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Introduction   �

Introduction

Overview

Community Partners Research, Inc., was originally hired in 2011 by the City of
Little Falls and the Little Falls Housing and Redevelopment Authority to
complete a comprehensive study of housing market conditions in the City and
the surrounding area.  In 2021, an Update to this document was initiated by the
City of Little Falls.

Methodology

A variety of resources were utilized to obtain information for the Update. 
Community Partners Research, Inc., collected and analyzed data from August to
December 2021.  Data sources included:

- U.S. Census Bureau
- Demographic estimates from the State Demographer
- Esri, Inc., a private data services provider
- Records and data from the City
- Records and data maintained by Morrison County
- Data provided by the MN Department of Revenue
- Data provided by the Multiple Listing Service
- Interviews with elected officials and staff from the City
- Interviews with community leaders
- Interviews with people familiar with the area’s housing conditions

including bankers, Realtors, property managers, and developers
- Area housing agencies
- Rental property owner surveys

Limitations

This Housing Study represents an analysis performed with the data available at
the time of the research.  Any findings 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
factors could change the findings and conclusions contained in this Study.

During the course of the research for this project, a global pandemic was still
underway, which has had widespread impacts, including on economic, housing
and educational conditions.  The longer-term effects of the pandemic cannot be
predicted, and the analysts have proceeded with the best information available
at the time of the research.
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This study was prepared by:
Community Partners Research, Inc.

Lake Elmo, MN
(651) 777-1813
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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.  At the time that research was completed for this
Update, the Census Bureau had just released initial information from the 2020
Census.  However, some of the more detailed tables on social and housing
related components were not scheduled for release until sometime in 2022.  As
a result, this Update has used Census data when available, and estimates for
tables that have not yet become available. 

The global pandemic not only impacted the Census release schedule, but it also
affected the data collection in 2020.  As a result, there are some questions
about the accuracy of 2020 Census, but in the opinion of the analysts it still
represents the best demographic information available.

Some of the detailed demographic variables, such as income and housing cost
information, are collected annually through the Census Bureau’s American
Community Survey, which is based on a random sampling of households. 
However, because the American Survey is an estimate from sampling data,
there is a margin of error that exists for each estimate.  

This document does incorporate some information from the American
Community Survey when viewed as reliable.  The American Community Survey
estimates have an effective date in 2019, so a significant data-lag exists.  The
estimates were derived from 5-year sampling between 2015 and 2019.

The analysts have also obtained information from Esri, Inc., a private data
services provider.  Esri’s estimates and projections are widely accepted in the
financial community, including the Minnesota Housing Finance Agency.    

Market Area Overview

In addition to City of Little Falls, this Update also examines demographic
information for a larger geographic area that immediately surrounds the City. 
Referred to as the Market Area, this demographic information will assist in
identifying the regional market potential for housing.  

All of the Market Area jurisdictions are located in Morrison County, and include
the Cities of Little Falls, Flensburg, Randall and Sobieski, and the Townships of
Agram, Belle Prairie, Bellevue, Culdrum, Darling, Green Prairie, Little Falls,
Parker, Pike Creek, Ripley, Swan River and Swanville.  A map showing the
Market Area boundaries is provided on the following page.
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Market Area
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Population Data and Trends

Table 1 Population Trends: 1990 to 2020

1990
Census

2000
Census

% Change
1990-2000

2010
Census

% Change
2000-2010

2020
Census

Little Falls 7,232 7,719 6.7% 8,343 8.1% 9,140

Market Area 17,679 18,766 6.2% 19,051 1.5% 19,308

Morrison County 29,604 31,712 7.1% 33,198 4.7% 34,010

Source: U.S. Census

According to the 2020 Census, the resident population of Little Falls was 9,140
people on April 1, 2020.  The City had added 797 people over the 10-year
period from the 2010 Census.  In percentage terms, the City’s population had
increased by 9.6% over the decade.

No specific information is available about the causes of growth between 2010
and 2020, but it does appear that annexation of adjoining township areas was a
significant contributor.  Between 2012 and 2013, part of Belle Prairie Township
was annexed into Little Falls, and approximately 490 people may have been
added to the City’s population.  

Excluding the estimated annexation gain, it is probable that Little Falls added
between 300 and 310 people from 2010 to 2020, for an adjusted growth rate of
approximately 3.7%.  While limited, this did continue a long-term pattern of
population growth for the community, dating back to at least 1990. 

The impact of annexation does not apply to the Market Area since both Little
Falls and Belle Prairie Township are part of the aggregated area.  The Market
Area, which includes small cities and townships within an approximate 10-mile
radius of Little Falls, added 257 people between 2010 and 2020, for an increase
of 1.3%.  This was very similar to a growth rate of 1.5% in the 2000s, but well
below the rate of 6.2% in the 1990s.

Within the specific jurisdictions within the Market Area, some added population
over the last decade while others lost population.  But overall, it appears that
the aggregated jurisdictions outside of Little Falls had a small combined
reduction in the total population, while Little Falls probably added 300 or more
permanent residents, in addition to the annexation gains.

For Morrison County, the 2020 population was 34,010, up by 812 people, or
2.4%, from 2010.  The County has consistently added population since 1990,
although the rate of growth has continued to slow from decade to decade.

� Little Falls Housing Study Update  - 2021 Draft 7



Demographic and Projection Data   �

Race and Ethnicity

The City’s population is primarily White and non-Hispanic.  According to the
2020 Census, more than 92% of the City’s residents identified themselves as
White for race.  Nearly 4.6% of the population identified that they were two or
more races.

Fewer than 2.3% of the City’s residents identified themselves as
Hispanic/Latino for ethnicity.

Due to the relatively small populations of racial and ethnic minority groups in
the City, no further demographic details have been presented in this Update
based on race/ethnic origin.

Group Quarters

The 2020 Census counted 356 people that were living in some type of group
quarters housing.  This included 149 people living in nursing homes, 193 people
living in non-institutional facilities, and 14 people in a correctional facility.

The City’s group quarters population in 2020 was very similar to 2010, when
366 people were living in this type of housing.  In 2010, there were 143 people
in nursing homes, 165 people in non-institutional facilities, and 58 people in
correctional facilities, so the distribution of group quarters type did change
somewhat between 2010 and 2020.
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Population by Age Trends: 2010 to 2021

The following table compares the population distribution by age.  Information
from the 2010 Census is compared to estimates from Esri for 2021.  Esri’s 
population estimate for the Market Area was approximately 2.8% higher than
the 2020 Census count, although there is also a one-year time difference in the
effective dates.  While Esri’s estimates may be slightly high the difference is
small and the Esri data can be used to track aging patterns.  

Table 2 Market Area Population by Age: 2010 to 2021

Age 2010 Census 2021 Esri Change

0-14 3,756 3,655 -101

15-19 1,271 1,085 -186

20-24 1,029 936 -93

25-34 2,245 2,417 +172

35-44 2,142 2,430 +288

45-54 3,084 2,285 -799

55-64 2,439 2,965 +526

65-74 1,456 2,282 +826

75-84 1,108 1,187 +79

85+ 521 615 +94

Total 19,051 19,857 +806

Source: U.S. Census; Esri
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For many years, demographic analysts have been talking about the impact that
is occurring as the large “baby boom” generation moves through the aging
cycle.  This trend has been very evident in Little Falls.  Between 2010 and
2021, the Little Falls Market Area had a net gain of 1,352 people in the 20-year
age range between 55 and 74 years old.  In 2021, nearly all of the baby
boomers were within these age groups.  

Some population growth also occurred within the older senior citizen age ranges
of 75 years old and older.  In total, these older senior ranges added 173 people
from 2010 to 2021.

The Market Area also had some population growth in the younger adult age
ranges between 25 and 44 years old, with an estimated gain of 460 people.   
However, this growth was then negated by a large net decrease in the 45 to 54
year old range, as the baby boomer migration caused a drop within this 10-year
age cohort.  As a result, the Esri estimates show a net decrease of 432 people
in the age ranges between 20 and 54 years old.

There was also some estimated decrease in the child and young adult ranges
age 19 and younger.  Overall, Esri estimates that this group decreased by 287
people.
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Population Projections

Since much of the past population gain in Little Falls has been due to
annexation, a projection for the City can be of limited use, without fully
understanding past and future annexations.  Therefore, the projections have
focused on the larger Little Falls Market Area to get a better picture of the
area’s growth potential, while recognizing that the City of Little Falls will be the
primary location for most future growth.

The analysts have reviewed demographic projections generated by Esri, Inc., a
private data reporting service.  Esri’s projection period starts from their 2021
base-year estimates and extends to the year 2026.  

It is important to note that Esri created their 2021 estimates prior to the
release of any 2020 Census data.  Esri will make adjustments in their 2022
release based on the new Census benchmark, but these will not be available
until mid-2022.  The analysts have proceeded with the 2026 Esri projections,
while recognizing that some minor errors exist within the base data.

Table 3 Population Projections Through 2026

2020 Population
Census

2021 Estimate
Esri

2026 Projection
Esri

Change
2021-2026

Market Area 19,308 19,857 20,193 336

Morrison County 34,010 34,985 35,684 699

Source:  U.S. Census; Esri 

Based on the initial release of 2020 Census population counts, Esri appears to
have somewhat overestimated the total population of the Little Falls Market
Area.  Without any adjustment for the one-year time difference in effective
dates, the Esri 2021 estimate is approximately 2.8% higher than the 2020
Census.

Esri is projecting future population growth for the Market Area over the next
five years.  If reduced to an annual average, the Little Falls Market Area would
be expected to add approximately 67 people per year.  

In the opinion of the analysts, this represents a realistic expectation of
population change in the near-future.  The annual growth being forecast over
the next five years is greater than the level reached over the past decade, but
is an achievable number.
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Esri also appears to have somewhat overestimated the total population for all of
Morrison County.  Without any adjustment for the one-year time difference in
effective dates, the Esri 2021 estimate is approximately 2.9% higher than the
2020 Census.  With the assumption that the County did add population between
2020 and 2021, this difference is even smaller.

Esri is projecting future population growth for the County over the next five
years.  If reduced to an annual average, Morrison County would be expected to
add approximately 140 people per year.  This would include an average of
approximately 67 people in the jurisdictions that form the Little Falls Market
Area, and 73 people in the remainder of the County.

The analysts have also reviewed the City-generated projections contained in the
City’s 2020 Updated Comprehensive Plan.  This document anticipates much
greater population growth for Little Falls, with an expected increase of 1,400
people over the 5-year time period from 2020 to 2025.  If reduced to an annual
average, this projection expects the City to add 280 additional residents each
year.  However, it is possible that some of this projected growth is the result of
planned future annexation activity.
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Household Data and Trends

Table 4 Household Trends: 1990 to 2020

1990
Households

2000
Households

% Change
1990-2000

2010
Households 

% Change
2000-2010

2020
Households

Little Falls 2,901 3,197 10.2% 3,608 12.9% 3,988

Market Area 6,270 6,984 11.4% 7,595 8.7% 7,927

Morrison County 10,399 11,816 13.6% 13,080 10.7% 13,688

Source: U.S. Census

According to the 2020 Census, Little Falls had 3,988 resident households, up by
380 from the 2010 Census.  This represented growth of 10.5%.  However,
much of this was due to a shift of existing area households, as portions of Belle
Prairie Township were annexed into the City limits during the decade.

The exact household gain from annexation can only be estimated, but
approximately 185 existing households may have changed jurisdictions since
2010.  After adjusting for possible annexation gains, an estimated 195
households were added to Little Falls through growth, for an increase of 5.4%.

Over the past 30 years, Little Falls has consistently added households.  While
some of this was also due to annexations before 2010, there have been gains
from new households being formed or households moving into the City. 
Between 2000 and 2010, the City probably added close to 200 additional
households after adjusting for annexation, followed by an estimated 195
households between 2010 and 2020, for a very stable level of annual growth. 

The Market Area household total was not impacted by annexation changes
between individual jurisdictions.  The 2020 Census recorded 7,927 resident
households in the aggregated Market Area.  When compared to 2010, 332
households had been added, for growth of 4.4%.   

Despite very limited population growth in the Market Area jurisdictions outside
of Little Falls, the remaining cities and townships did add nearly 140 households
over the past decade.  However, there were fewer people living in each
household, resulting in less population growth than household growth.

Growth in Morrison County was relatively strong between 2010 and 2020, with
the entire County adding 608 households, for a growth rate of 4.6%.  Excluding
the jurisdictions that form the Little Falls Market Area, the remainder of the
County added 276 households between 2010 and 2020.
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Average Household Size

The following table provides decennial Census information on average
household size.

Table 5 Average Number of Persons Per Household: 1990 to 2020

1990 Census 2000 Census 2010 Census 2020 Census

Little Falls 2.38 2.29 2.21 2.20

Market Area 2.75 2.63 2.46 2.39

Morrison County 2.79 2.64 2.50 2.45

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 caused by household composition changes, such as more single
parent families, fewer children per family, more senior households due to longer
life spans, and more people living alone.

The average household size in Little Falls has been decreasing over the past
three decades, although the average remained relatively steady between 2010
and 2020.  Over the longer-term, the City’s average household size decreased
from 2.38 persons in 1990 to 2.20 persons in 2020.

This same pattern was evident in both the Market Area and in Morrison County,
although both still had a larger average household size than Little Falls.

As discussed earlier in this section, the ongoing trend of fewer people per
household has meant that household formation has been occurring at a faster
rate than population growth.  This has the potential to create growth-generated
demand for housing units even in areas that are not experiencing any
significant population increase.
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Market Area Household by Age Trends: 2010 to 2021

The following table compares household distribution patterns for the Market
Area by age.  Information from the 2010 Census is compared to estimates from
Esri for 2021.  Esri’s Market Area household estimate was very similar to the
2020 Census count.  When adjusted for a one-year time difference in the
effective dates, the difference was probably less than 0.3%.

Table 6 Market Area Households by Age: 2010 to 2021

Age 2010 Census 2021 Esri Change

15-24 286 224 -62

25-34 1,056 1,094 +38

35-44 1,128 1,235 +107

45-54 1,706 1,212 -494

55-64 1,428 1,665 +237

65-74 903 1,348 +445

75+ 1,088 1,165 +77

Total 7,595 7,943 +348

Source: U.S. Census; Esri

Consistent with the population by age data presented earlier, the household
patterns show most of the net change occurring in the “baby boom” age
groups.  For the Little Falls Market Area, the largest net growth in households
occurred in the 10-year age group between 65 and 74 years old, and between
age 55 and 64.  For the entire Market Area there were an estimated 682
households added in these two 10-year age ranges.
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The advancement of the baby boomers through the aging cycle also resulted in
a large net reduction in households age 45 to 54 years old, as the age group
immediately younger was much smaller in size, and they could not replace the
previous age cohort.  Despite some growth in the 20-year range between 25
and 44 years old, the Market Area had an estimated reduction of more than 400
households in the combined age groups under 55 years old.

There was some limited growth among older senior households, age 75 and
above, but the Esri estimates show an increase of only 77 households between
2010 and 2021.  Most of the growth was from younger senior households
between the ages of 65 and 74 years old.
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Household Projections

The analysts have also reviewed household projections generated by Esri, Inc.,
for the 5-year time period from 2021 to 2026.  Once again, the projections are
provided for the Little Falls Market Area, with the recognition that Little Falls will
be the primary location for most of the household growth.

As stated previously, Esri created their 2021 estimates prior to the release of
any 2020 Census data.  Esri will make adjustments in their 2022 release based
on the new Census benchmark, but these will not be available until mid-2022. 
The analysts have proceeded with the Esri projections, while recognizing that
some minor errors may exist within the base data.

Table 7 Household Projections Through 2026

2020 Households
Census

2021 Estimate
Esri

2026 Projection
Esri

Change
2021-2026

Market Area 7,927 7,943 8,082 139

Morrison County 13,688 13,838 14,131 293

Source:  U.S. Census; Esri 

Esri’s base-year data for 2021 is very similar to the 2020 Census household
count, especially when adjusted for the one-year time difference in effective
dates.  

Going forward, Esri is projecting that the Market Area will add 139 households
over the next five years, or an annual average of approximately 28 households
per year.

Esri’s projection for all of Morrison County expects the addition of 293
households over the 5-year period, or an average of nearly 59 per year. 
Approximately 47% of the Countywide growth is being forecast in the
jurisdictions that form the Little Falls Market Area.

The City’s 2020 Updated Comprehensive Plan also contains projections,
spanning the 5-year time period from 2020 to 2025.  These projections are for
housing units rather than households, but expect the City to add more than 600
housing units, or an annual average of more than 120 units per year.  While
housing units are different than households, it is probable that the Comp Plan
anticipates 100 or more additional occupied housing units each year.  Once
again, some of this gain would possibly occur through future annexations.
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Household by Age Projections: 2021 to 2026

Esri has generated age-based projections for the Little Falls Market Area.  These
can be compared to the 2021 estimates to track anticipated future changes in
the demographic composition.

Table 8 Market Area Projected Households by Age: 2021 to 2026

Age 2021 Estimate 2026 Projection Change

15-24 224 240 +16

25-34 1,094 931 -163

35-44 1,235 1,345 +110

45-54 1,212 1,199 -13

55-64 1,665 1,514 -151

65-74 1,348 1,529 +181

75+ 1,165 1,324 +159

Total 7,943 8,082 +139

Source: Esri

Esri’s household by age projections show the expected aging of the Market Area
over the next five years, with an overall increase of senior-headed households
but a decrease of households age 64 and younger.  For seniors age 65 and
older, Esri is projecting an increase of 340 households by the year 2020.

Some of the younger adult age ranges are expected to remain relatively stable,
but significant decreases are projected among households age 55 to 64 years
old, and within the 25 to 34 year old age group.  Despite solid growth within the
35 to 44 year old range, overall these projections point to a decrease of
approximately 200 households in the combined age groups 64 and younger.
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Housing Unit Tenure

The 2020 Census has not yet released any information on home owner and
renter status.  The 2019 American Community Survey does provide an estimate
of the tenure distribution patterns.  In the following table, the 2019 estimates
have been presented, along with the 2010 Census data for comparison.  

Table 9 Households by Tenure - 2010 and 2019

2010 Census 2019 ACS

Percent Owned Percent Rented Percent Owned Percent Rented

Little Falls 63.4% 36.6% 58.5% 41.5%

Market Area 77.8% 22.2% 73.3% 26.7%

Morrison Co. 80.1% 19.9% 77.6% 22.4%

Source: U.S. Census; ACS

According to the American Community Survey, the renter-occupancy rate in
Little Falls increased over the prior decade, from 36.6% in 2010 to 41.5% in
2019.

Little Falls serves as the primary rental center for the entire Market Area, as a
high rate of home ownership exists outside of the City limits.  Even with the
impact of Little Falls, the entire Market Area had a home ownership rate above
73% in 2019.

The home ownership was even higher for all of Morrison County.  Although the
ownership rate had decreased from more than 80% in 2010, nearly 78% of all
County households owned their housing unit in 2019.
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2019 Median Income Data

Annual income estimates are available through the Census Bureau’s American
Community Survey.  The most recent estimates are for 2019.  In the following
table, the 2019 estimates have been compared to 2010 to track changes over
the decade.

The Market Area aggregation used in this Update is not a standard geography,
and median estimates do not exist for the combined jurisdictions.  However, it
is possible to extrapolate an approximate median from income distribution data.

Household income represents all independent households, including people
living alone and unrelated individuals together in a housing unit.  Families are
two or more related individuals living in a household. 

Table 10 Median Income - 2010 to 2019

2010 Median 2019 Median % Change

Households

Little Falls $33,447 $40,031 19.7%

Market Area* $44,327 $55,517 25.2%

Morrison County $47,085 $57,815 22.8%

Minnesota $57,243 $71,306 24.6%

Families

Little Falls $39,452 $63,396 60.7%

Market Area* $58,123 $71,431 22.9%

Morrison County $56,481 $70,586 25.0%

Minnesota $71,307 $89,842 26.0%

Source: American Community Survey
* Extrapolated medians

The estimates on median income show strong growth for family incomes in
Little Falls in recent years, but much less growth for all households.  The City’s
median household income of $40,031 had increased by less than 20% from the
2010 median level.  However, the median family income of nearly $63,400 was
up by almost 61% from the 2010 level.  Despite the growth in past years, the
medians for the City remain well below the comparable Morrison County and
Statewide medians.
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Income levels improved when the entire Market Area was examined, as the
jurisdictions surrounding Little Falls tended to have higher income households
and families.  The Market Area’s extrapolated median household income of
$55,517 had increased by more than 25% from 2010, and was only slightly
lower than the County’s median household income level.  The estimated median
family income for the Market Area was $71,431, and was above the comparable
median for all of Morrison County.

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 Little Falls could afford approximately $1,000 per month
for ownership or rental housing in 2019, while a median income family in the
City could afford $1,585. 

Although many households and families living in Little Falls do have buying
power for housing, there are significant differences between home owner
households and renters.  

In 2019, the estimated median income for home owners in the City was
$57,989, but the median income for renter households was only $26,250.  A
renter household at the median income level could only apply $656 per month
to housing costs without experiencing a cost burden.
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Income Distribution by Housing Tenure

The American Community Survey provides an estimate by owner and renter
status.  The first table examines income distribution within Little Falls.  

When compared to the 2020 Census, the American Community Survey in 2019
had underestimated the total number of households in Little Falls, by between
6% and 7%.  Despite the underestimate, the American Community Survey still
represents the best look at income distributions. 

Table 11 Little Falls Household Income Distribution by Tenure - 2019

Household Income Owner Households Renter Households Total Households

$0 - $14,999 143 340 483

$15,000 - $24,999 291 412 703

$25,000 - $34,999 267 176 443

$35,000 - $49,999 302 196 498

$50,000 - $74,999 350 321 671

$75,000 - $99,999 402 56 458

$100,000+ 432 52 484

Total 2,187 1,553 3,740

Source:  ACS

Household income and housing tenure are often linked for most households,
with home owners generally having higher annual income levels, and renters
having lower incomes.  
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In 2019, nearly 60% of renter households in Little Falls had an annual income
below $35,000.  At 30% of income, these households would have $875, or less,
that could be applied to monthly housing costs.  The median income for all
renter households was $26,250.

Conversely, most owner households had a higher income level.  Approximately
54% of owner households had an annual income of $50,000 or more.  The
estimated median household income for owners in 2019 was $57,989.

The same distribution information can be examined for the entire Market Area. 
Once again the American Community Survey represents an undercount of the
actual household level, but for the entire Market Area the difference is between
4% and 5%.

Table 12 Market Area Household Income Distribution by Tenure - 2019

Household Income Owner Households Renter Households Total Households

$0 - $14,999 293 407 700

$15,000 - $24,999 541 493 1,034

$25,000 - $34,999 503 218 721

$35,000 - $49,999 760 290 1,050

$50,000 - $74,999 999 431 1,430

$75,000 - $99,999 968 97 1,065

$100,000+ 1,492 83 1,575

Total 5,556 2,019 7,575

Source:  ACS

As the dominant geography in the Market Area, Little Falls does impact the
income distribution patterns for the larger area.  However, higher income levels
within the surrounding jurisdictions did improve the income distribution
statistics.

More than 55% of all renter households living in the Market Area had an annual
income below $35,000 in 2019, compared to nearly 60% within Little Falls.  

More than 62% of Market Area home owners had an annual income of $50,000
or more in 2019, compared to 54% in the City of Little Falls.
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Estimated Income and Housing Costs - Renters

In addition to collecting income data, the American Community Survey also
collected information on housing costs.   The following table provides data on
the number of renter households that are paying different percentages of their
gross household income for housing costs in the City of Little Falls. 

Based on the more recently released tenure information from the 2020 Census,
the 2019 American Community Survey did underestimate the number of 
households in Little Falls. However, the estimates on housing cost burden are
the best available information on income and expenses for housing.

Table 13 Gross Rent as a Percentage of Household Income - Little Falls

Percentage of
Income for Housing

Renter Households
age 64 and younger

Renter Households
age 65 and older

Total / Percent

0% to 19.9% 233 128 361 / 23.2%

20% to 29.9% 330 130 460 / 29.6%

30% to 34.9% 142 15 157 / 10.1%

35% or more 278 208 486 / 31.3%

Not Computed 66 23 89 / 5.7%

Total 1,049 504 1,553 / 100%

Source: ACS

Federal standards for rent subsidy programs generally identify 30% of
household income as the maximum household contribution.  When more than
30% of income is required, this is often called a “rent burden”.  When more
than 35% is required, this can be considered a “severe rent burden”.
  
According to the American Community Survey, more than 41% of all renters in
the City were paying 30% or more of their income for rent.  The large majority
of these households were actually paying 35% or more for housing. 

Although rent burden was present in all age ranges, many of the households
applying 30% or more of their income to housing costs were seniors.  More
than 44% of all senior-headed households had a rent burden in 2019,
compared to approximately 40% of all non-senior renters.

A housing cost burden could be caused by either high housing costs or low
household income, but in Little Falls it is primarily due to low income levels for
renters. 
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Estimated Income and Housing Costs - Home Owners

The American Community Survey also provided housing cost estimates for
owner-occupants.  The following table provides estimates of the number of 
households in the City of Little Falls that are paying different percentages of
their gross household income for housing costs. 

Based on the 2020 Census, the 2019 American Community Survey under
estimated the total number of owner households in the City but this still
represents the best data source for housing costs.

Table 14 Ownership Costs as a Percentage of Income - Little Falls

Percentage of Income
for Housing

Number of
Owner Households

Percent of
All Owner Households

0% to 19.9% 1,338 61.2%

20% to 29.9% 486 22.2%

30% to 34.9% 150 6.9%

35% or more 213 9.7%

Not Computed 0 0%

Total 2,187 100%

Source: ACS

Mortgage lending practices generally attempt to keep housing costs at or below
30% or household income.  Most owner-occupants, which would include
households with and without a mortgage, reported paying less than 30% of
their income for housing.  However, nearly 17% of all home owners reported
that they paid more than 30% of their income for housing.  Most of these
households were paying more than 35% of income for housing costs.

As would be expected, the large majority of cost-burden home owners had a
mortgage on their home.  However, nearly 37% of owners reporting a cost
burden had no mortgage.  In these cases, it was generally a low annual income
that has caused the cost burden, such as a retiree that now lives on a fixed
income.
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Building Permit Trends

Little Falls has had ongoing new housing construction activity over the last 12
years.  The following table identifies the units that have been added to the
City’s housing inventory from 2010 through November 2021.

Information in the following table has been assembled by Community Partners
Research using both City reports annual Census Bureau records.  

Table 15 Little Falls Housing Unit Construction: 2010 to 2021*

Year Single
Family

Two Unit Three/
Four Unit

Five+
Unit

TOTAL Housing
Demolitions

Estimated
Net Change

2021* 9 0 0 0 9 0 9

2020 12 0 0 0 12 2 10

2019 7 4 0 0 11 0 11

2018 9 0 0 0 9 5 4

2017 8 2 0 0 10 1 9

2016 8 0 8 0 16 1 15

2015 3 4 39 0 46 5 41

2014 6 10 4 0 20 3 17

2013 6 4 7 0 17 0 17

2012 3 2 0 0 5 1 4

2011 3 0 10 0 13 2 11

2010 3 0 0 51 54 0 54

Total 77 26 68 51 222 20 202

Source: City of Little Falls; Census Bureau; Community Partners Research
* 2021 reflects permit issuance through November

Between January 2010 and November 2021, an estimated 222 new housing
units were added to the City through new construction, based on building
permit issuance.  Some of the units permitted in 2021 may still be under
construction.

There were at least 20 housing units demolished during this same time period,
resulting in an estimated net gain of approximately 202 units in the City.
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The housing distribution between 2010 and 2021 included 77 single family
houses, 26 units in twin home/duplex structures, 68 units in four/five unit
structures, and one larger multifamily structure with 51 apartments.  

Only 12 of the 26 twin home/duplex units are believed to be for owner-
occupancy, with the remaining 14 units offered as rental housing.  All of the
units in structures with four or more units are believed to be rental housing. 
However, all of the owner-occupancy twin home permitting was done by 2015. 
Since 2016, no units have been permitted in twin home structures intended of
owner-occupancy.

Over the 12-year period from 2010 to 2021, the City has been averaging
between seven and eight owner-occupancy single family housing starts per
year, with approximately six to seven in single family detached houses and an
average of one unit per year in attached single family housing. 

Multifamily Rental Projects

The following rental housing projects have been developed since 2010:

< 2019 - 4 conventional market rate units by East Side Rentals
< 2017 - 2 conventional market rate units by Little Falls Rentals
< 2016 - 8 conventional market rate units by Legacy Management
< 2015 - 8 conventional market rate units by Legacy Management
< 2015 - 31 conventional market rate units in Evergreen Terrace
< 2014 - 4 conventional market rate units by Legacy Management
< 2014 - 6 conventional market rate units by Little Falls Rentals
< 2013 - 4 conventional market rate units by Legacy Management
< 2013 - 3 conventional market rate units by East Side Rentals
< 2012 - conventional market rate duplex
< 2011 - 4 conventional market rate units in Mill Park Townhomes
< 2011 - 6 conventional market rate units by East Side Rentals
< 2010 - Highland Senior Living with 51 units in a range of senior housing

options including independent living, assisted living and memory care
units.

With the exception of the Highland Senior Living project, all of the other
identified rental unit construction since 2010 has served the market rate
segment.  These units have been in town house-style construction, with the
amenities of single family unit living including attached garage parking.
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Residential Lots

The analysts contacted City staff and local real estate experts for information
regarding residential subdivisions and buildable lots.  The following
development areas were identified:

Sunrise III - The Sunrise Addition has had multiple development phases in the
past, with approximately 28 vacant lots available in Plat 3 that are listed on the
MLS.  Listed prices for these lots range from $48,900 to $51,900.  Lot sizes
range from .36 to .57 acres.  Sunrise may have additional undeveloped land
parcels that are available for future expansion.

South Oaks - No specific lot count was available for this subdivision in the
southern portion of the City.  However, it appears that between 10 and 15
vacant lots may still be available for single family detached home construction. 
Some of these lots may be privately owned and some are home builder-owned.

Hidden Oaks - This subdivision on the eastern edge of the City had a large
inventory of vacant lots in 2011 when the previous Housing Study was
completed.  However, ongoing construction since that time has used many of
these lots, including some parcels for twin homes/duplexes.  The estimated
vacant lot inventory would be five or fewer parcels for single family detached
construction.

Infill - There are some remnant infill lots in the City that may be suitable for
new home construction.  In December at least three lots were posted on the
MLS, with prices less than $20,000.
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Existing Home Sales

This section examines houses that have been sold within recent 12-month sales
periods.  The information used was obtained from the Morrison County
Assessor’s Office.  It is for the County’s sales ratio study for the period which
extends from October 1 until September 30 each year.  Because of the timing
of the data request, the 2021 sales period does not include a full 12-months of
sales, but does include some transactions from August 2021.  

It is important to note that the number of houses that are sold in any 12-month
period may not be an accurate indicator of overall home values.  However, this
annual sample does provide insight into sales patterns and trends in the City.

The sales information reflects only those sales that are determined to be “fair
market transactions”.  The sale price used is an adjusted value, which removes
the value of personal property, and also adjusts for terms, points, and similar
items that impact the sale.  

The County’s data collection is used to compare sales price to tax value.  As a
result, the County information primarily reflects existing home sales that have
an established tax value.  New construction sales activity would generally not
be recorded in the data that was used for this analysis.    

Table 16 Little Falls Residential Sales - 2020 to 2021*

Sales Year Number of Sales Median Price Highest Sale Lowest Sale

2021* 116 $159,500 $379,500 $30,000

2020 120 $140,903 $390,000 $45,410

Source: Morrison County Assessor;  Community Partners Research, Inc.
* 2021 is less than full 12 months

< The 2021 sales sample did not include a full 12-month period, but did
include nearly 11 months of home sales in Little Falls.

< The 2021 partial-year median home sale price was $159,500, based on
116 good transactions.

< The median price for 2020 was $140,903, based on 120 good sales

< Like most areas of Minnesota, Little Falls has had upward price pressure
for existing homes, with the median price increasing by more than 13%
between 2020 and 2021.
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2021 Home Sales by Price Range

The 116 good sales recorded between October 2020 and Aug 2021 have been
presented within defined price ranges.

Table 17 Little Falls Home Sales by Price Range - 2021* Sales Year

 Sale Price Number of Sales Percent of Sales

Less than $75,000 4 3.4%

$75,000 - $99,999 6 5.2%

$100,000 - $124,999 9 7.8%

$125,000 - $149,999 27 23.3%

$150,000 - $174,999 23 19.8%

$175,000 - $199,999 17 14.7%

$200,000 - $249,999 17 14.7%

$250,000 - $299,999 7 6.0%

$300,000+ 6 5.2%

Total 116 100%

Source: Morrison County Assessor; Community Partners Research, Inc. 
*2021 is partial year

< Recent residential sales ranged from a low of $30,000 to a high of
$379,500.

< Nearly 58% of the 2021 sales occurred within a range between $125,000
and $199,999.

� Little Falls Housing Study Update  - 2021 Draft 31



Existing Housing Stock  �

Active Residential Listings

The website Realtor.com, maintained by the National Association of Realtors,
was used to collect information on active residential real estate listings in Little
Falls.  On September 15, 2021, there were only 18 homes that appeared to be
listed for sale in Little Falls.

The MLS contained a number of additional properties, but some of these
appeared to be outside the City limits and in the surrounding rural areas.  There
were also a number of other homes that were identified as “pending” sales. 
These were excluded from the analysis, since it is likely that these were already
sold.

All of the 18 active listings were for existing homes.  No new construction
options were listed.  All of the houses appeared to be detached single family
units, with no twin home or town house units.  There were no properties
identified as manufactured or mobile homes. 

It is important to note that the active properties are those included in the
Multiple Listing Service (MLS) and would generally be offered through a real
estate agent.  There may be other properties that are posted for sale in Little
Falls that would not be part of the MLS, including most homes being offered “for
sale by owner”.

The following table examines the MLS listings in September 2021 by listing
price. 

� Little Falls Housing Study Update  - 2021 Draft 32



Existing Housing Stock  �

Table 18 Little Falls MLS Listings by Price Range - Sept. 2021

 Listing Price Number of Houses Listed Percent of Houses Listed

Less than $100,000 5 27.8%

$100,000 - $124,999 2 11.1%

$125,000 - $149,999 4 22.2%

$150,000 - $174,999 2 11.1%

$175,000 - $199,999 1 5.6%

$200,000+ 4 22.2%

Total 18 100%

Source: Realtor.com; Community Partners Research, Inc. 

Based on the listings on Realtor.com, Little Falls has a relatively small inventory
of houses that are priced at $200,000 or more.  Overall, approximately 22% of
active listings are priced at $200,000 or more, and fewer than 39% were priced
at $150,000 or more.  
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2020 Census Housing Data

The first housing counts released from the 2020 Census included information on
occupancy and vacancy of housing units.  The following table compares
information from 2010 and 2020 to track changes over the decade as reported
by the Census.

A portion of the growth in Little Falls over the prior decade was due to
annexation activity, as existing housing units in Belle Prairie Township were
added to the City limits.  The possible extent of the annexation related growth
can be seen by also examining the changes in the Township between 2010 and
2020.

Table 19 Housing Units, Occupancy and Vacancy - 2010 to 2020

Total Housing Units Occupied Units Vacant Units

2010 2020 Change 2010 2020 Change 2010 2020 Change

Little Falls 3,867 4,243 +376 3,608 3,988 +380 259 255 -4

Belle Prairie Twp 453 267 -186 439 259 -180 14 8 -6

Total 4,320 4,510 +190 4,047 4,247 +200 273 263 -10

Source: U.S. Census

< Before adjustments for annexation, the Census totals for the City of Little
Falls showed a net gain of 376 total housing units between 2010 and
2020.  The growth in the housing stock was nearly identical to the growth
in occupied housing units, as the City added 380 households.

< Although Belle Prairie Township would have experienced some changes
regardless of annexation, much of the decrease in housing units and
households would appear to have been caused by boundary changes. 
Over the decade, the Township had a reduction of 186 housing units and
180 households.

< With the assumption that the housing losses in Belle Prairie were
primarily attributable to annexation, the best available estimate is that
Little Falls added up to 190 housing units to the local inventory through
new housing construction or other forms of housing creation.

< Earlier in this section, information about residential permit issuance was
provided.  Based on available reports, it appears that the City would have
added approximately 176 housing units between 2010 and 2019, which is
similar to the reconciliation of Census records.
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American Community Survey Housing Data

Age of Housing

The American Community Survey includes an estimate of the age of the
housing stock.  This information was from sampling through the year 2019. 

For owner-occupancy units, the estimated median year of construction was
1971 for houses in Little Falls.  Approximately 39% of the City’s owner-occupied
houses were constructed before 1960. 

For rental housing, the estimated median year of construction was 1973.  More
than 38% of the City’s rental units had a date of construction before 1960.
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Neighborhood Housing Condition Analysis 

Community Partners Research, Inc. representatives conducted an updated
visual ‘windshield’ survey of single family/duplex structures in three
neighborhoods in the City of Little Falls.  Houses that appeared to contain three
or more units were excluded from the survey. 

The neighborhood boundaries are as follows.  A map of the neighborhoods is
provided on the following page.

Neighborhood #1 - North - Ninth Avenue NE;  South - First Avenue NE;  
West - First Street NE; East - Fifth Street NE

Neighborhood #2 - North - Thirteenth Avenue NE;  South - First Avenue NE;
West - Sixth Street NE; East - Seventh Street NE

Neighborhood #3 - North - Sixth Avenue NW;  South - First Avenue NW;  
West - Fourth Street NW;  East - First Street NW and Lindberg Drive N

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 was assumed to be a reasonable indicator of
the structure’s interior quality.  

Dilapidated was the lowest condition rating given and these houses are
generally considered to be beyond the point of economically feasible repair.  

Major Repair houses need multiple major improvements such as roof, windows,
siding, 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 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.

� Little Falls Housing Study Update  - 2021 Draft 36



Existing Housing Stock  �

Table 20 Neighborhood Windshield Survey Results - 2021

Neighborhood Sound Minor Repair Major Repair Dilapidated Total

#1 97 (36.7%) 125 (47.4%) 37 (14.0%) 5 (1.9%) 264

#2 64 (37.2%) 80 (46.5%) 27 (15.7%) 1 (0.6%) 172

#3 41 (35.1%) 55 (47.0%) 19 (16.2%) 2 (1.7%) 117

Total 202 (36.5%) 260 (47.0%) 83 (15.0%) 8 (1.5%) 553

Source: Community Partners Research, Inc.

< When compared to a similar condition survey completed in 2011, each of
the three neighborhoods has shown some improvement in quality.  In
each neighborhood the percentage of houses rated within the two highest
condition categories had increased in 2021.

< In Neighborhood #1, more than 84% of the houses were rated a Sound
or Minor Repair in 2021, compared to approximately 77% of the houses
in 2011.  

< In Neighborhood #2, nearly 84% of the houses were rated a Sound or
Minor Repair in 2021, compared to approximately 75% of the houses in
2011. 

< In Neighborhood #3, more than 82% of the houses were rated a Sound
or Minor Repair in 2021, compared to approximately 75% of the houses
in 2011.  There are some small rental cottages within this neighborhood
that may have been included in the 2011 survey, but were excluded in
2021. 

< Although there has been improvement within each of these
neighborhoods, there are still some deteriorated houses.  In the combined
neighborhoods there were 83 houses still rated within the Major Repair
category and eight houses that were rated as Dilapidated.  
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Mobile Home Condition

A visual ‘windshield’ survey was also completed for 113 mobile homes in three
areas in Little Falls.  These areas were the Suburban Mobile Home Park, Falls
Mobile Home Park, and the Little Falls Cottage and Mobile Home Park.
 
Mobile homes were also rated in one of four levels of physical condition.  The
visual survey analyzed only the physical condition of the visible exterior of each
structure. 

Table 21 Mobile Home Windshield Survey Results - 2021

Sound Minor Repair Major Repair Dilapidated Total

Suburban Park 7 (18.4%) 11 (28.9%) 15 (39.5%) 5 (13.2%) 38

Falls Park 3 (6.2%) 13 (27.1%) 20 (41.7%) 12 (25.0%) 48

Cottages/MH Park 0 (0%) 3 (11.1%) 17 (63.0%) 7 (25.9%) 27

Total 10 (8.9%) 26 (23.9%) 52 (46.0%) 24 (21.2%) 113

Source: Community Partners Research, Inc.

< Overall, there was a decrease in the number of mobile homes identified. 
In 2011, there were 129 units viewed and rated, compared to 113 units
in 2021.  The largest decrease occurred in Suburban Mobile Home Park
which had 54 mobile homes in 2011 compared to 38 units in 2021.

< In general, there was some deterioration in the condition and quality of
mobile homes in the City.  In all of the parks combined, approximately
41% of the mobile homes in 2011 had been rated as Sound or Minor
Repair, the highest ratings used.  In 2021, approximately 33% of the
units were in these better condition categories.

< In the 2021 survey there were 52 mobile homes rated as Major Repair
and 24 mobile homes rated as Dilapidated. 
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Rental Housing Data

Census Data

The 2020 Census has not yet released housing unit tenure distribution data.
However, recent estimates do exist through the American Community Survey. 
Based on this source, there are approximately 1,650 total rental units in the
City, including both occupied and vacant housing.  The American Community
Survey placed the City’s rental rate at 41.5% in 2019.

At the time of the 2010 U.S. Census, there were 1,321 occupied rental units,
and at least 109 unoccupied rental units in Little Falls, for a total estimated
rental inventory of approximately 1,430 units.  The City’s rental tenure rate,
was 36.6%, based on renter-occupancy households.

Based on the American Community Survey estimate, the City added as many as
220 total rental units to the local inventory since the 2010 Census was
conducted.  Building permit reporting over the past 11 years would indicate that
approximately 133 new rental units were built in the City.  

It is also probable that some tenure conversion also occurred, as housing that
had once been owner-occupied shifted to rental use.  In the early 2010s, a
home foreclosure crisis resulted in the sale of many bank-owned homes. 
Presumably, some of these were acquired by investors and offered as rental
housing.

Rental Registration

The City of Little Falls has a residential rental housing registration requirement. 
However, not all types of rental housing are required to comply.  Specialized
senior housing that is licensed by the State is not required to register.  

The records reviewed by the analysts showed 1,338 total registered units in
2021, below the unit count estimated in the American Community Survey.   

Recent Rental Construction

In the section of this document that examines building permit trends,
information was provided on rental housing development since the year 2010.

Based on the best available information on intended occupancy, it appears that
approximately 133 new rental units were constructed.  This total includes a 51-
unit senior project, although some of these units are not traditional rentals but
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instead serve very specialized care needs, such as assisted living or enhanced
care.  While all 51 units could be classified as rental housing, probably 15 or
fewer of the apartments in this project serve more independent renter
households.

Excluding the senior development, all of the remaining new units that were built
over the past decade provide conventional market rate rental housing.  These
units are often in single family-style structures, including duplex or town house
unit configurations.

Pending Rental Projects

Our research identified one possible rental project that is in the early planning
stages in 2021.  It would create between 45 and 50 market rate rental units in
a multistory apartment building.  City TIF involvement would require that 20%
of the units meet defined income standards.
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Rental Housing Survey

As part of this Housing Study Update, a telephone survey was conducted of the
larger rental projects in the City.  The survey was conducted in September
2021. 

Emphasis was placed on rental projects that have eight or more units, although
a few smaller properties were also included.  For the purposes of planning
additional projects in the future, multifamily properties represent the best
comparison of market potential.

Multiple attempts were made to contact each building.  Information was tallied
separately for different types of rental housing, including market rate units,
income restricted/tax credit units and subsidized housing.  Specialized senior
housing projects that offer services were also contacted and reported in a
separate section of this document.

Excluding specialized senior housing, there were 872 rental units that were
successfully contacted in the survey.  This represented more than 65% of all
units registered with the City of Little Falls.

< 392 market rate units
< 48 income restricted/tax credit units
< 432 subsidized units

The findings of the survey are provided below. 
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Market Rate Summary

Usable information was obtained on 392 market rate rental units in 18 rental
projects.  All of the units in the survey were multifamily buildings with four or
more units.  

Unit Mix

The following information is the bedroom mix for units surveyed:

< 66 one-bedroom (16.8%)
< 285 two-bedroom (72.7%)
< 41 three-bedroom (10.5%)

Occupancy / Vacancy

Within the conventional market rate multifamily rental stock we found only two 
vacant units of the 392 used in the occupancy calculation.  This represents a
vacancy rate of 0.5%.  

The few vacancies that did exist were attributed to recent turnover, as nearly
all rental property owners/managers reported good demand with frequent
inquiries from prospective tenants.

Rental Rates

There is a wide array of rental rates, depending on unit age, condition and
amenities.  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.  

The identified range defines the highest and lowest gross rents identified by the
2021 survey, while the prevailing range defines the gross rents being charged
by a majority of the units surveyed.    

Units Type Identified Range Prevailing Range
1-bedroom    $510-$740      $540-$710
2-bedroom   $590-$1,060     $680-$1,025
3-bedroom   $975-$1,325    $1,125-$1,325

The City does have some very high-quality rental developments, including a
number of town house-style rental options that include an attached garage,
which often represent the higher end of the identified range. 
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Tax Credit Summary

Since the mid-1980s, the primary federal incentive program for the production
of affordable rental housing has been through federal low income housing tax
credits, sometimes referred to as Section 42 housing.  In Minnesota, tax credits
are awarded annually on a competitive basis. 

Since the tax credit program was initiated, there have been six rental projects
in Little Falls that have received a tax credit award.  Four of these six projects
also received other sources of federal subsidies, and generally operate as
subsidized housing, serving very low income renters. 

The subsidized projects that also utilized tax credits are Buckman Apartments,
Falls Manor Apartments, Falls Meadowridge Townhomes, and Riverwood Pines
Apartments.  These four projects have been analyzed in the section on
subsidized rental housing that is presented on the following pages.

The two moderate rent tax credit projects that do not have project-based
federal subsidies are Highland Court Townhomes and River Rock Townhomes,
each with 24 affordable units.  Both projects offer two-bedroom and three-
bedroom rentals to moderate income households.  

The units in Highland Court serve households at 60% or less of the median
income level.  The units in River Rock serve households at 50% or less of
median income.  Additionally, six of the River Rock units are designated as
supportive housing for long-term homeless populations.

Unit Mix

The unit mix for the 48 tax credit units in the City is as follows:

< 26 - two-bedroom units
< 22 - three-bedroom units

Occupancy/Vacancy

At the time of our rental survey, there were no vacant units reported in the tax
credit projects.   

Rental Rates

Once again, the following estimated rent range includes an allowance for any
tenant-paid utilities.
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Units Type Identified Range
2-bedroom    $760-$810    
3-bedroom    $870-$980   

The federal tax credit program places maximum rent limitations on assisted
units.  The units in Little Falls are designated for households at either the 50%
or 60% maximum limits.  For 2021, maximum gross rents for units at 50% and
60% of median income are as follows:

Bedroom Size 50% Rent Limit 60% Rent Limit

Two-Bedroom            $838        $1,006
Three-Bedroom       $968             $1,162

The gross unit rents at both Highland Court and River Rock are generally less
than the maximum tax credit limits set at 50% of median income.    

The maximum rents allowable under the tax program at 60% of median income
are often above the prevailing rates for many of market rate units in Little Falls. 
Tax credit projects also have income restrictions that apply, which reduces the
potential tenant base, which may result in a lower rent structure to remain
competitive.   
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Subsidized Summary

There are eight subsidized projects providing rental opportunities for lower
income households. These projects have a combined 432 units.  

Two of the subsidized projects, Alverna Apartments and Buckman Apartments,
are specifically designated for senior/disabled tenant occupancy.  Another
project, Pine Grove Manor, was originally built for seniors, but was later
changed to general occupancy housing.  However, Pine Grove Manor does
provide an occupancy preference for senior/disabled tenants.  Counting Pine
Grove Manor as oriented to senior/disabled tenants, there are 185 units for this
tenant group, although not all of these units are actually occupied by
senior/disabled households.

The remaining five projects, Falls Manor, Falls Meadowridge, Park Place,
Riverwood Pines and Willows have a combined 247 units that are available as
general occupancy housing.  

Most of the City’s subsidized units can serve very low income people by
charging rent based on 30% of the tenant household’s income.  In some of the
Rural Development properties, there are a few units that do not have project-
based subsidies available, and a basic rent amount applies, even if it exceeds
30% of the household’s income. 

Unit Losses

At the time of the 2011 Housing Study there had been one additional subsidized
project in Little Falls, Ken-Mar Apartments.  This project, with 32 total units,
was originally developed using USDA Rural Development subsidies.  In 2017,
this project was converted to conventional market rate housing.  

Unit Mix

The subsidized rental projects in Little Falls range in size from 22 units to 124
units.  The bedroom mix breakdown is as follows:

< 282 one-bedroom (65.1%)
< 74 two-bedroom (17.1%)
< 58 three-bedroom (13.4%)
< 18 four-bedroom (4.2%)
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Occupancy / Vacancy

Within the base of 432 units in rental properties with project-based subsidies,
there were seven vacant units on the date of the survey.  Some additional units
were intentionally vacant to facilitate remodeling, but these have been excluded
from the calculation.  When compared to the total inventory of subsidized
housing, the seven unoccupied units represented a vacancy rate of 1.7%.

Nearly all of the vacant units were one-bedroom apartments, in projects
oriented to senior and/or disabled tenant occupancy.  The occupancy rates in
units with two or more bedrooms were very high.

Tenant-Based Rent Assistance

In addition to the subsidized projects, renter households have access to tenant-
based rent assistance programs.  The primary program provides HUD Housing
Choice Vouchers.  Smaller secondary programs are also available that are
specifically targeted to non-elderly tenants with a disability, and emergency
housing rent assistance.

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.  The rent assistance is
administered by the Morrison County HRA.  

The tenant-based rent assistance programs are available in all of Morrison
County, and some Vouchers are shared between Morrison and Todd Counties. 
The use of Vouchers changes from month to month, and can change location
within the service area, so any estimate of Voucher use in Little Falls is
approximate.  

In late 2021, there were approximately 160 to 180 total Vouchers available in
the various programs.   Between 105 and 110 of these Vouchers were being
used by renter households living in Little Falls.

It is possible that some of these households may be using their rent assistance
in one of the moderate rent tax credit projects or in a Rural Development
subsidized project if that project does not have project-based rent assistance
available for all tenants.  As a result, it is probable that some overlap of
affordable rental housing programs does occur.
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The most significant issue impact Voucher use in Morrison County in 2021 is the
shortage of vacant rental units.  The Morrison County HRA is often issuing
Vouchers to income-qualified households, but the recipients are unable to
secure a suitable rental unit that can meet program requirements.  As a result,
the Voucher is returned to the HRA for reissue to the next household on the
waiting list.  As a result, there is effectively no waiting list as Vouchers are
going unused.

Project-Based and Tenant-Based Subsidized Inventory

The inventory of project-based subsidized rental housing in Little Falls contains
432 units.  With an additional 105 to 110 tenant-based Vouchers in use, there
are approximately 540 or more rental households with access to some form of
subsidized housing, assuming that very little overlap of these deep-subsidy
resources generally occurs.

With as many as 1,600 renter-occupancy households living in Little Falls in
2021, approximately 34% of renters have access to some form of subsidized
housing.

Little Falls also has 48 moderate rent tax credit units.  While these would not be
considered subsidized housing, they do offer a below-market rent structure.  It
is very likely that some overlap in use occurs with resources, as tenant-based
Vouchers are often used in tax credit projects.  Still, with the addition of tax
credit units to the subsidized housing resources, it is likely that more than 580
renter households in Little Falls will typically be accessing one of these types of
affordable housing. 
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Table 22 Little Falls Multifamily Rental Housing Inventory

Name Number of Units

 /Bedroom Mix

Rent Vacancy/

Wait List

Tenant Mix Comments

Market Rate

Avonlea 1

Apartments

1301 5th Ave SE

14 - 1 Bedroom

10 - 2 Bedroom

24 Total Units

$550

$580-$610

+heat,

electric

No vacant

units

Mix of tenants

Three-level apartment building constructed in mid-

1970s.  Rent includes water, sewer, garbage and cable,

with tenant paying electric heat and electricity.  Garages

available for $40.  Amenities include AC and community

laundry facilities.  One-bedrooms have 576 sq ft and 2-

bedrooms have 660-800 sq ft; all units have 1 bathroom.

Manager reported no vacancies and many long-term

tenants.

Avonlea 2

Apartments

(formerly

Sunburst) 

1401 5th Ave SE

14 - 1 Bedroom

10 - 2 Bedroom

24 Total Units

$550

$580-$610

+heat,

electric

1 vacant

unit

1 - 1 Bdrm

Mix of tenants

Three-level walkup apartment building constructed in

late 1970s.  Rent includes water, sewer, garbage and

cable, with tenant paying electric heat and electricity. 

Garages available for $40.  Amenities include AC and

community laundry facilities.  One-bedrooms have 576

sq ft and 2-bedrooms have 660-800 sq ft; all units have

1 bathroom. Manager reported 1 vacancy due to

turnover, but many long-term tenants.       

Courtyard

Apartments

800 Anne Marie

Circle

36 - 2 Bedroom

36 Total Units

$925

+electric

1 vacant

unit 

1 - 2 Bdrm

Mix of tenants

with many

seniors

Apartments in 2-level apartment building with elevator,

constructed in 1994.  Rent includes heat, water, sewer,

cable and garage, with tenant paying electric. Amenities

include security entrance, deck/patio, in-unit laundry and

community room with kitchen.  Project is popular with

seniors but also younger singles and couples.  Manager

reported one unit was vacant due to recent turnover but

good demand with many inquiries.
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Table 22 Little Falls Multifamily Rental Housing Inventory

Name Number of Units

 /Bedroom Mix

Rent Vacancy/

Wait List

Tenant Mix Comments

Market Rate

 

Courtyard

Townhomes

808 Anne Marie

Circle

31 - 2 Bedroom

31 Total Units

$925-$975

+electric

No vacant

units

Mix of tenants

including

young

professionals

and seniors

Town house-style units with 1 or 2 car attached garage,

constructed in 1997.  Rent includes heat, water, sewer

and garage, with tenant paying electric.  Amenities

include deck/patio, in-unit laundry and community room

with kitchen.  Manager reported mix of tenants Manager

reported no vacancies with good demand and many

inquiries.

Edgewater

Townhomes

40 1st Ave SE

37 - 2 Bedroom

37 Total Units

$975

+electric

No vacant

units

Primarily

senior

tenants

One-level town house-style units with attached 1 car

garage constructed in early 1990s.  Rent includes heat,

water, sewer, and cable with tenant paying electric. 

Amenities include deck/patio, in-unit laundry hookup and

community room with kitchen.  Most tenants are seniors. 

No vacancies and good demand.

Elmwood

Apartments

415 3rd St NE

4 - 1 Bedroom

3 - 2 Bedroom

7 Total Units

$500-$625

$650-$750

+electricity

No vacant

units

Mix of

Tenants

Two-level apartment building constructed in the 1960s. 

Rent includes heat, water, sewer and garbage, but tenant

pays electric.  Amenities include coin laundry and

garages for 5 units.  Mix of tenants reported.  No

vacancies on date of survey.

Evergreen

Terrace

Townhomes

Deroiser Dr

16 - 2 Bedroom

15 - 3 Bedroom

31 Total Units

$975

$1150

+electric

No vacant

units

Mostly senior

tenants

One-level town house-style units with attached 2-car

garage constructed in 2016.  Rent includes heat, sewer,

water and garbage, with tenant paying electric. 

Amenities include dishwasher, microwave, disposal, AC,

in-unit laundry room w/hookup, and community room

with kitchen.  Two-bedrooms have 1153 sq ft and 3-

bedrooms have 1448 sq ft; all units have 2 bathrooms.  

Manager reported that most tenants are seniors.  Full

occupancy with good demand.
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Table 22 Little Falls Multifamily Rental Housing Inventory

Name Number of Units

 /Bedroom Mix

Rent Vacancy/

Wait List

Tenant Mix Comments

Market Rate

Ken-Mar

Apartments

315, 415 6th St
SE

500 8th St NE

4 - 1 Bedroom

28 - 2 Bedroom

32 Total Units

$500

$550

+electric

No vacant

units  

Mix of tenants

Former USDA Rural Development subsidized project that

converted to market rate housing in 2017.  Four 8-unit

buildings that are 2-level walkup apartments,

constructed in 1976 and 1978. Rent includes heat,

sewer, water, garbage and basic cable, with tenant

paying electric.  Some detached garages available for

extra fee.  Approx. 10 to 12 tenants have rent assistance

Vouchers.  Manager reported no vacant units and good

demand.  Most tenants are age 50+.  Rents are

scheduled to increase by $50 in 2022.

Legacy

Management

various

addresses

16 - 2 Bedroom

8 - 3 Bedroom

24 Total Units

$1000

$1200

+electric

No vacant

units Mix of tenants

Rental 4-plexes constructed in phases between 2013 and

2016.  Units are town house-style with attached 1-car

garage.  Rent includes heat, sewer, water and garbage,

with tenant paying electric.  Amenities include

dishwasher, microwave, wall AC and 3-bedrooms have 1

½ bathrooms.  Community laundry facilities.  Manager

reported no vacancies and good demand.

Mill Park

Townhomes

205 6th Ave SW

4 - 3 Bedroom

4 Total Units

$1250

+electric

No vacant

units Mix of tenants

Two-level town house-style units with 2 car attached

garage constructed in 2011.  Rent includes heat, sewer,

water and garbage, with tenant paying electric. 

Amenities include dishwasher, microwave, disposal, AC

and in-unit laundry.  Full occupancy reported with good

demand.  Project appeals to range of tenants including

families with children.  

Park Place

Apartments

505 2nd Ave SE

40 - 2 Bedroom

40 Total Units

$950-$975

+electric

No vacant

units

Mix of tenants

Two-level apartment building with elevator constructed in

1999.  Rent includes heat, water, sewer and garage, with

tenant paying electric.  Amenities include security

entrance, deck/patio, in-unit laundry and community

room with kitchen.  No vacancies on date of survey and

turnover units fill quickly.  .
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Table 22 Little Falls Multifamily Rental Housing Inventory

Name Number of Units

 /Bedroom Mix

Rent Vacancy/

Wait List

Tenant Mix Comments

Market Rate

 River Walk

Apartments

30 E Broadway

10 - 2 Bedroom

10 Total Units

$725

+heat,

electric

No vacant

units

Primarily

younger

tenants

Units created through conversion of historic 2-story

downtown building into apartments in mid-1990s.  Rent

includes water, sewer and cable, with tenant paying heat

and electric.  Amenities include in-unit laundry hookup. 

Building generally appeals to younger renters due to

stairs. No vacant units on date of survey.

Rosestone

Apartments

1001 5th Ave NE

9 - 1 Bedroom

15 - 2 Bedroom

6 - 3 Bedroom

30 Total Units

$515-$550

$695-$735

$825-$850

+heat,

electric

No vacant

units

Mix of tenants

including

many seniors

Three-level apartment building with elevator and

underground parking, constructed in 1995.  Tenants pay

heat and electric in addition to rent.  Units have

dishwasher, disposal, microwave, AC and laundry

hookup.  Manager reported no vacant units and good

demand.  Mix of tenants including many seniors and

near-seniors.

Town and

Country Manor

615 11th St NE

1 - 1 Bedroom

23 - 2 Bedroom

24 Total Units

$460

$560

+electric

No vacant

units

Mostly

working age

tenants

Multi-level walkup apartment building constructed in the

mid-1970s.  Rent includes heat, sewer, water and

garbage, but tenant pays electric.  Amenities include

decks for upper level units, wall AC, community laundry

and garage for extra $35.  Manager reported no vacant

units and good demand.  Mix of tenants but most are

working age.

Westside

Townhomes

704-710 Crystal

Lane

8 - 3 Bedroom

8 Total Units

$1100

+electric No vacant

units

Mix of tenants

One-level town homes with attached 2 car garage built in

2005.  Rent includes heat, water and sewer with tenant

paying electric.  Amenities include dishwasher, disposal,

AC, deck/patio and in-unit laundry hookup.  Units are

large and appeal to broad mix of renters including

seniors.  No vacant units on date of survey.
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Table 22 Little Falls Multifamily Rental Housing Inventory

Name Number of Units

 /Bedroom Mix

Rent Vacancy/

Wait List

Tenant Mix Comments

Market Rate

200-204 8th St

SE

14 - 1 Bedroom

14 Total Units

$570

+electric

No vacant

units Mix of tenants

Two 2-level walkup apartment buildings.  Rent includes

heat, sewer, water and garbage, with tenants paying

electric.  Amenities include community laundry, off-street

parking and storage area.  No vacancies reported and

good demand. 

103 6th St NW

4 - 1 Bedroom

4 - 2 Bedroom

8 Total Units

$650

$760

+electric

No vacant

units

Mix of tenants

Two 2-level walkup apartment buildings.  Rent includes

heat, sewer, water, garbage and detached garage, with

tenants paying electric.  Amenities include community

laundry, off-street parking, and detached garage parking. 

No vacancies reported and good demand. 

504-506 6th St
SW

2 - 1 Bedroom

6 - 2 Bedroom

8 Total Units

$650-$700

$760

+electric

No vacant

units Mix of tenants

Two 2-level apartment buildings.  Rent includes heat,

sewer, water, garbage and detached garage, with

tenants paying electric.  Amenities include community

laundry, off-street parking.  Units in newer building have

dishwasher.  No vacancies reported and good demand. 
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Table 22 Little Falls Multifamily Rental Housing Inventory

Name Number of Units

 /Bedroom Mix

Rent Vacancy/

Wait List

Tenant Mix Comments

Tax Credit/Moderate Rent

Highland Court

Townhomes

1104, 1108 5th

Ave SE

14 - 2 Bedroom

10 - 3 Bedroom

24 Total Units

$715

$805

+electric

No vacant

units,

waiting list

General

occupancy

units at 60%

or less of

median

income

Tax credit townhouse units that opened for occupancy in

2003.  All units are income-restricted at 60% or less of

median income.  Rent includes heat, water, sewer and

garbage with tenant paying electric.  Amenities include

dishwasher, AC, and in-unit laundry hookup, detached

garage and playground.  Two-bedroom units have 1000 

sq ft and three-bedrooms have 1200 sq ft.  Manager

reported full occupancy at time of survey with a waiting

list.

River Rock

Townhomes

708 14th St SE

12 - 2 Bedroom

12 - 3 Bedroom

24 Total Units

$710

$810

+heat,

electric

No vacant

units,

waiting list

General

occupancy

units at 50%

of median

income, with

6 supportive

units

 Tax credit townhouse units that opened for occupancy in

2010.  All units are income-restricted at 50% or less of

median income, with 6 units are designated as

supportive housing to serve long-term homelessness. 

Tenants pay heat and electric in addition to rent.  Units

have one or two-level living, with attached garage.  Units

have dishwasher, AC and in-unit laundry.  Two-bedroom

units have 1169 to 1190  sq ft with 1 or 1.5 baths and

3-bedrooms have 1471 sq ft and 1.5 bathrooms. 

Manager reported good demand for units, with a waiting

list - supportive units filled through referral with LSS. 

Rents have increased by $170 from 2011 survey.
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Table 22 Little Falls Multifamily Rental Housing Inventory

Name Number of Units

 /Bedroom Mix

Rent Vacancy/

Wait List

Tenant Mix Comments

Subsidized

Alverna

Apartments

300 8th Ave SE

59 - 1 Bedroom

1 - 2 Bedroom

60 Total Units

30% of

income

3 vacant

units,

waiting list

Senior and/or

disabled

occupancy

with 10%

younger

HUD Section 202 apartment project constructed in 1981

and serving senior and disabled tenants - only 10% of

residents can be under 62 years old.  All residents have

access to rent assistance that allows rent based on 30%

of income.  Project can offer optional noon meal for a fee

from adjoining St. Otto’s Care Center.  Manager reported

3 vacancies at time of survey due to turnover but

building generally fills as winter approaches.  A short

waiting list is maintained.

Buckman 

Apartments

209 1st St SE

27 - 1 Bedroom

27 Total Units

$645-$733

30% of

income

No vacant

units,

waiting list

Senior and/or

disabled

occupancy

Rural Development and Tax Credit project that converted

historic downtown hotel into senior congregate housing

in 1994.  Designated for senior (age 62+) or disabled

tenant occupancy. In extended compliance phase for tax

credits.  All units have rent assistance; higher income

tenants pay 30% of income but not more than highest

end of range listed.  Activities and public transportation

promoted.  Manager reported full occupancy and a

waiting list  

Falls Manor

1034 4th Ave NE
12 - 2 Bedroom

10 - 3 Bedroom

22 Total Units

$630-$835

$685-$888

30% of

income

No vacant

units,

waiting list

General

occupancy

Rural Development and Tax Credit project placed in

service in early 1990s.  Two-level apartment building has

12 units, and 10 3-bedroom town homes.  Town homes

have laundry hookup.  Project entered extended

compliance phase for tax credits in 2008.  Twenty

tenants have access to rent assistance and pay rent

based on 30% of income; 2 tenants pay 30% of income

but not less than basic or more than market rents listed.

One tenant has rent assistance Voucher thru HRA.

Manager reported full occupancy with 17 name wait list

for 2-bedroom and 12 name wait list for 3-bedroom.
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Table 22 Little Falls Multifamily Rental Housing Inventory

Name Number of Units

 /Bedroom Mix

Rent Vacancy/

Wait List

Tenant Mix Comments

Subsidized

Falls

Meadowridge

Townhomes

775 Buck Lane

18 - 2 Bedroom

24 - 3 Bedroom

6 - 4 Bedroom

48 Total Units

$689

$845

$976

30% of

income

1 vacant

unit

1 - 2 Bdrm,

waiting list

General

occupancy

HUD Section 8 town house project constructed in the

1970s.  Tax credits awarded in 2003 as part of ownership

change and rehab project.  All tenants have access to

rent assistance and pay rent based on 30% of median

income up to market rents listed.  Manager reported 1

vacant unit on date of survey due to turnover, but

waiting list exists.

Park Place

Apartments and

Townhomes

(formerly Key

Row

Community)

707 11th St NE

905 6th Ave NE

64 - 1 Bedroom

24 - 2 Bedroom

24 - 3 Bedroom

12 - 4 Bdrm TH

124 Total Units

$596

$737

$852

$1061

30% of

income

No vacant

units,

waiting list

General

occupancy

HUD Section 8 subsidized complex constructed in 1971. 

All tenants have access to rent assistance and pay rent

based on 30% of income, up to maximum rents listed. 

Minimum rent of $25.  Four-bedroom units are town

homes, while other units are apartments.  Manager

reported that some turnover units were unoccupied they

were in process of being filled from waiting list.  Limited

turnover in 4-bedrooms but a short waiting list exists. 

Pine Grove

Manor

901 SW 1st Ave

96 - 1 Bedroom

2 - 2 Bedroom

98 Total Units

$475

$587

30% of

income

11 vacant

units but

some are

for remodel

General

occupancy

HUD Public Housing Highrise originally constructed for

senior/disabled occupancy but later rule change made it

a general occupancy building.  Preference for

elderly/disabled applicants but only 50% meet

preferences. Tenants pay rent based on 30% of income

up to ceiling rents listed. Manager reported 11 vacant

units but 8 of these were intentionally vacant for major

remodeling.  Building was reconfigured and now 98

apartments compared to 100 previously.   
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Table 22 Little Falls Multifamily Rental Housing Inventory

Name Number of Units

 /Bedroom Mix

Rent Vacancy/

Wait List

Tenant Mix Comments

Subsidized

Riverwood Pines

Apartments

18795

Riverwood Dr

10 - 1 Bedroom

14 - 2 Bedroom

24 Total Units

$895-$945

$1005-$1060

30% of

income

No vacant

units,

waiting list

General

occupancy

Rural Development, Tax Credit and HUD HOME project

that involved renovation/conversion of Our Lady of

Angels into rental housing in 2006.  All units have rent

assistance and tenants pay rent based on 30% of

income, but not more than highest end of the range

listed.  Garage parking is available at no cost but garages

are limited.  Manager reported one open unit due to

turnover but in the process of being filled from waiting

list.

Willow

Apartments

301 11th St NE

1025 2nd Ave NE

26 - 1 Bedroom

3 - 2 Bedroom

29 Total Units

$470

$495

30% of

income

No vacant

units,

waiting list

General

occupancy

Rural Development subsidized apartments constructed in

1970s and in 2007.  Twenty-one units from 1970s are

one-level apartments.  Two-level apartment building

added in 2007 with 8 units.  Rent assistance available for

26 units, with tenants paying rent based on 30% of

income; remaining tenants pay 30% of income but not

less than basic rent or more than market rents listed. 

Project houses many tenants with special needs, often

referred through Lutheran Social Services.  Good location

near many retail and service offerings makes this a

popular project.  No vacancies and waiting list reported.

Source: Community Partners Research
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Senior Housing with Services Summary

Senior housing with services is a broad classification that encompasses a wide
range of housing options, from nearly independent housing to advanced
assisted living and memory care.  The following definitions of units by type have
been made by Community Partners Research based on our understanding of the
assistance being offered at each facility.  These definitions may not always
match with the technicalities of licensing through the State of Minnesota. 

Units by Type

The Minnesota Department of Health identifies a number of licensed providers
of senior housing with services in Little Falls.  This list was used to contact
housing providers.  The projects have been summarized below. 
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Light Services/Congregate Senior Housing

The research for this Update identified two housing projects in Little Falls that
can provide largely independent living options to the senior market.  Both of
these projects are part of larger complexes that can offer more intensive
services, and they have the ability to deliver a higher level of care as needed by
the resident. 

Unit Inventory

Bridgeway Estates has 42 apartment units, and Highland Senior Living has 51
apartment units.  Both of these projects can provide a range of care for
residents and are licensed as Assisted Living Facilities with the MN Department
of Health.  However, both of these providers do offer a light services option for
more independent seniors.

In Bridgeway Estates, independent tenants get utilities, weekly housekeeping
and an emergency call system included in rent.  At the time of the rental
survey, an estimated 30% to 40% of the tenants were only accessing the light
services offered.  With 42 total units, in the middle of this range approximately
15 units would typically be used as light services housing.

In Highland Senior Living independent tenants receive light housekeeping,
emergency call system with 24-hour staffing and utilities in the rent. 
Apartment units have a full kitchen but tenants do have the option to purchase
meals.  At the time of the rental survey, an estimated 25% to 30% of the
tenants were only accessing the light services offered.  With 51 total units, in
the middle of this range approximately 14 units would typically be used as light
services housing.

These two providers have an estimated 29 rental units that could be occupied
by seniors wishing to acquire some level of lighter services with their housing.  

Occupancy/Vacancy

Occupancy rates in this segment of the senior market were very high at the
time of the rental survey.  Only one vacant unit was reported in the two
projects offering this type of housing, and the open unit was attributed to
recent turnover.

� Little Falls Housing Study Update - 2021 Draft   61



Senior Housing with Services Data   �

Rental Rates

Rental rates in senior housing with services projects can vary significantly,
depending on what services are actually included in the basic package.  The
lowest entry price at Bridgeway Estates starts at $1,130.  The lowest reported
entry point at Highland Senior Living was $3,240.

Pending Projects

The research for this Update did not identify any proposed senior housing
projects for Little Falls.
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Assisted Living 

There are six Assisted Living Facilities that are licensed in the City of Little Falls. 
However, two of these serve very specialized populations, while the remaining
four primarily address demand from seniors needing services with their
housing.  In the analysis that follows, only the four projects proving access to
the general senior population have been analyzed.

Specialized Assisted Living

There are two licensed projects in Little Falls serving specialized populations. 
Although they have not been included in the analysis of senior housing needs,
they do provide housing options for some City residents.

Franciscan Sisters of Little Falls provides housing with services options for
sisters in the Roman Catholic religious order.  It is licensed for 37 beds, but is
not available to people outside of the religious order.

Nouis Home was originally developed to provide housing with supportive
services for veterans, but later broadened its mission to serve non-veterans. 
The facility is focused on serving mental health needs of residents.  Although
some senior citizens may be in occupancy, most residents of Nuis Home are not
seniors.

Senior Assisted Living Inventory

There are four licensed facilities that specifically serve seniors needing
assistance with daily living:

< Bridgeway Estates
< Central Minnesota Senior Care
< Diamond Willow
< Highland Senior Living

Bridgeway Estates has 42 apartment units and is licensed for 50 residents. 
Bridgeway Estates can provide flexible levels of care, and an estimated 60% to
70% of tenants are receiving assisted living services.  In the middle of this
range, approximately 27 units are typically available for assisted living use.

Central MN Senior Care is a residential-style facility with residents having
private bedrooms but shared living spaces.  It is licensed for 10 resident
capacity.
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Diamond Willow can provide both assisted living and memory care housing in a
residential-style setting.  One building, with 10 suites, is used for assisted
living, with a capacity for 13 residents in private or shared suites.

Highland Senior Living has 51 apartment units and is licensed for 69 residents. 
Highland can provide flexible levels of care, and an estimated 70% to 75% of
tenants are receiving assisted living services.  In the middle of this range,
approximately 37 units are typically available for assisted living use.

Combined, the senior assisted living providers in Little Falls can provide housing
for as many as 110 people needing higher levels of care.

Occupancy/Vacancy

At the time of the rental survey there were generally high utilization rates
reported in the assisted living facilities in Little Falls. Some unused capacity was
present in Bridgeway Estates, Central MN Senior Care and Diamond Willow. 
However, this was often attributed to recent turnover.  

It should also be noted that the Covid pandemic had some impact on recent
occupancy patterns, as some seniors have been hesitant to move into long-
term care facilities.  

Rental Rates

No specific information was collected on rental rates.  In general, pricing for
assisted living will vary greatly depending on the level of care provided in the
basic package.  In many cases, higher levels of services can then be purchased
as needed.  Most of the assisted living projects will accept County assistance
programs, such as Elderly Waiver. 

Pending Projects

The research for this Update did not identify any proposed senior housing
projects for Little Falls.
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Memory Care Housing

There are three facilities in Little Falls that specifically serve residents with
memory care housing needs and are licensed for Dementia units.  However,
one of these providers, Franciscan Sisters of Little Falls is only available to
sisters in the religious order and has not been included in the analysis that
follows.

Unit Inventory

The two identified providers of memory care housing are:

< Diamond Willow
< Highland Senior Living

It is important to note that people with memory loss may also be able to living
in skilled nursing homes, assisted living or other types of senior housing.  This
is especially true in St. Otto’s Care Center which allows for people with memory
loss issues to live securely on the upper floors of the building.  But for some
people, a specialized, secured facility may be required.  

Diamond Willow can provide both memory care housing and assisted living in a
residential-style facility.  One building, with 10 suites, is used for memory care.
Private or shared suites are available with capacity for 13 residents.

Courtland Square is a dedicated part of the Highland Senior Living project that
serves memory care residents.  This wing has capacity for 14 residents in studio
units.

Combined, the memory care facilities listed above have capacity for up to 27
people.  To reach full capacity, some rooms would need to be shared
occupancy.

At the time of the 2011 Housing Study there had been a third memory care
provider operating in Little Falls.  Harmony House had capacity for 22 residents
in 20 rooms.  However, Harmony House has since changed its focus and now
provides long-term care for people with disabilities.
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Occupancy/Vacancy

As reported to the telephone survey, the utilization rates in this specialized
segment appear to be high, although some vacant rooms/beds were reported in
Diamond Willow.  However, this was attributed in part to the global pandemic,
as well as staffing issues related to the low area unemployment rate.

Rental Rates

Memory care housing is very staff-intensive and represents one of the highest
cost options.  As with assisted living there is general  acceptance of County
assistance programs to help lower income seniors that need specialized care.

Pending Projects

The research for this Update did not identify any proposed senior housing
projects for Little Falls.
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Skilled Nursing Homes

There are two licensed skilled nursing homes in Little Falls.  

Little Falls Health Center is licensed for 64 beds in 2021, down by only one bed
from 2011.  There is a transitional care set-aside of 8 beds, with remaining
beds available to long-term residents.  At time of survey there were 57
occupied beds.

St. Otto’s Care Center is licensed for 91 beds in 2021, down from 93 beds at
time of 2011 Housing Study.  There are no dedicated bed set-asides, but the
administrator estimated 80% of residents are long-term care and 20% are
shorter-term for transitional care.  This facility is conducive to memory care
residents with wanderguard and with the physical configuration of the building. 
Recent occupancy has been approximately 85% but this has been negatively
impacted by the pandemic.

Excluding the beds that are dedicated to other uses, it is estimated that
between 125 and 130 beds are typically available for long-term care in Little
Falls.  Actual occupancy in 2021 would be lower as unused capacity exists.
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Senior Demographics and Market Share

Housing with services projects can attract seniors of any age, but typically have
the greatest utilization by older seniors.  To better analyze the market share for
the various forms of housing in Little Falls, Community Partners Research has
compared the supply of various types of units to Market Area demographic data
for older seniors, age 75 and above.

Senior Population

The 2020 Census has not yet released information on population by age.  For
this document, age-based population estimates from Esri have been used. 
When Census tables are available in 2022 the accuracy of the estimates used in
the following analysis should be examined.

According to Esri’s estimates for the Little Falls Market Area in 2021, the
following population levels are present:

< 2,282 people age 65 to 74
< 1,802 people age 75 and older

When compared to the 2010 Census, the Market Area’s senior population had
increased substantially over the prior decade.  However, most of this growth
occurred within the younger senior age group.  The Area’s population of senior
citizens, age 65 to 74, had increased by nearly 57% between 2010 and 2021. 
The Area’s population of older seniors, age 75 and above, had increased by less
than 11%.

Senior Population Projections

Esri’s age-based projections expect further growth in the Market Area’s senior
citizen population.  Over the 5-year period from 2021 to 2026, Esri projects:

< An additional 337 people age 65 to 74 for an increase of nearly 15%
< An additional 242 people age 75 and older for an increase of 13.4%

Senior Households

Esri also produces age-based estimates for households in the Market Area.  In
2021 this source showed:

< 1,348 households age 65 to 74
< 1,165 households age 75 and older
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When compared to the 2010 Census, the Market Area’s senior-headed
households had increased in number.  However, most of this growth once again
occurred within the younger senior age group.  The number of senior
households age 65 to 74 had increased by more than 49%, while households
age 75 and older had increased by approximately 7% from the level in 2010.

Senior Household Projections

Esri’s age-based projections expect further growth in the Market Area’s senior
citizen households.  Over the 5-year period from 2021 to 2026, Esri projects:

< An additional 179 households age 65 to 74 for an increase of 13.3%
< An additional 157 households age 75 and older for an increase of 13.5%

It is important to note that the senior demographic statistics from 2021 would
include seniors already residing in senior housing, including nursing homes,
assisted living and memory care facilities.   Adjustments to the senior
population and the number of senior-headed households will be made for each
of the different housing types reviewed.  
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Skilled Nursing Home Utilization

Since nursing home bed use can vary by short-term versus longer-term stays,
some assumptions need to be applied to this segment of the market.  

The total inventory in Little Falls contains 155 beds in 2021.  Approximately 26
of these beds are typically available for shorter-term use, and 129 beds are
available to permanent residents.  However, recent occupancy patterns would
point to approximately 105 to 110 beds generally occupied by long-term
residents.

When compared to the older senior population of approximately 1,800 people in
the Market Area in 2021, the supply of longer-term nursing home beds would
need a capture rate of approximately 6.8% of the total population of older
seniors (age 75+) in order to maintain a bed occupancy rate of 95%.  

It is important to note that the supply of licensed nursing home beds has not
been increasing in many years even though the population of seniors has
continued to grow.  In Little Falls, there has been some minor reduction of
available beds in recent years.  The required capture rate in 2021 is lower than
it would have been in the past. 

While calculations have been performed on the capture rate for nursing homes,
there has been a long-standing moratorium on adding beds, and any new
nursing home facilities are typically limited to replacing existing beds.  As a
result, no additional capture by nursing homes would be expected in the future. 
Instead, it is possible that the supply of longer-term occupancy beds could
potentially decrease even further, due to de-licensing or to other dedicated
uses, such as transitional care stays.
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Memory Care Housing Utilization 

Little Falls has the potential capacity for approximately 27 people in specialized
memory care units.  The inventory had once been larger but one provider is no
longer serving this market segment.  Another provider, Franciscan Sisters of
Little Falls is only available to sisters in the religious order and has not been
included in the analysis that follows.

After adjusting for approximately 107 people that would typically be long-term
residents of nursing homes, the current supply of memory care beds within the
Market Area would need to capture approximately 1.6% of the County’s older
senior population to achieve full occupancy. 

As reported to the rental survey, utilization rates in the existing supply of
memory care beds/units tend to be high.  Some unused capacity was reported,
but this was attributed in part to the Covid pandemic and the impact it has had
on the movement of seniors into congregate housing facilities.

Looking forward to the year 2026, to existing supply of memory care beds
would require a capture rate of only 1.4% to maintain full occupancy.
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Assisted Living Utilization

When examining market demand for assisted living, the supply of units has
been compared to the number of older senior households.  People living in
some other intensive form of senior housing, such as nursing homes or memory
care, would often be classified as “group quarters” residents and not counted as
an independent household, so no downward adjustments are needed. 

In the Market Area there are approximately 1,165 older senior households, age
75 and above, that are estimated to be present in 2021.  This group has been
growing since 2010, based on aging patterns for the area, and should continue
to grow through the year 2026.  

Little Falls has multiple providers of assisted living housing.  The analysts have
estimated that approximately 110 person capacity is available in 2021.  It is
important to note that some of the assisted living providers can provide a range
of care and the use of units by more independent households or those needing
assisted living can change from month to month.

There was some unused capacity reported in the assisted living inventory, but
most providers reported high rates of occupancy.  Once again, the Covid
pandemic may be impact this type of specialized senior housing.

The Market Area’s assisted living inventory would require a capture rate of
approximately 9% to 9.5% of all older senior citizen households.  This
calculation groups all types of assisted living options together, but there are
variations in the type of unit/room, including some in board and lodging-style
facilities.

Looking forward to the year 2026, there will be continued growth within the
primary target group of seniors age 75 and older.  Using Esri’s age-based
growth projections, and applying the same basic capture rate as exists in 2021,
the Market Area would need approximately 15 additional assisted living
units/rooms by that time. This is growth-generated demand only, and does not
include the potential for competitive positioning between projects.
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Housing with Light Services Utilization

Housing with only light services provides an option for more independent senior
households in the Little Falls Market Area.  As noted above, projects within this
housing segment are flexible in their services arrangement and tenants can
purchase more intensive services, effectively allowing residents to age in place.
But initially these flexible units may also be occupied by people needing limited
services, such as a daily meal or weekly laundry and cleaning assistance.  

Based on the information collected in the 2021 rental survey, the analysts
would estimate that approximately 29 units are present in the local inventory to
serve the light services market segment.  Given the flexible approach offered
by providers, the actual use of assisted living versus light services housing can
vary somewhat with actual demand. 

Light services units are typically compared to the distribution of all older senior
households, rather than population.  Housing with light services can serve a
more active and independent senior, and it is more common to see couples
reside in this housing, as well as single person households.

After adjusting for households that already live in more service-intensive
assisted living, we would estimate the target market at approximately 1,050
total older senior households in the Market Area in 2021.  The estimated supply
of light services units would require a market capture rate of approximately
2.8% of the County’s target market of older senior households.

Occupancy rates were reported to be very high within this market segment.  
To maintain the same capture rate in 2026 would require only a minor unit 
expansion.  However, in the opinion of the analysts, the current unit supply is
too low within this segment, and a higher capture rate can be achieved.  This
will be addressed in greater detail later in this document.  
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Table 23 Little Falls Senior Housing with Services Inventory

Name Number of Units

 /Bedroom Mix

Rent Vacancy/

Wait List

Tenant Mix Comments

Senior Housing with Services

Bridgeway

Estates

103 12th St NE

34 - 1 Bedroom

8 - 2 Bedroom

42 Total Units

with 50 person

capacity

$1130-$1450

$1700-$1900

+services

1 vacant

unit,

waiting list

Senior

housing with

services and

assisted living

Senior-designated apartments (age 55+) that are

physically connected to the Little Falls Care Center.  More

independent tenants can choose a housing only option

but facility also provides assisted living care - rents listed

are without services.  Approximately 60% to 70% of

residents are on assisted living.  Independent tenants get

utilities, weekly housekeeping and emergency call

system included in rent.  Project amenities include

community rooms, garages, beauty shop, library and

activities.  Units vary in size from 565 sq ft to 805 sq ft. 

One unit vacant at time of survey due to turnover -

waiting list exists.

Central MN

Senior Care

315 6th St SW

10 resident

capacity

Price

dependent on

services

needed

1 vacant

room

Assisted

living

Residential assisted living facility with 24-hour staffing. 

Residents have private bedrooms with shared living

spaces.  Licensed for 10 resident capacity in 2021.  One

room vacant at time of survey due to turnover.  Most

residents receive County assistance.  

Diamond Willow

1401 5th Ave NE

20 private and

shared suites

with 26 resident

capacity

$5750+

lowest entry

price

Approx. 6

vacant beds

Assisted

Living

including

Memory Care

Assisted living project constructed in 2007.  Two homes

with 10 suites each - suites have private bathroom. 

Other common living areas are shared by residents. 

Project is secure, and approximately 60% of residents

have memory care needs.  Approx. 77% capacity on date

of survey - pandemic has negatively impacted occupancy

and has also affected staffing.  Lowest entry point for

shared occupancy room is $5,750.  County assistance

programs are accepted. 
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Table 23 Little Falls Senior Housing with Services Inventory

Name Number of Units

 /Bedroom Mix

Rent Vacancy/

Wait List

Tenant Mix Comments

Senior Housing with Services

Highland Senior

Living

42 - 1 Bedroom

9 - 2 Bedroom

51 Total Units

with

69 resident

capacity

$3240

$3500

+care

packages

High rate of

occupancy

with waiting

list

Senior

housing with

range of care

from

independent

to assisted

living

Senior continuum of care community that offers

independent living, assisted living and enhanced care

options.  Specialized memory care wing also available. 

Opened for occupancy in 2010.  Independent tenants

receive light housekeeping, emergency call system with

24-hour staffing; units have full kitchen with option to

purchase meals. Assisted living and higher service

enhanced care also provided with services tailored to

needs of resident. Rents listed are lowest entry point. 

Estimated 25% to 30% of residents are independent with

75% to 80% receiving higher levels of care.  Full

occupancy reported with waiting list - impact of Covid is

less as people are now more willing to move

 

Highland Senior

Living Courtland

Square Memory

Care

14 Studio units N/A

Fully

occupied

with waiting

list

Memory care

housing

Senior continuum of care community that offers

independent living, assisted living, enhanced care and

memory care options.  Opened for occupancy in 2010.

Memory care units are studio apartments in secure wing. 

Full occupancy reported with waiting list.

Little Falls

Health Center

1200 1st Ave NE

licensed for 64

beds

N/A

Approx.

89%

current

occupancy

rate

Skilled

nursing home

Skilled nursing home that is attached to Bridgeway

Estates Assisted Living.  Some de-licensing has occurred

in the past, but 2021 capacity is only 1 bed lower than in

2011.  Transitional care set-aside of 8 beds with

remaining beds available to long-term residents.  At time

of survey there were 57 occupied beds.
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Table 23 Little Falls Senior Housing with Services Inventory

Name Number of Units

 /Bedroom Mix

Rent Vacancy/

Wait List

Tenant Mix Comments

Senior Housing with Services

St Otto’s Care

Center

920 4th St

licensed for 91

beds

N/A

Approx.

85%

occupancy

rate

Skilled

nursing home

Skilled nursing home facility licensed for 91 beds, down

from 93 beds at time of 2011 survey.  There are no

dedicated bed set-asides, but it is 

conducive to memory care with wanderguard and

physical configuration of the facility.  Estimated 80% of

residents are long-term care and 20% are shorter-term

for transitional care.  Recent occupancy has been

approximately 85% but this has been impacted by the

pandemic.

Source: Community Partners Research
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Demand Calculations for Market Rate Rental Housing

Overview

The following calculations are based on information for the entire Little Falls
Market Area, which includes the small cities and townships in the immediate
area.  These calculations examine the demand potential, adjusted by number of
households that would be income-qualified to live in a unit at prevailing market
rate rents. 

For the purposes of this Study, an income-qualified household has an estimated
annual income of $35,000, or more.  If 30% of household income is applied to
monthly housing costs, then these households can afford a gross rent of $875
or more.  For new market rate housing, it is assumed that gross rental rates will
generally need to be at or above $875.  For households at or near the $35,000
threshold, it is probable that an even larger percentage of income would be
needed to afford a newly constructed market rate unit.  

Little Falls does have the potential to attract renter households from an even
larger geographical region.  However, the following calculations use the Market
Area data, as an indicator of locally-generated demand. 
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Demand from Household Growth

The demographic projections provided earlier in this study have been based on
the Market Area adding approximately 28 households per year, with 139 total
households added over a five-year period.  This growth potential is based on an
aggregated Market Area geography, but in the opinion of the analysts, this net
growth is most likely to occur within the City of Little Falls.  

For projected tenure, we have used a percentage of 41% for renter-occupancy. 
While this rental tenure rate is higher than the level estimated for the entire
Market Area, it is more consistent with the tenure distribution within the City of
Little Falls, where the household growth is most likely to occur. Households that
elect to live in the rural areas will probably be looking for owner-occupancy
housing.  Renter households will typically locate within a city, where the large
majority of rental options exist.

Income-Qualified Demand from New Household Growth Calculation

Projected household growth to 2026     139
Percentage of renter-occupied households              41%
Projected rental household growth       57
Percentage of renter households in target income range              45%
Demand from income-qualified renter households       26

Utilizing the best available information on growth patterns, income levels and
tenure rates, future household growth is projected to add demand for
approximately 26 additional market rate units by the year 2026 to serve the
targeted income range.  

It is important to note that even more demand will be present from even lower
income groups that would benefit from affordable or subsidized housing.  If the
same calculations are applied to all income ranges, the estimated demand from
growth would increase to 57 rental units over the five-year period, but more
than half of these would need to be in a below-market price range.
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Pent-Up Demand from Existing Households and Movership

The City of Little Falls has a relatively large distribution of rental housing units. 
However, in 2021 there was evidence that demand exceeded supply.  The
survey of existing multifamily rental properties found an almost nonexistent
vacancy rate.  Owners and managers talked about multiple inquiries from
prospective tenants when turnover units did become available.  Future demand
for new rental housing would be generated from existing renters that would
elect to move from their older housing unit.  

For the following calculation, existing renter households in the entire Market
Area have been examined.  To determine the number of potential renter
households that would be expected to move on an annual basis if good quality,
affordable units were vacant and available in the area, we have performed the
following calculation using an annual turnover rate of only 10%, or less than
1% per month.

Income-Qualified Movership/Competitive Advantage
Total estimated renter households in the Market Area in 2021  2,125
Percentage in income-qualified range      45%
Total income-qualified households         956
Annual turnover @ 10%           96

With few choices for existing tenants to move, it is probable that past
movership has been suppressed.  If new, good quality options became
available, demand from approximately 96 households would exist annually.

Once again, this potential demand is even larger if all income ranges are
examined, as more than half of all current renter households could not afford
the rent typically associated with a new rental unit.  The movership calculation
would yield demand for more than 200 additional units if all of the lower income
ranges could be served.
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Potential Demand from Senior Households

Although a relatively high rental occupancy tenure rate exists in Little Falls, the
rate of renter-occupancy is much lower for the aggregated jurisdictions that
form the larger Market Area.  According to the American Community Survey,
approximately 27% of Market Area households age 65 and older were renters. 
However, in Little Falls, where a more diverse set of rental options exist that
would appeal to seniors, a rental tenure rate above 42% was reported.  

In the opinion of the analysts, senior households living in the Market Area and
currently owning their housing form a potential target market for rental housing
that is age appropriate.  The following calculation assumes that a rental tenure
rate of 30% could be achieved within the entire Market Area if attractive
options were readily available.

The following analysis is based on the all senior-headed households living in the
designated Market Area jurisdictions.  Home owners living in the surrounding
townships and small cities will look to move closer to services and amenities as
they age, and Little Falls represents the preferred location for rental housing.

Income-Qualified Senior Demand Calculation

Number of households age 65 and older in 2021    2,513
Potential rental tenure @30% rate       754
Less actual rental tenure/households       679
Potential unmet demand         75
Percentage in income-qualified range @55%         41 

Based on the under-supply of attractive rental housing options for moderate
and higher income senior households within the Market Area, there is a below-
average rental tenure rate within these older adult age groups.  To reach a
more normal rental utilization rate, as many as 41 additional households would
typically be in the rental market, and have the ability to pay $875 or more per
month toward their housing costs.

Since many of the households age 65 and older that currently live within the
Market Area are home owners, there is a fairly high percentage with an annual
income of $35,000 or more.  As a result, up to 55% of the senior-headed
households would potentially be income-qualified for market rate rental
housing, according to age-by-income reports from Esri.

Once again there would be some additional demand from seniors looking for
very affordable rental options.
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Demand from Unit Replacement/Obsolescence

Demand created by unit replacement and obsolescence may also occur.  This
would be in addition to normal tenant movership that occurs when people
voluntarily move to a better or more suitable unit. Displacement caused by unit
obsolescence and demolition is not voluntary.

Research completed for this Study did not document any significant rental unit
losses in the City in the recent past.  Instead, it is possible that rental housing
has actually been added by unit conversion, as housing formerly used for
owner-occupancy changed to rental use.  

Going forward, as the home ownership market stabilizes, the rate of conversion
should slow or even reverse, as people look for affordable home ownership
options.  But with no evidence of a net loss of rental housing, no allowance has
been made for demand created by unit replacement.  
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Total Demand and Market Share

The combination of demand generators identified above results in market
potential from approximately 163 households that are income-qualified for the
gross rental rates typically required by market rate housing.  

Some of this demand is growth-generated and will continue to increase over the
projection period, but most of the calculated demand exists from under-served
market segments, such as pent-up demand and from seniors that have
continued to own their housing since there are no suitable rental choices in the
local market.

Typically, Community Partners Research would recommend that a single rental
project can only capture a share of the overall demand.  Therefore, a series of
phased rental development projects would be recommended, which create the 
units in two or three construction phases over the next five years.  This would
help to prevent a saturation of units if a single larger-scale project was
constructed at one time.  

It is important to note that additional demand will exist for affordable rental
housing, including deep subsidy units for very low income renters.  However, to
produce new construction rental housing with below-market rental rates will
generally require a significant public subsidy, and production to meet the
calculated need is unlikely.  Instead, incremental growth in affordable housing
options has been recommended later in this document.
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Additional Considerations

There are some additional factors that should also be considered by a potential
developer of rental housing in Little Falls that could impact future development.

< The recommendations made in this Update are based on calculations of
household growth, pent-up demand, under-served market segments and
similar demand-generators, but do not include competitive positioning of
projects.  No specific sites or design ideas have been considered by the
analysts.  It is probable that newly constructed units would have certain
competitive advantages over other apartment projects in the immediate
area, but this is not assured until a development concept is identified.  

< The research completed for this Study did identify one proposed project
that would create up to 50 market rate units.  A project of this size would
potentially address approximately 30% of the calculated demand for
market rate rentals.  However, it is also possible that additional projects
are under consideration that would directly compete for a share of the
potential market.

< Any new rental project should attempt to serve a broad segment of the
potential market.  Projections point to a growing demographic segment of
older adults, age 65 and above, as the baby boomers move through the
aging cycle.  Any new housing should be designed to appeal to older adult
renters, with age-appropriate features and amenities.  However, in most
communities, general occupancy housing can serve a wider range of
needs, even if many tenants are seniors.

< Little Falls has historically been the preferred location for rental
development among the Market Area jurisdictions, including senior rental
housing.  The demand calculations presented above are for the entire
Market Area.  While unlikely, it is possible that projects could advance in
other nearby cities that could address a portion of the demand potential.

The opinion of Community Partners Research has been formed with information
on general market conditions in the area.  The analysts have assumed that high
quality construction and materials will be used, and that the property will be
professionally managed.  Community Partners Research has not reviewed
construction plans or architectural drawings.  We have not reviewed any project
pro forma information, or cash flow scenarios based on proposed rents
compared to total development costs.
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Employment and Economy

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 are provided by a broad range of private and public business
sectors.  Jobs are available in manufacturing, commercial services, agriculture,
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 Area Employers

Most of the job opportunities in the Market Area are located in Little Falls. 
Major employers in the community include:

< ISD #482
< Morrison County
< City of Little Falls
< St. Gabriel’s Hospital
< Lutheran Care Center
< St. Otto’s Care Center
< Lee Industries
< Larson Industries, Inc.
< IWCO Direct
< AirBorn, Inc.
< Camp Ripley

Source: Community Development of Morrison County 
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Labor Force, Work Force and Unemployment

The Minnesota Department of Employment and Economic Development provides
employment information at the County level in Morrison County.  The following
table looks at information for the County since 2010.   

Table 24 Morrison County Labor Force and Employment: 2010 - 2021*

Year
Labor
Force

Employed Unemployed Unemployment
Rate - County

Unemployment
Rate - MN

Unemployment
Rate - US

2010 18,617 16,849 1,768 9.5% 7.4% 9.6%

2011 18,752 17,210 1,542 8.2% 6.5% 8.9%

2012 17,936 16,670 1,266 7.1% 5.6% 8.1%

2013 17,667 16,486 1,191 6.7% 5.0% 7.4%

2014 17,393 16,306 1,087 6.2% 4.2% 6.2%

2015 17,793 16,835 958 5.4% 3.8% 5.3%

2016 17,914 16,911 1,003 5.6% 3.9% 4.9%

2017 17,662 16,734 928 5.3% 3.4% 4.4%

2018 17,576 16,753 823 4.7% 3.0% 3.9%

2019 17,919 16,986 933 5.2% 3.2% 3.7%

2020 17,579 16,457 1,121 6.4% 6.2% 8.1%

2021* 17,406 16,580 826 4.7% 3.9% 5.7%

Source: MN Department of Employment and Economic Development
*2021 statistics are through October

These labor force statistics track people by place of residence, regardless of
where they are employed.  Since 2010, Morrison County has seen a gradual
decrease in the size of the resident labor force, although there have been year-
to-year fluctuations.

If 2019 (pre-pandemic) is compared to 2010, the County’s available labor force
decreased by 698 people, or -3.7%.  However, it should be noted that there
had been some growth in the labor force in 2019, when compared to preceding
years, and the labor force had reached its largest level since 2012.  The global
pandemic then reduced the labor force size in 2020, and partial-year statistics
for 2021 show the labor force continuing to grow smaller.
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The County’s employed work force had generally experienced a more stable
pattern, if viewed longer-term.  The number of employed County residents in
2019 was slightly larger than in 2010.  However, the impact of the pandemic
then reduced the employment numbers in 2020.  Year-to-date employment in
2021 was up slightly through October.

Over the period of the 11 years reviewed (excluding partial year 2021) the
County’s unemployment rate had reached its lowest level in 2018, at 4.7%. 
Although it had then increased slightly, 2019 was still the second lowest year
for unemployment.  The pandemic in 2020 then increased the County’s
unemployment rate to 6.4%.  Partial-year information for 2021 shows that the
unemployment rate was dropping again and was at only 4.7%.

Throughout the time period reviewed, the unemployment rate in Morrison
County has been higher than the Statewide rate.  
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Employment and Wages by Industry

The following table shows the annual employment and average wages for 2020,
the last full year of data.  The table only provides information for the City of
Little Falls.  The previous table, which provides information on the County’s
labor force, represents the location of the worker by their home residence.  The
following table, represents the location of the job as tracked by unemployment
insurance.
 

Table 25 Little Falls Average Wages by Industry Detail - 2020

Industry Employment Average Weekly Wage

Total All Industry 4,769 $831

Natural Resources, Mining 20 $812

Construction 115 $1,117

Manufacturing 459 $946

Trade, Transportation, Utilities 772 $682

Information 50 $834

Financial Activities 96 $1,008

Professional and Business Services 641 $746

Education and Health Services 1,452 $972

Leisure and Hospitality 468 $300

Other Services 206 $636

Public Administration 489 $1,152

Source: MN Department of Employment and Economic Development

There were 4,769 covered workers reported in Little Falls in 2020.  The average
weekly wage in for all industry in 2020 was $831.  At full-time employment this
yielded an annual average wage of $43,212.

The highest paying wage sectors were Construction and Financial Activities,
both with an average weekly wage above $1,000.

The City’s largest employment sector, Education and Health Services, was
above the overall average, at $972 per week.

� Little Falls Housing Study Update - 2021 Draft 89



Employment and Local Economy   �

Little Falls Annual Covered Employment

Since the Quarterly Census of Covered Workers (QCEW) tracks employees
covered by unemployment insurance by location of the job, it is possible to
examine longer-term patterns in employment.  The following table displays the
total number of workers reported in the City back to the year 2010. 

Table 26 Little Falls Average Annual Employment

Year Total Covered
Employment

Year Total Covered
Employment

2010 5,497 2016 5,242

2011 5,691 2017 5,029

2012 5,255 2018 5,032

2013 5,083 2019 5,033

2014 4,917 2020 4,769

2015 5,257 2021* 4,721

Source: QCEW - MN Department of Employment and Economic Development
*2021 is through June

When viewed over a longer time period, back to the year 2010, there has been
a decrease in the number of jobs in Little Falls.  However, changes have
occurred from year-to-year, with some periods of job growth over the prior
decade.  Between 2017 and 2019, the covered employment level had remained
stable, before decreasing again due to the pandemic in 2020.    
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Commuting Patterns of Area Workers

Information on commuting patterns is from the American Community Survey
and has been examined for the City.  The first table looks at travel time for City
residents, excluding people that work at home.

Table 27 Commuting Times for Little Falls Residents - 2019

Travel Time Number Percent

Less than 10 minutes 1,440 37.2%

10 to 19 minutes 887 22.9%

20 to 29 minutes 502 13.0%

30 minutes + 1,047 27.0%

Total 3,876 100%

Source: American Community Survey

A majority of Little Falls residents were commuting less than 20 minutes to
work in 2019.  Presumably, most residents were working within the City limits
of Little Falls, or in the immediately surrounding small communities in Morrison
County.  Overall, more than 60% of residents commuted less than 20 minutes
to work.  However, more than 1,000 people living in the City were traveling 30
minutes or more for their primary job.

Travel times are also listed by location of employment.  The following travel
times were identified for people that worked in Little Falls.

Table 28 Commuting Times for Little Falls Employees - 2019

Travel Time Number Percent

Less than 10 minutes 1,626 27.9%

10 to 19 minutes 1,906 32.7%

20 to 29 minutes 896 15.4%

30 minutes+ 1,397 24.0%

Total 5825 100%

Source: American Community Survey

Most people that worked in Little Falls were traveling less than 20 minutes in
2019.  Overall, nearly 61% of the jobs were filled by people traveling 19
minutes or less, including the people that both live and work within the City. 
However, nearly 1,400 people were commuting in from greater distances.
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Census On the Map

The Census Bureau also produces commuter reports through its Center for
Economic Studies division.  This information is based on data for the year 2018,
but provides a further breakdown of worker movement patterns.

According to the report for Little Falls, there were 4,857 people that were
employed within the city limits in 2018.  Approximately 24% of these Little
Falls-based employees also lived within the City, with nearly 3,700 employees
commuting in from outside the City limits.  The primary identified jurisdictions
supplying workers to the City were Little Falls Township, Royalton, Bellevue
Township, Pike Creek Township, Belle Prairie Township, Green Prairie Township
and Randall.

Many Little Falls residents left their home community to work elsewhere.  In
2018, approximately 2,300 of the City’s employed residents worked outside the
community.  The primary locations listed for outbound commuters were St.
Cloud, Belle Prairie Township, Brainerd, Little Falls Township, Royalton and
Baxter. 

� Little Falls Housing Study Update - 2021 Draft 92



Findings and Recommendations   �

Section Table of Contents

Growth Trends Summary

Growth Projections Summary

Summary of Growth Projections by Age Group

Summary of Housing Unit Demand and Tenure Projections

Summary of Specific Recommendations

Rental Housing Recommendations

Ownership Housing Recommendations

Rehabilitation and Preservation Recommendations

Page

94

95

96

97

99

101

114

123

� Little Falls Housing Study Update - 2021 Draft 93



Findings and Recommendations   �

Growth Trends Summary 

The Demographic section of this report has presented information on the
current estimates for the City and the surrounding area.  In general terms,
Little Falls, the Market Area and Morrison County have all been consistently
adding both population and households since at least 1980.  Household growth
has been stronger than population growth, as a variety of factors have
contributed to the consistent formation of households, while the number of
people living in each household has tended to decline.  

With the release of preliminary 2020 Census data, the most recent patterns can
be accurately tracked.  However, in the City of Little Falls, the impact of
annexation activity also needs to be considered.

Excluding the estimated gains attributed to annexation of portions of Belle
Prairie Township, it is probable that the City of Little Falls added approximately 
195 resident households between 2010 and 2020, or an annual average of
approximately 19 to 20 households per year.  For estimated population growth,
the City probably added between 300 and 310 permanent residents, or an
annual average of 30 to 31 people per year over the past decade.

Little Falls is the largest single jurisdiction in the geographic aggregation
referred to as the Market Area for this Study, and the City accounted for most
of the growth in this larger area.  For the entire Market Area, including Little
Falls, there were 332 households added between 2010 and 2020, but only 257
people added.  If Little Falls is removed, the remaining combined Market Area
jurisdictions did add some households but actually experienced a declining
population over the prior decade.
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Growth Projections Summary

Making population and household projections specifically for Little Falls is
difficult because of the impact that past and future annexation activity will have
on City totals.  However, projections for the larger Market Area are not altered
by annexation.  

The best available projections would point to average annual growth of
approximately 28 households per year over the next five years for the Little
Falls Market Area.  The large majority of this growth would be expected within
the City of Little Falls.  This would include nearly all of the renter-occupancy
households, since the City offers the most rental opportunities in the region. 
Some of the owner-occupancy household growth will also locate within the City
limits, although some owner households may also elect to live in the
surrounding small cities and townships.

While the projections used in this Update are generally consistent with recent
patterns, an argument can be made that an even greater growth potential does
exist for Little Falls.  In the early years of the 2000s, annual housing unit
construction in Little Falls was often above 60 new units per year.  Housing unit
availability during this time facilitated household growth.  Since 2010, annual
housing unit construction has averaged approximately 20 units per year.  For
future household growth to actually occur, a commensurate level of housing
unit creation will be required.
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Summary of Growth Projections by Age Group

The Demographic section of this Study presented projection information that is
available for anticipated changes by age group.  This information can be
informative in determining the changes that will be expected due to age
patterns of area residents.  

In general terms, much of the projected net growth to the year 2026 will occur
among households age 65 and older.  The movement of the large “baby boom”
generation through the aging cycle has continued to shift a larger share of
Market Area households into the senior age ranges.

In 2010, approximately 26% of all Market Area households were age 65 or
older.  By 2021, this had increased to nearly 32% of all households.  Esri’s
projections indicate that more than 35% of all Market Area households will be in
the senior age ranges by 2026.  

As an increasingly larger share of all Market Area residents advance into the
senior citizen age groups, the number of younger adult households has grown
smaller.  Between 2021 and 2016, Esri forecasts point to a net decrease of
households age 64 and younger within the combined Market Area jurisdictions.

The expected net change in the number of Market Area households in each 10-
year age range follows:  

    Change in Households
Age Range 2021 to 2026
15 to 24       +16   
25 to 34       -163
35 to 44      +110  
45 to 54        -13  
55 to 64       -151   
65 to 74      +181   
75 and Older      +159      
Total      +139
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Summary of Housing Unit Demand and Tenure Projections

As the largest City in Morrison County, Little Falls has developed a diverse
range of housing options for area residents.  This is most notable in rental
housing, where the City’s rental tenure rate may have moved above 41% by
the year 2021.  When Little Falls is removed, the other jurisdictions that form
the Market Area have a rental tenure rate of approximately 12%. 

Although the City’s rental tenure rate has been increasing, Little Falls also
added some owner-occupancy households in recent years.  Building permit
reports show that approximately 89 single family units were constructed
between 2010 and 2021, in both detached and attached single family homes. 

A primary demand generator for new housing demand going forward will be
expected growth in the number of households.  This Update has used a
projection that the Little Falls Market Area will add 139 new households over
the 5-year projection period, or an annual average of approximately 28
households per year.  Although this projection covers the entire Market Area, it
is probable that the large majority of these households will be located within the
City of Little Falls, provided suitable housing options are available.

Based on assumed tenure rates, approximately 60% of the projected household
growth will be for owner-occupancy housing, with the remaining 40% looking
for rental options.  This would yield demand for approximately 80 to 85 owner
housing units and 55 to 60 rental units to meet growth-generated demand.

While household growth will be a primary demand-generator for new
construction, there are other factors that will also contribute to the need for
more housing.  Unit replacement and pent-up demand can also contribute to
the need for new construction.  

For owner-occupancy units, the combination of pent-up demand and
replacement should yield the potential for 5 to 7 owner-occupancy units per
year through 2026, or a cumulative total of 25 to 35 owner-occupancy units
over the 5-year period.  When combined with growth generated demand, a
production range of 105 to 120 total owner-occupancy units would be indicated,
or an annual average of 21 to 24 owner units per year.  

For rental housing, pent-up demand will be a significant contributor for new unit
creation.  An earlier section of this document has provided rental calculations
showing potential demand for rental housing.  A combination of factors point to
potential demand from as many as 365 households for rental units.  This
assumes that rental units can be created to serve all income ranges, including
very affordable subsidized rental housing.
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It is probable that the five-year projections will not necessarily result in a
consistent level of annual construction.  The impact of the global pandemic has
directly impacted the prices for construction materials and labor, making
development costs higher than in the recent past.  This will probably suppress
near-term construction to lower levels than indicated by the average annual
demand calculations.  

Rental production is most likely to occur in phases of construction over the 5-
year period, as rental housing will nearly always be in multifamily structures. 
As a result, individual years may be well above or well below the annual
average.  With the difficulty of producing very affordable rental housing, it is
also probable that the total rental production target will not be reached. 

It is important to note that the summaries provided above reflect potential
demand.  In the specific recommendations that follow, we have made an actual
construction forecasts that also incorporate current market conditions, which
have suppressed building activity to a lower level. 
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Summary of Recommendations 

Community Partners Research, Inc., has utilized a wide range of sources in
compiling information for this 2021 Housing Study Update.  The following
summary is provided of the specific recommendations being made.  Later in this
section, the specific findings that lead to these recommendations have been
presented in detail.

Findings and Recommendations

Rental Housing Recommendations

1.  Potential Demand for 160 to 170 Market Rate Rental Housing Units Over the
next Five Years

2. Promote the Development/Conversion of at Least 20 to 30 Affordable Market
Rate Rental Housing Units

3.  Promote the Development of Additional Tax Credit Moderate Income Rental
Housing with 55 to 70 Units over the Projection Period

4. Develop Two-Bedroom and Three-Bedroom General Occupancy Subsidized
Rental Housing Units as Resources Allow

5.  Promote an Expansion of 14 to 24 Additional Light Services Housing Units by
2024

6. Monitor Demand for Additional Assisted Living Units with Limited Potential
Expansion by 2026 

7.  Potential Demand for 24 to 30 Additional Memory Care Rooms/Beds through
2026

Home Ownership Recommendations

8. Monitor Residential Lot Availability and Promote Additional Development as
Necessary to Meet Demand 

9. Demand for 10 to 12 Moderately-Priced Homes Constructed Annually

10. Promote the Construction of 2 to 4 Affordable Homes Per Year

11. Demand for 4 to 5 Higher-Priced Homes Constructed Annually

12. Attached Single Family Housing Should Gain Market Share

13. Promote Affordable Home Ownership Programs
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Findings and Recommendations

Housing Rehabilitation and Preservation

14. Promote Rental Housing Rehabilitation Programs

15. Promote Owner-occupied Housing Rehabilitation Programs

16. Promote Mobile Home Improvement Programs

17. Acquire and Demolish Dilapidated Structures as Needed

18. Consider the Development of a Targeted Neighborhood
Revitalization Program

Prior to the detailed discussion of the specific recommendations, a summary of
some of the key growth-related findings and projections has been presented.
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Rental Housing Recommendations

Overview: Rental housing is a very important part of the local market within
the City of Little Falls.  Although the Townships and small cities that surround
Little Falls primarily offer housing to owner-occupants, Little Falls serves as the
primary rental center for the Market Area.  

At the time of the 2010 Census, nearly 37% of all households in the City were
renting their unit.  Although the 2020 Census has not yet released housing
tenure data, the American Community Survey indicates that the City’s rental
rate has moved above 41%.  

As the largest City in Morrison County, Little Falls has the County’s most diverse
rental inventory, with a broad mix of units serving different income levels and
age groups.  From 2000 to 2010, much of the rental housing production was
oriented to senior renters, or other targeted to income-restricted affordable
housing.  After 2010, most of the construction projects have created
conventional market rate housing.

Rental unit construction since 2010 has added an estimated 133 units.  This
included 51 senior housing with services units in 2010, and 82 conventional
market rate units permitted between 2011 and 2019.  Since 2019, no new
rental projects have advanced to construction, although one project is proposed
for 2022.

Going forward, Little Falls will need an increased level of rental housing
creation.  Strong demand coupled with limited production in the past few years
has resulted in an extremely low vacancy rate and pent-up demand.  No new
moderate rent income-restricted housing has been added since 2009, and the
last subsidized housing expansion was in 2007.    

The following unit recommendations and initiatives are made for Little Falls over
the next five years.
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1. Potential Demand for 160 to 170 Market Rate Rental Housing
Units Over the next Five Years

Findings:  Most of the rental housing in Little Falls can be classified as “market
rate” or “conventional” housing.  These units are largely free of any occupancy
or rental rate constraints, other than those imposed by a competitive
marketplace.   Some market rate units may have age restrictions, and serve
renters age 55 and older, but this age preference is generally the only limitation
that exists in the market rate segment.

The estimated inventory of market rate rental units in Little Falls in 2021 is
approximately 1,000 total units.  This would be approximately 60% of all rental
options in the City.  If some of the specialized senior options that cater to more
independent seniors are added, the total would exceed 60% of the City’s rental
stock.

The rental housing survey completed for this Study found an almost non-
existent vacancy rate within the conventional market rate segment.  The
vacancy rate was estimated at less than 1%, and property owners and
managers that were contacted often reported frequent inquiries from
prospective tenants looking for an available unit.

The shortage of conventional rental options in 2021 was also documented by
the County’s tenant-based Voucher rent assistance program.  The Morrison
County HRA, which administers Vouchers countywide, reported that most
households issued rent assistance were not successful in securing a suitable
unit that was vacant and frequently were forced to forfeit the Voucher. 

Despite the strong demand, rental rates in Little Falls generally remain in a
moderate price range.  Based on the multifamily units contacted, the estimated
prevailing rental range for one-bedroom units was between $540 and $710 per
month, and the prevailing range for two-bedrooms between $680 and $1,025. 
Most of the three-bedroom rental options in multifamily projects are relatively
new and have a gross monthly rent above $1,100. 

While rents remain relatively moderate by comparative standards, the market
rate units in Little Falls that have been constructed over the past 10 years are
at or above the upper end of these estimated prevailing ranges.  Nearly all of
the recent units are in single family-style structures with an attached garage. 
These units offer a higher level of amenities than most older rental options in
the City.
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Recommendation: The rental calculations presented earlier in this document
indicate that potential demand exists for between 160 and 170 conventional
market rate units through the year 2026.  This housing is generally targeted to
households with an annual income above $35,000 and assumes that gross rents
will be above $875 per month.

This production recommendation represents a 5-year time period, and should
be accomplished in multiple phases.  In 2022, a proposed multifamily
apartment project could construct as many as 50 units, or nearly one-third of
the production potential.  Additional projects later in the 5-year projection
period could then be advanced.

It is important to note that the rental production recommendations made in this
Update significantly exceed the actual construction activity achieved over the
prior decade.  The underproduction of recent years has contributed to a very
tight rental market with a very low rate of vacancy and pent-up demand.

Although the City’s newest rental developments do have a higher rent
structure, units still tend to be within a moderate price range for the type of
housing being offered.  Gross rents for two-bedroom town house-style units are
generally below $1,100, and apartment gross rents are less than $1,000.  The
highest price currently being achieved for one-bedroom options in the City is
less than $800.

While prevailing rents in Little Falls are relatively moderate, higher rents have
been successful in other similar-sized communities in the region.  For
apartment rental units, a one-bedroom gross rent up to $950 per month, two-
bedroom gross rents up to $1,250 per month, and three-bedroom rents up to
$1,350 per month have received market acceptance.

More than 30% of all renter households in the Market Area have an annual
income of $50,000 or more, and have the ability to spend $1,250 or more each
month for housing costs.  Attractive new units with modern amenities should
appeal to this income segment.

The best information on household composition is from the 2010 Census, but at
that time more than 76% of all renter households had only one or two
household members, and nearly 88% had three or fewer household members. 
Multifamily rental projects that primarily offer one and two-bedroom units
would be well-matched to the local renter community.  
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Some larger units could be provided for higher-income households, and renters
with larger unit needs.  However, these larger units are also being addressed
through town house-style rental projects that have been constructed since
2010.

The age-based projections used for this Update also show that the percentage
of households age 65 and older will continue to grow over the five-year
projection period.  A project design that is attractive to older renter households
will expand the market potential of any new rental housing.

2. Promote the Development/Conversion of at Least 20 to 30
Affordable Market Rate Rental Housing Units

Findings:  The previous recommendation addressed the potential to develop
high quality rental units in Little Falls at current market prices.  Unfortunately,
due to the costs associated with new construction, these units would typically
be beyond the financial capability of many area renters.  

The estimated median household income for renters in Little Falls was only
$26,250 in 2019.  According to the American Community Survey, nearly 60%
of all renter households had an annual income below $35,000, and needed a
unit priced below $875 per month to avoid a housing cost burden.

In addition to creating new affordable housing, it is probable that some ongoing
level of unit replacement is needed in the older rental housing stock.  The
estimated median year of construction for all rental housing in Little Falls is
1973.  Over time, it is probable that some of these older units will be removed
from the usable inventory due to deterioration or quality.  Most of the lost units
are assumed to be very affordable, and new construction will not replace these
units in a similar price range.

A separate set of recommendations has been made for income-restricted
housing in Little Falls. However, the requirements attached to publicly-assisted
housing require both income and occupancy restrictions on tenants, and this
housing may not be available to all renters in the area.  The creation of more
affordable conventional rental housing will also be needed.

Recommendation: In addition to the market rate new construction
recommended earlier, we also encourage the City to promote the
development/conversion of more affordable conventional rental units.  A goal of
at least 20 to 30 units over the next five years would help to add to the
affordable rental stock and would potentially replace older rental housing.
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It will be difficult to create affordable conventional rental units through new
construction.  However, the City may provide financial incentives, including Tax
Increment Financing (TIF) to rental projects.  A requirement of this assistance
is that a percentage of the units be available to more moderate income
households.  Ideally, these units would have a below-market rent structure.

It may also be practical to promote building renovation or conversion projects
that can create more affordable housing.  This opportunity may arise in
downtown buildings, or through the purchase and rehabilitation of existing
structures.

Additional creation/conversion options could also be pursued, especially if units
with two or more bedrooms can be added.  The estimated median gross rent for
two-bedroom units in Little Falls was only $708 in 2019.  Additional unit
creation near the median rent range for existing rental housing would benefit
the large percentage of lower and moderate income renter households in the
City.

3. Promote the Development of Additional Tax Credit Moderate
Income Rental Housing with 55 to 70 Units over the Projection
Period

Findings:  The low income housing tax credit program is the primary federal
financial incentive available for the production of more affordable rental
housing.  A typical tax credit project will offer a moderate rent structure and
serve households at or below 60% of the median income level.  Some more
affordable units will often be included, serving households at or below 40% or
50% of median income, but that is often dependent on other financial resources
that may be available.

Developers in Little Falls have been successful in securing tax credits for the
construction/preservation of moderate rent housing.  Since the tax credit
program was initiated in the 1980s there have been six rental projects in Little
Falls that have received a tax credit award.  Four of these six projects also
received other sources of a federal subsidy, and generally operate as subsidized
housing, serving very low income renters.  
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The two moderate rent tax credit projects that do not have project-based
federal subsidies are Highland Court Townhomes and River Rock Townhomes,
each with 24 units.  Both projects offer two-bedroom and three-bedroom
rentals to moderate income households.  Six of the River Rock units are
designated as supportive housing for long-term homeless populations.

Occupancy rates are high in the City’s inventory of moderate rent tax credit
housing.  The telephone survey found no vacancies in these two projects. 
When vacancies do occur in tax credit housing it is often the result of
paperwork requirements, as new applicants must go through an income
certification process which can delay the occupancy of an open unit.

The actual unit rents for tax credit housing in Little Falls continue to be well
below the maximum allowable federal limits.  Even though the projects can
charge rents up to 60% of median income, the gross rents in place are typically
below the limits set for households at 50% of the median income level.  The
lower rents help to maintain a high rate of occupancy by keeping the tax credit
projects competitive with older, market rate rental housing in the area. 

Recommendation:  The statewide competition for tax credits is very strong. 
However, future applications would be recommended for projects in Little Falls
with a goal of adding 55 to 70 moderate rent units over the 5-year projection
period.  This would probably be accomplished through two or three separate
development phases.  The addition of 55 to 70 moderate rent tax credit units
would represent approximately 15% to 20% of the total rental production goal
recommended in this Update.

Project-specific studies will be required as part of the tax credit application
process and the market analysis will better define the scope of each individual
phase.  The lease-up experience of each phase would need to be monitored to
assess market acceptance. 

One advantage that Little Falls does have for future tax credit housing is the
established working relationship with very successful developers.  The Central
MN Housing Partnership, D.W. Jones and MetroPlains Development have all
been successful in securing tax credits for past projects in the City.  All three of
these developers have very successful histories with the tax credit program in
Minnesota.
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A recently developed affordable rental project in the nearby City of Staples
could potentially serve as a model for Little Falls.  Mill Townhomes was a
successful tax credit project through the Central MN housing Partnership
(CMHP) and opened for occupancy in 2020.  The project has 34 units of
moderate rent housing for general occupancy and eight supportive units,
including some serving long-term homelessness.  Project-based Vouchers will
be used to make the supportive units affordable.

Oasis Central Minnesota is a nonprofit group located in Little Falls that works on
emergency housing and homeless issues.  The development of additional units
of supportive housing in the community would benefit the efforts of this group
and other service providers addressing housing instability.

In 2021, the Morrison County HRA also has Voucher authority that is unused
due to a shortage of available rental units that meet program requirements.  An
expansion of moderate rent tax credit units, and potentially supportive housing
units, would potentially allow an expanded use of rent assistance Vouchers in
the community.

4. Develop Two-Bedroom and Three-Bedroom General Occupancy
Subsidized Rental Housing Units as Resources Allow

Findings:  This Update defines subsidized housing as rental units that can
serve even very low income households.  In nearly all cases, subsidized housing
will utilize federal resources that provide a “deep subsidy”, allowing very low
income people access to the housing at an affordable price.  Typically,
subsidized housing has project-based rent assistance, or a similar subsidy
available, that allows rent to be based on 30% of the household’s monthly
income.  

Little Falls has eight subsidized projects providing rental opportunities for lower
income households. These projects have a combined 432 units.  

Two of the subsidized projects, Alverna Apartments and Buckman Apartments,
are specifically designated for senior occupancy.  Pine Grove Manor was
originally built for seniors, but was later changed to general occupancy housing. 
However, Pine Grove Manor does provide an occupancy preference for
senior/disabled tenants.  Counting Pine Grove Manor as oriented to
senior/disabled tenants, there are 185 units for this tenant group, although not
all of these units are actually occupied by senior/disabled households.
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The remaining five projects, Falls Manor, Falls Meadowridge, Park Place,
Riverwood Pines and Willows have a combined 247 units that are available as
general occupancy housing.  

Most of the City’s subsidized units can serve very low income people by
charging rent based on 30% of the tenant household’s income.  In some of the
Rural Development properties, there are a few units that do not have project-
based subsidies available, and a basic rent amount applies, even if it exceeds
30% of the household’s income. 

At the time of the 2011 Housing Study there had been one additional subsidized
project in Little Falls, Ken-Mar Apartments.  This project, with 32 total units,
was originally developed using USDA Rural Development subsidies.  In 2017,
this project was converted to conventional market rate housing.  

Unlike most communities in Minnesota, Little Falls was able to expand its
inventory of subsidized housing in the 2000s, when the 24-unit Riverwood Pines
project was added in 2006 and an 8-unit expansion occurred at Willow
Apartments in 2007.  However, this gain was then erased when Ken-Mar
Apartments ended its subsidy contract in 2017.

The 2021 rental survey of subsidized units found seven vacancies.  Some
additional units were intentionally vacant to facilitate remodeling, but these
have been excluded from the calculation.  When compared to the total
inventory of subsidized housing, the seven unoccupied units represented a
vacancy rate of 1.7%.

Nearly all of the vacant units were one-bedroom apartments, in projects
oriented to senior and/or disabled tenant occupancy.  The occupancy rates in
units with two or more bedrooms were very high.  Overall, there appears to be
strong demand for general occupancy units that offer two or more bedrooms.  

There are many lower income renters in the Little Falls area that need more
affordable housing.  According to the American Community Survey, more than
41% of all renters in the City were paying 30% or more of their income for
rent.  The large majority of these households were actually paying 35% or
more for housing. 

A cost burden could be caused by either high housing costs or low household
income, but in Little Falls it is primarily due to low income levels for renters.
The American Community Survey estimated that the median income for renter
households in Little Falls in 2019 was $26,250.  Households at or near this
median would generally be income-eligible for federally subsidized housing.
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Recommendation: The City of Little Falls should look for opportunities to
expand the inventory of very affordable subsidized housing.  With few resources
available, a modest goal of expanding the supply by 20 to 30 units would be
recommended.  If funding exists, an even larger expansion would be justified,
based on the income levels of area renter households and the level of housing
cost burden that exists.

Based on the research completed for this Update, the highest priority would be
for general occupancy units serving households needing two or more bedrooms. 
The City has a relatively large supply of one-bedroom subsidized apartments
and some unused capacity exists in 2021.

Even if the recommended development can be achieved, it is likely that the City
will have fewer subsidized units than were present at the time of the 2011
Housing Study, as a 32-unit general occupancy project ended its subsidy
contract in 2017.

An alternate possibility is to secure more tenant-based rent assistance
Vouchers. However, in 2021 this program is less practical due to a shortage of
suitable rental units in the community that are vacant.  The program
administrator indicated that Vouchers are being forfeited as households are
unable to secure a unit with the area’s low vacancy rate.

Another community strategy will be to prevent the future loss of any of the
existing project-based subsidized housing.  Our review did not identify any
projects that is at risk of being lost.  However, if units are at risk in the future,
it may be appropriate for public or nonprofit housing agencies to become
involved in attempts to preserve the remaining subsidized housing resources.  

5. Promote an Expansion of 14 to 24 Additional Light Services
Housing Units by 2024

Findings: The light services segment of the housing market is the most under
represented of the different forms of specialized senior housing in Little Falls. 
Only two projects could be identified in the City that serve more independent
seniors needing limited services.  There are no similar projects elsewhere in the
Market Area jurisdictions.

The two primary providers are Bridgeway Estates and Highland Senior Living. 
Both of these projects can provide a range of care for residents and are
licensed as Assisted Living Facilities with the MN Department of Health. 
However, both of these providers do offer a light services option for more
independent seniors.  
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Although the use of units for more independent housing to assisted living can
change from month to month, at the time of the research for this project these
two providers had an estimated 29 rental units that could be occupied by
seniors wishing to acquire some level of lighter services with their housing. 
This represented an estimated capture rate of approximately 2.8% of the
primary target market for this type of housing.

Occupancy rates in this segment of the senior market were very high at the
time of the rental survey.  Only one vacant unit was reported in the two
projects offering this type of housing, and the open unit was attributed to
recent turnover.

The Little Falls Market Area continues to show growth in the population of
seniors.  Specific details on current and projected demographic patterns have
been presented in the Senior Housing with Services section of this report.  In
general, ongoing growth is projected within all of the senior age ranges, but
much of the near-term increase will occur within the age group between 65 and
74 years old.  The number of households age 75 and older will also continue to
grow over the next five years. 

Recommendation: The Little Falls Market Area is expected to see near-term
growth in the target populations served by specialized senior housing, typically
seniors age 75 and older, a group that will increase in size over the next five
years.  By the year 2022, the leading edge of the baby boom generation will
begin entering the age ranges 75 years old and older.  This indicates both near-
term and longer-term demand for senior housing offering some level of
supportive services.

With a relatively small unit inventory in the lighter services segment, this is an
under-served senior specialized care option in Little Falls. Based on a
penetration rate of approximately 4% to 5% within the primary target market,
an expansion of 14 to 24 lighter services units can be justified in 2021.  In
some communities, an even higher capture rate is being achieved. Some
additional units will be needed due to expected growth by the year 2026, but
the increase in the primary target market is projected to be limited.

It is important to state that the supply and demand summary provided in this
Update is primarily based on unmet demand and anticipated growth, and not on
competitive positioning between projects.  Senior housing with services can be
a very competitive business, and it is possible that even more units may be
proposed as providers attempt to capture a large share of the local market. 
However, if supply significantly exceeds demand, this would probably reduce
the occupancy rates in less competitive projects.
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6. Monitor Demand for Additional Assisted Living Units with Limited
Potential Expansion by 2026 

Findings: Assisted living projects provide 24-hour staffing and a high level of
assistance with daily living needs of residents.  Under Minnesota law, service-
intensive senior housing must be licensed with the State.   

The research for this Update identified four licensed facilities in Little Falls that
specifically serve seniors needing assistance with daily living: Bridgeway
Estates, Central Minnesota Senior Care, Diamond Willow and Highland Senior
Living.  Combined, the senior assisted living providers in Little Falls can provide
housing for as many as 110 people needing higher levels of care.

There are two additional licensed providers of assisted living in the community
which serve very targeted segments of the population and are not typically
available to most seniors living in the Little Falls Market Area.  As a result, these
facilities have not been included in this analysis.
 
There was some unused capacity reported in the assisted living inventory in
2021, but most providers reported high rates of occupancy.  The Covid
pandemic may be impacting occupancy within this type of specialized senior
housing.

The Market Area’s assisted living inventory would require a capture rate of
approximately 9% to 9.5% of all older senior citizen households.  This
calculation groups all types of assisted living options together, although there
are variations in the type of unit/room, including some in board and lodging-
style facilities.

Recommendation: In the opinion of Community Partners Research the current
distribution of units providing assisted living in the Little Falls Market Area is
relatively large by comparative standards.  There was some unused capacity
present at the time of the research for this Update, but that may change as the
global health pandemic is brought under control.  We would recommend that
this segment of the specialized senior market be monitored for changes in
demand, with a possible minor expansion of units by the year 2026.

Based on available projections, there will be some continued growth within the
primary target group of seniors age 75 and older.  Using Esri’s age-based
growth projections, and applying the same basic capture rate as exists in 2021,
the Market Area would need approximately 15 additional assisted living
units/rooms by the year 2026.
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It is important to note that many of the existing assisted living options in the
Market Area do accept public assistance programs, such as Elderly Waiver,
which help lower income seniors acquire needed services.  Due to low
reimbursement rates, some facilities may cap the percentage of residents on
public programs.  The ability to serve a wide range of income levels has
probably contributed to the high rate of utilization, and the percentage capture
rate being achieved.  

As with other specialized care recommendations, the supply and demand
summary provided in this Update is based in large part on anticipated growth,
and not on competitive positioning between projects. Senior housing with
services can be a very competitive business, and it is possible that even more
units may be proposed as providers attempt to capture a large share of the
local market.  However, if supply significantly exceeds demand, this would
probably reduce the occupancy rates in less competitive projects.  

7. Potential Demand for 24 to 30 Additional Memory Care
Rooms/Beds through 2026

Findings:  Memory care housing represents a very specialized segment of the
senior market.  People in the earlier phases of memory loss due to dementia,
Alzheimer’s Disease, or other causes may often be housed in other facilities. 
However, as the disease progresses, it is often necessary to provide housing in
special facilities that offer a secure environment and care targeted to residents
with memory loss.

There are two facilities in Little Falls that specifically serve residents with
memory care housing needs and are licensed for Dementia units: Diamond
Willow and Highland Senior Living.  Another provider, Franciscan Sisters of Little
Falls, is only available to sisters in the religious order and has not been included
in the analysis that follows. 

Combined, the memory care facilities have capacity for up to 27 people.  To
reach full capacity, some rooms would need to be shared occupancy.  It is
important to note that people with memory loss may also be able to live in St.
Otto’s Care Center which has secure upper floors in their building. 

At the time of the 2011 Housing Study there had been a third memory care
provider operating in Little Falls.  At that time, Harmony House had capacity for
22 residents in 20 rooms.  However, Harmony House has since changed its
focus and now provides long-term care for people with disabilities.
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As reported to the telephone survey, the utilization rates in this specialized
segment appear to be high, although some vacant rooms/beds were reported in
Diamond Willow.  However, this was attributed in part to the global pandemic,
as well as staffing issues related to the low area unemployment rate.

The current supply of memory care beds within the Market Area would need to
capture approximately 1.6% of the County’s older senior population to achieve
full occupancy.  Looking forward to the year 2026, to existing supply of memory
care beds would require a capture rate of only 1.4% to maintain full occupancy.

Recommendation:  When compared to the primary target population in 2021,
the current supply of memory care beds in the Market Area requires a relatively
low capture rate of only 1.6% of the adjusted population of seniors age 75 and
older.  In the opinion of the analysts, a capture rate of at least 3% is
achievable, indicating an expansion of this housing type is needed.  In 2021, an
expansion of 24 beds would be needed, with as many as 30 beds by 2026.

Many of the memory care providers do accept lower income seniors receiving
County assistance.  Due to the high levels of care required for memory loss, the
reimbursement rates are often better matched to the costs of care.  However,
some providers may cap the number of residents receiving assistance. 

Consistent with the other specialized care recommendations, the supply and
demand summary provided in this Study is largely based on anticipated growth,
and not on competitive positioning between projects. Senior housing with
services can be a very competitive business, and it is possible that even more
units may be proposed as providers attempt to capture a large share of the
local market.  However, if supply significantly exceeds demand, this would
probably reduce the occupancy rates in less competitive projects.
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Home Ownership Recommendations

Findings: The City of Little Falls experienced a some new single family housing
construction and development intended for owner-occupants over the past 10+
years.  Based on building permit reports, there were 77 single family detached
houses constructed over the 12-year period from 2010 to 2021.  There were
also 12 attached single family units that appear to have been constructed for
owner-occupancy.  Including partial-year statistics for 2021, the City has
averaged between seven and eight single family housing starts per year since
2010.

The global health pandemic starting in 2020 has had an impact on new home
construction activity.  While demand for home ownership has been strong over
the past two years, a combination of high costs for materials and a shortage of
skilled labor have contributed to significant price increases for new construction. 
This has also tended to drive up the prices for existing home sales.

The residential sales sample that was accessed for this Update does represent a
data lag, and may not be a good indicator of the most recent existing home
sales.  The median home sales price for partial-year 2021 was $159,500, up
from less than $141,000 in 2020.  When viewed in September 2021, the
Multiple Listing Service had a very small active inventory of homes listed for
sale in the City.

The household projections used for this Update expect continued demand for
owner-occupancy housing, but most of the net growth that is anticipated
through 2026 will be from senior-headed households age 65 and older. 
Households in the younger end of the senior range tend to be predominantly
home owners, and have historically formed a strong market for higher priced
housing.  Growth from senior households should also result in increased
demand for low/no maintenance unit choices. 

While the number of older adult households is expected to increase in the Little
Falls Market Area, there are projected reductions in the number of households
in the age ranges below 65 years old.   Although the numeric reduction is not
overly large, this does point to some diminished level of demand from younger
buyers, including entry-level trade-up housing potential. 

The projections presented earlier expect the combined demand-generators of
household growth, unit replacement and pent-up demand yield a production
range of 105 to 120 total owner-occupancy units over the next five years, or an
annual average of 21 to 24 owner units per year.  
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Some of the projected demand for owner-occupancy units will be met by
construction outside of Little Falls in other Market Area jurisdictions, but
approximately 80% would be expected within the City, for an annual average
production goal of 16 to 19 owner-occupancy units.

The following recommendations are made concerning home ownership issues in
Little Falls.

8.  Monitor Residential Lot Availability and Promote Additional
Development as Necessary to Meet Demand 

Findings:  As part of this Study, we attempted to determine if an adequate
inventory of available residential lots exists in Little Falls and the immediately
surrounding area.  This included discussions with City staff and local real estate
experts.

There is no definitive data on the total supply of residential lots.  There are a
number of developed subdivisions within the City that do have some residential
lots available for sale.  The largest inventory appears to exist in Sunrise III,
which had as many as 28 lots listed on the MLS in 2021.  Other subdivisions
with an identified inventory of open lots include South Oaks and Hidden Oaks. 

When combined with other identified vacant lots in the community, it is
estimated that between 40 and 50 lots exist at the end of 2021.  There are also
undeveloped land parcels that exist, including potential future phases of Sunrise
Addition.

It is important to note that not all of the vacant lots may be readily available for
new home construction.  Some appear to be privately owned but never used for
construction.  Others appear to be builder-owned.  The number of lots posted
on the Multiple Listing Service did contain approximately 30 lots in December
2021.  All of these lots are believed to be for single family detached home
construction.  There may be some twin home lots remaining in the community
that are builder-owned, but this supply is probably not very large.

Recommendation: Community Partners Research typically uses a standard
that a 2 ½ year supply of lots should be available in the marketplace, based on
annual lot usage.  Although our demand projections point to the need for up to
19 vacant lots annually, actual recent construction has been utilizing an
average fewer than 10 lots each year.  At the actual pace of construction, the
vacant lot inventory will be adequate for at least three years.  However, if the
number of housing starts increase in 2022, additional lot creation will be
needed within the next two years.  

� Little Falls Housing Study Update - 2021 Draft 115



Findings and Recommendations   �

Annual lot usage should therefore be monitored, and additional land
development promoted as needed.

Since at least one of the current subdivisions, and possibly more, has land that
could be used for future development phases, lot and land availability is not
viewed as a significant issue in Little Falls.  It is assumed that past land
developers will respond to changes in demand, and could develop these future
phases as needed.

Based on the information available in 2021 there is a need for lot development
for attached single family construction.  In Little Falls, the past development of
twin homes has been successful.  A phased development of twin home lots
allowing for between 10 and 12 total units to be constructed would allow for
this housing type in the near future.

9. Demand for 10 to 12 Moderately-Priced Homes Constructed
Annually

Findings: Much of the home building that has been occurring in Little Falls in
recent years would generally be defined within the moderate price ranges, with
an approximate purchase price of $250,000 to $375,000.  This has been
accomplished by private-sector home builders and for-profit subdivisions. 
Some of this production has been in the form of attached housing, including
twin home intended for owner-occupants.

Although income levels for home owners have continued to improve over time,
many potential home buyers are still within a moderate income range. 
According to the American Community Survey, the median household income
for all home owners in the Market Area was approximately $67,000 in 2019. 
For just Little Falls, the median was lower at nearly $58,000.  Approximately
27% of all Market Area home owners had an annual income above $100,000,
but more than 35% were in the more moderate income ranges between
$50,000 and $100,000.

Going forward, most of the demand for newly constructed houses will be within
the more moderate price ranges, reflecting households that are “moving-up”, as
they sell an existing home and opt for new construction.

Anticipated demand should also exist from the large “baby boom” generation as
it advanced through the aging cycle.  Older adult households have created
ongoing demand for age-appropriate housing, which offers low maintenance
living opportunities.  
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While some higher-priced attached housing will be developed, much of this
demand should also be within the more moderate price ranges.  This will
include attached housing options.  In Little Falls, this has primarily been in the
form of twin homes.

Due to rising costs for materials and labor, the average new construction price
continues to grow.  In 2021 and beyond, it will probably be difficult to produce
new construction units that are below $250,000 without the use of development
subsidies. 

Recommendation: Approximately 60% of the future demand in Little Falls has
been allocated to the more moderate home price ranges, with expected annual
demand for approximately 10 to 12 units annually.  Demand for housing in the
moderate price ranges can generally be met by the private development
community, and would not typically require any level of public involvement or
assistance, except at the lower end of the range.  It may be possible to use Tax
Increment Financing assistance or other funds to offset infrastructure costs,
depending on the structure of a project.

Moderately-priced houses should represent a mix of single family detached
homes, as well as attached housing which can appeal to mature households as
they age.  While attached housing units, such as twin homes or town houses,
would be well-matched to life-cycle needs, it is likely that this segment of the
market will gradually grow in market share over time.

The calculations are based on average annual demand, and in any given year
there is potential for actual production to be above or below the five-year
average.  If construction costs stay above average due to shortages caused by
the health pandemic, it is probable that near-term construction will remain
below the projected average.

10. Promote the Construction of 2 to 4 Affordable Homes Per Year

Findings: The demographic forecasts used for this Study are anticipating the
possibility that the Little Falls Market Area will experience a minor decrease in
the number of households age 64 and younger over the next five years. 
However, in the age groups below 45 years old, there should be relative
stability.  These younger adult households form a primary target market for
entry-level new construction. 
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While affordable new construction would be beneficial, most of the demand for
affordable, entry-level ownership housing will continue to be met by the sale of
existing houses.  Prices for existing homes in Little Falls have been increasing,
especially since 2020, but existing homes still tend to be more affordable when
compared to prices for comparable new construction.

The sales analysis completed as part of this Study shows that the midpoint
sales price for an existing home in the City is nearly $160,000 in 2021.  But
some “data lag” also exists and given the shortage of existing homes that are
listed for sale, recent prices may be even higher.  Between 2020 and 2021 the
median sale price increased by approximately 13%.

While the current inventory may be low, existing homes represent an attractive
option for more moderate income home buyers.  It should be recognized that
existing housing may have repair needs or upgrades when compared to newly
constructed units.

Recommendation:  Based on the research completed for this Study, we
believe that a goal of  constructing 2 to 4 new entry-level homes in Little Falls
each year through the year 2026 is realistic.  This would represent 15% to 20%
of the annual projected demand for single family units.  In current prices, entry-
level homes are generally defined as $250,000 or less.  However, an even
lower target price, below $200,000, would be better suited to current incomes
and home buying power of low to moderate income households.

To reach the higher end of this annual construction range, it is assumed that
some of these units would be addressed through nonprofit housing agencies or
through organizations such as Habitat for Humanity.  Private developers would
also be expected to produce some more affordable homes, but possibly with
some degree of public involvement.

To achieve an ownership purchase price of $250,000 or less, significant cost
saving measures will be needed, along with probable development or financing
subsidies.  This will somewhat limit the area’s ability to generate this type of
housing, as recent subsidies in other communities have been as high as
$30,000 or more per unit. 

The City does have a limited inventory of older infill lots that remain in the
community.  These are typically available for lower prices than lots in newer
subdivisions.  There is also the potential that redevelopment sites could be
created that would also be suitable for affordable single family construction. 
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The Little Falls area will need to continue attracting younger families and
working age residents to maintain an adequate work force for area employers.  
This recommendation could be part of a strategy of proactive efforts to attract
and retain younger households.

While some affordable new construction will be needed, we do recognize that
the existing housing market will continue to be the primary source of affordable
home ownership options.  Past research in other communities would indicate
that the large majority of first-time buyers will purchase an affordable, existing
home, and only a small percentage will purchase a newly constructed home. 

With stronger projected growth from households age 65 and older, the
community also has the ability to generate roll-over opportunities within the
older, existing stock.  Senior households that move into age-appropriate new
construction or rental units will help to make older single family houses
available for sale.  The more the life-cycle concept is successfully implemented
over the next few years, the more opportunities that will be created for younger
buyers in the existing single family stock.

11. Demand for 4 to 5 Higher-Priced Homes Constructed Annually

Findings:  A share of the home building that is likely to occur in Little Falls
would generally be defined within the higher price ranges, with a total purchase
price of $375,000 or more.  This will often reflect households that already own
their housing, and a decision to opt for new construction will be based on the
availability of trade-up housing options.  Although the City of Little Falls has
attractive locations for higher priced homes, the areas surrounding the City will
also compete for this share of the new construction market.

The research in 2021 has continued to track the household growth in the age
groups 55 and older.  Over the next five years, growth should be especially
strong in the 10-year age range between 65 and 74 years old.  The ownership
tenure preferences for older adult households remain very high.  

According to the American Community Survey, the home ownership rate for
Market Area households in the 65 to 74 year old range was approximately 85%
in 2019.  Although we would expect this percentage to decrease as other
housing options become available, including high quality rentals, a large
percentage of these households will continue to opt for home ownership. 
Demand from empty-nester and young senior  households will primarily exist
from people looking to upgrade their housing.
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Recommendation: Approximately 20% to 25% of the future demand has been
allocated to the higher home price ranges, with expected annual demand for
approximately 4 to 5 units annually in Little Falls.  Additional demand will exist
for higher-priced homes in rural locations outside the city limits. 

Demand for housing in the higher price ranges can generally be met by the
private development community, and would not typically require any level of
public involvement or assistance, although Tax Increment Financing may be
provided to some of the new subdivisions helping to lower the costs of
infrastructure. 

In Little Falls, higher-priced houses will primarily be in detached single family
structures.  Some attached single family units may also be built within the
higher price ranges, but in general, a more moderate price structure should
exist for twin homes and town houses.

12. Attached Single Family Housing Should Gain Market Share

Findings:  Although attached single family housing construction slowed
significantly with the housing market crash of the late 2000s, some limited
development activity has occurred in Little Falls recent years.  An estimated 12
units were constructed for owner-occupancy over the last decade, primarily in
twin home configurations.  

Most of this construction occurred between 2013 and 2015.  After 2015 some
duplexes and town homes were constructed but these appear to be for renter-
occupancy.  Since 2010, attached units have represented approximately 13% of
all single family housing starts in the City.

It is probable that few platted lots remain in the City for twin homes.  While an
exact inventory was not available, the slowdown in unit construction after 2017
may be due in part to few lot options, although some available lots were instead
used for rental duplexes.  No new subdivisions have been developed in many
years.

The age-based projections show overall household growth for the Market Area
between 2021 and 2026, primarily driven by an increase of households age 65
and older.  The 2026 projections indicate that more than 35% of all households
living in the Little Falls Market Area in 2026 will be age 65 and older, and more
than 54% of all households will be in the age groups 55 years old and above. 
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The near-senior and senior citizen age groups have historically had very high
rates of owner-occupancy and represent a primary target market for attached
single family housing that offers no maintenance or low maintenance living.

Recommendation:   The demand calculations used for this Study expect that
approximately 20% or more of the future demand for owner-occupancy housing
construction can be met through attached single family housing, such as twin
homes.  With overall ownership demand at 16 to 19 units per year in Little
Falls, attached single family construction should be able to sustain demand for
approximately three to four units annually.  Unlike other types of single family
housing construction, nearly all of the Market Area demand for attached units
will be within the City of Little Falls.

Although we have identified this demand as an annual average, attached
housing construction could occur in clusters.  Over the 5-year projection period
the total production could be as high as 15 to 20 units, but this may occur in
two or three development phases.

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

Depending on the project location, we would expect most of the attached unit
construction to occur in a more moderate price range below $375,000. 
However, high-amenity units could also be developed, especially those that can
offer very desirable locations.

In 2021, it is unlikely that an adequate lot inventory exists to accommodate the
recommended number of units.  A twin home subdivision would need to be
created to facilitate this style of home construction. 

 
13. Promote Affordable Home Ownership Programs

Findings: As construction costs rise, there continues to be a need for
affordable new home construction and ownership assistance programs to assist
low and moderate income households.  This can help to address an
“affordability gap” that exists between median income households and typical
prices for both new and existing homes in the area.
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Home values in Little Falls tend to be higher than in many of the surrounding
communities.  However, income levels for most home owners in the City are
relatively moderate.  According to the American Community Survey, the
estimated median income for existing home owners living in the City was just
below $58,000 in 2019.  

First time home buyer assistance, down payment assistance, and low interest
loans help to address affordable housing issues.  A local down payment
assistance program could be explored through regional housing agencies.  The
Federal Home Loan Bank may have funding for closing cost and down payment
assistance programs.

Home ownership counseling and training programs could also be offered.  These
programs can play a significant role in helping marginal buyers achieve home
ownership. 
 
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: Continued efforts to provide home ownership assistance
are appropriate in Little Falls.  Existing home values in the City have been
increasing rapidly in recent years.  To move moderate income households into
home ownership, financial assistance may be required to bridge the gap
between what is affordable and the prices being charged for homes in the area.  

Funding sources for home ownership programs may include MHFA, USDA Rural
Development, the Greater Minnesota Housing Fund and the Small Cities
Development Program.  The City also has a working relationship with the
Central Minnesota Housing Partnership (CMHP), a regional nonprofit agency
dedicated to affordable housing.  CMHP can potentially assist with affordable
home ownership program delivery.
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Housing Rehabilitation and Preservation

Findings: Little Falls 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. 

Housing options for more moderate income households will largely be met by
the existing, more affordable housing stock.  As this existing stock ages, more
maintenance and repair are required.  Without rehabilitation assistance, the
affordable stock will shrink, creating an even more difficult affordability
situation.  

The following specific recommendations are made to address the housing
rehabilitation needs.

14. Promote Rental Housing Rehabilitation Programs

Findings:  Based on best available estimate, Little Falls has more than 1,600
rental housing units in 2021.  These units are in large multi-family projects,
small rental buildings, mixed use properties, duplexes, single family houses and
mobile homes.  

The American Community Survey provides an estimate of the median age of
structures.  For all rental units in the City, the median year of construction was
1973.  More than 38% of the rental stock was constructed before 1960. 
Although age is not always a good indicator of physical condition, older housing
can require more maintenance and improvement to remain as a viable part of
the overall housing stock.  Many rental units 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. 

Recommendation:  The City of Little Falls and area housing agencies should
seek funds to develop a rental rehabilitation program.  The funds should allow
for program design flexibility, which will make a rental rehabilitation program
workable.  Potential funding sources include local revolving funds, the Small
Cities Development Program and the Minnesota Housing Finance Agency. 
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15. Promote Owner-occupied Housing Rehabilitation Programs

Findings:  Most of the City’s single family stock is still older housing. 
According to the American Community Survey, the median year of construction
for owner-occupancy units is 1971.  Investment in owner-occupied housing
rehabilitation activities will be an important community strategy in preserving
the City’s most affordable housing opportunities.

The research for this Study included a visual housing condition survey,
completed in three of the City’s older neighborhoods.   Overall, 553 single
family houses were viewed and rated.  Most of the homes in these
neighborhoods were in generally good condition.  However, approximately 47%
of all homes were judged to be in need of minor repair, and 15% of all homes
in these neighborhoods were judged to be in need of major repair.  There were
eight houses rated as dilapidated, and possibly beyond repair.

Recommendation: Little Falls, along with area housing agencies, has been
successful in the past in promoting housing rehabilitation programs.  These
efforts have included loans and grants to home owners, as well as programs
that acquire, rehab and then resell older homes.  Ongoing efforts will ne
necessary to preserve the City’s large inventory of older single family homes.

16. Promote Mobile Home Improvement Programs

Findings: Community Partners Research, Inc., conducted a condition survey of
the mobile homes in three Little Falls parks/locations.  In total, 113 mobile
homes were viewed and rated for exterior condition.  Approximately 46% of all
mobile homes in the City were rated as needing major repair, and more than
21% were in worse condition, and rated as dilapidated.  It is doubtful that a
severely substandard mobile home can be economically rehabilitated.   

In addition to the poor condition of some of the mobile homes, there are
problems unique to mobile home parks, including the tendency for units to
decrease in value as they age, 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

� Little Falls Housing Study Update - 2021 Draft 124



Findings and Recommendations   �

dwelling.  While this approach can work well in upgrading the stock, it can be
expensive, especially if there are a large number of homes in poor condition.

Several communities have initiated innovative programs that address mobile
home conditions and mobile home park issues.  We recommend that the City or
area housing agencies consider the implementation of the following ideas:

< 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.  In some cases, housing agencies have
provided funding for down payment assistance or gap financing programs
to purchase new mobile homes.  Also, mobile home dealerships have
participated with buying the salvaged homes.

< 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.

17. Acquire and Demolish Dilapidated Structures as Needed

Findings: The housing condition survey completed within three older
neighborhoods in Little Falls identified eight homes that are dilapidated and
probably too deteriorated to rehabilitate.  There were also 83 homes identified
in these three neighborhoods that were rated as needing major repair.  Without
corrective action, these houses also have the potential to deteriorate further,
and may be candidates for acquisition and clearance in the future.

Recommendation: Little Falls, in cooperation with area housing agencies, has
also been active in the past in acquisition and clearance programs.  After
clearance, some of the lots have been available for residential re-use, including
affordable new home construction.
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Based on the findings of the most recent housing condition analysis, ongoing
efforts to clear substandard structures will still be required.  The results of the
2021 housing condition survey did show fewer units in poor condition within the
defined neighborhoods, indicating that efforts over the past 10 years have had
an impact in the community. 

18. Consider the Development of a Targeted Neighborhood
Revitalization Program

Findings: The previous recommendations have addressed specific activities
related to the rehabilitation of both owner and renter-occupancy housing, as
well as the removal of substandard structures.  These types of approaches can
be used on a “spot treatment” basis, addressing specific houses around the
City, or they can be coordinated to focus on a specific neighborhood, in an
attempt to impact overall revitalization needs to concentrated area.

This Study has helped to define certain older neighborhoods within Little Falls
that have higher concentrations of housing in need of repair.  Each of these
neighborhoods has homes that need rehabilitation and presumably a significant
number of low/moderate income households.  These neighborhoods have the
potential to deteriorate or they could be revitalized to continue to be strong
vital neighborhoods.

Recommendation: We recommend that the City, area housing agencies, and
the private housing sector consider the development and implementation of a
Neighborhood Revitalization Program.  A primary funding source for these types
of activities is the MN Small Cities Development Program (SCDP) which awards
grants each year on a competitive application process.

Redevelopment strategies and opportunities should be identified for each
targeted neighborhood including:

< A plan for each parcel in the neighborhood
< Owner-occupied rehabilitation
< Rental Rehabilitation
< Demolition of dilapidated structures
< Infill new construction including single family homes and attached housing
< Purchase/Rehabilitation Programs for low/moderate income households
< Public projects (streets, utilities, parks, etc.)
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