Albert Lea

-
o

1

\

Comprehensive Housing
Study and Needs Assessment

A 701 Xenia Avenue South, Suite 300
Minneapolis, MN 55416

WSB Tel: (763) 541-4800 - Fax: (763) 541-1700

& Associa I wsbeng.com




2| Page



Executive Summary:

Introduction

In May of 2014, the Albert Lea Housing and Redevelopment Authority commissioned a housing needs
assessment to analyze the housing and job markets, review the current housing stock, and conduct a demand
analysis for housing over the next 5 to 10 years. The following report has data and trends showing the
characteristics of Albert Lea and Freeborn County’s demographics, housing market, and the economy.

Demographic Analysis

Albert Lea and Freeborn County have seen a slight decrease in population since 1990 and this trend is projected
to continue. The fastest growing population is the 65+ age group; this will continue to do so as the Baby
Boomer generation continues to get older. The number of households has increased by 91 in Freeborn County
since 1990. The number of renters has increased over the last 13 years as some home owners have switched to
renting. This trend is mostly a result of the recent recession and will likely bounce back as the economy
improves and more people buy homes. Another trend in households is that they are changing in type. The
numbers of households with a single parent or unmarried couples with children are increasing, as well as the
number of households with just a single person or non-related roommates.

Housing Characteristics

The median year for housing structures is 1956. The housing stock continues to age as few new homes have
been built since 1980. The strong majority of housing type is single family detached, making up 79% of the
housing units in the county. Since 2008 the average number of building permits issued for new residential home
construction per year is 11.5. The average for the 5 years prior to 2008 was 49.2 permits a year. Over half of the
homes listed for sale in Freeborn County are below $100,000 with around 200 toal listed on the market. The
number of foreclosures in Freeborn county for the year 2014 are on pace to be the fewest number of
foreclosures in the last 8 years. There was an increase of 64.7% in vacant housing units from 2000 to 2010 with
a total of 636 units being vacant. 3,194 households in freeborn County are renting; of these units 1/3 is general
occupancy, 1/3 is senior housing, and the remaining 1/3 are scattered single family homes or duplexes. The
rental vacancy rate in 2012 was 7.4%. Average rents in Freeborn County range from $424 for an
efficiency/studio apartment to $851 for a 4 bedroom unit. There are 568 persons in Freeborn County who are
living in affordable housing.

Economic Conditions Analysis

As the local and national economies improve we have seen Freeborn County’s unemployment rate drop to
4.3%. This is the lowest unemployment rate since the year 2000. The majority of employees in Freeborn County
work in the services, retail, and manufacturing industries. Almost 40% of people living in Freeborn County
work outside of the county. The median household income is around $42,510 and is projected to increase. The
percentage of people below the poverty level in Freeborn County has risen from 8.4% in 2000 to 11.8% in
2013.
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Demand Analysis

As household types and demands continue to change, Freeborn County will want to reflect those changes by
adding new housing, renovating existing housing, and remove unsuitable housing. We estimate that the primary
demand for housing over the next ten years will be for owner-occupied homes that cater to empty nesters/baby
boomers. This means they will be moderately sized units (1,800 to 2,000) square feet, low maintenance, and
single-level living.

There will also be a demand for the addition of new rental units in the community. Currently, there is very little
newer, higher amenity rental options for single people (or single parents), people moving into the community
from outside the County, and for seniors who would like to rent.

Conclusions and Recommendations

The population and number of households have remained stable over the past 30 years, and are not expected to
change significantly in the City of Albert Lea or county-wide. The target market area’s demographics have
slightly aged over the past ten years, and are expected to continue to age. There is an abundance of moderate or
low quality market-rate ownership and rental housing. There are affordable options for people in Freeborn
County. There are not many options for housing beyond single-family detached or apartment style living. There
are not many options for an increasing 65 plus age group, currently with good incomes.

There is a need for nice, market-rate rental housing. There is a need for higher-end, owner-occupied housing.
More options for housing type are needed. Overall, any additional housing units constructed will accompany the
vacancy of the same number of housing units. A program for re-development of areas of dilapidated single-
family housing should be considered. Programs to help seniors maintain and adapt their existing, single-family
housing should be implemented.
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Disclaimer

This study represents a compilation of data gathered from various sources, including Census data, data collected
from the American Community Survey, Department of Employment of Economic Development of Minnesota,
ESRI Business Analyst, and interviews with local officials, real estate professionals, and major employers.
While all sources are considered reliable, data herein has not been authenticated. Data was drawn on for this
report in May, June, and July of 2014.

WSB & Associates, Inc. does not guarantee the data and assumes no liability for any errors in fact, analysis, or
judgment. The objective of this report is to gather, analyze, and present as many market components as
reasonably possible within the time constraints agreed upon. The conclusions contained in this report are based
on the best judgments of WSB & Associates and the people producing the work, and makes no guarantees or
assurances that the projections or conclusions will be realized as stated. The findings presented in this report
should not be used to determine the market feasibility of any single development or project. The study is
designed to be a broad analysis of the entire housing market and is intended to guide planning efforts.
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Below is a chart showing statistics for various categories in Albert Lea and Freeborn County. Yellow highlights

indicate an increase and Purple indicates a decrease.

Demographic Shifts in the City of Albert Lea

1990 2000 2010 2013 2018
Population 18,310 18,356 18,016 17,851 17,663
Median Age 41 43.8 43.5 43.8
College Students 380 788*
Person>65 3,817 3,918 4,027 3,907 4,202
Number of Households /Occupied Housing Units 7,533 7,785 7,774 7,720 7,677
Vacant Housing Units 348 636
Total Housing Units 8,133 8,410
Owner Occupied Units 5,673 5,429 5,368 5,333
Renter Occupied Units 2,112 2,345 2,352 2,344
For Sale Only 63 151
For Rent 129 208
Average Household Size 2.35 2.28 2.24 2.25 2.24
Median Income $32,841 $39,152 $35,165 $39,986
Individuals Below Poverty Level 10.2% 13.7% 15.6%*
Rental Vacancy Rate 5.8% 5.4%
Median Rent $443 S541*
Median Home Value $69,500* $97,600*

1990 2000 2010 2013 2018
Population 33,060 32,584 31,255 31,101 30,886
Median Age 40.4 44.1 44.6 45.3
College Students 789 1256*
Person>65 6,146 6,156 6,309 6,461 7,057
Number of Households /Occupied Housing Units 13,029 13,356 13,177 13,148 13,120
Vacant Housing Units 640 1,054 1,053
Total Housing Units 13,996 14,231 14,201
Owner Occupied Units 10,508 10,089 9,954 9,921
Renter Occupied Units 2,848 3,088 3,194 3,199
For Sale Only 122 230
For Rent 167 272
Average Household Size 2.4 2.32 2.32 2.31
Median Income $36,964 S44,424 $42,510 $50,559
Individuals Below Poverty Level 8.4% 11.8%*
Rental Vacancy Rate 5.5% 8.0%
Median Rent $436 $553*
Median Home Value $76,000 $110,200 * $93,203 $111,322

Sources: U.S. Census, American Community Servey, and E.S.R.I. Business Analyst (* ACS 5 year Est.)
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Introduction:

In May of 2014, the Albert Lea Housing and Redevelopment Authority commissioned a housing
needs assessment to analyze the housing and job markets, review the current housing stock, and
conduct a demand analysis for housing over the next 10 years. The following report is broken
into the following sections: Demographic Characteristics, Housing Characteristics, Economic
Conditions, Housing Demand Analysis, and Conclusions and Recommendations.

Primary Market Area

Determining the primary market area for Albert Lea and the surrounding Freeborn County is the first step in
calculating the demand for housing. Based on past studies, commuter data, and market draw, all of Freeborn
County was determined to be the primary market area. This area represents where the majority of demand for
housing will come from, which for the purposes of this report is called the internal demand. An analysis of

external demand will also be completed in the Housing Demand Analysis portion of this report.

The primary market area consists of 20 townships and 11 cities, the largest of which is the City of Albert Lea.
For the remainder of this report, both the Primary Market Area (Freeborn County) and the city of Albert Lea will

be evaluated for the purposes of data collection and analysis.
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Methodology
A variety of sources were utilized to collect and compile the data found in this report. The primary sources of

data were the U.S. Census, American Community Survey estimates, ESRI’s Business Analyst, Minnesota
Department of Health, Minnesota Department of Employment and Economic Development, U.S. Department of
Housing and Urban Development, the National Association of Realtors, and the National Institute on Aging. For
the housing information, data was collected from a variety of local sources, including the Freeborn County
Assessor’s office, Freeborn County Sheriff’s office, local property managers, real estate agents, and the
Multiple Listing Service. Regarding the analysis of data, local knowledge was obtained through conducting
interviews with 20 local officials, major employers, and property manager/real estate professionals. This data
informed the demand analysis portion of the study, in addition to the data on supply and demand. The data
collected through this report was supported and enhanced by discussing the perception of local market
conditions, examining the current and future rent structures and vacancy rates, and discussing future

expansion plans of major businesses.
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Demographic Characteristics:

The following section highlights the demographics in Freeborn County (the County) and the City
of Albert Lea (the City). Demographic information is an important factor in determining current
trends and future market demands. The figures for Freeborn County include Albert Lea. Albert
Lea figures are only from within city limits. This section includes an analysis of population and
household trends with regards to race, age, size, type, income, and tenure.

Population

The population of the County has seen a slight continuous decrease for the last 23 years. In 1990 the U.S.
Census counted the population of Freeborn County to be 33,060 persons. In 2013, the population was
estimated at 31,101, a loss of 1,959 people. Estimations for 2018 show an additional loss of 215 for a total
population of around 30,886.

Albert Lea makes up about 57.4% of the County’s total population, up from 55.4% in 1990. The population of
Albert Lea has seen a slight continuous decrease for the last 23 years as well. In 1990 the U.S. Census counted
the population of Albert Lea to be 18,310 people. In 2013, the population was about 17,851, a loss of 459
people since 1990. Estimations for 2018 show an additional loss of 188 for a total population of around
17,663.

Figure 2
Population Growth Trends and Projections (1980-2018)
40,000
35,000
30,000
,E 25,000
8
§_ 20,000 B Albert Lea
a 15,000 B Freeborn County
10,000
5,000
Sources:
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U.S. Census Projected (Business Analyst) el
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Race

The County and City both remain relatively stable in terms of race. Over the last 12 years, there has been no

substantial change in the numbers of non-white people, and the area remains 95% “white”.

Figure 3

Populatlon by Race 2000 2010 2012 2000 2010 2012
White 17,034 | 16,213 | 16,854 31,028 | 29,121 | 29,760
Black or African American 68 204 222 79 231 239
American Indian or Alaskan Native 53 49 94 64 68 110
Asian 147 204 213 178 238 291
Native Hawaiian and Other Pacific Islander 5 15 0 6 18 0
Two or More Races 216 382 246 277 518 337
Other 833 949 340 952 1,061 451

The racial composition of the County and Albert Lea has seen little change since 2000. In 2000, 95.2% of the
population reported their race as “White” and only .2% reported as being “Black or African American.” In 2012
the percentage of “White” slightly increased to 95.4% and “Black or African American” increased to .8%. In
Albert Lea the percentage of people reported as being “White” in 2000 was 92.8% and only .4% reported as
being “Black or African American.” The percentage also slightly increased to 93.8% in 2012 for “Whites” and to
1.2% for “Black or African American.” The State of Minnesota had 86% of the population report their race as
“White” and 5.1% report being “Black or African American.” The number of American Indian or Alaska Native
and Asian also had a slight increase. The number of Native Hawaiian and other Pacific Islander, two or more

races, and other has decreased.

Age

The median age of the County and the City is higher than average and increasing. Since 2000, the median age
has increased in the County from 40.4 to 44.6 in 2013 and is expected to increase to 45.3 by 2018. Albert Lea

and Freeborn County have a higher median age than Minnesota (37.4) or the United States (37.2).
Figure 4

Median Ages in Albert Lea and Freeborn County
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Figure 5
The largest age group in Albert Lea is 0-24 years old

(note that this age group has 4 more years’ worth of

Albert Lea Population by
Age in 2013

population.) Although this age group is the largest, it
has continually decreased over the last 23 years. In

1990 there were 5,846 people in this age group, vs.

5,274 according to 2013 estimates. By the year Age
2018, this age group is projected to decrease to oo
5,051 or about an additional 4.2% decrease.

W 25-44
The smallest age group by percentage in Albert Lea is A
65 years and older (22%). This age group has H65+
consistently stayed around 3,900 in the last 23 years.
By the year 2018, this age group’s population is
projected to rise to around 4,202 or about a 7.6%
increase. However, when evaluating households, 32%

Figure 6

of households in the County are classified as aged 65

or older (only 12% statewide). 17% of the households
Freeborn County

Population by Age in 2013

are headed by householders over 75 years old.

Although the 65+ age group is the smallest, it is the

fastest growing age group and is the only growing Age

age group in Freeborn County. From 2013 to 2018, 2024

the number of people 65+ is projected to increase by

an additional 596 people. This trend is due to the " 2>-44

aging Baby Boomer generation. As of this year (2014), 145-64
B 65+

the Baby Boomer generation’s age range is from 50 to
68. This generation will be aging into the 65+ age

group for the next 15 years and housing demand will

be impacted.

From 1994 to 2007 the 65+ age group had a transition of “great depression era” children replacing the age
group. Their current ages are between 72 and 85. Because of low birth rates during that time, the population
of seniors had decreased, and then flattened at a low number. As the Baby Boomers now move into this

section we will see a large increase in the 65+ age category.

The 25-44 year old population in Freeborn County has seen a large decrease since 1990. In 1990 the
population of that age group was 9,161 and in 2013 the population was only 6,721. That is a 26.6% decrease
and these trends are expected to continue.
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Figure 7
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The 17 and under group has seen a dramatic drop since 1990 of almost 2000 persons.

Also, the “Under 1 year” population is projected to continue decreasing over time. The population of babies in

2000 in Freeborn County was 402. By the year 2019 the population is projected to be around 378. This is a

national trend as the number of newborns has been at a record low.

Figure 8

Total Population Under 1 Year of Age

2000 2014 2019
From 2008 to 2012 there were 45 more births than
Albert Lea 256 235 233
deaths. In 2011 there were 33 more deaths than
Freeborn County 402 371 378
newborns.
Figure 9
Freeborn County Total Births and Deaths
1997 2000 2008 2009 2010 2011 2012
Births 344 401 391 381 365 330 386
Deaths 382 355 366 360 347 363 372
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Household Characteristics

The number of households, defined as being occupied housing units, in Freeborn County has seen minimal
changes since 1990. The total number of households has increased by 91 over the past 24 years. The number
of households in Albert Lea has stayed relatively flat as well over the last 33 years and has stayed around

7,700. The number of households is not projected to increase substantially over time.

Figure 10
Number of households (1980-2018)
U.S. Census Projected (Business Analyst)
1980 1990 2000 2010 2013 2018

Albert Lea 7,707 7,533 7,785 7,774 7,720 7,677
Freeborn County 13,815 13,029 13,356 13,177 13,148 13,120

Size

The average household size in Albert Lea was 2.28 persons in 2000. This average went down to 2.24 in 2010
and is expected to stay about the same through 2018. The average household size in Freeborn County was 2.4
in 2000. By 2018, this number is projected to decrease to 2.31. This trend is also occuring nation wide as
couples are waiting longer to have children, are having fewer children, the number of single parents is

increasing, and the “empty nester” population continues to increase.

Tenure

Countywide, the number of owner occupied housing units continues to decrease while the number of renter
occupied homes continues to rise. In 13 years, the number of owner occupied units decreased a total of 554
(-5.3%). In the same time period renter occupied units increased 346 (12.1%). These trends are forecasted to
continue through 2018. The same trend is occurring in Albert Lea. The number of owner occupied households
has decreased by 305 from 2000 to 2013, while the number of renter occupied households increased by 240.
This is most likely due to many homes being converted to rentals during the economic downturn as houses

foreclosed and sometimes became rentals.

In Albert Lea and Freeborn County, the majority of households are owners. 5,368 (69.5%) households in Albert
Lea were owned and 2,352 (30.5%) rentals in 2013. While in Freeborn County 9,954 (75.7%) households were
owned and 3,194 (24.3%) were renter occupied. The lower percentage of homeownership in Albert Lea can
partially be linked to the fact that there are a higher number of college students, young professionals, and a
slightly higher percentage of people over the age of 65.
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Figure 11

Number of Households
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Figure 12
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Number of Households by Tenure by Age

Figure 13

Albert Lea Freeborn County ‘

2000 2010 2000 2010
Owner-occupied housing units 5,673 5,429 10,508 10,089
15 to 24 years 107 75 203 133
25 to 34 years 599 535 1,126 983
35 to 44 years 1,054 703 2,099 1,393
45 to 54 years 1,121 1,054 2,141 2,148
55 to 64 years 922 1,120 1,722 2,130
65 to 74 years 909 910 1,583 1,609
75 to 84 years 740 737 1,291 1,208
85 years and over 221 295 343 485
65 years and over 1,870 1,942 3,217 3,302
Renter-occupied housing units 2,112 2,345 2,848 3,088
15 to 24 years 330 278 426 357
25 to 34 years 434 460 590 621
35to 44 years 343 356 533 507
45 to 54 years 213 353 326 489
55 to 64 years 177 227 240 315
65 to 74 years 150 192 192 246
75 to 84 years 251 229 299 270
85 years and over 214 250 242 283
65 years and over 615 671 733 799
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In the County, the largest percentage of owners and lowest percentage of renters in an age group is the 55 to
64 year old range. 87.1% of that age group owns their home, while only 12.9% of them rent. The smallest
percentage of owners and highest percentage of renters are those under 25 years old, at 73% renting (98% in
Albert Lea). The second largest category is the 85+ age range, but only 38% of this group rents. The
percentage of households that are owned by the 65 and older age group is 80.5%.

Figure 14
Own % of Total Rent % of Total

Total 10,089 76.6% 3,088 23.40%
15 to 24 years 133 27.1% 357 72.9%
25 to 34 years 983 61.3% 621 38.7%
35 to 44 years 1,393 73.3% 507 26.7%
45 to 54 years 2,148 81.5% 489 18.5%
55 to 64 years 2,130 87.1% 315 12.9%
65 to 74 years 1,609 86.7% 246 13.3%
75 to 84 years 1,208 81.7% 270 18.3%
85 years and over 485 65.7% 283 38.3%

65 years and over 3,302 80.5% 799 19.5%

The percentage of renters is high during the younger years and home ownership continues to increase as the
age of a population increases. The percentage of homeownership continues to increase until the age 65-74
range, then the percent of people renting increases again.

Figure 15

Renter-Occupied Units by Age in Freeborn County
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Household Type

Figure 17, on the next page, shows a trend of more families being made up of single parents or unmarried

couples with children. This is a trend that is happening nationally.

Both Countywide and in Albert Lea, the number of households that are occupied by a single person or with
non-family roommates continues to increase, which has implications for the type and cost of demanded

housing.

In Freeborn County, the number of husband/wife families with children households has seen a growth from
2000 to 2010 of about 297. While in Albert Lea this group has seen a decrease of about 365 since 2000.

Families with children seek housing outside Albert Lea city limits at an increasing rate.

The number of households characterized by husband/wife families without children has seen an increase since
2000 of about 711. Albert Lea only saw an increase of 7. The number of people living alone has seen
increases in both Freeborn County and Albert Lea. In Freeborn County that number increased by 583. In Albert

Lea that number increased by 467 since 1990.

The number of males to females 65 years and older that are living alone is disproportionate. Males 65 and
older made up about 25% of the population living alone in Freeborn County in 2010. This is expected as
females tend to live longer than males. The national life expectancy rates for males are 77.4 years of age and

82.2 for females.
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Family Households

Husband-Wife w/ Children Husband-Wife w/o Children “ Living Alone
1990 2000 2010 1990 2000 2010

Non-Family Households

Figure 16

1990 2000 2010 1990 2000 2010 1990 2000 2010
Albert Lea 1,793 1,447 1,082 2,406 2,409 2,416 797 972 1,146 2,284 2,571 2,715 253 386 415
Freeborn County RS 2,952 3,249 4,502 4,595 5,306 1,199 1,466 1,722 3,378 3,772 3,961 364 571 661
Over 65 Living Alone
Albert Lea: 1,309 1,349

Freeborn County: 1,869

Male Female
Albert Lea: 296 1,053
Freeborn County: 466 1,414

1,880

Living Alone Over 65 in 2010
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Summary

The total population and number of households have remained relatively stable, with only small
decreases over the past 40 years (6% decreases). It is not anticipated that population or households will

increase or decrease significantly in the next ten years.

The median age of the County is increasing and will continue to increase. This suggests that, many
households are nearing a life stage where they consider making a housing choice. 20 percent of the
community is 65 or older, compared with 19 percent in 2000. However, 32 percent of the

householders are 65 or older (compared to 12% statewide), and 17% of householders are over 75 in

age.

The number of two-parent families with children is decreasing in actual numbers, and other families
(single-parent, unmarried couples with children), people living alone has increased, and people living
with roommates have experienced notable increases. These trends are expected to continue. These
types of households are more likely to be renters and have small incomes. In 2010, 27% of households
have children (31% in 2000) and the average household size is 2.32 (2.4 in 2000).

Even though there have been only slight increases in the “65 plus” age range, we expect a significant

increase in this group in the next ten years and begin to demand choices in their housing options.

Freeborn County’s demographics are slightly changing. Most people interviewed had the feeling that
the community was getting more diverse and was aging. While there is a slight diversification of the
population from an ethnicity and age perspective, these changes have been slight. 93 percent of the
community reported their race as “white” in Freeborn County in 2010, compared with 95 percent in
2000
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Housing Characteristics:

Freeborn County is characterized as primarily agricultural in nature, with small, free standing

farming communities spread throughout the area on major county roads. The City of Albert Lea
was originally developed in the late 1880s around the railroad lines developed in the mid-1800s.
During the late 19th century and early 20th century, Albert Lea grew into a bustling city.
Therefore, 31% of the County’s housing stock consists of primarily homes built prior to 1939
(28% for the city of Albert Lea), with only 17% built since 1980. The median year of structure

built 1s 1956.

Figure 17
Age of Housing Stock
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Housing Structure

Single family detached housing is by far the majority of housing type. In 2012, 79% of housing units were
single family detached in the County and these percentages have increased since 2000. Countywide, only
about 3 percent of housing is twin home or duplex style and 12 percent of housing is apartment/condo style
(3 or more units attached). The number of 2 unit structures is the only form of structure that had a significant

decrease.

Figure 18
Housing Units by Units in Structure
Housing Units Percent Of Housing Units Percent Of
2000 2012
Total 8,142 100.0% 8,524 100.0%
1, detached 5,652 70.7% 6,136 72.0%
1, attached 327 4.0% 368 4.3%
2 482 5.2% 230 2.7%
3or4 233 2.9% 164 1.9%
5to09 206 2.5% 249 2.9%
10to 19 319 3.6% 340 4.0%
20 or more 718 8.5% 835 9.8%
Mobile home 205 2.6% 202 2.4%
Boat, RV, van, etc. 0 0.0% 0 0.0%
2000 2012
Total 13,996 100.0% 14,219 100.0%
1, detached 11,028 78.8% 11,405 80.2%
1, attached 350 2.5% 413 2.9%
2 533 3.8% 284 2.0%
3or4 272 1.9% 191 1.3%
5to09 269 1.9% 291 2.0%
10to 19 377 2.7% 397 2.8%
20 or more 723 5.2% 838 5.8%
Mobile home 437 3.1% 400 2.8%
Boat, RV, van, etc. 7 0.1% 0 0.0%
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For Sale Housing Data

The past five years has been particularly slow with regard to new home construction due to the recession.
There are some subdivisions approved and homes built since 1980, and more in the planning phases. Below is

a chart of the approved or pending developments within the city limits.

Figure 19

Albert Lea Building Permits Issued for New Residential Home Construction

Year 1 and 2 Unit Homes Multi-Family Homes Total Homes
2001 15 0 15
2002 21 0 21
2003 21 15 36
2004 26 3 29
2005 22 104 126
2006 15 8 23
2007 13 29 42
2008 8 0 8
2009 12 0 12
2010 20 0 20
2011 6 0 6
2012 11 0 11
2013 12 0 12
2014 (as of June) 2 0 2

Based on discussions with local sources interviewed as part of this project and building permit data, the
primary new home product that has been successful through the recession are for-sale twinhomes. Although
nominal, this is the majority of the new housing options that have been presented into the market. The

primary purchasers of these homes are newly retired couples.

As of June 2014, there were approximately 200 homes on the market in Freeborn County (159 of which were
in Albert Lea), and 75 (67 in Albert lea) that had sold in the last 3 months according to the Multiple Listing
Service. Approximately 208 homes had sold in the previous 9 months, which represents a consistent monthly
sales volume over the past one of 25 homes per month. With regard to supply, this is not substantially
different than the findings from the 2009 study. Over 50% of the homes on the market are listed for less than
$100,000, which is consistent with the findings from the 2009 report.

The median asking price was $118,000 ($130,000 in Albert Lea), and the median sold price (prior 3 months)
was $75,000 ($109,000 in Albert Lea). There were 16 homes in Freeborn County (15 of which were in Albert
Lea) above $150,000 that had sold in the prior 3 months. The median sold prices from the 2008 data are
$96,000 ($89,900 in Albert Lea), indicating that values are up slightly in the city, and down slightly in the
County.
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Values in Albert Lea or the county have not changed since the 2009 report. In 2014, approximately 66% of all
owner-occupied housing units were valued at less than $150,000. Approximately 8% of the housing in the

county is valued at over $250,000.

The highest numbers of houses in a value range are in the $100,000 to $124,999 range. The fewest are in the

$1,000,000 range.

Figure 20

Owner-Occupied Housing by Value in Freeborn County
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Foreclosures

The number of foreclosures in the County has been decreasing the last two years. The number of foreclosures
for 2014 is on pace to be the fewest foreclosures in the last 8 years. During the economic downturn, 2010

was the worst year for foreclosures in Freeborn County with 166. In 2013 there were 100 foreclosures.

. Figure 21
Foreclosures in Freeborn County

2014 (Jan-Sept)
2013
2012
2011
2010
2009
2008
2007
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Housing Vacancy

The number of vacant housing units in the target market area has seen an increase of 64.7%, from 640 in
2000 to 1,054 in 2010. The total number of housing units during the same time period increased 277 units.
The number of vacant housing units in Albert Lea has seen an increase of 78.2%, from 357 in 2000 to 636 in

2010. The total number of housing units during that period increased 279 units.

Figure 22

Vacant Housing Units in 2000 and 2010
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Condition of Housing

Based on the interviews we conducted, as well as data from the previous housing market study analysis from a
housing conditions report completed in 2006, the condition of the housing appears to be aging and
decreasing in quality. With the number of vacant properties being much higher than previous years, this also
tells us that the housing choices must not be up to buyer standards. We recommend that an update of the
housing condition survey is done to evaluate properties that may need removal or remodeling and to identify

areas of re-development and targeted areas for re-investment.

Albert Lea Land Use

The current zoning of Albert Lea has 1,798 acres zones for residential use, with a total of 3,823 acres of
residential land use after adding growth areas (2,025 acres). Albert Lea’s residential land supply is large
enough to supply any foreseeable residential growth. The abundance of residential zoned lands that are

vacant could mean potential lower development costs as there may be more land options.

Figure 23
Albert Lea Land Use (2007)
Current City Limits Growth Areas Only Grand Total
Acres % of Total Acres % of Total Acres % of Total
Commercial 356 4.73% 36 0.37% 392 2.25%
Industrial 436 5.78% 33 0.33% 469 2.69%
Private Recreational 59 0.78% 0 0.00% 59 0.34%
Residential Estate 199 2.64% 1,705 17.25% 1,904 10.93%
Low Density Residential 1,365 18.11% 320 3.24% 1,685 9.67%
Mid Density Residential 159 2.11% 0 0.00% 159 0.91%
High Density Residential 75 0.99% 0 0.00% 75 0.43%
Public Park 344 4.57% 12 0.12% 356 2.04%
Public/Semi-Public Use 849 11.26% 29 0.29% 878 5.04%
ROW or Utility 59 0.78% 104 1.05% 163 0.93%
Vacant or Ag 2,030 26.93% 5,596 56.61% 7,626 43.77%
Open Water or Wetland 1,607 21.32% 2,050 20.74% 3,657 20.99%
Total 7,538 100.00% 9,885 100.00% 17,423 100.00%
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Rental Housing Data

The primary market area has approximately 3,076 households renting, 2,400 of which are located in Albert

Lea (78%). About 1/3 of these units are general occupancy units in apartment complexes, another 1/3 is

senior housing, and the remaining are scattered in single-family homes or duplexes.

Additionally, there are several rental projects in some phase of the city’s development process currently and

are shown in figure 23. These units are not calculated in the unit demand analysis, but serve as an indicator of

the pent-up demand for rental housing.

Figure 24

Developer Name

Number of Units

Date for breaking ground

St. John’s Lutheran Home

40 independent senior
16 assisted living
16 memory care

Fall 2014

John Chadwick

8 in first phase, 32 possible

Fall 2014

Troy Schrom

24 in first phase, 64 possible

Fall 2014

Thornecrest Expansion

9 independent senior

In Construction

. . Number of Units by Bedrooms in Freeborn County
In Freeborn County the majority of rental units are one [ N e

or two bedroom units. Only 2.4% of units are studio or

efficiency.

0 Bedroom 74
One Bedroom 1,071
Two Bedroom 1,046
Three + Bedroom 885
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Figure 25

Freeborn County General Occupancy Rental Stock
Apartment Name Units Unit Mix 2014 Rent 2008 Rent Address | Built |

Income Based Apartments

Trailside Townhomes 30 1 Br, 2 Br, 3 Br 30% of Income 30% of Income 204 East Front Street 1977
Shaddy Oaks / HRA 126 1Br 30% of Income 800 4th Ave South 1970's
HRA Others 50 2 Br,3Br, 4Br 30% of Income Scattered Sites
The Lofts at Lea Center 37 1Br, 2 Br $325, $480 139 Williams Street 1916
Pickerel Park Apartments 24 2 Br,3Br $469, $528 $502, $598 1825 9th Street 1990's
Gray Gables 45 1Br, 2Br,3Br $475, $580, $635 $440, $545, $599 1904 Bridge Ave 1994
Northbridge Apartments 48 2 Br, 3 Br 30% or $450, 30% or $510 802 Troy Road 1990's
Others in Freeborn County
Oakview Apartments 12 1Br, 2Br 30% or $400-$480(Market Rent) | 375 Oak Street, Emmons City
Hayward Booster Apartments 8 | Br, 2 Br 30% or $355-$495(Market Rent) | 215 Main Street, Hayward City
Hi-View Apartments 10 1Br, 2 Br 30% or $395-$655(Market Rent) | 201 Armstead, Hollandale City
North Grove Apartments 12 1Br, 2 Br 30% or $430-$630 100 1st Ave NE, Clarks Grove
Glenville Apartments 8 Glenville, Minnesota
Market Rate Apartments
1215 St John Ave 6 Studio, 1 Br, 2 Br | $275, $375, $495-$575 1215 St John Ave 1937
Bridge Manor 18 1 Br, 2 Br $380, $460-$465 1609 Bridge Ave 1990's
706 Alcove Apartments 4 706 Alcove Street 1974
A Lea Apartments 71 1Br, 2 Br $440-$475, $600 $360-$425, $550 909 Janson Street 1976
Colonial Townhomes 12 2 Br $575 801 4th Sve South 1956
Cotton Wood Apartments 8 1Br, 2 Br $395, $440 2105 Stevens Street 1978
Court Royal Apartments 8 1 Br, 2 Br $375, $500 305 3rd Street East 1936
Downtown Apartments 26 2 Br $450-$495 133 West William Street 1910's
Fairview Apartments 12 1Br, 2Br $450, $535 1603 Bridge Ave 1960's
Fountain Lake Estates 36 Studio, 1 Br, 2 Br $300, $425, $525 $360-$400, $500 1702 Sunset Street 1963
Hilltop Manors 36 1 Br, 2 Br, 3Br $470, $535, $570 902 4th Ave South 1967
Landmark Apartments 13 1Br $450 $250-$325 517 4th Street East 1920's
Luther Place Apartments 28 1Br $385 914 Luther Place 1962
Maplehill Apartments/Stadheim Apartments 12 1Br, 2Br $430, $510 821 Maplehill Drive 1968
Northstar Apartments 24 1Br, 2 Br $495, $595 $430, $510 820 4th Ave South 1973
Tarrymore Apartments 21 1 Br, 2 Br $450, $575 $425, $395 318 East 3rd Street 1935
The College Street Apartments 12 1Br, 2Br $460, $495 206 West College Street 1966
The Don Apartments on Park Ave 9 1 Br, 2 Br 407 Park Ave 1927
Trailside Townhomes 30 1Br, 2 Br, 3Br $390, $490 204 East Front Street 1977
Woodland Hills 7 1Br, 2 Br $400, $600 22031 733rd Ave 1950's

Market Rate Rent Range

Total Units

Studio $275-$300 360 Income Based
1 br $375-$495 50 Income Based Outside Albert Lea
2br $450-$600 393 Market Rate
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Figure 26

Renter-Occupied Housing by Contract in Freeborn County
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Figure 27
Freeborn County has a total of 3,076 households renting. Most rents Freeborn County Rental Vacancy Rates
range from $200 to $649 a month. There are 162 households in 2000 2010 2011* 2012*
Freeborn County that are paying $1000 or more for rent. The average 5.5% 8.1% 6.9% 7.4%
rents in Freeborn County are less than the averages for Minnesota and * 3-year ACS

much lower than the United States averages. The vacancy rates have increased since the year 2000. In 2012,
the rental vacancy rate was at 7.4%. In talking with local property managers, the rental vacancy rate is now

lower and properties are seeing less units being available.
Figure 28.A

Average Rent for Home or Apartment in June 2014

Minnesota USA.
Studio Apartment $424 $424 $555 $661
1 Bedroom Home or Apartment S471 S471 S670 $765
2 Bedroom Home or Apartment $637 $637 $848 $957
3 Bedroom Home or Apartment $793 $793 $1,179 $1,289
4 Bedroom Home or Apartment $851 $851 $1,388 $1,490
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In the City of Albert Lea there are 257 households that make over $50,000 a year that are renting but spend
less than 20% of income on housing. The general rule is that up to 30% of household income can be spent on
housing. The group spending less than 20% could be considered potential “move-up renters;” these
households may want higher amenity rental housing but it is not available. Those households making $50,000

or more could afford rents in the $1,000+ range.

In order to attract these “move-up” renters, units would need to include features such as granite countertops,
quality appliances, in-unit washer/dryer, covered parking, fitness center, balcony/patio, and other desired

features that may not be included in their current rental unit.

Figure 28.B
Albe ea Renters by Percentage ot A 3 ome Spe on Re
Renters Householders that Rent Total Householders
Total Renters: 2,400 30% 8,043
Less than $20,000: 1,059 48% 2,198
Less than 20 percent 96 (9%)
20 to 29 percent 278
30 percent or more 685
$20,000 to $34,999: 544 33% 1,625
Less than 20 percent 100 (18%)
20 to 29 percent 243
30 percent or more 201
$35,000 to $49,999: 390 32% 1,215
Less than 20 percent 122 (31%)
20 to 29 percent 185
30 percent or more 83
$50,000 to $74,999: 161 12% 1,336
Less than 20 percent 133 (83%)
20 to 29 percent 19
30 percent or more 9
$75,000 or more: 130 8% 1,669
Less than 20 percent 124 (95%)
20 to 29 percent 6
30 percent or more 0
Within the City of Albert Lea, 95% Albert Lea Renters by Age
of people below the age of 25 are Age <25 25-44 | 45-64 65+
renters and 40% of people Total Renters in Age Group 323 887 604 586
Percent of Total Renters 13% 37% 25% 24%
between the ages of 25 and 44 | Percent of Total Households in Age Group 98% 40% 21% 22%

rents.
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Senior Housing Data

The County has a number of housing developments that are age-restricted. The below list indicates the

address, number of units, types of rooms or units available, and services provided at these facilities.

Figure 29

Albert Lea Senior Housing Stock

Independent Senior Living

Market Rate
Bancroft Creek Estates
Thorne Crest Retirement Community
Morin Homes Inc

44 26 1Br, 18 2Br
75+ 2 Efficiency, 60 1Br, 22 2Br, 2 3Br

75405 240th St
1201 Garfield
81630 255TH ST

Luther Place Condominiums 19 4 1Br, 15 2Br 909 Luther Place
Village Cooperative of Albert Lea 50 10 1Br, 40 2Br. homes for active seniors 2201 Stevens Street
Knutson Place Apartments 48 24 Studio and 24 1Br 801 Luther Place
Total 236
Subsidized
Senior Court 75 17 Efficiency, 15 1Br / 16 Efficiency, 22 1Br, 5 2Br. 915 Maplehill Dr
Senior Tower 82 1Br 905 Maple Hill Dr
Shady Oaks Apartments 129 1Br 800 South 4th Avenue
Trailside Apartments 49 1Br 204 E. Front Street
Washington Ave Apartments 24 23 1Br, 1 2Br 608 Washington Ave. So
Total 359
Assisted Living Facilities
Brians Elder Care 16 6 Private Room, 5 Shared Room 1201 Southview Lane
Broadway Board & Care Home 11 9 Private Rooms, 2 Shared Rooms 512 South Broadway
Conner Boarding Care 701 W Fountain St
Hidden Creek Senior Living Apartments 24 20 1Br, 4 2Br 75303 240th St
Just Like Home Place Llp 10 6 Private Rooms, 2 Shared Rooms 310 East Clark
Oak Park Place 39 12 Efficiency, 26 1Br, 1 2Br 1615 Bridge Avenue
Thorne Crest Retirement Community 8 6 Private Room, 1 Semi-private 1201 Garfield
Total 108
Nursing Homes
St Johns Lutheran Home 336 170 Medicare/Medicaid certified rooms 146 Private 901 Luther PI

rooms/memory unit, 20 short term stay beds

Thorne Crest Retirement Community 52 Beds 1201 Garfield

Total 388
Memory Care
Oak Park Place - Autumn Lane 16 16 Effciency 1615 Bridge Avenue
Prairie Senior Cottages 18 1602 Fountain St
Thorne Crest Retirement Community 12 6 Private Room, 3 Semi-Private 1201 Garfield

Total 46

The City of Albert Lea has a total of 236 market rate independent senior housing units and 359 income

restricted independent senior housing units. They also have 108 assisted living rooms/beds, 388 nursing

home rooms/beds, and 46 memory care units.

Affordable Housing Data

The Albert Lea Housing and Redevelopment Authority owns and manages 176 units of public housing. They

have a 126 multi-family complex (Shady Oaks High-Rise) and 50 scattered units. There are a total of 305

people living in these units. There are an additional 114 units within the county that are receiving housing

assistance. Within those 114 units, there are around 263 people. Within Freeborn County, 568 persons are

living in affordable housing.
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Figure 30

Total Household Members and Average Size
Total Number of Average Household .
Household Members Size e
Minnesota: All Assisted 92,055 2.3 40,639
Minnesota: Public Housing 26,094 1.8 21,012
Albert Lea HRA: All Assisted 568 2.0 290
Albert Lea HRA: Public Housing 305 1.8 176

The Albert Lea Housing and Redevelopment Authority also provide 155 units of Housing Choice Voucher

assistance throughout Freeborn County. In the Housing Choice Voucher program, the family or recipient of the

voucher pays 30% of their adjusted income towards rent, while the Albert Lea HRA pays they landlord the

remaining amount of rent due.

The average size of households receiving
assistance in Freeborn County is 2.0. The
average household size in the state is overall
larger with an average of 2.3. Within the public
housing units in Freeborn County, the average
household size is 1.8. The state average
household size in public housing is the same

size.

Participants must meet federal income
guidelines and other eligibility criteria for
subsidized housing. Every year the government
defines the level of poverty by family size and
income. For 2014, a family of 4 that makes
less than $23,850 a year would be considered

below the poverty level.

The average annual income for persons
receiving rental assistance is about $11,898

in Freeborn County.

Figure 31

2014 Federal Poverty Guidelines

Family Size Yearly Income Monthly Income
1 $ 11,670 $ 973
2 $ 15,730 $ 1,311
3 $ 19,790 $ 1,649
4 $ 23,850 $ 1,988
5 $ 27,910 $ 2,326
6 $ 31,970 $ 2,664
7 $ 36,030 $ 3,003
8 $ 40,090 $ 3,341

* For family units over 8, add $4,060 for each additional member.
Source: 2014 Minnesota Department of Health

Figure 32
Average Annual Income
Minnesota: All Assisted $ 14,122
Minnesota: Public Housing $ 14,814
Albert Lea HRA: All Assisted $ 11,528
Albert Lea HRA: Public Housing $ 11,427

Figure 33 shows the United States Department of Housing and Urban Development 2014 Fair Market Rents for

Freeborn County. Fair Market Rents are determined annually to primarily be used to determine payment

standard amounts for subsidized housing. The rent is
then paid by 30% of the household’s adjusted income plus
the remaining amount due from the Albert Lea HRA.

Figure 33
2014 Fair Market Rents
0 Br 1Br 2 Br 3 Br 4 Br
$ 424 | $ 471 $ 637 $ 793 $ 851

Average Monthly Total Tenant Payment
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The average total monthly payment made by tenants Minnesota: All Assisted $ 326
Minnesota: Public Housing $ Figoue 34

for income based housing was $284 in Albert Lea. In the | Albert Lea HRA: All Assisted $ 276
Albert Lea HRA: Public Housing $ 276

state of Minnesota, the average total monthly payment

was $326. The remaining amount is then paid with housing vouchers from the Albert Lea HRA through the

Section 8 Federal Housing Program.

Fair Market Rents in Freeborn County
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Figure 36

Yearly Payment Standards
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Figure 37

Distribution of Family Type

Elderly Elderly Elderly Elderly Non-Elderly Non-Elderly Non-Elderly Non-Elderly
No Children With Children No Children With Children No Children With Children No Children With Children
Non-Disabled Non-Disabled Disabled Disabled Non-Disabled Non-Disabled Disabled Disabled
Count Percent Count Percent Count Percent Count Percent Count Percent Count Percent Count Percent Count Percent
Minnesota: All Assisted 4,272 11% 123 0% 4,727 12% 239 1% 5,062 12% 12,533 31% 10,528 26% | 3,184 8%
Minnesota: Public Housing 2,664 19% 23 0% 1,896 13% 74 1% 2,455 17% 2,626 19% 3,701 26% 696 5%
Albert Lea: All Assisted 22 8% 0 0% 33 11% 0 0% 64 22% 99 34% 66 23% 7 2%
Albert Lea: Public Housing/HRA 15 9% 0 0% 19 11% 0 0% 47 28% 45 27% 39 23% 2 1%
. Lo . . . Figure 38
The family type of those receiving housing assistance is mostly made up —
o ) ) Distribution by Household Members Age
of non-elderly persons. Albert Lea elderly population in public housing
Age 0-17 years Age 18-50 years Age 51+
o . . L
makes up 13% less than the public housing population in the state Count  Percent | Count Percent | Count Percent
overall. Minnesota: All Assisted 39,301 43% | 32,532 35% | 20,218 22%
Minnesota: Public Housing 8,478 33% 9,068 35% 8,551 33%
.. .. . . Albert Lea: All Assisted 229 41% 216 38% 123 22%
The majority of persons living in affordable housing are 17 years old or Albert Lea: Public Housing/HRA 110 36% 120 30% - 5%
younger. This age group makes up 41% percent of people.
Figure 39
1/3 of households receiving housing assistance and 1/4 of households living in public housing Female Headed Household With Children
are single mothers. Count Percent
Minnesota: All Assisted 14,423 35%
The length of stay for people receiving assistance on housing in Albert Lea is much lower than | Minnesota: Public Housing 2,807 20%
% of ¢ . L Albert Lea: All Assisted 97 33%
the state as a whole. 35% of people moved out of their unit in the past year, whereas the state Albert Lea: Public Housing/HRA 42 2504
was only 18%. 19% of the state’s population of people receiving housing assistance has been
staying in their unit for 10 to 20 Figure 40
years. Only 5% of Albert Lea’s Distribution by Length of Stay
. . Moved In Past Year 1to 2 years 2 to Syears 5to 10 years 10 to 20 years Over 20 years
affordable housing population has
. . . Count Percent Count  Percent | Count Percent | Count Percent | Count Percent | Count Percent
stayed in their unit for 10 to 20 year. . ] .
Minnesota: All Assisted 7,355 18% | 4,383 | 11% | 9,701 | 24% | 9,725 | 24% | 7,854 | 19% | 1,536 | 4%
This could be due to families moving | Minnesota: Public Housing 3,387 24% | 1,697 | 12% | 3,217 | 23% | 3,047 | 22% | 2126 | 15% | 661 5%
out of poverty or a need for updating | Albert Lea: All Assisted 102 35% 41 14% 68 23% 56 19% 16 5% 8 3%
Albert Lea: Public Housing/HRA | 68 41% 26 16% 32 19% 25 15% 9 5% 7 4%

the units.
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Summary

Albert Lea’s housing is aging and a large amount of the inventory is moderate to low quality, both
for rental and ownership housing, based on information gathered from the interview process and
from recent sales data from the Multiple Listing Service. While there is a good mix of affordable and
market-rate rental options and a large amount of affordable ownership options, there is a low
amount of higher-end, higher-amenity housing (above $150,000 for sale and above $800 for

rental), which is a function of the average age of the housing stock.

The number of foreclosures is trending downwards and is expected to continue to improve as the

economy bounces back.

The inventory of vacant housing units has increased by 65% from 2000 to 2010, and remains very
high. A reason for this could be due to the low quality of these units and should be evaluated to

determine their future.

The amount of land in Albert Lea designated for residential uses is ample for any foreseeable

growth.
There is an uptick in interest from the development community regarding completing rental
projects. However, most of these projects require some public investment, in part due to the

uncertainty of the market rate rental housing market post-recession.

The vast majority (80%) of homes in the County are single-family, detached units. Only 8 percent of

housing is a single-family attached or 2 to 9 unit attached housing product.

Rental apartment vacancy rates are decreasing (almost no vacancy according to property

managers), but rental rates have stayed stable.
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Economic Conditions Analysis

After a large dip in employment numbers during the recent recession, the economy seems to be
close to where it was before the crash. With the economic recovery we can see numbers similar to
prerecession. After a huge spike in unemployment in 2009, it has been at a steady decrease as
the local, state, and national economies have improved. The local economy looks to continue
1mproving with some additional projected job growth.

Employment

The unemployment rate in the County has increased .8% from 2000 to 2014 and the number of people

unemployed has increase by 100 people. The number of employed has decreased from 16,811 to 15,564.

The unemployment rate in Albert Lea changed from 4.1% in 2000 to 4.8% in 2014. The number of people that
are unemployed has only changed from 378 to 424 in 2014. The number of employed went from 8,866 to
8,383.

Figure 41
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So far in 2014 Freeborn County is seeing the fewest number of unemployed residents since the year 2000 with
706 unemployed. The largest numbers of unemployed residents was between 2009 and 2011 where on

average almost 1,300 people were unemployed.

Unemployment within the City of Albert Lea is at the 2nd J[owest humber since the year 2000 with 424

unemployed. This is a large improvement from the 902 who were unemployed in 2009.

Fiaure 42
Employed Unemployed Unemployment Rate Employed Unemployed Unemployment Rate
2000 8,866 378 4.1% 16,811 606 3.5%
2001 8,803 562 6.0% 16,708 820 4.7%
2002 8,637 554 6.0% 16,453 853 4.9%
2003 8,453 580 6.4% 16,059 906 5.3%
2004 8,298 543 6.1% 15,707 875 5.3%
2005 8,195 475 5.5% 15,467 779 4.8%
2006 8,220 447 5.2% 15,606 734 4.5%
2007 8,137 505 5.8% 15,541 818 5.0%
2008 8,098 554 6.4% 15,447 926 5.7%
2009 7,922 902 10.2% 15,138 1,441 8.7%
2010 9,098 795 8.0% 15,784 1,309 7.7%
2011 9,116 681 7.0% 15,815 1,120 6.6%
2012 8,379 582 6.5% 15,557 955 5.8%
2013 8,329 511 5.8% 15,464 831 5.1%
2014* 8,383 424 4.8% 15,564 706 4.3%
* July Projections

(Mn DEED)
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Industry

In Albert Lea the industries that employ the most people are service (30.4%), retail (25.0%), and manufacturing

(22.5%). In Freeborn County the industries are the same: services (32.5%), retail (21.2%), and manufacturing

(17.8%).

Employees

Albert Lea Freeborn County

Figure 43

Agriculture & Mining 126 1.4% 718 6.0%
Construction 364 4.1% 582 4.8%
Manufacturing 2,016 22.5% 2,134 17.8%
Transportation 248 2.8% 361 3.0%
Communication 72 0.8% 81 0.7%
Utility 62 0.7% 179 1.5%
Wholesale Trade 269 3.0% 466 3.9%
Retail Trade Summary 2,327 25.9% 2,554 21.2%
Finance, Insurance, Real Estate Summary 382 4.3% 496 4.1%
Services Summary 2,725  30.4% 3,909 32.5%
Government 378 4.2% 541 4.5%
Totals 8,969 100% 12,021 100%

In Albert Lea the majority of businesses are in services (48.0%), retail (17.7%), and finance, insurance, real

estate (8.8%). In the target market area the majority of businesses are service (42.1%), agricultural & mining
(17.3%), and retail (12.2%).

Businesses

Figure 44

Albert Lea Freeborn County

Agriculture & Mining 34 3.0% 388 17.3%
Construction 79 6.9% 167 7.4%
Manufacturing 55 4.8% 82 3.7%
Transportation 33 2.9% 72 3.2%
Communication 11 1.0% 14 0.6%
Utility 2 0.2% 10 0.4%
Wholesale Trade 54 4.7% 98 4.4%
Retail Trade Summary 204 17.7% 274 12.2%
Finance, Insurance, Real Estate Summary 101 8.8% 153 6.8%
Services Summary 553 48.0% 945 42.1%
Government 25 2.2% 41 1.8%
Totals 1,151 100% 2,244 100%

43 |Page



Commute Time to Work

In Freeborn County the number of people driving 90 minutes or more to work had an increase from 179

people in 2009 to 244 people in 2012. The number of people driving less than 5 minutes to work had

decrease in the target market area and Albert Lea.

In the target market area, 82.7% of people drove less than 30 minutes to get to work in 2009. In 2012 the

percentage of people driving less than 30 minute to work decreased very little to 82.5%. In Albert Lea, the

percentage of people driving 30 minutes or less has not changed since 2009. 86.4% of people drove for less

than 30 minutes in both 2009 and 2012. That also means that in both years 13.6% of people drove more than

30 minutes to get to work.

Albert Lea Travel Time to Work

2000 2009 2012
Total Commuters: 8,072 7,892 8,074
Less than 5 minutes 591 417 410
5 to 9 minutes 2,748 2,361 2,590
10 to 14 minutes 2,176 2,227 2,265
15 to 19 minutes 730 848 917
20 to 24 minutes 360 697 438
25 to 29 minutes 261 272 354
30 to 34 minutes 546 425 386
35 to 39 minutes 118 86 61
40 to 44 minutes 74 126 225
45 to 59 minutes 185 174 192
60 to 89 minutes 156 179 160
90 or more minutes 127 80 76

Figure 45

2000 2009 2012

Total Commuters: 14,962 | 14,435 | 14,475
Less than 5 minutes 1,021 854 767
5 to 9 minutes 3,436 3,037 3,208
10 to 14 minutes 3,373 3,310 3,435
15 to 19 minutes 2,397 2,162 2,189
20 to 24 minutes 1,604 1,857 1,538
25 to 29 minutes 623 723 794
30 to 34 minutes 1,107 1,000 1,029
35 to 39 minutes 202 198 197
40 to 44 minutes 167 277 354
45 to 59 minutes 396 445 382
60 to 89 minutes 319 393 338
90 or more minutes 317 179 244

Yellow Indicates an Increase, Purple indicates a decrease from 2009

The number of people living in Freeborn County but employed outside (39.6%) is greater than the number of

people employed in the Freeborn County area but living outside (28.6%). This is a good sign that people

choose to live in Freeborn County even though they work elsewhere. The City of Austin, Minnesota is less than

a half hour drive from Albert Lea and only around a 5 minute drive away from the eastern border of Freeborn

County. There were 801 commuters from Albert Lea who had driven 25 to 39 minutes to work. Austin can be

assumed to be the center of employment for many of these commuters.

We can also assume that some of

the people commuting to

Freeborn County for employment

are living in Austin.

Figure 46

Inflow/Outflow Counts of All Jobs for Selection Area in 2011
Count Share

Worker Totals and Flows

Employed in the Selection Area 12,555 100
Employed in the Selection Area but Living Outside 3,591 28.6
Employed and Living in the Selection Area 8,964 71.4
Living in the Selection Area 14,834 100
Living in the Selection Area but Employed Outside 5,870 39.6
Living and Employed in the Selection Area 8,964 60.4
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Figure 47

Household Income

Freeborn County

Household Income 2013
Target Market Area

0 330
e In the target market area, 28% of o 190 m <$15,000
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a year.

e 520 (3%) households in Freeborn
County make more than $150,000
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m $25,000 - $34,999
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Figure 48

Albert Lea Household Income
2013

Albert Lea
e In Albert Lea 35% of households 188 38

2% _ 1%
make less than $25,000 a year. H <$15,000

e 226 (3%) households earn more W $15,000 - $24,999
than $150,000 a year.

e 20% of households have an income
between $50,000 and $74,999.

e 50% households make more than

$35,000 a year.

m $25,000 - $34,999
W $35,000 - $49,999
= $50,000 - $74,999
m $75,000 - $99,999
= $100,000 - $149,999
m $150,000 - $199,000

1 $200,000+

By looking at the two graphs, higher income earners tend to live outside of Albert Lea and in the greater
county region, while there is a denser population of lower income households living within the city. This is due

to subsidized housing options being located in Albert Lea and close to services offered there.
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In the target market area and Albert Lea, people are less likely to rent as they make more money. As figure 49

shows, the percentage of people who rent or own are about the same when incomes are around $15,000 or

less but ownership becomes more popular as income rises. The percentage of home owners that make less

than $25,000 a year may be skewed due to seniors who are now longer working but still live in and own their

home.

In the target market area, the highest percentage of renters makes less than $15,000 a year. The lowest

percentage of renters is in the $100,000 to $149,000 household income range.

The low number of renters at higher incomes could also be due to the limited options of desired rentals at

their affordable price-points.
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Figure 49

Household Income by Tenure in 2012

== QOwn (Albert Lea)
e Rent (Albert Lea)
= QOwn (Freeborn County)

Rent (Freeborn County)
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Figure 50

Number of People

Freeborn County Household Income by Age in 2013
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Median Household Income

The median household income of the target market area had an increase of $5,546 in 2013 from 2000. It is
projected to increase another $8,049 by the year 2018. The median household income in Albert Lea has seen
a smaller increase than Freeborn County as a whole in the same time period, but it did increase by $2,324. It

is also projected to increase about $4,821 by the year 2018.

45-54 year olds had the highest median Figure 51
income. This is the case for Albert Lea and Median Household Income

the target market area with $51,580 and 2000 2010 2013 2018
. . . L 2,841 ,152 ,1 B
$56,482 respectively. This age group is Alberties 2328 239,15 235,165 239,986
Freeborn County $36,964 $44,424 $42,510 $50,559
projected to be the highest median

household income group again in 2018.

The 75+ age range had the smallest median income by household in both counties. Their median household
income is only $20,624 in Albert Lea and $22,874 in the target market area. This age group is projected to be

the lowest median household income group again in 2018.

In both the target market area and Albert Lea, the median household income steadily increases and peaks at

the 45-54 ages range. Then it steadily decreases as households age.

Figure 52
Median Household Income by Age
2013 2018
Albert Lea Freeborn County Albert Lea Freeborn County
<5 $28,093 $30,251 $28,679 $31,080
2534 $37,685 $44,834 $46,630 $52,566
35-44 $46,653 $53,304 $52,244 $58,947
45-54 $51,580 $56,482 $55,981 $63,228
55.64 $42,000 $51,127 $51,367 $59,769
65-74 $34,095 $39,433 $38,183 $46,237
75+ $20,624 $22,874 $22,494 $25,548
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Figure 53

Median Household Income by Age in 2013
$60,000
$50,000
$40,000
$30,000 H Albert Lea
$20,000 B Freeborn County
$0
25-34 35-44 45-54 55-64 65-74

The median household income for the 75 and older population is lower than that of the less than 25 year old

age group.
The aging population’s income levels are at a very low rate due to many being on fixed incomes.

The highest income levels are at the 45-54 age group as people tend to reach a high status in their careers at

this age.
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Figure 54

Household income by Age

2013
<25 25-35 35-44 45-54 55-64 65-74 75+
<$15,000 106 170 125 193 326 318 553
$15,000-$24,999 59 224 193 172 345 229 655
$25,000-$34,999 114 261 234 266 275 321 441
$35,000-$49,999 69 234 237 308 317 297 261
$50,000-$74,999 86 465 529 742 557 410 139
$75,000-$99,999 15 172 228 389 308 186 90
$100,000-$149,999 18 86 148 253 322 123 59
$150,000-$199,999 2 23 77 66 101 44 17
$200,000+ 3 13 30 46 53 28 17
2018
<25 25-35 35-44 45-54 55-64 65-74 75+
<$15,000 94 163 111 154 293 335 574
$15,000-$24,999 50 165 141 115 247 204 533
$25,000-$34,999 102 223 195 200 239 335 440
$35,000-$49,999 59 204 202 222 288 308 270
$50,000-$74,999 80 456 472 576 515 441 152
$75,000-$99,999 16 243 297 441 423 303 153
$100,000-$149,999 24 140 200 298 452 210 110
$150,000-$199,999 2 a7 91 73 125 65 29
$200,000+ 3 19 37 a1 56 41 23
2013
<25 25-35 35-44 45-54 55-64 65-74 75+
<$15,000 85 121 94 140 214 219 403
$15,000-$24,999 50 186 147 133 232 175 465
$25,000-$34,999 92 180 151 174 161 184 237
$35,000-$49,999 50 144 137 181 177 165 162
$50,000-$74,999 51 267 270 383 285 208 93
$75,000-$99,999 6 90 101 174 139 97 37
$100,000-$149,999 12 36 63 109 132 49 32
$150,000-$199,999 0 14 40 37 55 28 14
$200,000+ 0 3 7 7 11 6 5
2018
<25 25-35 35-44 45-54 55-64 65-74 75+
<$15,000 76 119 90 115 202 230 421
$15,000-$24,999 a1 143 109 89 172 156 385
$25,000-$34,999 85 165 135 137 148 202 247
$35,000-$49,999 42 129 120 135 162 173 165
$50,000-$74,999 49 273 250 303 269 219 101
$75,000-$99,999 5 136 133 200 194 155 68
$100,000-$149,999 17 68 86 129 185 85 64
$150,000-$199,999 0 28 47 44 69 42 23
$200,000+ 0 5 9 6 11 8 6
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—Ypovert Figure 55

The number of persons below poverty Percentage of Population Below Poverty Level

level in Freeborn County has risen from 2000 2013
8.4% in 2000 to 11.8% in 2013. In Albert 10.2% 15.6%
Lea the percentage had risen from 10.2% |[ascclSlRECETIIT 8.4% 11.8%
to 15.6% in the same time period. There | Minnesota 7.9% 11.2%
are an estimated 2,751 people in Albert | U-S.A. 12.4% 14.9%

Lea that are below poverty.

The percentage of people below poverty level has also risen in the state and the country as a whole.

Albert Lea’s percentage of people below poverty level for 2013 is more than the county, state, and the nation.

While Freeborn County’s poverty rate is lower than Albert Lea’s and the nation’s, it is still higher than the

state’s overall poverty rate.

There were 489 households receiving food stamps during 2009 5-year American Community Survey. The
2012 5-year American Community Survey shows that 992 households received food stamps. That’s a 102%

increase in the number of households receiving food stamps.

There are many disparities between the population of poverty in Albert Lea and Minnesota as a whole. 20.8%
of people below the age of 18 are under the poverty level, whereas 15.1% are under the poverty level in the
state. The Black/African American population in Albert Lea is also much more likely to be under the poverty

level than the state. AlImost 20% of the female population is below the poverty level.

Figure 56

Percent of Population Groups That Are Below Poverty Level in Albert Lea and Minnesota (2008-2012 ACS)

# of People Below Black/African American
Poverty Level Population

2,751 20.8% (15.1% MN) | 14.2% (9.0% MN) 62.8% (37.4% MN) 30.6% (25.8% MN)

% of Population Below

Poverty Level

15.6%

Under 18 White Population Other Race

Male Population Female Population Employed Males Employed Females

11.4% (10.8% MN) | 19.5% (12.5% MN) 3.8% (5.1% MN) 12.9% (7.0% MN)

# of Households Less Than High High School Graduate Some College, Bachelor's Degree or
Receiving Food Stamps School Graduate g Associate's Degree Higher
27.4% (26.3% MN) | 13.5% (11.0% MN) 10.6% (8.1% MN) 2.3% (3.2% MN)
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Net Worth

In the target market area, the 65-74 age group by householder has the largest net worth while the 25 and

younger age group is the lowest with a median net worth of $11,834.

In Albert Lea the largest net worth by age of householder is also the 65-74 year old age group, while the

lowest median net worth is the less than 25 years old range with a median new worth of $10,687.

The younger age groups tend to have very low net worth due to many factors. The younger population may be

in college, work at a low wage job, is renting, and paying off student debts. These factors and others can

make it hard for younger people to accumulate net worth.

The older age groups larger net worth is usually due to the fact that they are typically in a higher position in

their careers, have made investments, have equity in their home, low to no debts, and other factors.

Total

<$15,000
$15,000-$34,999
$35,000-549,999
$50,000-599,999
$100,000-$149,999
$150,000-$249,999
$250,000+

Median Net Worth

Figure 57

2014 Net Worth by Age of Householder in Albert Lea

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

332 1,038 1,000 1,306 1,417 1,177 1,463

233 522 442 409 295 183 254 2,338
66 155 86 106 63 46 56 578
9 50 64 48 45 40 19 275
13 158 175 156 123 126 138 889
6 72 88 97 126 125 145 659
4 30 86 170 262 163 300 1,015
1 51 59 320 503 494 551 1,979

$10,687 $14,914 $26,144 $73,097 $164,698 $182,707  $179,192

2014 Net Worth by Age of Householder in Freeborn County

Total

<$15,000
$15,000-534,999
$35,000-549,999
$50,000-599,999
$100,000-$149,999
$150,000-$249,999
$250,000+

Median Net Worth

<25 25-34 35-44 45-54 55-64 65-74 75+ Total
456 1,637 1,779 2,367 2,633 2,041 2,246
289 669 642 575 448 229 311 3,163
99 249 155 155 93 59 69 879
22 87 141 74 73 57 26 480
24 312 300 261 227 186 190 1,500
14 142 196 196 222 209 208 1,187
7 69 206 390 504 339 459 1,974
1 109 139 716 1,066 962 983 3,976
$11,834 $24,193 $43,948 $126,763 $189,234  $226,233  $209,339
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Summary

The employment market in the County has almost fully recovered from the 2009 recession, with the
number of employed individuals being almost equivalent to the number employed in 2006, 2007, and
2008). However, employment has decreased by over 1,300 jobs since 2000. In the next ten years, it is
expected that the number of jobs in the County will stay the same, at approximately 15,500 jobs.
During interviews with employers, some were planning moderate expansion (in the medical and senior

care fields), but most were anticipating stable job numbers.

A large percentage of the jobs in the County are in the retail sector (21%), which are generally low wage
jobs, or service (33%) which is a mix of low-wage and good paying jobs. The manufacturing/export
economy represents 17% of the jobs in the Freeborn County economy. All other sectors are minor in

numbers in comparison.

Almost 40% of Freeborn County residents work in another county. It can be looked at as a positive that

although people work elsewhere, they choose to live in Freeborn County.
The County has a large number of households earning less than $25,000 per year (28%). Of the 3,668
households that earn less than $25,000 per year, over half of them are seniors. The median net worth

for seniors 65 to 74 was $226,233 and $209,339 for those 75 and older.

Twelve percent of the County lives in below the poverty line, which is about the statewide average,
although it is higher (16%) in Albert Lea.
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Demand Analysis

The majority of this report examines the internal demand within the primary market area, and poses estimates
for future demand based on the amount and type of housing the existing demographics will demand in the
next ten years. The one exception is examining the middle-age renter housing profile. In that profile, we
estimated a small number of additional units demanded based on an estimated external demand needed to

adequately attract new employees to the region.

Because the population and number of households has remained stable over time, and is not expected to
change over the next 10 years, the number of new units needed will be roughly equivalent to the number of
un-occupied or removed housing in the community. However, because of the age of the housing stock and the
changing housing needs of the community, the type, tenure, and size of the housing needed over the next
decade will change. It is estimated that a total of 13,205 housing units will be occupied in the County in ten

years, including existing housing.

We have calculated demand for the following types of housing and households:

1. Entry-level renters. This housing category represent households in the 18-24 age range, mostly
looking to rent affordable apartments, usually singles, roommates or couples without children. Over
the next 10 years, based on population trends and projections, demand for housing for this group is
expected to decrease, and the County should supply approximately 430 total housing units to serve
this type of household. It is estimated that the current housing stock will more than satisfy the need
for housing for this type of householder over the next ten years, so 0 new housing units will be needed

to meet the demand for this group.

2. First-time homebuyers and people starting families. In the 25 to 44 age range, 32% of this group is
looking to rent and 68% are looking to buy, based on current tenure and income levels. Most of these
households have children, or are looking for a larger home (3 bedrooms). Over the next 10 years,
demand for this type of housing is expected to decrease, and the County should supply a total of
approximately 3,500 housing units (2,400 owner-occupied and 1,100 rental occupied) to meet the
demand of these types of households. It is anticipated that the current abundance of affordable,
single-family homes and apartments will more than satisfy the need for housing for this group, so 0

new housing units will be needed to meet the demand for this group.

3. Move-up buyers. This group is in their peak earning years of 45 to 64, are in the owning stage of their
housing cycle. This includes households with older children, empty-nesters, and people who never had
children. The housing profile would be a nice, more expensive home, with less maintenance.
Households in this housing profile still desire to own a home, in general (85% own), and are not

looking to downsize at this stage. There will be 4,000 households in this housing profile over the next
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ten years, and are not expected to increase in number. They are in the peak earning years, with 40% of
households this age group making over $75,000 household income per year. The results of the data
analysis indicate that there is a pent-up demand for housing in this category. It is anticipates that
there will be approximately 1,300 homes valued at over $250,000 in the County but approximately
1,600 households in this housing profile who could afford a home at this price point. This suggests
there is a pent up demand for move up buyers of 150-200 housing units/lots over the next ten years.
The demand will be for more expensive homes (in the $250,000 to $300,000 range) and have the
amenities that appeal to baby boomers (smaller yards, lower maintenance, single-level living as an
option, perhaps association maintained). These units should include a variety of choice for buyers,

from single-family lots to twinhomes/townhomes and some condo options.

Middle-aged renters. By 2018, it is anticipated that there will be 750 rental households in the 45 to 64
category (increase in approximately 75 households). Furthermore, based on interviews, there is a
relative lack of nicer, more expensive rental housing (72% of rental units are renting for less than $600
per month). There are currently 160 rental units in Freeborn County that rent for more than $1,000 per
month, and 257 renter households in the city of Albert Lea who earn more than $50,000 per year,
which can be considered “move-up” renters and could afford rental units at $1,000 or more per month.
Furthermore, two major employers, the School District and Mayo Clinic, have expressed the difficulty
that their new recruits have in finding nice, rental housing. It is estimated that the County needs an
additional at least 80 to 100 new rental units in the next ten years, of which at least half (40 to 50
units) would be higher amenity rental housing that rents for over $1,000 per month. That number
could be higher when including future external demand and households willing to spend more than
30% of their income. Future expansions at the Mayo Clinic could also increase the demand of units
around rents of $1,000 or more with the addition of 20 to 25 new doctors anticipated in the next two

years.

Comfortable seniors. These households are older than 65 and may have retired from their
employment. They have a good amount of household income ($75,000 or more), and have many
housing choices. While they probably will not change housing situations immediately upon retirement,
many will seek to downsize and, given their comfortable lifestyle, will choose to buy a newer, smaller
home (only 19% of all seniors rent Countywide). By 2018, it is anticipated that there will be 930 senior
owner households by 2018 that have incomes of $75,000 or more and want to own, which is an
increase in 370 households in the next five years. Based on past trends, we anticipate an additional
200 - 250 new, owner housing units and 50 - 75 rental housing units for comfortable seniors will be
needed in the County by 2018.

Low income and middle income seniors. These are households are currently 65 to 74 and will rely
primarily on a limited, fixed income beyond age 65. About half of seniors are low income, as defined

by earning less than $35,000 per year. The overall number of 65 plus households earning with less

55| Page



than $75,000 in annual income is expected to be 1,575 households by 2018. Given their limited or
fixed incomes, however, households in this group are more likely to age in place, and only a small
percentage of these households will be demanding housing changes in the next ten years. Given their
size, however, even if a modest 10% of them moved into senior housing or assisted living facility over
the next ten years, this would present a demand for an additional 100 to 150 units of independent

senior or assisted living housing. By large, however, most households in this category will age in place.

7. Older seniors. The Albert Lea region has a significant number of households over 75 years of age, at
2,232 households (17% of all households) and is estimated to be 2,020 by 2018. Over the next ten
years, these households will need more options for housing with services and rental housing options.
75 percent of these households have an annual income of less than $35,000, so new rental and
assisted living housing options must be affordable or qualify for government funding. It is estimated
that an additional 100 to 120 units of senior, rental housing with services will be needed over the next

10 years.

Summary of Housing Demand (2014 to 2024)

Owner-Occupied Single-Family Detached Lots (small lot/lower maintenance) =150 -175
Owner-Occupied Single-Family Attached Units (Duplexes or Townhomes) =100 -150
Market-Rate, Rental-Occupied Apartments/Townhomes =80 -100
Subsidized, Rental-Occupied Apartments/Townhomes =0
Market-Rate, Senior Rental Housing =100-150
Subsidized, Senior Rental Housing/Assisted Living =100-120
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Conclusions

e The population and number of households have remained stable over the past 30 years, and are
not expected to change significantly in the City of Albert Lea or county-wide. This data finding is
based on past population and future projections as well as interviews with major employers. While
certain industries are expected to grow, this will contribute mostly to keeping a stable population. This
translates to the overall demand for the total number of housing units in the next ten years being roughly
equivalent to the total number of housing units in the Albert Lea market area today—approximately
13,000.

e The market area’s demographics have slightly aged over the past ten years, and are expected to
continue to age. Most people interviewed had the feeling that the community was aging. While there is
a slight aging of the population, these changes have been slight. 20 percent of the community is 65 or
older, compared with 19 percent in 2000. In 2010, 27% of households have children (31% in 2000) and
the average household size is 2.32 (2.4 in 2000). In 2018, it is anticipated that there will be an additional
almost 400 households that are 65 or older than today.

e There is an abundance of moderate or low quality market-rate ownership and rental housing.
Based on the interviewees and the market values of homes, much of Albert Lea’s housing is of moderate
or low quality, especially the rental housing. Of the 14,226 housing units reported in the 2012 American
Community Survey for Freeborn County, only 11% are newer than 24 years old (built 1990 or later). 36
percent of the housing has 2 or fewer bedrooms. In Freeborn County, a total of 3,153 of the occupied
units were rental units (24%). This is up from 2,539 rented units in 2009 (20%).

e There are affordable options for people in Freeborn County. The current median price for homes on
the market in the Albert Lea area is $119,900 according to the MLS. The median sold price in the last
three months is $85,750 (49 total homes). This suggests there are affordable housing opportunities for
purchase, but according to the people interviewed; this housing is mostly of moderate or lower quality
(fixer-uppers). Of the 752 apartment building units in Albert Lea, 46% are income-based.

e There are not many options for housing beyond single-family detached or apartment style living.
Baby boomers want choice in their housing options. 83 percent of the housing style in Freeborn County
is single-family, detached or mobile home. 5 percent is twinhome or duplex, and 12% is apartment or
condo (1,707 units). Almost half of the rental units are located outside of apartment buildings, and
townhomes, twinhomes, and patio homes are uncommon. In the past five years, many of the few
housing units that have been built in the Albert Lea area are twinhomes, which are selling at a relatively
high price ($250,000 to $300,000).

e There are not many options for an increasing 65 plus age group, currently with good incomes.
Baby boomers not only want choice, but in general, they demand less maintenance, newer housing on
smaller, or association maintained lots. This type of housing will be in demand in Albert Lea over the
next ten years.
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Recommendations

e There is a need for nice, market-rate rental housing. Most interviewees expressed a need for well-
maintained, market-rate rental housing for people who are transitioning into different life stages, re-
locating for a job, or are not seeking to purchase a home for personal reasons. In 2014 and for 2015,
Mayo will be bringing on 20 to 25 new doctors, each with an average of 12 medical support staff,
resulting in 240 to 300 additional people. They have a pent-up demand for doctors they are currently
filling. Many of their employees seek to rent prior to building or deciding to purchase a home.

e There is a need for higher-end, owner-occupied housing. In Freeborn County, 6.8 percent of the
homes were valued at $300,000 or more or 686 homes. In 2012, there were 1,879 households earning
$100,000 or more in income and benefits, a large portion of which will be looking for homes at a higher
value. (according to the American Community Survey in 2010-2012 3 year estimates).

e More options for housing type are needed. There are relatively few options for alternatives to single-
family homes or traditional apartment building complexes. Townhome unit styles are almost non-
existent, suggesting that the community could use more options for upscale rental or more affordable
ownership.

¢ Overall, any additional housing units constructed will accompany the vacancy of the same number
of housing units. Since Freeborn County and the City of Albert Lea are not expected to grow in
household, but the need for the type of housing is changing, the Albert Lea region will continue to have
abundance of vacant housing, mostly single-family residential. Findings from this study suggest that a
program to identify re-development areas as well as target areas for further investment into the single-
family housing stock could serve the community well in prioritizing the use of scarce public resources.

e Programs to help seniors maintain and adapt their existing, single-family housing should be
implemented. Since most seniors own their homes well into retirement, due to choice and to limited
incomes, officials should offer programs that encourage seniors to adapt their single-family homes into
livable spaces well into their retirement years.

e A program for re-development of areas of dilapidated single-family housing should be considered.
The Albert Lea region has an over-abundance of very old, single-family housing that will not be
demanded in the future due to changes in preferences (larger, more turn-key housing is demanded). The
doubling vacancy rate is evidence of this (502 housing units, half of which are for rent and half are for
sale). While the existing stock is serving the needs of young families and households who need
affordable owner and rental options, this need is more than being met by the current stock, with an
eXCess.
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