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EXECUTIVE SUMMARY 
 

AdMark Resources was hired by the Sibley Housing Team to conduct a housing needs and 

conditions assessment of the cities of Gaylord, Gibbon and Winthrop.  Following is an executive 

summary of those findings. 

 

Population and Household Data 

 

Between 2010 and 2018 the population of all three Study Areas decreased by between 3% and 

6.5%, with Winthrop declining the greatest amount.  Additionally, the population is projected to 

continue to decline in all three markets by between 0.5% and 2.5% by 2023.  During the same 

time period, households also decreased at a lesser rate of 1.0% to 4.16 between 2010 and 2018 

and are projected to decrease another 0.3% to 0.9% by 2023.   

 

In Gaylord, the average household income is projected to grow from $44,004 in 2000 to $74,681 

by 2023 and there were 98 substandard and temporary housing units within the Gaylord Study 

Area in 2016. In Gibbon, the average household income is projected to grow from $44,004 in 

2000 to $74,681 by 2023 and there were 90 substandard and temporary housing units within the 

Gibbon Study Area in 2016. In Winthrop, the average household income is projected to grow 

from $44,004 in 2000 to $74,681 by 2023 and there were 113 substandard and temporary 

housing units within the Winthrop Study Area in 2016. 

 

Employment 

 

Area employment remains strong with projected steady growth.  The largest employer within the 

three Study Areas is Michael’s Foods with 600 employees. The overall feeling across the area is 

that the economy in the three city area is good with 24% of the major employers expecting to 

grow over the next two years.  Additionally, across the three cities, 24% of the twenty-nine 

surveyed businesses grew over the past two years.  While 17% of the surveyed businesses 

downsized and none anticipate downsizings over the next two years.  The remaining businesses 

stayed the same over the past two years and expect to remain the same over the next two years. 

 

The majority of larger local employers are service or food related businesses with a few 

manufacturers and contractors. 

 

Following a peak in 2009 and 2010, Sibley County’s average unemployment rate has slowly 

declined over the past seven years with a slight uptick in 2016.  Over the past ten years, the 

lowest number of unemployed occurred in 2017 with the highest number employed also 

occurring in 2017.   
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Single Family Home Market 

 

The past year found the highest sales total for the three cities and highest average price and 

highest median price over the past five years in Gaylord and Winthrop and the highest in the past 

four years for Gibbon.  

 

As of the end of March 2018, there were 7 single family homes for sale in Gaylord; 5 in Gibbon 

and 8 in Winthrop with some of these having pending sales.  The median price in Gaylord was 

$114,000; $89,900 in Gibbon and $90,000 in Winthrop.  Prices in Gaylord ranged between 

$92,000 and $186,000; in Gibbon they ranged from $54,900 to $200,000 and in Winthrop from 

$24,900 to $315,000.   

 

Based on 2017 sales of 38 single family homes in Gaylord, the 7 available homes is only about a 

two month supply of homes.  In Gibbon, the 5 current homes on the market represent about a 

three month supply and the 8 for sale in Winthrop represent about a four month supply.  This is 

a limited number of homes which greatly reduces the availability of choice related to price, 

location, amenities, etc. 

 

Rental Housing Market 

 

There is a mixed variety of apartment facilities across the three cities, with the majority of rental 

units being more than 20-50 years old which is quite common in smaller rural communities.  The 

newest rental property is an eight unit building constructed in 2011 which we are unknown as to 

what property this is; it could be one where the owner refused to participate.  Other than that, the 

most recent rental property is the addition at Oak Terrace which occurred in 2008.  The newest 

rental properties which are not senior housing with services, are the three Amberfield buildings 

that were constructed in 1994 which is 24 years ago.  

 

Of the buildings surveyed, most vacancies were temporary ones due to one resident moving out 

and another moving in. General Occupancy apartments across the three Study Areas have been 

identified as having only 2 vacant two-bedroom units and the subsidized units have identified 

only 1 one-bedroom vacancy.  That’s a 1.3% vacancy rate in the general occupancy units and a 

1.4% vacancy rate in subsidized units.  A healthy rental market should have a 5% vacancy rate 

which allows residents a choice of amenities, location, rent, etc.   

 

Demand 

 

Projected population and household growth is constant to slightly declining, identifying housing 

need primarily directed toward filling housing voids directed toward keeping residents and 

attracting others to the three communities.   
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All three communities share many of the same needs; attracting moderately priced mid-range 

housing specifically seeking three-bedroom homes as well as patio homes and twin homes for 

seniors. As such, we are recommending the addition of the following housing types. 

 

Gaylord 

Regarding single family homes, Gaylord should target completed homes including the price of 

the lot, near the $180,000-$200,000 range.  

 

The city should work to attract a 12-24 unit market rate rental property with a mix of one, two 

and three bedroom units and amenities including a community room, fitness center and garages.  

At a minimum, rents should be in the range of $650-$700 for a one-bedroom unit, $800-$850 for 

a two-bedroom unit and $950-$1000 for a three-bedroom unit which will provide the amenities 

necessary to attract renters to Gaylord. 

 

The community may also wish to attract senior-targeted patio home or twin homes as well as 

general occupancy townhome rentals in the range of 4-6 one and two bedroom patio homes with 

rents in the range of $750 to $1,000 and 4-8 two and three bedroom, two-story townhomes with 

rents in the range of $800 to $1,200. 

 

Gibbon 

The city may have to work with local lenders and the Minnesota Housing Finance Agency to 

develop programs that could provide funding for some new start-up housing in the range of 

$130,000 to $160,000. 

 

To start with, the city should work to attract a, 4-8 unit market rate rental property with a mix of 

bedroom types.  Rents should be in the range of $595-$650 for a one-bedroom unit, $725-$800 

for a two-bedroom unit and $850-$950 for a three-bedroom unit which will be necessary to 

attract renters to Gibbon. 

 

The community may wish to attract additional senior-targeted patio home and general occupancy 

townhome rentals in the range of 2-4 one and two bedroom twin homes which could be attractive 

to young couples or seniors.  Rents need to be in the range of $750 to $1,000.  

 
Winthrop 

The city needs to target completed homes including the price of the lot, near the $160,000-

$180,000 range. 

 

At a minimum the city should work to attract a 12-16 unit market rate rental property with a mix 

of one, two and three bedroom units and amenities including a community room, fitness center 

and garages.  At a minimum, rents should be in the range of $650-$700 for a one-bedroom unit, 

$800-$850 for a two-bedroom unit and $950-$1000 for a three-bedroom unit which will provide 

the amenities necessary to attract renters to Winthrop. 
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The community may wish to attract additional senior-targeted patio home and general occupancy 

townhome rentals in the range of  2-4 one and two bedroom twin homes with rents in the range 

of $800 to $1,200.  
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LOCATION AND MARKET AREA DEFINITION 
 

STUDY AREA DEFINITION 

 

The Study consists of three Primary Study Areas centered on the cities of Gaylord, Gibbon and 

Winthrop in Sibley County.   The draw areas are based on retail, health care, and school districts.  

They also take into account each standalone community in the study as well as other area 

communities which are capable of supporting housing such as Hector, Buffalo Lake, Brownton, 

Glencoe, Arlington, Le Sueur, Saint Peter, Mankato, Nicollet, New Ulm and Fairfax. 

 

The selected Study Area for Gaylord includes the city of Gaylord as well Dryden, New Sweden 

and Sibley Townships.  The Study Area for Gibbon includes the city of Gibbon as well as 

Moltke and Severance Townships; and the Winthrop Study Area includes the city of Winthrop 

plus the Townships of Alfsborg, Bismarck, Cornish and Transit. 

  

Refer to the maps of the Study Areas on the following pages. 

 

Gaylord, located on the shores of Titlow Lake, is the county seat of Sibley County located at the 

crossroads of Minnesota Highways 5, 19 and 22.   It is the eastern-most city in our Study and is 

approximately 50 miles southwest of the Minneapolis-St. Paul area.  

 

Gibbon, the western-most city in our study is also the smallest.  It is located along Minnesota 

Highway 19 and County Road 2.   

 

Winthrop, also located along Minnesota Highway 19, half-way between Gaylord and Gibbon, is 

also along Minnesota Highway 15, half-way between Hutchinson and New Ulm. All three cities 

offer city services including retail, financial, medical, and educational facilities.  

 

One of the biggest events to happen in the area was the passing of a school referendum for a new 

Sibley East School to serve Gaylord, Arlington and Green Isle.  As a result, the old school in 

Gaylord is being considered for a new medical college and dormitory for osteopathic doctors.  It 

would be one of the largest employers in the area and provide a boon for housing and business.  

Other large employers in the Study Area include Michael’s Foods, Dairy Farmers of America, 

Heartland Corn Products, Good Samaritan and Sibley County. 

 

Along with each city’s own economic development activity, the Sibley County Economic 

Development Authority works to attract new businesses by showcasing the various services and 

benefits the cities in the county have to offer.   
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POPULATION AND HOUSEHOLDS
 

POPULATION DATA 

 

Population figures used throughout this report are gathered from several sources.  These sources 

include the 2010 Census and estimates and projections from Claritas for 2018 and 2023 and the 

2012-2016 American Community Survey 5 Year Average from the US Census Bureau, plus 

estimates and projections for the Minnesota Demographer.  Claritas uses several sources in 

estimating and projecting demographic data.  The following sources are included to determine 

Claritas’ estimates. 

 

 City and regional planning agencies 

 First Data Solutions (formerly Donnelley Marketing) 

 Equifax 

 ADVO (residential mail delivery) 

 WEFA (an economic forecasting firm) 

 National Association of Realtors 

 National Center for Health Statistics 

 Defense Manpower Data Center 

 U.S. Bureau of the Census 

 U.S. Bureau of Labor Statistics 

 U.S. Bureau of Economic Analysis 

 U.S. Postal Service 

 

Table 3-1 indicates the population changes in the Study Areas since 2010.  Population in all three 

Study Areas has decreased from 2010 to 2018 with a projected further decline by the year 2023 in 

all three Study Areas.   

 

TABLE 3-1 

Total Population Growth 

Study Area 2010-2023 

 

Study  

Area 

 
2010 

Number 

 
2018 

Estimate 

 
2010-18 % 

Change 

 
2023 

Projection 

 
2018-23% 

Change 

Gaylord 3,144 3,045 -3.15% 3,029 -.53% 

Gibbon 1,304 1,235 -5.29% 1,211 -1.94% 

Winthrop 2,555 2,391 -6.42% 2,352 -1.63% 

Claritas, March 2018 
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Table 3-2 identifies the changes in population and households in each of the three cities between 

2008 and 2016 from the Minnesota Demographer’s Office.  This has a direct impact on the type of 

housing needed across the Study Areas.  Moving forward on a county-wide basis, the population 

trend for Sibley County is also indicating a steady decrease between 2015 and 2050.  The 

information for 2008 and 2009 was prior to the 2010 Census so we put more credence in the years 

moving forward after 2010. 

Table 3-2 

City Population and Households 

2008-2016 

 

Year 

Gaylord Gibbon Winthrop 

Pop. HH. Pop. HH. Pop. HH. 

2016 2,292 929 760 351 1,397 578 

2015 2,297 930 766 354 1,397 578 

2014 2,289 929 764 353 1,395 577 

2013 2,303 931 772 354 1,402 576 

2012 2,303 931 772 354 1,402 576 

2011 2,313 930 773 354 1,400 575 

2010 2,305 929 772 353 1,399 574 

2009 2,230 909 757 358 1,292 594 

2008 2,249 912 769 360 1,315 599 

Minnesota State Demographer, February 2018 

 

Table 3-3 

Sibley County Population Projections  

2015-2050 

Year Population 

2015 14,923 

2020 14,718 

2025 14,491 

2030 14,261 

2035 14,040 

2040 13,831 

2045 13,637 

2050 13,462 

Minnesota State Demographer, February 2018 
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According to Table 3-4a, the largest number and percentage of the population in Gaylord are in the 

age cohorts of 45 to 54 in 2010 with the ages 55 to 64 being the largest in 2018 and 2023.  This 

shows an aging community. 

 

TABLE 3-4a 

Gaylord Study Area  

2010 - 2023 Population by Age Group 

 

Age 2010 No. 2010 % 2018 No. 2018% 2023 No. 2023 % 

Total 3,144  3,045  3,029  

0 to 4 221 7.03% 182 5.98% 180 5.94% 

5 to 9 244 7.76% 190 6.24% 172 5.68% 

10 to 14 210 6.68% 212 6.96% 189 6.24% 

15 to 17 131 4.17% 128 4.20% 136 4.49% 

18 to 20 108 3.44% 111 3.65% 118 3.90% 

21 to 24 140 4.45% 141 4.63% 165 5.45% 

25 to 34 361 11.48% 356 11.69% 335 11.06% 

35 to 44 349 11.10% 333 10.94% 356 11.75% 

45 to 54 454 14.44% 379 12.45% 320 10.56% 

55 to 64 352 11.20% 398 13.07% 409 13.50% 

65 to 74 255 8.11% 288 9.46% 326 10.76% 

75 to 84 215 6.84% 209 6.86% 200 6.60% 

85+ 104 3.31% 118 3.88% 123 4.06% 

Median 39.50  41.08  41.17  

Claritas, March 2018 
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According to Table 3-4b, the largest number and percentage of the population in Gibbon are in the 

age cohorts of 45 to 54 in 2010 and age group 55 to 64 in 2018 and 2023.    

 

TABLE 3-4b 

Gibbon Study Area  

2010 - 2023 Population by Age Group 

 

Age 2010 No. 2010 % 2018 No. 2018% 2023 No. 2023 % 

Total 1,304  1,235  1,211  

0 to 4 98 7.52% 76 6.15% 73 6.03% 

5 to 9 78 5.98% 84 6.80% 77 6.36% 

10 to 14 79 6.06% 84 6.80% 81 6.69% 

15 to 17 49 3.76% 44 3.56% 47 3.88% 

18 to 20 31 2.38% 36 2.91% 41 3.39% 

21 to 24 38 2.91% 46 3.72% 52 4.29% 

25 to 34 148 11.35% 117 9.47% 109 9.00% 

35 to 44 131 10.05% 134 10.85% 130 10.73% 

45 to 54 205 15.72% 145 11.74% 120 9.91% 

55 to 64 169 12.96% 185 14.98% 168 13.87% 

65 to 74 115 8.82% 137 11.09% 158 13.05% 

75 to 84 121 9.28% 108 8.74% 112 9.25% 

85+ 42 3.22% 39 3.16% 43 3.55% 

Median 45.00  44.74  44.65  

Claritas, March 2018 
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According to Table 3-4c, the largest number and percentage of the population in Winthrop are in 

the age cohorts of 45 to 54 in 2010 and age group 55 to 64 in 2018 and 2023.   

  

TABLE 3-4c 

Winthrop Study Area  

2010 - 2023 Population by Age Group 

 

Age 2010 No. 2010 % 2018 No. 2018% 2023 No. 2023 % 

Total 2,555  2,391  2,352  

0 to 4 160 6.26% 129 5.40% 130 5.53% 

5 to 9 186 7.28% 136 5.69% 130 5.53% 

10 to 14 159 6.22% 159 6.65% 129 5.48% 

15 to 17 104 4.07% 94 3.93% 97 4.12% 

18 to 20 59 2.31% 79 3.30% 89 3.78% 

21 to 24 84 3.29% 108 4.52% 126 5.36% 

25 to 34 280 10.96% 209 8.74% 228 9.69% 

35 to 44 255 9.98% 266 11.13% 231 9.82% 

45 to 54 444 17.38% 296 12.38% 257 10.93% 

55 to 64 326 12.76% 389 16.27% 365 15.52% 

65 to 74 224 8.77% 258 10.79% 306 13.01% 

75 to 84 195 7.63% 188 7.86% 173 7.36% 

85+ 79 3.09% 80 3.35% 91 3.87% 

Median 44.63  45.52  45.62  

Claritas, March 2018 

 

 

HOUSEHOLD DATA 

 

According to Table 3-5, the number of households in each Study Area has decreased between 2010 

and 2018 at a lesser pace than that of the population.  This would indicate an aging population 

where one member of an elderly household dies and where grown children move away from home 

and start their own household.  It is projected that the number of households will continue to 

decrease between 2018 and 2023.  At the same time, the household size has also continued to 

decrease, showing the aging in the population.  This all has a bearing on the type of housing 

needed in the Study Areas both now and in the future. 
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TABLE 3-5 

Sibley Housing Team Study Area 

2010-2023 Household Information  
 

 

Households 

 
2010 

Actual 

 
2018  

Estimated 

 
2010-18  

% Chg. 

 
2023 

Projection 

 
2018-23 

% Chg. 

 
Gaylord Households 1,268 1,253 -1.18% 1,257 .32% 

Ave. Household Size 2.48 2.43 -2.06% 2.41 -.83% 

Gibbon Households 555 538 -3.06% 534 -.74% 

Ave. Household Size 2.35 2.30 -2.17% 2.27 -1.32% 

Winthrop Households 1,037 989 -4.63% 980 -.91% 

Ave. Household Size 2.46 2.42 -1.65% 2.40 -.83% 

 Claritas, March 2018 

 

HOUSEHOLDS BY OWNER/RENTER 
 

Figures compiled from the 2010 Census in Table 3-6a show that 74.4% of the occupied housing 

units in the Gaylord Study Area were owner-occupied, while 25.6% were rented.  Projections of 

households by tenure are made available for year 2018 and that is extrapolated out to 2023. This 

shows the same rate as Census year 2010 and is very close to the statewide average.  

 

Looking solely at the city of Gaylord, the home ownership rate decreased from 70.2% in 2010 to 

66.5% in 2016. 

TABLE 3-6a 

Gaylord Study Area Households by Tenure 

 

 

Year 

Total 

Households 

Owner 

Occupied* 

 

Percent 

Renter 

Occupied* 

 

Percent 

2010 City 929 652 70.2% 277 29.8% 

2016 City 905 602 66.5% 303 33.5% 

2010 (SA) 1,268 943 74.4% 325 25.6% 

2016 (SA) 1,252 889 71.0% 363 29.0% 

2018 (SA) 1,253 932 74.4% 321 25.6% 

2023 (SA) 1,257 935 74.4% 322 25.6% 

Claritas, March 2018 

*2018 and 2023 owner-occupied and renter-occupied estimates are based on the Claritas projections for the Study 

Area. 

** City = City of Gaylord; SA= Study Area 
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Figures compiled from the 2010 Census in Table 3-6b show that 79.9% of the occupied housing 

units in the Gibbon Study Area were owner-occupied, while 20.1% were rented.  Projections of 

households by tenure are made available for year 2018 and that is extrapolated out to 2023. This 

shows a similar rate as Census year 2010.   

 

Looking solely at the city of Gibbon, the home ownership rate decreased minimally from 75.4% in 

2010 to 75.3% in 2016. 

 

TABLE 3-6b 

Gibbon Study Area Households by Tenure 

 

Year 

Total 

Households 

Owner 

Occupied* 

 

Percent 

Renter 

Occupied* 

 

Percent 

2010 City 353 266 75.4% 87 24.6% 

2016 City 356 268 75.3% 88 24.7% 

2010 (SA) 555 442 79.6% 113 20.4% 

2016 (SA) 577 468 81.1% 109 18.9% 

2018 (SA) 538 430 79.9% 108 20.1% 

2023 (SA) 534 427 79.9% 107 20.1% 

Claritas, March 2018 

*2018 and 2023 owner-occupied and renter-occupied estimates are based on the Claritas projections for the Study 

Area. 

 
** City = City of Gibbon; SA= Study Area 

 

TABLE 3-6c 

Winthrop Study Area Households by Tenure 

 

Year 

Total 

Households 

Owner 

Occupied* 

 

Percent 

Renter 

Occupied* 

 

Percent 

2010 City 574 448 78.0% 126 22.0% 

2016 City 532 380 71.4% 152 28.6% 

2010 (SA) 1,037 858 82.7% 179 17.3% 

2016 (SA) 960 772 80.4% 188 19.6% 

2018 (SA) 989 820 82.9% 169 17.1% 

2023 (SA) 980 812 82.9% 168 17.1% 

Claritas, March 2018 

*2018 and 2023 owner-occupied and renter-occupied estimates are based on the Claritas projections for the Study 

Area. 

 
** City = City of Winthrop; SA= Study Area 
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Figures compiled from the 2010 Census in Table 3-6c on the previous page show that 82.9% of the 

occupied housing units in the Winthrop Study Area were owner-occupied, while 17.1% were 

rented.  Projections of households by tenure are made available for year 2018 and that is 

extrapolated out to 2023. This shows a similar rate as Census year 2010.  This rental rate is more 

than 11% lower than the State of Minnesota average and the lowest of the three communities 

surveyed. 

 

Looking solely at the city of Winthrop, the home ownership rate decreased minimally from 78.0% 

in 2010 to 71.4% in 2016. 

 

When looking at Table 3-7a below, the greatest percentage of households is in the Age 45 to 54 

segments of the population in the Gaylord Study Area in 2010 with the greatest cohort in 2018 

and 2023 being the Age 55-64 cohort.   

 

TABLE 3-7a 

Gaylord Study Area  

2010 - 2023 Households by Age of Householder 

Age 2010 No. 2010 % 2018 No. 2018% 2023 No. 2023 % 

Total 1,268  1,253  1,257  

Under 25 59 4.65% 56 4.47% 62 4.93% 

25 to 34 184 14.51% 178 14.21% 169 13.44% 

35 to 44 179 14.12% 170 13.57% 183 14.56% 

45 to 54 266 20.98% 225 17.96% 188 14.96% 

55 to 64 204 16.09% 229 18.28% 237 18.85% 

65 to 74 159 12.54% 181 14.45% 203 16.15% 

75 to 84 145 11.44% 135 10.77% 132 10.50% 

85 & over 72 5.68% 79 6.30% 83 6.60% 

Median   54.89  56.12  

Claritas, March 2018 

 

According to Table 3-7b on the following page for the Gibbon Study Area, the greatest percentage 

of households is in the Age 45 to 54 segments of the population in 2010 with the greatest cohort in 

2018 being the Age 55-64 cohort and the Age 65-74 in 2023.  This indicates a rapidly aging 

community. 
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TABLE 3-7b 

Gibbon Study Area  

2010 - 2023 Households by Age of Householder 

Age 2010 No. 2010 % 2018 No. 2018% 2023 No. 2023 % 

Total 555  538  534  

Under 25 9 1.62% 12 2.23% 11 2.06% 

25 to 34 74 13.33% 57 10.59% 55 10.30% 

35 to 44 70 12.61% 78 14.50% 73 13.67% 

45 to 54 116 20.90% 84 15.61% 73 13.67% 

55 to 64 94 16.94% 102 18.96% 99 18.54% 

65 to 74 73 13.15% 87 16.17% 103 19.29% 

75 to 84 84 15.14% 80 14.87% 80 14.98% 

85 & over 35 6.31% 38 7.06% 40 7.49% 

Median   58.73  60.56  

Claritas, March 2018 

 

The greatest percentage of households identified in Table 3-7c for the Winthrop Study Area in 

2010 shows that the Age 45 to 54 segments of the population represents the largest grouping with 

the greatest cohort in 2018 and 2023 being the Age 55-64 cohort.   

 

TABLE 3-7c 

Winthrop Study Area  

2010 - 2023 Households by Age of Householder 

Age 2010 No. 2010 % 2018 No. 2018% 2023 No. 2023 % 

Total 1,037  989  980  

Under 25 26 2.51% 35 3.54% 37 3.78% 

25 to 34 134 12.92% 100 10.11% 107 10.92% 

35 to 44 131 12.63% 140 14.16% 123 12.55% 

45 to 54 242 23.34% 163 16.48% 141 14.39% 

55 to 64 182 17.55% 214 21.64% 202 20.61% 

65 to 74 142 13.69% 159 16.08% 197 20.10% 

75 to 84 132 12.73% 123 12.44% 118 12.04% 

85 & over 48 4.63% 55 5.56% 55 5.61% 

Median   57.64  59.06  

Claritas, March 2018 
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According to Table 3-8a, the greatest percentage of ownership householders in 2016 within the 

Gaylord Study Area was in the Age 65-74 segment of the population. The greatest percentage of 

renters was in the Age 35 to 44 age group.  
TABLE 3-8a 

Gaylord Study Area 

2012-16 Tenure by Age of Householder 

 Owner 

Occupied 

 

Percent 

Renter 

Occupied 

 

Percent 

Age 15 to 24 3 0.3% 44 12.1% 

Age 25 to 34 84 9.4% 51 14.0% 

Age 35 to 44 123 13.8% 78 21.5% 

Age 45 to 54 176 19.8% 69 19.0% 

Age 55 to 59 109 12.3% 29 8.0% 

Age 60 to 64 90 10.1% 24 6.6% 

Age 65 to 74 128 14.4% 5 1.4% 

Age 75 to 84 108 12.1% 23 6.3% 

Age 85 and over 68 7.6% 40 11.0% 

Total 889  363  

2012-2016, American Community Survey 5-year Average 

 

According to Table 3-8b, the greatest percentage of ownership householders in 2016 within the 

Gibbon Study Area was in the Age 45-54 segment of the population. The greatest percentage of 

renters was in the Age 15-24 age group.  
TABLE 3-8b 

Gibbon Study Area 

2012-16 Tenure by Age of Householder 

 Owner 

Occupied 

 

Percent 

Renter 

Occupied 

 

Percent 

Age 15 to 24 0 0.0% 26 23.9% 

Age 25 to 34 78 10.3% 22 21.2% 

Age 35 to 44 70 15.0% 8 7.3% 

Age 45 to 54 103 22.0% 13 11.9% 

Age 55 to 59 51 10.9% 4 3.7% 

Age 60 to 64 21 4.5% 13 11.9% 

Age 65 to 74 60 12.8% 0 0.0% 

Age 75 to 84 57 12.2% 10 9.2% 

Age 85 and over 28 6.0% 13 11.9% 

Total 468  109  

2012-2016, American Community Survey 5-year Average 
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According to Table 3-8c, the greatest percentage of ownership householders in 2016 within the 

Winthrop Study Area was in the Age 45-54 segment of the population. The greatest percentage of 

renters was also in the Age 45-54 age group.  
TABLE 3-8c 

Winthrop Study Area 

2012-16 Tenure by Age of Householder 

 Owner 

Occupied 

 

Percent 

Renter 

Occupied 

 

Percent 

Age 15 to 24 4 0.5% 38 20.2% 

Age 25 to 34 56 7.2% 30 16.0% 

Age 35 to 44 107 13.8% 14 7.4% 

Age 45 to 54 152 19.7% 47 25.0% 

Age 55 to 59 97 12.5% 2 1.0% 

Age 60 to 64 95 12.3% 6 3.2% 

Age 65 to 74 134 17.3% 14 7.4% 

Age 75 to 84 87 11.3% 19 10.1% 

Age 85 and over 41 5.3% 18 9.6% 

Total 773  188  

2012-2016, American Community Survey 5-year Average 

 

Table 3-9a shows that in 2016, within the Gaylord Study Area, 2-bedroom units were the most 

common renter-occupied units with 1-bedroom units following as second.  Owner occupied 

households found 3-bedroom units as the largest percentage followed by 4-bedroom units.   

 

TABLE 3-9a 

2016 Bedroom Size by Tenure 

Gaylord Study Area 

 Owner 

Occupied 

 

Percent 

Renter 

Occupied 

 

Percent 

0-Bedroom 0 0.0% 5 1.4% 

1-Bedroom 4 0.6% 96 26.4% 

2-Bedroom 211 30.6% 135 37.2% 

3-Bedroom 404 58.6% 64 17.6% 

4-Bedroom 226 32.8% 54 14.9% 

5+ Bedrooms 44 6.4% 54 14.9% 

Total 689  363  

2012-2016, American Community Survey 5-year Average 
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Table 3-9b shows that in 2016, within the Gibbon Study Area, 3-bedroom units were the most 

common renter-occupied units with 2-bedroom and 5 bedroom+ units tied for second.  Owner 

occupied households found 3-bedroom units as the largest percentage followed by 4-bedroom 

units.  The larger rental units by bedroom size are found in single family homes. 

 

TABLE 3-9b 

2016 Bedroom Size by Tenure 

Gibbon Study Area 

 Owner 

Occupied 

 

Percent 

Renter 

Occupied 

 

Percent 

0-Bedroom 0 0.0% 0 0.0% 

1-Bedroom 11 2.4% 8 7.3% 

2-Bedroom 90 19.2% 25 22.9% 

3-Bedroom 196 41.9% 28 25.7% 

4-Bedroom 120 25.6% 23 21.1% 

5+ Bedrooms 51 10.9% 25 22.9% 

Total 468  109  

2012-2016, American Community Survey 5-year Average 

 

Table 3-9c shows that in 2016, within the Winthrop Study Area, 2-bedroom units were the most 

common renter-occupied units with 3-bedroom units following as second.  Owner occupied 

households found 3-bedroom units as the largest percentage followed by 4-bedroom units.  As 

found in Gibbon, the rental units with the larger number of bedrooms are found in single family 

homes. 

TABLE 3-9c 

2016 Bedroom Size by Tenure 

Winthrop Study Area 

 Owner 

Occupied 

 

Percent 

Renter 

Occupied 

 

Percent 

0-Bedroom 2 0.3% 0 0.0% 

1-Bedroom 18 2.3% 39 20.7% 

2-Bedroom 77 10.0% 69 36.7% 

3-Bedroom 411 53.2% 42 22.3% 

4-Bedroom 221 28.6% 19 10.1% 

5+ Bedrooms 44 5.7% 19 10.1% 

Total 773  188  

2012-2016, American Community Survey 5-year Average 
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Table 3-10a provides a breakdown of household size by tenure based on the 2012-2016 American 

Community Survey 5-year Average for the Gaylord Study Area.  Most renter-occupied 

households were one-person households, followed by two-person households whereas owner-

occupied households had the greatest percentage of two-person households.   

 

TABLE 3-10a 

2012-16 Households by Household Size Average 

Gaylord Study Area 

 

 
Owner 

Occupied Percent 

Renter 

Occupied 

 

Percent 

1-Person 212 23.8% 177 48.8% 

2-Persons 405 45.6% 82 22.6% 

3-Persons 79 8.9% 47 12.9% 

4-Persons 99 11.1% 36 9.9% 

5 Persons 65 7.3% 5 1.4% 

6 Persons 27 3.0% 16 4.4% 

7+ Persons 2 0.2% 0 0.0% 

Total 889  363  

2012-2016, American Community Survey 5-year Average 

 

TABLE 3-10b 

2012-16 Households by Household Size Average 

Gibbon Study Area 

 

 Owner 

Occupied Percent 

Renter 

Occupied 

 

Percent 

1-Person 98 20.9% 44 40.4% 

2-Persons 171 37.8% 23 21.1% 

3-Persons 47 10.0% 14 12.8% 

4-Persons 92 19.7% 12 11.0% 

5 Persons 49 10.5% 2 1.8% 

6 Persons 7 1.5% 8 7.3% 

7+ Persons 4 0.9% 6 5.5% 

Total 468  109  

2012-2016, American Community Survey 5-year Average 
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Table 3-10b provides a breakdown of household size by tenure based on the 2012-2016 American 

Community Survey 5-year Average for the Gibbon Study Area.  Most renter-occupied households 

were one-person households, followed by two-person households whereas owner-occupied 

households had the greatest percentage of two-person households.  The same was found in the 

Winthrop Study Area as identified in Table 3-10c. 

 

TABLE 3-10c 

2012-16 Households by Household Size Average 

Winthrop Study Area 

 

 
Owner 

Occupied Percent 

Renter 

Occupied 

 

Percent 

1-Person 189 24.5% 96 51.1% 

2-Persons 334 43.2% 40 21.3% 

3-Persons 106 13.7% 20 10.6% 

4-Persons 74 9.6% 21 11.2% 

5 Persons 52 6.7% 3 1.6% 

6 Persons 12 1.6% 0 0.0% 

7+ Persons 6 0.8% 8 4.3% 

Total 773  188  

2012-2016, American Community Survey 5-year Average 
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HOUSEHOLDS BY INCOME GROUP 
 

Table 3-11a provides a breakdown of household incomes for the Gaylord Study Area from 2000 

to 2023.  The greatest percentage of household income was found in the $35,000 to $49,999 

category in 2000 whereas 2018 were households with incomes in the $75,000 to $99,999 category 

and 2023 finds a tie in the $50,000 to $74,999 and the $75,000 to $99,999 groupings. 

 
TABLE 3-11a 

Gaylord Study Area 

Household Income Distribution 

 

 2000* 2018 2023 

Household Income No. % No. % No. % 

Total 1,238  1,253  1,257  

Less than $15,000 203 16.40% 106 8.46% 92 7.32% 

$15,000 to $24,999 192 15.51% 119 9.50% 111 8.83% 

$25,000 to $34,999 157 12.68% 165 13.17% 145 11.54% 

$35,000 to $49,999 281 22.70% 191 15.24% 198 15.75% 

$50,000 to $74,999 266 21.49% 213 17.00% 205 16.31% 

$75,000 to $99,999 84 6.79% 219 17.48% 205 16.31% 

$100,000 to $124,999 28 2.26% 115 9.18% 137 10.90% 

$125,000 to $149,999 9 0.73% 50 3.99% 70 5.57% 

$150,000 to $199,999 11 0.89% 43 3.43% 50 3.98% 

$200,000 to $249,999 4 0.32% 15 1.20% 22 1.75% 

$250,000 to $499,999 3 0.24% 14 1.12% 17 1.35% 

$500,000 and more 0 0.00% 3 0.24% 5 0.40% 

Average Household Income $44,004  $68,824  $74,681  

Median Household Income $38,577  $55,340  $60,061  

Claritas, March 2018 

* year 2000 
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Table 3-11b provides a breakdown of household incomes for the Gibbon Study Area from 2000 to 

2023.  Of all the income brackets, the greatest percentage in 2000 was found in the $35,000 to 

$49,999 income bracket where 2018 and 2023 were households with incomes in the $50,000 to 

$74,999 category. 

 
TABLE 3-11b 

Gibbon Study Area 

Household Income Distribution 

 

 2000* 2018 2023 

Household Income No. % No. % No. % 

Total 567  538  534  

Less than $15,000 87 15.34% 44 8.18% 40 7.49% 

$15,000 to $24,999 92 16.23% 52 9.67% 48 8.99% 

$25,000 to $34,999 90 15.87% 55 10.22% 49 9.18% 

$35,000 to $49,999 128 22.57% 70 13.01% 72 13.48% 

$50,000 to $74,999 108 19.05% 136 25.28% 124 23.22% 

$75,000 to $99,999 38 6.70% 61 11.34% 70 13.11% 

$100,000 to $124,999 8 1.41% 55 10.22% 52 9.74% 

$125,000 to $149,999 6 1.06% 31 5.76% 35 6.55% 

$150,000 to $199,999 7 1.23% 16 2.97% 23 4.31% 

$200,000 to $249,999 1 0.18% 6 1.12% 8 1.50% 

$250,000 to $499,999 2 0.35% 8 1.49% 9 1.69% 

$500,000 and more 0 0.00% 4 0.74% 4 0.75% 

Average Household Income $43,175  $73,267  $77,754  

Median Household Income $36,699  $58,824  $61,694  

Claritas, March 2018 

 
* year 2000 

 

 

 

 

 

 

 

 

 



SIBLEY COUNTY  CITIES MAY 2018  

 
 

POPULATION AND HOUSEHOLDS 27 

Table 3-11c provides a breakdown of household incomes for the Winthrop Study Area from 2000 

to 2023.  Of all the income brackets, the greatest percentage in all three represented years was 

found in the $50,000 to $74,999 income bracket. 

 
TABLE 3-11c 

Winthrop Study Area 

Household Income Distribution 

 

 2000* 2018 2023 

Household Income No. % No. % No. % 

Total 1,076  989  980  

Less than $15,000 169 15.71% 48 4.85% 43 4.39% 

$15,000 to $24,999 161 14.96% 67 6.77% 53 5.41% 

$25,000 to $34,999 169 15.71% 78 7.89% 66 6.73% 

$35,000 to $49,999 222 20.63% 154 15.57% 143 14.59% 

$50,000 to $74,999 244 22.68% 207 20.93% 200 20.41% 

$75,000 to $99,999 58 5.39% 175 17.69% 159 16.22% 

$100,000 to $124,999 25 2.32% 119 12.03% 128 13.06% 

$125,000 to $149,999 13 1.21% 65 6.57% 79 8.06% 

$150,000 to $199,999 8 0.74% 46 4.65% 65 6.63% 

$200,000 to $249,999 4 0.37% 14 1.42% 24 2.45% 

$250,000 to $499,999 3 0.28% 13 1.31% 16 1.63% 

$500,000 and more 0 0.00% 3 0.30% 4 0.41% 

Average Household Income $44,052  $79,202  $87,371  

Median Household Income $37,635  $67,814  $73,125  

Claritas, March 2018 

* year 2000 

 

Table 3-12a on the following page identifies that in 2016 the greatest percentage of owner-

occupied households within the Gaylord Study Area had incomes in the range of $75,000 to 

$99,999, with the greatest percentage of renters being in the $35,000 to $49,999 income bracket.  Table 3-

12b identifies that in 2016 the greatest percentage of owner-occupied households within the 

Gibbon Study Area had incomes in the range of $50,000 to $74,999, with the greatest percentage of 

renters being a tie in the $25,000 to $34,999 and $50,000 to $74,999 income brackets.  In Winthrop as 

found in Table 3-12c on page 28, in 2016 the greatest percentage of owner-occupied households 

within the Winthrop Study Area had incomes in the range of $50,000 to $74,999, with the greatest 

percentage of renters by far being in the $35,000 to $49,999 income bracket.   
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TABLE 3-12a 

Gaylord Study Area 

2016 Household Income by Tenure 

 Owner 

Occupied 

 

Percent 

Renter 

Occupied 

 

Percent 

Less than $5,000 23 2.6% 14 3.9% 

$5,000 to $9,999 5 0.6% 2 0.6% 

$10,000 to $14,999 25 2.8% 55 15.2% 

$15,000 to $19,999 22 2.5% 30 8.3% 

$20,000 to $24,999 43 4.8% 30 8.3% 

$25,000 to $34,999 101 11.4% 66 18.2% 

$35,000 to $49,999 128 14.4% 71 19.6% 

$50,000 to $74,999 171 19.2% 55 15.2% 

$75,000 to $99,999 184 20.7% 12 3.3% 

$100,000 to $149,999 114 12.8% 27 7.4% 

$150,000 or more 73 8.2% 1 0.3% 

Total 889  363  

2012-2016 American Community Survey 5-year Average 

 
TABLE 3-12b 

Gibbon Study Area 

2016 Household Income by Tenure 

 Owner 

Occupied 

 

Percent 

Renter 

Occupied 

 

Percent 

Less than $5,000 0 0.0% 1 0.9% 

$5,000 to $9,999 14 3.0% 3 2.8% 

$10,000 to $14,999 15 3.2% 14 12.8% 

$15,000 to $19,999 11 2.4% 14 12.8% 

$20,000 to $24,999 20 4.3% 6 5.5% 

$25,000 to $34,999 39 8.3% 20 18.3% 

$35,000 to $49,999 68 14.5% 19 17.4% 

$50,000 to $74,999 133 28.4% 20 18.3% 

$75,000 to $99,999 54 11.5% 2 1.8% 

$100,000 to $149,999 85 10.2% 10 9.2% 

$150,000 or more 29 6.2% 0 

 
0.0% 

Total 468  109  

2012-2016 American Community Survey 5-year Average 
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TABLE 3-12c 

Winthrop Study Area 

2016 Household Income by Tenure 

 Owner 

Occupied 

 

Percent 

Renter 

Occupied 

 

Percent 

Less than $5,000 6 0.8% 8 4.3% 

$5,000 to $9,999 7 0.9% 11 5.9% 

$10,000 to $14,999 19 2.5% 16 8.5% 

$15,000 to $19,999 36 4.7% 24 12.8% 

$20,000 to $24,999 20 2.6% 0 0.0% 

$25,000 to $34,999 78 10.1% 16 8.5% 

$35,000 to $49,999 77 10.0% 75 39.9% 

$50,000 to $74,999 183 23.7% 22 11.7% 

$75,000 to $99,999 159 20.6% 10 5.3% 

$100,000 to $149,999 143 18.5% 4 2.1% 

$150,000 or more 45 5.8% 2 1.0% 

Total 773  188  

2012-2016 American Community Survey 5-year Average 

 

The Federal Government classifies 20% of any housing units constructed prior to 1939, those with 

incomplete plumbing and those with more than one person per room as substandard housing which 

should be replaced.  Additionally, mobile homes are considered temporary housing.  Table 3-13 

identifies the number of owner-occupied and renter occupied housing substandard and temporary 

housing units by Study Area. 

Table 3-13 
Study Areas 

2012-2016 Substandard Housing Units by Tenure 

 
20% Built 

prior to 1939 

Incomplete 

Plumbing 

More than 

One Occupant 

Per Room 

Mobile Home    

or Trailer 
Total 

Gaylord Owner 60 0 0 10 70 

Gaylord Renter 18 0 0 0 18 

Gibbon Owner 41 0 6 5 52 

Gibbon Renter 9 2 8 9 28 

Winthrop Owner 66 5 5 9 85 

Winthrop Renter 12 0 8 8 28 

2012-2016 American Community Survey 5-year Average 
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EMPLOYMENT AND ECONOMY 

 
The Sibley County Study Areas have really only one sizable employers; that being Michael’s 

Foods.  The next largest employers across the Study Areas were Sibley County, the local School 

Districts and Dairy Farmers of America.  Specific employment data can be found in the ensuing 

tables. 

 

Economic Data as supplied by the Minnesota Department of Employment and Economic 

Development (DEED) provides a variety of employment data segregated by a number of 

geographic groupings.  Such segmentation includes the Region 9 Economic Development Region 

of South Central Minnesota which is comprised of Blue Earth, Brown, Faribault, Le Sueur, Martin, 

Nicollet, Sibley, Waseca and Watonwan Counties.  This region is part of a larger Planning Area 

representing all of Southwest Minnesota represented by the counties of Big Stone, Blue Earth, 

Brown, Chippewa, Cottonwood, Jackson, Faribault, Lac Qui Parle, Le Sueur, Lincoln, Lyon, 

Martin, Murray, Nicollet, Nobles, Pipestone, Redwood, Rock, Sibley, Swift, Waseca, Watonwan 

and Yellow Medicine.  The following map identifies the Southwest Planning Area location as well 

as the Economic Development Regions of which Sibley County is represented in Region 9. 

 

  

 

 

 

 

 

 

 

 

 

 

 

 

 

                 Planning Areas        Economic Development Regions 

 

 
 

 

 

 

 



SIBLEY COUNTY  CITIES MAY 2018  

 
 

EMPLOYMENT AND ECONOMY 31 

2016 EMPLOYMENT DATA 
 

Table 4-1 shows the number of employed individuals by occupation in the three Study Areas in 

2016.  The major occupation in Gaylord is Manufacturing, in Gibbon it is Educational, Health Care 

and Social Assistance and in Winthrop it is also Educational, Health Care and Social Assistance, 

followed closely by Manufacturing.  This is also supported by the make-up of the largest area 

employers. 

 

TABLE 4-1 

Sibley Housing Team Study Area 

2012-16 Employment Data 

Persons 16 Years and Over 

 

Employed by Occupation 
Gaylord Gibbon Winthrop 

No. % No. % No. % 

Agriculture, forestry, fishing & mining 174 12.0 155 20.4 135 10.6 

Construction 59 4.1 54 7.1 88 6.9 

Manufacturing 362 25.0 135 17.8 262 20.6 

Wholesale trade 47 3.2 22 2.9 46 3.6 

Retail trade 84 5.8 59 7.8 131 10.3 

Transportation and warehousing 45 3.1 34 4.5 47 3.8 

Information 9 0.6 5 0.7 32 2.5 

Finance, insurance and real estate 61 4.2 28 3.7 38 3.0 

Professional, scientific, 

management and administration 
95 6.6 30 3.9 21 1.7 

Educational, health care and social assistance 293 20.2 175 23.0 265 20.8 

Arts, entertainment, recreation, 

lodging and food service 
53 3.7 18 2.4 84 6.6 

Other services 100 6.9 24 3.2 83 6.5 

Public administration 68 4.7 21 2.8 39 3.1 

2012-2016, American Community Survey 5-year Average 
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Tables 4-2 indicates that between 2012 and 2016 approximately 43% of the work force in 

Gaylord; 35% in Gibbon and 41% in Winthrop traveled less than 15 minutes to work indicating 

57% to 65% of the Study Area populations left their home areas for employment elsewhere with 

Glencoe, New Ulm and Hutchinson being the primary destinations.  Tables 4-3 on the following 

pages show where workers who live in in the three communities choose to work.   

 

TABLE 4-2a 

Gaylord Study Area 

2012-16 Employment Travel 

Transport. 

to Work 

 

No. 

 

% 

Travel time 

to Work 

 

No. 

 

% 

Household 

Vehicles 

 

No. 

 

% 

Drive alone 1158 80.1 under 15 mins. 583 43.3 0 available 18 1.3 

Car pool 108 7.6 15-29 mins. 314 23.3 1 available 248 17.4 

Pub Trans 8 0.6 30-44 mins. 251 18.6 2 available 506 35.5 

All other 154 10.8 45+ mins. 199 14.8 3+ available 655 45.9 

2012-2016, American Community Survey 5-year Average 

 

TABLE 4-2b 

Gibbon Study Area 

2012-16 Employment Travel 

Transport. 

to Work 

 

No. 

 

% 

Travel time 

to Work 

 

No. 

 

% 

Household 

Vehicles 

 

No. 

 

% 

Drive alone 559 75.0 under 15 mins. 235 34.7 0 available 6 0.8 

Car pool 61 8.2 15-29 mins. 180 26.5 1 available 92 12.3 

Pub Trans 6 0.8 30-44 mins. 198 29.2 2 available 327 43.9 

All other 119 16.0 45+ mins. 65 9.6 3+ available 320 43.0 

2012-2016, American Community Survey 5-year Average 

 

TABLE 4-2c 

Winthrop Study Area 

2012-16 Employment Travel 

Transport. 

to Work 

 

No. 

 

% 

Travel time 

to Work 

 

No. 

 

% 

Household 

Vehicles 

 

No. 

 

% 

Drive alone 903 74.6 under 15 mins. 477 41.2 0 available 15 1.2 

Car pool 159 13.1 15-29 mins. 331 28.6 1 available 123 10.2 

Pub Trans 0 0.0 30-44 mins. 201 17.4 2 available 508 42.0 

All other 148 12.2 45+ mins. 148 12.8 3+ available 563 46.5 

2012-2016, American Community Survey 5-year Average 
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COMMUTE SHED AND LABOR SHED  
 

According to commuting data from the U.S. Census Bureau, the vast majority, about 71 percent, of 

workers who live in the region also work within the region. However, Region 9 is a net exporter of 

labor, having slightly more workers than available jobs; not only drawing in workers from 

surrounding counties but also having residents drive outside the region to find work. In sum, 

78,597 workers both lived and worked in Region 9 in 2014, while another 25,660 workers drove 

into the region for work, compared to 31,737 workers who lived in the region but drove to 

surrounding counties for work.   

 

Blue Earth County is the largest employment center in the region and was the biggest draw for 

workers, followed by Nicollet, Brown, Martin, and Le Sueur County. Employers in the region both 

lose and draw workers from the Twin Cities metro area, as well as Rice and Steele County to the 

east.  
 

Tables 4-3 show specific worker migration for residents of the three Sibley County communities. 

 

Table 4-3a 

2015 Gaylord Employee Migration 

 

Where Workers Live Who  

Work in the City of Gaylord Where Gaylord Residents Work 

Location Count Share Location Count Share 

All Places (Cities, CDPs, etc.) 1,643 100% All Places (Cities, CDPs, etc.) 1,178 100% 

Gaylord city, MN 441 26.8% Gaylord city, MN 441 37.5% 

Arlington city, MN 97 5.9% New Ulm city, MN 41 3.5% 

Glencoe city, MN 54 3.3% Glencoe city, MN 39 3.3% 

Winthrop city, MN 53 3.2% LeSueur city, MN 38 3.2% 

Gibbon city, MN 35 2.1% Arlington city, MN 33 2.8% 

New Ulm city, MN 27 1.8% Hutchinson city, MN 31 2.6% 

Henderson city, MN 25 1.5% Waconia city, MN 30 2.6% 

St. Peter city, MN 23 1.4% Winthrop city, MN 23 2.0% 

Mankato city, MN 20 1.2% St. Paul city, MN 22 1.9% 

    Faribault city, MN 15 0.9% St. Peter city, MN 20 1.7% 

All Other Locations 853 51.9% All Other Locations 458 38.9% 

Source: U.S. Census Bureau, On The Map, 2016 
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Table 4-3b 

2015 Gibbon Employee Migration 

 

Where Workers Live Who  

Work in the City of Gibbon Where Gibbon Residents Work 

Location Count Share Location Count Share 

All Places (Cities, CDPs, etc.) 286 100% All Places (Cities, CDPs, etc.) 284 100% 

Winthrop city, MN 52 18.2% New Ulm city, MN 51 13.3% 

Gibbon city, MN 37 12.9% Winthrop city, MN 43 11.2% 

Gaylord city, MN 10 3.5% Gibbon city, MN 37 9.5% 

New Ulm city, MN 9 3.1% Gaylord city, MN 35 9.1% 

Fairfax city, MN 8 2.8% Hutchinson city, MN 27 7.0% 

Hutchinson city, MN 7 2.4% Waconia city, MN 8 2.1% 

Arlington city, MN 4 1.4% Stewart city, MN 6 1.6% 

Lafayette city, MN 4 1.4% Buffalo Lake city, MN 5 1.3% 

Franklin city, MN 3 1.0% Minneapolis city, MN 5 1.3% 

    Brownton city, MN 2 0.7% Minnetonka city, MN 5 1.3% 

All Other Locations 150 52.4% All Other Locations 162 42.2% 

Source: U.S. Census Bureau, On The Map, 2016 

 

 

Table 4-3c 

2015 Winthrop Employee Migration 

 

Where Workers Live Who  

Work in the City of Winthrop Where Winthrop Residents Work 

Location Count Share Location Count Share 

All Places (Cities, CDPs, etc.) 444 100% All Places (Cities, CDPs, etc.) 683 100% 

Winthrop city, MN 83 18.7% New Ulm city, MN 101 14.8% 

Gibbon city, MN 43 9.7% Winthrop city, MN 83 12.2% 

Gaylord city, MN 23 5.2% Gaylord city, MN 53 7.8% 

New Ulm city, MN 22 5.0% Gibbon city, MN 52 7.6% 

Hutchinson city, MN 11 2.5% Hutchinson city, MN 29 4.2% 

Sleepy Eye city, MN 6 1.4% St. Paul city, MN 16 2.3% 

Arlington city, MN 5 1.1% Glencoe city, MN 13 1.9% 

Brownton city, MN 5 1.1% Minneapolis city, MN 11 1.6% 

Fairfax city, MN 5 1.1% Waconia city, MN 10 1.5% 

    Lafayette city, MN 5 1.1% Chanhassen city, MN 8 1.2% 

All Other Locations 236 53.2% All Other Locations 307 44.9% 

Source: U.S. Census Bureau, On The Map, 2016 
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Table 4-4a 
City of Gaylord Inflow/Outflow Job Counts 

(All Jobs) 2015 

  Count Share 

Employed in the Selection Area 1,643 100.0% 

Employed in the Selection Area but Living Outside 1,202 73.2% 

Employed and Living in the Selection Area 441 26.8% 

    

Living in the Selection Area 1,178 100.0% 

Living in the Selection Area but Employed Outside 735 62.5% 

Living and Employed in the Selection Area 441 37.5% 

Source: U.S. Census Bureau, On The Map, 2016 

 

Table 4-4b 
City of Gibbon Inflow/Outflow Job Counts 

(All Jobs) 2015 

  Count Share 

Employed in the Selection Area 286 100.0% 

Employed in the Selection Area but Living Outside 249 87.1% 

Employed and Living in the Selection Area 37 12.9% 

    

Living in the Selection Area 384 100.0% 

Living in the Selection Area but Employed Outside 347 90.4% 

Living and Employed in the Selection Area 34 9.6% 

Source: U.S. Census Bureau, On The Map, 2016 

 

Table 4-4c 
City of Winthrop Inflow/Outflow Job Counts 

(All Jobs) 2015 

  Count Share 

Employed in the Selection Area 444 100.0% 

Employed in the Selection Area but Living Outside 361 81.3% 

Employed and Living in the Selection Area 83 18.7% 

    

Living in the Selection Area 683 100.0% 

Living in the Selection Area but Employed Outside 600 87.8% 

Living and Employed in the Selection Area 83 12.2%  

Source: U.S. Census Bureau, On The Map, 2016 
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MAJOR EMPLOYMENT DATA 
 

The labor force across Sibley County has been growing and several area businesses are in growth 

mode.  In an effort to get an accurate picture of how the local businesses are doing, we contacted 

the largest employers in each city.  Most were willing to provide a view of their growth and wages.   

 

Following discussions with community leaders, government officials, Realtors, business owners 

and apartment owners, the overall feeling is that the economy in the three city area is good with 

24% of the major employers expecting to grow over the next two years.  Across the three cities, 

24% of the twenty-nine surveyed businesses grew over the past two years while 17% of the 

surveyed businesses downsized and none anticipate downsizings over the next two years.  The 

remaining businesses stayed the same over the past two years and expect to remain the same over 

the next two years. 

 

The majority of larger local employers are service or food related businesses with a few 

manufacturers and contractors. 

 

It was felt that people that live in the Study Areas but travel out of town for employment tend to 

gravitate primarily to Hutchinson, New Ulm, St. Peter, Mankato, and the Twin Cities metro area.  

Incomes are strong with the identified average hourly rates of $14.40 in Gaylord, $14.85 in 

Gibbon and $16.00 in Winthrop from the twenty-nine surveyed businesses. 

 

 

 Gaylord Gibbon Winthrop 

Past Two Years    

   Grown 2 1 

 

4 

   Stayed the Same 6 6 5 

   Downsized 2 1 2 

Next Two Years    

   Grow 1 1 5 

   Stay the Same 9 7 4 

   Downsize --- --- --- 

Economic Climate    

   Excellent --- --- --- 

   Good 6 3 6 

   Fair  4 3 3 

   Poor --- 2 1 

 

As can be seen from the survey results above, Winthrop appears to have the strongest business 

climate at the present time. 
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It appears from discussions with the major employers, about a third felt an overall lack of housing, 

a lack of rental housing and a lack of affordable housing have been a hindrance to their hiring of 

quality employees and they stated there was a need for additional single family homes and newer 

affordable apartments in order for them to attract employees who now have to live outside of town 

and commute for work. 

 

TABLE 4-5a 

Gaylord Area Major Employers 

 

TABLE 4-5b 

Gibbon Area Major Employers 

 

 

TABLE 4-5c 

Company Industry Employees 

Michael Foods Food Processing 600 

Sibley County Government 150 

Sibley East Elementary School Education 105 

Unidoor Manufacturing 35 

Wakefield Pork Food Processing 25 

Prairie House Restaurant 14 

ProGrowth Bank Financial Services 12 

Home Quality Foods Grocery 8 

First National Bank Minnesota Financial Services 6 

Minnesota Valley Action Council Social Services 3 
 

 

Company Industry Employees 

GFW Elementary School Education 55 

Southview Living Center Healthcare 17 

Texaco Retail 13 

MinnWest Bank Financial Services 9 

Central Region Cooperative Agricultural Cooperative 8 

Shooters Restaurant 3 

Hillman Backhoe Earthwork 3 

Gag Sheetmetal Roofing and HVAC Contractor 2 
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Winthrop Area Major Employers 

 

 

Table 4-6, details the projected Southwest Minnesota Regional Occupational Outlook between the 

years 2014 and 2024.  According to this table, the occupation with the greatest projected growth in 

numbers and percentage is Personal Care and Service with 1,116.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Company Industry Employees 

Dairy Farmers of America Dairy Marketing Cooperative 70 

GFW High School Education 55 

Heartland Corn Products Ethanol Processor 52 

Good Samaritan Healthcare 50 

Bartels Truckline Transportation 20 

Guidecraft Toy Manufacturer 20 

United Farmer’s Cooperative Agricultural Cooperative 13 

Crop Production Services Production and Marketing of Nutrients 12 

Winfield Solutions Agricultural Producer 9 

B&R Dairy Equipment Dairy Equipment Retailer 8 
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Table 4-6 

Southwest Minnesota Area Employment Projections by Occupation 2014-2024 

 

 

Industry 

2014 Estimated 

Employment 

2024  Projected 

Employment 

2014-2024 

Percent Change 

2014-2024 

Numeric Change 

Architecture and Engineering  2283 2285 0 2 

Arts, Design, Entertainment, 

Sports, and Media  3092 3034 -1.8 -58 

Building and Grounds 

Cleaning and Maintenance  7157 7326 2.3 169 

Business and Financial Ops  7075 7261 2.6 186 

Community & Social Service  4513 4729 4.7 216 

Computer and Mathematical  1974 2006 1.6 32 

Construction and Extraction  8751 9222 5.3 471 

Education, Training, and 

Library  11965 11641 -2.7 -324 

Farming, Fishing, and 

Forestry  3658 3712 1.4 54 

Food Preparation and Serving 

Related  15322 15273 -0.3 -49 

Healthcare Practitioners and 

Technical  9964 10396 4.3 432 

Healthcare Support  7393 8081 9.3 688 

Installation, Maintenance, and 

Repair  8833 9440 6.8 607 

Legal  811 816 0.6 5 

Life, Physical, and Social 

Science  1393 1441 3.4 48 

Management  23411 22563 -3.6 -848 

Office and Administrative 

Support  25342 24467 -3.4 -875 

Personal Care and Service  9726 10842 11.4 1116 

Production  21004 20890 -0.5 -114 

Protective Service  2661 2703 1.5 42 

Sales and Related  18526 18517 0 -9 

Total, All Occupations 208555 210669 1 2114 

Source: Minnesota Department of Employment and Economic Development 

February 2018 
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Following is a listing of median wages (the mid-point for wages, where half make more and half 

make less) for representative occupations in Economic Development Region 9 for the first quarter 

of 2018 as supplied by the Minnesota Department of Employment and Economic Development.  

Region 9 consists of Blue Earth, Brown, Faribault, Le Sueur, Martin, Nicollet, Sibley, Waseca and 

Watonwan Counties.   

 

Table 4-7 

EDR Region 9 Representative Median Wages 

First Quarter 2018 
 

Occupation  

or Job Title 

Median  

Wage 

Occupation 

or Job Title 

Median 

Wage 

Management $38.50 Protective Services $19.92 

Life, Physical Science $25.32 Food Preparation $9.97 

Computer $28.06 Building and Grounds $12.22 

Architecture & 

Engineering 

$31.25 Personal Care $12.21 

Business & Financial $28.11 Sales  $11.41 

Community and Social 

Services 

$19.94 Office and 

Administrative Support 

$16.40 

Legal $38.02 Farming & Forestry $14.15 

Education $21.93 Construction $23.78 

Arts, Design, Entertain. $17.91 Production $17.28 

Healthcare Practitioner $26.64 Transportation $16.48 

Source: Minnesota Department of Employment and Economic Development 

February 2018  

 

 

EMPLOYMENT AND UNEMPLOYMENT DATA 
 

The State of Minnesota only tracks employment and unemployment data for the larger cities across 

the region and state.  Since Gaylord, Gibbon and Winthrop do not fall into that category; Table 4-8 

shows employment and unemployment data for all of Sibley County. 

 

Following a peak in 2009 and 2010, Sibley County’s average unemployment rate has slowly 

declined over the past seven years with a slight uptick in 2016.  Over the past ten years, the lowest 

number of unemployed occurred in 2017 with the highest number employed also occurring in 

2017.  The unemployment rate of Sibley County has consistently been about a half a percent 

higher than the State of Minnesota and consistently one to two percentage points lower than the  

U. S. rate.  
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TABLE 4-8 

Employment and Unemployment Data 

Sibley County 

2008-2017 

 

Year 

Sibley County 

State of MN 

% Unemp. 

U.S. % 

Unemp. 

Number 

Employed 

Number 

Unemployed 

Percent 

Unemployed 

2017 8,218 315 3.7 3.6 4.4 

2016 8,131 364 4.3 3.8 4.9 

2015 8,093 353 4.2 3.7 5.3 

2014 7,855 381 4.6 4.2 6.2 

2013 7,855 456 5.5 5.0 7.4 

2012 7,915 503 6.0 5.6 8.1 

2011 7,915 585 6.9 6.5 8.9 

2010 7,836 670 7.9 7.4 9.6 

2009 8,193 699 7.9 7.8 9.3 

2008 8,109 541 6.3 5.4 5.8 

Source: Minnesota Department of Employment and Economic Development 

February 2018 
 

DISCUSSION OF ECONOMIC CONDITIONS 

 

From an economic development perspective we found the following: 

 

Gaylord  

 

The biggest news in the area is that a medical school has been hard at work in acquiring the former 

Sibley East Elementary and Junior High School to convert it into an accredited Osteopathic 

Medical School.  The goal is to have this up and running in 2019 or 2020.  With 300 students and 

75 staff, this addition to the community would have a major impact on the housing and business 

market in Gaylord and the surrounding communities.  The building would not only include the 

educational portion of the building but also dormitories, commercial kitchen and other ancillary 

spaces. This is a very viable option for the community as the group behind the conversion has a 

track record of doing this all across the US. 
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There currently is no other economic development activity taking place but the community does 

have seven buildings and two commercial lots available for purchase including one designated as 

shovel ready for business leads through the Minnesota Department of Employment and Economic 

Development (MN DEED).  The city also has a number of programs available for development 

including a revolving loan fund; tax abatement and tax increment financing. 

 

Both Gaylord and Winthrop are also positioned well for attracting new businesses as both 

communities have received fiber optic installations from RS Fiber in the past few years.  This 

allows both businesses and homes to have high-speed Internet, Media and Communications. 

 

Gibbon 
 

A number of businesses have recently approached the city regarding new construction in the 

community but there presently is no commercial land available within the city.  This is an issue the 

council is addressing as they are trying to acquire additional land adjacent to the city.   

 

Gibbon also has a revolving loan fund for businesses. 

 

Winthrop 
 

The Heartland Ethanol Plant and a few other businesses are looking at expansion and two new 

businesses have looked at building new facilities in the industrial park and along Hwy. 19.   The 

Dairy Queen has also recently sold and is looking at some type of upgrade.   

 

The EDA does have a low interest loan program and money available for businesses that want to 

spruce up their buildings with new paint.  Additionally, a group called Winthrop Opportunities will 

provide Gap Financing to new businesses interested in moving into the city.  The city also has 

access to the Winthrop Area Foundation that provides grants primarily to non-profit businesses. 

 

Sibley County 

 

Sibley County has a part-time Economic Development Director that assists the cities with 

interaction between businesses and state and federal programs including financing and business 

operations.  They also help promote businesses in general and assist the cities with the sale of 

commercial properties. 

 

The county also has a revolving loan fund currently limited to $20,000 per loan.  The EDA Board 

is currently discussing increasing the amount of future loans. 
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SINGLE FAMILY HOME MARKET 
 

For Sibley County, the Minnesota Housing Finance Agency has determined $253,800 to be the 

new and existing housing cost limit for MHFA Mortgage Loan Programs such as the Minnesota 

Mortgage Program (MMP), Minnesota City Participation Program (MCPP) or First Time Home 

Buyer Program.  According to Table 5-1, the mean (average) sale price of homes sold between 

2013 and 2018 in each of the communities in the Study Area was lower than the cost limits set by 

MHFA to qualify for their programs.  

 

Sales listed below were from October of the previous year to September of the year listed.  The 

past year found the highest sales total for the three cities and highest average price and highest 

median price over the past five years in Gaylord and Winthrop and the highest in the past four 

years for Gibbon. Note: median represents the midline of sales meaning that half of the homes sold 

were higher and half were lower. 

Table 5-1 

Study Area Cities Home Sales 

 

 Gaylord Gibbon Winthrop 

2013 Sales 16 6 13 

2014 Sales 19 16 18 

2015 Sales 30 12 13 

2016 Sales 23 12 26 

2017 Sales 38 21 21 

2013 Ave. Price $89,860 $69,650 $72,695 

2014 Ave. Price $75,175 $64,019 $81,328 

2015 Ave. Price $77,710 $48,378 $87,950 

2016 Ave. Price $95,535 $54,304 $83,207 

2017 Ave. Price $112,427 $68,453 $100,806 

2013 Median Price $85,000 $65,000 $72,500 

2014 Median Price $75,000 $50,000 $75,000 

2015 Median Price $71,910 $49,820 $67,500 

2016 Median Price $84,400 $45,750 $80,000 

2017 Median Price $105,000 $64,000 $93,906 

Source: Sibley County Assessor’s Office 
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The following tables identify the value of all homes in the three communities in 2018.  Based on 

the assessed valuation as prepared by the Sibley County Assessor, we have made the following 

approximations based on the property values as determined by site visits of the Assessor.  Keep in 

mind that we did not undertake a windshield survey, so the conditions are assumed based only on 

the structure’s value.  This information can be used to apply for Community Block Grants and 

Home Fix-up Funds. 

 

Based solely on assessed valuation, it is assumed that all homes and mobile homes in Gaylord 

valued below $30,000 (63 or 8.2%) are dilapidated and should be replaced; homes valued between 

$30,000 and $60,000 (74 or 9.3%) require major repairs; homes between $60,000 and $90,000 

(247 or 31.1%) require minor repairs and those valued over $90,000 (409 or 51.4%) are considered 

sound.   

 

Based solely on assessed valuation, it is assumed that all homes and mobile homes in Gibbon 

valued below $20,000 (70 or 17.7%) are dilapidated and should be replaced; homes valued 

between $20,000 and $30,000 (42 or 10.6%) require major repairs; homes between $30,000 and 

$50,000 (114 or 28.8%) require minor repairs and those valued over $50,000 (170 or 42.9%) are 

considered sound.   

 

Based solely on assessed valuation, it is assumed that all homes and mobile homes in Winthrop 

valued below $30,000 (71 or 12.0%) are dilapidated and should be replaced; homes valued 

between $30,000 and $50,000 (76 or 12.8%) require major repairs; homes between $50,000 and 

$80,000 (195 or 32.8%) require minor repairs and those valued over $80,000 (252 or 42.2%) are 

considered sound.   

 

Table 5-2 

Housing Condition Chart 
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Following is a breakdown of the specific housing values for each community.  It should be noted 

that the County Assessor was unable to separate bare land from actual housing units and the data 

also includes mobile homes.  For the purpose of this assessment we are assuming that 50% of all 

properties valued at less than $20,000 are bare land or mobile homes while the remaining 50% are 

actual single family housing units. The bold lines separate the various condition categories for each 

community. The median value is the midpoint of all housing values. 

 

TABLE 5-3 

2018 Sibley Housing Team 

Housing Valuation and Condition 

Value Gaylord Gibbon Winthrop 

Median Value $92,000 $44,700 $73,300 

Less than $20,000 49 70 52 

$20,000-$29,999 14 42 19 

$30,000-$39,999 16 50 33 

$40,000-$49,999 25 64 43 

$50,000-$59,000 33 55 48 

$60,000-$69,999 71 45 69 

$70,000-$79,999 73 26 78 

$80,000-$89,000 103 11 71 

$90,000-$99,999 68 14 39 

$100,000-$109,999 82 8 48 

$110,000-$124,999 92 4 42 

$125,000-$149,999 91 6 30 

$150,000-$174,999 38 1 12 

$176,000-$199,999 17 0 5 

$200,000-$224,999 12 0 4 

$225,000-$249,999 4 0 0 

$250,000-$299,999 3 0 0 

$300,000 or more 2 0 1 

Total 793 396 594 

Source: Sibley County Assessor, January 2018 
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Local Perspective of the Housing Market 

 

As of the end of March, there were 7 single family homes for sale in Gaylord; 5 in Gibbon and 8 

in Winthrop with some of these having pending sales.  The median price in Gaylord was 

$114,000; $89,900 in Gibbon and $90,000 in Winthrop.  Prices in Gaylord ranged between 

$92,000 and $186,000; in Gibbon they ranged from $54,900 to $200,000 and in Winthrop from 

$24,900 to $315,000.   

 

Based on 2017 sales of 38 single family homes in Gaylord, the 7 available homes is only about a 

two month supply of homes.  In Gibbon, the 5 current homes on the market represent about a three 

month supply and the 8 for sale in Winthrop represent about a four month supply.  This is a 

limited number of homes which greatly reduces the availability of choice related to price, location, 

amenities, etc. 

 

Following discussions with area Real Estate Specialists we find the following facts about the local 

housing market.  Due to location, in addition to local home sales, Gaylord has a tendency to attract 

buyers from the Twin City area who are willing to commute.  Gibbon and Winthrop have a 

tendency to draw more from the New Ulm and Hutchinson markets. 

 

As you progress easterly, the cost of housing become more expensive, again related to the outside 

draw.  Therefore, the while the typical housing price in Gibbon is around $100,000, the typical 

home price in Winthrop is around $120,000 with Gaylord being around $130,000.  The higher 

price range in these markets would be in the $150,000 to $160,000.  Those priced around the 

average for the area are experiencing sales in two to four weeks.  The higher priced homes could 

take up to 60 days. 

 

Everyone we spoke to said it definitely is a seller’s market with sellers receiving on average 100% 

or more of their asking price with multiple offers. 

 

While some residential building lots are available, they are still very limited with few if any new 

homes being constructed.  In fact, over the past ten years only 18 new homes were constructed 

within the three cities. Lots that are for sale are in the $25,000 to $50,000 range.  Realtors we 

spoke with felt there is a need for new three-bedroom homes, two-three bedroom twin homes and 

townhomes with attached garages and senior-friendly patio homes and townhomes; both for sale 

and for rental. 

 

Gaylord’s most natural area for residential expansion appears to be 

on the east side of town adjacent to the elementary school and in the 

northwest part of town west of 10
th

 St.  Gibbon is short of land in 

general but natural expansion might be along CR 2 north of Hwy 19 

or west of Amberfield Place.  Winthrop already has a development 

with some remaining lots with adjacent to CR 57 on the northeast 

part of town, with additional undeveloped land in the same area for 

further expansion. 
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Unfortunately, Gaylord, Gibbon and Winthrop are competing with Arlington where the city is 

selling lots for $5,000 to $10,000 and waiving city sewer and water accessibility charges. As such 

it is too expensive to build a new home in the three city area and homeowners are preferring to 

purchase existing homes with few being available. 

 

There are a number of existing twin homes particularly in Gaylord and Winthrop and they all 

appear to be fully occupied, further supporting the need for additional twin homes across the Study 

Areas. 

 

Area Realtors stated they receive numerous calls for persons wishing to rent a three-bedroom 

home with a nice lawn and the ability to have pets. 

 

While some buyers are purchasing to move up to a larger home, most are first-time homebuyers. 

 

DEMAND FOR MARKET RATE SINGLE FAMILY HOMES TO PURCHASE 

 

If we look at growth of single family units from the 2010 Census and 2018 and 2023 Claritas 

household estimates, and apply the 2018 Claritas owner-occupied rate to the estimates, we can 

estimate an annual growth rate.  The owner-occupied rate is then applied to the estimated 

household growth to determine the number of additional owner-occupied households required.   

 

Based on these demographic projections, between now and 2023 there is minimal need for 

additional owner occupied housing units to meet household growth, with only Gaylord showing 

any growth.   

 

There may however be need for additional housing to fill voids in the market for persons wanting 

to change their housing status.  This is crucial to note since as we mentioned earlier that over the 

past 10 years, the cities have averaged minimal new housing units.  

 

In all three markets, either the city and/or developers are going to have to step-up the development 

of new types of housing, such as that for the aging population, or residents will move elsewhere. 
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TABLE 5-4 

Market Rate Single Family Owner-Occupied Demand by Study Area 

2010-2023 

 

 

 

Study Area (Ownership rate) 

2010 

Owner-

occupied 

Estimated  

2018 

Owner-

occupied 

2010-

2018 

Change 

Projected 

2023 

Owner-

occupied 

Projected 

Demand 

from 2018 

to 2023 

Gaylord Study Area 943 932 -11 935 +3 

Gibbon Study Area 442 430 -12 427 -3 

Winthrop Study Area (%) 858 820 -38 812 -8 

 Source: Census of Population and Housing 

 Claritas, March 2018 

 

Single Family First Time Home Buyer Housing Demand 

 

Special notes pertaining to the following tables: 

 

Income ranges are based upon 95% of County Median Income which equates to the following: 

 

 

Household Size 

Sibley County 

Income Limit 

1-2 persons $80,400 

3+ persons $92,400 

 

The maximum purchase price of the home can be $253,800.  This represents more than 99% of the 

homes in the three city market area.  While some household’s income qualifies for affordable 

housing, there are obstacles to affordability other than income.  Some of these obstacles are: 

 

   Lifestyle choice with accumulated debt 

 Poor credit rating 

 Lack of down payment 

 Shortage of available units in price range 

 

The 2015 Housing Affordability Study by the U.S. Census found families who could not afford a 

modestly priced house, could not afford the house because: 

 

 33.0% of families had a cash problem only 

 14.5% of families had an income problem only 

 55.7% of families had both a cash and income problem 
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Table 5-5a shows that in 2018 the Gaylord Study Area has 176 non-homeowner households that 

may income qualify to live in a moderate single family home depending on how many would meet 

lender requirements.  Keep in mind that the 25% is probably more realistic since they would also 

need a high enough income to make mortgage payments.  That number is 62 in the Gibbon Study 

Area and 83 in the Winthrop Study Area as found in Tables 5-5b and 5-5c on the following 

pages. 

Table 5-5a 

2018 First-time Homebuyer Demand 

Gaylord Study Area 

 

 
1-2 Person 3+ Person 

Total Income limit $80,400 $92,400 

Households under income limit 841 946 

Times Household mix 66.2% 13.7%  

 557 130  

Minus Gaylord SA ownership rate (74.4%) 414 97  

Remaining eligible households 143 33 176 

Assuming 50% meet lender requirements 72 17 89 

Assuming 25% meet lender requirements 36 8 44 

 

Table 5-5b 

2018 First-time Homebuyer Demand 

Gibbon Study Area 

 

 
1-2 Person 3+ Person 

Total Income limit $80,400 $92,400 

Households under income limit 370 399 

Times Household mix 69.7% 12.5%  

 258 50  

Minus Gibbon SA ownership rate (79.9%) 206 40  

Remaining eligible households 52 10 62 

Assuming 50% meet lender requirements 26 5 31 

Assuming 25% meet lender requirements 13 3 16 
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Table 5-5a 

2018 First-time Homebuyer Demand 

Winthrop Study Area 

 

 

 
1-2 Person 3+ Person 

Total 

Income limit $80,400 $92,400 

Households under income limit 592 676 

Times Household mix 68.1% 12.2%  

 403 83  

Minus Winthrop SA ownership rate (82.9%) 334 69  

Remaining eligible households 69 14 83 

Assuming 50% meet lender requirements 35 7 42 

Assuming 25% meet lender requirements 18 4 22 

 

What we find relative to single family housing need is newer housing to attract new hires to the 

area as well as meet the needs of area residents wishing to move-up in the market place.   

 

Additionally, due to the aging of the communities, additional senior housing options would be 

welcomed.  We also found that there are a number of substandard and temporary housing units that 

should be replaced by new housing.  Plus, it is assumed that a strong program for home upgrades 

and repairs would be appropriate. 
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EXISTING RENTAL HOUSING STOCK 
 

BUILDING PERMITS 
 

Studying the number of building permits for a given area can help identify the current building 

trends for that area.  Table 6-1 details that other than in Gaylord, the introduction of new housing 

units into the communities has been non-existent. 

 

TABLE 6-1 

Building Permits 2008-2017 

 

 
Source: Cities of Gaylord, Gibbon and Winthrop, January 2018 

 

Following is a table that details contract rents paid in the Study Area in 2016.  These rents will be 

used later in the demand assessment to determine where rental voids currently exist.  What we 

identified is that with the high number of older rental properties, the rents have remained low over 

time.  As a result, the need and demand for lower priced affordable rental units is already being 

met without the need for additional subsidized units in the three Study Areas. 

 

 

 City of Gaylord City of Gibbon City of Winthrop 

 

 

Year 

Single 

Family 

Units 

Multiple 

Family 

Units 

Total 

Number 

of Units 

Single 

Family 

Units 

Multiple 

Family 

Units 

Total 

Number 

of Units 

Single 

Family 

Units 

Multiple 

Family 

Units 

Total 

Number 

of Units 

2017 3 0 3 0 0 0 0 0 0 

2016 0 0 0 0 0 0 0 0 0 

2015 1 0 1 0 0 0 0 0 0 

2014 1 0 1 0 0 0 1 0 1 

2013 0 0 0 0 0 0 1 0 1 

2012 0 0 0 0 0 0 0 0 0 

2011 1 8 9 0 0 0 1 0 1 

2010 1 0 1 2 0 2 0 0 0 

2009 1 0 1 0 0 0 1 0 1 

2008 1 39 40 0 0 0 1 0 1 

Total 9 2 57 2 0 2 5 0 5 

An. 

Ave. 
1 .2 6 .2 0 .2 .5 0 .5 
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Table 6-2 

Contract Rents 

 Gaylord     

Study Area 

Gibbon    

Study Area 

Winthrop 

Study Area 

Total 363 109 188 

With Cash Rent 323 87 160 

Less than $100 13 0 2 

$100 to $149 0 0 0 

$150 to $199 0 0 13 

$200 to $249 16 1 14 

$250 to $299 0 1 2 

$300 to $349 21 15 16 

$350 to $399 27 4 2 

$400 to $449 40 22 3 

$450 to $499 42 0 54 

$500 to $549 26 2 7 

$550 to $599 25 9 12 

$600 to $649 32 15 12 

$650 to $699 35 12 12 

$700 to $749 20 0 6 

$750 to $799 5 0 0 

$800 to $899 0 0 4 

$900 to $999 0 0 0 

$1000 to $1249 1 2 0 

$1250 to $1499 0 0 0 

$1500 or more 11 4 0 

No  cash rent 40 22 28 

 

2012-2016, American Community Survey 5-year Average 
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APARTMENTS 

 

There is a mixed variety of apartment facilities across the three cities, with the majority of rental 

units being more than 20-50 years old which is quite common in smaller rural communities.  The 

newest rental property is an eight unit building constructed in 2011 which we are unknown as to 

what property this is; it could be one where the owner refused to participate.  Other than that, the 

most recent rental property is the addition at Oak Terrace which occurred in 2008.  The newest 

rental properties which are not senior housing with services are the three Amberfield buildings that 

were constructed in 1994 which is 24 years ago.  Of all the buildings contacted the only ones that 

refused to participate in the survey were Gaylord Homes and Jefferson Apartments, both in 

Gaylord. 

 

Of the buildings surveyed, most vacancies were temporary ones due to one resident moving out 

and another moving in. General Occupancy apartments across the three Study Areas have been 

identified as having only 2 vacant two-bedroom units and the subsidized units have identified only 

1 one-bedroom vacancy.  That’s a 1.3% vacancy rate in the general occupancy units and a 1.4% 

vacancy rate in subsidized units.  A healthy rental market should have a 5% vacancy rate which 

allows residents a choice of amenities, location, rent, etc.  As such, the Gaylord, Gibbon, Winthrop 

rental markets are underserved, with Winthrop having the greatest need for rental units just based 

on their low rental rate of 17.1%, more than 10% lower than the state of Minnesota average.  

 

We were able to connect with all but two rental properties of six units and larger across the three 

cities.  There are no studios or four-bedroom rental units in town other than what may be found in 

single family homes or sleeping room rentals. Additionally, other than two, three-bedroom units at 

Gaylord Villas, there are no other three-bedroom units in the three city area. 

 

Following is detailed information on 14 of the largest rental properties in Gaylord, Gibbon and 

Winthrop.   

 

As you will see in the detailed apartment listings, we have rents for all units but many do not have 

the unit sizes.  The lack of square footages is primarily due to the age of the properties and the fact 

that ownership has transferred over the years and the current owners or managers do have that 

information.  Additionally, due to the unique aspect of rents in senior housing-with-services 

buildings that include the cost of meals and personal care, we have not included those rents in the 

following Table 6-2. 
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TABLE 6-2 

Aggregate Analysis of Apartments 

 1-bed 2-bed 3-bed 

Number of Units 113 113 2 

Average Size (Sq. Ft.) 698 sf 866 sf 1257 sf 

Average Rent per Month $560 $554 $580 

Vacancies 1 2 0 

LIHTC 0 0 0 

Govt. Subsidized Units 51 21 0 

 

* Government subsidized units include USDA Rural Development units, HUD units and Public 

Housing Units.  LIHTC represents Low Income Housing Tax Credits where a tenant qualifies for a 

fixed rent based on a higher income than the subsidized units. 

 

TABLE 6-3 

Average Rents per Building 

Name 
Average        

1-bd rent 

Average      

2-bd rent 

Average       

3-bd rent 

Meadowbrook $430 $480 --- 

Gaylord Villa $425 $480 $580 

Amberfield Place $572 $728 --- 

Woodsco $413 $525 --- 

Amberfield Place $467 $585 --- 

SunRae $425 $450 --- 

Amberfield Place $549 $695 --- 

Countryview Estates $380 $465 --- 

Westgate $540 $581  

Town Edge Estates --- $807 --- 

Sibley Estates 30% --- --- 

Oak Terrace $2,500 $2,900 --- 

Southview $5,000 --- --- 

The Lodge $3,000 --- --- 

 



SIBLEY COUNTY  CITIES MAY 2018  

 
 

EXISTING RENTAL HOUSING STOCK 55 

The items which stand out the most in the previous table is the lack of three-bedroom apartments 

and the low rents which would have a negative impact on any new apartments that would be 

constructed.  Any rental property with more than two-bedrooms is either a single family home or a 

mobile home. 

 

In the following table, subsidized properties are allowed to only charge their lower income tenants 

rent equal to 30% of their adjusted income.  In some cases, if a subsidized property does not have 

enough lower income tenants to keep the building filled, they may charge non-income qualified 

tenants a market rent.  All of the income-restricted properties are full with lower income residents, 

so they never use the market rate rents but when available, we listed them anyway for comparative 

purposes.   

TABLE 6-4 

Apartments 
 

 
Building 

 
City 

No. of 

Units 
 

Year Built 
Square 

Footage 
Rent 

 
Vacancy 

MARKET RATE 

Meadowbrook Gaylord 16 1974 700-900 sf $430-$480 1-2 bed 

Gaylord Villa Gaylord 48 1991 700-1257 sf $425-$580 0 

Amberfield Place Gaylord 26 1994 721-953 sf $572-$728 0 

Woodsco Apartments Gaylord 6 n/a n/a $350-$550 0 

Amberfield Place Gibbon 12 1994 721-953 sf $467-$585 0 

SunRae Apartments Gibbon 16 1976 700 sf $425-$450 0 

Amberfield Place Winthrop 16 1994 721-953 sf $549-$695 0 

Countryview Estates Winthrop 12 1980s 550-750 sf $380-$465 1-2 bed 

SUBSIDIZED 

Westgate Gaylord 31 1984 700-740 sf $540-$581 0 

Town Edge Estates Gaylord 16 n/a 675 sf $807 0 

Sibley Estates Winthrop 25 n/a 551 sf $547 1-1 bed 

SENIOR 

Oak Terrace Gaylord 47 n/a n/a $2,500-$2,900 
2-1 bed 

2-2 bed 

Southview Gibbon 12 2003 n/a $5,000 2-1 bed 

The Lodge Winthrop 16 n/a n/a $3,000 1-1 bed 
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Following are detailed comparisons of each property with a photo, followed by a map of their 

locations.  
 

Property 1 

 

Name: Meadowbrook Apartments  

Address: 201 Division Street, Gaylord, MN 55334 

Contact Person: Randy Phone: 507-237-2248 

Year Built: 1974 

Development: General Occupancy Serving Special Needs? No 

Does the comparable receive any subsidies (rental or operating assistance)? No 

If so, please describe:  

Description of Development Amenities: Stove, refrigerator, through-wall air conditioning and 

coin laundry.  Heat is included in the rent and there are no garages. 

Vacancies: 1 two-bedroom 

Wait list: none 

# of Bedrooms # of Units Size (Sq. Ft.) Rent per Month  Utilities* Gross Rent Parking 

1 bed 6 700 $430 $45 $475 lot 

2 bed 10 900 $480 $55 $535 lot 

Total 16      

 

* Utility amounts are estimates. 
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Property 2 

 

Name: Gaylord Villa 

Address: 10 8
th
 St, Gaylord, MN 55334 

Contact Person: Cindy Phone: 507-237-5449 

Year Built: 1991 

Development: General Occupancy Serving Special Needs? No 

Does the comparable receive any subsidies (rental or operating assistance)? No 

If so, please describe:  

Description of Development Amenities: Stove, refrigerator, through-wall air conditioning, 

dishwasher, garbage disposal, coin laundry and decks or patios.  Garages are available for $35. 

Electric is included in the rent but the tenant pays heat and garbage.  

Vacancies: none  

Wait list: none 

# of Bedrooms # of Units Size (Sq. Ft.) Rent per Month  Utilities* Gross Rent Parking 

1 bed 21 700 $425 $45 $470 $35 

2 bed 25 950-1008 $480 $55 $535 $35 

3 bed 2 1257 $580 $65 $645 $35 

Total 48      

 

* Utility amounts are estimates. 
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Property 3 

 

Name: Amberfield Place 

Address: 40 Jefferson Ave., Gaylord, MN 55334 

Contact Person: Camille Phone: 763-377-1800  

Year Built: 1994 

Development: General Occupancy Serving Special Needs? No 

Does the comparable receive any subsidies (rental or operating assistance)? No 

If so, please describe:  

Description of Development Amenities: Stove, refrigerator, dishwasher, central air 

conditioning, washer and dryer and garages.  Garages are $30 and all utilities except cable are 

included in the rent. 

Vacancies: none 

Wait list: none 

# of Bedrooms # of Units Size (Sq. Ft.) Rent per Month  Utilities Gross Rent Parking 

1 bed  6 721 $572 $0 $572 $30 

1 bed/den 6 906 $572 $0 $572 $30 

2 bed  14 953 $728 $0 $728 $30 

Total 26      
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Property 4 

 

Name: Woodsco Apartments 

Address: 123 4
th

 St. Gaylord, MN 55334 

Contact Person: DeAnn Phone: 507-276-1057 

Year Built: N/A 

Development: General Occupancy Development: General Occupancy 

Does the comparable receive any subsidies (rental or operating assistance)? No 

If so, please describe:  

Description of Development Amenities: Stove, refrigerator, thru-wall air conditioning and coin 

laundry.  There are no garages and the tenant pays electricity and cable. 

Vacancies: none 

Wait list: none 

# of Bedrooms # of Units Size (Sq. Ft.) Rent per Month  Utilities* Gross Rent Parking 

1 bed  4 n/a $350-$475 $50 $400-$525 Lot 

2 bed  2 n/a $500-$550 $60 $560-$610 Lot 

Total 6      

 

* Utilities are an estimate 
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Property 5 

 

Name: Amberfield Place 

Address: 131 W 11
th

 St, Gibbon, MN 55335 

Contact Person: Camille Phone: 763-377-1800 

Year Built: 1994 

Development: General Occupancy Development: General Occupancy 

Does the comparable receive any subsidies (rental or operating assistance)? No 

If so, please describe:  

Description of Development Amenities: Stove, refrigerator, dishwasher, central air 

conditioning, washer and dryer and garages.  Garages are $30 and all utilities except cable are 

included in the rent. 

Vacancies: none 

Wait list: none 

# of Bedrooms # of Units Size (Sq. Ft.) Rent per Month  Utilities Gross Rent Parking 

1 bed  4 721 $467 $0 $467 $30 

1 bed/den 6 906 $467 $0 $467 $30 

2 bed  6 953 $585 $0 $585 $30 

Total 16      
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Property 6 

 

Name: SunRae Apartments 

Address: 719 Birch Ave, Gibbon, MN 55335 

Contact Person: Larry Phone: 507-240-0030 

Year Built: 1976 

Development: General Occupancy Development: General Occupancy 

Does the comparable receive any subsidies (rental or operating assistance)? No 

If so, please describe:  

Description of Development Amenities: Stove, refrigerator, thru-wall air conditioning and 

washer and dryer.  There are no garages and the tenant pays electricity and cable. 

Vacancies: none 

Wait list: none 

# of Bedrooms # of Units Size (Sq. Ft.) Rent per Month  Utilities* Gross Rent Parking 

1 bed  2 n/a $425 $50 $475 Lot 

2 bed  14 700 $450 $60 $510 Lot 

Total 16      

 

* Utility amounts are estimates. 
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Property 7 

 

Name: Amberfield Place 

Address: 510 W. 8
th

 St, Winthrop, MN 55396 

Contact Person: Camille Contact Person: Camille 

Year Built: 1994 

Development: General Occupancy Development: General Occupancy 

Does the comparable receive any subsidies (rental or operating assistance)? No 

If so, please describe:  

Description of Development Amenities: Stove, refrigerator, dishwasher, central air 

conditioning, washer and dryer and garages.  Garages are $30 and all utilities except cable are 

included in the rent. 

Vacancies: none 

Wait list: none 

# of Bedrooms # of Units Size (Sq. Ft.) Rent per Month  Utilities Gross Rent Parking 

1 bed  6 721 $549 $0 $549 $30 

2 bed 10 953 $695 $0 $695 $30 

Total 16      
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Property 8 

 

Name: Countryview Estates 

Address: 610 W 6
th

 St, Winthrop, MN 55396 

Contact Person: Vicki Phone: 507-304-3036 

Year Built: 1980s 

Development: General Occupancy Serving Special Needs? No 

Does the comparable receive any subsidies (rental or operating assistance)? No 

If so, please describe:  

Description of Development Amenities: Stove, refrigerator, through wall air conditioning and 

coin laundry.  All utilities except cable are included in the rent.  There are no garages. 

Vacancies: 1 two-bedroom 

Wait list: none 

# of Bedrooms # of Units Size (Sq. Ft.) Rent per Month  Utilities Gross Rent Parking 

1 bed 1 550 $380 $0 $380 lot 

2 bed  11 750 $465 $0 $465 lot 

Total 12      
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Property 9 

 

Name: Westgate Apartments 

Address: 815 Main Street, Gaylord, MN 55334 

Contact Person: David Phone: 507-237-2114 

Year Built: 1984 

Development: General Occupancy Serving Special Needs? No 

Does the comparable receive any subsidies (rental or operating assistance)? yes 

If so, please describe: :  HUD Section 8 – tenant pays 30% of income for rent 

Description of Development Amenities: Stove, refrigerator, garbage disposal, through wall air 

conditioning and deck or patio.  Tenant pays electricity and garages are $30. 

Vacancies: none 

Wait list: 7 for two-bedroom 

# of Bedrooms # of Units Size (Sq. Ft.) Rent per Month  Utilities* Gross Rent Parking 

1 bed 10 700 $540 mr $45 $585 $30 

2 bed  21 740 $581 mr $50 $631 $30 

Total 31      

 

mr- market rate rents 

* Utility amounts are estimates. 
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Property 10 

 

Name: Town Edge Estates 

Address: 820 Main St., Gaylord, MN55334 

Contact Person: Kelly Phone: 507-345-1290 

Year Built: n/a 

Development: Elderly Serving Special Needs? No 

Does the comparable receive any subsidies (rental or operating assistance)? Yes 

If so, please describe: USDA Rural Development - tenant pays 30% of income for rent 

Description of Development Amenities: Stove, refrigerator, through wall air conditioning, coin 

laundry and a playground. Utilities are included except cable and there are no garages. 

Vacancies: none 

Wait list: none 

# of Bedrooms # of Units Size (Sq. Ft.) Rent per Month  Utilities Gross Rent Parking 

1 bed/1 ba 16 675 $807 mr $0 $807 mr lot 

Total 16      

 

mr- market rate rents 
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Property 11 

 

Name: Sibley Estates 

Address: 509 High Street, Winthrop, MN 55396 

Contact Person: Tonya Phone: 507-479-3846  

Year Built: n/a 

Development: Elderly Serving Special Needs? No 

Does the comparable receive any subsidies (rental or operating assistance)? Yes 

If so, please describe:  HUD Section 8 – tenant pays 30% of income for rent 

Description of Development Amenities: Stove, refrigerator, through wall air conditioner and 

coin laundry.  All utilities are included except cable.  There is also a community room and an activities 
program. 

Vacancies: 1 one-bedroom 

Wait list: none 

# of Bedrooms # of Units Size (Sq. Ft.) Rent per Month  Utilities Gross Rent Parking 

1 bed 25 551 30% $0 $30 lot 

Total 25      
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Property 12 

 

Name: Oak Terrace 

Address: 640 3
rd

 St, Gaylord, MN 55334 

Contact Person: Lynn Phone: 507-237-2911 

Year Built: 1990s 

Development: Elderly - Independent/Assisted Living 

and Memory Care 

Serving Special Needs? Yes 

Does the comparable receive any subsidies (rental or operating assistance)? Yes 

If so, please describe: market rate and elderly waivers for assisted living 

Description of Development Amenities: Stove, refrigerator, wall A/C, community room, some 

dishwashers, some garbage disposal, some washer/dryer combos, decks and patios.  There is a 

community room, library, beauty/barber shop, activities, housekeeping, free laundry, linen service; 24 

hour security, all utilities and one meal per day are all included in the rent. Garages are $50. 

 

Actual rents start at $2,400 for independent units; $3,870 for assisted living units and $4,700 

for memory care units.  The 47 units are available to independent or assisted living residents 

and the complex also has an 18 unit memory care unit called Autumn Lane.  

Vacancies: one and two bedroom 

Wait list: none 

# of Bedrooms # of Units Size (Sq. Ft.) Rent per Month  Utilities Gross Rent Parking 

1  bed  37 n/a $2,400 $0 $2,400 $50 

2 bed 10 n/a $2,900 $0 $2,900 $50 

Total 47      
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Property 13 

 

Name: Southview Living Center 

Address: 555 E 12
th

 St, Gibbon, MN 55335 

Contact Person: Alissa/Jason Phone: 507-834-6510 

Year Built: 2003 

Development: Elderly – Assisted Living & Memory Care Serving Special Needs? Yes 

Does the comparable receive any subsidies (rental or operating assistance)? Yes 

If so, please describe: market rate and elderly waivers for assisted living 

Description of Development Amenities: Individual units have through wall air conditioning, 

and all utilities are included.  The building features a community room, activities, 

beauty/barber shop, 24 hour staffing, three meals per day, emergency response and 

housekeeping. 

Vacancies: 2 one-bedroom 

Wait list: none 

# of Bedrooms # of Units Size (Sq. Ft.) Rent per Month  Utilities Gross Rent Parking 

1 bed 12 n/a $5,000* Inc. $5,000 lot 

Total 12      

 
* Average Rent; start at $4,400. 
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Property 14 

 

Name: The Lodge of Winthrop 

Address: 204 S CR 33, Winthrop, MN 55396 

Contact Person: LeAnn/Pam Phone: 507-647-3980 

Year Built: n/a 

Development: Elderly Assisted Living Serving Special Needs? Yes 

Does the comparable receive any subsidies (rental or operating assistance)? Yes 

If so, please describe: market rate and elderly waivers for assisted living 

Description of Development Amenities: Each unit has a mini-refrigerator, microwave, through-

wall air conditioning, but no garages. All utilities are covered and the building has a 

community room, beauty/barber shop, activities, free laundry, housekeeping, 24 hours staffing, 

an emergency response system and three meals per day. 

Vacancies: 1 one-bedroom 

Wait list: none 

# of Bedrooms # of Units Size (Sq. Ft.) Rent per Month  Utilities Gross Rent Parking 

1 bed/1 ba 16 n/a $3,000 Inc. $3,000 Lot 

Total 16      
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HOUSING DEMAND 
 

A 5.0% rental vacancy rate is considered normal for a healthy rental market.  The 2012-2016 

American Community Survey identified a 3.6% rental vacancy rate in the city of Gaylord in 

2016, a 6.4% rental vacancy rate in Gibbon in 2016 and a 10.6% rental vacancy rate in 

Winthrop in 2016. The vacancy rate of all surveyed properties in our study was 1.35% upon 

surveying the markets.   

 

Movership is another factor to consider when looking at potential demand for a project.  

According to the American Housing Survey for the United States: 2010 conducted by the U.S. 

Census Bureau, 15.0% of all households moved in the previous year.   

 

DEMAND FOR RENTAL HOUSING 

 

If we look at growth of rental units from the 2010 Census and 2018 and 2023 Claritas household 

estimates and apply the 2016 American Community Survey 5-year Average owner-occupied rate 

to the estimates, we can estimate an annual growth rate.  The rental-occupied rate for the Study 

Areas is applied to the estimated household growth to determine the number of additional owner-

occupied households required.  Unfortunately based on these demographic projections, between 

now and 2023 there will be no need for additional rental housing units to meet household 

growth.   

 

There is however rental housing demand based on pent-up demand and housing voids in the 

Study Areas. General Occupancy apartments across the three Study Areas have been identified 

as having only 2 vacant two-bedroom units and the subsidized units have identified only 1 one-

bedroom vacancy.  That’s a 1.3% vacancy rate in the general occupancy units and a 1.4% 

vacancy rate in subsidized units. 

 

TABLE 7-1 

Market Rate Single Family Renter-Occupied Demand by Study Area 

2010-2023 

 

 

 

Study Area (Rental rate) 

2010 

Renter-

occupied 

Estimated  

2018 

Renter-

occupied 

2010-

2018 

Change 

Projected 

2023 

Renter-

occupied 

Projected 

Demand 

from 2018 

to 2023 

Gaylord Study Area (25.6%) 325 321 -4 322 +1 

Gibbon Study Area (20.1%) 113 108 -5 107 -1 

Winthrop Study Area (17.1%) 179 169 -10 168 -1 

 Source: Census of Population and Housing 

 Claritas, March 2018 
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The following section depicts the housing demand for the following housing types: 

 

 Fair Market Rents (Workforce Housing) 

 General Occupancy Extremely Low-income Rental 

 General Occupancy Very Low-income Rental 

General Occupancy Low-income Rental 

 General Occupancy Moderate Income Rental 

   Single Family First Time Home buyers 

Single Family Moderate Income 

Congregate Housing 

Assisted Living Housing 

   Memory Care Housing 

 

The different sections of housing demand is broken down by various income levels such as HUD 

identified Fair Market Rents; those with less than 30% of area median income, 30% to 60% of 

area median income, 60% to 80% of area median income, and over 80% of area median income.  

These ranges were chosen because they best reflect income ranges used by HUD and other state 

and federal funding programs.  Not every program falls exactly within these income ranges but 

the demand tables are useful to provide an educated guess as to what demand is for a particular 

income range.  While these demand tables are a useful tool in analyzing housing demand for an 

area, recommendations are not based solely on the demand table results.  Other factors such as 

recent building trends, vacancy rates, unit conditions and amenities, housing voids and 

employment are all analyzed to determine what can be supported in terms of housing. 

 

Bedroom mix is based on the 2012-2016, American Community Survey 5-year Average demand 

is given for the Year 2018.  We are utilizing the average rental rate from each community in the 

following demand tables. 

 

The first demand section is based on Fair Market Rents or those identified by the National Low 

Income Housing Coalition as the “Housing Wage”.  This is the amount a worker needs to earn in 

order to be able to afford an apartment at the Fair Housing Market Rent level by bedroom mix.  

Identified rents range from $530 to $1,039 per month for Sibley County in 2018.   

 

As a reminder, the average income from Area Employers was in the range of $14.40 per hour 

($29,952) or $2,496 per month in Gaylord; $14.85 per hour ($30,888) or $2,574 per month in 

Gibbon and $16.00 per hour ($33,280) or $2,773 per month in Winthrop.  If a household 

spends no more than 30% of their income for housing as is suggested by the federal government, 

this would equate to $749-$832 being available for rent.  Keep in mind this is also based on only 

one household income. 
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Fair Market Rental Housing Demand: 

   

 TABLE 7-2a 

 Gaylord Study Area 

 2018 General Occupancy Fair Market Rental Housing Demand 

 

 
One 

Bedroom 

Two 

Bedroom 

Three 

Bedroom 

Four 

Bedroom 

Total Sibley Co. Fair Market Rents $530 $701 $999 $1,039 

Required minimum income $21,200 $28,040 $39,960 $41,560 

Households over the income limit 1,073 978 799 779 

Times rental bedroom mix 26.4% 37.2% 17.6% 14.9%  

 283 364 141 116  

Gaylord rental rate (25.6%) 73 93 36 30 232 

Minus existing rental units     

under rent level 
223 286 311 312  

Times rental bedroom mix 26.4% 37.2% 17.6% 14.9%  

Existing units by bedroom size 59 106 44 46 255 

Total demand 14 0 0 0 14 

 

What the previous table identifies is that there is no shortage of fair market rental housing units 

in the Gaylord Study Area other than in one-bedroom units. 
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 TABLE 7-2b 

 Gibbon Study Area 

 2018 General Occupancy Fair Market Rental Housing Demand 

 

 
One 

Bedroom 

Two 

Bedroom 

Three 

Bedroom 

Four 

Bedroom 

Total Sibley Co. Fair Market Rents $530 $701 $999 $1,039 

Required minimum income $21,200 $28,040 $39,960 $41,560 

Households over the income limit 462 425 364 356 

Times rental bedroom mix 7.3% 22.9% 25.7% 21.1%  

 34 97 94 75  

Gibbon rental rate (20.1%) 7 20 19 15 61 

Minus existing rental units     

under rent level 
43 81 81 81  

Times rental bedroom mix 7.3% 22.9% 25.7% 21.1%  

Existing units by bedroom size 3 24 21 17 65 

Total demand 4 0 0 0 4 

 

As found in Gaylord, the only shortage of fair market rental housing units in the Gibbon Study 

Area was found in one-bedroom units. 
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 TABLE 7-2c 

 Winthrop Study Area 

 2018 General Occupancy Fair Market Rental Housing Demand 

 

 
One 

Bedroom 

Two 

Bedroom 

Three 

Bedroom 

Four 

Bedroom 

Total Sibley Co. Fair Market Rents $530 $701 $999 $1,039 

Required minimum income $21,200 $28,040 $39,960 $41,560 

Households over the income limit 899 850 745 728 

Times rental bedroom mix 20.7% 36.7% 22.3% 10.1%  

 186 312 166 74  

Winthrop rental rate (17.1%) 32 53 28 13 126 

Minus existing rental units     

under rent level 
110 150 160 160  

Times rental bedroom mix 20.7% 36.7% 22.3% 10.1%  

Existing units by bedroom size 23 55 36 16 130 

Total demand 9 0 0 0 9 

 

And again, the only shortage of Fair Market Rent units was found in one bedroom units. 

 

General Occupancy Extra Low Income Rental Housing: 
 

Special notes pertaining to the following tables: 

 

Extra Low income is based on 30% of County Median Income or less. 

 

Income ranges are based upon 1.5 persons per bedroom using HUD Income Guidelines. 

 

Income necessary to afford rent is based on 30% of household income. 

 

The bedroom mix is applied to the number of income eligible households in the Study Area. 

 

The Study Area’s rental rate is then applied to the number of income eligible households. 

 

The 30% of median income limits are as follows for Sibley County: 
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1-Bedroom 2-Bedroom 3-Bedroom 4-Bedroom 

$15,750 $20,420 $26,690 $32,960 

Table 7-3a-c helps illustrate the extra low subsidized housing demand. 

 

 TABLE 7-3a 

 Gaylord Study Area 

 General Occupancy Extra Low Income Rental Housing Demand 

 

 
One 

Bedroom 

Two 

Bedroom 

Three 

Bedroom 

Four 

Bedroom 

Total 

30% of county median  

income rent 
$394 $511 $667 $824 

30% of county median income $15,750 $20,420 $26,690 $32,960 

Households under income limit 115 170 253 357 

Times bedroom mix 26.4% 37.2% 17.6% 14.9%  

 30 63 45 53  

Gaylord rental rate (25.6%) 8 16 11 14 49 

Minus existing housing units 

under rent level 
75 159 257 311  

Times bedroom mix 26.4% 37.2% 17.6% 14.9%  

Existing units by bedroom size 20 59 45 46 170 

Total demand 0 0 0 0 0 

 

According to Table 7-3a, the Gaylord Study Area has 170 rental units with rents low enough to 

cover those households with incomes at or below 30% of the Sibley County median income 

depending on household size.   

 

In fact, according to the 2016 American Housing Survey, the Study Area had 77 households that 

paid rent below $394 with another 88 paying rents between $394 and $511 for a total of 165.  

That number of households alone would cover all the identified demand for extra low income 

rental units.   

 

Therefore we can assume that the number of extra low income units is already being supplied to 

the market. Unfortunately while we have access to the rents paid within the Study Area, we do 

not know the type of rental units by bedroom mix that are associated with those rents. 
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 TABLE 7-3b 

 Gibbon Study Area 

 General Occupancy Extra Low Income Rental Housing Demand 

 

 
One 

Bedroom 

Two 

Bedroom 

Three 

Bedroom 

Four 

Bedroom 

Total 

30% of county median  

income rent 
$394 $511 $667 $824 

30% of county median income $15,750 $20,420 $26,690 $32,960 

Households under income limit 48 72 105 145 

Times bedroom mix 7.3% 22.9% 25.7% 21.1%  

 4 17 27 31  

Gibbon rental rate (20.1%) 1 3 5 6 15 

Minus existing housing units 

under rent level 
21 43 78 81 

 

Times bedroom mix 7.3% 22.9% 25.7% 21.1%  

Existing units by bedroom size 2 10 20 17 49 

Total demand 0 0 0 0 0 

 

According to Table 7-3b, the Gibbon Study Area has 49 rental units with rents low enough to 

cover those households with incomes at or below 30% of the Sibley County median income 

depending on household size.   

 

According to the 2016 American Housing Survey, the Study Area had 21 households that paid 

rent below $394 with another 23 paying rents between $394 and $511 for a total of 44.  That 

number of households alone would cover all the identified demand for extra low income rental 

units.   

 

Therefore we can assume that the number of extra low income units is already being supplied to 

the market. Unfortunately while we have access to the rents paid within the Study Area, we do 

not know the type of rental units by bedroom mix that are associated with those rents. 
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 TABLE 7-3c 

 Winthrop Study Area 

 General Occupancy Extra Low Income Rental Housing Demand 

 

 
One 

Bedroom 

Two 

Bedroom 

Three 

Bedroom 

Four 

Bedroom 

Total 

30% of county median  

income rent 
$394 $511 $667 $824 

30% of county median income $15,750 $20,420 $26,690 $32,960 

Households under income limit 53 84 128 177 

Times bedroom mix 20.7% 36.7% 22.3% 10.1%  

 11 31 29 18  

Winthrop rental rate (17.1%) 2 5 5 3 15 

Minus existing housing units 

under rent level 
52 109 139 157 

 

Times bedroom mix 20.7% 36.7% 22.3% 10.1%  

Existing units by bedroom size 11 40 31 16 98 

Total demand 0 0 0 0 0 

 

According to Table 7-3c, the Winthrop Study Area has 98 rental units with rents low enough to 

cover those households with incomes at or below 30% of the Sibley County median income 

depending on household size.   

 

According to the 2016 American Housing Survey, the Study Area had 49 households that paid 

rent below $394 with another 61 paying rents between $394 and $511 for a total of 110.  That 

number of households alone would cover all the identified demand for extra low income rental 

units.   

 

Therefore we can assume that the number of extra low income units is already being supplied to 

the market. Unfortunately while we have access to the rents paid within the Study Area, we do 

not know the type of rental units by bedroom mix that are associated with those rents. 
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VERY LOW INCOME HOUSING DEMAND 

 

General Occupancy Very Low Income Rental Housing Demand 
 

Special notes pertaining to the following tables: 

 

    Very Low income is based on 30% to 50% of County Median Income. 

 

Income ranges are based upon 1.5 persons per bedroom using HUD Income Guidelines. 

 

Income necessary to afford rent is based on 30% of household income. 

 

The bedroom mix is applied to the number of income eligible households in each Study Area 

 

The Study Area’s rental rate is then applied to the number of income eligible households. 

 

      The income limits are as follows for Sibley County: 

 

 1-Bedroom 2-Bedroom 3-Bedroom 4-Bedroom 

30% CMI $15,750 $20,420 $26,690 $32,960 

50% CMI $26,200 $31,450 $36,300 $40,500 
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 TABLE 7-4a 

 Gaylord Study Area 

 General Occupancy Very Low Income Rental Housing Demand 

 
One 

Bedroom 

Two 

Bedroom 

Three 

Bedroom 

Four 

Bedroom 

 

Total 

30% of county  

median income rent 
$394 $511 $667 $824 $394-$824 

30% of county median income $15,750 $20,420 $26,690 $32,960 
$15,750- 

$32,960 

50% of county  

median income rent 
$655 $786 $908 $1,013 

$655-

$1,013 

50% of county median income 
$26,200 $31,450 $36,300 $40,500 

$26,200- 

$40,500 

Households within income levels ($15,750- $40,500) 346 

Multiplied by Gaylord rental rate (25.6%) 89 

89 multiplied by bedroom mix 
26.4% 37.2% 17.6% 14.9%  

24 33 15 13 85 

Minus existing units  

within rent levels 
165 141 60 0  

Multiplied by bedroom mix 
26.4% 37.2% 17.6% 14.9%  

44 52 11 0 107 

Total demand 0 0 4 13 17 

 

While we do not know the bedroom mix of units by their rent, especially as they relate to single 

family home rentals, it is apparent there is a shortage of three and four bedroom units with rents 

between $667 and $1,013.   
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 TABLE 7-4b 

 Gibbon Study Area 

 General Occupancy Very Low Income Rental Housing Demand 

 
One 

Bedroom 

Two 

Bedroom 

Three 

Bedroom 

Four 

Bedroom 

 

Total 

30% of county  

median income rent 
$394 $511 $667 $824 $394-$824 

30% of county median income $15,750 $20,420 $26,690 $32,960 
$15,750- 

$32,960 

50% of county  

median income rent 
$655 $786 $908 $1,013 

$655-

$1,013 

50% of county median income 
$26,200 $31,450 $36,300 $40,500 

$26,200- 

$40,500 

Households within income levels ($15,750- $40,500) 129 

Multiplied by Gibbon rental rate (20.1%) 26 

26 multiplied by bedroom mix 
7.3% 22.9% 25.7% 21.1%  

2 6 7 5 20 

Minus existing units  

within rent levels 
48 38 0 0  

Multiplied by bedroom mix 
7.3% 22.9% 25.7% 21.01%  

4 9 0 0 13 

Total demand 0 0 7 5 12 

 

Similar to Gaylord and Winthrop, it is apparent there is a shortage of three and four bedroom 

units with rents between $667 and $1,013.   
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 TABLE 7-4c 

 Winthrop Study Area 

 General Occupancy Very Low Income Rental Housing Demand 

 
One 

Bedroom 

Two 

Bedroom 

Three 

Bedroom 

Four 

Bedroom 

 

Total 

30% of county  

median income rent 
$394 $511 $667 $824 $394-$824 

30% of county median income $15,750 $20,420 $26,690 $32,960 
$15,750- 

$32,960 

50% of county  

median income rent 
$655 $786 $908 $1,013 

$655-

$1,013 

50% of county median income 
$26,200 $31,450 $36,300 $40,500 

$26,200- 

$40,500 

Households within income levels ($15,750- $40,500) 196 

Multiplied by Winthrop rental rate (17.1%) 34 

34 multiplied by bedroom mix 
20.7% 36.7% 22.3% 10.1%  

7 12 8 3 30 

Minus existing units  

within rent levels 
88 49 20 1  

Multiplied by bedroom mix 
20.7% 36.7% 22.3% 10.1%  

18 18 4 0 40 

Total demand 0 0 4 3 7 

 
Again, we are finding a shortage of three and four bedroom units with rents between $667 and 

$1,013.   
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LOW INCOME RENTAL HOUSING DEMAND 

 

General Occupancy Low Income Rental Housing Demand 
 

Special notes pertaining to the following tables: 

 

 Low income is defined as those incomes ranging from 50% to 80% of the County median 

income. 

 

 Income ranges are based upon 1.5 persons per bedroom using HUD Income Guidelines. 

 

 Income necessary to afford rent is based on 30% of household income. 

 

Rental only households are based upon the rental rate times all income eligible households. 

 

      The income limits are as follows for Sibley County: 

 

 1-Bedroom 2-Bedroom 3-Bedroom 4-Bedroom 

50% CMI $26,200 $31,450 $36,300 $40,500 

80% CMI $41,900 $50,300 $58,100 $64,800 

 

It should be noted, that as we approach rent levels over $700, with the current low mortgage 

rates, combined with low housing values, many households are doing whatever they can to 

purchase their own home rather than rent. 

 

The following tables identify shortages of moderate rental apartments in all unit sizes.  This 

shows the need for newer rental units but does not show the amount a potential renter will be 

willing to pay for those new apartments.  In reality, any new building will need to have rents at 

least between the 50% and 80% level as shown in the following tables. 
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 TABLE 7-5a 

 Gaylord Study Area 

 General Occupancy Low Income Rental Housing Demand 

 One 

Bedroom 

Two 

Bedroom 

Three 

Bedroom 

Four 

Bedroom 

 

Total 

50% of county median income rent $655 $786 $908 $1,013 $655-$1013 

50% of county median income 
$26,200 $31,450 $36,300 $40,500 

$26,200- 

$40,500 

80% of county median income rent $1,048 $1,258 $1,453 $1,620 $1,048-

$1,620 

80% of county median income $41,900 $50,300 $58,100 $64,800 $41,900 - 

$64,800 

Households within income levels ($26,200 - $64,800) 462 

Multiplied by Melrose rental rate (25.6%) 118 

118 multiplied by bedroom mix 
26.4% 37.2% 17.6% 14.9%  

31 44 21 18 114 

Minus existing units within rent 

levels 

60 2 1 11  

Multiplied by bedroom mix 
26.4% 37.2% 17.6% 14.9%  

16 1 0 2 19 

Total demand 15 43 21 16 95 

 

As can be seen in Table 7-5a above, there is a shortage of moderate income rental housing units 

across all bedroom types in the Gaylord Study Area.  As rents increase, renters seek more 

building amenities and there are few special amenities in the rental units currently available 

within the Study Area.  
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 TABLE 7-5b 

 Gibbon Study Area 

 General Occupancy Low Income Rental Housing Demand 

 One 

Bedroom 

Two 

Bedroom 

Three 

Bedroom 

Four 

Bedroom 

 

Total 

50% of county median income rent $655 $786 $908 $1,013 $655-$1013 

50% of county median income 
$26,200 $31,450 $36,300 $40,500 

$26,200- 

$40,500 

80% of county median income rent $1,048 $1,258 $1,453 $1,620 $1,048-

$1,620 

80% of county median income $41,900 $50,300 $58,100 $64,800 $41,900 - 

$64,800 

Households within income levels ($26,200 - $64,800) 200 

Multiplied by Gibbon rental rate (20.1%) 40 

40 multiplied by bedroom mix 
7.3% 22.9% 25.7% 21.1%  

2 9 10 8 29 

Minus existing units within rent 

levels 

12 2 2 6  

Multiplied by bedroom mix 
7.3% 22.9% 25.7% 21.1%  

1 0 0 1 2 

Total demand 1 9 10 7 27 

 

As can be seen in Table 7-5b above, there is a shortage of moderate income rental housing units 

across all bedroom types the Gibbon Study Area.   

. 
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 TABLE 7-5c 

 Winthrop Study Area 

 General Occupancy Low Income Rental Housing Demand 

 One 

Bedroom 

Two 

Bedroom 

Three 

Bedroom 

Four 

Bedroom 

 

Total 

50% of county median income rent $655 $786 $908 $1013 $655-$1013 

50% of county median income 
$26,200 $31,450 $36,300 $40,500 

$26,200- 

$40,500 

80% of county median income rent $1,048 $1,258 $1,453 $1,620 $1,048-

$1,620 

80% of county median income $41,900 $50,300 $58,100 $64,800 $41,900 - 

$64,800 

Households within income levels ($26,200 - $64,800) 346 

Multiplied by Winthrop rental rate (17.1%) 59 

59 multiplied by bedroom mix 
20.7% 36.7% 22.3% 10.1%  

12 22 13 6 53 

Minus existing units within rent 

levels 

20 4 0 0  

Multiplied by bedroom mix 
20.7% 36.7% 22.3% 10.1%  

4 1 0 0 5 

Total demand 8 21 13 6 48 

 

 

As can be seen in Table 7-5c above, there is a shortage of moderate income rental housing units 

across all bedroom types in the Winthrop Study Area.   
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Tables 7-6 a-c illustrate that the only high-end rental properties other than those represented by 

the rental of single family homes are found at senior housing facilities with services.  Again we 

must note that as rents increase, tenants make every attempt possible to purchase a private home 

unless there are extenuating circumstances related to the inability to obtain financing, choice of a 

maintenance free lifestyle, or a preference to travel. 

 

 TABLE 7-6a 

 Gaylord Study Area 

 General Occupancy High End Rental Housing Demand 

 

 
One 

Bedroom 

Two 

Bedroom 

Three 

Bedroom 

Four 

Bedroom Total 

80% of county  

median income rent 

$1,048 $1,258 $1,453 $1,620 

 

80% of county median income $41,900 $50,300 $58,100 $64,800 

Households over income limit 775 672 603 546 

Times bedroom mix 26.4% 37.2% 17.6% 14.9%  

 205 250 106 81  

Gaylord rental rate (25.6%) 52 64 27 21 164 

Minus existing housing units  

over rent level* 
12 11 11 11  

Multiplied by bedroom mix  
26.4% 37.2% 17.6% 14.9%  

2 4 2 1 9 

Total demand 50 60 27 21 158 

 
* Only includes senior housing-with-services. 

 

 

 

 

 

 

 

 

 

 



SIBLEY COUNTY  CITIES MAY 2018  

 
 

HOUSING DEMAND 90 

 

 TABLE 7-6b 

 Gibbon Study Area 

 General Occupancy High End Rental Housing Demand 

 

 
One 

Bedroom 

Two 

Bedroom 

Three 

Bedroom 

Four 

Bedroom Total 

80% of county  

median income rent 

$1,048 $1,258 $1,453 $1,620 

 

80% of county median income $41,900 $50,300 $58,100 $64,800 

Households over income limit 355 317 273 236 

Times bedroom mix 7.3% 22.9% 25.7% 21.1%  

 26 73 70 50  

Gibbon rental rate (20.1%) 5 15 14 10 44 

Minus existing housing units  

over rent level* 
2 0 0 0  

Multiplied by bedroom mix 
7.3% 22.9% 25.7% 21.1%  

0 0 0 0 0 

Total demand 5 15 14 10 44 

 
* Only includes senior housing-with-services. 
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 TABLE 7-6c 

 Winthrop Study Area 

 General Occupancy High End Rental Housing Demand 

 

 
One 

Bedroom 

Two 

Bedroom 

Three 

Bedroom 

Four 

Bedroom Total 

80% of county  

median income rent 

$1,048 $1,258 $1,453 $1,620 

 

80% of county median income $41,900 $50,300 $58,100 $64,800 

Households over income limit 733 642 575 519 

Times bedroom mix 20.7% 36.7% 22.3% 10.1%  

 152 236 128 52  

Winthrop rental rate (17.1%) 26 40 22 9 97 

Minus existing housing units  

over rent level* 
0 0 0 0  

Multiplied by bedroom mix 
20.7% 36.7% 22.3% 10.1%  

0 0 0 0 0 

Total demand 26 40 22 9 97 

 

* Only includes senior housing-with-services. 

 
There is a shortage of high-end rental housing based on incomes, but not based on amenities, 

location or choice. 

 

Keep in mind that with the low valuation of single family homes in the market, as rents increase, 

many renters may seek ownership unless they have other issues keeping them from obtaining 

lending.  With median housing sales at $105,000 last year in Gaylord; $64,000 in Gibbon and 

$93,906 in Winthrop, with 10% down and a 30 year mortgage with interest rates a 4.5%, 

monthly payments would only be $479 per month in Gaylord; $292 per month in Gibbon and 

$429 per month in Winthrop. 

 

However, some people are unable to purchase due to a poor credit history, or they may prefer a 

maintenance-free lifestyle found in an apartment or townhome. 
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CONGREGATE PENETRATION RATE DEMAND MODELS 

 

1. Historically, we’ve found that 1.5% of persons between the ages of 65 and 75 with annual 

incomes in excess of $20,000 live in senior housing.  We also found that 9% of persons over age 

75 with incomes in excess of $20,000 live in senior housing. Senior housing is defined as 

housing for older adults only and does not include nursing homes or other institutional settings. 

 

2. In addition, it has been identified that a senior must have an annual income in excess of 

$20,000 to be able to afford to live in market rate senior housing with rents starting at $1000 per 

month.  The 2023 rate will be $23,000.  

 

This assumes that the housing covers 60% of their living expense which includes all utilities 

except cable and telephone, activities, socialization, transportation and 24-hour supervision.    

Taking these assumptions into consideration, we find the following: 

 

Independent/Congregate Demand 

 
Gaylord SA Gibbon SA Winthrop SA 

2018 2023 2018 2023 2018 2023 
 
Households Age 65-74 181 203 87 103 159 197 
 
     Income Eligible

1
  159 164 75 71 148 170 

 
     Utilization (1.5%)

2
 2 3 1 1 2 3 

 
Households Age 75+ 214 215 118 120 178 173 

 
     Income Eligible

1
  169 140 94 77 133 132 

 
     Utilization (9.0%)

2
 15 13 8 7 12 12 

 
Subtotal 17 16 9 8 14 15 

 
Move into area (30%) 7 7 4 4 6 6 
 
Subtotal 24 23 13 12 20 21 
 
Minus 95% of existing 

units
3
 

10 10 0 0 0 0 

TOTAL 14 13 13 12 20 21 

 

Table Qualifiers 

1 
Income Qualified Households at $25,000 ($29,000) or greater plus home ownership with 

incomes between $20,000 and $25,000 ($24,000 and $29,000)
 

2
 Senior Housing Study by the Wilder Foundation 

3
 Existing and planned congregate units at a 5% vacancy rate. 
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The previous table indicates the three city market area can support up to 40 additional 

independent senior apartments.  When a 40% capture rate is figured into the demand estimate, 

the combined Study Areas could support up to 16 additional independent/congregate units. 

 

ESTIMATED ASSISTED LIVING DEMAND 

 

Assisted living can be categorized as either a care service package or a type of housing facility 

and is normally directed toward persons with three or more daily living limitations.  An actual 

assisted living facility varies from most congregate housing buildings in that often times the 

actual living quarters are smaller in the form of efficiency style units or one-bedroom 

apartments. The service package also varies in that typically two or three meals are provided as 

part of the rent and the building is staffed 24-hours per day, 7 days a week.  Health care services 

are provided by the on-site staff.  

 

In estimating demand for assisted living, this report will deal with a penetration rate model 

approach based on the number of persons with one to six ADLs.  (ADLs are defined as Activities 

of Daily Living and include assistance with such things as bathing, dressing, grooming, eating, 

bed mobility, transferring, toileting, and walking.)  Based upon our experience we have 

formulated a model based upon several factors including nursing home utilization rates, 

percentage of population over age 75 requiring assistance with daily living tasks and income 

guidelines.  Utilizing the results of the analysis, some estimates of demand for this type of 

project can be developed.  The following assumptions are utilized: 

 

1. The population projections, as presented earlier are assumed to be accurate for the                    

purpose of this estimate. 

 

2. The proportion of persons over age 75 in the Melrose Study Area continues to grow. 

 

3.  We have determined that overall, 28.0% of the population over age 75 has limitations 

with daily living tasks that would qualify them for assisted living housing. 

 

4. Income eligibility was determined to be households with annual incomes greater than 

$35,000.  It is assumed that this income level would be required to rent a one bedroom 

unit with rent covering 90% of a resident’s needs.  The 2023 rate will be $40,000. 

 

5. A conservative estimate is that 30% of the eligible candidates for assisted living will 

select an assisted living environment for their home. 

 

6. Due to the nature of the area, another 30% of the total demand will come from persons 

outside the market area.   

 

7. 73.6%-78.7% (varies across Study Areas) of the households with incomes between 

$25,000 and $35,000 in 2018 and $30,000 to $40,000 in 2023, who own homes and 

require care (28%), would also be candidates to live in this facility. 
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The following estimates, made utilizing the above assumptions, estimate demand only for 

supervised assisted living units for individuals.  It does not estimate the demand for certain types 

of amenities and services to be offered if such a complex is constructed. 
 

 

ASSISTED LIVING DEMAND ANALYSIS  MODEL 

 
Gaylord 

Study Area 

Gibbon 

Study Area 
Winthrop      

Study Area 

 

 
2018 2023 2018 2023 2018 2023 

 
Individuals over age 75.    327 323 147 155 268 264 
 
Incomes of $35,000 ($40,000) or greater 

or have an income between $25,000 

($30,000) and $35,000 ($40,000) and 

own a home.  

194 179 88 85 179 179 

 
28.0% of population over age 75 with 

mobility or care limitations.
1
 

54 50 25 24 50 50 

 
Percent living alone (50%)

2
. 27 25 13 12 25 25 

 
Percent of additional demand from 

couples (12%)
3
. 

6 6 3 3 3 3 

 
Subtotal 33 31 16 15 31 31 
 
40% penetration utilization rate - 40% 

of the eligible candidates requiring care 

will choose an assisted living 

environment for their home. 

13 12 6 6 12 12 

 
Additional 30% will move in from 

outside the market area. 
6 5 3 3 5 5 

 
Subtotal 19 17 9 9 17 17 

Additional 30% subsidized residents, 

veterans and those with insurance. 
8 7 4 4 7 7 

Total 27 24 13 13 24 24 

 
Minus 95% of existing units.

4
  10 10 0 0 15 15 

 
Total number of units necessary to meet 

demand. 
17 14 13 13 9 9 

 

The previous table indicates the combined three city market area can support additional assisted 

living units.  While no building will capture 100% of the market, it is suggested that the market 

could support up to 14 additional assisted living units with a 40% capture rate. 
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Table Qualifiers 

 
1  

U. S. Census Bureau, Americans with Disabilities: 2002
 

2  
A Profile of Older Americans: 2009, Administration on Aging - U.S. Department of Health 

and Human Services
 

3 
The 2009 Overview of Assisted Living

 

4
 Existing and planned assisted living units at a 5% vacancy rate. 

 

MEMORY CARE DEMAND ESTIMATE 

 

Today, most newer Memory Care facilities utilize only private rooms with a private bath, but 

some facilities do still offer a semi-private/shared living option to keep the rent more affordable.  

In addition to the sleeping rooms, each residential living complex incorporates a kitchen/dining 

area and a living room/lounge area.  A mix of health care providers usually performs staffing, but 

the heaviest load is borne by certified nursing assistants or universal workers, with an RN 

utilized on an      as-needed basis.  

 

Residents receive three meals each day plus snacks as well as linen and laundry service.  The 

facility is staffed 24 hours each day.  Market conditions have placed increasing demand toward a 

greater number of private rooms.  With the changing demographics of potential clients, it would 

be wise to construct all private rooms in order to meet future needs. 
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Memory Care Demand Analysis Model 

 
Gaylord    

Study Area 

Gibbon    

 Study Area 

Winthrop  

Study Area 

 

 

 

2018 

 

2023 
2018 2023 2018 2023 

 
Individuals Age 65 to 74 288 326 137 158 258 306 
 
Percentage with Alzheimer’s (1.5%)

1
 4 5 2 2 4 5 

 
Income qualified at $45,000 (2018) 

and $50,000 (2023) 
2 3 1 1 3 3 

 
Penetration rate of 35%

3
 1 1 0 0 1 1 

 
Individuals Age 75 to 84 209 200 108 112 188 173 

Percentage with Alzheimer’s (19%)
1
 40 38 21 21 36 33 

 
Income qualified at $45,000 (2018) 

and $50,000 (2023) 
20 16 9 9 18 18 

 
Penetration rate of 35%

3
 7 6 3 3 6 6 

 
Individuals Age 85+ 118 123 39 43 80 91 
 
Percentage with Alzheimer’s (47%)

1
 55 58 18 20 38 43 

 
Income qualified at $45,000 (2018) 

and $50,000 (2023) 
20 22 7 7 16 20 

 
Penetration rate of 35%

3
 7 8 2 2 6 7 

 
Subtotal 15 15 5 5 13 14 
 
Additional 20% from outside the area 4 4 1 1 3 4 
 
Subtotal 19 19 6 6 16 18 

Additional 20% subsidized and those 

with insurance 
5 5 2 2 4 5 

 
Total 24 24 8 8 20 23 
 
Minus number of existing and 

planned units
4
 

18 18 12 12 0 0 

 
Grand Total 6 6 0 0 20 23 
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Table Qualifiers 

 
1 

Alzheimer Association: 2011 Alzheimer’s Disease Facts and Figures
 

2 
Income Qualified Households at $45,000 in 2018 and $50,000 in 2023 or greater 

plus ownership rate of households with incomes between $35,000 and $45,000 in 

2018 and $40,000 and $50,000 in 2023.
 

3
 Percentage of people with Alzheimer’s disease that reside within a healthcare 

environment. 

4
 Existing and planned memory care units at a 5% vacancy rate. 

 

The previous table identifies a need for up to 6 additional memory care units in Gaylord, none in 

Gibbon and 23 in Winthrop.  Since no memory care units currently exist in Winthrop, they have 

the highest demand for memory care units.  However, with nursing homes in Gaylord and 

Winthrop, some of the memory care need is being met in the long-term care units. 

 

Senior-Housing-with-Services Findings and Recommendations 

 

The study has identified a need for up to 46 additional independent units, 38 assisted living units, 

and 29 memory care units across the three Study Areas.  With a 40% capture rate, the market can 

comfortably support up to 16 additional independent units, 14 additional assisted living units and 

12 additional memory care units.  However, boundaries for the draw area associated with senior 

housing-with-services buildings are different than those for the overall housing draw area for a 

community.  As a result, while not located within the Study Area, but immediately adjacent to 

the Study Area are facilities in Arlington, Brownton, Glencoe, Fairfax, New Ulm and LeSueur.  

As a result of this, some of the identified housing demand may be currently met at those 

facilities.   

 

Presently, the greatest demand is for additional memory care units, particularly in Winthrop, but 

some of that demand is being met by Good Samaritan’s Nursing Home which has 32 beds.   

Likewise, the 46-bed Oak Terrace Nursing Home in Gaylord is also meeting some of the 

memory care demand.  However, while these two facilities are capable of providing care for 

memory care residents, the resident would receive a much reduced rate in a standalone dedicatee 

memory care facility.  With the high demand in Winthrop, Good Samaritan and the Lodge would 

be the natural location for a dedicated memory care unit.  Additionally, Winthrop has the greatest 

demand for independent units where a building expansion could also add 8-10 independent units. 
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ANALYSIS AND RECOMMENDATIONS 
 

The Gaylord, Gibbon and Winthrop Study Areas are indicating steady population and household 

numbers between 2018 and 2023 after experiencing decreases between 2010 and 2018. 

Households are decreasing at a lesser rate than the population. We need to take that into 

consideration when addressing housing needs. Additionally, while single family home sales have 

been steady, new construction has been very minimal. Therefore, rather than address housing 

needs based solely on growth, we also need to address the current housing voids within the 

market.  

 

With employment steady and 24% of the surveyed businesses projecting growth over the next 

two years, it is safe to assume that some of those new employees will require housing.  With 

12% to 27% of the people who work in various Study Areas but live outside of the Study Area, if 

proper housing were constructed, more of the workers employed in a particular city may elect to 

live in that city.   

 

Workforce housing is an issue that arose from a number of employers but particularly the largest 

ones that stated that many of their employees have to travel from outside the area due to a lack of 

affordable housing; both rental and ownership.  Because the existing affordable housing units are 

full, there is no housing available for new employees or new families who would like to move 

into the area to work.  As a result some people choose to live in substandard housing because 

they have a local job and there is no better housing for them to move in to. 

 

The Workforce Housing Development Program through the State of Minnesota targets 

communities in Greater Minnesota where a shortage of housing makes it difficult for businesses 

to attract the workers they need.  This would be an ideal program to tap into to create new 

affordable housing into the communities. 

 

Additionally, with adequate housing and a school district with a strong reputation for quality 

education, more people may elect to make the community where they live, be their bedroom 

community while they work outside the city. 

 

Following we will separate recommendations be each individual city. 

 

GAYLORD 
 

Single Family Home Market 
 

At the present time there are a minimal number of single family home lots and town home lots 

available for building within the borders of Gaylord.  If the issue in building is the cost of lots, 

the city may wish to provide incentives to private developers to create new development.  These 

incentives could range from free land to tax abatement to a reduction in city fees such as sewer 

and water accessibility charges, park dedication fees, or any other city fees.   
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During the heart of the most recent recession this would have been unheard of, but with an 

improving and stronger local economy, if the city wants to retain current residents and attract 

others, there needs to be new housing introduced into the market.  Very few new homes have 

been constructed over the past 10 years. 

 

Over the past five years, median home values of houses sold, typically fell below $100,000 in 

value.  According to local Realtors, home sales within the city are improving but there is a need 

for additional inventory. In an effort to attract new housing into the community you may wish to 

consider pursuing a down payment assistance program and/or first time homebuyer program to 

help individuals qualify to purchase those homes.   

 

In an effort to improve the existing housing market and to increase property values, especially 

with 57% or 452 of your 793 homes valued at less than $100,000, the city should also pursue 

home fix-up funds and create training workshops so local residents know how to access those 

funds. 

 

Single Family Recommendations 
 

With 63 homes classified as dilapidated, 74 requiring major repair and 247 requiring minor 

repair, the best solution to improving housing may be to seek rehabilitation funding.  This is 

usually targeted toward a specific neighborhood in order to eliminate blight, but if there is a 

grouping of homes in need of major repair, it might be possible to receive some funding. 

 

The primary funding source for concentrated neighborhood rehabilitation programs is the Small 

Cities Development Program (SCDP), administered by the MN Department of Employment and 

Economic Development (DEED). 

 

For homes requiring less rehabilitation, a home fix-up fund may be the option for providing 

home owners with low interest loans.  The best place to start would be discussions with the 

South Central Minnesota Multi-County HRA, the Southwest Minnesota Housing Partnership and 

the Minnesota Housing Finance Agency.  These resources should be aware of any potential 

programs you or your residents will be able to access. 

 

As for attracting new housing stock into the market, you should concentrate your efforts toward 

attracting moderately priced mid-range housing specifically seeking three-bedroom homes and 

patio homes and twin homes for seniors.  The higher-end market will most likely gravitate 

toward building sites with acreage which may not be located within the city limits. 

 

Here again, you may have to work with developers through incentives to make lots more 

affordable than the market currently has available.  You need to target completed homes 

including the price of the lot, near the $180,000-$200,000 range. With a 10% down payment and 

interest at 4.25% the monthly payment on an $180,000 home would be $797 and on a $200,000 

would be $885.  These would require an annual household income of $31,880 to $35,400 if a 

householder would spend no more than 30% of their income on their mortgage.  In reality, more 

and more households are spending in excess of 30% of their income on housing.   
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In Gaylord in 2016, 4.4% of homeowners spent between 30% and 35% of their income on 

housing with 16.9% spending more than 35% of their income on housing. 

 

In addition to reduced pricing for lots, the City may seek out buyer assistance in the form of 

loans/deferred loans through the Greater Minnesota Housing Fund (GMHF). 

 

With the aging of the population, anything you can do to keep your current residents in the 

community is important.  While there will be discussion in the next section relative to rental 

patio homes, it is also essential that you work to attract a developer to build affordable patio 

homes, twin homes or townhomes for empty nesters and seniors.  If this does not occur, you will 

be losing your elderly housing segment to other communities. Twin homes and town houses 

generally represent a cost advantage in land, construction and infrastructure costs compared to 

detached houses.  A second advantage of attached single family housing is lifestyle-related. A 

growing number of empty-nesters and younger seniors want age-appropriate housing that 

provides amenities for older adult buyers, and offers a “no maintenance” option of ownership. 

This type of housing is often created with a homeowners association where mowing, snow 

removal and garbage services are part of a monthly or annual homeowner association fee. 

 

Rental Housing Market 
 

While almost all interviewed apartment buildings are full with waiting lists, a number of rental 

voids have been identified as well as issues with some of the current rental properties.  There is a 

shortage of market rate three-bedroom apartments with only two in the community.  Other than 

Oak Terrace Senior Housing which was built in 2008, the newest rental property in Gaylord was 

Amberfield Place, built in 1994, 24 years ago. Most other identified rental properties in Gaylord 

are 25 to 45 years old.  This really limits a choice for amenities and features found in newer 

apartment buildings like higher ceilings, magic pak furnaces or in-floor heating, fireplaces, unit 

washers and dryers, fitness center, etc.  With all market rate and subsidized rental units full (143 

apartments) the Gaylord market needs 7 additional apartments just to get to a 5% vacancy rate 

which allows for choice.  While this indicates that the market can support additional rental units, 

the addition of the Medical School would greatly increase the demand for newer rental 

properties. 

 

According to employers, there is an overall shortage for housing to allow for choice and many 

employers state that there is a need for additional rental options.  Subsidized housing is older but 

fortunately Gaylord has both general occupancy and elderly subsidized housing in town. Both 

general occupancy and senior townhome rentals are non-existent in Gaylord and there is also a 

lack of single story patio home which tend to attract a high number of empty-nester senior 

households. 

 

There currently are no existing apartments that are designed to attract young professionals or 

young families in need of a temporary housing option while they pursue purchasing or building a 

home, due to a shortage of three-bedroom units.  There also are no newer apartments designed to 

meet the changing demographics and built with amenities to attract people to the community.   
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The existing apartments are more of a fallback option to provide an affordable housing option for 

people who need to live in Gaylord. 

 

As for senior housing-with-services, you are very fortunate to have such a quality senior-

housing-with-services option in your community as Oak Terrace and all of the senior lifestyle 

options they have to offer.   

 

Rental Housing Recommendations: 
 

With two rent-subsidized buildings meeting the needs of low income seniors and families, and a 

number of lower priced rental units in basements, mobile homes and over commercial properties, 

the city needs to turn their attention to market rate apartments.  It appears the need for affordable 

lower income rental housing is currently being met.  It’s the middle of the road rental housing 

that is most needed as well as high-end units. 

 

If we looked solely at projected household growth and we would state that due to a lack of 

growth no new rental units are needed.  However, due to the age and condition of most market 

rate units, current low vacancy rates, voids of certain types of rental units, comments from 

employers and the projected growth of area businesses, the city of Gaylord needs additional 

rental units.  In fact, all three cities are projected to lose households in the future, and much of 

that could relate the fact that young families and young senior households are moving to 

communities like Hutchinson and New Ulm that have newer rental housing options to choose 

from. 

 

At a minimum, the city should work to attract a 12-24 unit market rate rental property with a mix 

of one, two and three bedroom units and amenities including a community room, fitness center 

and garages.  Rents should be in the range of $650-$700 for a one-bedroom unit, $800-$850 for a 

two-bedroom unit and $950-$1000 for a three-bedroom unit which will provide the amenities 

necessary to attract renters to Gaylord. 

 

The community may also wish to attract senior-targeted patio home or twin homes as well as 

general occupancy townhome rentals in the range of 4-6 one and two bedroom patio homes with 

rents in the range of $750 to $1,000 and 4-8 two and three bedroom, two-story townhomes with 

rents in the range of $800 to $1,200. 

 

GIBBON 

 

Single Family Home Market 
 

At the present time the largest obstacle to building in Gibbon is the lack of land.  The city needs 

to alleviate this problem by working with Moltke and Severance Townships to annex adjacent 

land.  Once that is accomplished the city may need to provide incentives to private developers to 

create new development on those properties.  These incentives could range from free land to tax 

abatement to a reduction in city fees.   
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While unheard of during difficult economic times, the city needs to take the initiative if they 

want to retain current residents and attract others.  New housing needs to be introduced into the 

market. 

 

Over the past five years, median home values of houses sold, typically fall below $65,000 in 

value, the lowest values in the area.  According to local Realtors, home sales within the city are 

improving but there is a need for additional inventory. In an effort to attract new housing into the 

community you may wish to consider pursuing a down payment assistance program and/or first 

time homebuyer program to help individuals qualify to purchase those homes.   

 

In an effort to improve the existing housing market and to increase property values, especially 

with 95% or 377 or your 396 homes valued at less than $100,000, the city should also pursue 

home fix-up funds and create training workshops so local residents know how to access those 

funds.  Unfortunately, due to the low valuation of existing housing, it may be difficult for new 

housing to appraise at the required level to be able to finance new construction.  In the short 

term, this may require more rental housing than ownership properties. 

 

Single Family Recommendations 
 

With 55 homes classified as dilapidated, 106 requiring major repair and 291 requiring minor 

repair, the best solution to improving housing may be to seek rehabilitation funding.  This is 

usually targeted toward a specific neighborhood in order to eliminate blight, but if there is a 

grouping of homes in need of major repair, it might be possible to receive some funding. 

 

The primary funding source for concentrated neighborhood rehabilitation programs is the Small 

Cities Development Program (SCDP), administered by the MN Department of Employment and 

Economic Development (DEED).  The City may also seek out buyer assistance in the form of 

loans/deferred loans through the Greater Minnesota Housing Fund (GMHF). 

 

For homes requiring less rehabilitation, a home fix-up fund may be the option for providing 

home owners with low interest loans.  The best place to start would be discussions with the 

South Central Minnesota Multi-County HRA, the Southwest Minnesota Housing Partnership and 

the Minnesota Housing Finance Agency.  These resources should be aware of any potential 

programs you or your residents will be able to access. 

 

As for attracting new housing stock into the market, you should concentrate your efforts toward 

attracting moderately priced mid-range housing.  To do so, you may have to work with local 

lenders and the Minnesota Housing Finance Agency to develop programs that could provide 

funding for some new start-up housing in the range of $130,000 to $160,000. With a 10% down 

payment and interest at 4.25% the monthly payment on a $130,000 home would be $575 and on 

a $160,000 would be $708.  These would require an annual household income of $23,000 to 

$28,320 if a householder would spend no more than 30% of their income on their mortgage.  In 

reality, more and more households are spending in excess of 30% of their income on housing.  In 

Gibbon in 2016, 20.6% of homeowners spent more than 35% of their income on housing. 
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With the aging of the population, anything you can do to keep your current residents in the 

community is important.  While there will be discussion in the next section relative to rental 

patio homes, it is also essential that you work to attract a developer to build affordable patio 

homes, twin homes or townhomes for empty nesters and seniors.  If this does not occur, you will 

be losing your elderly housing segment to other communities. Twin homes and town houses 

generally represent a cost advantage in land, construction and infrastructure costs compared to 

detached houses.  A second advantage of attached single family housing is lifestyle-related. A 

growing number of empty-nesters and younger seniors want age-appropriate housing that 

provides amenities for older adult buyers, and offers a “no maintenance” option of ownership. 

This type of housing is often created with a homeowners association where mowing, snow 

removal and garbage services are part of a monthly or annual homeowner association fee. 

 

Rental Housing Market 
 

Other than Southview Senior Living, there are only two market rate rental properties in Gibbon;  

Amberfield Place and SunRae Apartments.  One is 24 years old and the other is 42.  However, 

both are full but leave a number of rental voids.  There currently are no three-bedroom units in 

town or senior rental options.   

 

There currently are no existing apartments that are designed to attract young professionals or 

young families in need of a temporary housing option while they pursue purchasing or building a 

home, and there are no newer apartments designed to meet the changing demographics and built 

with amenities to attract people to the community.   

 

As for senior housing-with-services, you are fortunate to have Southview Assisted Living but the 

community could also use independent senior housing-with-services and memory care units.  

 

Rental Housing Recommendations: 
 

With only two general occupancy, market rate rental properties located in town, both with 

affordable rents even though they are not subsidized,  the community could benefit from new 

rental options which could also help them keep residents in town and well as attract some to the 

community.  Due to the size of the community and the shortage of amenities in the community, 

they need to accept the fact they are a bedroom community and cater to that type of housing 

need.  The city needs to turn their attention to market rate general occupancy apartments that can 

attract families, young singles and seniors. 

 

At the present time there is no projected growth and in fact, projected downsizing.  To counter 

that, the city has to look at either attracting a private developer to construct a building by 

providing them incentives, or take the initiative to build it themselves.   
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To start with, the city should work to attract a, 6-8 unit market rate rental property with a mix of 

one, two and three bedroom units.  At a minimum, rents should be in the range of $595-$650 for 

a one-bedroom unit, $725-$800 for a two-bedroom unit and $850-$950 for a three-bedroom unit 

which will be necessary to attract renters to Gibbon. 

 

The community may wish to attract additional senior-targeted patio home and general occupancy 

townhome rentals in the range of 2-4 one and two bedroom twin homes which could be attractive 

to young couples or seniors.  Rents need to be in the range of $750 to $1,000.  

 

WINTHROP 

 

Single Family Home Market 
 

At the present time there are a limited number of single family home lots and town home lots 

available for building within the borders of Winthrop.  In order to create new housing, the city 

may wish to provide incentives to private developers to create new developments.  These 

incentives could range from free land to tax abatement to a reduction in city fees such as sewer 

and water accessibility charges, park dedication fees, or any other city fees.  If the city wants to 

retain current residents and attract others, there needs to be new housing introduced into the 

market. 

 

Over the past five years, median home values of houses sold, typically fell below $100,000 in 

value with the majority in the $80,000 range.  According to local Realtors, home sales within the 

city are improving but there is a need for additional inventory. In an effort to attract new housing 

into the community you may wish to consider pursuing a down payment assistance program 

and/or first time homebuyer program to help individuals qualify to purchase those homes.   

 

In an effort to improve the existing housing market and to increase property values, especially 

with 76% or 452 of your 594 homes valued at less than $100,000, the city should also pursue 

home fix-up funds and create training workshops so local residents know how to access those 

funds. 

 

Single Family Recommendations 
 

With 71 homes classified as dilapidated, 76 requiring major repair and 195 requiring minor 

repair, the best solution to improving housing may be to seek rehabilitation funding.  This is 

usually targeted toward a specific neighborhood in order to eliminate blight, but if there is a 

grouping of homes in need of major repair, it might be possible to receive some funding. 

 

The primary funding source for concentrated neighborhood rehabilitation programs is the Small 

Cities Development Program (SCDP), administered by the MN Department of Employment and 

Economic Development (DEED).  The City may also seek out buyer assistance in the form of 

loans/deferred loans through the Greater Minnesota Housing Fund (GMHF). 
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For homes requiring less rehabilitation, a home fix-up fund may be the option for providing 

home owners with low interest loans.  The best place to start would be discussions with the 

South Central Minnesota Multi-County HRA, the Southwest Minnesota Housing Partnership and 

the Minnesota Housing Finance Agency.  These resources should be aware of any potential 

programs you or your residents will be able to access. 

 

As for attracting new housing stock into the market, you should concentrate your efforts toward 

attracting moderately priced mid-range housing.  Here again, you may have to work with 

developers through incentives to make lots more affordable than the market currently has 

available.  You need to target completed homes including the price of the lot, near the $160,000-

$180,000 range. With a 10% down payment and interest at 4.25% the monthly payment on a 

$160,000 home would be $708 and on a $180,000 would be $797.  These would require an 

annual household income of $28,320 to $31,880 if a householder would spend no more than 30% 

of their income on their mortgage.  In reality, more and more households are spending in excess 

of 30% of their income on housing.  In Winthrop in 2016, 2.9% of homeowners spent between 

30% and 35% of their income on housing with 3.3% spending more than 35% of their income on 

housing.  These percentages are lower than normal and indicate the higher incomes and lower 

housing costs found in Winthrop. 

 

With the aging of the population, anything you can do to keep your current residents in the 

community is important.  While there will be discussion in the next section relative to rental 

patio homes, it is also essential that you work to attract a developer to build affordable patio 

homes, twin homes or townhomes for empty nesters and seniors.  If this does not occur, you will 

be losing your elderly housing segment to other communities. Twin homes and town houses 

generally represent a cost advantage in land, construction and infrastructure costs compared to 

detached houses.  A second advantage of attached single family housing is lifestyle-related. A 

growing number of empty-nesters and younger seniors want age-appropriate housing that 

provides amenities for older adult buyers, and offers a “no maintenance” option of ownership. 

This type of housing is often created with a homeowners association where mowing, snow 

removal and garbage services are part of a monthly or annual homeowner association fee. 

 

Rental Housing Market 
 

Presently three of the four interviewed apartment buildings in town have vacancies.  The market 

rate building has a two-bedroom vacancy; the subsidized building has a one-bedroom vacancy 

and the assisted living building has one vacancy.  All of these are most likely based on timing as 

units are being turned over.  There are no three-bedroom apartments in the community.   

 

According to employers, the majority feel a lack of or shortage of adequate housing does not 

have an impact on them being able to attract employees.  One felt there was a need for more 

rental housing and another felt there was an overall need for housing in general.  
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Winthrop has the lowest rental rate of the three cities and is more than 10% below the state 

average.  The city needs more quality rental housing.  Of the three cities, having the Good 

Samaritan Nursing Home and the Lodge, places Winthrop in the  best position to add 

independent and memory care senior housing to their overall housing mix.   

 

Subsidized housing is older and has limited amenities and is limited to low-income seniors.  

Single story patio homes would attract a number of higher-income empty-nester senior 

households. 

 

There currently are no existing apartments that are designed to attract young professionals or 

young families in need of a temporary housing option while they pursue purchasing or building a 

home, due to a shortage of three-bedroom units.  There also are no newer apartments designed to 

meet the changing demographics and built with amenities to attract people to the community.   

 

Rental Housing Recommendations: 
 

With no tax credit properties and only one rent-subsidized building meeting the needs of low 

income seniors and none for families, it appears the lower priced rental units meeting the needs 

of those households with lower incomes is being met by rental housing in basements, mobile 

homes and over commercial properties.  With a 17.1% rental rate, the city needs to attract both 

family and elderly market rate apartments.  It appears the need for affordable lower income 

rental housing is currently being met.  It’s the middle of the road rental housing that is most 

needed as well as high-end units. 

 

At a minimum the city should work to attract a 12-20 unit market rate rental property with a mix 

of one, two and three bedroom units and amenities including a community room, fitness center 

and garages.  Rents should be in the range of $650-$700 for a one-bedroom unit, $800-$850 for a 

two-bedroom unit and $950-$1000 for a three-bedroom unit which will provide the amenities 

necessary to attract renters to Winthrop. 

 

The community may wish to attract additional senior-targeted patio home and general occupancy 

townhome rentals in the range of  2-4 one and two bedroom twin homes with rents in the range 

of $800 to $1,200.  

 
Following are descriptions of single family home programs available through the Minnesota 

Housing Finance Agency and other agencies that you may wish to pursue. 
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MHFA Single Family Program Descriptions 

 

Homeownership Programs 
 

Start Up First-time Homebuyer Loan 
Start Up loans for first-time homebuyers offer affordable interest rates and down payment and 

closing cost assistance for eligible borrowers. The loans are originated by participating first 

mortgage lenders throughout the state. 

 

Mortgage Credit Certificate (MCC) 
The Mortgage Credit Certificate makes owning more affordable by allowing first-time 

homebuyers to claim 35% of the mortgage interest they pay each year as a federal income tax 

credit, reducing their taxes by up to $2,000 per year. The program also provides access to an 

affordable, fixed-rate home mortgage and the Minnesota Housing Monthly Payment Loan for 

down payment/closing costs. 

 

Step Up Repeat & Refinance Homebuyer Loan 
Step Up loans help existing homeowners refinance or purchase a new home. It offers affordable 

interest rates through a statewide network of approved lenders. 

  

Monthly Payment Loan 
The Monthly Payment Loan provides a loan of up to 5% of the purchase price or $5,000 

(whichever is greater) to cover down payment and/or closing costs. The loan has a ten-year term 

with low monthly payments. The loan is available to borrowers accessing the Start Up, MCC or 

Step Up programs.  

  

Deferred Payment Loan 
The Deferred Payment Loan provides a loan of up to a $4,500 loan to cover down payment 

and/or closing costs. There are no monthly payments and repayment is required at the time of 

sale or refinance. Income limits and other eligibility requirements apply. This option is only 

available through the Start Up program. 

 

HOME Homeowner Entry Loan Program (HOME HELP) 
HOME HELP is interest-free deferred funding to assist eligible homebuyers with down payment 

and closing costs.  Assistance is available to first-time buyers under Minnesota Housing’s Start 

Up program. 

 

Single Family Housing Direct Home Loans 

Also known as the Section 502 Direct Loan Program, this program assists low- and very-low-

income applicants obtain decent, safe and sanitary housing in eligible rural areas by providing 

payment assistance to increase an applicant’s repayment ability. Payment assistance is a type of 

subsidy that reduces the mortgage payment for a short time. The amount of assistance is 

determined by the adjusted family income. 
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Mutual Self-Help Housing Technical Assistance Grants 

Provides grants to qualified organizations to help them carry out local self-help housing 

construction projects. Grant recipients supervise groups of very-low- and low-income individuals 

and families as they construct their own homes in rural areas. The group members provide most 

of the construction labor on each other’s homes, with technical assistance from the organization 

overseeing the project. 

 

Rural Housing Site Loans 

Section 523 loans are used to acquire and develop sites only for housing to be constructed by the 

Self-Help method. Refer to RD Instruction 1944-I for more information about the Self-Help 

program. 

Section 524 loans are made to acquire and develop sites for low- or moderate-income families, 

with no restriction as to the method of construction.  Low-income is defined as between 50-80% 

of the area median income (AMI); the upper limit for moderate income is $5,500 above the low-

income limit. 

Home Improvement Programs 
 

Fix Up Loan Program (Fix Up) 
The Fix Up Loan Program finances below-market interest rate, fully-amortizing home 

improvement loans to low- and moderate-income homeowners to improve the livability and 

energy efficiency of their homes. 

  

Rehabilitation Loan Program 
The Rehabilitation Loan Program provides deferred loans at no interest to low-income 

homeowners to fund repairs directly affecting the safety, habitability, energy efficiency or 

accessibility of their homes. The program is administered by local agencies. 

 
Small Cities Development Program (SCDP) 
The Southwest Minnesota Housing Partnership, Inc. administers the Small Cities Development 

Program (SCDP) which provides funding assistance for low to moderate income home owners 

(below 80% of area median income) to complete needed repairs to their homes in a specific 

designated area of the community. SCDP funding typically covers 85-90% of construction costs 

up to $20,000. The loan terms are 0% interest, seven year forgivable loans. 

 

Community Development Programs 
 

Community Homeownership Impact Fund (Impact Fund) 
The Community Homeownership Impact Fund (formerly known as the Community 

Revitalization Fund or CRV) provides funding for developers and administrators of single-

family, owner-occupied affordable housing activity throughout the state.  Resources can be 

accessed through a competitive “Request for Proposal” process described on the Minnesota 

Housing website.  The Impact Fund is offered once a year in the spring. 

https://www.rd.usda.gov/files/1944i.pdf
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Emergency Homeowners' Loan Program (EHLP) 
The EHLP is a federal program which provides funds for counseling and mortgage payment 

relief for up to 24 months to eligible homeowners. As of the end of 2011, all eligibility 

determinations had been made. In accordance with federal law, the program is no longer 

accepting new applications. 

 

Habitat for Humanity Initiatives  
Minnesota Housing has provided funding to Habitat for Humanity to help provide loans at no 

interest to qualifying low-income homebuyers through Habitat affiliates in the state. 

  

Homeownership Education, Counseling, and Training (HECAT) 
HECAT provides financial support to eligible nonprofit organizations or public agencies offering 

pre-purchase education and counseling, foreclosure counseling and reverse mortgage counseling. 

Foreclosure counseling services are also federally funded through the National Foreclosure 

Mitigation Counseling program and the Making Home Affordable Outreach and Intake Project. 

 

Neighborhood Stabilization Program (NSP) 

The U.S. Department of Housing and Urban Development’s Neighborhood Stabilization 

Program (NSP) provides funds to states and local governments to acquire and redevelop 

foreclosed properties that might otherwise become sources of abandonment and blight. 

Minnesota Housing, as the HUD State Grantee, awarded its NSP1 and NSP3 funds to Minnesota 

cities and counties. 

 

Below is information on a number of rental housing programs from MHFA, Southwestern 

Minnesota Housing Partnership and the South Central Minnesota Multi-County HRA. 

 

Minnesota Housing Finance Agency (MHFA) 
 

Workforce Housing Development Program 

 

Overview 

 

The Workforce Housing Development Program targets communities in Greater Minnesota where 

a shortage of housing makes it difficult for businesses to attract the workers they need. 

 

This competitive grant program offers financial assistance to build market-rate residential rental 

properties for workers. Units of local government, nonprofits or the benefiting businesses must 

contribute $1 for every $2 provided by the program. Program grants provide up to 25 percent of 

the total project costs of a rental housing development. 
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Eligibility 
 

Cities located outside of the metro area with a population exceeding 500 residents or 

communities with a combined population of 1,500 residents located within 15 miles of a city or 

an area served by a joint county-city economic development authority (defined as Laws 1988, 

Chapter 516, section 1) are eligible to apply. Additional eligibility requirements include: 

o A vacancy rate of 5 percent or lower for at least the prior two years 

o One or more businesses located in the project area (or within 25 miles of the area) 

that employ 20 full time equivalent employees 

o A statement from participating businesses that a lack of housing makes it difficult 

to recruit and hire workers  

o The development must serve employees of the businesses in the project area  

 

Projects are selected on the basis of need, statewide economic impact, project financial plan and 

project readiness. Preference is given to areas with fewer than 18,000 people. 

Workforce Housing 

 

While affordability is not the issue, a shortage of units is a big issue that must be addressed.  

Even with the identified rents necessary for a developer to afford to build a new apartment in any 

of the three cities, most local employees could afford those required rents. 

 

When looking at the Workforce Housing Development Program requirements, The three cities 

have a population size that would qualify.  Two have had a vacancy rate below 5% the past three 

years and they have a number of businesses that stated they need affordable housing for their 

employees that have to live elsewhere due to a lack of affordable housing.  Additionally, the 

largest employers all employ more than 20 employees. 

 

Other Options 

 

The rehabilitation of older units can be one of the most cost-effective ways to maintain a supply 

of decent, safe and sanitary affordable housing. In addition to the SCDP-funded activities, other 

resources have recently become available for rental rehab. In 2011, the Minnesota Housing 

Finance Agency (MHFA) announced a new rental rehabilitation program for use in Greater 

Minnesota.   

 

You may wish to partner with the Southwest Minnesota Housing Partnership in Slayton.  Over 

the years, they have ventured into partnerships in surrounding communities.  You may also wish 

to pursue contacting developers from neighboring communities as well as local housing 

agencies.   
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Rental Rehabilitation Deferred Loan Program (RRDL) 
 

The Rental Rehabilitation Deferred Loan Program is a Minnesota Housing Finance Agency 

funded program providing 0%, deferred loans up to $25,000 per unit with a maximum of 

$300,000, to assist in the rehabilitation of small and medium sized affordable rental properties in 

greater Minnesota. Typical rehabilitation items include, but are not limited to, roofing, siding, 

windows, doors, HVAC, interior upgrades, energy efficiency, and health and safety items. The 

program is available in the entire SWMHP service area. 

 

South Central Minnesota Multi-County HRA 

 

HCV Rental Assistance Program  
Section 8 program will help pay rent for an income eligible family or individual. 

 
HCV Homeownership Program 

Assists first-time homeowners with their monthly homeownership expenses.  

 

Family Self-Sufficiency Program 
A work-incentive program for clients receiving rental assistance.               
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STATEMENT OF QUALIFICATIONS 
 
AdMark Resources is a housing market research firm located in Sartell, MN.  Since 1986, we 

have been involved in the analysis of well over 400 communities across the United States.  

Cities, Counties, HRAs, nursing homes, hospitals, EDAs and private developers have benefited 

from the professional services offered by our organization.  All of our studies have been accepted 

by lending institutions and governmental agencies as evidence of need for mortgage purposes.  

This includes such financing options as conventional financing, tax exempt mortgages, general 

obligation bonds, industrial revenue bonds, essential function bonds, Section 42 Tax Credits, 

USDA Rural Development financing and HUD financing as funneled through sixteen different 

states.  

 

In addition to the numerous individual housing studies we have conducted, we prepared a 15 

city, 3 county analyses of housing issues across northwestern Wisconsin, a 14 county analysis of 

Central Minnesota for the Central Minnesota Initiative Fund, and we served as consultants for a 

state-wide housing study for the Blandin Foundation. 

 

Specific staff that was involved in this analysis includes: 

 

Mike Schoenecker is president and founder of AdMark Resources.  He has been 

involved in the preparation of over 500 housing studies in the past thirty-one years.  In addition, 

he has been involved with the marketing and management of over 80 senior housing projects.  

He has spoken on housing market research to such groups as the Minnesota Chapter of the 

National Association of Housing and Redevelopment Officials, the Minnesota Association of 

Homes for The Aging, the Minnesota Multi-Housing Association, the Wisconsin Assisted Living 

Association the Northern Lakes Health Care Consortium and at the Minnesota Department of 

Trade and Economic Development Conference.  He has also been a presenter in three private 

state-wide housing presentations to hospital and nursing home administrators across Iowa as well 

as a recent regional housing conference conducted by Congressman Colin Peterson.   

 

Mike served on the Central Minnesota Regional Housing Advisory Board for the 

Minnesota Housing Finance Agency, is past board chair of the Good Shepherd Nursing Home 

Foundation and is a past executive board member of the Minnesota Board on Aging and a 

member of the Central Minnesota Affordable Housing Task Force.  
 

 

 

 

The conclusions reached in this analysis are based upon our present knowledge of the housing industry, results of our research 

and the conditions at the time of the study.  It assumes that information and numbers supplied to us are accurate and represent the 

true situation in the market study area.  The estimated results are based upon competent and efficient management and effective 

marketing and presume no significant change in the competitive position of the housing industry in the immediate area.  This 

study does not include the possible impact of governmental restrictions, zoning, environmental regulations, licensing 

requirements, financing interest rates or other such matters except as disclosed in this report.  This report has been prepared 

primarily for your use and guidance in determining the feasibility of the project in relation to its costs and for possible use in 

securing mortgage financing. 
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