
sources.  To plan for future housing needs, it is necessary to project population
changes.  The 10-year growth trend is based on the rate of change between
2000 and 2010, using the 2010 Census, and projects this rate of growth
forward between 2010 and 2015.  The 20-year growth trend uses the same
methodology, but calculates an annual growth rate from the 1990 and 2010
Census data calculating forward to 2015.  The third projection is from
Community Partners Research, Inc. and is only for Beltrami County.  The
Community Partners Research, Inc. projection is based on household growth
and actual housing units constructed from 2005 to 2010.

Table 6 Household Projections Through 2015

2010
Households

2015 Projection 
from 10-year
growth trends

2015 Projection 
from 20-year
growth trends

2015 Projection
Community Partners

Research, Inc.

Kelliher 122 123 118 N/A

Market Area 487 478 485 N/A

Beltrami County 16,846 18,320 18,611 17,601 to 17,996

Source: U.S. Census;  Community Partners Research, Inc.

< We have calculated projections from the City of Kelliher’s 10-year and 20-
year growth rates.  The 10-year growth trends project the City to add one
new household between 2010 and 2015.  Household projections based on
20-year growth rates expect the City to decrease by four households from
2010 to 2015.

< The 10-year and 20-year growth trend projections for all of Beltrami
County are similar and highlight the consistent rate of household growth
over the last 20 years.  These projections expect the County to add
between 1,474 and 1,765 new households from 2010 to 2015.  On an
annual average, this would equate to 295 to 353 new households per
year.  

< The Market Area is projected to lose between two and nine households
from 2010 to 2015 based on 10-year and 20-year growth trends.

< Community Partners Research, Inc.’s household trends for Beltrami
County is based on five-year trends and is more conservative than the
10-year and 20-year trend projections and reflects the downturn in the
housing economy.  We are projecting that Beltrami County will have
between 17,601 and 17,996 households in 2015, which is a gain of 755 to
1,150 households.
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Households By Age of Householder

The following table compares households by age of householder in 2000 and
2010, along with the percentage changes. 

Table 7 Households by Age - 2000 - 2010

Age
City of Kelliher Beltrami County

2000 2010 % Change 2000 2010 % Change

15-24 3 2 -33.3% 1,337 1,440 7.7%

25-34 14 11 -21.4% 2,241 2,624 17.1%

35-44 18 15 -16.7% 3,026 2,377 -21.4%

45-54 19 26 36.8% 2,862 3,414 19.3%

55-64 21 21 0% 1,877 3,158 68.2%

65-74 18 16 -11.1% 1,540 1,952 26.8%

75+ 28 31 10.7% 1,454 1,881 29.4%

Total 121 122 -0.08% 14,337 16,846 17.5%

Source: U.S. Census;  Community Partners Research, Inc.

< Comparing 2000 and 2010 Census data, the City of Kelliher added
households over the last decade in only two of the defined age ranges. 
The number of households with a head of household in the 45 to 54 age
range increased by seven households.  The 75 and older age range
increased by three households.

< The largest numeric decreases occurred among households in the 25 to
34 and 35 to 44 age ranges, which decreased by three households.  The
65 to 74 age range decreased by two households.

< Beltrami County’s largest numeric gains occurred in the 45 to 54 age
range, which increased by 552 households, and the 55 to 64 age range,
which increased by 1,281 households.  Only one age range experienced
households losses.  The 35 to 44 age range decreased by 649 households
from 2000 to 2010.
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Household Characteristics

The following table presents data on household characteristics from the 2010
Census.  Data has been presented as percentages of the total households to
allow for comparative analysis between the City of Kelliher, Beltrami County,
and the State of Minnesota.

Table 8 Households by Type - 2010

Married Couple
Family

Male Householder
No Wife Present

Female
Householder No
Husband Present

Non-Family
Household

With
Related
Children

W/O
Related
Children

With
Related
Children

W/O
Related
Children

With
Related
Children

W/O
Related
Children

One
Person

Non-
Family 

Kelliher 19.7% 25.4% 1.6% 1.6% 3.3% 3.3% 41.0% 4.1%

Beltrami Co. 16.1% 28.3% 3.3% 2.6% 8.5% 5.0% 27.9% 8.3%

Minnesota 21.2% 29.6% 2.3% 2.0% 5.9% 3.6% 28.0% 7.4%

Source: U.S. Census; Community Partners Research, Inc.

< Kelliher’s percentage of married couples with and without children was
below the State-wide percentage in 2010.  The City’s percentage of
married couples with children was above Beltrami County’s percentage
and the percentage of married couples without children was below
Beltrami County’s rate.

< Kelliher had an extremely high percentage of one person households
when compared with the State of Minnesota and Beltrami County.  One
person households reflect the City’s large senior population. 

< Kelliher has a lower percentage of single parent households (both male
and female) when compared to the State of Minnesota and Beltrami
County.
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Households by Tenure

Table 9 Households by Tenure - 2010

Total Occupied
Units

Owned
Units

Percent
Owned Units

Rented
Units

Percent
Rented Units

Kelliher 122 75 61.5% 47 38.5%

Market Area 487 401 82.3% 86 17.7%

Beltrami Co. 16,846 11,857 70.4% 4,989 29.6%

Minnesota 2,087,227 1,523,859 73.0% 563,368 27.0%
Source: U.S. Census

< Kelliher’s rental occupancy tenure rates in 2010 were higher than State-
wide and Beltrami County rates.  Outside of Kelliher there are limited
rental housing opportunities in the jurisdictions that form the Market
Area, thus, the Market Area has a low rental occupancy rate. 

Table 10 Household Changes by Tenure - 2000 to 2010

Owned Units Rented Units

Occupied
Units 2000

Occupied
Units 2010

Change in
Owner

Occupied

Occupied
Units 2000

Occupied
Units 2010

Change in
Renter

Occupied

Kelliher 86 75 -11 35 47 12

Market Area 445 401 -44 61 86 25

Beltrami Co. 10,684 11,857 1,173 3,653 4,989 1,336
Source: U.S. Census

< Between 2000 and 2010, Kelliher lost 11 owner occupied households and
gained 12 renter occupied households.  It is assumed that the renter
household gains were primarily from the conversion of the nursing home
to assisted living. 

< Beltrami County gained 1,173 owner occupied households and 1,336
renter households.
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Renter Households by Household Size

The following table examines Kelliher and Beltrami County renter households by
household size in 2000 and 2010.  Only renter households have been analyzed
as part of the planning process for additional rental housing development. 

Table 11 Renter Households by Household Size - 2000 to 2010

Renter
Household

Size

City of Kelliher Beltrami County

Households
in 2000

Households
in 2010

Numeric
Change

Households
in 2000

Households
in 2010

Numeric
Change

1 Person 26 34 8 1,376 1,966 590

2 Person 2 10 8 1,003 1,196 193

3 Person 2 2 0 515 728 213

4 Person 4 1 -3 372 545 173

5 Person 0 0 0 202 289 87

6 Person 1 0 -1 101 151 50

7+ Persons 0 0 0 84 114 30

Total 35 47 12 3,653 4,989 1,336

Source: U.S. Census; Community Partners Research, Inc.

< Between 2000 and 2010, Kelliher had an overall increase of 12 renter
households. 

< From 2000 to 2010, there has been an increase of eight one-person and
eight two-person households.  There was a loss of three four-person
households and one six-person household.
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Tenure by Age

The following table identifies home ownership or renter status by age of
householder in the year 2010.  Information is provided for the City of Kelliher
and for Beltrami County.

Table 12 Households Tenure by Age - 2010

Age of 
Householder

City of Kelliher Beltrami County

Owners Renters Owners Renters

15 - 24 1 / 50.0% 1 / 50.0% 323 / 22.4% 1,117 / 77.6%

25 -34 6 / 54.5% 5 / 45.5% 1,468 / 55.9% 1,156 / 44.1%

35 - 44 9 / 60.0% 6 / 40.0% 1,737 / 73.1% 640 / 26.9%

45 - 54 22 / 84.6% 4 / 15.4% 2,747 / 80.5% 667 / 19.5%

55 - 64 19 / 90.5% 2 / 9.5% 2,718 / 86.1% 440 / 13.9%

65 - 74 7 / 43.8% 9 / 56.2% 1,618 / 82.9% 334 / 17.1%

75-84 10 / 66.7% 5 / 33.3% 961 / 75.5% 312 / 24.5%

85+ 1 / 6.2% 15 / 93.8% 285 / 46.9% 323 / 53.1%

Source: U.S. Census; Community Partners Research, Inc.

< Household tenure by age patterns in Kelliher show a preference for home
ownership among most age ranges.  The only age ranges that primarily
rented their housing were seniors age 85 and older, with a rental rate of
approximately 94%, and the 65 to 74 year old age range, with a rental
rate of approximately 56%.

< The highest rates of home ownership existed among households in the 45
to 64 age ranges with a home ownership rate above 84%.    

< Tenure patterns for Beltrami County also showed a strong preference for
home ownership.  For Beltrami County, the rate of ownership among
households 35 to 84 was 73% or greater. 
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2010 Income Data

Household income represents all independent households, including people
living alone and unrelated individuals in a housing unit.  Families are two or
more related individuals living in a household. The income data was obtained
from the 2010 American Community Survey. 

Table 13 Median Household Income - 2000 to 2010

1999 Median 2010 Median % Change

Kelliher $20,625 $22,875 10.9%

Beltrami County $33,392 $43,394 30.0%

Minnesota $47,111 $57,243 21.5%

Source: U.S. Census; American Community Survey

Table 14 Median Family Income - 2000 to 2010

1999 Median 2010 Median % Change

Kelliher $33,958 $37,813 11.4%

Beltrami County $40,345 $54,781 35.8%

Minnesota $56,874 $71,307 25.4%

Source: U.S. Census; American Community Survey

< The City of Kelliher’s median household income in 2010 was $22,875, a
10.9% increase from 1999.  The City’s median family income was
$37,813, an 11.4% increase from 1999.

< Using the commonly accepted standard that 30% of gross income can be
applied to housing expenses without experiencing a cost burden, a
median income household in Kelliher could afford approximately $572 per
month for ownership or rental housing in 2010, and a median income
family could afford $945 per month in 2010.

< Using the “rule of thumb” standard that a household can afford to
purchase a house that is approximately 2 ½ times annual income, a
median income household in the City of Kelliher could afford a home
valued at approximately $57,118 and a median income household in
Beltrami County could afford approximately $94,533.
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2010 Estimated Income and Housing Costs - Renters

In addition to collecting income data, the Census Bureau also collected
information on housing costs as part of the 2010 American Community Survey. 
The following table provides data on the number of renter households in
Kelliher that are paying different percentages of their gross household income
for housing costs.  For comparison, we have presented the same information
from the 2000 Census.

Table 15 Gross Rent as a Percentage of 2010 Income - Kelliher 

Percentage of Household
Income for Housing Costs

Number of Renter
Households 2010

Percent of All Renter
Households 2010

0% to 19.9% 3 15.8%

20% to 29.9% 8 42.1%

30% to 34.9% 0 0%

35% or more 8 42.1%

Not Computed 0 0%

Total 19 100%

Source: American Community Survey

< The Census reported that approximately 42% of renter households in
Kelliher were paying more than 35% of their income for rent.  Based on
accepted housing industry standards, households that pay more than
30% of their income for rent, have a housing cost burden.

Table 16 Gross Rent as a Percentage of Household Income - 2000-2010 

Percentage of Household
Income for Housing Costs

Number/% of Renter
Households 2000

Number/% of Renter
Households 2010

Numeric Change
2000 to 2010

0% to 19.9% 10 / 29.4% 3 / 15.8% -7

20% to 29.9% 7 / 20.6% 8 / 42.1% 1

30% to 34.9% 6 / 17.6% 0 / 0% -6

35% or more 6 / 17.6% 8 / 42.1% 2

Not Computed 5 / 14.7% 0 / 0% -5

Total 34 / 100% 19 / 100% -15

Source: U.S. Census; American Community Survey

< In 2012, eight households were paying more than 30% of their income
for rent, compared with 12 households in 2000.
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2010 Estimated Income and Housing Costs - Owners

The American Community Survey provided housing cost estimates for home
owners.  The following table provides estimates of the number of  households in
the City that are paying different percentages of their gross income for housing
costs, along with the same information from the 2000 Census.

Table 17 Ownership Costs as a Percentage of Income - Kelliher 

Percentage of Household
Income for Housing Costs

Number of Owner
Households 2010

Percent of All Owner
Households 2010

0% to 19.9% 27 28.7%

20% to 29.9% 9 9.6%

30% to 34.9% 13 13.8%

35% or more 45 47.9%

Not Computed 0 0%

Total 94 100%

Source: American Community Survey 

< A significant number of owner-occupants, which would include households
with and without a mortgage, reported paying more than 30% of their
income for housing.  Approximately 62% of all home owners reported
that they paid more than 30% of their income for housing.  

Table 18 Ownership Costs as a Percentage of Income - 2000 to 2010 

Percentage of Household
Income for Housing Costs

Number/% of Owner
Households 2000

Number/% of Owner
Households 2010

Numeric Change
2000 to 2010

0% to 19.9% 26 / 57.8% 27 / 28.7% 1

20% to 29.9% 8 / 17.8% 9 / 9.6% 1

30% to 34.9% 3 / 6.6% 13 / 13.8% 10

35% or more 8 / 17.8% 45 / 47.9% 37

Not Computed 0 / 0% 0 / 0% 0

Total 45 / 100% 94 / 100% 49

Source: U.S. Census; American Community Survey

< Ownership housing affordability appears to have deteriorated between
2000 and 2010, although neither Census reported information for all
home owners.  In 2000, approximately 24.4% of all owners reported
paying 30% or more of their income for housing.  In 2010, this
percentage had increased to approximately 62% of all owner-occupants. 
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Existing Housing Inventory

Table 19 Occupied Housing Units by Year Built - Kelliher (owner/renter)

1939 and
Earlier

1940-
1959

1960-
1969

1970-
1979

1980-
1989

1990-
2000

2000-
2010

Kelliher 29/0 44/0 8/8 6/11 0/0 3/0 4/0

Source: American Community Survey

< At the time of the 2010 Census, the age of the owner occupied housing
stock in Kelliher was older than average.  The Census identified 30.9% of
all housing units as pre-1940 construction.  This compares to
approximately 18% State-wide.   
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Housing Construction Activity

Based on information from the City of Kelliher, 10 single family homes were
constructed in Kelliher from 2000 to 2010.

Seven homes were constructed from 2000 to 2005 and three homes and one
rental duplex were constructed from 2006 to 2011.
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Existing Home Sales

This section examines houses that have been sold within the past 24-month
period from August 1, 2010, to July 31, 2012.  It is important to note that the
number of houses that have sold is limited, and may not be an accurate
indicator of overall home values in the City.  However, this sample does provide
some insight into those units that are turning-over in a given year.

This table primarily reflects existing home sales.  New construction sales
activity would generally not be recorded in the data that was used for this
analysis.    

Table 20 Median Value of Recent Residential Sales - 
August, 2010 to July, 2012

Number of Good Sales Median Sale Price

Kelliher 3 $34,500
Source: Beltrami County Assessor;  Community Partners Research, Inc.

< For the 24-month sales period ending July 31, 2012, there were three
improved residential sales of single family houses in Kelliher that were
considered to be “arms length” transactions, according to the County
Assessor.  Sales that are not “arms length” include, but are not limited to,
sales between relatives, forced sales and foreclosures, and estate
transfers that are not available on the open market.   Only the “arms
length” transactions have been reviewed for this study.  

< The median sales price for the residential sales in Kelliher was $34,500. 
The highest valued sale was for $64,000 and the lowest valued sale was
for $28,400.
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Beltrami County Home Foreclosure Activity

Starting in 2006, many national reports began to surface about the growing
number of home foreclosures.  Initially linked to the popularity of adjustable
rate mortgages and the expansion of sub-prime mortgage lending, as many
housing markets cooled and the national economy moved into a period of
recession, the foreclosure crisis spread to broader segments of the housing
market.

While tracking current foreclosures is relatively easy, predicting future
foreclosure activity is difficult.  Delinquent borrowers have a number of different
procedural steps that must be met before actual foreclosure occurs.  Our
research examines information about past activity, but does not include a
future prediction.  

HousingLink and the Greater Minnesota Housing Fund have been tracking
mortgage foreclosure activity across the State for the past few years.  They
have produced annual foreclosure reports since 2007.  Their reports provide
details on foreclosure activity at the County level, as well as a comparison with
other Counties in the State. 

In addition to collecting information on the number of foreclosures, based on
Sheriff’s Sale data, HousingLink has also attempted to calculate a rate of
foreclosure, by comparing the annual total to the number of residential parcels
in each County.  HousingLink’s methodology for calculating the rate of
foreclosures may have changed somewhat in the past few years.  In the early
years, rates appear to have been compared to the estimated number of
households, while the past few years have compared foreclosures to the
number of residential parcels. 

While the foreclosure rate calculation does not yield a perfect number, it does
allow for a standardized comparison measure among all of the Counties in the
State.  The following table presents the actual number of foreclosures, followed
by the calculated rate of foreclosure, as calculated by HousingLink.  

Table 24 Beltrami County Home Foreclosures - 2007 to 2011

2005 2006 2007 2008 2009 2010 2011

Number of foreclosures 18 28 78 72 82 89 63

Rate of foreclosures 0.15% 0.23% 0.63% 0.58% 0.66 0.70% 0.50%

Source: HousingLink; Community Partners Research
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Based on the HousingLink data, the number of home foreclosures in Beltrami
County increased rapidly beginning in 2007.  However, the number of
foreclosures in 2011, the last full year of data, showed a drop in the number of
foreclosures, and was the lowest level since 2006.

For comparative purposes, Beltrami County had the 54  lowest rate ofth

foreclosure among Minnesota’s 87 Counties in 2011. 

RealtyTrac Data

Another source of information that is often cited for national stories on home
foreclosures is RealtyTrac, Inc., a private company that has been monitoring
foreclosure and bank-owned sales data across the country.

RealtyTrac also reports on past foreclosure activity. The RealtyTrac reports are
based on the zip code area.

In the Kelliher zip code area (56650) there were only eight home foreclosures
reported between 2006 and 2011.  The single largest year for volume was
2010, when four foreclosures were reported.  There were no foreclosures
identified in 2011 or in January 2012.
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Housing Condition

In July, 2012, Community Partners Research, Inc. conducted a visual
‘windshield’ survey of all single family/duplex houses in Kelliher to assist with
planning for housing rehabilitation programs.  Houses that appeared to contain
three or more units and mobile homes were excluded from the survey. 

Houses were rated in one of four levels of physical condition, as defined below. 
The visual survey analyzed only the physical condition of the visible exterior of
each structure.  Exterior condition is assumed to be a reasonable indicator of
the structure’s interior quality.  Dilapidated houses are generally considered
beyond repair.  Major Repair houses need multiple major improvements such as
roof, windows, sidings, structural/foundation, etc.  Houses in this condition
category may or may not be economically feasible to rehabilitate.  Minor Repair
houses are judged to be generally in good condition and require less extensive
repair, such as one major improvement.  Houses in this condition category will
generally be good candidates for rehabilitation programs because they are in a
salable price range and are economically feasible to repair.  Sound houses are
judged to be in good, ‘move-in’ condition.  Sound houses may contain minor
code violations and still be considered Sound.

Table 21 Windshield Survey Condition Estimate - 2010

Sound Minor Repair Major Repair Dilapidated Total

Kelliher 34 (36.5%) 36 (38.7%) 14 (15.1%) 9 (9.7%) 93
Source: Community Partners Research, Inc.

< The existing housing stock in Kelliher is in fair condition.  Approximately
54% of the houses in the City need Minor or Major Repair.  Approximately
37% of the houses were rated as Sound, with no required improvements.

< Nine homes in Kelliher were rated as Dilapidated and possibly beyond
repair.
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Rental Housing

Total Unit Inventory

U.S. Census Inventory

According to the 2010 U.S. Census, there were 47 occupied rental housing units
and at least nine vacant rental units in March, 2010.  There were a few
additional vacant units in the City that were not identified as either rental or
owner housing, but it would appear that the total rental unit inventory was
approximately 56 units in Kelliher in 2010.  

At the time of the 2000 Census, the City had 35 occupied rental units and two
vacant units, for a total estimated inventory of 37 units.  Comparing 2000 and
2010 information, the City gained 10 renter households, and 19 rental units to
the total inventory during the decade. 

Recent Rental Construction

Since the 2000 Census, the nursing home in Kelliher was converted to 22 units
of assisted living.  Also, a market rate duplex was constructed.

Our research identified no pending rental projects in the planning or
construction phase.

Rental Housing Survey

As part of this housing study, a telephone survey was conducted of rental
buildings in the City.  The survey focused on rental projects with two or more
units.  The survey was conducted in July and August, 2012.

Only two multifamily projects were identified, the Kelliher Apartments, a
subsidized senior, disabled project, with 20 total units, and Cornerstone
Residence, a 22-unit assisted living project.  At the time of the 2006 Housing
Study, Kelliher had a four-duplex rental project.  These four duplexes now have
four separate owners.  We were able to collect data on two of the three
duplexes that are still being utilized as rental units as well as two other
duplexes in Kelliher.

In total, we collected data on 50 units, which is 89% of the total rental units in
the City of Kelliher.
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Occupancy / Vacancy

Kelliher Apartments, the 20-unit subsidized senior/disabled project currently
has three vacancies.  However, the manager reported that the project is usually
totally occupied.

Cornerstone Residence, the 22-unit assisted living project, also had three
vacancies at the time of the survey.

There is one vacancy in the four market rate duplexes.  The owner of the most
recently constructed two-bedroom duplex reported full occupancy and has had
many inquiries from perspective tenants.

Rental Rates

The Kelliher Apartments is a subsidized project, with rent assistance available
for all the units.  All tenants pay rent based on 30% of income.

Cornerstone Residence’s rent and fees are based on the level of service.

The duplexes have rents ranging from $350 to $500.
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Table 22 Multifamily Rental Housing Inventory

Name Number of Units
/Bedroom Mix

Rent Vacancy/
Wait List

Tenant
Mix

Comments

Market Rate

Gehlert
Duplex

2 - 2 Bedroom
2 Total Units

$500 No
vacancies

Mix of
tenants

Duplex approximately two years old located near the school. Units

include a one-stall garage. Rent includes all utilities except
electricity. Owner reports that he gets a lot of calls looking for a

unit.

Ronnemo

Duplex

2 - 2 Bedroom

2 Total Units

$475 No

vacancies

Mix of

tenants

Rent includes utilities. Units include a garage. Owner reports that

one unit was vacant for approximately one year.

Wizik Duplex 2 - 1 Bedroom
2 Total Units

$350 1 vacancy Singles,
couples

Duplex was previously part of a Rural Development project.

Duplex is now market rate. Tenant pays electricity. Owner reports
one vacancy.

Potvin
Duplex

2 - 2 Bedroom
2 Total Units

N/A No
vacancies

Mix of
tenants

Duplex was previously part of a Rural Development project.
Duplex is now market rate. Owner reports no vacancies.

Subsidized 

Kelliher
Apartments

19 - 1 Bedroom
1 - 2 Bedroom

20 Total Units

30% of
income 3 vacancies

Elderly and
disabled

occupancy

Apartments originally constructed with Rural Development

mortgage and HUD Section 8 subsidy.  RD mortgage has been
paid, but HUD rent assistance still in place that allows tenants to

pay rent based on 30% of income.  Manager reports three
vacancies, but units are usually fully occupied.

Senior with Services

Cornerstone

Residence

22 Total Units
Varies

based on

level of
services

3 vacancies Seniors

The nursing home in Kelliher has been converted into 22 assisted

living units. The assisted living includes meals, bathing,
housekeeping, med set ups, activities, etc. Currently, there are

three vacancies. Fees are based on level of service. Some
residents received elderly waiver assistance to assist with costs.

Source: Community Partners Research, Inc.
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Findings on Growth Trends

The City of Kelliher’s population decreased by 32 people but one household was
added from 2000 to 2010.  In the 1990s, Kelliher’s population decreased by 54
people and there was a decrease of 20 households.

From 2000 to 2010, there was a population loss of 52 people and a loss of 19
households in the Kelliher Market Area.  In the 1990s, the Kelliher Market Area
had a population loss of 35 people, but gained 10 households.

Growth within all of Beltrami County has been consistently strong in recent
decades.  In the 1990s, the County added 2,467 households and 5,266 people. 
According to the 2010 Census, Beltrami County added 4,792 people and 2,509
households from 2000 to 2010.
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Findings on Growth Projections

As part of this Study, we have provided population and household projections
to the year 2015.  For Kelliher and the Kelliher Market Area, the available
projections are reasonably consistent.  Both projections have been calculated
from the long-term trends for the City and Market Area, and reflect the patterns
of population loss and minimal household gains. 

The projection for Kelliher calculated by Community Partners Research, Inc.,
has incorporated 1990s and 2000s trends and shows the City potentially losing
population and households between 2010 and 2015.  We are projecting that the
City’s population will decrease by 14 to 16 people.  Our household projections
range from the gain of one household to the loss of four households.

Our calculation for the aggregated Kelliher Market Area shows the probable loss
of 40 to 63 people and two to nine households between 2010 and 2015.

For all of Beltrami County, based on 10-year and 20-year trends, we expect a
gain of between 2,686 and 3,250 people and between 1,474 and 1,765
households from 2010 to 2015.  Also, because of the downturn in the housing
economy, we have calculated the County’s future growth based on five-year
growth trends.  Based on five-year trends, Beltrami County is projected to gain
between 1,648 and 2,407 people and 755 to 1,150 households from 2010 to
2015. 

Household growth in Kelliher will generally require new housing unit
construction.  However, some of the growth in Beltrami County will take
advantage of the large stock of seasonal use housing that exists in the County. 
Some of the household growth will occupy this seasonal use housing and
convert it to year-round use.  However, the City of Kelliher has a limited supply
of good quality seasonal, vacant, or under-utilized housing, and any future
growth in households will generally require new unit construction.
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Beltrami County
Growth Projections by Age Group

In addition to forecasts on overall household growth, Community Partners
Research, Inc., has generated household projection information on the changes
expected by age group.  As part of the research for this Study, Community
Partners Research has examined information on age patterns and population
data from the 2010 U.S. Census.  With this data, Community Partners
Research, Inc. has calculated age-based projections from 2010 to 2015.

The following projections are for Beltrami County:

Projected Change in Households:  2010 to 2015

Age Range Beltrami County

15 to 24 -85 to -55

25 to 34 +40 to +100

35 to 44 +205 to +263

45 to 54 -403 to -335

55 to 64 +224 to +300

65 to 74 +601 to +658

75 to 84 +147 to +179

85 and Older +26 to +40

Total +755 to +1,150
   Source: Community Partners Research, Inc.
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Findings on Housing Unit Demand and Tenure

Comparing the projected age-based household changes with past tenure
patterns results in a forecast of the tenure mix that will be needed for new units
added between 2010 and 2015.  Our calculations are based largely on the
tenure preferences by age group that were evident in the 2010 Census, with
some adjustment for a greater acceptance of certain housing types as people
become more familiar with newer housing options.  

Calculations for total future housing need are generally based on three demand
generators, household growth, replacement of lost housing units, and pent-up,
or existing demand for units that already exists but is not being served.

Demand from Growth - Using our projections by age for Beltrami County, we
would expect demand for owner-occupied housing to exceed demand for rental
housing through the remainder of this decade.  We project that the demand for
housing caused by overall household growth will be between 67% and 72%
owner occupancy, and between 28% and 33% for renter occupancy housing.  
Using the most probable growth range of 151 to 230 new households expected
in an average year in Beltrami County, this results in annual demand for
approximately 101 to 166 owner occupancy units per year, and between 50 and
64 renter occupancy units in an average year.  It should be noted that not all of
the owner-occupancy household growth will require new construction, as the
County has a large inventory of seasonal-use housing that may be converted to
year-round occupancy in the future.  

Replacement of Lost Rental Units - It is difficult to quantify the number of
units that are lost from the housing stock on an annual basis.  Unit losses may
be caused by demolition activity, fire or natural disasters, or to causes such as
deterioration or obsolescence.  We have included a minor allowance for unit
replacement in the recommendations that follow later in this section.   

Replacement of Lost Owner Occupancy Units - While some owner occupied
units may also be lost, we generally believe that owner occupancy unit losses
are also very small.  Within the Market Area, any unit losses are generally
replaced by the annual conversion of some seasonal use properties to year-
round use. 

Pent-Up Demand - The third primary demand-generator for new housing is
caused by unmet need among existing households, or pent-up demand. 
Certain segments of the housing market do show signs of pent-up demand.  For
example, the vacancy rates in most subsidized housing projects were low, and
waiting lists existed.  We have included our estimates of pent-up demand into
the specific recommendations that follow later in this section.

� Beltrami County Housing Study Update - 2012  K-29

DRAFT



Kelliher   �

Findings on Unit Demand by Type of Housing

Based on the household by age projections presented earlier, the changing age
composition of the County’s population through the projection period will have
an impact on demand for housing.

Age 24 and Younger - The projections used for this Study expect a small loss
of 55 to 85 households in the 15 to 24 age range through the year 2015.  Past
tenure patterns indicate that as many as 78% of these households will rent
their housing.  Households in this age range tend to have a median income that
is well below the overall median.  A small loss of households in this age range
should mean that rental demand from younger households will remain relatively
unchanged for the projection period.  Much of this young adult population is
located within the City of Bemidji.  While this projection represents the best
available forecast, a significant change in enrollment at Bemidji State University
or Northwest Technical College could alter the projection for this age group.

25 to 34 Years Old - The projections show a small numeric increase in this
age cohort, with an expected addition of 40 to 100 households by 2015.  Within
this age range households often move from rental to ownership housing.  The
ownership rate among these households in Beltrami County was nearly 56% in
2010.  The projected small increase within this age range will generate limited
demand for both first-time home buyer and rental opportunities.

35 to 44 Years Old - This 10-year age cohort is expected to increase in size
through the year 2015.  The projections show a probable gain of 205 to 263
households between 2010 and 2015.  In the past, this age group has had a
high rate of home ownership, over 73% in Beltrami County.  Households within
this range often represent both first-time buyers and households looking to
trade-up in housing, selling their starter home for a more expensive house. 
Higher demand from this age cohort will have some impact on overall demand
for housing, but larger projected losses from the age cohort immediately older
will off-set some of the housing demand generated from this age group.  

45 to 54 Years Old - By 2015, this age cohort will represent the front-end of
the “baby bust” generation that followed behind the baby boomers.  This age
group represents a much smaller segment of the population than the baby
boom age group.  For Beltrami County, the projections show a significant loss
of 335 to 403 households in this range.  This age group historically has had a
high rate of home ownership, over 80% in 2010, and will often look for trade-
up housing opportunities.
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55 to 64 Years Old - This age range is part of the baby boom generation. The
projections show an expected increase of 224 to 300 additional households in
this 10-year age range by the year 2015.  This age range has traditionally had
the highest rate of home ownership in the County, at more than 86%. 
Attached housing construction, such as town house units, is often well suited to
the life-cycle preferences of this age group, as no maintenance/low
maintenance housing has become a popular option for empty-nesters.  This
group will also gravitate to high amenity locations outside of the cities in the
County, such as lake shore residential opportunities.

65 to 74 Years Old - Strong household growth is also expected within this age
range, with the projections showing an increase of 601 to 658 households by
the year 2015.  While this group will begin moving to other life-cycle housing
options as they age, the younger seniors are still predominantly home owners. 
At the time of the 2000 Census, approximately 83% of households in this age
range owned their housing.  Once again, ownership preferences for town
house-style and condominium units should increase, both from household
growth within this age cohort, and from increased market share as these type
of units continue to gain greater acceptance with the marketplace.

75 to 84 Years Old - Modest growth is expected to occur within this age
range, with a projected increase of 147 to 179 households between 2010 and
2015.  In the past, households within this 10-year age range have had a
relatively high rate of home ownership, at more than 75%.  While this is likely
to continue, we believe that an expansion of housing options for seniors,
including high quality rental housing, will appeal to this age group.  In most
cases, income levels for senior households have been improving, as people
have done better retirement planning.  As a result, households in this age
range may have fewer cost limitations for housing choices than previous
generations of seniors.

85 Years and Older - Only modest numeric growth is projected among older
seniors, with the expected addition of 26 to 40 households.  Historic home
ownership rates in this age group in Beltrami County have been relatively low,
at 47% in 2010.  Recent expansions of senior housing with services options in
the County will help to address the needs of this population of older seniors.

These demographic trends will be incorporated into the recommendations that
follow later in this section.
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Strengths for Housing Development

The following strengths of the community were identified through statistical
data, local interviews, previous research and on-site review of the local housing
stock.  These strengths are consistent with the strengths that were identified in
the 2006 Study.

< Tourism and natural amenities - Kelliher is located in a lakes and
forest area that is a popular tourism/seasonal recreational destination.
Also, Kelliher is located near Red Lake and the Big Bog State Park, which
are both popular tourism locations. This helps the local economy and has
contributed significantly to the growth of the surrounding area.

< Small Town Atmosphere - Kelliher is a small town with the real and
perceived amenities of a small town. This small town living is attractive to
some households.

< Strong economic base and employment base for a city of its size -
Kelliher, a small city with a population of 262, has a diversified
employment and commercial base for a small city.

< Lot Availability - The City of Kelliher and the North Beltrami
Development Corporation have lots available for new construction.

< Adequate land for development - The city has adequate land for both
residential and commercial/industrial development. However, much of
this land needs to be serviced with infrastructure improvements and /or
annexed into the city limits.

< Affordable existing housing stock - The City has a stock of affordable,
existing homes. This existing stock, when available for sale, provides an
affordable option for home ownership.

< Housing Incentive Programs - Kelliher has housing incentive programs
available to lower the cost of buying a lot and building a home or
purchasing an existing home in the City.

< Educational facilities - The city has an excellent K-12 school system.

< Revolving loan fund - The City of Kelliher has a revolving loan fund for
commercial/industrial development.
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< Mobile Home Park - There is an under utilized mobile home park in the
City of Kelliher that has several unused pads.

< Infrastructure - Although, the City’s water and sewer systems are old
and need some improvements, they have additional capacity for new
housing.

< Health facilities - The City has a clinic and an assisted living project.

< Housing agency assistance - Several regional housing agencies are
available to assist Kelliher with its housing needs.

< Proactive city involvement - The City has a past track record of being
proactive in developing housing opportunities.

< Small Service Center - Kelliher provides limited goods and services for
the surrounding area.
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Barriers or Limitations to Housing Activities

Our research also identified the following barriers or limitations that hinder or
prevent certain housing activities in the City of Kelliher.

< Age and condition of the housing stock - While the existing stock is
very affordable, some of the housing is in need of substantial
improvements to meet expectations of potential buyers.

< Lower incomes limit housing choices  - Household and family incomes
for Kelliher and the surrounding market area are lower than the statewide
medians. The City’s median household income in 2010 was $22,875. 
While this income level matches up well with prices for existing ownership
and rental housing in the City, it is not as well matched to the prices for
new housing construction.

< Lower paying jobs - Many jobs in Kelliher are at the lower end of the
pay scale and the employees with these jobs have limited housing
choices.

< Distance from major regional center - Many households desire to be
near a major regional center because of the many amenities and jobs it
can offer its residents. Kelliher is approximately 50 miles from Bemidji
and many households consider it too far for commuting on a regular
basis.

< Value gap deters new owner-occupied construction - Based on
market values for recent residential sales, we estimate that the median
priced home in Kelliher is valued below $50,000. This is below the
comparable cost for new housing construction, which will generally be
above $130,000 for a stick built home with commonly expected
amenities. This creates a value gap between new construction and
existing homes. This can be a disincentive for any type of speculative
building and can also deter customized construction, unless the owner is
willing to accept a potential loss on their investments.

< Low rent structure - The City’s rent structure is low, which makes it
difficult to construct new rental housing.

< Competition with the surrounding market area - The area
surrounding Kelliher offers attractive residential locations. The lakes and
wooded living sites will be preferred by a number of households that
choose to live in the Kelliher area.
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< Projected population and household losses - Historical data indicates
that the City may lose population and households over the next five
years.

< Infrastructure improvements - The City of Kelliher needs new
infrastructure improvements including a water tower and new water and
sewer lines.
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Recommendations, Strategies
and Housing Market Opportunities

Based on the research contained in this study, and the housing strengths and
barriers identified above, we believe that the following recommendations are
realistic options for the City of Kelliher. They are based on the following
strategies.

< Be realistic in expectations for housing development - Large-scale
residential growth has not occurred in the recent past and is not likely to
occur in the near future. The scale of activities proposed for the future
should be comparable with the City’s potential for growth.

< New housing development generally will not occur without
proactive community involvement - To attract new home or
apartment construction in the City of Kelliher, subsidies or some other
form of financial assistance will be needed from the City of Kelliher and
from regional housing agencies.

< Protect the City’s existing housing stock - The future of Kelliher will
be heavily dependent on the city’s appeal as a residential location. The
condition of the existing housing stock is a major factor in determining
the City’s long-term viability. The existing housing stock is in fair
condition and the City’s major asset, however, rehabilitation efforts are
needed to preserve the housing stock.

< Protect the City’s existing assets and resources - Kelliher has many
assets not normally associated with a City its size including a K-12 school,
employment opportunities, a Downtown Commercial District, etc. These
are strong assets that make Kelliher a desirable community to live in, and
are key components to the City’s long-term success and viability. These
assets must be protected and improved.

< Develop a realistic action plan with goals and time lines - In the
past the City has been involved in housing issues. The City should
prioritize its housing issues and establish goals and time lines to achieve
success in addressing its housing needs.

< Access all available resources for housing - In addition to the local
efforts, the City has other resources to draw on including the Beltrami
County HRA, the Headwaters Regional Development Commission (HRDC),
the Headwaters Housing Development Corporation (HHDC), the Bi-County
Community Action Program (Bi-CAP), and the Midwest Minnesota
Community Development Corporation (MMCDC).  These resources should
be accessed as needed to assist with housing activities.
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Findings and Recommendations

The findings/recommendations for the City of Kelliher have been formulated
through the analysis of the information provided in the previous sections and
include 15 recommendations. The findings/recommendations have been
developed in the following four categories: 

< Rental Housing 
< Home Ownership and Single Family Housing
< Rehabilitation and Preservation
< Other Housing Issues

The findings/recommendations for each category are as follows:

Rental Housing

1. Need for six to eight market rate general occupancy rental housing units
2. Monitor need for subsidized rental housing
3. Monitor the need for senior with services units
4. Continue to apply for Housing Choice Voucher Program allocations when

available from HUD

Home Ownership and Single Family Housing

5. Support new single family housing construction/continue housing
incentive programs

6. Utilize and promote all programs that assist with home ownership 
7. Develop relationships with housing agencies and non-profit groups that

construct affordable housing

Housing Rehabilitation

8. Promote owner-occupied housing rehabilitation programs
9. Promote rental rehabilitation programs

Other Housing Issues

10. Continue to apply for Minnesota Small Cities Development Program funds
11. Acquire and demolish dilapidated structures
12. Create a plan and a coordinated effort among housing agencies
13. Promote the mobile Home Park as an affordable housing option
14. Infrastructure improvements
15. Promote commercial rehabilitation and development
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Rental Housing

Findings:  In recent decades it has been difficult to produce new rental
housing units that are viewed as “affordable”, when compared to existing rental
housing. A number of factors including Federal tax policy, State property tax
rates, and high construction costs have all contributed to making rental housing
production difficult, especially in small cities.

Kelliher’s rental inventory includes a 20-unit senior/disabled Rural Development
project, several market rate single family homes, mobile homes, duplexes, and
a 22-unit assisted living project.  Since 2000, one market rate duplex has been
constructed in Kelliher.  Also, the nursing home has been converted to a 22-
unit assisted living project.

Demand for new rental housing is typically generated from three factors,
growth from new households, pent-up demand from existing households, and
from replacement of lost units.

It is projected that there will be no household growth in Kelliher over the next
five years.  However, there is some pent-up demand for market rate rental
units.  Also, several rental units were lost when the four Rural Development
duplexes were sold.  Several units are now owner occupied or used as seasonal
properties.

1.  Need for six to eight market rate general occupancy rental
housing units 

Findings:  Kelliher has a limited number of market rate rental units. The
market rate rental inventory includes several duplexes and a few single-family
homes and mobile homes. All of the market rate units that we surveyed are
fully occupied with the exception of one unit in a duplex. 

With the exception of one duplex, the market rate rental housing in Kelliher is
over 25 years old.  Households seeking a quality unit with modern amenities
has very limited options.

Also, the high occupancy rates in the Kelliher Apartments, the subsidized
senior/disabled project and the Cornerstone Residence assisted living project,
are evidence that Kelliher attracts renter households from the larger market
area.
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Recommendation:  We recommend the construction of six to eight market
rate townhouse type units with “State of the Art” amenities.  We also
recommended the construction of six to eight units in the 2006 Study and two
units were constructed.

General Occupancy Market Rate Units

Unit Type No. of Units Size/Sq.Ft.     Rent
Two Bedroom      4-5 1000-1100 $650-$700
Three Bedroom         2-3 1100-1250 $750-$800
Total               6-8

Note: Rents are quoted in 2012 dollars and exclude electricity and garages.

Please note that potentially a household could receive a housing voucher to live
in a unit, thus, lower income households could afford to live in one of these
units. It may also be advantageous to purchase dilapidated structures and clear
the site for the construction of the new units. The proposed rent structure could
only be obtained with financial commitments from other sources such as tax
increment financing from the City as well as resources from other funding
agencies.

The first development option is for a private developer to construct the general
occupancy market rate units.  The developer who constructed the duplex is
interested in constructing additional rental units.  If this is not an option, the
utilization of Essential Function Bonds with a public agency as the developer
may be an option. 

We also recommend that the units are constructed in phases to assure the units
can be absorbed into the market.

2. Monitor the need for subsidized rental housing 

Findings:  The City of Kelliher has an adequate number of senior/disabled
apartments with the 20-unit Kelliher Apartment project. Also, the market rate
units in Kelliher, although not subsidized units, provide affordable rental options
as the rent structure in Kelliher is low.  Also, the six to eight rental units we are
proposing in the first recommendation will provide a rental option for some
moderate income rental households.

Findings:  We recommend that the City monitor the need for the production of
subsidized housing. At this time, it is our opinion that the six to eight unit
market rate general occupancy rental project recommendation will address the
City’s rental needs.
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3. Monitor the need for senior with services units

Findings: At the time of the 2006 Study, we reported that Allan Potvin, the
owner of Kelliher’s nursing home was in the process of constructing 12 senior
assisted living units adjacent to the nursing home in the City of Kelliher. The
City was assisting the development with the sale of bonds. The development
had proceeded to the phase that the foundation has been constructed.  Mr.
Potvin stopped construction because of a disagreement with the City.  It was
unclear how Mr. Potvin was going to proceed.

Since the 2006 Study, Allan Potvin did not proceed with the assisted living
expansion, but has converted the nursing home into Cornerstone Residence, a
22-unit assisted living project.  Currently, cornerstone Residence has three
vacancies.

Recommendation: We recommend that the City monitor the need for
additional senior with services units in Kelliher in the future.  However, it is our
opinion that Cornerstone Residence is meeting senior with services housing
needs for the Market Area and has the flexibility to address future needs.

4. Continue to apply for Housing Choice Voucher Program allocations
when available from HUD

Findings:   The Housing Choice Voucher Program provides portable, tenant-
based rent assistance to lower income renter households. The program requires
participating households to contribute from 30% to 40% of their adjusted
income for rent, with the rent subsidy payment making up the difference.
Tenants may lease any suitable rental unit in the community, provided it passes
a Housing Quality Standards inspection, and has a reasonable gross rent when
compared to prevailing rents in the community.

Although the federal government provides almost no funding for subsidized
housing construction, it has provided new Housing Choice Voucher allocations
over the last two decades.

Based on the research for this study, it appears that the Housing Choice
Voucher Program is an underutilized form of subsidized housing in Kelliher. 
Because of the flexibility offered through the program, eligible households often
prefer the portable rent assistance to other forms of subsidized housing that are
project-based, and can only be accessed by living in a specific rental
development.  In 2012, approximately 135 to 145 Beltrami County households
were utilizing the Housing Choice Voucher Program, including one household is
living in Kelliher.
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The Housing Choice Voucher Program is often used in conjunction with other
housing programs to allow very low-income people the opportunity to secure
good quality housing.

The recently released data from the U.S. Census shows that several of Kelliher’s
renter households have a housing cost burden. We estimate that there are
eight renter households in Kelliher that are paying more than 35% of their
annual income for rent.  Most of these households have annual incomes below
$25,000.  This further verifies Kelliher’s continued need for additional Housing
Choice Voucher Assistance.

Recommendation: From a practical standpoint, the Housing Choice Voucher
Program is the single best way that Kelliher can provide affordable housing.
HUD does not make new incremental assistance available every year, but when
new allocations are authorized, we would encourage the Bemidji HRA to apply
for additional units.  The Bemidji HRA administers the Housing Choice Voucher
Program for Beltrami County, thus, applications for additional assistance must
be coordinated through the Bemidji HRA.

5. Support new single family housing construction/Continue housing 
incentive programs

Findings: From 2000 to 2005, seven new single-family homes were
constructed in the City of Kelliher. The City in coordination with the Kelliher
Public School constructed two homes and five homes were constructed by the
private sector.  From 2006 to 2012, three single family homes were
constructed.

Currently, there are 15 lots for sale in Kelliher.  The City owns six lots and the
North Beltrami Development Corporation owns nine lots.  The sales price of the
lots is $7,500.  The sales price includes assessments. The Development
Corporation owns additional land that can accommodate additional lots.
Additional lots will be developed based on demand and on available funding. 
All of the lots are in an ideal location near the school and in a wooded area.

The City of Kelliher has two incentive programs available.  The first program
refunds two-thirds of the cost of the lot if a home $100,000 or greater in value
is constructed within 12 months of the lot purchase.  If a $100,000 or greater
valued home is constructed withing 24 months, one-half of the lot cost is
refunded.  The second housing program provides $7,500 to households who
build a new home in Kelliher and who meet program requirements.  The
program is designed to be compatible with bank financing, first-time home
buyer programs and to be used with the lot incentive program.
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Recommendation: We typically use a rule of thumb that a City should have a
2.5-year inventory of lots available. We are projecting that one house on
average will be constructed annually in the City, thus, the existing lot inventory
of 15 lots is adequate for the next several years.

We recommend that the City continue to promote the availability of the lots and
to continue to offer the two housing incentive programs.  Also, housing
agencies may have resources to assist buyers.  As indicated, we are estimating
that one home will be constructed annually and future lot development should
be phased accordingly.

6. Utilize and promote all programs that assist with home ownership

Findings:  We believe that affordable home ownership is one of the issues
facing Kelliher in the future. Home ownership is generally the preferred housing
option for most households and most communities. As discussed previously, the
demographic make-up of Kelliher and the Kelliher Market Area are conducive to
the promotion of home ownership opportunities. There are a number of
strategies and programs that can be used to promote home ownership
programs, and can assist with this effort.

First time home buyer assistance, down payment assistance, low interest loan
and home ownership training programs can help to address affordable housing
issues. The City has a supply of houses that are price-eligible for these
assistance programs.  The home value estimates used in this study indicate
that a large majority of the existing stock currently is valued under the
purchase price limits for the first-time home buyer assistance programs. 

Home ownership counseling and training programs can also play a significant
role in helping marginal buyers achieve home ownership.  The Headwaters
Housing Development Corporation offers the Home Stretch home buyer training
program in Beltrami County.

The City of Kelliher is currently offering a housing incentive program that
provides $5,000 to eligible households that purchase an existing home in
Kelliher.

While these individual home ownership assistance programs may not generate
a large volume of new ownership activity, the combination of below market
mortgage money, home ownership training, credit counseling, and down
payment assistance may be the mix of incentives that moves a potential home
buyer into home ownership. 
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Recommendation:  Kelliher should work with area housing agencies to utilize
all available home ownership assistance programs. 

The City should work with the area’s housing agencies to access programs that
provide financial assistance for households to purchase a home and to assure
the City of Kelliher is receiving its share of resources that are available in
Beltrami County.  Local financial institutions should also continue to have a
significant role in assisting households.  The City should also continue its
Housing Assistance Program.

Other private and nonprofit agencies should also be encouraged to provide
home ownership opportunities. Mortgage programs should also be developed
that include all households and not just first home buyers to encourage trade-
up housing activity. Funding sources for home ownership programs include
Rural Development, the Minnesota Housing Finance Agency and the Greater
Minnesota Housing Fund.

7. Develop relationships with housing agencies and non-profit
groups that construct affordable housing 

Findings:  There are several regional housing agencies and non-profit groups
that construct new housing for low and moderate-income households. The
HHDC, MMCDC, and Bi-CAP have all constructed new single-family homes in
Beltrami County.  However, these agencies have cut back on new home
construction due to the downturn in the housing economy.  Additionally, the
Northwoods Habitat for Humanity Chapter is constructing homes countywide,
although the distance between the County’s population center and Kelliher may
limit access to volunteers, unless local residents join the Habitat effort.

Recommendation:  We encourage the City of Kelliher to work with housing
agencies and Habitat for Humanity to develop new affordable housing.  Also,
the City of Kelliher has constructed two homes in coordination with the Kelliher
Public School.

Because of the limited need, low home values and the downturn in the housing
economy in Kelliher, it will be necessary for the City of Kelliher to remain
involved in the process, both financially and in pursuing new construction
opportunities.  Also, it may not be feasible for a housing agency or non-profit to
construct a home in Kelliher until the housing economy improves to a greater
extent than it has to this point.

Although the number of new homes will be very limited, each new single family
home in Kelliher will have a positive impact.
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Housing Rehabilitation

Findings:  Kelliher has an asset in its existing housing stock. However,
continued emphasis will be needed in the area of rehabilitation. Housing options
for households at or below the median income level will largely be met by the
existing, affordable housing stock. As this existing stock ages, more
maintenance and repair will be required. Without rehabilitation assistance,
there is a chance that this affordable stock could shrink, creating an even more
difficult affordability situation at the same time the City experiences limited
population and household growth. According to our housing condition survey,
54% of the single family homes in Kelliher need repairs.

The following specific recommendations are made to address the housing
rehabilitation needs. 

8. Promote owner-occupied housing rehabilitation programs

Findings: The affordability and quality of the existing housing stock in Kelliher
will continue to be the major attraction for families that are seeking housing in
the area.  Investment in owner-occupied housing rehabilitation activities will be
critical to offering affordable housing opportunities.

Our 2012 housing condition survey rated the 93 single family homes in the city. 
Our survey found that 36 homes need minor repairs and 14 homes need major
repairs.  Without rehabilitation assistance, there is the potential that the
affordable housing stock will shrink in the City of Kelliher.

Kelliher was successful in obtaining Minnesota Small Cities Development
Program funds and is rehabilitating 10 single family homes in Kelliher.  Bi-CAP
is currently administering the Weatherization Programs in the City of Kelliher.

Recommendation:  We recommend that the City of Kelliher and area housing
agencies continue to identify and apply for funds to develop an ongoing housing
rehabilitation program.  Rural Development, the Minnesota Housing Finance
Agency, the Federal Home Loan Bank and the Minnesota Small Cities
Development Program are all potential funding sources.
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9. Promote rental housing rehabilitation programs.

Findings:  Kelliher has rental properties that need repair.  Our condition
analysis identified a number of substandard rental units. The rental properties
in need of repair include single-family homes, duplexes and the 20-unit
subsidized senior/disabled project.  It is difficult for rental property owners to
rehabilitate and maintain their rental properties while keeping the rents
affordable for the tenants. The City of Kelliher also has a low rental rate
structure, which magnifies the problem. The rehabilitation of older rental units
can be one of the most effective ways to produce decent, safe and sanitary
affordable housing.

Recommendation:  The City should work with area housing agencies to seek
Small Cities Development Program (SCDP) funds, MHFA funds and other funds
to rehabilitate rental units.

10. Continue to apply for Minnesota Small Cities Development
Program Funds

Findings:  The Small Cities Development Program (SCDP) is administered by
the Minnesota Department of Employment and Economic Development (DEED).
There is an annual competition for grant funds to assist communities with
housing projects, downtown rehabilitation, public facilities projects, or
combined, comprehensive projects. The application process is very competitive
and is based on the strength of the project activities, the local financial
contribution, the percentage of low and moderate-income people in the
community and other rating factors. Kelliher recently received SCDP funds and
10 single family homes are being rehabilitated with the funds.

Recommendation:  We recommend that the City of Kelliher continue to apply
for SCDP funds to address its housing, public facilities and community
development needs.

11. Acquire and demolish dilapidated structures

Findings:  Our housing condition survey identified a total of nine homes in
Kelliher that are dilapidated and too deteriorated to rehabilitate.  We also
identified 14 homes as needing major repair and several of these homes may
be too dilapidated to rehabilitate.  To improve the quality of the City’s
residential area and to maintain the appearance of the community, these
structures should be acquired and demolished.  According to city staff,
removing dilapidated structures is a city priority.
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Recommendation:  The City of Kelliher and area housing agencies should look
for resources to acquire and demolish severely dilapidated structures. Several
of the dilapidated structures are on lots that could be utilized for future new in
fill housing construction.

12. Create a plan and coordinated effort among housing agencies.

Findings:  Kelliher will need staff resources in addition to existing city staff to
plan and implement many of the housing recommendations in the study. The
City has access to the Beltrami County HRA, the HRDC, the HHDC, Bi-CAP and
MMCDC. These agencies all have experience with housing and community
development programs.

Recommendation:  The City of Kelliher is fortunate to have access to multiple
agencies that can address housing needs. It is our recommendation that the
City work with the housing agencies to prioritize the recommendations of this
Study and to develop a plan to address the City’s housing needs. The Plan
should include strategies, time lines, and the responsibilities of each agency.
While there has traditionally been a degree of staff interaction between these
agencies, it will be important that a coordinated approach be used to prioritize
and assign responsibility for housing programs.

13. Promote the Mobile Home Park as an affordable housing option

Findings:  The Mobile Home Park in Kelliher has 12 pads serviced with water
and sewer. The Park appears to be in a good location. Currently, there are
three mobile homes and nine empty pads in the park.

The owner has the park for sale.  There are a number of potential uses of the
park including owner occupied mobile homes, rental mobile homes, and
seasonal trailers.

Recommendations:  It is our opinion that the park provides an excellent
opportunity for affordable housing, preferably owner occupied mobile homes.

We recommend that the City coordinate with a housing agency to develop a
plan for the park that assures affordable quality housing that is an asset to the
community.
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14. Infrastructure Improvements

Findings: According to city staff, the City of Kelliher needs a new water tower
and water and sewer lines.  The City is working with a consulting engineer to
design the projects and to secure financing.

Recommendation: We recommend that the City continue to pursue all
financial resources to secure funding to undertake the public facilities
improvements.

The City’s public infrastructure is vital in promoting housing, commercial and
industrial development.

15. Promote Commercial Rehabilitation and Development

Findings: There are several substandard and vacant commercial buildings in
the City of Kelliher.  

When households are selecting a city to purchase or build a home in, they often
determine if the city’s commercial sector is sufficient to serve their daily needs. 
A viable commercial district is an important factor in their decision making
process.  

Recommendation:  We recommend that the City of Kelliher and the North
Beltrami Development Corporation work with commercial property and business
owners to rehabilitate their buildings.  Also, new businesses should be
encouraged to locate in Kelliher.

The City of Kelliher should be encouraged to apply for SCDP funds and seek
other funding sources to rehabilitate commercial buildings.  A goal of one
commercial rehab project every two years in the City of Kelliher would be a
realistic goal.
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Employment and Local Economic Trends
Analysis

While many factors influence the need for housing, employment opportunities
represent a predominant demand generator.  Without jobs and corresponding
wages, the means to afford housing is severely limited.

Employment opportunities may be provided by a broad range of private and
public business sectors.  Jobs may be available in manufacturing, commercial
services, agriculture, public administration, and other industries.  The type of
employment, wage level, and working conditions will each influence the kind of
housing that is needed and at what level of affordability.  

Major employers in Bemidji and Beltrami County with 100 or more employees
include:

< North Country Health Services 850 employees
< Bemidji Public Schools 810 employees
< Bemidji State University 550 employees
< Bemidji Clinic/Merit Care 402 employees
< Anderson Fabrics - Blackduck 390 employees
< Beltrami County 360 employees
< Potlatch Corp. 326 employees
< Johanneson’s Inc. 282 employees
< Nortech Systems Inc. 229 employees
< Havenwood Care Center 150 employees
< Norboard Minnesota 141 employees
< Blackduck Public Schools - Blackduck 121 employees
< Episcopal Community Services 110 employees
< Northwest Juvenile Training Center 100 employees
< Synergy Solutions 100 employees

Source: Community Profiles, Minnesota Department of Employment and Economic Development

The employment totals reflected above are taken from the Community Profiles. 
Some of this information may no longer be completely accurate, as current
employment may be higher or lower than reported.     
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Work Force and Unemployment Rates

Employment information is only available at the County level.  Unless otherwise
noted, all data in the following tables presents information for all of Beltrami
County.  Data in the following tables have been obtained from the Minnesota
Department of Employment and Economic Development.

Table 1 County Average Annual Labor Force 2000 to 2012*

Year
Labor
Force

Employed Unemployed Unemployment
Rate - County

Unemployment
Rate - MN

Unemployment
Rate - US

2000 20,312 19,376 936 4.6% 3.1% 4.0%

2001 21,022 20,039 983 4.7% 3.8% 4.7%

2002 21,483 20,430 1,053 4.9% 4.5% 5.8%

2003 21,394 20,229 1,165 5.4% 4.9% 6.0%

2004 21,278 20,066 1,212 5.7% 4.6% 5.6%

2005 21,191 20,038 1,153 5.4% 4.2% 5.1%

2006 21,136 20,022 1,114 5.3% 4.1% 4.6%

2007 21,206 19,910 1,296 6.1% 4.6% 4.6%

2008 21,275 19,819 1,456 6.8% 5.4% 5.8%

2009 21,773 19,818 1,955 9.0% 8.1% 9.3%

2010 22,254 20,411 1,843 8.3% 7.3% 9.6%

2011 22,124 20,259 1,865 8.4% 6.4% 8.9%

2012* 22,361 20,627 1,734 7.8% 6.0% 8.3%

Source: Minnesota Department of Employment and Economic Development
Note: Not Seasonally Adjusted  * 2012 is through June

Beltrami County has seen a gradually expanding labor force in recent years. 
Between 2007 and 2011, the available labor force increased by 918 people, or
4.1%.  Over a longer time period, from 2000 to 2011, the County’s available
labor force grew by 1,812 people, or 8.9%.

The employed work force has grown at a slower rate.  Between 2007 and 2011,
the work force increased by 349 people, or 1.8%.  From 2000 to 2011, the
employed work force increased by 883 people, or 4.6%.  As a result, the
unemployment rate for the County has increased over time.  However, the
highest rate of unemployment was actually reached in 2009, at 9.0%.  For
2011, the last full year of data, the unemployment rate was at 8.4%.  
The County’s unemployment rate has consistently remained above the
Statewide rate, but has been below the national rate since 2009.     
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Employment and Wages by Industry

The following table shows the average weekly wages by major employment
sector in 2011, the last full year of data. It is important to note that the major
employment sectors listed do not represent all employment in the County.  

Table 2 County Average Weekly Wages by Industry Detail

Industry 2011 Employment 2011 Average Wage

Total All Industry 17,321 $33,072

Natural Resources and Mining 74 $32,240

Construction 1,033 $43,368

Manufacturing 1,005 $33,124

Trade, Transportation, Utilities 4,013 $25,896

Information N/A N/A

Financial Activities 510 $35,360

Professional and Business Services 731 $33,644

Education and Health Services 5,504 $41,652

Leisure and Hospitality 2,013 $12,220

Other Services 448 $21,372

Public Administration 1,584 $41,288

Source:  Minnesota Department of Employment and Economic Development

The average annual wage for all industry in 2011 was $33,072.  This assumes
workers are employed for all 52 weeks.   

The highest paying wage sectors were Construction, Education and Health
Services, and Public Administration, all of which were above $41,000 annually.   

The lowest paying wage sector was Leisure and Hospitality, with an average
annual wage of $12,220. 
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Projected Employment

There are two available sources of information on employment projections for
the area.  The State Demographer’s Office has issued projections for the size of
the available labor force at the County level.  Overall, the Demographer
projects relatively strong growth for the labor force in Beltrami County. 
Between 2010 and 2015, this projection source expects the labor force to
increase by 1,230 people, or 5.1%. 

The second available data source is the MN Department of Employment and
Economic Development.  Their projections are for the region, which includes 26
Counties in northwestern Minnesota.  Their 10-year projection period between
2009 and 2019 shows that total employment growth in northwestern Minnesota
will be at a rate of 7.6%, with more than 19,000 jobs added.

Commuting Patterns of Area Workers

Only limited information is available on area workers that commute for
employment.  The best information is from the 2010 American Community
Survey, and has been examined for each of the Cities in the County.  This table
only examines people that commuted, and excludes people that work at home. 
The location of the work is not identified, but some reasonable assumptions can
be made based on travel time.

Table 3 Commuting Times for Beltrami County Residents - 2010

City
Travel Time

Less than 10
minutes

10 to 19
minutes

20 to 29
minutes

30 minutes or
more

Total

Bemidji 2,194 / 36.9% 2,598 / 43.7% 381 / 6.4% 777 / 13.1% 5,950

Blackduck 166 / 51.9% 15 / 4.7% 60 / 18.8% 79 / 24.7% 320

Kelliher 42 / 51.9% 9 / 11.1% 2 / 2.5% 28 / 34.6% 81

Red Lake 775 / 45.7% 430 / 25.3% 55 / 3.2% 437 / 25.8% 1,697

Source: 2009 American Community Survey

The large majority of Bemidji residents were commuting less than 20 minutes
to work in 2010.  It would appear that more than 80% of residents were
working within the City limits, or in the immediately surrounding townships.  

Each of the other jurisdictions also had a majority of workers that had a
commute time under 20 minutes.  On the Red Lake Reservation, 71% of people
traveled less than 20 minutes.  In Kelliher, 63% worked locally, and in
Blackduck, 57% of workers traveled less than 20 minutes.
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Introduction

Overview

Local elected and public officials are often held responsible for conditions and
circumstances over which they have limited control.  This is particularly true of
housing.  Most of the housing units in Beltrami County are privately owned and
were constructed with private funds.  On an increasing scale, however, the
public is demanding that public officials control what happens in this largely
private housing market by eliminating blight, protecting individual investments,
and generating new housing growth to meet economic development needs.

Community Partners Research, Inc., was hired by the Beltrami County Housing
and Redevelopment Authority to conduct a study of the housing needs and
conditions in the Cities of Bemidji, Blackduck, Kelliher, the Red Lake
Reservation, and Beltrami County.  The study will be an update of the 2006
Beltrami County Housing Study. 

Goals

The multiple goals of the study include:

< Provide updated demographic data including the 2010 Census
< Provide an analysis of the current housing stock and inventory
< Determine gaps or unmet housing needs
< Examine future housing trends that the area can expect to address in the

coming years
< Provide a market analysis for housing development
< Provide housing recommendations and findings

Methodology

A variety of resources were utilized to obtain information for the Housing Study. 
Community Partners Research, Inc., collected and analyzed data from March to
August, 2012.  Data sources included:

- U.S. Census Bureau
- American Community Survey
- Records and data from the Cities and the Red Lake Reservation
- Records and data maintained by Beltrami County
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- Interviews with elected officials and staff from the Cities 
- Interviews with community leaders, bankers, employers, property

managers, developers, etc.
- Area housing agencies
- State and Federal housing agencies
- Rental property owner surveys
- Housing condition surveys

Limitations

This Housing Study represents an analysis performed with the data available at
the time of the Study.  The findings and recommendations are based upon
current solutions and the best available information on future trends and
projections.  Significant changes in the area’s economy, employment growth,
federal or State tax policy or other related factors could change the conclusions
and recommendations contained in this Housing Study.

This study was prepared by:

Community Partners Research, Inc.
1011 Newhall Drive
Faribault, MN 55021

(507) 838-5992
cpartners@charter.net
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Demographic Data Overview

Sources of Data

The following pages contain demographic data obtained from a variety of local,
state and national sources.  For most demographic data, we have primarily
relied on the U.S. Census Bureau information that has been released from the
2010 Census.  To supplement the decennial Census, the Census Bureau has
created the American Community Survey, an annual sampling of households.
The American Community Survey does provide detailed demographic
characteristics.  However, because the American Community Survey is an
estimate based on sampling data, there is a margin of error that exists for each
estimate. The following tables incorporate the 2010 Census data, when
available, or the American Community Survey data. The American Community
Survey estimates were derived from five-year sampling, obtained between
2006 and 2010.

Area Definition

The Red Lake Reservation is a separate reporting jurisdiction for the U.S.
Census Bureau.  The main body of the Reservation land does not specifically
follow the jurisdictional boundaries for political subdivisions.  However, the 
2010 U.S. Census did provide updated data on the Red Lake Reservation.

For comparative purposes only, we have also included information for all of
Beltrami County on certain demographic tables.  
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Population Estimates and Trends

Table 1 Population Trends  - 1980-2010

1980
Population

1990
Population

2000
Population

% Change
1990-2000

2010
Population

% Change
2000-2010

Red Lake
Reservation

N/A 3,699 5,162 39.6% 5,896 14.2%

Beltrami Co. 30,982 34,384 39,650 15.3% 44,442 12.1%
Source: U.S. Census

< The 2010 U.S. Census Bureau’s population data was released in March,
2011.  The Red Lake Reservation’s population has increased from 2000 to
2010.  The 2010 Census reports that the Reservation’s population was
5,896 in 2010.  This is a 732-person increase since 2000, which is a
14.2% increase.

< The 2010 population for all of Beltrami County was 44,442.  This is a gain
of 4,792 people, which is a 12.1% population increase since 2000.
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Population Projections

The following table presents population projections using three different
sources.  To plan for future housing needs and issues, it is necessary to project
future population growth and changes.  The 10-year growth trend is based on
the rate of change between 2000 and 2010, using the 2010 Census, and
projecting this rate of growth forward between 2010 and 2015.  The 20-year
growth trend uses the same methodology, but calculates an annual growth rate
from the 1990 and 2010 Census data.  The third projection is from Community
Partners Research, Inc. and is only for Beltrami County.  The Community
Partners Research, Inc. projection is based on household growth and actual
housing units constructed from 2005 to 2010.

Table 2 Population Projections Through 2015

2010
Population

2015 Projection
from 10-year
growth trends

2015 Projection 
from 20-year
growth trends

2015 Projection
Community Partners

Research, Inc.

Red Lake
Reservation

5,896 6,315 6,771 N/A

Beltrami Co. 44,442 47,128 47,692 46,090 to 46,849

Source: U.S. Census; Community Partners Research, Inc.

< The population projected from the 10-year growth rate for the Red Lake
Reservation estimates the Reservation’s population to be 6,315 in 2015,
which is an increase of 419 people.  The projection based on the 20-year
growth rate estimates the population to increase by 875 people from
2010 to 2015.

< The 10-year and 20-year growth trend population projections for Beltrami
County estimate an increase of between 2,686 and 3,250 by the year
2015.

< Community Partners Research, Inc.’s population projection for Beltrami
County based on five-year trends is more conservative than the 10-year
and 20-year trend projections and reflects the downturn in the housing
economy.  Community Partners Research estimates that Beltrami
County’s population will between 46,090 and 46,849 people in 2015.
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Population by Age

The following table compares populations by age in 2000 and 2010, along with
the percentage changes for the Red Lake Reservation and Beltrami County. 

Table 3  Persons by Age - 2000 - 2010

Age
Red Lake Reservation Beltrami County

2000 2010 % Change 2000 2010 % Change

 0-19 2,569 2,495 -2.9% 13,113 13,065 -0.04%

20-24 382 518 35.6% 3,788 4,541 19.9%

25-34 634 735 15.9% 4,464 5,458 22.3%

35-44 655 593 -9.5% 5,540 4,448 -19.7%

45-54 435 658 51.3% 4,973 5,904 18.7%

55-64 259 509 96.5% 3,150 5,272 67.4%

65-74 173 217 25.4% 2,386 3,041 27.5%

75-84 46 139 202.2% 1,590 1,818 14.3%

 85+ 9 32 255.6% 646 895 38.5%

Total 5,162 5,896 14.2% 39,650 44,442 12.1%

Source: U.S. Census;  Community Partners Research, Inc.

< Between the 2000 U.S. Census and the 2010 U.S. Census, the Red Lake
Reservation gained population in all but two of the defined age ranges. 
Overall, the Reservation had a population gain of 14.2%. 

< There were only two age cohorts that had population decreases.  The 0 to
19 age range decreased by 74 people from 2000 to 2010, but this age
range still represents 42.3% of the Reservation’s population.  The 35 to
44 age range decreased by 62 people.

< The largest numeric gains were in the 55 to 64 age range, which
increased by 250 people, the 45 to 54 age range, which increased by 223
people, the 20 to 24 age range, which increased by 136 people, and the
25 to 34 age range, which increased by 101 people.

< The total senior population 65 and older, increased by 160 people.

< Patterns for all of entire Beltrami County were similar.  The Beltrami
County population increased in all age ranges except the 0 to 19 and 35
to 44 age ranges.
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Household Estimates and Trends

The following table presents the Red Lake Reservation and Beltrami County’s
household growth for the decades from 1980 to 2010.  The data was obtained
from the U.S. Census Bureau.

Table 4 Household Trends  - 1980-2010

1980
Households

1990
Households

2000
Households

% Change
1990-2000

2010
Households

% Change
2000-2010

Red Lake
Reservation

N/A 960 1,357 41.4% 1,757 29.5%

Beltrami Co. 10,023 11,870 14,337 20.8% 16,846 17.5%

Source: U.S. Census

< The 2010 U.S. Census Bureau household data was released in March,
2011.  The Census reports that the Red Lake Reservation had 1,757
households in 2010.  The Reservation gained 400 households since the
2000 Census, which is a 29.5% increase.

< Beltrami County had 16,846 households in 2010, an increase of 2,509
households since 2000, a 17.5% gain.

< From 1990 to 2000, the Reservation increased by 397 households, and
Beltrami County gained 2,467 households.  

< In the 2006 Study, it was estimated that in 2010, the Reservation would
have between 1,548 and 1,732 households and Beltrami County would
have between 16,940 and 17,423 households.  The Reservation and
Beltrami County estimates were lower than the 2010 U.S. Census
household data.  
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Average Household Size

The following table provides U.S. Census Bureau information on average
household size.

Table 5 Average Number of Persons Per Household 1980-2010

1990 Census 2000 Census 2010 Census

Red Lake Reservation 3.81 3.77 3.31

Beltrami County 2.74 2.63 2.51

Source: U.S. Census

< Household formation has been occurring at a different rate than
population change in recent decades due to a steady decrease in average
household size.  This has been due to household composition changes,
such as more single parent families, more senior households due to
longer life spans, etc.

< The average Red Lake Reservation household size decreased from 3.77
persons per household in 2000 to 3.31 persons per household in 2010. 
However, the average household size is still very large, and reflects the
large number of children in the community. 

< The average household size for all of Beltrami County decreased from
2.63 in 2000 to 2.51 in 2010.
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Household Projections

The following table presents population level projections using three different
sources.  To plan for future housing needs, it is necessary to project population
changes.  The 10-year growth trend is based on the rate of change between
2000 and 2010, using the 2010 Census, and projects this rate of growth
forward between 2010 and 2015.  The 20-year growth trend uses the same
methodology, but calculates an annual growth rate from the 1990 and 2010
Census data calculating forward to 2015.  The third projection is from
Community Partners Research, Inc. and is only for Beltrami County.  The
Community Partners Research, Inc. projection is based on household growth
and actual housing units constructed from 2005 to 2010.

Table 6 Household Projections Through 2015

2010
Households

2015 Projection 
from 10-year growth

trends

2015 Projection 
from 20-year growth

trends

2015 Projection
Community Partners

Research, Inc.

Red Lake
Reservation

1,757 2,016 2,122 N/A

Beltrami Co. 16,846 18,320 18,611 17,601 to
17,996

Source: U.S. Census;  Community Partners Research, Inc.

< We have calculated projections from the Red Lake Reservation’s 10- and
20-year growth rates.  The 10-year growth trends project the Reservation
to add 259 new households between 2010 and 2015.  Household
projections based on 20-year growth rates expect the Reservation to
increase by 365 households from 2010 to 2015.

< The 10- and 20-year growth trend projections for all of Beltrami County
are similar and highlight the consistent rate of household growth over the
last 20 years.  These projections expect the County to add between 1,474
and 1,765 new households from 2010 to 2015.  On an annual average,
this would equate to 295 to 353 new households per year.  

< Community Partners Research, Inc.’s household trends for Beltrami
County is based on five-year trends and is more conservative than the
10- and 20-year trend projections and reflects the downturn in the
housing economy.  We are projecting that Beltrami County will have
between 17,601 and 17,996 households in 2015, which is a gain of 755 to
1,150 households.
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Households by Age of Householder

The following table compares households by age of householder in 2000 and
2010, along with the percentage changes. 

Table 7 Households by Age - 2000 - 2010

Age
Red Lake Reservation Beltrami County

2000 2010 % Change 2000 2010 % Change

15-24 111 133 19.8% 1,337 1,440 7.7%

25-34 294 277 -5.8% 2,241 2,624 17.1%

35-44 343 295 -14.0% 3,026 2,377 -21.4%

45-54 269 406 50.9% 2,862 3,414 19.3%

55-64 175 348 98.9% 1,877 3,158 68.2%

65-74 126 168 33.3% 1,540 1,952 26.8%

75+ 39 130 233.3% 1,454 1,881 29.4%

Total 1,357 1,757 29.5% 14,337 16,846 17.5%

Source: U.S. Census;  Community Partners Research, Inc.

< Comparing 2000 and 2010 Census data, the Red Lake Reservation added
households over the last decade in all but two of the defined age ranges. 
The number of households with a head of household in the 55 to 64 age
range increased by 173 households, the 45 to 54 age range increased by
137 households and the 75 and older age range gained 91 households.

< The household decreases occurred among households in the 25 to 34 age
range, which decreased by 17 households, and the 35 to 44 age range,
which decreased by 48 households.

< Beltrami County’s largest numeric gains occurred in the 45 to 54 age
range, which increased by 552 households, and the 55 to 64 age range,
which increased by 1,281 households.  Only one age range experienced
household losses.  The 35 to 44 age range decreased by 649 households
from 2000 to 2010.
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Household Characteristics

The following table presents data on household characteristics from the 2010
Census.  Data has been presented as percentages of the total households to
allow for comparative analysis between the Red Lake Reservation, Beltrami
County, and the State of Minnesota.

Table 8 Households by Type - 2010

Married Couple
Family

Male Householder
No Wife Present

Female
Householder No
Husband Present

Non-Family
Household

With
Related
Children

W/O
Related
Children

With
Related
Children

W/O
Related
Children

With
Related
Children

W/O
Related
Children

One
Person

Non-
Family 

Red Lake 7.6% 9.9% 7.3% 6.6% 20.8% 17.1% 26.1% 4.6%

Beltrami Co. 16.1% 28.3% 3.3% 2.6% 8.5% 5.0% 27.9% 8.3%

Minnesota 21.2% 29.6% 2.3% 2.0% 5.9% 3.6% 28.0% 7.4%

Source: U.S. Census; Community Partners Research, Inc.

< The Red Lake Reservation’s percentage of married couples, both with and
without children was well below the Statewide rate in 2000.

< The Reservation’s percentage of single parent families was significantly
higher than the Statewide rate and County average.

< The Red Lake Reservation had an average percentage of one-person
households when compared with the State of Minnesota and Beltrami
County. 
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Households by Tenure

Table 9  Households by Tenure - 2010

Total Occupied
Units

Owned
Units

Percent
Owned Units

Rented Units Percent
Rented Units

Red Lake
Reservation

1,757 1,100 62.6% 657 37.4%

Beltrami Co. 16,846 11,857 70.4% 4,989 29.6%

Minnesota 2,087,227 1,523,859 73.0% 563,368 27.0%
Source: U.S. Census

< The Red Lake Reservation’s tenure rates in 2000 showed a relatively high
rate of renter occupancy when compared to Beltrami County and the
State of Minnesota. 

Table 10  Household Changes by Tenure - 2000 to 2010 

Owned Units Rented Units

Occupied
Units 2000

Occupied
Units 2010

Change in
Owner

Occupied

Occupied
Units 2000 

Occupied
Units 2010

Change in
Renter

Occupied

Red Lake
Reservation

863 1,100 237 494 657 163

Beltrami Co. 10,684 11,857 1,173 3,653 4,989 1,336
Source: U.S. Census

< Between 2000 and 2010, the Red Lake Reservation added 237 owner-
occupied households and 163 renter-occupied households.  As a result,
the tenure rate changed very little.  In 2000, the renter occupancy rate
was 36.4%, compared to 37.4% in 2000. 

< All of Beltrami County added 1,173 owner households and 1,336 renter
households from 2000 to 2010.  The renter occupancy rate increased
from 25.5% in 2000 to 29.6% in 2010.
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Renter Households by Household Size

The following table examines the Red Lake Reservation and Beltrami County
renter households by household size in 2000 and 2010.  Only renter households
have been analyzed as part of the planning process for additional rental
housing development. 

Table 11 Renter Households by Household Size - 2000 to 2010

Renter
Household

Size

Red Lake Reservation Beltrami County

Households
in 2000

Households
in 2010

Numeric
Change

Households
in 2000

Households
in 2010

Numeric
Change

1 Person 51 141 90 1,376 1,966 590

2 Person 78 79 1 1,003 1,196 193

3 Person 98 100 2 515 728 213

4 Person 109 117 8 372 545 173

5 Person 64 88 24 202 289 87

6 Person 51 64 13 101 151 50

7+ Persons 45 68 23 84 114 30

Total 496 657 161 3,653 4,989 1,336

Source: U.S. Census; Community Partners Research, Inc.

< Between 2000 and 2010, the Red Lake Reservation had an overall
increase of 161 renter households and there was an increase in all sizes
of households.

< From 2000 to 2010, there was an increase of 90 one-person households.  

< There was an increase of 60 households with five or more people.
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Tenure by Age

The following table identifies home ownership or renter status by age of
householder in the year 2010.  Information is provided for the Red Lake
Reservation and for Beltrami County.

Table 12 Households Tenure by Age - 2010

Age of 
Householder

Red Lake Reservation Beltrami County

Owners Renters Owners Renters

15 - 24 58/43.6% 75/56.4% 323/22.4% 1,117/77.6%

25 -34 144/52.0% 133/48.0% 1,468/55.9% 1,156/44.1%

35 - 44 160/54.2% 135/45.8% 1,737/73.1% 640/26.9%

45 - 54 269/66.3% 137/33.7% 2,747/80.5% 667/19.5%

55 - 64 249/71.6% 99/28.4% 2,718/86.1% 440/13.9%

65 - 74 118/70.2% 50/29.8% 1,618/82.9% 334/17.1%

75-84 89/78.8% 24/21.2% 961/75.5% 312/24.5%

85+ 13/76.5% 4/23.5% 285/46.9% 323/53.1%
Source: U.S. Census; Community Partners Research, Inc.

< Household tenure by age patterns on the Red Lake Reservation show a
preference for home ownership among most age ranges.  The 15 to 24
age range was the only age range that primarily rented its housing. 
Approximately 56% of the households in this age range are renters.

< The highest rates of home ownership existed among households in the
age ranges 45 and older with a home ownership rate above 66%.    

< Tenure patterns for Beltrami County also showed a strong preference for
home ownership.  For Beltrami County, the rate of ownership among
households 35 to 84 was 73% or greater. 
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2010 Income Data

Household income represents all independent households, including people
living alone and unrelated individuals in a housing unit.  Families are two or
more related individuals living in a household. The income data was obtained
from the 2010 American Community Survey.  

Table 13 Median Household Income - 1999 to 2010

1999 Median 2010 Median % Change

Red Lake Reservation $22,813 $30,205 32.4%

Beltrami County $33,392 $43,394 30.0%

Minnesota $47,111 $57,243 21.5%

Source: U.S. Census; American Community Survey

Table 14 Median Family Income - 1999 to 2010

1999 Median 2010 Median % Change

Red Lake Reservation $19,969 $27,197 36.2%

Beltrami County $40,345 $54,781 35.8%

Minnesota $56,874 $71,307 25.4%

Source: U.S. Census; American Community Survey

< The Red Lake Reservation’s median household income in 2010 was
$30,205, a 32.4% increase from 1999.  The Reservation’s median family
income was $27,197, a 36.2% increase from 1999.  It is not typical to
see a median family income that is lower than the median household
income level. The median estimates for 2010 are from the American
Community Survey, and a margin of error applies to each estimate.  For
the family median, a +/- amount of $9,930 applies to the estimate, so it
is possible that an underestimate applies to this median level.

< Using the commonly accepted standard that 30% of gross income can be
applied to housing expenses without experiencing a cost burden, a
median income household in Kelliher could afford approximately $755 per
month for ownership or rental housing in 2010, and a median income
family could afford $680 per month in 2010.

< Using the “rule of thumb” standard that a household can afford to
purchase a house that is approximately 2 ½ times annual income, a
median income household in the Reservation could afford a home valued
at approximately $70,513 and a median income household in Beltrami
County could afford approximately $94,533.  
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2010 Estimated Income and Housing Costs - Renters

In addition to collecting income data, the Census Bureau also collected
information on housing costs as part of the 2010 American Community Survey. 
The following table provides data on the number of renter households in the
Red Lake Reservation that are paying different percentages of their gross
household income for housing costs.  For comparison, we have presented the
same information from the 2000 Census.

Table 15 Gross Rent as a Percentage of Income - Red Lake

Percentage of Household
Income for Housing Costs

Number of Renter
Households 2010

Percent of All Renter
Households 2010

0% to 19.9% 209 33.2%

20% to 29.9% 146 23.2%

30% to 34.9% 90 14.3%

35% or more 172 27.4%

Not Computed 12 1.9%

Total 629 100%

Source: American Community Survey

< The Census reported that 41.7% of renter households were paying more
than 30% of their income for rent, including 27.4% of all renter
households that were paying more than 35% of income for housing.

Table 16 Gross Rent as a Percentage of Household Income - 2000-2010 

Percentage of Household
Income for Housing Costs

Number/% of Renter
Households 2000

Number/% of Renter
Households 2010

Numeric Change
2000 to 2010

0% to 19.9% 196/39.4% 209/33.2% 13

20% to 29.9% 114/23.0% 146/23.2% 32

30% to 34.9% 38/7.6% 90/14.3% 52

35% or more 106/21.3% 172/27.4% 66

Not Computed 43/8.7% 12/1.9% -31

Total 497/100% 629/100% 132

Source: U.S. Census; American Community Survey

< In 2010, 41.7% of renter households were paying more than 30% of their
income for housing, compared with 28.9% of renter households in 2000.
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2010 Estimated Income and Housing Costs - Owners

The 2010 American Community Survey also provided housing cost estimates for
owner-occupants.  The following table provides estimates of the number of 
households in the Red Lake Reservation that are paying different percentages
of their gross household income for housing costs.  For comparison, we have
presented the same information from the 2000 Census.

Table 17 Ownership Costs as a Percentage of Income - Red Lake

Percentage of Household
Income for Housing Costs

Number of Owner
Households 2010

Percent of All Owner
Households 2010

0% to 19.9% 470 53.1%

20% to 29.9% 110 12.4%

30% to 34.9% 11 1.2%

35% or more 245 27.7%

Not Computed 49 5.6%

Total 885 100%

Source: American Community Survey

< Most owner-occupants, which would include households with and without
a mortgage, reported paying less than 30% of income for housing. 
However, 28.9% of all home owners reported that they paid more than
30% of their income for housing.  

Table 18 Ownership Costs as a Percentage of Income - 2000-2010 

Percentage of Household
Income for Housing Costs

Number/% of Owner
Households 2000

Number/% of Owner
Households 2010

Numeric Change
2000 to 2010

0% to 19.9% 443/60.8% 470/53.1% 27

20% to 29.9% 147/19.8% 110/12.4% -37

30% to 34.9% 15/2.1% 11/1.2% -4

35% or more 107/14.7% 245/27.7% 138

Not Computed 17/2.3% 49/5.6% 32

Total 729/100% 885/100% 156

Source: U.S. Census; American Community Survey

< Ownership housing affordability appears to have deteriorated between
2000 and 2010.  In 2000, 16.8% of all owners reported paying 30% or
more of their income for housing.  In 2010, this percentage had increased
to 28.9% of all owner-occupants. 
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Existing Housing Inventory

Table 19 Occupied Housing Units by Year Built - Red Lake Reservation
(owner/renter)

1939 and
Earlier

1940-
1959

1960-
1969

1970-
1979

1980-
1989

1990-
1999

2000-
2010

Red Lake 14/66 40/16 89/0 184/75 176/207 338/193 44/72

Source: American Community Survey
 

< At the time of the 2010 Census, the age of the owner occupied housing
stock on the Red Lake Reservation was much newer than average.  The
Census identified 1.6% of all housing units as pre-1940 construction. 
This compares to approximately 18% Statewide.  Also, a large majority of
rental units were constructed after 1970.
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Rental Housing

Total Unit Inventory

U.S. Census Inventory

According to the 2010 U.S. Census, there were 657 occupied rental housing
units and at least 22 vacant rental units in March, 2010.  The total rental unit
inventory was approximately 679 units on the Red Lake Reservation in 2010.  

At the time of the 2000 Census, the Reservation had 494 occupied rental units
and seven vacant units, for a total estimated inventory of 501 units. 
Comparing 2000 and 2010 information, the Reservation added 163 renter
households, and 178 rental units to the total inventory during the decade.  

Rental Housing Survey

Most of the rental housing on the Reservation is managed by the Tribal Housing
Authority.  These units have a very high rate of occupancy and a waiting list for
occupancy exists.  Based on our discussions with Housing Authority staff, we
did not attempt to complete a rental housing survey.
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Findings on Growth Trends

The Red Lake Reservation’s population increased by 732 people and added 400
households from 2000 to 2010.  In the 1990s, the Reservation’s population
increased by 1,463 people and there was an increase of 397 households.

Growth within all of Beltrami County has been consistently strong in recent
decades.  In the 1990s, the County added 2,467 and 5,266 people.  According
to the 2010 Census, Beltrami County added 4,792 people and 2,509 households
from 2000 to 2010.
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Findings on Growth Projections

As part of this Study, we have provided population and household projections
to the year 2015.  The projection for the Red Lake Reservation calculated by
Community Partners Research, Inc., has incorporated 1990s and 2000s trends
and shows the Reservation gaining population and households between 2010
and 2015.  We are projecting that the Reservation’s population will increase by
419 to 875 people and the Reservation will gain 259 to 365 households.

For all of Beltrami County, based on 10-year and 20-year trends, we expect a
gain of between 2,686 and 3,250 people and between 1,474 and 1,765
households from 2010 to 2015.  Also, because of the downturn in the housing
economy, we have calculated the County’s future growth based on five-year
growth trends.  Based on five-year trends, Beltrami County is projected to gain
between 1,648 and 2,407 people and 755 to 1,150 households from 2010 to
2015. 

Household growth on the Reservation will generally require new housing unit
construction.  However, some of the growth in Beltrami County will take
advantage of the large stock of seasonal use housing that exists in the County. 
Some of the household growth will occupy this seasonal use housing and
convert it to year-round use.  However, the Reservation has a very limited
supply of good quality seasonal, vacant, or underutilized housing, and any
future growth in households will generally require new unit construction.
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Red Lake Reservation Findings

The Red Lake Reservation findings include:

< Summary of Red Lake Reservation Programs
< Summary of Red Lake Reservation Demographics
< Coordination with area housing agencies

Summary of Red Lake Housing Authority
Programs and Projects

The Red Lake Housing Authority is a large agency with approximately 65
employees. The Housing Authority has identified many funding sources and
resources to construct a significant number of housing units and has developed
several housing programs.
 
Housing Units

The Red Lake Housing Authority has developed and manages hundreds of
owner-occupied and rental housing units, including:

< Tax Credit Units - Approximately 247 units that are primarily single family
homes, but also include 13 duplexes.

< Low Rent Public Housing - Approximately 304 units of Public Housing with
households paying 30% of their income for rent.

< Self Help Units - 159 owner-occupied homes. Home buyers worked on the
construction of their homes.

< Operation Walking Shield - 125 lease-to-purchase homes purchased from
the Grand Forks Military Academy.

< Marif Units - 12 rental units with households paying 30% of their income
for rent.

< MHFA rental units - 100 rental units developed utilizing MHFA funds and
owned by the Red Lake Housing Finance Corporation.
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Housing Rehabilitation

The Housing Authority administers several housing rehabilitation programs and
rehabilitates approximately 25 homes annually. The Housing Authority employs
full time inspectors who inspect all of the Housing Authority’s rental units and
owner-occupied units that are financed through the Housing Agency. All units
are inspected based on program requirements, however, all units are inspected
at a minimum, every two years.

Red Lake Housing Finance Corporation

The Housing Authority has developed a separate entity, the Red Lake Housing
Finance Corporation, to administer its finance programs. The Housing Finance
Corporation administers a variety of finance programs and works closely with
the Minnesota Housing Finance Agency. Currently, the Housing Finance
Corporation services approximately 350 mortgage loans as well as many
housing rehabilitation loans.

Lease-to-Purchase Programs

The Housing Authority stresses home ownership and administers lease-to-
purchase programs. With their own Finance Corporation, the Housing Authority
can take an innovative approach to the lease to purchase concept. The Housing
Authority has stated that most of their rental units can be purchased by their
tenants.

HIP Program

The HIP Program develops approximately four rental units for elders on an
annual basis. The funds are provided by the Bureau of Indian Affairs.

Pathway Homes and Renter Education Programs

The Housing Authority offers a home buyer education program called Pathway
Homes. The Housing Authority also provides renter education to individuals.

Down Payment and Rental Assistance Programs

The Housing Authority provides down payment assistance for Tribal members
that purchase a home in Beltrami County off the Reservation. The household
must be below HUD income limits to qualify for the down payment assistance.
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The Housing Authority provides rent assistance to tribal members who rent a
unit in Beltrami County off the Reservation. The rent assistance includes
payment of the security deposit, and first and last month’s rent. The household
must be below HUD income limits to qualify for rent assistance.

515 Rural Development Units

The Housing Authority was awarded 515 RD funds to construct 20 rental units
in Redby in 2008.  Households pay 30% of their income for rent. The Housing
Authority was also awarded tax credits for this project.  The Homeless Shelter
staff currently manages these units

Homeless Shelter

A homeless shelter was developed in Red Lake.  The Shelter is owned by a Non-
Profit Corporation. The Shelter has seven bedrooms and 20 beds. Although,
individuals can utilize the facility, the facility will service primarily families. The
maximum stay in the facility will be 90 days with a goal of 30 days. A variety of
resources were utilized to develop the facility including MHFA, the Red Lake
Tribe, Rural Development and the Greater Minnesota Housing Fund.

Senior HUD 202 Project

The Jordain Perpich Nursing Home has developed a 20-unit senior apartment
project. All of the units have one bedroom and are approximately 550 sq. ft. in
size. The tenants pay 30% of their income for rent.  The project is senior
independent living; however, the nursing home provides services to the tenants
as needed.
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Summary of Red Lake Reservation Demographics

An analysis of Red Lake’s Demographics and other observations are as follows:

< The Reservation’s population increased by 39.6% in the 1990’s and has
increased by 14.2% from 2000 to 2010.

< The Reservation increased by 397 households in the 1990’s and has
added 400 households from 2000 to 2010.

< From 2010 to 2015, we are projecting the Reservation will add 259 to
365 new households which is approximately 52 to 73 households per
year.

< According to the 2010 U.S. Census, approximately 42% (2,495 people) of
the Reservation‘s population are in the 0-19 age range.  Only 32 people
are over the age of 85.  

< According to the 2010 U.S. Census, 7.6% of the households on the
Reservation are married couples with children and 51.8% are single
person households.

< Approximately 63% of the households on the Reservation own their
homes.

< The Reservation’s median household income is $30,205.

< More than 27% of renters and approximately 28% of owners are paying
over 35% of their income for housing.

< Approximately 85% of the Reservation’s housing units have been
constructed since 1970.

< The Housing Authority has a waiting list of 400-500 households who are
seeking housing. Many of these households are currently living on the
Reservation and are living with relatives or friends.

< A high percentage of Native Americans have diabetes which is cause for a
significant number of individuals with physical disabilities and individuals
who are amputees.
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< The Reservation has determined that single family home construction
with approximately 300 ft, between homes is the preferred living style for
the population.

< The Reservation has developed a 25-year land use plan which provides
future housing development sites that do not interfere with the
Reservation’s forest and wetlands.

< The Red Lake Housing Authority is an innovative agency that is aware of
and utilizes all of the funding sources and financial resources that are
available. The MHFA staff has stated the Housing Authority is as
aggressive and innovative in addressing their housing needs as any
agency they work within the State of Minnesota.
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Coordination with Area Housing Agencies

The Red Lake Housing Authority has worked with many State and Federal
Housing Agencies and nonprofit agencies to develop housing units and housing
programs over the past several decades.

The Housing Authority has been very innovative and aggressive in addressing
housing needs.

The Director of the Housing Authority is committed to ongoing communication
with local and regional housing agencies to coordinate, cooperate and partner
on housing projects and programs.

The Director has expressed interest in continuing to work with area housing
agencies on the following to assist tribal members who live in Beltrami County
off the Reservation:

< Affordable rental opportunities
< Home ownership opportunities and assistance
< Housing rehabilitation
< A facility for chronic inebriates (if Beltrami County is accepting to the

facility)

Currently, the Red Lake Housing Authority spends approximately $360,000
annually for down payment assistance and rent assistance programs for Tribal
members that live off the Reservation.  The potential exists to use these funds
in conjunction with programs offered by the Beltrami County HRA to extend
resources for Tribal members off the Reservation for ownership and rental
housing opportunities.  

The Red Lake Housing Authority has also expressed interest in seeking housing
rehabilitation funds for housing that is owned by Tribal members, but located
off the Reservation.    
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