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November 18, 2020

Mr. Jeremy Emmi

Coalition for Rochester Area Housing Director
Rochester Area Foundation

12 Elton Hills Drive NW

Rochester, MN 55901

Dear Mr. Emmi:

Attached is the Comprehensive Housing Needs Analysis for Olmsted County, Minnesota conducted by
Maxfield Research and Consulting, LLC. The study projects housing demand from 2020 through 2030
and provides recommendations on the amount and type of housing that could be built in Olmsted
County to satisfy demand from current and future residents over the next decade. The study identifies a
potential demand for over 18,000 new housing units through 2030. Demand was divided between gen-
eral-occupancy housing (71%) and age-restricted senior housing (29%).

Despite the COVID-19 pandemic, most real estate types have not been significantly affected to date.
The for-sale market median sales price continues to appreciate; however, supply is at an all-time low
and the vacant developed lot supply is dwindling. Although most senior housing operators are experi-
encing high vacancies because the pandemic; senior properties in Olmsted County have still maintained
vacancies below equilibrium. Finally, the rental market has been extremely active over the past decade
as nearly 5,000 new apartments have been delivered. Due to the influx of new product, vacancy rates
have risen as new supply has been added this past year. Market rate vacancies are over 11%; however,
after backing out new construction that was recently completed, vacancies drop to 5.2% among stabi-
lized properties. As a result, concessions have increased as landlords seek to attract and retain tenants.

Detailed information regarding recommended housing concepts can be found in the Recommendations
and Conclusions section at the end of the report.

We have enjoyed performing this study for you and are available should you have any questions or need
additional information.

Sincerely,

MAXFIELD RESEARCH AND CONSULTING, LLC

Matt Mullins Brian Smith
Vice President Research Associate

Attachment
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KEY FINDINGS

This section highlights the key findings from the Comprehensive Housing Needs Assessment
completed for Olmsted County. Calculations of projected housing demand are provided
through 2030 and recommendations for housing products to meet demand over the short-term
are found in the Conclusions and Recommendations section of the report.

Key Findings

1. Despite the COVID-19 pandemic, most housing product types have not seen a significant
change in demand to-date. Most rental properties have maintained strong rent collec-
tions; however due to the increase in supply and the pandemic landlords are incentiviz-
ing tenants to renew and are keeping rents in check. Property managers are also offer-
ing concessions to prospective tenants to sign new leases. At the same time senior
housing vacancy rates have stayed well below equilibrium contrary to most markets
across Minnesota and United States that are experiencing a swell of vacancies and
move-outs.

2. Population growth this past decade exceeded last decade (+23,638 persons); although
the number of new households was slightly lower than last decade (+8,083 households).
Projections for this decade estimate higher growth rates for both population and house-
holds. Olmsted County growth is exceptionally higher than the Southeast Minnesota re-
gion and State of Minnesota.

3. The aging baby boomer generation (ages 56 to 74 in 2020) is impacting the composition
of Olmsted County’s population. Younger seniors (ages 65 to 74) have exceptionally
high growth rates over the next five years (+22%). This shift will result in demand for
alternative housing products; both for-sale and rental housing types. At the same time,
there is strong growth in the older Millennial generation (+10%) that will be seeking
home ownership opportunities.

4. Olmsted County is a major job importer as the ratio of employed residents to jobs is
1.16; higher than Twin Cities Metro Area ratio of 1.04. Because Rochester is the em-
ployment hub in Southeastern Minnesota, there is a positive inflow of about 21,000
workers in the Olmsted County Market Area. Furthermore, the average wage in the
Olmsted County is nearly as high as the Metro Area (552,416 vs. $55,952) yet housing
costs in Olmsted County are more affordable when compared to the Metro Area.

5. Housing costs in Olmsted County have historically been lower than the Twin Cities
Metro Area, together with strong household incomes and wages, residents in Olmsted
County have historically received more housing value for their dollar than the Twin Cit-
ies. However, over the past five years the pricing spread has diminished as housing
costs in Rochester and Olmsted County have been creeping closer to housing costs in
the Twin Cities. Housing cost appreciation is contributed to several factors; including:
DMC investment from out-of-state real estate investors, high land costs in Downtown
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10.

Rochester, supply constraints from the for-sale market compared to the previous dec-
ade, lack of production builders, and regulatory fees. Collectively, the aforementioned
factors together with challenges in land, labor, and materials has contributed to rising
housing costs.

The overall rental vacancy rate in the Olmsted County Market Area is 4.4% (excluding
properties in initial lease up). Rental vacancy rates are extremely low among affordable
rental housing (2.8%) and subsidized rental housing (1.2%) products. Due to the strong
velocity of new construction market rate apartments, the vacancy rate has risen to
about 5% for stabilized properties. A review of over 8,400 market rate units found
about 71% of units were NOAH (Naturally Occurring Affordable Housing) units afforda-
ble to household earning 60% or less of AMI. Emphasis should be on preserving these
units as they are the bulk of the affordable housing supply in the Olmsted County Mar-
ket Area.

The senior housing market is well-poised considering the COVID-19 pandemic that has
had a major impact on many senior housing developments across the country. Age-re-
stricted senior properties maintain exceptionally low vacancy rates indicating pent-up
demand for new senior housing product. Demand is highest for both market rate and
affordable active adult and independent service options.

After the Great Recession and hitting rock bottom in 2010, single-family housing values
have risen 56% from a median resales price of $161,600 in 2010 to $252,000 in 2019.
Over the past five years, the resales price in the Olmsted County Market Area has expe-
rienced 35% growth compared to 16% from 2010 to 2015. However, inventory is at an
all-time low and it’s a very competitive market for buyers seeking entry-level product
under $300,000.

Although housing demand has not been significantly impacted by COVID-19, the pan-
demic is having direct and indirect effects on the housing market. As employees have
transitioned to working from home, there is greater emphasis on spending more time at
home and an importance on healthy living and cleanliness. This has resulted in housing
with more dedicated spaces for home offices, flex space, schooling, fitness room, etc.
while incorporating more natural light, outdoor spaces, and access to the outdoors (pa-
tios, decks, etc.). Home buyers are also trading location for more square footage and
affordability by locating further from their place of employment. There is also a prefer-
ence toward new construction and the new home market has been strong in 2020 and
builders have not kept the pace with demand.

The new construction market continues to face hurdles in producing homes priced un-
der $300,000 as builders are unable to pencil-out this price point given today’s develop-
ment and regulatory costs. Therefore, new construction caters to move-up and execu-
tive buyers; while entry-level homes are serviced by the existing housing stock or new
townhome construction. New construction production has not kept with demand as it
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is significantly lower than last decade prior to the Great Recession. Finally, the finished
developed lot inventory is dwindling, and new lots need to be platted to meet future de-
mand.
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Demographic Analysis

e The strongest percentage growth occurred between 1990 and 2000. Olmsted County’s pop-
ulation grew by 17,807 people (16.5%) and continues through the 2010 as the population
gained another 21,068 people (16%). Growth for the County is projected to remain strong
as the population is projected to increase by 23,638 (15.5%) by 2020.

e The majority of the growth in Olmsted County can be attributed to the growth in the City of
Rochester. Approximately 81% of all population growth in the Olmsted County Market Area
occurred in the City of Rochester between 2010 and 2020.

e Olmsted County is estimated to experience continued strong growth during this decade.
Manxfield Research projects that Olmsted County will grow by 27,400 persons (16.4%) and
by about 11,597 households (17.6%) between 2020 and 2030.

e The 65 to 74 age cohort is estimated to have the greatest percentage growth increasing by
3,517 people (+24%) from 2020 to 2025. The growth in this age cohort can be primarily at-
tributed to the baby boom generation aging into their young senior years.

e |n 2020, the median household income in the Olmsted County Market Area was estimated
to be $79,432 and is projected to climb 13% to $89,785 by 2025. The Olmsted County
Analysis Area’s median income is on pass with the Twin Cities Metro Area’s 2020 median
income of $81,390. The 2020 Olmsted County income is 30% higher when compared to
2013.

Median Household Income by Age of Householder

s 2013 vs. 2020
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e Within the Olmsted County Market Area, the Rochester Fringe submarket had the highest
median household income in 2020, at $111,543 (29% higher than the Olmsted County Mar-
ket Area median), followed by the North Submarket at $99,350. More modest incomes
were found in the East (575,511) and Stewartville Submarkets ($71,662).

e Overall, roughly 67% of the Olmsted County Market Area’s renter households reside in the
City of Rochester. The East submarket has the second highest proportion of renters in the
Market Area at 20.4%, followed closely by the Stewartville submarket at 19.8%.

e Although black or African American families comprise roughly 4% (6% in the City of Roches-
ter) of the population in the county, there is a significant disparity in equity compared to
the white population (90% in Olmsted County, 88% in Rochester). The following disparities
are present in Olmsted County:

e Home Ownership
White households — 77%
Asian Alone — 59.5%
Black/African American households — 22%
e Median HH income:
White households - $91,359
Asian Alone - $80,380
Black/African American households - $31,786

Housing Characteristics

® Between 2011 and 2019, about 9,350 housing units were permitted resulting in roughly
1,040 units annually. Approximately 42% of these units were single-family while the re-
maining 58% were in multifamily structures. Compared to the 2013 study, where 4,904
units (700 units annually) were permitted from 2004 to 2010. During that period, only 24%
were multifamily vs. 76% single family; a reversal this decade.

e The greatest percentages of homes built in the Olmsted County Market Area were built in
the 2000s, which comprised nearly 20% of the entire housing stock. However, the vast ma-
jority of these housing units were constructed in the first half of the decade before the
housing market decline after the peak in 2005/2006. Production was substantially lower
after the peak as the percentage of lender-mediated properties spiked.

e The dominant housing type is the single-family detached home, representing 86% of all
owner-occupied housing units in the Olmsted County Market Area.

e Approximately 67% of the Olmsted County Market Area’s homeowners have a mortgage.
Nationally, about 70% of U.S. homeowners have a mortgage on their property. About 15%
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of homeowners with mortgages in the Olmsted County Market Area also have a second
mortgage and/or home equity loan.

e The median contract rent in the Olmsted County Market Area was estimated at $808.
Based on a 30% allocation of income to housing, an income of $32,320 would be needed to
afford the median rent.

Employment Trends

e Solid job growth is expected between 2020 and 2030 in Southeast Minnesota. The South-
east Minnesota planning region is projected to experience a 5% gain (12,721 jobs) during
the decade. In comparison, employment in the Twin Cities Metro Area is projected to expe-
rience a 7% gain (120,569 jobs) during the decade.

e The Education and Health Services industry was the largest employment sector in Olmsted
County, providing 52,068 jobs in 2019 (52% of the total). The Trade, Transportation and
Utilities sector was the next largest sector with 13,459 workers (13% of the total jobs).

e Approximately 97,065 persons are employed in Olmsted County; however, the Olmsted
County workforce is about 81,385 persons resulting in a positive net inflow of about 15,680
jobs. The rural Olmsted County submarkets have a combined outflow of about -15,200
jobs; while Rochester has a positive inflow of nearly 30,640 jobs.

e Since the 2013 study, unemployment rates have been steadily declining and have histori-
cally been lower than the State of Minnesota and the Nation. Since the onset of the pan-
demic in March of 2020, Olmsted has experienced a significant rise in unemployment due to
the mandated shutdown early on and the continued limitations put on businesses in certain
industries (i.e. food, entertainment, etc.). Olmsted County reached a high unemployment
rate of 9.8% in May 2020 which was even higher the State of Minnesota. Since May how-
ever, unemployment rates have been steadily declining and as of September 2020, Olmsted
County has fallen to 4.5%.
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Rental Housing Market Analysis

e Maxfield Research surveyed nearly 165 general occupancy rental properties with over
11,000 total units. Our competitive inventory identified an overall 9.5% vacancy rate
among the general occupancy rental product (market rate, affordable, and subsidized) as of
2nd Quarter 2020. However, this vacancy rate declines to 4.4% when subtracting all the
newest rental properties that are in the initial lease-up and have been delivered recently.
The following are vacancy rates by type;

All Properties Excluding Initial Lease-up

O Market Rate

= Rochester 11.3% 5.2%

=  QOlmsted County 10.9% 5.1%
0 Affordable

=  Rochester 6.2% 2.8%

= QOlmsted County 6.1% 2.8%
0 Subsidized

=  Rochester 1.0% --

= Olmsted County 1.2% --

e Of the surveyed buildings (12 units or larger), there have been 31 new market rate general
occupancy rental buildings constructed since the 2013 study in the Olmsted County Market
Area delivering a total of 3,250 units over the time period. That is triple the development
over the previous decade. Nearly half of the supply of general occupancy market rate hous-
ing inventoried has been developed since 2010.

e Market rate rents have increased substantially, and newly developed units have been fo-
cused on studio and one-bedrooms targeting smaller household sizes. The majority of
these smaller units are located in the core DMC/TOD area. The target market for these
units are professional single and roommate renters that work at the Mayo Clinic along with
short-term patient renters and their families.

2020 Study 2013 Study % Rent
Bedrooms % of Units Avg. Rent % of Units Avg. Rent Change
Studio 8.3% $1,047 3.4% $555 89%
1BR 33.8% $1,136 29.1% $802 42%
2BR 43.4% $1,296 49.5% $963 35%
3BR 11.1% $1,552 16.5% $1,156 34%
4BR 1.6% $1,510 1.5% $1,536 -2%
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e Although rents have seen a significant increase, 71.5% of surveyed market rate units are af-
fordable at or below 60% of AMI based on MHFA/HUD income guidelines. Additionally,
22% of the units are affordable at 80% of AMI leaving only 6.5% of the units affordable at
100% of AMI or higher. These units are “Naturally Occurring Affordable Housing or NOAH”
and emphasis should be on preserving their affordability.

e OQutside of Rochester, most of the other communities in the Olmsted County Market Area
lack newer, contemporary rental housing options and have strong demand for newer rental
concepts. New rental housing can be developed immediately in these communities as va-
cancy rates are below equilibrium and rental housing inventory is limited.

Market Rate Rental Overall Average Rent
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e Market rate rents in Olmsted County overall have increased 31% since 2013; or just under
4% annually. Rising rents are contributed to a variety of factors, including: record delivery
of newer luxury rentals, lack of new home construction, rising home prices, and a strong lo-
cal economy. The Rochester submarket is the leading driver of increased rental rates.
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Affordable Rental Overall Average Rent
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Affordable rents in Olmsted County have increased 37% since 2013, 4.6% annually. As with
market rate development, the new affordable projects built in Rochester have been con-
structed mainly at 60% AMI which has driven up the overall average rent for affordable
products.

Senior Housing Market Analysis

Maxfield Research surveyed 35 senior housing facilities located in the Olmsted County Mar-
ket Area with a total of 1,410 units. Combined, the overall vacancy for senior projects is
3.5%. Generally, healthy senior housing vacancy rates range from 5% to 7% depending on
service level. This vacancy rate indicated pent-up demand; especially during the COVID-19
pandemic where most senior housing properties are experiencing higher vacancy rates.

There is a total of 893 units within fourteen affordable/subsidized senior projects. As of 2"
Quarter 2020, there were 10 units vacant (1.1% vacancy rate), indicating pent-up demand
for affordable/subsidized senior rental units. Market equilibrium is typically at 3% or in-
come-restricted senior housing products.

Olmsted County Market Area has a total of 13 assisted living facilities with 594 units and a
vacancy rate of 5.4%. However, St. Charles Assisted Living has twelve out of the thirty-two
total vacancies. Excluding St. Charles Assisted Living, the vacancy rate is 3.4%. Equilibrium
for assisted living is considered 7%; indicating a tight assisted living market in the Olmsted
County Market Area.
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For-Sale Housing Market Analysis

e Olmsted County’s resale values between 2015 and 2019 experienced a slightly higher
growth rate than the Twin Cities Metro Area. Over this time, Olmsted County’s median re-
sale value increased by 35% ($181,000 to $244,000), while the Twin Cities Metro Area re-
sale price increased by 28% ($224,900 to $288,000).

e When compared to the Metro Area, Olmsted County median sales prices have been below
that of the Metro Area over the past several years (15% lower on average). Ramsey County
in the Metro Area however, had a lower median resale price than Olmsted County in 2017
and 2018. However, the housing costs gap between Olmsted County and the Twin Cities
has been shrinking as Olmsted County pricing is appreciating at a faster pace.

e Rochester accounts for approximately 81% of all resales in the Olmsted County Market
Area. Because of the high percentage of resales, the median resale price in Rochester mir-
rors the Olmsted County Market Area total each year.

e The percentage of lender-mediated sales has decreased substantially since the Great Reces-
sion and has declined to minimal levels in 2019. Lender-mediated sales in Olmsted County
trend lower than the Metro Area and as of 2019 accounted for only 0.3% of all resales. Alt-
hough the pandemic has impacted many households economically, most homeowners have
substantial equity in their homes hence another wave of foreclosures like last decade is not

projected.
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e The median resale price of single-family homes in Olmsted County was 50% higher in 2019
when compared to the 2013 study. The multifamily resales price experienced similar appre-
ciation at 45% higher in 2019 when compared to 2013. The increasing appreciation of
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home prices is having a significant effect on many first-time homebuyers as home prices are
increasing faster than inflation and wage growth.

The median list price in the Olmsted County Market Area is approximately $357,000
($379,900 for single-family homes and $279,900 for multifamily homes). The median sale
price is generally a more accurate indicator of housing values in a community than the aver-
age sale price. Average sale prices can be easily skewed by a few very high-priced or low-
priced home sales in any given year, whereas the median sale price better represents the
pricing of a majority of homes in a given market.

Inventory (i.e. homes for sale) has been extremely low over the past five years; resulting in
a tight market of homes for sale for buyers. Inventory is tightest for homes priced under
$300,000 where competition if fierce and multiple offers are common. As a result,

Maxfield Research inventoried nearly 150 subdivisions marketing with about 1,800 vacant
lots. However, based on historic new construction volumes and demand the lot supply is
only 3-years deep. As a result, new platted lots will be needed immediately to meet future
demand.

Special Needs

e Asthe population ages, the proportion of those in the population with a defined disabil-
ity increase. Among the population under 18, 4.5% had a disability. The proportion of
the population with a disability rose to 7.9% for the 18 to 64 age cohort and jumps to
29.1% for the population over age 65.

e There are 221 licenses for Home and Community Based Services in Olmsted County. Of
the 221 licenses, 62 were listed as Home and Community Based Services, 146 were
listed as Home and Community Based Services — Community Residential Setting, 10
were licensed Home and Community Based — Day Services Facility and three were Home
and Community Based Services — Residential Services Facility.

Planned & Pending Housing Developments

There are approximately 1,500 housing units in the development pipeline either under con-
struction, planned, or pending. About 85% of the housing units inventoried are located in
the City of Rochester. In addition, about 80% of the units are for rental housing (48% mar-
ket rate and 32% affordable).
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Housing Affordability

e Across all market rate rental units, about 38% of existing renters can afford the market rate
monthly rents in Rochester without being cost burdened (i.e. spending more than 30% of
income on housing). Due to lower rents outside of Rochester, 53% of existing renters can

afford the market rents.

e About 19% of Olmsted County Market Area households have household incomes less than
$35,000. Persons earning less than $35,000 could afford a home value of up to $131,246.
About 5% of all active listings in the Olmsted County Market Area are affordable to persons

earning less than $35,000.

Housing Demand Analysis

e Based on our calculations, demand exists in the Olmsted County Analysis Area for the fol-
lowing general occupancy product types between 2020 and 2030:

0 Market rate rental
Affordable rental
Subsidized rental
For-sale single-family
For-sale multifamily

O O OO

2,999 units
1,274 units
762 units

5,623 units
2,017 units

e In addition, we find demand for multiple senior housing product types. By 2030, demand in
the Olmsted County Analysis Area for senior housing is forecast for the following:

0 Active adult ownership

Active adult market rate rental
Active adult affordable

Active adult subsidized
Independent Living

Assisted Living

Memory Care

O O O0OO0OO0Oo

859 units
1,461 units
1,063 units
40 units
772 units
738 units
477 units

Detailed demand calculations and recommendation by submarket are provided in more detail
in the recommendations and conclusions section of the report.
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e General occupancy rental housing development surpassed demand calculated from the
2013 study while for-sale housing production was slightly lower (-7%) than 2013 demand.
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e Senior housing production been severely low compared to projections from the 2013 study.

Active adult development was nearly non-existent while service-based product was about
40% of the overall 2013 demand. As a result, senior housing demand is even stronger to-

day given the lack of production in recent years.
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Purpose and Scope of Study

Maxfield Research and Consulting, LLC. was engaged by the Olmsted County to conduct a Com-
prehensive Housing Needs Analysis for Olmsted County, Minnesota. The Housing Needs Analysis
provides recommendations on the amount and types of housing that should be developed in
order to meet the needs of current and future households who choose to reside in the County.

The scope of this study includes:

e an analysis of the demographic growth trends and characteristics of the County to 2030;

e an assessment of current housing characteristics in the County;

e an analysis of the for-sale housing market in the County;

e an analysis of the rental housing market in the County;

e an analysis of the senior housing market in the County;

e an analysis of the special needs housing market in the County;

e an estimate of the demand for all types of housing in the County from 2020 to 2030; and

e recommendations of appropriate housing concepts to meet current and future needs of
County residents.

Methodology

During the course of the study a number of resources were utilized to obtain information in the
analysis. The primary data and information sources include the following:

° U.S. Census Bureau; American Community Survey

° Minnesota Department of Employment and Economic Development (DEED)
° United States Department of Housing and Urban Development (HUD)

° ESRI

° CoStar

° Regional Multiple Listing Service of Minnesota (MLS)

o Olmsted County

. City staff from communities across Olmsted County

° Longitudinal Employer-Household Dynamics (LEHD)

° Minnesota Geospatial Commons

o Minnesota Housing Finance Agency (MHFA)

° Novogradac

° Phone calls/emails from property owners/managers, realtors, brokers, develop-

ers, employers, among others, etc.
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Overview of Market Area

For purposes of the housing analysis, the Olmsted County Market Area (i.e. Market Area or
“MA”) was divided into six submarkets; Byron, East, North, Rochester, Rochester Fringe, and
Stewartville. Subsequent data in the housing analysis is illustrated by submarket and county-
wide. The chart below defines each submarket by geography. The maps on Page 18 and 19 vis-
ually illustrates the regional location of Olmsted County compared to the State of Minnesota
and the overall Market Area and submarkets.

OLMSTED COUNTY MARKET AREA
-- Submarket Geographies --

| EAST SUBMARKET | | ROCHESTER FRINGE SUBMARKET | | NORTH SUBMARKET |
Townships Cities Townships Cities Townships Cities

Dover Chatfield (All)* Cascade - Farmington Oronoco

Elmira Dover Haverhill New Haven Pine Island (All)***
Eyota Eyota Marion Oronoco

Orion St. Charles (All)** Rochester

Pleasant Grove

Quincy

Viola
| BYRON SUBMARKET | |  STEWARTVILLE SUBMARKET | | ROCHESTER SUBMARKET
Townships Cities Townships Cities Townships Cities

Kalmar Byron High Forest Stewartville - Rochester

Salem Rock Dell

Areas to be included OUTSIDE of Olmsted County

Chatfield* Partially in Olmsted and Fillmore County
Saint Charles** Located in Winona county
Pine Island*** Partially in Olmsted and Goodhue county

City of Rochester Quadrants

The map of page 19 provides a look at the City of Rochester and the four quadrants of which we
have segmented. The quadrant boundaries are defined by Center Street (east/west) and
Broadway Avenue (north/south). While the scope of this county-wide housing analysis did not
include a detailed demographic and demand breakdown of these Rochester quadrants, we did
provide further detailed competitive rental housing (G.O. and Senior) information based on
these quadrants in the Rental Housing and Senior Housing Analysis section. The map also
shows an overlay of Census Tracts. As the map shows, the Census Tracts do not line up with the
city boundaries or the segmented quadrants.
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Destination Medical Center

The Destination Medical Center (DMC) is planned to transform Rochester into a worldwide des-
tination for medical care. The DMC is projected to bring 35,000 to 45,000 new jobs over the
next few decades that would result in tremendous economic impact to Olmsted County and the
region. At the end of 2016 private investment in the DMC district exceeded the $200 million
threshold as required by the State of Minnesota. As a result, the State of Minnesota is able to
release state DMC funds towards public infrastructure in the City of Rochester. It is estimated
that more than S5 billion in private investments will be created over the next 20 years.

The map on page 20 provides a view of the DMC area of Rochester with an overlay of Census
Tracts along with the segmented quadrants. As shown, the DMC covers a portion of eight Cen-
sus Tracts and is included within all four quadrants. A detailed analysis of the DMC district was
not included in the scope of this county-wide housing analysis.

Rochester TOD (Transportation Oriented Development) Corridor

The map on Page 21 shows the proposed circulator route (TOD Corridor) as proposed by the
City of Rochester. The proposed four-mile rapid transit line that will run along 2" Street SW
and South Broadway Avenue. A team of SB Friedman, Skidmore, Owings & Merrill, and
Maxfield Research and Consulting completed a transit-oriented development (TOD) planning
study in August 2020 for the City of Rochester. The study provided a comprehensive analysis of
transit-supportive land uses and economic development opportunities along the proposed
rapid transit line. A portion of the study was a market assessment to forecast development po-
tential within the TOD. While TOD analysis was beyond the scope of this comprehensive hous-
ing analysis for the county, Maxfield Research has provided detailed findings for rental proper-
ties within the TOD corridor in the rental section of the report. A full detailed report including
focused demographics and development strategies related to the TOD corridor can be accessed

through the completed market analysis provided by SB Friedman visa the following link
https://www.rochestermn.gov/home/showdocument?id=29040.
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Regional Location
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Olmsted County Market Area Submarket Map
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City of Rochester Census Tract and Quadrant Map

MAXFIELD RESEARCH AND CONSULTING, LLC

19



PURPOSE & SCOPE

Rochester DMC Area/Census Tracts/Quadrant Map
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Rochester TOD (Transportation Oriented Development) Corridor
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Introduction

This section of the report examines factors related to the current and future demand for both
owner- and renter-occupied housing in Olmsted County, Minnesota. It includes an analysis of
population and household growth trends and projections, projected age distribution, house-
hold income, household types, household tenure, and net worth in the Olmsted County Market
Area. Areview of these characteristics will provide insight into the demand for various types of
housing in the County.

The Destination Medical Center (DMC) is planned to transform Rochester into a worldwide des-
tination for medical care. The DMC is projected to bring 35,000 to 45,000 new jobs over the
next few decades that would result in tremendous economic impact to Olmsted County and the
region. At the end of 2016 private investment in the DMC district exceeded the $200 million
threshold as required by the State of Minnesota. As a result, the State of Minnesota is able to
release state DMC funds towards public infrastructure in the City of Rochester. It is estimated
that more than S5 billion in private investments will be created over the next 20 years. Un-
doubtable the DMC will affect future housing needs in Olmsted County and beyond; however, it
is too premature to estimate to what extent due to the current COIVD-19 pandemic.

It is important to note that this study was completed during the COVID-19 pandemic. Demo-
graphic estimates and projections were calculated in the 1%t Quarter 2020 before any major
shutdowns ensued. It is unclear how this pandemic will affect population and household
growth in the short term and through 2030. If the pandemic were to persist for an extended
period of time beyond 2021, we would anticipate that the population and household growth
may be lower than projected.

Population and Household Growth from 1990 to 2030

Tables D-1 and D-2 presents the population and household growth of each submarket in the
Olmsted County Market Area. Data from 1990 to 2010 is based on the U.S. Census. Estimates
for 2018 and projections through 2030 are based on information from the Minnesota Depart-
ment of Administration and ESRI (a national demographics service provider) and adjusted by
Maxfield Research based on local trends.

Population

e The strongest percentage growth occurred between 1990 and 2000. Olmsted County’s pop-
ulation grew by 17,807 people (16.5%) and continues through the 2010 as the population
gained another 21,068 people (16%). Growth for the County is estimated to remain strong
as the population is projected to increase by 23,638 (15.5%) by 2020.

MAXFIELD RESEARCH AND CONSULTING, LLC 22
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POPULATION AND HOUSEHOLD GROWTH TRENDS AND PROJECTIONS

TABLE D-1

OLMSTED COUNTY MARKET AREA

1990 - 2030
MN State Change
Census || pemo Est. | [ Estimate | | Forecast | 2000-2010 2010-2020 2020-2030

POPULATION
Olmsted County Market Area 112,450 131,048 152,116 165567 175754 188,982 203,350 | 21,068 16.1%|| 23,638 155%| 27,596 15.7%
Olmsted County 106,470 124,277 144,048 157,486 __ 167,500 __ 180,630 _ 194,900 | 19,971 16.1%|| 23,252 16.1%|| 27,400 16.4%
Byron Submarket 4,768 5,757 7,046 7,971 8,575 9208 10,106 | 1,289 22.4%|| 1529 217%|| 1531 17.9%
East Submarket 10411 11,323 12,759 13,158 13,439 13,78 14,152 | 1,436  12.7% 680  5.3% 713 53%
North Submarket 6,618 7,180 8,411 8,913 9,223 9754 10355 | 1,231 17.1% 812 97%| 1,132 123%
Rochester Fringe 13,781 13,859 9,592 10,161 10,640 11,186 11,767 | -4267 -30.8%|| 1,048 109%| 1,127 10.6%
Rochester Submarket 70,745 85806 106,769 117,444 125776 136457 148,046 | 20,963 24.4%|| 19,007 17.8%|| 22,270 17.7%
Stewartville Submarket 6,127 7,123 7,539 7,920 8,101 8,501 8,924 416 5.8% 562 7.5% 823 10.2%
Rochester MSA* 162,722 184,740 206,877 219,882 221,679 226,681 229,749 | 22,137 12.0%|| 14,802 7.2%|| 8070 3.6%
Southeast MN Region® 420,004 460,002 494,684 510,781 508,663 511,457 511,341 | 34,582  7.5%|| 13,979 2.8%|| 2678 05%
Minnesota 4,375,099 4,919,479 5303925 5,629,416 5,670,102 5,909,800 6,159,631 | 384,446  7.8%|| 366,177  6.9%|| 489,529 8.6%

Olmsted County Market Area 42,323 50,386 60,176 66,432 69,771 74,521 80,992 9,790 19.4% 9,595 15.9% 11,221 16.1%
Olmsted County 40,058 47,807 57,080 63,203 66,054 71,217 77,651 9,273  19.4% 8,974 15.7% 11,597 17.6%
Byron Submarket 1,590 1,996 2,629 3,016 3,275 3,588 3,938 633  31.7% 646  24.6% 663 20.2%
East Submarket 3,721 4,223 4,861 5,069 5,206 5,375 5,555 638 15.1% 345 7.1% 349 6.7%
North Submarket 2,325 2,631 3,209 3,434 3,547 3,770 4,027 578  22.0% 338  10.5% 480 13.5%
Rochester Fringe 4,651 4,806 3,512 3,751 3,983 4,236 4,508 -1,294  -26.9% 471 13.4% 525 13.2%
Rochester Submarket 27,913 34,116 43,025 48,044 50,492 54,093 59,300 8,909 26.1% 7,467 17.4% 8,808 17.4%
Stewartville Submarket 2,123 2,614 2,940 3,118 3,268 3,459 3,664 326 12.5% 328  11.2% 396 12.1%
Rochester MSA* 60,704 70,732 81,907 88,450 88,900 91,950 93,500 11,175 15.8% 6,993 8.5% 4,600 5.2%
Southeast MN Region” 155,422 174,764 193,690 202,911 208,100 210,250 211,000 18,926 10.8% 14,410 7.4% 2,900 1.4%
Minnesota 1,647,853 1,895,127 2,087,227 2,221,628 2,238,428 2,329,078 2,423,400 | 192,100 10.1%|| 151,201 7.2%|(| 184,972 8.3%

PERSONS PER HOUSEHOLD

*Rochester MSA includes the following counties: Olmsted, Dodge, Fillmore, and Wabasha.
ASoutheast MN Region includes the following counties: Dodge, Fillmore, Freeborn, Goodhue, Houston, Mower, Olmsted, Rice, Steele, Wabasha, and Winona.

Olmsted County Market Area 2.66 2.60 2.53 2.49 2.52 2.54 2.51
Olmsted County 2.66 2.60 2.53 2.49 2.54 2.54 2.51
Byron Submarket 3.00 2.88 2.68 2.64 2.62 2.59 2.57
East Submarket 2.80 2.68 2.62 2.60 2.58 2.56 2.55
North Submarket 2.85 2.73 2.62 2.60 2.60 2.59 2.57
Rochester Fringe 2.96 2.88 2.73 2.71 2.67 2.64 2.61
Rochester Submarket 2.53 2.52 2.48 2.44 2.49 2.52 2.50
Stewartville Submarket 2.89 2.72 2.56 2.54 2.48 2.46 2.44
Rochester MSA* 2.68 2.61 2.53 2.49 2.49 2.47 2.46
Southeast MN Region” 2.70 2.63 2.55 2.52 244 2.43 2.42
Minnesota 2.66 2.60 2.54 2,53 2,53 2.54 2.54

Sources: US Census Bureau; MN State Demographic Center; ESRI; Maxfield Research & Consulting, LLC
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Olmsted County Historic Population
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e The majority of the growth in Olmsted County can be attributed to the growth in the City of
Rochester. Approximately 85% of all population growth in the County occurred in the City
of Rochester between 1990 and 2000.

e Olmsted County’s population base grew from 124,277 people to 144,248 people between
2000 and 2010 (19,971 people, 16%). The majority of the growth occurred during the first
half of the decade. Growth slowed during the late 2000s due to the housing downturn.
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* Decrease in population in the Rochester Fringe occurred due to annexation into the City of Rochester
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e In comparison, the Olmsted County Market Area’s population grew by 18,598 people
(16.5%) between 1990 and 2000. From 2000 to 2010, the Olmsted County Market Area’s
base grew 21,068 people, 16%).

Historic Population (Rochester)
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e The Rochester submarket experienced the largest percentage growth between 1990 and
2000 (21%) and grew by 24% between 2000 and 2010. In addition, the Byron submarket in-
creased significantly between 1990 and 2000 (21%) and grew by 22% between 2000 and
2010.

Households

e Household growth trends are typically a more accurate indicator of housing needs than
population growth since a household is, by definition, an occupied housing unit. However,
additional demand can result from changing demographics of the population base, which
results in demand for different housing products.

e Olmsted County added 9,273 households during the 2000s (19%), increasing its household
base to 57,080 households as of 2010.

e Approximately 96% of the growth between 2000 and 2010 occurred in the Rochester sub-
market.

e The Rochester Fringe submarket experienced a substantial decline between 2000 and 2010,
decreasing its household base by 1,294 households (-27%). This was in part due to annexa-
tion agreements.
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e Household growth rates outpaced population growth in Olmsted County. Olmsted County’s

population increased 16% compared to a 19% increase in households between 2000 and

2010. This is the result of fewer persons in each household, caused by demographic and so-
cial trends such as couples delaying marriage, an increasing senior base, and couples’ deci-
sions to have fewer children or no children at all.
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e Olmsted County is estimated to experience continued strong growth during the next dec-

ade. Maxfield Research projects that Olmsted County will grow by 23,252 persons (16.0%)

and by about 8,974 households (16%) between 2010 and 2020. In addition, Olmsted
County is projected to grow by 27,400 persons (17%) and 11,597 households (16%) be-

tween 2020 and 2030.
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Olmsted County Population Trends
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e In comparison, the Olmsted County Market Area is projected to grow by roughly 23,640
persons (15.5%) and 9,600 households (16%) between 2010 and 2020. By 2030, the Market
Area is projected to grow by 27,598 persons (17%) and 11,222 households (15%).

e Since households are occupied housing units, the projected growth of approximately 11,600
households in Olmsted County this decade would need to be achieved with an equal num-
ber of available units to accommodate the new household growth.

Olmsted County Household Trends
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e Population and household growth are apparent in most cities within the Olmsted County
Market Area. However, there has been a few townships that experienced a decline from
1990 to 2010 and we expect this trend to continue for some rural townships through 2030.
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2020 Submarket Population
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2020 County Subdivision Population
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2020 Submarket Households
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Population Change 2020 to 2030
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Household Change 2020 to 2030

MAXFIELD RESEARCH AND CONSULTING, LLC

32



DEMOGRAPHIC ANALYSIS

Household Size

Household size is calculated by dividing the number of persons in households by the number of
households (or householders). Nationally, the average number of people per household has
been declining for over a century; however, there have been sharp declines starting in the
1960s and 1970s. Persons per household in the U.S. were about 4.5 in 1916 and declined to 3.2
in the 1960s. Over the past 50 years, it dropped to 2.57 as of the 2000 Census. However, due
to the economic recession this trend has been temporarily halted as renters and laid-off em-
ployees “doubled-up” which increased the average U.S. household size to 2.59 as of the 2010
Census.

The declining household size has been caused by many factors, including: aging, higher divorce
rates, smaller family sizes, demographic trends in marriage, etc. Most of these changes have
resulted from shifts in societal values, the economy, and improvements in health care that have
influenced how people organize their lives. Table D-4 and the following charts shows house-
hold size in each submarket in the Olmsted County Market Area.

e In 2010, the average household size ranged between 2.48 (Rochester Fringe submarket) and
2.73 (Rochester submarket). In Olmsted County Market Area overall, the average house-
hold size was 2.53.

e By 2030, the average household size in Olmsted County Market Area is projected to de-
crease to 2.51.

TABLE D-2
AVERAGE HOUSEHOLD SIZE
OLMSTED COUNTY MARKET AREA

U.S. Census | | Estimate || Projection

1990 || 2000 || 2010 || 2020 || 2030
Byron 3.00 2.88 2.68 2.62 2.57
East 2.80 2.68 2.62 2.58 2.55
North 2.85 2.73 2.62 2.60 2.57
Rochester 2.96 2.88 2.73 2.67 2.61
Rochester Fringe 2.53 2.52 2.48 2.49 2.50
Stewartville 2.89 2.72 2.56 2.48 2.44
Olmsted County 2.66 2.60 2.53 2.54 2.51
Olmsted County Market Area 2.66 2.60 2.53 2.52 2.51
State of Minneosta 2.66 2.60 2.54 2.53 2.54

Source: Maxfield Research & Consulting, LLC
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Average Household Size: 1990 - 2030
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Age Distribution Trends

Table D-3 shows the distribution of persons within nine age cohorts for the six submarkets in
the Olmsted County Market Area in 2000 and 2010 with estimates for 2020 and projections for
2025. Table D-3 also shows the distribution of persons for Olmsted County and the Olmsted
County Market Area. The 2000 and 2010 age distribution are from the U.S. Census Bureau.
Maxfield Research derived the 2020 estimates and 2025 projections by adjustments made to
data obtained from ESRI and local trends. The following are key points from the table.

In 2010, the largest adult cohort in the Olmsted County Market Area was 45 to 54, totaling
23,253 people (15% of the total population). Mirroring trends observed across the Nation,
the aging baby boomer generation is substantially impacting the composition of County’s
population. Born between 1946 and 1964, these individuals comprised the age groups 45
to 54 and 55 to 64 in 2010. As of 2010, baby boomers accounted for an estimated 26% of
Olmsted County Market Area’s population.

The social changes that occurred with the aging of the baby boom generation, such as
higher divorce rates, higher levels of education, and lower birth rates has led to a greater
variety of lifestyles than existed in the past — not only among the baby boomers, but also
among their parents and children. The increased variety of lifestyles has fueled demand for
alternative housing products to the single-family homes. Seniors, in particular, and middle-
aged persons tend to do more traveling and participate in more activities than previous
generations, and they increasingly prefer maintenance-free housing that enables them to
spend more time on activities outside the home.
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The 45 to 54 age group was the largest adult age cohort with 23,253 people (15%) followed
closely by the 25 to 34-year-old age group with 23,120 people (15%).

Olmsted County Market Area’s population of 18 to 34-year olds, which consists primarily of
renters and first-time homebuyers, increased by 17% between 2000 and 2010, and is esti-
mated to have increased (6%) between 2010 and 2020. This increase help fuel some of the
demand for newer rental units and starter homes over the decade.

The 55 to 64 age cohort is estimated to have the greatest percentage growth increasing by
5,970 people (36%) from 2010 to 2020. The growth in this age cohort can be primarily at-
tributed to the trailing edge of the baby boom generation aging into their young senior
years.

As Baby Boomers continue to age, growth from 2020 to 2025 will be strongest among the
older age cohorts. Growth of those 65 and older will account for 47% of the Market Area’s
projected population increase over the next five years. The 65 to 74 age group is projected
to experience the highest numerical increase gaining 3,517 people (35%) and the 75 to 84
age cohort projected to grow by the highest percentage of 35.5% (2,209 people).

The population in the 35 to 44 age group is projected to grow by 2,519 people (13%) by
2025. The under 18 age cohort is projected to experience the second highest numerical
gain of 2,933 (8%).

Population Age Distribution
Olmsted County Market Area
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Change in Population by Age
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TABLE D-3
POPULATION AGE DISTRIBUTION
OLMSTED COUNTY MARKET AREA
2000 to 2025
Number of People
U.S. Census Estimate | | Projection Change
2000 2010 ﬁ h 2000-2010 2010-2025
Byron No. No. No. Pct. No. Pct.
Under 18 1,805 1,981 2,128 2,229 176 8.9 248 12.5
18to 24 471 485 694 714 14 2.9 229 47.2
25to 34 696 889 1,058 1,293 193 21.7 404 455
35to 44 1,129 979 1,192 1,268 -150 -15.3 289 29.5
45to 54 747 1,226 1,169 1,155 479 39.1 -71 -5.8
55to 64 523 763 1,202 1,225 240 31.5 462 60.5
65 to 74 228 489 725 875 261 53.4 386 79.0
75 to 84 126 186 333 437 60 32.3 251 134.8
85+ 32 48 75 102 16 33.3 54 113.2
Total 5,757 7,046 8,575 9,298 1,289 18.3 2,252 32.0
East No. No. No. No. No. Pct. No. Pct.
Under 18 3,214 3,538 3,443 3,530 324 9.2 -8 -0.2
18 to 24 905 868 981 924 -37 -4.3 56 6.4
25to 34 1,393 1,618 1,629 1,651 225 13.9 33 2.0
35to 44 1,878 1,677 1,725 1,838 -201 -12.0 161 9.6
45to 54 1,434 1,906 1,665 1,584 472 24.8 -322 -16.9
55 to 64 860 1,374 1,796 1,684 514 37.4 310 22.5
65to 74 749 848 1,246 1,474 99 11.7 626 73.8
75to 84 646 599 634 781 -47 -7.8 182 30.4
85+ 244 331 319 321 87 26.3 -10 -2.9
Total 11,323 12,759 13,439 13,786 1,436 11.3 1,027 8.0
North No. No. No. No. No. Pct. No. Pct.
Under 18 2,014 2,207 2,147 2,247 193 8.7 40 1.8
18to 24 496 515 573 555 19 3.7 40 7.9
25to 34 740 930 1,037 1,044 190 20.4 114 12.3
35to 44 1,353 1,046 1,168 1,329 -307 -29.3 283 27.0
45to 54 1,102 1,581 1,216 1,207 479 30.3 -374 -23.6
55 to 64 650 1,058 1,467 1,353 408 38.6 295 27.9
65to 74 418 601 1,020 1,262 183 304 661 110.0
75 to 84 299 318 430 582 19 6.0 264 83.0
85+ 108 155 165 174 47 30.3 19 12.5
Total 7,180 8,411 9,223 9,754 1,231 14.6 1,343 16.0
Rochester No. No. No. No. No. Pct. No. Pct.
Under 18 22,112 26,470 30,651 33,209 4,358 16.5 6,739 25.5
18to 24 7,830 8,845 9,695 10,645 1,015 115 1,800 20.4
25to 34 13,891 18,080 17,972 18,836 4,189 23.2 756 4.2
35to 44 14,734 13,425 18,013 19,799 -1,309 9.8 6,374 47.5
45to 54 10,754 15,107 14,244 15,308 4,353 28.8 201 1.3
55to 64 6,634 11,235 15,141 14,844 4,601 41.0 3,609 32.1
65to 74 4,686 6,773 11,062 13,178 2,087 30.8 6,405 94.6
75to 84 3,543 4,538 6,024 7,342 995 21.9 2,804 61.8
85+ 1,622 2,296 2,975 3,296 674 29.4 1,000 43.6
Total 85,806 106,769 125,776 136,457 20,963 19.6 29,688 27.8

CONTINUED
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TABLE D-3 Continued
POPULATION AGE DISTRIBUTION
OLMSTED COUNTY MARKET AREA
2000 to 2025
Number of People
U.S. Census Estimate | | Projection Change
2000 2010 ﬁ m 2000-2010 2010-2025
Rochester Fringe No No No. No. No. Pct. No. Pct.
Under 18 4,129 2,332 2,343 2,358 -1,797 -77.1 26 1.1
18to 24 814 602 749 662 -212 -35.2 60 10.0
25to 34 1,191 603 1,010 1,102 -588 -97.5 499 82.7
35to 44 2,778 1,032 1,147 1,332 -1,746 -169.2 300 29.0
45 to 54 2,374 2,302 1,560 1,390 -72 -3.1 -912 -39.6
55 to 64 1,484 1,575 2,016 1,896 91 5.8 321 204
65to 74 735 789 1,213 1,578 54 6.8 789 100.0
75 to 84 271 296 476 706 25 8.4 410 138.5
85+ 83 61 125 163 -22 -36.1 102 167.2
Total 13,859 9,592 10,640 11,186 -4,267 -44.5 1,594 16.6
Stewartville No. No. No. No. No. Pct. No. Pct.
Under 18 2,115 2,032 1,987 2,092 -83 -4.1 60 2.9
18to 24 555 564 659 621 9 1.6 57 10.1
25to 34 955 1,000 1,173 1,238 45 4.5 238 23.8
35to 44 1,192 963 1,008 1,156 -229 -23.8 193 20.0
45 to 54 851 1,131 982 961 280 24.8 -170 -15.0
55 to 64 656 772 1,013 986 116 15.0 214 27.7
65to 74 361 613 698 798 252 41.1 185 30.2
75 to 84 254 285 397 454 31 10.9 169 59.3
85+ 184 179 182 196 -5 -2.8 17 9.3
Total 7,123 7,539 8,101 8,501 416 5.5 962 12.8
Olmsted County No. No. No. No. No. Pct. No. Pct.
Under 18 35,533 36,440 40,566 43,424 907 2.5 6,984 19.2
18to 24 8,506 11,307 12,702 13,521 2,801 24.8 2,214 19.6
25to 34 18,043 22,018 22,929 24,032 3,975 18.1 2,014 9.1
35to 44 21,990 18,182 23,089 25,558 -3,808 -20.9 7,376 40.6
45 to 54 16,471 22,166 19,998 20,744 5,695 25.7 -1,422 -6.4
55 to 64 10,342 16,002 22,037 21,160 5,660 354 5,158 32.2
65to 74 6,729 9,587 14,972 18,411 2,858 29.8 8,824 92.0
75 to 84 4,643 5,795 7,696 9,835 1,152 19.9 4,040 69.7
85+ 2,020 2,751 3,512 3,944 731 26.6 1,193 43.4
Total 124,277 144,248 167,500 180,630 19,971 13.8 36,382 25.2
Olmsted Co. MA No. No. No. No. No. Pct. No. Pct.
Under 18 35,389 38,560 42,700 45,636 3,171 8.2 7,076 18.4
18 to 24 11,071 11,879 13,351 14,082 808 6.8 2,203 18.5
25to 34 18,866 23,120 23,984 25,093 4,254 18.4 1,973 8.5
35to 44 23,064 19,122 24,156 26,674 -3,942 -20.6 7,552 39.5
45to 54 17,262 23,253 20,900 21,622 5,991 25.8 -1,631 -7.0
55 to 64 10,807 16,777 23,051 22,080 5,970 35.6 5,303 31.6
65to 74 7,177 10,113 15,719 19,237 2,936 29.0 9,124 90.2
75to 84 5,139 6,222 8,109 10,318 1,083 17.4 4,096 65.8
85+ 2,273 3,070 3,818 4,241 797 26.0 1,171 38.2
Total 131,048 152,116 175,754 188,982 21,068 13.8 36,866 24.2
Sources: U.S. Census Bureau; ESRI; Maxfield Research & Consulting, LLC.
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TABLE D-4
RACE BY HOUSEHOLDS
OLMSTED COUNTY MARKET AREA
2010 & 2018
Native A -
. Black or African American Indian or ative awal'lz?n or ., Two or More
White Alone A ) Other Pacific Asian Alone Some Other Race
American Alone Alaska Native Alone Races Alone
Islander Alone

2010 2018 2010 2018 2010 2018 2010 2018 2010 2018 2010 2018 2010 2018
Number
Byron 2,578 2,863 13 14 1 0 0 0 21 39 8 0 8 0
East 4,748 4,871 7 11 10 0 0 0 37 35 38 49 21 19
North 3,142 3,280 12 12 3 0 3 0 22 47 5 3 22 9
Rochester 37,725 39,574 1,913 2,576 80 107 14 50 2,262 2,724 564 374 467 540
Rochester Fringe 3,367 3,552 19 28 7 0 2 0 84 102 12 16 21 16
Stewartville 2,904 3,048 11 3 3 0 0 0 7 0 5 0 10 17
Olmsted County 51,468 54,066 1,966 2,632 98 107 18 50 2,398 2,903 604 417 528 595
Olmsted Market Area 54,464 57,188 1,975 2,644 104 107 19 50 2,433 2,947 632 442 549 601
Percent of Total
Byron 98.1% 98.2% 0.5% 0.5% 0.0% 0.0% 0.0% 0.0% 0.8% 1.3% 0.3% 0.0% 0.3% 0.0%
East 97.7% 97.7% 0.1% 0.2% 0.2% 0.0% 0.0% 0.0% 0.8% 0.7% 0.8% 1.0% 0.4% 0.4%
North 97.9% 97.9% 0.4% 0.4% 0.1% 0.0% 0.1% 0.0% 0.7% 1.4% 0.2% 0.1% 0.7% 0.3%
Rochester 87.7% 86.1% 4.4% 5.6% 0.2% 0.2% 0.0% 0.1% 5.3% 5.9% 1.3% 0.8% 1.1% 1.2%
Rochester Fringe 95.9% 95.6% 0.5% 0.8% 0.2% 0.0% 0.1% 0.0% 2.4% 2.7% 0.3% 0.4% 0.6% 0.4%
Stewartville 98.8% 99.3% 0.4% 0.1% 0.1% 0.0% 0.0% 0.0% 0.2% 0.0% 0.2% 0.0% 0.3% 0.6%
Olmsted County 90.2% 89.0% 3.4% 4.3% 0.2% 0.2% 0.0% 0.1% 4.2% 4.8% 1.1% 0.7% 0.9% 1.0%
Olmsted Market Area 90.5% 89.4% 3.3% 4.1% 0.2% 0.2% 0.0% 0.1% 4.0% 4.6% 1.1% 0.7% 0.9% 0.9%
Sources: U.S. Census Bureau; Maxfield Research & Consulting, LLC
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Race and Ethnicity

The race and ethnicity of the population shows the diversity for each submarket in the Olmsted
County Market Area. Tables D-4 (on the previous page) and D-5 present race and ethnicity data
in 2010 and 2018 (American Community Survey).

e “Whites” comprise the largest proportion of the population in every submarket. In 2018,
the Rochester submarket is estimated to have the lowest percentage (86%) and the Stew-
artville submarket had the highest (99%).

e While “Whites” is estimated to have remained the largest race category in 2018, it repre-
sented a smaller proportion of total population decreasing from 90% in 2010 to 89%.

e “Native Hawaiian or Other Pacific Islander Alone” experienced a large estimated percentage
growth between 2010 and 2018, increasing 178% (32 people). “Black or African American
Alone” is estimated to have had the largest numerical growth increasing by an estimated
666 households (34%).

TABLE D-5
ETHNICITY
OLMSTED COUNTY MARKET AREA
2010 & 2018
Not Hi i
Hispanic or Latino ° |$|?an|c or
Latino

2010 2018 2010 2018
Number
Byron 120 127 6,926 7,667
East 450 227 12,309 12,648
North 148 74 8,263 8,553
Rochester 5,508 6,665 101,261 107,248
Rochester Fringe 147 221 9,445 9,588
Stewartville 95 187 7,444 7,950
Olmsted County 6,081 7,402 138,167 145,663
Olmsted Market Area 6,468 7,501 145,648 153,654
Percent of Total
Byron 1.7% 1.6% 98.3% 98.4%
East 3.5% 1.8% 96.5% 98.2%
North 1.8% 0.9% 98.2% 99.1%
Rochester 5.2% 5.9% 94.8% 94.1%
Rochester Fringe 1.5% 2.3% 98.5% 97.7%
Stewartville 1.3% 2.3% 98.7% 97.7%
Olmsted County 4.2% 4.8% 95.8% 95.2%
Olmsted Market Area 4.3% 4.7% 95.7% 95.3%
Sources: U.S. Census Bureau; Maxfield Research & Consulting, LLC
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e Although “Hispanics or Latinos” comprised only about 5% of the estimated population in
2018, there was a 22% increase between 2010 and 2018. Over the last decade, the “His-
panic or Latino” population grew substantially by 105.5% between 2000 and 2010.

e It should be noted that one must select their race as well as whether one is of Hispanic/La-
tino origin. Since people self-identify their racial classification, there may be confusion on
the part of some people about what category most accurately describes their race. Some
people may choose to self-identify using their ethnicity as their race. The increasing diver-
sity of the nation will likely result in some confusion over these figures for some time.

Household Income by Age of Householder

The estimated distribution of household incomes of each of the submarkets within the Olmsted
County Market Area for 2020 and 2025 are shown in Tables D-6. The data was estimated by
Maxfield Research based on income trends provided by ESRI. The data helps ascertain the de-
mand for different housing products based on the size of the market at specific cost levels.

The Department of Housing and Urban Development defines affordable housing costs as 30% of
a household’s adjusted gross income. For example, a household with an income of $50,000 per
year would be able to afford a monthly housing cost of about $1,250. Maxfield Research uti-
lizes a figure of 25% to 30% for younger households and 40% or more for seniors, since seniors
generally have lower living expenses and can often sell their homes and use the proceeds to-
ward rent payments.

A generally accepted standard for affordable owner-occupied housing is that a typical house-
hold can afford to pay 3.0 to 3.5 times their annual income on a single-family home. Thus, a
$50,000 income would translate to an affordable single-family home of $150,000 to $175,000.
The higher end of this range assumes that the person has adequate funds for down payment
and closing costs, but also does not include savings or equity in an existing home which would
allow them to purchase a higher priced home.

e In 2020, the median household income in the Olmsted County Market Area was estimated
to be $79,432 and is projected to climb 13% to $89,785 by 2025.

e Within the Olmsted County Market Area, the Rochester Fringe submarket had the highest
median household income in 2020, at $111,543 (29% higher than the Olmsted County Mar-
ket Area median), followed by North at $99,350. Lower incomes were found in East
(575,511) and Stewartville (571,662).

e The City of Rochester had an overall median income of $76,418 in 2020. This was about 4%
lower than the Olmsted Market Area.
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e As households age through the lifecycle, their household incomes tend to peak in their late
40s and early 50s which explains why most upscale housing is targeted to persons in this
age group. This trend is apparent in the Olmsted County Market Area as households in the

45 to 54 age group have a median household income of $101,575.

e With a household income of $79,432, a household could afford a monthly housing cost of
about $1,986, based on an allocation of 30% of income toward housing.

TABLE D-6
HOUSEHOLD INCOME BY AGE OF HOUSEHOLDER
BYRON SUBMARKET
(Number of Households)
2020 & 2025
Age of Householder
mm | 2534 3544 4ssaf 5564 af 75+
2020
Less than $15,000 64 5 7 4 9 10 13 16
$15,000 to $24,999 125 4 12 12 15 26 21 35
$25,000 to $34,999 136 9 22 11 12 19 22 42
$35,000 to $49,999 238 20 48 26 29 32 27 56
$50,000 to $74,999 643 34 109 79 94 142 126 60
$75,000 to $99,999 497 10 84 98 116 117 63 9
$100,000 to $149,999 937 12 147 282 201 187 78 30
$150,000 to $199,999 368 5 60 74 95 82 37 15
$200,000+ 269 3 25 49 70 68 38 15
Total 3,275 102 514 634 641 682 425 277
Median Income 595,894 556,302 590,737 $108,657 $107,118 598,796 576,101 546,246
2025
Less than $15,000 47 6 3 6 3 10 15
$15,000 to $24,999 98 3 11 7 10 15 18 34
$25,000 to $34,999 116 8 19 8 7 11 19 45
$35,000 to $49,999 204 18 43 17 18 21 24 64
$50,000 to $74,999 598 33 106 64 74 113 131 77
$75,000 to $99,999 503 12 101 94 106 106 74 10
$100,000 to $149,999 1,131 18 212 318 206 211 113 54
$150,000 to $199,999 524 8 96 98 120 113 58 31
$200,000+ 367 4 34 61 84 90 64 30
Total 3,588 108 628 668 630 683 511 361
Median Income 5106,011 562,825 103,669 $113,986 $116,604 $111,552 591,612 554,970
Change - 2020 to 2025
Less than $15,000 -17 -1 -2 -1 -3 -6 -3 -1
$15,000 to $24,999 -27 -1 -1 -5 -5 -10 -4 -1
$25,000 to $34,999 -21 -1 -4 -3 -5 -8 -4 4
$35,000 to $49,999 -34 -3 -5 -9 -11 -11 -2 7
$50,000 to $74,999 -45 -1 -3 -15 -20 -29 5 18
$75,000 to $99,999 6 3 17 -4 -10 -11 11 1
$100,000 to $149,999 194 6 65 35 5 24 35 24
$150,000 to $199,999 156 2 36 25 25 30 21 16
$200,000+ 99 1 10 12 13 22 26 15
Total 313 6 114 34 -11 1 85 84
Median Income 510,117 56,523 $12,932 $5,329 59,486 $12,756 $15,511 58,724
Sources: ESRI; Maxfield Research & Consulting, LLC
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TABLE D-6
HOUSEHOLD INCOME BY AGE OF HOUSEHOLDER
EAST SUBMARKET
(Number of Households)
2020 & 2025
Age of Householder
lmm | 2534 3544  4ssa] 5564 a]  75+]
2020
Less than $15,000 359 25 45 31 39 67 53 100
$15,000 to $24,999 340 21 32 30 31 54 53 121
$25,000 to $34,999 363 19 46 33 29 40 55 143
$35,000 to $49,999 456 33 76 48 49 69 74 107
$50,000 to $74,999 1,063 37 184 156 173 230 197 86
$75,000 to $99,999 813 13 127 161 191 194 106 21
$100,000 to $149,999 1,170 21 173 354 225 226 124 48
$150,000 to $199,999 365 9 57 71 98 83 34 12
$200,000+ 277 2 34 52 70 81 33 6
Total 5,206 178 774 934 905 1,045 727 643
Median Income S75,511 545,325 S$75,634 $100,630 590,357 581,284 563,728 31,214
2025
Less than $15,000 295 22 34 25 26 45 44 99
$15,000 to $24,999 279 16 23 21 20 36 45 118
$25,000 to $34,999 316 14 35 29 18 27 48 146
$35,000 to $49,999 394 28 62 42 32 46 68 116
$50,000 to $74,999 981 37 166 137 134 182 211 114
$75,000 to $99,999 789 13 122 154 170 172 129 29
$100,000 to $149,999 1,403 27 211 411 244 248 184 78
$150,000 to $199,999 542 15 86 109 126 116 63 27
$200,000+ 376 2 44 68 91 104 58 9
Total 5,375 172 783 995 860 978 851 735
Median Income 586,754 553,373 587,781 5$105,823 $103,814 596,200 576,273 $35,447
Change - 2020 to 2025
Less than $15,000 -64 -3 -10 -6 -13 -22 -8 -2
$15,000 to $24,999 -61 -5 -9 -9 -11 -17 -7 -3
$25,000 to $34,999 -46 -5 -10 -4 -11 -13 -6 3
$35,000 to $49,999 -62 -5 -14 -5 -17 -23 -6 9
$50,000 to $74,999 -82 1 -19 -19 -39 -48 14 28
$75,000 to $99,999 -24 -0 -5 -7 -21 -22 23 8
$100,000 to $149,999 232 6 37 57 19 22 60 30
$150,000 to $199,999 177 6 28 38 28 33 29 15
$200,000+ 99 -0 11 16 20 23 25 3
Total 169 -6 9 61 -45 -66 124 92
Median Income $11,243 58,048 512,147 $5,193 513,457 514,916 512,545 54,233
Sources: ESRI; Maxfield Research & Consulting, LLC
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TABLE D-6
HOUSEHOLD INCOME BY AGE OF HOUSEHOLDER
NORTH SUBMARKET
(Number of Households)
2020 & 2025
Age of Householder
lmm | 2534 3544  4ssa] 5564 a]  75+]
2020
Less than $15,000 197 12 20 22 23 31 40 49
$15,000 to $24,999 206 9 16 13 18 33 49 67
$25,000 to $34,999 188 7 22 16 14 31 45 53
$35,000 to $49,999 214 11 30 21 23 30 45 54
$50,000 to $74,999 528 17 80 64 74 122 119 51
$75,000 to $99,999 455 1 71 85 77 119 89 12
$100,000 to $149,999 939 14 121 205 217 206 136 41
$150,000 to $199,999 397 4 48 102 89 98 41 16
$200,000+ 423 4 49 72 112 123 53 10
Total 3,547 80 458 601 648 791 616 353
Median Income 599,350 550,463 595,032 $112,761 $114,993 5104,768 $77,295 536,559
2025
Less than $15,000 151 10 13 16 18 14 31 49
$15,000 to $24,999 168 6 11 9 11 20 40 69
$25,000 to $34,999 158 4 16 11 9 19 39 60
$35,000 to $49,999 191 10 27 19 16 18 42 60
$50,000 to $74,999 501 18 69 61 59 94 130 69
$75,000 to $99,999 438 1 63 81 70 98 107 18
$100,000 to $149,999 1,078 18 133 239 217 203 198 70
$150,000 to $199,999 559 63 145 112 120 76 36
$200,000+ 527 3 59 96 127 133 88 21
Total 3,770 78 455 676 639 719 751 452
Median Income 5108,450 558,430 5$106,560 $122,872 $124,987 S$117,865 595,719 546,245
Change - 2020 to 2025
Less than $15,000 -46 -2 -7 -7 -6 -16 -9 -0
$15,000 to $24,999 -38 -3 -5 -4 -7 -13 -9 2
$25,000 to $34,999 -30 -3 -7 -5 -5 -12 -5 7
$35,000 to $49,999 -22 -1 -3 -3 -8 -12 -2 6
$50,000 to $74,999 -27 0 -11 -3 -15 -28 11 18
$75,000 to $99,999 -17 0 -8 -5 -7 -21 18 5
$100,000 to $149,999 139 3 12 34 0 -3 61 30
$150,000 to $199,999 162 3 15 43 23 22 35 20
$200,000+ 104 -1 10 24 15 10 35 11
Total 223 -3 -3 75 -9 -72 135 99
Median Income $9,100 57,967 511,528 510,111 59,994 513,097 518,424 59,686
Sources: ESRI; Maxfield Research & Consulting, LLC
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TABLE D-6
HOUSEHOLD INCOME BY AGE OF HOUSEHOLDER
ROCHESTER FRINGE SUBMARKET
(Number of Households)
2020 & 2025
Age of Householder
lmm | 2534 3544  4ssa] 5564 a]  75+]
2020
Less than $15,000 102 2 9 9 9 22 17 35
$15,000 to $24,999 97 3 9 10 11 22 16 27
$25,000 to $34,999 132 4 16 8 10 17 34 44
$35,000 to $49,999 253 12 35 27 26 43 61 51
$50,000 to $74,999 556 10 74 60 76 136 100 99
$75,000 to $99,999 549 4 65 86 80 161 126 27
$100,000 to $149,999 930 7 99 163 216 271 132 42
$150,000 to $199,999 556 3 57 114 123 169 75 15
$200,000+ 807 4 41 119 246 253 112 31
Total 3,983 49 404 596 798 1,094 673 369
Median Income 111,543 556,518 597,262 5124,412 140,232 $121,411 595,646 $54,922
2025
Less than $15,000 79 1 7 6 5 14 14 34
$15,000 to $24,999 76 2 6 9 7 14 13 27
$25,000 to $34,999 114 3 13 6 7 8 31 47
$35,000 to $49,999 229 9 28 24 17 29 58 64
$50,000 to $74,999 536 12 65 59 50 100 116 134
$75,000 to $99,999 519 4 62 82 62 123 148 40
$100,000 to $149,999 1,006 11 111 186 194 256 178 70
$150,000 to $199,999 747 5 83 157 137 198 129 38
$200,000+ 930 4 53 149 223 264 175 63
Total 4,236 49 427 678 702 1,004 860 516
Median Income 122,669 570,588 5$110,511 $137,519 $152,342 5138,826 $110,512 563,388
Change - 2020 to 2025
Less than $15,000 -23 -1 -2 -3 -4 -8 -3 -1
$15,000 to $24,999 -21 -1 -3 -1 -4 -8 -3 0
$25,000 to $34,999 -18 -1 -3 -2 -3 -9 -3 4
$35,000 to $49,999 -24 -3 -7 -3 -8 -14 -3 13
$50,000 to $74,999 -20 2 -10 -1 -26 -36 16 35
$75,000 to $99,999 -30 -0 -3 -4 -19 -38 22 13
$100,000 to $149,999 76 4 12 23 -22 -15 46 29
$150,000 to $199,999 191 2 26 43 14 29 54 23
$200,000+ 123 -0 12 29 -23 10 62 32
Total 253 1 22 82 -96 -90 187 147
Median Income S$11,126 514,070 513,249 $13,107 $12,110 S$17,415 514,866 58,466
Sources: ESRI; Maxfield Research & Consulting, LLC
MAXFIELD RESEARCH AND CONSULTING, LLC 46



DEMOGRAPHIC ANALYSIS

TABLE D-6
HOUSEHOLD INCOME BY AGE OF HOUSEHOLDER
ROCHESTER SUBMARKET
(Number of Households)
2020 & 2025
Age of Householder
lmm | 2534 3544  4ssa] 5564 a]  75+]
2020
Less than $15,000 3,394 314 629 440 338 499 450 724
$15,000 to $24,999 3,539 340 598 403 283 470 508 937
$25,000 to $34,999 3,471 311 753 456 329 370 455 796
$35,000 to $49,999 4,659 347 987 708 516 623 676 803
$50,000 to $74,999 9,629 417 1,825 1,571 1,439 1,871 1,494 1,013
$75,000 to $99,999 7,297 258 1,348 1,522 1,244 1,527 983 416
$100,000 to $149,999 10,701 261 1,901 2,931 2,084 1,972 990 563
$150,000 to $199,999 3,922 67 611 926 958 833 356 172
$200,000+ 3,878 47 498 851 955 891 461 177
Total 50,492 2,361 9,149 9,809 8,144 9,057 6,373 5,599
Median Income 576,418 543,151 570,896 595,888 598,022 584,466 566,122 540,243
2025
Less than $15,000 2,767 297 426 357 264 340 400 683
$15,000 to $24,999 3,108 318 452 341 228 351 502 916
$25,000 to $34,999 3,249 305 624 410 272 301 467 870
$35,000 to $49,999 4,441 364 880 653 456 502 688 898
$50,000 to $74,999 9,927 497 1,795 1,547 1,395 1,659 1,759 1,276
$75,000 to $99,999 7,583 325 1,376 1,545 1,236 1,366 1,177 558
$100,000 to $149,999 12,668 369 2,267 3,420 2,371 2,029 1,343 869
$150,000 to $199,999 5,561 107 908 1,298 1,302 1,034 598 313
$200,000+ 4,789 61 639 1,047 1,117 965 678 282
Total 54,093 2,643 9,368 10,619 8,640 8,547 7,611 6,665
Median Income 584,964 551,280 582,544 5$103,782 $106,319 594,352 574,803 549,238
Change - 2020 to 2025
Less than $15,000 -627 -17 -203 -83 -74 -159 -50 -40
$15,000 to $24,999 -432 -22 -146 -63 -55 -119 -6 -21
$25,000 to $34,999 -222 -6 -129 -46 -57 -69 11 73
$35,000 to $49,999 -218 16 -106 -55 -59 -121 12 95
$50,000 to $74,999 298 80 -30 -24 -44 -212 264 263
$75,000 to $99,999 286 67 29 23 -8 -162 195 142
$100,000 to $149,999 1,966 108 366 489 287 57 353 306
$150,000 to $199,999 1,639 41 297 372 345 202 242 141
$200,000+ 911 15 141 196 162 74 218 106
Total 3,601 282 219 809 497 -510 1,238 1,066
Median Income 58,546 58,129 511,648 57,894 58,297 59,886 58,681 58,995
Sources: ESRI; Maxfield Research & Consulting, LLC
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TABLE D-6
HOUSEHOLD INCOME BY AGE OF HOUSEHOLDER
STEWARTVILLE SUBMARKET
(Number of Households)
2020 & 2025

Age of Householder

mmmmm—

2020

Less than $15,000 236 16 40 24 29 44 38 45
$15,000 to $24,999 163 7 17 11 12 21 32 62
$25,000 to $34,999 285 16 49 23 24 32 50 90
$35,000 to $49,999 433 28 87 52 54 63 70 79
$50,000 to $74,999 568 34 121 79 92 115 82 46
$75,000 to $99,999 453 13 85 80 108 99 51 17
$100,000 to $149,999 768 17 141 225 158 125 63 39
$150,000 to $199,999 241 4 42 45 72 50 21 6
$200,000+ 121 1 18 22 29 33 15 3

Total 3,268 137 600 561 579 582 423 387
Median Income 571,662 550,454 570,926 $101,090 591,335 77,888 554,745 534,438

2025

Less than $15,000 179 13 30 18 21 25 31 42
$15,000 to $24,999 136 5 15 10 9 15 25 56
$25,000 to $34,999 253 15 42 21 15 26 45 91
$35,000 to $49,999 383 24 73 46 40 51 66 83
$50,000 to $74,999 571 35 122 82 74 105 94 58
$75,000 to $99,999 465 16 90 85 97 92 62 24
$100,000 to $149,999 941 20 177 269 178 138 93 67
$150,000 to $199,999 355 6 67 75 91 69 36 11
$200,000+ 175 1 25 34 39 44 27 5

Total 3,459 134 640 641 563 564 479 438
Median Income 584,643 $55,328 584,039 $105,573 $104,230 589,568 567,461 539,195

Change - 2020 to 2025

Less than $15,000 -56 -4 -10 -7 -8 -19 -6 -3
$15,000 to $24,999 -28 -2 -3 -1 -3 -7 -7 -6
$25,000 to $34,999 -31 -2 -7 -3 -10 -6 -5 1
$35,000 to $49,999 -50 -4 -14 -6 -14 -12 -5
$50,000 to $74,999 3 2 1 4 -18 -10 12 12
$75,000 to $99,999 12 2 5 6 -11 -7 10 7
$100,000 to $149,999 174 2 36 44 20 13 30 28
$150,000 to $199,999 115 2 25 30 18 19 15 5
$200,000+ 54 0 7 12 10 11 12 2

Total 191 -2 40 80 -16 -18 56 51
Median Income 512,981 54,874 S$13,113 54,483 512,895 511,680 512,716 4,757

Sources: ESRI; Maxfield Research & Consulting, LLC
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TABLE D-6
HOUSEHOLD INCOME BY AGE OF HOUSEHOLDER
OLMSTED COUNTY
(Number of Households)
2020 & 2025
Age of Householder
I!EM (2534l 35448 4ssall 5564 [ 75+
2020
Less than $15,000 3,980 346 693 487 409 612 560 873
$15,000 to $24,999 4,159 368 647 449 345 573 632 1,145
$25,000 to $34,999 4,244 346 861 511 389 463 605 1,068
$35,000 to $49,999 5,916 422 1,199 835 659 806 905 1,090
$50,000 to $74,999 12,280 518 2,257 1,894 1,842 2,473 1,999 1,298
$75,000 to $99,999 9,560 290 1,678 1,923 1,714 2,109 1,366 481
$100,000 to $149,999 14,683 316 2,456 3,927 2,947 2,853 1,457 727
$150,000 to $199,999 5,646 87 840 1,289 1,391 1,273 539 227
$200,000+ 5,585 56 632 1,125 1,444 1,406 684 238
Total 66,054 2,750 11,262 12,439 11,140 12,569 8,747 7,148
Median Income 580,078 545,203 74,598 $100,810 $102,144 589,262 569,344 540,499
2025
Less than $15,000 3,226 323 479 393 310 403 487 831
$15,000 to $24,999 3,627 339 494 373 269 419 607 1,126
$25,000 to $34,999 3,938 334 714 455 308 360 602 1,165
$35,000 to $49,999 5,567 426 1,062 763 553 631 905 1,227
$50,000 to $74,999 12,529 604 2,205 1,855 1,705 2,153 2,328 1,680
$75,000 to $99,999 9,865 364 1,725 1,942 1,652 1,874 1,649 660
$100,000 to $149,999 17,398 441 2,972 4,589 3,250 2,952 2,025 1,168
$150,000 to $199,999 8,060 141 1,265 1,837 1,843 1,604 931 440
$200,000+ 7,007 73 821 1,420 1,653 1,569 1,061 411
Total 71,217 3,045 11,737 13,628 11,542 11,963 10,594 8,708
Median Income 590,465 552,853 586,439 $106,723 $110,102 5101,464 579,345 550,045
Change - 2020 to 2025
Less than $15,000 -754 -23 -214 -94 -99 -210 -73 -42
$15,000 to $24,999 -532 -28 -153 -75 -76 -154 -25 -20
$25,000 to $34,999 -306 -12 -147 -56 -81 -103 -3 97
$35,000 to $49,999 -349 4 -136 -72 -106 -175 -0 138
$50,000 to $74,999 249 86 -52 -39 -137 -320 329 381
$75,000 to $99,999 305 75 47 19 -63 -235 283 179
$100,000 to $149,999 2,714 125 517 662 304 98 568 441
$150,000 to $199,999 2,414 54 425 548 452 331 391 213
$200,000+ 1,422 16 189 296 209 163 377 173
Total 5,163 295 475 1,189 402 -605 1,847 1,560
Median Income 510,387 $7,650 $11,841 $5,913 $7,958 512,202 $10,001 59,546
Sources: ESRI; Maxfield Research & Consulting, LLC
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TABLE D-6
HOUSEHOLD INCOME BY AGE OF HOUSEHOLDER
OLMSTED COUNTY MARKET AREA
(Number of Households)
2020 & 2025
Age of Householder
I!EM (2534l 35448 4ssall 5564 [ 75+
2020

Less than $15,000 4,350 374 748 530 446 673 610 969
$15,000 to $24,999 4,464 383 681 478 370 625 678 1,249
$25,000 to $34,999 4,572 364 905 546 417 508 662 1,170
$35,000 to $49,999 6,249 450 1,259 880 696 860 954 1,150
$50,000 to $74,999 12,980 547 2,391 2,005 1,948 2,616 2,118 1,354
$75,000 to $99,999 10,063 297 1,777 2,031 1,818 2,221 1,419 501
$100,000 to $149,999 15,447 331 2,579 4,156 3,102 2,991 1,527 761
$150,000 to $199,999 5,855 92 874 1,333 1,436 1,318 566 235
$200,000+ 5,791 61 664 1,166 1,488 1,457 714 242

Total 69,771 2,900 11,879 13,123 11,720 13,268 9,249 7,631
Median Income 579,432 544,935 $74,310 $100,584 $101,575 588,351 568,558 $39,454

2025

Less than $15,000 3,518 346 516 423 337 442 530 923
$15,000 to $24,999 3,857 349 516 395 285 450 642 1,221
$25,000 to $34,999 4,202 347 745 483 326 390 649 1,261
$35,000 to $49,999 5,836 450 1,110 799 577 667 947 1,286
$50,000 to $74,999 13,100 629 2,317 1,947 1,783 2,252 2,440 1,732
$75,000 to $99,999 10,293 369 1,810 2,038 1,739 1,959 1,701 678
$100,000 to $149,999 18,216 460 3,102 4,835 3,409 3,089 2,114 1,208
$150,000 to $199,999 8,301 148 1,301 1,885 1,888 1,656 966 456
$200,000+ 7,198 76 854 1,459 1,688 1,613 1,097 411

Total 74,521 3,173 12,270 14,266 12,033 12,518 11,086 9,175
Median Income 589,785 $52,571 586,055 5106,398 $109,472 5100,965 578,798 548,419

Change - 2020 to 2025

Less than $15,000 -833 -28 -233 -106 -108 -231 -80 -46
$15,000 to $24,999 -607 -34 -166 -83 -85 -174 -36 -29
$25,000 to $34,999 -370 -18 -160 -63 -91 -118 -13 91
$35,000 to $49,999 -413 0 -150 -80 -119 -193 -7 136
$50,000 to $74,999 120 82 -74 -58 -165 -364 322 378
$75,000 to $99,999 230 71 33 8 -79 -262 281 177
$100,000 to $149,999 2,769 128 523 678 307 98 587 447
$150,000 to $199,999 2,446 56 427 552 452 338 400 220
$200,000+ 1,408 15 190 293 201 156 383 169

Total 4,750 273 390 1,142 312 -750 1,838 1,544
Median Income 510,353 57,636 $11,745 55,814 57,897 512,614 510,240 58,965
Sources: ESRI; Maxfield Research & Consulting, LLC
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Growth and Income Trends by Age of Householder
Olmsted County Market Area: 2020 & 2025
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Household Income 2020
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Household Income Comparison

Table D-7 compares household income in Olmsted County and Rochester against the Metro
Area and select outstate Minnesota cities and counties. The table displays household median
and average incomes in 2020 similar to Table D-6. Key findings follow.

e The 2020 median household income in Olmsted County is slightly higher than the Metro
Area (580,078 versus $79,721). However, four of the seven Metro Area counties have me-
dian household incomes higher than Olmsted County.

e When compared to other non-Metro Area counties, Olmsted County has median household
incomes from 21% higher than Stearns County ($63,375) to 33% higher than St. Louis
County ($53,816).

e Similarly, Rochester has higher incomes compared to other outstate Minnesota communi-
ties. Rochester’s median income of $76,418 is about 30.5% higher than St. Cloud’s
(553,103) and 41% higher than Winona’s (545,342).
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TABLE D-7
HOUSEHOLD INCOME COUNTY COMPARISONS
2020

Household Income

Median Average

|Out-state MN Counties

Olmsted $80,078 $101,807
Blue Earth $58,610 $77,895
Stearns $63,375 $81,673
St. Louis $53,816 $70,791
Winona $54,842 $71,966
|Out-state MN Cities |
Rochester $76,418 $97,332
Duluth $50,586 $68,681
Mankato $48,832 $69,542
St. Cloud $53,103 $72,268
Winona $45,342 $63,261
|Metro Area Counties |
Anoka $79,721 $96,847
Carver $103,293 $130,169
Dakota $82,896 $106,961
Hennepin $77,509 $109,869
Ramsey $63,368 $88,977
Scott $101,233 $119,732
Washington $94,378 $122,405
Metro Area $79,195 $106,427

Source: ESRI, Maxfield Research & Consulting, LLC.
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Median Income by Race

Table D-8 shows 2018 income by race data for each of the major cities within the Olmsted
County Market Area from the U.S. Census Bureau. Only select data was available for the major
cities within the Market Area. The following are key findings from Table D-10.

e In 2018, Oronoco has the highest “White Alone” median income out of all the major cities
within the Olmsted County Market Area. The “White Alone” median income in Oronoco is

$114,167, which is significantly higher than Olmsted County ($77,309).
e As the table illustrates, Rochester has median incomes by race that are comparable to

Olmsted County.

e In 2018, Olmsted County’s highest median income is from “Asians,” who have a median in-

come of $80,380 a year.
TABLE D-8
MEDIAN INCOME BY RACE
OLMSTED COUNTY CITIES
2018
Race Byron Chatfield Dover Eyota Oronoco Pinelsland Rochester St.Charles Stewartville
White Alone $88,125 $70,103 $74,196 $73,413 $114,167 $70,100 $73,502 $69,000 $63,491 $77,309
Black or African American n/a n/a n/a n/a n/a n/a $30,877 n/a n/a $31,786
American Indian/ Alaska Native n/a n/a n/a n/a n/a n/a $68,547 n/a n/a $68,547
Native Hawaiian/Other Pacific Islander n/a n/a n/a n/a n/a n/a n/a n/a n/a n/a
Asian $85,694 n/a n/a n/a n/a n/a $81,087 $163,750 n/a $80,380
Some Other Race n/a n/a n/a n/a n/a n/a $59,219 n/a n/a $59,492
Two or More Races n/a n/a n/a n/a n/a n/a $70,896 n/a n/a $71,014
Source: U.S. Census; Maxfield Research & Consulting, LLC
Median Income by Race
Olmsted County
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Tenure by Age of Householder

Table D-9 shows 2018 tenure data for each of the submarkets within the Olmsted County Mar-

ket Area from the U.S. Census Bureau. This data is useful in determining demand for certain
types of housing since housing preferences change throughout an individual’s life cycle. The

following are key findings from Table D-11.

e In 2018, it is estimated that 73% of all households in the Olmsted County Market Area
owned their housing which is a decline of roughly 2% from the Census figure in 2010

(74.9%). This is higher than the Twin Cities Metro Area with a 70% homeownership rate.

e Within the Olmsted County Market Area, Rochester Fringe had the highest ownership rate

at 94% while Rochester had the lowest ownership rate (68.5%).

e As households progress through their life cycle, housing needs change. Typically, the pro-
portion of renter households decreases as households age out of their young-adult years.

This pattern is apparent in the Olmsted County Market Area as an estimated 81% of house-

holds age 15 to 24, 43% of age 25 to 34 households, and 20% of 65 and older households

rented in 2018.

e Inthe 15 to 24 age group, Rochester had the highest number of renters at 2,380 households
(82%), followed by East with 191 renter households (69%). Stewartville is estimated to have
the highest percentage of renters in this group at 86% with 77 renter households.

Tenure by Age

Olmsted County Market Area
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TABLE D-9

TENURE BY AGE OF HOUSEHOLDER
OLMSTED COUNTY MARKET AREA

2018
Byron East North Rochester Rochester Fringe Stewartville Olmsted Co. Olmsted MA
Age No. Pct. No. Pct. No. Pct. No. Pct. No. Pct. No. Pct. No. Pct. No. Pct.
15-24 Own 29 63.0 85 30.8 14 18.7 508 17.6 6 35.3 14 154 580 18.5 656 19.3
Rent 17 37.0 191  69.2 61 81.3 2,380 824 11 64.7 77 84.6 2,561 81.5 2,737  80.7
Total 46 100.0 276 100.0 75 100.0 2,888 100.0 17 100.0 91 100.0 3,141 100.0 3,393 100.0
25-34 Own 332 72.6 588 79.2 297 716 4,780 524 156 78.4 322 71.4 6,094 56.1 6,475 56.8
Rent 125 27.4 154  20.8 118 28.4 4,350 47.6 43 21.6 129 28.6 4,769 439 4,919 432
Total 457 100.0 742 100.0 415 100.0 9,130 100.0 199 100.0 451 100.0 10,863 100.0 11,394 100.0
35-44 Own 643 893 655 81.9 491 764 5828 719 453 90.1 496  84.9 8,181 75.4 8,566 75.4
Rent 77 10.7 145 18.1 152 236 2,276  28.1 50 9.9 88 15.1 2,667 24.6 2,788 24.6
Total 720 100.0 800 100.0 643 100.0 8,104 100.0 503 100.0 584 100.0 10,848 100.0 11,354 100.0
45-54 Own 504 93.3 863 86.9 515 81.5 5,950 77.0 798 95.3 458 76.7 8,561 80.4 9,088 80.2
Rent 36 6.7 130 131 117 18.5 1,780 23.0 39 4.7 139 233 2,091 19.6 2,241 19.8
Total 540 100.0 993 100.0 632 100.0 7,730 100.0 837 100.0 597 100.0 10,652 100.0 11,329 100.0
55-64 Own 536 94.5 794 83.6 691 93.1 6,501  82.7 1,116 98.4 568 91.8 9,861 86.4 10,206  86.0
Rent 31 5.5 156 16.4 51 6.9 1,361 17.3 18 1.6 51 8.2 1,552 13.6 1,668 14.0
Total 567 100.0 950 100.0 742 100.0 7,862 100.0 1,134 100.0 619 100.0 11,413 100.0 11,874 100.0
65 + Own 523 89.2 984 80.4 767  90.9 7,922 77.4 952 93.0 604  83.2 11,176 80.7 11,752 80.3
Rent 63 10.8 240 19.6 77 9.1 2,309 22.6 72 7.0 122 16.8 2,677 19.3 2,883 19.7
Total 586 100.0 1,224 100.0 844 100.0| | 10,231 100.0 1,024 100.0 726 100.0 13,853 100.0 14,635 100.0
TOTAL  Own 2,567 88.0 3,969 79.6 2,775  82.8| | 31,489  68.5 3,481 93.7 2,462  80.2 44,453 73.1 46,743 73.1
Rent 349 12.0 1,016 204 576 17.2| | 14,456 315 233 6.3 606 19.8 16,317 26.9 17,236  26.9
Total 2,916 100.0 4,985 100.0 3,351 100.0| | 45,945 100.0 3,714 100.0 3,068 100.0 60,770 100.0 63,979 100.0
Sources: U.S. Census Bureau; Maxfield Research & Consulting, LLC
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e The largest number of renters occurs in the 25 to 34 age group with an estimated 4,919
renter households (28.5% of all renter households) in the Olmsted County Market Area.
Within the submarkets, the City of Rochester has an estimated 4,350 renter households
(48%) which accounts for 74% of the total Market Area renters.

e Overall, roughly 67% of the Olmsted County Market Area’s renter households reside in the

City of Rochester. The East submarket has the second highest proportion of renters in the

Market Area at 20.4% followed closely by the Stewartville submarket at 19.8%.

The decline in homeownership rates is a national trend as the U.S. homeownership rate fell to

the lowest since 1995. The share of American homeowners was 63.5% in 2015, down slightly
from 63.7% a year earlier and the lowest level since 1995. Tight for-sale inventory, declining
supply of new construction, an increasing supply of single-family rentals and construction of
new apartment lowered the homeownership rate. However, homeownership rates are the
highest in the Midwest with a 69% homeownership rate in 2020 compared to 65% in the U.S.
The graphic on the following page shows the annual homeownership rates in the U.S. and Mid-
west from the American Community Survey.
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Tenure by Race

Table D-10 shows 2018 tenure by race data for each of the major cities within the Olmsted
County Market Area from the U.S. Census Bureau. The following are key findings from Table D-

12.
TABLE D-10
TENURE BY RACE
OLMSTED COUNTY MARKET AREA CITIES
2018
American Indian Native Hawaiian or
White Black or African or Alaska Native Other Pacific Asian  Some Other  Two or More
Alone American Alone Alone Islander Alone Alone Race Alone Races Alone
Byron |
Total 1,960 0 0 0 36 0 0
Owned Occupied 1,729 0 0 0 23 0 0
Renter Occupied 231 0 0 0 13 0 0
[chatfield
Total 1,185 0 0 0 0 5 6
Owned Occupied 863 0 0 0 0 5 0
Renter Occupied 322 0 0 0 0 0 6
Dover
Total 291 3 0 0 0 5 3
Owned Occupied 245 3 0 0 0 5 3
Renter Occupied 46 0 0 0 0 0 0
Eyota
Total 753 0 0 0 0 5 0
Owned Occupied 606 0 0 0 0 0 0
Renter Occupied 147 0 0 0 0 5 0
|0ronoco
Total 496 0 0 0 7 3 2
Owned Occupied 463 0 0 0 7 3 2
Renter Occupied 33 0 0 0 0 0 0
|Pine Island
Total 1,292 12 0 0 9 0 0
Owned Occupied 925 0 0 0 0 0 0
Renter Occupied 367 12 0 0 9 0 0
|Rochester
Total 39,574 2,576 107 50 2,724 374 540
Owned Occupied 28,705 521 84 50 1,582 188 359
Renter Occupied 10,869 2,055 23 0 1,142 186 181
|St. Charles
Total 1,326 0 0 0 35 54 25
Owned Occupied 1,024 0 0 0 35 15 7
Renter Occupied 302 0 0 0 0 39 18
|Stewartvi|le
Total 2,340 3 0 0 0 0 17
Owned Occupied 1,799 3 0 0 0 0 17
Renter Occupied 541 0 0 0 0 0 0
|0Imsted County
Total 54,066 2,632 107 50 2,903 417 595
Owned Occupied 41,391 577 84 50 1,726 217 408
Renter Occupied 12,675 2,055 23 0 1,177 200 187
Source: U.S. Census, Maxfield Research & Consulting, LLC
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e Asa percentage, Pine Island has the lowest estimated percentage of “White Alone” owner-
occupied households at 71.6%. Rochester has the second lowest percentage at 72.5% fol-
lowed by Chatfield at 72.8%, which are lower than Olmsted County (76.6%).

e “Black or African American Alone” has the highest percentage of renter-occupied house-
holds in Olmsted County (78%), followed by Some Other Race Alone at 48% and Asian
Alone at 40.5%.

e The second highest percentage of owner-occupied households in Olmsted County is from
“Other Pacific Islander Alone” at 100%.

Tenure by Race- Owner Occupied
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Tenure by Household Income

Table D-11 shows household tenure by income for Olmsted County Market Area in 2018. Data
is an estimate from the American Community Survey. Household tenure information is im-
portant to assess the propensity for owner-occupied or renter-occupied housing options based
on household affordability. As stated earlier, the Department of Housing and Urban Develop-
ment determines affordable housing as not exceeding 30% of the household’s income. It is im-
portant to note that the higher the income, the lower percentage a household typically allo-
cates to housing. Many lower income households, as well as many young and senior house-
holds, spend more than 30% of their income, while middle-aged households in their prime
earning years typically allocate 20% to 25% of their income.

e Typically, as income increases, so does the rate of homeownership. This can be seen in the
Olmsted County Market Area, where the homeownership rate steadily increases from 32%
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of households with incomes below $15,000 to 92% of households with incomes above
$100,000.

e A portion of renter households that are referred to as lifestyle renters, or those who are fi-
nancially able to own but choose to rent, have household incomes above $50,000 (about
38% of Olmsted County Market Area’s renters in 2018). Households with incomes below
$15,000 are typically a market for deep subsidy rental housing (about 20% of Olmsted
County Market Area’s renters in 2018).

Household Income by Tenure
Olmsted County Market Area 2018
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TABLE D-11
TENURE BY HOUSEHOLD INCOME
OLMSTED COUNTY MARKET AREA

2018
BYRON EAST NORTH ROCHESTER
Owner- Renter- Owner- Renter- Owner- Renter- Owner- Renter-
Income Occupied Pct. Occupied  Pct. Occupied Pct. Occupied Pct. Occupied Pct. Occupied  Pct. Occupied Pct. Occupied Pct.
Less than $15,000 32 82.1% 7 17.9% 145 37.2% 245 62.8% 101 44.9% 124 55.1% 1,025 26.5% 2,844 73.5%
$15,000 to $24,999 47 46.5% 54 53.5% 201 58.3% 144 41.7% 102 64.6% 56 35.4% 1,298 39.0% 2,026 61.0%
$25,000 to $34,999 137 77.0% 41 23.0% 178 61.0% 114 39.0% 136 63.3% 79 36.7% 1,570 45.6% 1,875 54.4%
$35,000 to $49,999 216 79.4% 56 20.6% 437 70.3% 185 29.7% 270 78.9% 72 21.1% 3,242 59.6% 2,201 40.4%
$50,000 to $74,999 480 81.2% 111 18.8% 727 80.1% 181 19.9% 479 76.5% 147 23.5% 5,523 67.8% 2,618 32.2%
$75,000 to $99,999 464  100.0% 0 0.0% 659 89.3% 79 10.7% 408 87.0% 61 13.0% 5,220 80.1% 1,296 19.9%
$100,000 to $149,999 766 93% 55  6.7% 1,013 94.4% 60 5.6% 680 95.5% 32 45% 7,091 88.0% 964 12.0%
$150,000+ 425 94.4% 25 5.6% 609 98.7% 8 1.3% 599 99.2% 5 0.8% 6,520 91.2% 632 8.8%
Total 2,567 88.0% 349 12.0% 3,969  79.6% 1,016 20.4% 2,775 82.8% 576 17.2% 31,489 68.5% 14,456 31.5%
Median Household Income $95,632 $47,399 $85,450 $38,229 $93,911 $35,722 $87,919 $37,549
ROCHESTER FRINGE STEWARTVILLE OLMSTED COUNTY OLMSTED COUNTY MARKET AREA
Owner- Renter- Owner- Renter- Owner- Renter- Owner- Renter-

Units in Structure Occupied Pct. Occupied  Pct. Occupied Pct. Occupied Pct. Occupied Pct. Occupied  Pct. Occupied Pct. Occupied Pct.
Less than $15,000 166 88.3% 22 11.7% 128 57.9% 93 42.1% 1,509 33.0% 3,060 67.0% 1,597 32.4% 3,335 67.6%
$15,000 to $24,999 86 68.8% 39 31.2% 111 36.0% 197 64.0% 1,747 42.3% 2,382 57.7% 1,845 42.3% 2,516 57.7%
$25,000 to $34,999 161 95.8% 7 42% 171 83.0% 35 17.0% 2,242 52.1% 2,062 47.9% 2,353 52.2% 2,151 47.8%
$35,000 to $49,999 152 83.5% 30 16.5% 282 63.5% 162 36.5% 4,337 63.0% 2,548 37.0% 4,599 63.0% 2,706 37.0%
$50,000 to $74,999 386 88.9% 48 11.1% 393 85.8% 65 14.2% 7,521 71.3% 3,022 28.7% 7,988 72% 3,170 28.4%
$75,000 to $99,999 400 91.3% 38 8.7% 426 92.2% 36 7.8% 7,179 83.3% 1,438 16.7% 7,577 83.4% 1,510 16.6%
$100,000 to $149,999 821 95.7% 37 43% 652 97.3% 18 2.7% 10,473  90.3% 1,123 9.7% 11,023 90% 1,166  9.6%
$150,000+ 1,309 99.1% 12 0.9% 299 100.0% 0 0.0% 9,445 93.3% 682 6.7% 9,761 93% 682 6.5%
Total 3,481 93.7% 233  6.3% 2,462  80.2% 606 19.8% 44,453 73.1% 16,317 26.9% 46,743  73.1% 17,236 26.9%
Median Household Income $130,984 $65,221 $81,534 $34,351 $90,754 $38,058 $91,359 $37,986

Sources: U.S. Census Bureau - American Community Survey; Maxfield Research & Consulting, LLC
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Tenure by Household Size

Table D-14 shows the distribution of households by size and tenure in the Olmsted County Mar-
ket Area in 2010 and 2018. This data is useful in that it sheds insight into the number of units
by unit type that may be most needed in Olmsted County Market Area.

e Household size for renters tends to be smaller than for owners. This trend is a result of the
typical market segments for rental housing, including households that are younger and are
less likely to be married with children as well as older adults and seniors who choose to
downsize from their single-family homes. In 2018, 46% of the total renter-occupied house-
holds in the Olmsted County Market Area were estimated to be one-person households.

e An estimated 71% of renter households in the Olmsted County Market Area in 2018 have
either one or two people. The one-person households would primarily seek one-bedroom
units and two-person households that are couple would primarily seek one-bedroom units.
Two-person households that consist of a parent and child or roommate would primarily
seek two-bedroom units. Larger households would seek units with multiple bedrooms.
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Tenure by HH Size- Owner Occupied Units
Olmsted County Market Area2010 & 2018
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TABLE D-12
TENURE BY HOUSEHOLD SIZE
OLMSTED COUNTY MARKET AREA
2010 & 2018

Byron Submarket East Submarket North Submarket
2010 2018 2010 2018 2010 2018

Owner Occupied Renter Occupied Owner Occupied Renter Occupied Owner Occupied Renter Occupied Owner Occupied Renter Occupied Owner Occupied Renter Occupied Owner Occupied Renter Occupied

ISze | Number Pet. _Number Pct. | Number Pct. _Number Pet. | Number ~_ Pct. =~ Number ~_ Pct. | | Number Pet. _Number Pet. | Number Pet. _Number Pct. | Number ~__ Pct. ~ Number __ Pct. |
1PP Household 336 15.0% 148 38.0% 354 13.8% 132 37.8% 652 16.9% 483 48.3%| 677 17.1% 535 52.7% 480 17.6% 189 38.9% 528 19.0% 208 36.1%|
2PP Household 860 38.4% 106 27.2% 999 38.9% 87 24.9% 1,468 38.0% 247 24.7% 1669 42.1% 252 24.8% 1,073 39.4% 142 29.2% 1079 38.9% 137 23.8%|
3PP Household 377 16.8% 65 16.7% 463 18.0% 61 17.5%)| 612 15.8% 109 10.9% 574 14.5% 118 11.6%)| 454 16.7% 70 14.4%) 409 14.7% 102 17.7%)|
4PP Household 441 19.7% 39 10.0% 527 20.5% 49 14.0%) 713 18.5% 84 8.4%) 602 15.2% 62 6.1% 440 16.2% 49 10.1%) 532 19.2% 115 20.0%|
SPP Household 167 7.5% 23 5.9% 142 5.5% 18 5.2% 290 7.5% 47 4.7%) 259 6.5% 18 1.8% 201 7.4% 21 4.3%| 150 5.4% 10 1.7%)|
6PP Household 44 2.0% 7 1.8%) 66 2.6% 2 0.6% 89 2.3% 20 2.0%] 135 3.4% 28 2.8%) 53 1.9% 12 2.5% 56 2.0% 4 0.7%|
7PP+ Household 15 0.7% 1 0.3%) 16 0.6% 0 0.0% 38 1.0% 9 0.9%! 53 1.3% 3 0.3% 22 0.8% 3 0.6% 21 0.8% 0 0.0%|
Total 2,240 100.0% 389 100.0%| 2,567 100.0% 349 100.0%| 3,862 100.0% 999 100.0%| 3,969 100.0% 1,016 100.0%)| 2,723 100.0% 486 100.0%| 2,775 100.0% 576 100.0%|
Stewartule

L 210 | L 208 ]
Owner Occupied Renter Occupied Owner Occupied Renter Occupied Owner Occupied Renter Occupied Owner Occupied Renter Occupied Owner Occupied Renter Occupied

Size Number Pct. Number Pct. Number Pct. Number Pct. Number Pct. Number Pct. Number Pct. Number Pct. Number Pct. Number Pct. Number Pct. Number Pet.

1PP Household 7,087 23.3% 5,844 46.6%| 6953 22.1% 6728 46.5%)| 408 12.3% 65 34.6%| 452 13.0% 75 32.2% 454 18.6% 248 49.5%)| 436 17.7% 225 37.1%|
2PP Household 11,450 37.6% 3,215 25.6% 11926 37.9% 3660 25.3% 1,478 44.5% 52 27.7% 1724 49.5% 39 16.7%) 933 38.3% 117 23.4% 970 39.4% 102 16.8%)|
3PP Household 4,617 15.2% 1,559 12.4% 4803 15.3% 1900 13.1%) 549 16.5% 27 14.4% 492 14.1% 57 24.5% 427 17.5% 70 14.0%| 328 13.3% 177 29.2%|
4PP Household 4,435 14.6% 979 7.8% 5033 16.0% 1304 9.0% 541 16.3% 21 11.2% 452 13.0% 25 10.7% 385 15.8% 44 8.8% 434 17.6% 62 10.2%)
5PP Household 1,839 6.0% 508 4.0%) 1687 5.4% 533 3.7% 235 7.1% 11 5.9%| 262 7.5% 30 12.9% 159 6.5% 14 2.8% 190 7.7% 2 0.3%
6PP Household 693 2.3% 251 2.0% 644 2.0% 191 1.3% 84 2.5% 6 3.2% 84 2.4% 7 3.0% 53 2.2% 5 1.0%) 89 3.6% 30 5.0%
7PP+ Household 351 1.2% 197 1.6% 443 1.4% 140 1.0%) 29 0.9% 6 3.2% 15 0.4% 0 0.0% 28 1.1% 3 0.6% 15 0.6% 8 1.3%|
Total 30,472 100.0% 12,553 100.0%| 31,489 100.0% 14,456 100.0%, 3,324 100.0% 188 100.0%| 3,481 100.0% 233 100.0%, 2,439 100.0% 501 100.0%, 2,462 100.0% 606 100.0%|

Total Olmsted County PMA

L 208 |

Owner Occupied Renter Occupied Owner Occupied Renter Occupied Owner Occupied Renter Occupied Renter
Size Number Pct. Number Pct. Number Pct. Number Pct. Number Pct. Number Pct. Number Pct. Number Pct. Pct. Pct. Pct. Pct.
1PP Household 8,988 21.0% 6,536 45.8%| 8934 20.1% 7362 45.1%) 9,417 20.9% 6,977 46.2%)| 9,417 20.9% 6,977 46.2%)| 22.7% 45.9% 22.0% 44.5%)
2PP Household 16,409 38.3% 3,677 25.8% 17527 39.4% 4083 25.0%) 17,262 38.3% 3,879 25.7% 17,262 38.3% 3,879 25.7% 40.6% 27.1% 39.4% 26.3%
3PP Household 6,688 15.6% 1,814 12.7% 6720 15.1% 2327 14.3%| 7,036 15.6% 1,900 12.6%| 7,036 15.6% 1,900 12.6%) 15.2% 12.8% 14.8% 12.4%|
4PP Household 6,569 15.3% 1,149 8.1% 7192 16.2% 1535 9.4% 6,955 15.4% 1,216 8.0% 6,955 15.4% 1,216 8.0% 14.8% 9.3% 14.4% 9.0%
5PP Household 2,734 6.4% 595 4.2%) 2575 5.8% 605 3.7% 2,891 6.4% 624 4.1%| 2,891 6.4% 624 4.1% 6.4% 4.6% 6.2% 4.5%)
6PP Household 967 2.3% 284 2.0% 967 2.2% 254 1.6% 1,016 2.3% 301 2.0%| 1,016 2.3% 301 2.0% 2.2% 2.0% 2.1% 1.9%
7PP+ Household 457 1.1% 213 1.5% 538 1.2% 151 0.9% 483 11% 219 1.4% 483 1.1% 219 1.4%) 13% 1.5% 1.2% 1.4%
Total 42,812 100.0% 14,268 100.0%, 44,453 100.0% 16,317 100.0% 45,060 100.0% 15,116 100.0%| 45,060 100.0% 15,116 100.0% 103.3% 103.3% 100.0% 100.0%

Sources: U.S. Census Bureau; Maxfield Research & Consulting, LLC
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Household Type

Table D-13 shows a breakdown of the type of households present in the Olmsted County Mar-
ket Area in 2010 and 2018. The data is useful in assessing housing demand since the household
composition often dictates the type of housing needed and preferred.

Family households were the most common type of household in the Olmsted County Mar-
ket Area, representing an estimated 66.5% of all households in 2018.

Married couples without children comprised an estimated 29% of all households in the
Olmsted County Market Area in 2018 which declined from 2010 (30%). Married couple
families with children comprised an estimated 24% of all the Olmsted County Market Area
households in 2018, increasing from 23% in 2010.
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Married couple families without children are generally made up of younger couples that
have not had children and older couples with adult children that have moved out of the
home. There is also a growing national trend toward married couples choosing delay child-
birth, delaying children, or choosing not to have children entirely as birthrates have noticea-
bly decreased. Older couples with adult children often desire multifamily housing options
for convenience reasons but older couples in rural areas typically hold onto their single-fam-
ily homes until they need services. Married couple families with children typically generate
demand for single-family detached ownership housing. Other family households, defined as
a male or female householder with no spouse present (typically single-parent households),
often require affordable housing.
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TABLE D-13
HOUSEHOLD TYPE
OLMSTED COUNTY MARKET AREA
2010 & 2018

Family Households Non-Family Households

Total HH's Married w/o Child Married w/ Child Other * Living Alone Roommates

2010 2018 2010 2018 2010 2018 2010 2018 2010 2018 2010 2018
Number of Households
Byron 2,629 2,916 926 983 770 960 331 388 484 486 118 99
East 4,861 4,985 1,584 1,655 1,291 1,219 638 603 1,135 1,212 213 296
North 3,209 3,351 1,177 1,183 862 896 343 432 669 736 158 104
Rochester 43,025 45,945 11,877 12,099 9,376 10,676 5,600 5,999 12,931 13,681 3,241 3,490
Rochester Fringe 3,512 3,714 1,644 1,851 986 1,005 271 246 473 527 138 85
Stewartville 2,940 3,068 941 899 735 769 407 593 702 661 155 146
Olmsted Co. Total 57,080 60,770 17,258 17,828 13,287 14,786 7,148 7,808 15,524 16,296 3,863 4,052
Olmsted Co. MA Total 60,176 63,979 18,149 18,670 14,020 15,525 7,590 8,261 16,394 17,303 4,023 4,220
Percent of Total
Byron 100% 100% 35.2% 33.7% 29.3% 32.9% 12.6% 13.3% 18.4% 16.7% 4.5% 3.4%
East 100% 100% 32.6% 33.2% 26.6% 24.5% 13.1% 12.1% 23.3% 24.3% 4.4% 5.9%
North 100% 100% 36.7% 35.3% 26.9% 26.7% 10.7% 12.9% 20.8% 22.0% 4.9% 3.1%
Rochester 100% 100% 27.6% 26.3% 21.8% 23.2% 13.0% 13.1% 30.1% 29.8% 7.5% 7.6%
Rochester Fringe 100% 100% 46.8% 49.8% 28.1% 27.1% 7.7% 6.6% 13.5% 14.2% 3.9% 2.3%
Stewartville 100% 100% 32.0% 29.3% 25.0% 25.1% 13.8% 19.3% 23.9% 21.5% 5.3% 4.8%
Olmsted Co. Total 100.0% 100.0% 30.2% 29.3% 23.3% 24.3% 12.5% 12.8% 27.2% 26.8% 6.8% 6.7%
Olmsted Co. MA Total 100.0% 100.0% 30.2% 29.2% 23.3% 24.3% 12.6% 12.9% 27.2% 27.0% 6.7% 6.6%

* Single-parent families, unmarried couples with children.

Sources: U.S. Census Bureau; Maxfield Research & Consulting, LLC
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Non-family households made up an estimated 34% of all households in the Olmsted County
Market Area in 2018, remaining stable from 2010. The percentage of people living alone
remained at from 27% from 2010 to 2018. Roommates and unmarried couples comprised
an estimated 7% of Olmsted County Market Area households in 2010 and 2018.

Between 2010 and 2018, ‘Married with Children’ family households experienced the largest
increase as a percentage (11%). ‘Other Family’ households are estimated to have experi-
enced the second highest growth increased at 9%. Other families include single-parents
and unmarried couples with children. With only one income, these families are most likely
to need affordable or modest housing, both rental and for-sale.

According to the 2020 National Association of Realtors (NAR) Home Buyer and Seller Gener-
ational Trends, approximately 61% of all homebuyers were married couples, 26% were sin-
gle, 9% were unmarried couples, and 4% were other.

Demographic Generations by Submarket: 2018
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Net Worth

Table D-14 shows household net worth in the Olmsted County Market Area in 2020. Simply
stated, net worth is the difference between assets and liabilities, or the total value of assets af-
ter the debt is subtracted. The data was compiled and estimated by ESRI based on the Survey
of Consumer Finances and Federal Reserve Board data.

Based on research from the 2013 to 2016 Federal Reserve Survey of Consumer Finances (the
most recent survey, the average American homeowner has a net worth about 46 times greater
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than that of a renter. Data showed the average net worth of a homeowner was $231,400 (a
15% increase since 2013), whereas the average net worth of a renter was $5,200 (a 5% de-
crease from 2013).

e Olmsted County had an average net worth of $980,304 in 2020 and a median net worth of
$199,925. Median net worth is generally a more accurate depiction of wealth than the av-
erage figure. A few households with very large net worth can significantly skew the aver-
age. As a comparison, the Olmsted County Market Area had an average net worth of
$963,735 and median net worth of $195,041.

e Similar to household income, net worth increases as households age and decreases after
they pass their peak earning years and move into retirement. Median and average net
worth peak in the 55 to 64 age cohort, posting an average net worth of $1,719,639 and a
median net worth of $456,333 in the Olmsted County Market Area.

e Within the Olmsted County Market Area, the Rochester Fringe submarket had the highest
median net worth at $644,174 followed by the North submarket at $357,285. Conversely,
the Rochester submarket had the lowest median net worth at $165,391.

e Households often delay purchasing homes and instead choose to rent until they acquire suf-
ficient net worth to cover the costs of a down payment and closing costs associated with
home ownership. Due to the COVID-19 pandemic, tightening lending requirements includ-
ing higher down payments and credit scores make mortgages with little or no down pay-
ments more difficult to obtain.
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TABLE D-14

ESTIMATED NET WORTH BY AGE OF HOUSEHOLDER

OLMSTED COUNTY MARKET AREA

2020
Age of Householder |
Total 15-24 25-34 35-44 45-54 55-64 65-74 75+
Average Median Average Median Average Median Average Median Average Median Average Median Average Median Average Median

Byron $1,173,044 $305,452 $66,571 $16,407 $168,375 $93,661 $443,910 $231,317 $1,104,795 $343,569 $1,945,773 $634,500 $1,921,157 $659,670 $2,219,769 $809,396
East $798,995 $190,267 $44,040 $14,835 $137,376 $75,291 $342,879 $153,943 $801,896 $239,654 $1,504,803 $367,276 $1,159,467 $352,544 $885,347 $246,746
North $1,472,596 $357,285 $64,464 $20,207 $212,146 $98,863 $681,638 $153,943 $1,654,373 $466,419 $2,465,178 $815,268 $1,767,803 $597,712 $1,688,872 $435,056
Rochester Fringe $2,136,669 $644,174 $106,247 $29,213 $240,335 $107,739 $823,306 $294,627 $2,302,985 $747,821 $2,302,985 $1,000,001 $2,759,782 $1,000,001 $2,615,753 $1,000,001
Rochester $858,191 $165,391 $39,151 $12,109 $121,867 $39,279 $375,318 $117,149 $976,410 $243,928 $1,540,821 $389,693 $1,420,641 $388,373 $1,336,093 $369,098
Stewartville $608,744 $166,068 $36,246 $14,669 $126,449 $69,136 $270,056 $127,188 $607,417 $225,970 $1,157,147 $311,940 $998,676 $300,405 $803,217 $266,118
|0Imsted County Total $980,304 $199,925 $41,671 $12,651 $133,003 $51,891 $412,791 $142,531 $1,102,226 $276,218 $1,745,612 $472,274 $1,553,541 $458,373 $1,426,828 $396,821 |
|0Imsted County MA Total $963,735 $195,041 $42,147 $12,681 $132,773 $51,901 $406,847 $139,624 $1,082,875 $271,780 $1,719,639 $456,333 $1,527,433 $440,687 $1,381,260 $374,457 |

Sources: ESRI; Maxfield Research & Consulting, LLC
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Demographic Comparisons
Table D-15 provides a demographic summary that compares the Olmsted County Market Area
to the counties in the Metro Area. Table D-16 shows a demographic summary comparison of

the Olmsted County Market Area submarkets.

Metro Area Comparison

e Compared to the Metro Area, the Olmsted County Market Area had the sixth largest popu-
lation size at 161,155 people in 2018.

e The Olmsted County Market Area had the sixth highest median household income at
$79,432 in 2018.

e The Olmsted County Market Area had the sixth highest ownership rate at 73.1%.

e The Olmsted County Market Area had the sixth highest percentage of married without chil-
dren households, comprising 29.2% of all households in 2018.

Submarket Comparison

e Compared to the other submarkets, the City of Rochester had largest population size at
125,776 people in 2020. The East Submarket (13,439 people) was the second most popu-
lated submarket far behind the Rochester Submarket.

e The Rochester Fringe Submarket had the highest median household income at $111,543 fol-
lowed by The North Submarket ($99,350). The Stewartville Submarket had the lowest me-
dian income in the Olmsted County Market Area.

e The Rochester Fringe Submarket had the highest ownership rate at 94% while the Rochester
Submarket experienced the lowest rate at 68.5%.

e The Rochester Fringe Submarket had the highest percentage of married without children
households, comprising 50% of all households in 2020 while the Rochester Submarket had
the lowest at 26%. The Rochester Submarket had the highest percent of roommate (8%)
households and those living alone (29.8%)
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TABLE D-15
DEMOGRAPHIC SUMMARY
OLMSTED COUNTY MARKET AREA COMPARED TO OTHER COUNTIES
2018

Demographic Summary [ Anoka | [__Hennepin __| [ scort | Olmsted MA
Num Pct. Num Pct. Num Pct. Num Pct. Num Pct. Num Pct. Num Pct. Num Pct.

Total Population and Households |

Population 347,431 100,416 418,201 1,235,478 541,493 143,372 253,317 161,155
Households 126,848 35,852 160,144 503,476 209,069 48,510 93,184 63,979

Age Distribution

Under 18 83,783 24.1% 27,382 27.3% 103,257 24.7% 273,331 22.1% 126,490 23.4% 40,405 28.2% 63,020 24.9% 42,700 26.5%
18to 24 27,702 8.0% 8,051 8.0% 33,517 8.0% 107,469 8.7% 55,420 10.2% 11,035 7.7% 20,187 8.0% 13,351 8.3%
25to 34 45,661 13.1% 10,976 10.9% 55,159 13.2% 210,898 17.1% 89,740 16.6% 17,521 12.2% 29,630 11.7% 23,984 14.9%
35to 44 46,104 13.3% 14,329 14.3% 55,233 13.2% 164,066 13.3% 65,173 12.0% 21,521 15.0% 32,893 13.0% 24,156  15.0%
45 to 54 51,589 14.8% 15,857 15.8% 60,195 14.4% 159,223 12.9% 63,728 11.8% 22,162 15.5% 37,651 14.9% 20,900 13.0%
55to 64 47,342 13.6% 12,859 12.8% 55,994 13.4% 156,331 12.7% 66,694 12.3% 16,422 11.5% 34,953 13.8% 23,051 14.3%
65to 74 28,068 8.1% 6,451 6.4% 33,034 7.9% 94,842 7.7% 42,271 7.8% 8,854 6.2% 21,113 8.3% 15,719 9.8%
75+ 17,182 4.9% 4511  45% 21,812 5.2% 69,318  5.6% 31,977 5.9% 5,452  3.8% 13,870  5.5% 11,927  7.4%
Household Income

Median Household Income $79,923 $97,895 $83,288 $74,113 $62,304 $97,744 $92,236 $79,432
Household Tenure

Own 101,740 80.2% 29,217 81.5% 119,031 74.3% 314,239  62.4% 123,968 59.3% 39,930 82.3% 76,033 81.6% 46,743  73.1%
Rent 25,108 19.8% 6,635 18.5% 41,113 25.7% 189,237 37.6% 85,101 40.7% 8,580 17.7% 17,151 18.4% 17,236  26.9%
Household Type

Married with Children 31,008 24.4% 11,768 32.8% 39,206 24.5% 98,278 19.5% 39,210 18.8% 16,360 33.7% 24,881 26.7% 15,525 24.3%
Married without Children 40,160 31.7% 11,846 33.0% 48,592 30.3% 125,530 24.9% 49,039 23.5% 14,856  30.6% 30,000 32.2% 18,670 29.2%
Other 19,741 15.6% 3,380 9.4% 6,772  4.2% 18,799 3.7% 9,428 4.5% 2,006 4.1% 3,705  4.0% 8,261 12.9%
Living Alone 28,589  22.5% 7,114  19.8% 39,356 24.6% 165,600 32.9% 69,011 33.0% 8,875 18.3% 21,011 22.5% 16,499 25.8%
Roommates 7,350 5.8% 1,744  4.9% 9,642 6.0% 48,879 9.7% 17,514 8.4% 2,351 4.8% 4,988 5.4% 4,023 6.3%

Source: U.S. Census Bureau; ESRI; Maxfield Research & Consulting, LLC
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TABLE D-16
DEMOGRAPHIC SUMMARY
OLMSTED COUNTY MARKET AREA
2020

Demographic Summary m Rochester Fringe Stewartville Olmsted Co. Olmsted MA
Num Pct. Num Pct. Num Pct. Num Pct. Num Pct. Num Pct. Num Pct. Num Pct.

Total Population and Households |
Population 8,575 13,439 9,223 125,776 10,640 8,101 167,500 175,754
Households 3,275 5,206 3,547 54,093 3,983 3,268 66,054 69,771

Age Distribution

Under 18 2,128 24.8% 34,433 256.2% 2,147 23.3% 30,651 24.4% 2,343 22.0% 1,987 24.5% 40,566 24.2% 42,700 24.3%
18to 24 694 8.1% 981 7.3% 573 6.2% 9,695 7.7% 749 7.0% 659 8.1% 12,702 7.6% 13,351 7.6%
25to 34 1,058 12.3% 1,629 12.1% 1,037 11.2% 17,972 14.3% 1,010 9.5% 1,173 14.5% 22,929 13.7% 23,984 13.6%
35to 44 1,192 13.9% 1,725 12.8% 1,168 12.7% 18,013 14.3% 1,147 10.8% 1,008 12.4% 23,089 13.8% 24,156  13.7%
45 to 54 1,169 13.6% 1,665 12.4% 1,216 13.2% 14,244 11.3% 1,560 14.7% 982 12.1% 19,998 11.9% 20,900 11.9%
55to 64 1,202 14.0% 1,796 13.4% 1,467 15.9% 15,141 12.0% 2,016 18.9% 1,013 12.5% 22,037 13.2% 23,051 13.1%
65to 74 728 8.5% 1,246 9.3% 1,020 11.1% 11,062 8.8% 1,213 11.4% 698 8.6% 14,972 8.9% 15,719 8.9%
75+ 408 4.8% 953 7.1% 595 6.5% 8,999 7.2% 601 5.6% 579 7.1% 11,208 6.7% 11,927 6.8%

|Household Income |

Average Household Income $111,390 $91,043 $116,486 $97,332 $148,092 $85,199 $101,807 $100,914
Median Household Income $95,894 $75,511 $99,350 $76,418 $111,543 $71,662 $80,078 $79,432

Net Worth |

Average Net Worth $1,173,044 $798,995 $1,472,596 $858,191 $2,136,669 $608,744 $980,304 $963,735
Median Net Worth $305,425 $190,267 $357,285 $165,391 $644,174 $166,068 $199,925 $195,041
Household Tenure (2018) |

Own 2,567 88.0% 3,969 79.6% 2,775 82.8% 31,489 68.5% 3,481 93.7% 2,462 80.2% 44,453 73.1% 46,743 73.1%
Rent 349  12.0% 1,016 20.4% 576  17.2% 14,456  31.5% 233 6.3% 606 19.8% 16,317 26.9% 17,236  26.9%
|Household Type (2018)

Married with Children 960 32.9% 1,219 24.5% 896 26.7% 10,676  23.2% 1,005 27.1% 769  25.1% 14,786 24.3% 15,525 24.3%
Married without Children 983 33.7% 1,655 33.2% 1,183 35.3% 12,099 26.3% 1,851 49.8% 899 29.3% 17,828 29.3% 18,670  29.2%
Other 388 13.3% 603 12.1% 432 12.9% 5999 13.1% 246 6.6% 593 19.3% 7,808 12.8% 8,261 12.9%
Living Alone 486 16.7% 1,212 24.3% 736 22.0% 13,681 29.8% 527 14.2% 661 21.5% 16,296 26.8% 16,499 27.0%
Roommates 99 3.4% 296 5.9% 104 3.1% 3,490 7.6% 85 2.3% 146 4.8% 4,052 6.7% 4,023 6.6%

Source: U.S. Census Bureau; ESRI; Maxfield Research & Consulting, LLC
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Demographic Comparison to Outstate Minnesota

Table D-17 provides a demographic summary that compares Rochester to other similar cities
throughout Minnesota. Table D-18 shows a demographic summary comparison of Olmsted

County to other similar counties throughout Minnesota.

e On acity level, Rochester has the highest median income compared to the other cities
(570,749). In addition, Rochester has the highest ownership rate (68.5%) and highest aver-

age weekly wage (51,275).

e St. Cloud has the highest mobility rate at 29.8% compared to the other cities. Mankato has
the highest renter-occupied household percentage (49.6%).

e On acounty level, Olmsted County has the highest median income compared to the other

counties (574,880). Also, Olmsted County has the highest ownership rate (73%).

e Winona County has the lowest average weekly wage ($835) and the lowest total labor force

with 29,053.
TABLE D-17
DEMOGRAPHIC SUMMARY
COMPARABLE CITIES THROUGHOUT MINNESOTA
2018
— — i N wenoo N st cows
Num Pct. Num Pct. Num Pct. Num Pct. Num Pct.
Demographic Summary |
Population 113,913 86,004 41,701 67,513 26,981
Households 45,945 36,039 16,247 26,264 10,552
HH Size 2.48 2.39 2.57 2.57 2.56
HH Income/Median $70,749 $49,441 $45,621 $46,854 $44,630
Percent HH's w/Children 30.7% 22.0% 24.2% 22.7% 16.8%
Percent HH's Living Alone 29.8% 36.3% 28.6% 33.2% 38.5%
Housing Characteristics
Percent Own 68.5% 60.3% 50.4% 51.7% 60.1%
Percent Rent 31.5% 39.7% 49.6% 48.3% 39.9%
Median Contract Rent $830 $733 $778 $695 $600
Mobility Rate (Percent Moved) 16.2% 23.7% 25.4% 29.8% 29.3%
Employment
Avg. Weekly Wage $1,275 $981 $887 $999 $835
Unemployment Rate (2019) 2.6% 3.2% 2.6% 3.5% 3.0%
Total Labor Force (2019) 66,365 46,306 26,492 37,825 15,554
Source: U.S. Census Bureau; ESRI; DEED; Maxfield Research & Consulting, LLC
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TABLE D-18
DEMOGRAPHIC SUMMARY
COMPARABLE COUNTIES THROUGHOUT MINNESOTA
2018

Num Pct. Num Pct. Num Pct. Num Pct. Num Pct.

Demographic Summary |

Population 153,065 66,322 156,819 200,080 50,847
Households 60,770 25,783 58,891 85,644 19,515
HH Size 2.52 2.57 2.66 2.34 2,61
HH Income/Median $74,880 $55,861 $60,606 $53,344 $55,529
Percent HH's w/Children 31.8% 26.1% 29.1% 22.2% 21.9%
Percent HH's Living Alone 26.8% 25.7% 26.8% 34.0% 31.1%
Housing Characteristics

Percent Own 73.1% 61.9% 69.0% 70.9% 69.8%
Percent Rent 26.9% 38.1% 31.0% 29.1% 30.2%
Median Contract Rent $817 $747 $722 $671 $601
Mobility Rate (Percent Moved) 14.4% 19.1% 19.4% 16.6% 19.8%
Employment

Avg. Weekly Wage $1,242 $874 $927 $932 $835
Unemployment Rate (2019) 2.6% 2.8% 3.2% 4.1% 2.9%
Total Labor Force (2019) 89,730 41,062 92,043 103,243 29,053

Source: U.S. Census Bureau; ESRI; DEED; Maxfield Research & Consulting, LLC

Summary of Demographic Trends

The following points summarize key demographic trends that will impact demand for housing
throughout the Olmsted County Market Area.

e Rochester is the population center of the Olmsted County Market Area, accounting for 72%
of the Market Area population. The Rochester Submarket population is forecast to add the
greatest number new residents (22,270 people) and households (8,808 households) to the
Olmsted County Market Area between 2020 and 2030.

e The estimate for the largest adult age cohort in the Olmsted County Market Area in 2020
were those age 35 to 44, representing 18.2% of the population over age 18, followed by the
25 to 34 age cohort accounting for 18% of the adult age population.

e By 2025, the largest adult age cohorts in the Market Area will continue to be those 35 to 44
and 25 to 34, representing 18.6% and 17.5% of the population respectively.

e Between 2020 and 2025, the largest proportional growth is expected in the 75 to 84 age co-
hort in the Olmsted County Market Area, increasing by 27.2%.

e |n 2018, most Olmsted County Market Area residents, 90.5%, reported their race a “White
Alone” followed by 4.6% of the population reported their race as “Asian Alone”, and 4.1% as
“Black or African American Alone”. Nearly 5% of the Olmsted County Market Area report
their ethnicity as Hispanic or Latino.
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e The median income for the Olmsted County Market Area is projected to rise by 13% from
$79,432 to $89,785 in 2025.

e In 2020, the highest median incomes were reported in the Rochester Fringe Submarket
(5111,543), followed by the North Submarket (599,350). The Stewartville Submarket trails
the other submarkets in income, with a median income in 2020 of $71,662.

e The majority of households in the Olmsted County Market Area (73%) were owner house-
holds. The Rochester Submarket’s homeownership rate is the lowest at 68.5% while all
other submarkets have homeownership rate at 80% or higher.

e Inthe overall Market Area, all household types are estimated to be growing with married
households with children and other family households (typically single-parent households)
are growing at an estimated 11% and 9%, respectively. Roommate households are esti-
mated to have grown 5% while households of married couples without children grew by an
estimated 3%. Those living alone are estimated to have the smallest growth at less than
1%.
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Introduction

The variety and condition of the housing stock in a community provides the basis for an attrac-
tive living environment. Housing functions as a building block for neighborhoods and goods
and services. We examined the housing market in each Olmsted County submarket by review-
ing data on the age of the existing housing supply; examining residential building trends since
2010; and reviewing housing data from the American Community Survey.

Residential Construction Trends 2010 to Present

Maxfield Research obtained data on the number of building permits issued for new housing
units from 2010 through 2019 from the U.S. Census Building Permits Survey (BPS) and from the
individual cities and townships. The purpose of the BPS is to provide national, state, and local
statistics on the new privately-owned housing units authorized by building or zoning permits in
the United States. Statistics from the BPS are based on reports submitted by local permit offi-
cials and the survey covers all “permit-issuing places” which are jurisdictions that issue building
or zoning permits. Areas for which no authorization is required to construct new housing units
are not included in the survey.

Table HC-1 displays the number of units permitted for single-family homes and multifamily
structures (includes duplexes, structures with three or four units, and structures with five or
more units) from 2010 through 2019, which is the most recent full-year data available. Multi-
family housing includes both for-sale and rental units and is defined as residential buildings con-
taining units built one on top of another and those built side-by-side which do not have a
ground-to-roof wall and/or have common facilities. Single-family housing is defined as fully de-
tached, semi-detached (semi-attached, side-by-side), row houses, and townhouses. For at-
tached units, each unit must be separated from the adjacent unit by a ground-to-roof wall and
they must not share systems or utilities to be classified as single-family.

e Between 2010 and 2019, nearly 9,000 units were issued in Olmsted County, equating to
roughly 900 units annually. Approximately 49% of these units were single-family while the
remaining 51% were in multifamily structures of which 99% were five units or larger build-
ings.

e Eighty two percent of all residential units permitted between 2010 and 2014 were single-
family homes; averaging nearly 372 units per year. However, as the economy and the
housing market rebounded from the Great Recession, Olmsted County has averaged 508
single family units annually since 2015.

e Townhomes/twinhomes and three- and four-unit structures accounted for 2% of the multi-
family units constructed since 2010 in Olmsted County. About 98% of the multifamily units
permitted were in structures of five or more units.
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TABLE HC-1
RESIDENTIAL CONSTRUCTION/ANNUAL BUILDING PERMITS ISSUED
OLMSTED COUNTY
US CENSUS BUREAU
2010 to 2019
Single- Multifamily Total
Family =~ Townhome/ 3&4 (5+ units) Housing
Homes Twinhome Unit Units

Reported Only

2010 256 0 4 138 398
2011 252 0 0 24 276
2012 369 0 0 62 431
2013 488 0 4 40 532
2014 497 4 16 122 639
2015 505 6 3 1,107 1,621
2016 569 12 4 977 1,562
2017 594 4 0 425 1,023
2017 474 8 0 1,098 1,580
2019 402 0 13 484 899
Total 4,406 34 44 4,477 8,961
Avg. 441 3 4 448 896

Sources: U.S. Census; Maxfield Research & Consulting, LLC

Residential New Construction (Units)
Olmsted County 2010-2019 (US Census)

B Multifamily M Single-family
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As illustrated in the table, 2015 was the most active year for residential permitting activity
in Olmsted County since 2001, with a total of 1,580 units permitted (1,603 unit in 2001), fol-
lowed by 2016 (1,562 units). Residential construction activity slowed considerably after
2006 before picking up substantially in 2016. However, there has been a significant shift
from single family to larger multifamily development.

In addition, Maxfield Research contacted each municipality and township in the Olmsted
County Market Area to further identify building permit trends at the local level. It is important
to note that complete data was not provided for all years by all communities so gaps are
presents. Also, each community collects and categorizes building permit activity differently and
thus the level of detail can vary between communities. Table HC-2 illustrates building permit
activity from 2011 to 2019 for those communties. The subsequent bullet points highlight new
construction activity by submarket.

Between 2011 and 2019, about 9,350 housing units were permitted equating to roughly
1,040 units annually. Approximately 42% of these units were single-family while the re-
maining 58% were in multifamily structures.

The number of Olmsted County Market Area permits was highest over the period in 2015
with 1,693 new housing units. This is a substantial increase from prior years when the aver-
age units permitted per year was 550 (2011 to 2014). Permitted units have averaged about
1,550 units per year from 2015 to 2018 before falling to around 950 in 2019.

Residential Building Permits - Olmsted County Market Area
2011-2019

1,800

1,600 B MF mSF
1,400
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1,000
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600 ) g 3
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=
0 - ; ; . . . ; . .
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190

Nearly 7,900 housing units were permitted in Rochester between 2011 and 2019, account-
ing for 84% of the total building activity in the Olmsted County Market Area. Like the
Olmsted County Market Area, 2015 was the peak year in Rochester when over 1,500 units
were permitted.
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e In Rochester, 67% of development over the period was for multifamily units which accounts
for 97% of the multifamily development in the Olmsted County Market Area. During the
first part of the decade (2011-2014), multifamily development only accounted for 32% of
the units built. Since 2014, multifamily units built in Rochester increased significantly to
77% of new construction.

TABLE HC-2
ANNUAL RESIDENTIAL BUILDING ACTIVITY, UNITS PERMITTED
OLMSTED COUNTY MARKET AREA
2011 - 2019
.
Submarket 2011 2012 2013 2014 2015 2016 2017 2018 2019 11-19
Byron Submarket 24 45 58 62 57 52 58 74 43 473
Byron 23 42 53 55 47 42 56 67 36 421
Kalmar Twp. 1 3 1 4 8 7 1 3 34
Salem Twp. 0 0 4 3 2 3 1 4 1 18
East Submarket 23 16 9 25 38 44 51 47 32 285
Eyota 6 1 2 0 8 2 8 2 2 31
Eyota Twp. 4 1 2 1 2 3 1 3 2 19
Elmira Twp. 3 0 3 1 1 1 4 1 1 15
Dover 1 0 - -- 6 6 5 6 4 28
Dover Twp. 1 1 0 3 2 3 1 0 2 13
Chatfield 0 4 - - -- -- 17 20 7 48
Pleasant Grove Twp. 1 0 1 1 1 2 1 1 1 9
Orion Twp. 2 1 1 2 2 0 0 1 1 10
St. Charles 5 3 - 17 13 26 12 11 11 98
Quincy Twp. 0 1 0 0 0 0 0 1 1 3
Viola Twp. 0 4 0 0 3 1 2 1 0 11
North Submarket 11 11 14 16 22 35 34 67 33 243
Pine Island 6 7 7 9 12 19 17 53 15 145
Oronoco 0 0 -- 0 0 0 0 0 0 0
Orononco Twp. 4 2 5 7 7 11 10 7 7 60
New haven Twp. 1 2 2 0 3 5 7 7 11 38
Farmington Twp. Not Available
Rochester Submarket 391 417 386 493 1,520 1,397 1,042 1,414 808 7,868
Rochester Fringe Submarket 20 23 47 41 44 60 43 38 23 339
Cascade Twp. 0 2 2 7 6 9 6 6 5 43
Rochester Twp. 7 12 22 13 16 16 17 18 7 128
Marion Twp. 8 8 20 16 20 24 19 10 7 132
Haverhill Twp. 5 1 3 5 2 11 1 4 4 36
Stewartville Submarket 13 13 21 22 12 20 17 10 12 140
Stewartville 8 12 16 19 10 17 13 6 6 107
Rock Dell Twp. 2 0 3 1 1 0 3 2 4 16
High Forest Twp. 3 1 2 2 1 3 1 2 2 17
Olmsted County & Vicinity 482 525 535 659 1,693 1,608 1,245 1,650 951 9,348
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TABLE HC-2
ANNUAL RESIDENTIAL BUILDING ACTIVITY, UNITS PERMITTED
OLMSTED COUNTY MARKET AREA
2011 - 2019
(Continued)

Submarket 2011 2012 2013 2014 2015 2016 2017 2018 2019 11-'19
Byron Submarket 20 45 56 44 50 49 38 36 26 364
Byron 19 42 51 37 40 39 36 29 19 312
Kalmar Twp. 1 3 1 4 8 7 1 3 6 34
Salem Twp. 0 0 4 3 2 1 1 18
East Submarket 23 16 9 25 34 44 49 47 32 279
Eyota 6 1 2 0 4 2 6 2 2 25
Eyota Twp. 4 1 2 1 2 3 1 3 2 19
Elmira Twp. 3 0 3 1 1 1 4 1 1 15
Dover 1 0 -- -- 6 6 5 6 4 28
Dover Twp. 1 1 0 3 2 3 1 0 2 13
Chatfield 0 4 - - - . 17 20 7 48
Pleasant Grove Twp. 1 0 1 1 1 2 1 1 1 9
Orion Twp. 2 1 1 2 2 0 0 1 1 10
St. Charles 5 3 - 17 13 26 12 11 11 98
Quincy Twp. 0 1 0 0 0 0 0 1 1 3
Viola Twp. 0 4 0 0 3 1 2 1 0 11
North Submarket 11 11 14 16 22 32 34 29 33 202
Pine Island 6 7 7 9 12 16 17 15 15 104
Oronoco 0 0 0 0 0 0 0 0 0 0
Oronoco Twp. 4 2 5 7 7 11 10 7 7 60
New Haven Twp. 1 2 2 0 3 5 7 7 11 38
Farmington Twp. Not Available
Rochester 205 298 322 323 282 335 335 261 233 2,594
Rochester Fringe Submarket 20 23 47 41 44 60 43 38 23 339
Cascade Twp. 0 2 2 7 6 9 6 6 5 43
Rochester Twp. 7 12 22 13 16 16 17 18 7 128
Marion Twp. 8 8 20 16 20 24 19 10 7 132
Haverhill Twp. 5 1 3 5 2 11 1 4 4 36
Stewartville Submarket 13 13 21 18 12 16 17 10 12 132
Stewartville 8 12 16 15 10 13 13 6 6 99
Rock Dell Twp. 2 0 3 1 1 0 3 2 4 16
High Forest Twp. 3 1 2 2 1 3 1 2 2 17
Olmsted County & Vicinity 292 406 469 467 444 536 516 421 359 3,910
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TABLE HC-2 (continued)
ANNUAL RESIDENTIAL BUILDING ACTIVITY, UNITS PERMITTED
OLMSTED COUNTY & VICINITY
2011 - 2019
(Continued)

Submarket

Byron Submarket
Byron
Kalmar Twp.
Salem Twp.

East Submarket
Eyota
Eyota Twp.
Elmira Twp.
Dover
Dover Twp.
Chatfield
Pleasant Grove Twp.
Orion Twp.
St. Charles
Quincy Twp.
Viola Twp.

North Submarket
Pine Island
Oronoco
Oronoco Twp.
New Haven Twp.
Farmington Twp.

Rochester

Rochester Fringe Submarket
Cascade Twp.
Rochester Twp.
Marion Twp.
Haverhill Twp.

Stewartville Submarket
Stewartville
Rock Dell Twp.
High Forest Twp.

2011 2012 2013 2014 2015 2016 2017
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Olmsted County & Vicinity 190 119

66 192 1,249

1,072 729

MULTIFAMILY UNITS

2018 2019 11-'19
38 17 109
38 17 109

0 0 0
0 0 0
0 0 6
0 0 6
0 0 0
0 0 0
0 0 0
0 0 0
0 0 0
0 0 0
0 0 0
0 0 0
0 0 0
0 0 0
38 0 41
38 0 41
0 0 0
0 0 0
0 0 0
0 0 0
1,153 575 5,274
0 0 0
0 0 0
0 0 0
0 0 0
0 0 0
0 0 8
0 0 8
0 0 0
0 0 0
1,229 592 5,438

Sources: Individual cities and townships; Maxfield Research & Consulting, LLC
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Outside of the City of Rochester, the remainder of submarkets permitted units ranged from
a total of 140 units (Stewartville Submarket) to 473 units in the Byron Submarket during the

nine-year period. Overall, these submarkets averaged 296 permitted units per year com-

pared to that of 874 units in the City of Rochester from 2011 to 2019.

Building Pemit Pct. by Type of Permit
2011-2019

Avg.
2019 m SF
2018 ® MF
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Average Annual Building Permits (2011 to 2019)
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Building Permits in Rural Olmsted County Market Area:
2011 to 2019

M Byron M East M North M Rochester Fringe M Stewartville

2011 2012 2013 2014 2015 2016 2017 2018

2019

Demolition Permits

In addition to building permits, the City of Rochester also tracks housing demolitions. A permit

is required for demolishing or moving a housing structure and ensures the property will be re-
moved from the assessor’s tax role. The permit also allows city staff and utility companies to

prepare for the demolition or moving process. Please note that not all demolition permits re-
sult in a one-to-one replacement for new housing stock. Table HC-3 presents demolition per-

mits in Rochester since 2010.

e Over the past 9 years nearly 130 single-family/townhomes and roughly 50 multifamily dem-
olition permits have been issued in Rochester. On average, about 13 single-family and five
multifamily permits are issued annually. Multifamily demolition permits account for about

28.5% of the number of demolition permits issued since 2010.
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City of Rochester Demolition Permits: 2010-2019
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TABLE HC-3
Demolition Permits
City of Rochester
2010 to 2019
One & Two- Multifamily
Unit Permits Permits
2010 20 13
2011 9 1
2012 10
2013 11 3
2014 11 13
2015 11 13
2016 12 1
2017 26 1
2018 8 1
2019 10
Total 128 51
Avg. 12.8 5
Note: Number of permits only; the number of units is
not computed
Source: City of Rochester, Maxfield Research &
Consulting, LLC
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American Community Survey

The American Community Survey (“ACS”) is an ongoing statistical survey administered by the
U.S. Census Bureau that is sent to approximately 3 million addresses annually. The survey gath-
ers data previously contained only in the long form of the decennial census. As a result, the
survey is ongoing and provides a more “up-to-date” portrait of demographic, economic, social,
and household characteristics every year, not just every ten years. Whenever possible,
Maxfield Research Inc. used the five-year estimates as it provides the largest sample size and
has a longer period of data collection. It should be noted that all ACS surveys are subject to
sampling error and uncertainty. The ACS reports margins of errors (MOEs) with estimates for
most standard census geographies. The MOE is shown by reliability from low, medium to high.
Due to the MOE, 2018 ACS data may have inconsistencies with previous 2010 Census data.

Tables HC-4 through HC-9 show key data from the American Community Survey for the
Olmsted County Market Area. For a comparison, information for the Olmsted County Market
Area is broken down by submarket.

Housing Units by Occupancy Status & Tenure

Tenure is a key variable that analyzes the propensity for householders to rent or own their
housing unit. Tenure is an integral statistic used by numerous governmental agencies and pri-
vate sector industries to assess neighborhood stability. Table HC-4 shows historic trends in
2010 and 2018.

e 73.1% of housing units in Olmsted County Market Area are estimated to be owner-occupied
as of 2018. This is a slight decrease from 2010 (74.9%), in part due to the affects from the
Great Recession and a shift from ownership to rental.

e The number of housing units are estimated to have increased by 5,447 units from 2010 to
2018 with owner-occupied units increasing by approximately 1,641 units (3.8% of the
growth).

e The percentage of owner-occupied housing units is estimated to have increased in all sub-
markets between 2010 and 2018.

e The Rochester Fringe had the highest percentage of owner-occupied housing units in the
Olmsted County Market Area at 93.7% as of the 2018 American Community Survey. The
highest proportion of estimated renter-occupied housing units in 2018 could be found in
the Rochester submarket (31.5%) and East submarket (20.4%).
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Tenure by Submarket: 2018
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TABLE HC-4
HOUSING UNITS BY OCCUPANCY STATUS & TENURE
OLMSTED COUNTY MARKET AREA
2010 & 2018
2010
BYRON SUBMARKET EAST SUBMARKET NORTH SUBMARKET CITY OF ROCHESTER
Year/Occupancy No. Pct. No. Pct. No. Pct. No. Pct.
Owner Occupied 2,240 85.2 3,862 79.4 2,723 84.9 30,472 70.8
Renter Occupied 389 14.8 999 20.6 486 15.1 12,553 29.2
Total 2,629 100.0 4,861 100.0 3,209 100.0 43,025 100.0
ROCHESTER FRINGE STEWARTVILLE OLMSTED COUNTY MARKET AREA TOTAL
Year/Occupancy No. Pct. No. Pct. No. Pct. No. Pct.
Owner Occupied 3,324 94.6 2,439 83.0 42,812 75.0 45,060 74.9
Renter Occupied 188 5.4 501 17.0 14,268 25.0 15,116 25.1
Total 3,512 100.0 2,940 100.0 57,080 100.0 60,176 100.0
BYRON SUBMARKET EAST SUBMARKET NORTH SUBMARKET CITY OF ROCHESTER
Year/Occupancy No. Pct. No. Pct. No. Pct. No. Pct.
Owner Occupied 2,567 88.0 3,969 79.6 2,775 82.8 31,489 68.5
Renter Occupied 349 12.0 1,016 20.4 576 17.2 14,456 31.5
Total 2,916 100.0 4,985 100.0 3,351 100.0 45,945 100.0
ROCHESTER FRINGE STEWARTVILLE OLMSTED COUNTY MARKET AREA TOTAL
Year/Occupancy No. Pct. No. Pct. No. Pct. No. Pct.
Owner Occupied 3,481 93.7 2,462 80.2 44,453 73.1 46,743 73.1
Renter Occupied 233 6.3 606 19.8 16,317 26.9 17,236 26.9
Total 3,714 100.0 3,068 100.0 60,770 100.0 63,979 100.0
Sources: U.S. Census Bureau; Maxfield Research & Consulting, LLC
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Rental Tenure — 2018
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Owner Tenure — 2018
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Age of Housing Stock

Table HC-5 illustrates the number of housing units built in the Olmsted County Market Area and
the vicinity by decade based on data from the U.S. Census Bureau and the American Commu-
nity Survey (5-year).

e The greatest percentages of homes built in the Olmsted County Market Area were built in
the 2000s, which comprised 19.5% of the entire housing stock. However, the vast majority
of these housing units were constructed in the first half of the decade before the housing
market decline.

e About 8% of Rochester’s occupied housing units were constructed prior to 1940 (4,070
housing units). About 21% of Rochester’s housing stock was built prior to 1960 (10,234
units). Approximately 26% of Rochester’s housing stock has been constructed since 2000.

e The East submarket has the highest proportion of older homes as nearly 22% of the hous-
ing supply was built prior to 1940, followed by the North submarket (16%).

e Approximately 72% of all Olmsted County Market Area housing units are located in Roches-
ter. Together with the Rochester Fringe, 78% of the housing units are in the Rochester
Area.

e Since 2010, an estimated 4,360 housing units have been added to the Olmsted County
Market Area’s housing stock, roughly 6.5% of the total. The Rochester submarket was the
leader with 3,252 new units, accounting for 75% off all new units in the County since 2010.

Olmsted County Market Area Housing Units by Submarket & Decade

Market Area Total
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HOUSING CHARACTERISTICS

TABLE HC-5
AGE OF HOUSING STOCK (OCCUPIED HOUSING UNITS)
OLMSTED COUNTY MARKET AREA
2018
| Year Structure Built
Submarket Units Built No. Pct. No. Pct. No. Pct. No. Pct. No. Pct. No. Pct. No. Pct. No. Pct. No. Pct.
Byron 3,041 1990 279 9.2% 36 1.2% 160 5.3% 243 8.0% 341 11.2% 292 9.6% 663  21.8% 796  26.2% 231 7.6%
East 5,333 1978 1,178 22.1% 128 2.4% 339 6.4% 511 9.6% 687 12.9% 510 9.6% 745 14.0% 1,046 19.6% 189 3.5%
North 3,560 1984 567  15.9% 115 3.2% 149 4.2% 154 4.3% 592 16.6% 356  10.0% 619  17.4% 829  23.3% 179 5.0%
City of Rochester 48,648 1984 4,070 8.4% 1,588 3.3% 4,576 9.4% 5,019 10.3% 6,308 13.0% 7,233 14.9% 7,040 14.5% 9,562 19.7% 3,252 6.7%
Rochester Fringe 3,797 1984 222 5.8% 67 1.8% 235 6.2% 328 8.6% 686 18.1% 729 19.2% 875 23.0% 461 12.1% 194 5.1%
Stewartville 3,151 1983 385 12.2% 96 3.0% 174 5.5% 313 9.9% 520 16.5% 272 8.6% 566 18.0% 510 16.2% 315 10.0%
Olmsted County 64,142 1984 5,942 9.3% 1,954 3.0% 5,407 8.4% 6,292 9.8% 8,710 13.6% 9,126 14.2% 9,972 15.5% 12,511 19.5% 4,228 6.6%
Market Area Total 67,530 1984 6,701 9.9% 2,030 3.0% 5,633 8.3% 6,568 9.7% 9,134 13.5% 9,392 13.9% 10,508 15.6% 13,204 19.6% 4,360 6.5%
Sources: U.S. Census Bureau - American Community Survey; Maxfield Research & Consulting, LLC
Olmsted County Market Area Housing Units Built by Decade
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HOUSING CHARACTERISTICS

Housing Units by Structure and Occupancy or (Housing Stock by Structure Type)

Table HC-6 shows the housing stock in the Olmsted County Market Area by type of structure
and tenure based on the 2018 ACS.

e The dominant housing type is the single-family detached home, representing 86% of all
owner-occupied housing units in the Olmsted County Market Area.

e The East and Rochester Fringe submarkets have the highest proportions of single-family
owner-occupied detached housing, representing 92% and 91.5% of their respective housing
inventories. Conversely, the Rochester submarket has the smallest proportion of single-
family owner-occupied detached housing in the Olmsted County Market Area at 84%.

Housing Units by Structure and Tenure
Market Area Total - 2018

3,470 1,873 =l
2,867 m2to 4
1,701
1,989 m5t09
m10to 19
m20to 49

w50+

Mo bile Home

e Although single-family housing is dominated by detached units, the majority of renter-occu-
pied housing units are located in structures with two or more units. Nearly three-quarters
of rental units are located in multifamily structures with two or more units.

e The Rochester Submarket contains an estimated 84% of the Olmsted County Market Area’s
rental housing stock. Nearly 14,500 rental units were identified in Rochester, of which
about one-half of the units are located in structures with more than 10 units.
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HOUSING CHARACTERISTICS

TABLE HC-6

HOUSING UNITS BY STRUCTURE & TENURE
OLMSTED COUNTY MARKET AREA

2018
BYRON SUBMARKET EAST SUBMARKET NORTH SUBMARKET CITY OF ROCHESTER
Owner- Renter- Owner- Renter- Owner- Renter- Owner- Renter-
Units in Structure Occupied Pct. Occupied Pct. Occupied Pct. Occupied Pct. Occupied Pct. Occupied Pct. Occupied Pct. Occupied Pct.
1, detached 2,295 89.4% 167 47.9% 3,654 92.1% 269  26.5% 2,535 91.4% 158 27.4% 26,408 83.9% 2,217 15.3%
1, attached 229  8.9% 9 2.6% 131 3.3% 47  4.6% 73 2.6% 70 12.2% 2,866 9.1% 1,325  9.2%
2 0 0.0% 23 6.6% 24 0.6% 118 11.6% 0 0.0% 53  9.2% 83 0.3% 716  5.0%
3to4 0 0.0% 22 6.3% 5 0.1% 123 12.1% 0 0.0% 87 15.1% 361 1.1% 2,008 13.9%
5to9 0 0.0% 66 18.9% 0 0.0% 182 17.9% 0 0.0% 38 6.6% 241 0.8% 1,405 9.7%
10to 19 0 0.0% 13 3.7% 0 0.0% 152 15.0% 0 0.0% 51 8.9% 145 0.5% 1,340 9.3%
20to 49 0 0.0% 0 0.0% 0 0.0% 58 5.7% 0 0.0% 79 13.7% 237 0.8% 2,361 16.3%
50 or more 0 0.0% 46  13.2% 0 0.0% 21 2.1% 0 0.0% 0 0.0% 371 1.2% 3,032 21.0%
Mobile home 29 1.1% 3 0.9% 155 3.9% 46 4.5% 167 6.0% 40 6.9% 777 2.5% 52 0.4%
Boat, RV, van, etc. 14 0.5% 0 0.0% 0 0.0% 0 0.0% 0 0.0% 0 0.0% 0 0.0% 0 0.0%
Total 2,567 100% 349 100% 3,969  100% 1,016 100% 2,775 100% 576 100% 31,489 100% 14,456 100%
ROCHESTER FRINGE SUBMARKET STEWARTVILLE SUBMARKET OLMSTED COUNTY OLMSTED CO. MARKET AREA TOTAL
Owner- Renter- Owner- Renter- Owner- Renter- Owner- Renter-
Units in Structure Occupied Pct. Occupied Pct. Occupied Pct. Occupied Pct. Occupied Pct. Occupied Pct. Occupied Pct. Occupied Pct.
1, detached 3,186 91.5% 136 58.4% 2,038 82.8% 222 36.6% 38,011 85.5% 3,069 18.8% 40,116 85.8% 3,169 18.4%
1, attached 13 0.4% 7 3.0% 191 7.8% 16 2.6% 3,398 7.6% 1,409 8.6% 3,503 7.5% 1,474  8.6%
2 11  0.3% 40 17.2% 0 0.0% 15  2.5% 100 0.2% 836 5.1% 118  0.3% 965 5.6%
3to4 0 0.0% 0 0.0% 0 0.0% 114 18.8% 366 0.8% 2,216 13.6% 366 0.8% 2,354 13.7%
5to9 7 02% 0 0.0% 0 0.0% 50 8.3% 248 0.6% 1,577  9.7% 248  0.5% 1,741 10.1%
10to 19 0 0.0% 0 0.0% 0 0.0% 0 0.0% 145 0.3% 1,381 8.5% 145  0.3% 1,556  9.0%
20to 49 0 0.0% 22 9.4% 0 0.0% 110 18.2% 237 0.5% 2,500 15.3% 237 0.5% 2,630 15.3%
50 or more 0 0.0% 0 0.0% 0 0.0% 0 0.0% 371 0.8% 3,093 19.0% 371 0.8% 3,099 18.0%
Mobile home 264 7.6% 28 12.0% 233 9.5% 79 13.0% 1,563 3.5% 236 1.4% 1,625 3.5% 248 1.4%
Boat, RV, van, etc. 0 0.0% 0 0.0% 0 0.0% 0 0.0% 14 0.0% 0 0.0% 14 0.0% 0 0.0%
Total 3,481 100% 233  100% 2,462 100% 606 100% 44,453  100% 16,317 100% 46,743  100% 17,236  100%
Sources: U.S. Census Bureau - American Community Survey; Maxfield Research Inc.
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HOUSING CHARACTERISTICS

Owner-Occupied Housing Units by Structure &Tenure
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Renter-Occupied Housing Units by Structure and Tenure
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HOUSING CHARACTERISTICS

Owner-Occupied Housing Units by Mortgage Status

Table HC-7 shows mortgage status and average values from the American Community Survey
for 2018 (5-Year). Mortgage status provides information on the cost of homeownership when
analyzed in conjunction with mortgage payment data. A mortgage refers to all forms of debt

where the property is pledged as security for repayment of debt. A first mortgage has priority

claim over any other mortgage or if it is the only mortgage. A second (and sometimes third)

mortgage is called a “junior mortgage,” a home equity line of credit (HELOC) would also fall into

this category. Finally, a housing unit without a mortgage is owned free and clear and is debt

free.

e Approximately 67% of the Olmsted County Market Area’s homeowners have a mortgage.
Nationally, about 70% of U.S. homeowners have a mortgage on their property. About 15%
of homeowners with mortgages in the Olmsted County Market Area also have a second

mortgage and/or home equity loan.

e The average value for homes with a mortgage for the Olmsted County Market Area home-

owners was approximately $213,295. The Rochester Fringe submarket had the highest me-

dian value at $374,926 and the Rochester submarket had the lowest at $191,700.

e The Rochester Fringe submarket had the highest percentage of homeowners without a

mortgage; approximately 41%. Conversely, the Byron Submarket had the highest percent-

age of homeowners with a mortgage at 71.5%.

Owner-Occupied Units by Mortgage Status - 2018
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HOUSING CHARACTERISTICS

OWNER-OCCUPIED HOUSING UNITS BY MORTGAGE STATUS

TABLE HC-7

OLMSTED COUNTY MARKET AREA

Housing units without a mortgage

2018
BYRON SUBMARKET EAST SUBMARKET NORTH SUBMARKET CITY OF ROCHESTER
Mortgage Status No. Pct. No. Pct. No. Pct. No. Pct.
Housing units without a mortgage 731 28.5 1,435 36.2 1,027 37.0 9,887 314
Housing units with a mortgage/debt 1,836 71.5 2,534 63.8 1,748 63.0 21,602 68.6
Second mortgage only 80 3.1 79 2.0 100 3.6 801 2.5
Home equity loan only 270 10.5 279 7.0 201 7.2 2,319 7.4
Both second mortgage and equity loan 4 0.2 3 0.1 6 0.2 111 0.4
No second mortgage or equity loan 1,482 57.7 2,173 54.7 1,441 51.9 18,371 58.3
Total 2,567 100.0 3,969 100.0 2,775 100.0 31,489 100.0
Average Value by Mortgage Status
Housing units with a mortgage $232,068 $207,664 $281,187 $191,700
Housing units without a mortgage $252,544 $197,802 $225,823 $179,300
ROCHESTER FRINGE STEWARTVILLE SUBMARKET OLMSTED COUNTY MARKET AREA TOTAL
Mortgage Status No. Pct. No. Pct. No. Pct. No. Pct.
Housing units without a mortgage 1,439 41.3 813 33.0 14,575 32.8 15,332 32.8
Housing units with a mortgage/debt 2,042 58.7 1,649 67.0 29,878 67.2 31,411 67.2
Second mortgage only 73 2.1 44 1.8 1,134 2.6 1,177 2.5
Home equity loan only 298 8.6 187 7.6 3,430 7.7 3,554 7.6
Both second mortgage and equity loan 6 0.2 14 0.6 138 0.3 144 0.3
No second mortgage or equity loan 1,665 47.8 1,404 57.0 25,176 56.6 26,536 56.8
Total 3,481 100.0 2,462 100.0 44,453 100.0 46,743 100.0
Average Value by Mortgage Status
Housing units with a mortgage $374,926 $211,828 $203,500 $213,295
$300,269 $212,042 $192,500 $200,494

Sources: U.S. Census Bureau - American Community Survey; Maxfield Research & Consulting, LLC
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HOUSING CHARACTERISTICS

Owner-Occupied Housing Units by Value

Table HC-8 presents data on housing values summarized by nine price ranges. Housing value
refers to the estimated price point the property would sell if the property were for sale. For
single-family and townhome properties, value includes both the land and the structure. For

condominium units, value refers to only the unit.

e The median owner-occupied home in Olmsted County was $199,500 or $10,440 lower than
the median home value of the Market Area ($209,937).

e Median values in the Olmsted County Market Area range from a low of $188,000 in the

Rochester Submarket to a high of $343,845 in the Rochester Fringe Submarket.

e Stewartville, East, and Rochester were the only submarkets to have estimated median val-
ues below the Olmsted County Market Area median value. Rochester was the only submar-
ket to have an estimated median value below Olmsted County.
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HOUSING CHARACTERISTICS

TABLE HC-8

OWNER-OCCUPIED UNITS BY VALUE
OMLSTED COUNTY MARKET AREA

2018

BYRON SUBMARKET EAST SUBMARKET NORTH SUBMARKET CITY OF ROCHESTER
Home Value No. Pct. No. Pct. No. Pct. No. Pct.
Less than $50,000 70 2.7 160 4.0 158 5.7 1,243 3.9
$50,000-$99,999 81 3.2 357 9.0 93 3.4 1,893 6.0
$100,000-$149,999 312 12.2 758 19.1 249 9.0 6,100 19.4
$150,000-$199,999 607 23.6 923 233 422 15.2 8,185 26.0
$200,000-$249,999 435 16.9 599 15.1 358 12.9 4,777 15.2
$250,000-$299,999 253 9.9 408 10.3 375 13.5 3,100 9.8
$300,000-$399,999 402 15.7 394 9.9 488 17.6 3,446 10.9
$400,000-5499,999 158 6.2 153 3.9 306 11.0 1,538 49
Greater than $500,000 249 9.7 217 5.5 326 11.7 1,207 3.8
Total 2,567 100.0 3,969 100.0 2,775 100.0 31,489 100.0
Median Home Value $236,024 $205,151 $274,515 $188,000

ROCHESTER FRINGE STEWARTVILLE SUBMARKET OLMSTED COUNTY MARKET AREA TOTAL
Home Value No. Pct. No. Pct. No. Pct. Pct. Pct.
Less than $50,000 271 7.8 261 10.6 2,070 4.7 2,163 4.6
$50,000-$99,999 63 1.8 73 3.0 2,287 5.1 2,560 5.5
$100,000-$149,999 144 41 409 16.6 7,469 16.8 7,972 17.1
$150,000-$199,999 252 7.2 663 26.9 10,494 23.6 11,052 23.6
$200,000-5249,999 243 7.0 381 15.5 6,404 14.4 6,793 14.5
$250,000-$299,999 477 13.7 174 7.1 4,539 10.2 4,787 10.2
$300,000-$399,999 886 25.5 250 10.2 5,692 12.8 5,866 12.5
$400,000-$499,999 504 14.5 126 5.1 2,764 6.2 2,785 6.0
Greater than $500,000 641 18.4 125 5.1 2,734 6.2 2,765 5.9
Total 3,481 100.0 2,462 100.0 44,453 100.0 46,743 100.0
Median Home Value $343,845 $208,903 $199,500 $209,937
Sources: U.S. Census Bureau - American Community Survey; Maxfield Research & Consulting, LLC
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HOUSING CHARACTERISTICS

Owner-Occupied Units by Value (Rochester & Market Area) - 2018
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Renter-Occupied Units by Contract Rent

Table HC-9 presents information on the monthly housing costs for renters called contract rent
(also known as asking rent) in 2018. Contract rent is the monthly rent agreed to regardless of
any utilities, furnishings, fees, or services that may be included.

e The median contract rent in the Olmsted County Market Area was estimated at $S808.
Based on a 30% allocation of income to housing, an income of $32,320 would be needed to
afford the median rent.

e The East Submarket had the lowest estimated contract rent at $590. Rochester had the
highest estimated contract rent at $830.

o Nearly 29% of the Olmsted County Market Area renters paying cash have monthly rents
ranging from $500 to $749, 24% had monthly rents ranging from $750 to $999, and 22%
had monthly rents between $1,000 and $1,500. Only 8% of estimated renter households
had monthly rents ranging from $250 and $499.

e Housing units without payment of rent (“no cash rent”) make up only 3.8% of the Olmsted
County Market Area’s renters. Typically, units may be owned by a relative or friend who
lives elsewhere whom allow occupancy without charge. Other sources may include caretak-
ers or ministers who may occupy a residence without charge.
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Olmsted County Market Area Contract Rent
(exluding Rochester) - 2018
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HOUSING CHARACTERISTICS

MAXFIELD RESEARCH AND CONSULTING, LLC

TABLE HC-9
RENTER-OCCUPIED UNITS BY CONTRACT RENT
OLMSTED COUNTY MARKET AREA
2018
BYRON SUBMARKET EAST SUBMARKET NORTH SUBMARKET CITY OF ROCHESTER
Contract Rent No. Pct. No. Pct. No. Pct. No. Pct.
No Cash Rent 34 9.7 73 7.2 57 9.9 387 2.7
Cash Rent 315 90.3 943 92.8 519 90.1 14,069 97.3
S0 to 5249 0 0.0 84 8.3 21 3.6 653 4.5
5$250-5499 17 4.9 212 20.9 137 23.8 927 6.4
5$500-5749 122 35.0 435 42.8 95 16.5 4,047 28.0
S$750-5999 72 20.6 162 15.9 150 26.0 3,476 24.0
$1,000-51,500 95 27.2 40 3.9 92 16.0 3,511 24.3
51,500+ 9 2.6 10 1.0 24 4.2 1,455 10.1
Total 349 100.0 1,016 100.0 576 100.0 14,456 100.0
Median Contract Rent $771 $590 $686 $830
ROCHESTER FRINGE STEWARTVILLE SUBMARKET OLMSTED COUNTY MARKET AREA TOTAL
Contract Rent No. Pct. No. Pct. No. Pct. No. Pct.
No Cash Rent 57 24.5 45 7.4 642 3.9 653 3.8
Cash Rent 176 75.5 561 92.6 15,675 96.1 16,583 96.2
S0 to 5249 6 2.6 122 20.1 816 5.0 886 5.1
5250-5499 31 13.3 2 0.3 1,076 6.6 1,326 7.7
S$500-5749 36 15.5 204 33.7 4,615 28.3 4,939 28.7
5$750-5999 45 19.3 158 26.1 3,901 23.9 4,063 23.6
51,000-51,500 33 14.2 75 12.4 3,762 23.1 3,846 22.3
51,500+ 25 10.7 0 0.0 1,505 9.2 1,523 8.8
Total 233 100.0 606 100.0 16,317 100.0 17,236 100.0
Median Contract Rent $881 $723 $817 $808
Sources: U.S. Census Bureau - American Community Survey; Maxfield Research & Consulting, LLC
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HOUSING CHARACTERISTICS

Mobility in the Past Year

Table HC-10 shows the mobility patterns of Olmsted County Market Area residents within a
one-year time frame (2018 is the last year available). Table HC-11 shows mobility patterns of
each submarket within the Olmsted County Market Area.

e The majority of residents (86%) did not move within the last year.

o Of the residents that moved within the last year, approximately 3% moved from outside of
the Olmsted County Market Area but within Minnesota and 8% moved from within the
Olmsted County Market Area.

e A greater proportion of younger age cohorts tended to move within the last year compared
to older age cohorts. Approximately 22% of those age 18 to 24 moved within the last year
compared to 3% of those age 75+.

e The East submarket had the highest percentage of people who were estimated to not have
move in the last year (91%), while Rochester had the lowest percentage (84%).

e The North submarket had the highest percentage of people who moved from a different
county from Minnesota (5%), while the East had the second-highest percentage (4%).

Percent of People that Moved in Last Year
Olmsted County Market Area- 2018
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HOUSING CHARACTERISTICS

TABLE HC-10

MOBILITY IN THE PAST YEAR BY AGE FOR CURRENT RESIDENCE

OLMSTED COUNTY MARKET AREA

2018
Not Moved Moved
Diff
Same House Within Same County I erentsiztuenty Same Different State Abroad
Age No. Pct. No. Pct. No. Pct. No. Pct. No. Pct.
Under 18 31,295 86.6% 2,939 8.1% 914 2.5% 522 1.4% 474 1.3%
18 to 24 7,415 62.7% 1,793 15.2% 1,379 11.7% 1,127 9.5% 103 0.9%
25to 34 16,629 74.5% 3,002 13.4% 1,115 5.0% 1,234 5.5% 351 1.6%
35to 44 17,215 87.2% 1,393 7.1% 339 1.7% 493 2.5% 300 1.5%
45 to 54 17,355 91.0% 1,034 5.4% 368 1.9% 219 1.1% 90 0.5%
55to 64 18,490 92.8% 797 4.0% 247 1.2% 206 1.0% 186 0.9%
65to 74 11,654 95.8% 247 2.0% 92 0.8% 100 0.8% 67 0.6%
75+ 9,510 92.9% 372 3.6% 116 1.1% 177 1.7% 64 0.6%
Total 129,563 85.6% 11,577 7.6% 4,570 3.0% 4,078 2.7% 1,635 1.1%
Sources: U.S. Census Bureau - American Community Survey; Maxfield Research & Consulting, LLC
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TABLE HC-11
MOBILITY IN THE PAST YEAR BY SUBMARKET FOR CURRENT RESIDENCE
OLMSTED COUNTY MARKET AREA

2018
Not Moved Moved
Different County Same

Same House Within Same County ! Sta:e y Different State Abroad
Submarket No. Pct. No. Pct. No. Pct. No. Pct. No. Pct.
Byron 6,966 90.2% 472 6.1% 157 2.0% 43 0.6% 87 1.1%
East 11,625 91.2% 449 3.5% 494 3.9% 148 1.2% 26 0.2%
North 7,552 84.2% 874 9.7% 441 4.9% 91 1.0% 13 0.1%
Rochester 94,370 83.8% 9,467 8.4% 3,659 3.2% 3,661 3.2% 1,495 1.3%
Rochester Fringe 9,028 89.2% 718 7.1% 235 2.3% 109 1.1% 33 0.3%
Stewartville 6,956 86.7% 762 9.5% 142 1.8% 162 2.0% 2 0.0%
Olmsted County 129,563 85.6% 11,577 7.6% 4,570 3.0% 4,078 2.7% 1,635 1.1%
Olmsted County Market Area 136,497 85.2% 12,742 8.0% 5,128 3.2% 4,214 2.6% 1,656 1.0%
Sources: U.S. Census Bureau - American Community Survey; Maxfield Research & Consulting, LLC
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Mobility by Submarket in One-Year (2018)
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Employment Trends

Since employment growth generally fuels household growth, employment trends are a reliable
indicator of housing demand. Typically, households prefer to live near work for convenience.
However, housing is often less expensive in smaller towns, making commuting from outlying
communities to work in larger employment centers attractive for households concerned about
housing affordability.

Employment Growth & Projections

Tables EMP-1 and EMP-2 show historic and projected employment growth in Olmsted County.
Table EMP-1 illustrates Olmsted County employment from 1970 to 2030 and is sourced to
Woods & Poole Economics, a national economic and demographic provider. Table EMP-2
shows employment growth trends and projections from 2020 to 2030 based on the most recent
information available from the Minnesota Department of Employment and Economic Develop-
ment (DEED). The 2030 forecast is based on 2016-2026 industry projections for the southeast
Minnesota region and the Twin Cities Metro Area. Maxfield Research applied the projected
ten-year growth rate of 4.6% for Olmsted County and 6.8% in the Twin Cities to the 2019 em-
ployment data to arrive at the 2030 forecast for the Metro Area.

TABLE EMP-1
HISTORIC & PROJECTED EMPLOYMENT GROWTH
OLMSTED COUNTY
1970 to 2030
Total Pct. Change
Jobs by Decade
1970 41,600 -
1980 61,260 47.3%
1990 78,980 28.9%
2000 99,890 26.5%
2010 107,992 8.1%
2020 127,561 18.1%
2030 154,524 21.1%
Source: Woods & Poole Economics, Maxfield Research
& Consulting, LLC.

e Olmsted County experienced strong job growth over the past four decades. Job growth
over the last decade increased by 8% between 2000 and 2010; although growth was not as
high given the housing slowdown and ensuing Great Recession.
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Significant job growth is expected between 2020 and 2030 (18%). Nearly 27,000 jobs are
projected over the next decade.

TABLE EMP-2
EMPLOYMENT PROJECTIONS
OLMSTED COUNTY
2020-2030
[ Estimate | [ Forecast |
[ 2020 || 2030 || 2020-2030
Southeast Minnesota 277,816 290,537 12,721 4.6%
Twin Cities Metro Area 1,785,135 1,905,704 120,569 6.8%
Note: Twin Cities Metro represents the 7-County planning region
Sources: MN Dept of Employment and Economic Development; Metropolitan Council;
Maxfield Research & Consulting, LLC

Olmsted County Employment Projections

2,500,000
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2,000,000
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1,000,000
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Solid job growth is expected between 2020 and 2030 in Southeast Minnesota as well. The
Southeast Minnesota planning region is projected to experience a 5% gain (12,721 jobs)

during the decade. In comparison, employment in the Twin Cities Metro Area is projected
to experience a 7% gain (120,569 jobs) during the decade.
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Resident Labor Force

Table EMP-3 presents historic employment statistics for Olmsted County from 1990 to 2019.
Table EMP-4 presents annual data between 2000 and 2019. The data is from the Minnesota
Workforce Center. Table EMP-4 presents resident employment data for Olmsted County. Resi-
dent employment data is calculated as an annual average and reveals the work force and num-
ber of employed persons living in the County. It is important to note that not all of these indi-
viduals necessarily work in the County. The data is from the Minnesota Department of Employ-
ment and Economic Development.

e Olmsted County’s labor force has grown substantially over the past few decades. During
the 1990s the labor force added 10,788 people (+17.4%) and the 2000s added 8,464 people
(11.7%). As of 2019, the county has added over 8,600 people to the labor force.

e Resident employment in Olmsted County increased by about 10,370 people between 2011
and 2019 (13.5%). The number of individuals in the labor market also increased, but at a
lower rate than resident employment. This resulted in a decrease in unemployment from
5.3% (2011) to 2.6% (2019).

e Olmsted County’s unemployment rate has been lower than the State of Minnesota in every
year from over the past two decades.

e The unemployment rate in Olmsted County reached a high of 6.1% in 2009 during the last
recession. However, since 2009 the unemployment rate has fallen nearly every year over
the past decade. There was a slight increase in unemployment of 0.3% from 2.3% in 2018
to 2.6% in 2019.

e Due to the Novel Coronavirus and COVID-19, unemployment rates in Olmsted County in-
creased dramatically in from 2.5% in March to 7.2% in April 2020. In May 2020, the unem-
ployment rate jumped again to 10.7%. The majority of the unemployment were temporary
furloughs due to the Stay at Home order. The Mayo Clinic furloughed roughly 35,000 em-
ployees during this time. As of writing this report, the Mayo Clinic has

TABLE EMP-3
HISTORIC UNEMPLOYMENT STATISTICS
OLMSTED COUNTY
1990 to 2019
1990-2000 2000-2010 2010-2019
1990 | 2000 W 2010 2009 | 2020+ | No.  pct. ll No. Pt No. Pet.

Labor Force 61,845 72,623 81,107 89,730 88,818 10,778 17.4% 8,484 11.7% 8,623 10.6%
Employment 60,116 70,702 76,241 87,408 84,398 10,586 17.6% 5,539 7.8% 11,167 14.6%
Unemployment 1,729 1,921 4,866 2,322 4,420 192 11.1% 2,945 153.3% -2,544 -52.3%
Unemployment Rate 2.8% 2.6% 6.0% 2.6% 5.0%
* 2020 is an averaged of the most recent data reported through May.
Source: Minnesota Workforce Center, Maxfield Research & Consulting, LLC
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TABLE EMP-4
RESIDENT EMPLOYMENT (ANNUAL AVERAGE)
OLMSTED COUNTY
2000 through May 2020
Total Minnesota U.S.
Labor Total Total Unemployment Unemployment Unemployment
Year Force Employed Unemployed Rate Rate Rate
2001 74,134 72,033 2,101 2.8% 3.8% 4.7%
2005 78,290 75,583 2,707 3.5% 4.1% 5.1%
2010 81,197 76,368 4,829 5.9% 7.4% 9.6%
2011 81,313 77,037 4,276 5.3% 6.5% 8.9%
2012 82,541 78,892 3,649 4.4% 5.6% 8.1%
2013 83,374 80,035 3,339 4.0% 5.0% 7.4%
2014 83,045 80,180 2,865 3.4% 4.2% 6.2%
2015 83,886 81,446 2,440 2.9% 3.7% 5.3%
2016 85,455 82,912 2,543 3.0% 3.9% 4.9%
2017 86,722 84,418 2,304 2.7% 3.4% 4.4%
2018 87,757 85,748 2,009 2.3% 2.9% 3.9%
2019 89,730 87,408 2,322 2.6% 3.2% 3.7%
2020* 88,818 84,398 4,420 5.0% 7.5% 10.2%
Change 2001-10 7,063 4,335 2,728 3.3% 4.0% 4.6%
Change 2011-19 8,417 10,371 -1,954 -2.7% -3.3% -5.2%
* 2020 is an averaged of the most recent data reported through May.
Sources: Minnesota Workforce Center; Maxfield Research & Consulting, LLC
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UNEMPLOYMENT RATE August 2019 - September 2020
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Covered Employment by Industry

The following tables display information on the employment and wage situation in Olmsted

County along with a summary for the Twin Cities Metro Area. Covered employment data is cal-
culated as an annual average and reveals the number of jobs in the submarket, which are cov-

ered by unemployment insurance. Most farm jobs, self-employed persons, and some other
types of jobs are not covered by unemployment insurance and are not included in the table.
The data is from the Minnesota Department of Employment and Economic Development.

Olmsted County

e There were 99,710 jobs in Olmsted County as of 2019 which, based on the 2019 annual
count of employed residents, represented a jobs to employed resident ratio of 1.16 com-
pared to 1.04 in the Metro Area. The ratio of 1.16 for Olmsted County means that there
were more jobs than employed residents, indicating that employers brought in workers

from outside the County.

e Asillustrated in the chart on the following page, the County’s employment concentrations

were higher than the Metro Area in the Natural Resource and Mining, and Education and

Health Services industries, while all other sectors had lower concentrations of employment.

e The Education and Health Services industry was the largest employment sector in Olmsted

County, providing 52,068 jobs in 2019 (52% of the total). The Trade, Transportation and
Utilities sector was the next largest sector with 13,459 workers (13% of the total jobs).

Public Administration

Other Services

Leisure & Hospitality

Education & Health Services
Professional & Business Services
Financial Activities

Information

Trade, Transportation, Utilities
Manufacturing

Construction

Natural Resources & Mining

2019 Employment: % of Total

Metro Area
M Olmsted Co.

0.0%

10.0% 20.0% 30.0% 40.0% 50.0%

60.0%
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e Within Olmsted County, the most notable job losses since 2013 occurred in the Trade,
Transportation, Utilities industry (-684 jobs for a 5% decline). The most significant hiring oc-
curred in the Education and Health Services sector (6,461 jobs for a 14% increase). How-
ever, as a percentage, the Construction industry had the largest growth over the period
(36% increase).

e From 2013 to 2019, the average weekly wage in Olmsted County increased 21% (5216) to
$1,242. By comparison, wages increased 18% in the Metro Area to $1,278. Average wages
were lower in Olmsted County than in the Metro Area for most of the industry sectors.

e Average annual wages in the Olmsted County Market Area vary considerably by submarket.
Although the average wage is nearly $62,700, wages ranged from $34,874 in the East sub-
market to $66,326 in the Rochester submarket.

2019 Average Weekly Wage

Public Administration Metro Area
Other Services B Olmsted Co
Leisure & Hospitality |mn |
Education & Health Services #
Professional & Business Services
Financial Activities
Information
Trade, Transportation, Utilities
Manufacturing ——————(——————(——
Construction

Natural Resources & Mining
Total, All Industries

S0 $500 $1,000 $1,500 $2,000
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Olmsted County Market Area Avg. Annual Wage
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TABLE EMP-5
QUARTERLY CENSUS OF EMPLOYMENT AND WAGES
OLMSTED COUNTY & TWIN CITIES METRO AREA
2013 2019 Change 2013 - 2019
Establish- Employ- Weekly | |Establish- Employ- Weekly Employment Wage
Industry
ments ment Wage ments ment Wage # % # %
OLMSTED COUNTY
Total, All Industries 3,394 92,442 $1,026 3,706 100,623 $1,242 8,181 8.8% $216 21.1%
Natural Resources & Mining 43 271 $541 49 306 $651 35 12.9% $110 20.3%
Construction 368 3,154 $996 397 4,285 $1,216 1,131 35.9% $220 22.1%
Manufacturing 106 7,344 $1,500 109 6,991 $1,660 -353 -48%  $160 10.7%
Trade, Transportation, Utilities 815 14,143 $563 751 13,459 $681 -684 -4.8% $118  21.0%
Information 54 1,545  $1,021 55 1,291  $1,251 254  -16.4% $230 22.5%
Financial Activities 333 2,135 $996 351 2,068 $1,268 -67 -3.1% $272  27.3%
Professional & Business Services 438 5,073 $791 477 4,835 $1,078 -238 -4.7%  $287 36.3%
Education & Health Services 376 45,607 $1,267 581 52,068 $1,524 6,461 14.2% $257 20.3%
Leisure & Hospitality 382 8,083 $310 419 9,562 S$414 1,479 18.3% $104 33.5%
Other Services 410 2,232 $494 457 2,522 $634 290 13.0% $140 28.3%
Public Administration 70 2,854 $1,212 62 3,234 $1,393 380 13.3% $181 14.9%
TWIN CITIES METRO AREA
Total, All Industries 78,627 1,620,612 $1,087 84,632 1,773,078 $1,278 152,466 9.4% $191 17.6%
Natural Resources & Mining 297 3,688 $803 313 3,598 $922 -90 -2.4%  $119 14.8%
Construction 6,396 57,496 $1,216 6,683 75,561 $1,470 18,065 31.4% $254  20.9%
Manufacturing 4,081 162,814 $1,339 4,067 173,042  $1,505 10,228 6.3% $166  12.4%
Trade, Transportation, Utilities 16,126 303,074  $930 15,720 321,120  $1,055 18,046 6.0% $125 13.4%
Information 1,410 40,639 $1,393 1,676 35,127 $1,726 -5,512  -13.6% $333 23.9%
Financial Activities 8,814 136,971 $1,728 8,993 142,421  $2,047 5,450 4.0% $319 18.5%
Professional & Business Services 15,340 269,885 $1,451 16,471 300,923 $1,774 31,038 11.5% $323  22.3%
Education & Health Services 9,900 366,191 $910 12,588 413,997 $1,050 47,806 13.1% $140 15.4%
Leisure & Hospitality 6,977 159,264 $413 7,858 176,882 $526 17,618 11.1% $113  27.4%
Other Services 8,296 54,104 $616 9,485 57,193 $751 3,089 5.7% $135 21.9%
Public Administration 992 66,483 $1,074 781 73,101 $1,291 6,618 10.0% $217  20.2%
Sources: Minnesota Workforce Center; Maxfield Research & Consulting, LLC
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TABLE EMP-6
AVG. ANNUAL WAGES

2019

OLMSTED COUNTY MARKET AREA

| Avg. Weekly Wage || Avg. Annual Wage |

Submarket/Location

Byron Submarket
Byron, Olmsted
Kalmar Twp, Olmsted
Salem Twp, Olmsted

East Submarket

Chatfield, Fillmore-Olmsted
Dover Twp, Olmsted
Dover, Olmsted

Elmira Twp, Olmsted

Eyota Twp, Olmsted

Eyota, Olmsted

Orion Twp, Olmsted
Pleasant Grove Twp, Olmsted
Quincy Twp, Olmsted

Saint Charles, Winona

Viola Twp, Olmsted

North Submarket
Farmington Twp, Olmsted
New Haven Twp, Olmsted
Oronoco Twp, Olmsted
Oronoco, Olmsted

Pine Island, largely Goodhue

Rochester Fringe Submarket
Cascade Twp, Olmsted
Haverhill Twp, Olmsted
Marion Twp, Olmsted
Rochester Twp, Olmsted

Rochester Submarket
Rochester, Olmsted

Stewartville Submarket
High Forest Twp, Olmsted
Rock Dell Twp, Olmsted
Stewartville, Olmsted

Olmsted County Market Area Total

$707
$691
$731
$804

$671
$683
S$711
$412
$884
$905
$642
$775
$751
$395
$620
$730

$863
$504
$848
$612
$1,124
$855

$1,066
$1,248
$1,219
$969
$649

$1,276
$1,276

$783
$1,009
$418
$767

$1,205

Note: Wages are for jobs located in the selected geography

$36,756
$35,932
$38,025
$41,795

$34,874
$35,529
$36,972
$21,437
$45,981
$47,047
$33,397
$40,313
$39,039
$20,527
$32,214
$37,973

$44,858
$26,221
$44,083
$31,837
$58,448
$44,473

$55,440
$64,896
$63,375
$50,401
$33,761

$66,326
$66,326

$40,701
$52,481
$21,723
$39,858

$62,668

Source: MN Workforce Center; Maxfield Research & Consulting, LLC
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TABLE EMP-7
WAGE COMPARISONS
2019

Avg. Weekly Avg. Annual
Location Wage Wage
Out-State MN Counties

Olmsted $1,242 $64,584
Blue Earth S874 $45,448
Saint Louis $931 $48,412
Stearns $927 $48,204
Winona $834 $43,368
| Out-State MN Cities

Rochester $1,276 $66,352
Duluth $980 $50,960
Mankato $887 $46,124
St. Cloud $999 $51,948
Winona $835 $43,420

Metro Area Counties

Anoka $1,056 $54,912
Carver $1,071 $55,692
Dakota $1,117 $58,084
Hennepin $1,408 $73,216
Ramsey $1,250 $65,000
Scott $990 $51,480
Washington $945 $49,140
Metro Area $1,278 $66,456

Source: MN DEED, Maxfield Research & Consulting, LLC

e Although Olmsted County wages are slightly lower than the Metro Area average, Olmsted
County wages are higher than five of the seven Metro Area counties (all but Hennepin and
Ramsey Counties).

e Olmsted County wages are about 25% to 33% higher than other outstate Minnesota coun-
ties identified. Similarly, Rochester wages are about 22% to 35% higher than other larger
outstate Minnesota communities.
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Average Anual Wage by County Comparison (2019)
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Commuting Patterns

Proximity to employment is often a primary consideration when choosing where to live, since
transportation costs often account for a large proportion of households’ budgets. Table EMP-8
through EMP-13 highlight the commuting patterns of workers in each submarket located in
Olmsted County in 2017 (the most recent data available), based on Employer-Household Dy-
namics data from the U.S. Census Bureau. Tables EMP-14 and EMP-15 highlight commuting
patterns of the entire County. Data is unavailable for the entire Olmsted County Market Area;
therefore, tables do not include portions outside of Olmsted County (Chatfield in Fillmore
County, St. Charles in Winona County, and Pine Island in Goodhue County). Home Destination
is defined as where workers live who work in the submarket, whereas Work destination is
where workers are employed that live in the submarket.

Commuting Patterns by Olmsted County Submarkets

e The majority of Olmsted County residents also worked in Rochester. The Rochester Fringe
has the highest percentage (76%), followed by the Rochester submarket (75%). Surround-
ing submarkets, Byron (64%), North (57%), Stewartville (57%), and East (48%) also had high
percentages of residents working in Rochester.

e Other than the cities located within Olmsted County, commuters were most often coming
from nearby cities such as Kasson, St. Charles, Austin, or Plainview. However, Rochester at-
tracts a number of commuters from many communities in southern Minnesota, southwest-
ern Wisconsin along with the Twin Cities Metro Area.

e All Other Locations accounted for a significant amount in each of the submarkets, as well as
Olmsted County as a whole. For residents who worked in the County, percentages ranged
from 17% to 30%.

e Approximately 97,065 persons are employed in Olmsted County; however, the Olmsted
County workforce is about 81,385 persons resulting in a positive net inflow of about 15,680
jobs. The rural Olmsted County submarkets have a combined outflow of about 15,200 jobs,
while Rochester has a positive inflow of nearly 30,640 jobs.
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TABLE EMP-8

COMMUTING PATTERNS
BYRON SUBMARKET

2017
Home Destination Work Destination

Place of Residence Count Share Place of Employment Count Share
Rochester city, MN 380 24.7% Rochester city, MN 2,686 64.2%
Byron city, MN 285 18.5% Byron city, MN 308 7.4%
Kasson city, MN 94 6.1% Dodge Center city, MN 86 2.1%
Dodge Center city, MN 47  3.0% Minneapolis city, MN 64 1.5%
Pine Island city, MN 31 2.0% Pine Island city, MN 51 1.2%
Mantorville city, MN 23 1.5% Stewartville city, MN 41 1.0%
Oronoco city, MN 22 1.4% Kasson city, MN 39 0.9%
Hayfield city, MN 20 1.3% Bloomington city, MN 36 0.9%
Stewartville city, MN 20 1.3% St. Paul city, MN 34 0.8%
Austin city, MN 19 1.2% Winona city, MN 26 0.6%
All Other Locations 600 38.9% All Other Locations 813 19.4%
Total All Jobs 1,541 Total All Jobs 4,184

Home Destination = Where workers live who are employed in the selection area
Work Destination = Where workers are employed who live in the selection area

Sources: US Census Bureau Local Employment Dynamics; Maxfield Research & Consulting, LLC

TABLE EMP-9
COMMUTING PATTERNS
EAST SUBMARKET
2017
Home Destination Work Destination
Place of Residence Count Share Place of Employment Count Share
Rochester city, MN 535 14.8% Rochester city, MN 3,199 48.0%
St. Charles city, MN 395  11.0% St. Charles city, MN 450 6.7%
Chatfield city, MN 274 7.6% Chatfield city, MN 403  6.0%
Eyota city, MN 198 5.5% Winona city, MN 159 2.4%
Dover city, MN 93 2.6% Eyota city, MN 105 1.6%
Stewartville city, MN 75 2.1% Minneapolis city, MN 85 1.3%
Wykoff city, MN 50 1.4% Stewartville city, MN 75  1.1%
Fountain city, MN 48 1.3% Lewiston city, MN 66 1.0%
Winona city, MN 48 1.3% St. Paul city, MN 60 0.9%
Plainview city, MN 41 1.1% Preston city, MN 54  0.8%
All Other Locations 1,850 51.3% All Other Locations 2,014  30.2%
Total All Jobs 3,607 Total All Jobs 6,670

Home Destination = Where workers live who are employed in the selection area
Work Destination = Where workers are employed who live in the selection area

*Note: Data only includes Cities and Townships in Olmsted County.

Sources: US Census Bureau Local Employment Dynamics; Maxfield Research & Consulting, LLC.
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TABLE EMP-10
COMMUTING PATTERNS
NORTH SUBMARKET

2017
Home Destination Work Destination

Place of Residence Count Share Place of Employment Count Share
Rochester city, MN 351 20.0% Rochester city, MN 2,839 57.4%
Pine Island city, MN 183 10.4% Pine Island city, MN 265 5.4%
Zumbrota city, MN 86 4.9% Zumbrota city, MN 145 2.9%
Oronoco city, MN 55 3.1% Byron city, MN 99 2.0%
Byron city, MN 53 3.0% Minneapolis city, MN 87 1.8%
Stewartville city, MN 23 1.3% St. Paul city, MN 68 1.4%
Plainview city, MN 22 1.3% Bloomington city, MN 46  0.9%
Wanamingo city, MN 21 1.2% Oronoco city, MN 44 0.9%
Kasson city, MN 17 1.0% Red Wing city, MN 43 0.9%
Austin city, MN 15 0.9% Eden Prairie city, MN 37 0.7%
All Other Locations 926 52.9% All Other Locatio