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PURPOSE AND SCOPE

Purpose and Scope of Study

Maxfield Research & Consulting, LLC was engaged by the Ely Economic Development Authority
to provide an update to the Comprehensive Housing Needs Analysis completed for the City in
2015. The Housing Needs Analysis examines housing market conditions and recommends the
amount and types of housing that should be developed to meet the needs of current and future
households residing in the City.

The scope of this study includes: an analysis of the demographic and economic characteristics
of the City and surrounding area; a review of the existing housing stock; an analysis of the for-
sale housing market, rental market conditions, senior housing supply and demand and an as-
sessment of housing affordability in Ely. Detailed recommendations are provided for the hous-
ing types identified as needed in Ely to 2030. Projections are provided for household growth
scenarios without the addition of new mining operations and with the proposed Polymet Min-
ing plant as they may impact the demand for housing in Ely. An assessment of other challenges
associated with housing development is also provided.

MAXFIELD RESEARCH & CONSULTING, LLC 1



DEMOGRAPHIC ANALYSIS

Introduction

This section of the report examines factors related to the current and future demand for
owner- and renter-occupied housing in Ely, Minnesota. It includes an analysis of population
and household growth trends and projections, age distribution, household income, household
type and household tenure. A review of these characteristics provides insight into the demand
for various housing products in the Market Area.

Market Area Definition

The primary draw area (Market Area) for housing in Ely was defined based on traffic patterns,
community and school district boundaries, geographic factors and our general knowledge of
housing draw areas across Minnesota. The Market Area is comprised of subdivisions in St. Louis
and Lake Counties as summarized in Table D-1. Boundaries of these subdivisions were reappor-
tioned between the 2000 and 2010 Censuses but represent the same combined geographic
area.

TABLE D-1
MARKET AREA GEOGRAPHIES
ELY MARKET AREA
2000 and 2010

St. Louis County

Angleworm Lake UT Babbitt city

Babbitt city Birch Lake UT

Bear Head Lake UT Breitung township
Birch Lake UT Eagles Nest township
Breitung township Ely city

Crab Lake UT Greenwood township
Eagles Nest township Morse township

Ely city NE St. Louis UT
Greenwood township Tower city

Morse township Waasa township

NE St. Louis UT Winton city

Pfeiffer Lake UT
Picket Lake UT
Slim Lake UT
Sunday Lake UT
Tower city
Waasa township
Winton city

Lake County
Fall Lake township Fall Lake township
Stoney River township Stoney River township

Source: Maxfield Research & Consluting, LLC.

MAXFIELD RESEARCH & CONSULTING, LLC 2



DEMOGRAPHIC ANALYSIS

Ely Minnesota
Housing Study
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DEMOGRAPHIC ANALYSIS

Population and Household Growth from 2000 to 2010

Table D-2 presents population and household growth in 2000 and 2010. The data is from the
U.S. Census Bureau.

Population

e The population in the City of Ely declined by 264 people (-7.1%) between 2000 and 2010 to
3,460 people. Similarly, the Market Area overall declined by 679 people (-6.2%) over the
same period.

e Population decline in the City of Ely accounted for 39% of the total population loss in the
Market Area over the decade, which is proportional to the percentage of the total Market
Area population accounted for by Ely.

TABLE D-2
HISTORIC POPULATION AND HOUSEHOLD GROWTH TRENDS
ELY MARKET AREA
2000-2010
Change
U.S. Census 000-2010
2000 2010 No. Pct.
Population
Ely city 3,724 3,460 -264 -7.1%
Remainder of Market Area 7,285 6,870 -415 -5.7%
Market Area Total 11,009 10,330 -679 -6.2%
St. Louis County 200,528 200,226 -302 -0.2%
Households
Ely city 1,694 1,681 -13 -0.8%
Remainder of Market Area 3,245 3,325 80 2.5%
Market Area Total 4,939 5,006 67 1.4%
St. Louis County 82,619 84,783 2,164 2.6%
Sources: U.S. Census Bureau; Maxfield Research Inc.

e Asignificant contributing factor to population declines in the 2000s is the housing market
downturn and economic challenges faced locally and nationally. The Market Area commu-
nities were more affected than other portions of St. Louis County as the population in the
County decreased by 302 people (-0.2%) compared to the loss in the Market Area of 679
people (-6.2%).

e Asof 2010, the Market Area included an estimated 5% of the total population in St. Louis
County.

MAXFIELD RESEARCH & CONSULTING, LLC



DEMOGRAPHIC ANALYSIS

Households

e Household growth is usually a more accurate indicator of housing needs than population
growth since a household is, by definition, an occupied housing unit. Additional housing de-
mand however, can come from changing demographics of the population base, which re-
sults in demand for different housing products.

e Elylost 13 households (-0.8%) during the 2000s, resulting in a household base of 1,681 in
2010. The Remainder of the Market Area however, gained 80 households (2.5%), during
the decade, increasing the total Market Area household base to 5,006 (1.4%).

e As mentioned, the Market Area experienced household growth although the population de-
creased. The disparate growth rates for population and households represent a trend to-
ward fewer people per household, which is driven by demographic and social trends such as
increasing divorce rates, a growing senior base, and couples’ decisions to have fewer chil-
dren or no children at all.

Population and Household Estimates and Projections

Table D-3 presents population and household growth estimates and projections for the Market
Area to 2030. Estimates for 2019 and projections to 2030 are based on information from ESRI
(a national demographics service provider) and the Minnesota State Demographer with adjust-
ments calculated by Maxfield Research and Consulting. Building permit data is also incorpo-
rated into household growth estimates.

The growth forecasts do not consider any pending changes in the local employment market,
such as the proposed Polymet and the Twin Metals projects. They are discussed in a separate
section of the report. Table D-3 presents population and household estimates without the
opening of these companies. Table D-4 however, presents projected population and household
growth with the approved Polymet plant. We exclude the Twin Metals Mine from our projec-
tions as we believe this operation would not open before 2030. The Polymet plant will bring
additional economic development and will create jobs in Ely and in surrounding communities,
spurring construction of housing and other employment opportunities to serve additional
households that would locate in the area.

Projected Population and Household Growth w/o Polymet and Twin Metals
e From 2010 to 2020, we estimate that Ely will have a stable household base with a slight in-

crease in total households. Between 2010 and 2020, we estimate that 45 households (3%)
would be added in the City for a total of 3,550 households in 2020.

MAXFIELD RESEARCH & CONSULTING, LLC 5



DEMOGRAPHIC ANALYSIS

e The Remainder of the Market Area is estimated to increase by 115 households (3.5%) be-
tween 2010 and 2020, a more rapid rate of growth than the prior decade during which 80
households (2.5%) were added.

e The population is expected to grow similar to households because of changes in the number
of people per household. Population growth in Ely between 2010 and 2020 is projected at
3% or 90 people. Over the same interval, the Remainder of the Market Area is projected to
increase by 294 people (4%) as households locate in some of the rural township areas sur-
rounding the City.

Population Trends: 2000-2030
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DEMOGRAPHIC ANALYSIS

TABLE D-3
POPULATION & HOUSEHOLDS
ELY MARKET AREA
GROWTH SCENARIO - WITHOUT ADDITIONAL MINING OPERATIONS
2000 to 2030
Number of People Change
U.S. Census Estimate Projections
2000 2010 2020 2025 2030 2000-2010 2010-2020 2020-2030
Population | No. No. No. No. No. No. | No. Pct.| | No. Pct.l | No. Pct.l
Ely 3,724 3,460 3,538 3,550 3,594 3,635 -264 -7.1% 90 2.6% 85 2.4%
Remainder of PMA 7,285 6,902 7,162 7,196 7,332 7,405 -383 -5.3% 294 4.3% 209 2.9%
PMA Total 11,009 10,362 10,700 10,746 10,926 11,040 -647 -5.9% 384 3.7% 294 2.7%
St. Louis County 200,528 200,226 203,665 203,950 205,625 206,900 -302 -0.2% 3,724 1.9% 2,950 1.4%
Number of Households Change
Households No. No. No. No. No. No. No. Pct.l | No. Pct. No. Pct.
Ely 1,694 1,681 1,718 1,726 1,760 1,780 -13 -0.8% 45 2.7% 54 3.1%
Remainder of PMA 3,245 3,325 3,422 3,430 3,520 3,560 80 2.5% 105 3.2% 130 3.8%
PMA Total 4,939 4,996 5,140 5,156 5,280 5,340 57 1.2% 160 3.2% 184 3.6%
St. Louis County 82,619 84,783 86,025 86,400 87,000 87,550 2,164 2.6% 1,617 1.9% 1,150 1.3%
People per Household
Ely 2.20 2.06 2.06 2.06 2.04 2.04
Remainder of PMA 2.24 2.08 2.09 2.10 2.08 2.08
PMA Total 2.23 2.07 2.08 2.08 2.07 2.07
St. Louis County 2.43 2.36 2.37 2.36 2.36 2.36
Source: U.S. Census Bureau, ESRI, MN Demographer, Maxfield Research and Consulting, LLC

MAXFIELD RESEARCH & CONSULTING, LLC 7




DEMOGRAPHIC ANALYSIS

TABLE D-4

POPULATION & HOUSEHOLDS

GROWTH SCENARIO - WITH POLYMET MINING OPERATION

ELY MARKET AREA

2000 to 2030

Number of People Change
U.S. Census Estimate Projections
2000 2010 2020 2025 2030 2000-2010 2010-2020 2020-2030
Population No. No. No. No. No. No. | | No. Pct. | No. Pct. No. Pct.
Ely 3,724 3,460 3,538 3,550 3,640 3,725 -264 -7.1% 90 2.6% 175 4.9%
Remainder of PMA 7,285 6,902 7,162 7,196 7,460 7,535 -383 -5.3% 294 4.3% 339 4.7%
PMA Total 11,009 10,362 10,700 10,746 11,100 11,260 -647 -5.9% 384 3.7% 514 4.8%
St. Louis County 200,528 200,226 203,665 203,950 205,900 207,130 -302 -0.2% 3,724 1.9% 3,180 1.6%
Households No. No. No. No. No. No. | | No. Pct. No. Pct. No. Pct.
Ely 1,694 1,681 1,718 1,726 1,770 1,810 -13 -0.8% 45 2.7% 84 4.9%
Remainder of PMA 3,245 3,315 3,422 3,430 3,550 3,580 70 2.2% 115 3.5% 150 4.4%
PMA Total 4,939 4,996 5,140 5,156 5,320 5,390 57 1.2% 160 3.2% 234 4.5%
St. Louis County 82,619 84,783 86,025 86,400 87,100 87,750 2,164 2.6% 1,617 1.9% 1,350 1.6%
Persons per Household
Ely 2.20 2.06 2.06 2.06 2.06 2.06
Remainder of PMA 2.24 2.08 2.09 2.10 2.10 2.10
PMA Total 2.23 2.07 2.08 2.08 2.09 2.09
St. Louis County 2.43 2.36 2.37 2.36 2.36 2.36

Sources: U.S. Census Bureau, ESRI, MN Demographer, Maxfield Research and Consulting, LLC

MAXFIELD RESEARCH & CONSULTING, LLC



DEMOGRAPHIC ANALYSIS

e Growth expectations by percent in the Market Area surpass those for St. Louis County. Be-
tween 2010 and 2020, the household base in the Market Area is projected to grow by 3%
compared to the County’s 2% growth. Numerically, although the Market Area accounts for
about 6% of the County’s total household base, it is projected to capture nearly 10% of the
County’s total projected household growth under the growth scenario (without mining op-
erations) to 2020.

Projected Population and Household Growth with Polymet, excluding Twin Metals

Table D-4 presents population and household growth trends and projections to 2030 under a
growth scenario which includes the opening of the Polymet mining operations.

Note: For the purpose of these projections, Polymet is assumed to begin construction in late
2019 with an opening of the plant and mining operations in 2022 for an estimated period of 20
years.

Age Distribution Trends

Age distribution affects demand for different types of housing since needs and desires change
at different stages of the life cycle. Table D-5 shows the distribution of the population in nine
age cohorts for Ely and the Market Area in 2000 and 2010 with estimates for 2019 and projec-
tions for 2024. The 2000 and 2010 age distributions are from the U.S. Census Bureau. Maxfield
derived the 2019 estimates and 2024 projections based on data obtained from ESRI Inc., a na-
tional demographics forecasting company. The following are key points from the table.

e Between 2000 and 2010, most of the growth in Ely occurred in the older adult and young
senior population (ages 55 to 74). To 2020, numerical growth in the City is expected to be
most robust among the 65 to 74-year-olds (119 people, 33%) and 75 to 84-year-old (70 peo-
ple, 30%). This could shift somewhat if mining operations open nearby between the period
2019 and 2024 with additional young to mid-age workers locating in the Ely area employed
in mining operations. Types of jobs that would be provided are discussed in the employ-
ment section.

e The 18 to 24-year-old cohort, which consists of renters and first-time homebuyers, declined
between 2000 and 2010 (-140 people, -23%), but decreases are estimated to have stabilized
somewhat as new student housing was added to Vermillion Community College as the
school seeks to increase its enrollment in Ely.

e Mirroring trends observed across the Nation, the aging Baby Boom generation is substan-
tially impacting the composition of the Market Area’s population. Born between 1946 and
1964, these individuals primarily comprised the 45 to 54 and 55 to 64-year-old cohorts in
2010. As of 2019, baby boomers accounted for an estimated 38% of the Market Area’s
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population and are all included in the 55 to 74 age cohort. An influx of workers to the area
tied to the construction of the proposed mining operations has the potential to shift these
proportions somewhat toward a younger working base.

TABLE D-5
POPULATION AGE DISTRIBUTION
ELY MARKET AREA
2000 to 2024
Number of People
U.S. Census Projections Change
2000 2010 2019 2024 2000-2010 2000-2019 2019-2024

Ely No. No. No. No. No. Pct. No. Pct. No. Pct.
Under 18 663 555 536 546 -108  -16.3% -19 -3.4% 10 1.8%
18to 24 602 462 419 405 -140 -23.3% -43 -9.4% -14 -3.2%
25to0 34 353 373 397 363 20 5.7% 24 6.3% -34 -8.5%
35to0 44 452 329 321 362 -123 -27.2% -8 -2.3% 40 12.5%
45 to 54 496 472 401 371 -24 -4.8% -71 -15.1% -30 -7.5%
55 to 64 355 477 505 450 122 34.4% 28 5.9% -56  -11.0%
65to 74 300 359 502 580 59 19.7% 143 39.9% 78 15.5%
75to0 84 357 232 240 298 -125  -35.0% 8 3.5% 58 24.2%
85+ 146 201 217 211 55 37.7% 16 7.9% -6 -2.9%
Total 3,724 3,460 3,538 3,585 -264 -7.1% 78 2.3% 47 1.3%
Remainder of PMA No. No. No. No. No. Pct. No. Pct. No. Pct.
Under 18 1,339 982 954 943 -357  -26.7% -28 -2.9% -11 -1.2%
18to 24 356 289 306 282 -67  -18.8% 17 6.0% -25 -8.1%
25to0 34 526 433 469 452 93 -17.7% 36 8.4% -18 -3.7%
35to 44 1,022 618 597 600 -404  -39.5% -21 -3.4% 3 0.6%
45to 54 1,225 1,123 984 818 -102 -8.3% -139 -12.4% -166  -16.9%
55to 64 1,145 1,424 1,568 1,438 279 24.4% 144 10.1% -130 -8.3%
65to 74 1,007 1,106 1,434 1,701 99 9.8% 328 29.7% 267 18.6%
75to0 84 512 585 680 880 73 14.3% 95 16.3% 200 29.5%
85+ 153 138 170 191 -15 -9.8% 32 23.3% 21 12.4%
Total 7,285 6,698 7,162 7,305 -587 -8.1% 464 6.9% 143 2.0%
Primary Market Are:  No. No. No. No. No. Pct. No. Pct. No. Pct.
Under 18 2,002 1,537 1,490 1,489 -465  -23.2% -47 -3.1% -1 -0.1%
18to 24 958 751 725 687 -207  -21.6% -26 -3.5% -38 -5.3%
25to0 34 879 806 866 815 -73 -8.3% 60 7.4% -51 -5.9%
35to0 44 1,474 947 918 962 -527  -35.8% -29 -3.1% 44 4.7%
45 to 54 1,721 1,595 1,385 1,189 -126 -7.3% -210 -13.2% -196 -14.1%
55 to 64 1,500 1,901 2,073 1,888 401 26.7% 172 9.0% -185 -8.9%
65to 74 1,307 1,465 1,936 2,281 158 12.1% 471 32.2% 345 17.8%
75to0 84 869 817 920 1,179 -52 -6.0% 103 12.6% 259 28.1%
85+ 299 339 387 402 40 13.4% 48 14.2% 15 3.8%
Total 11,009 10,158 10,700 10,890 -851 -7.7% 542 5.3% 190 1.8%
Sources: U.S. Census, Maxfield Research and Consulting LLC, ESRI, Inc.

e Without the addition of the Mine, the 65 to 74 age cohort is projected to have the greatest
population increase in the Market Area between 2019 and 2024, an estimated 345 people
(18%). The growth in this age cohort can be primarily attributed to the Baby Boom genera-
tion aging into their young senior years.

MAXFIELD RESEARCH & CONSULTING, LLC
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Population Age Distribution
City of Ely
2000 to 2024
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e 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 led to a greater variety of
lifestyles than existed in the past — not only among baby boomers, but also among their par-
ents and children. The increased variety of lifestyles has fueled demand for alternative
housing products to the single-family home. Seniors and middle-aged people tend to do
more traveling and participate in more activities than previous generations and they in-
creasingly prefer maintenance-free housing that enables them to spend more time on activ-
ities outside the home. While lower maintenance housing products have been more popu-
lar in urban areas, these product types are gradually being developed in other locations in
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Greater Minnesota. Locations that have higher visitor and seasonal traffic have often seen
development of condos and townhomes targeted toward second-home buyers.

Household Income by Age of Householder

The estimated distribution of household incomes in Ely and the Market Area for 2019 and 2024
are shown in Tables D-6 and D-7. The data was estimated by Maxfield Research based on in-
come trends provided by ESRI, Inc. The data helps ascertain the demand 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 uses a
figure of 30% for households under the age of 65 and 40% or more for households age 65 or
older, since seniors generally have lower living expenses and can often sell their homes and use
the proceeds toward rent payments or to purchase a lower maintenance housing product.

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 does not include savings or equity in an existing home which would allow
them to purchase a home above the upper end of the range.

City of Ely

e Ely had an estimated median household income of $40,130 in 2019. It is projected to in-
crease to $45,280 (13%) by 2024.

e With a household income of $46,906, a younger household (the median household income
for the 25 to 34 cohort in Ely) could afford an estimated monthly housing cost of $1,173,
based on an allocation of 30% of income toward housing.

e Avyounger senior household with an income of $36,533 (the median household income for
the 65 to 74 age cohort in Ely) could afford an estimated monthly housing cost of $1,218,
based on an allocation of 40% of income toward housing. Older seniors (age 75+) would be
able to afford a monthly housing cost of $752 based on the same income allocation (40%).

Market Area Non-Senior Household
e Asof 2019, 15% of non-senior (under age 65) households in the Market Area are estimated

to have incomes of less than $15,000 (287 households). All these households would be eli-
gible for subsidized rental housing. An estimated 10% of the Market Area’s non-senior
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households have incomes between $15,000 and $25,000 (269 households). A portion of
these households could qualify for subsidized housing, but those with incomes at the higher
end of the range could also qualify for “affordable” or older market rate rentals. If housing
costs absorb 30% of income, households with incomes of $15,000 to $25,000 could afford
to pay between $375 and $625 per month.

e Maedian incomes for households in the Market Area peak at $57,960 for the 45 to 54 age
group in 2019. Households in this age group are in their peak earning years. By 2024, the
median income for the 45 to 54 age group is projected to increase to $71,195, an increase
of 23%.

e The median resale price of homes in Ely is estimated at $90,000 in 2019 (see Table FS-1).
The income required to afford a home at this price would be about $25,714 to $30,000,
based on the standard of 3.0 to 3.5 times the median income (and assuming households
within this income range would not have a high level of debt).

e Overall median incomes are expected to increase by 16% between 2019 and 2024 in the
Market Area and 13% in Ely. By 2024, the median income is projected to be $58,585 in the
Market Area and $45,280 in Ely. An increase in the number of households working in the
mining industry could cause the median household income to rise, increasing the level of
housing affordability for a larger portion of the household base.
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TABLE D-6
HOUSEHOLD INCOME BY AGE OF HOUSEHOLDER
CITY OF ELY
2019 & 2024
Age of Householder

Total <25 25-34 35-44 45-54 55-64 65 -74 75+
- 20
Less than $15,000 287 16 31 18 31 59 55 77
$15,000 to $24,999 269 14 24 17 18 32 58 105
$25,000 to $34,999 196 15 22 17 16 31 51 43
$35,000 to $49,999 307 17 44 29 43 56 66 52
$50,000 to $74,999 285 14 48 36 55 63 43 26
$75,000 to $99,999 148 4 23 21 30 31 23 14
$100,000 or more 225 2 32 36 57 54 37 7
Total 1,718 83 225 176 251 326 333 325
Median Income $40,130 $32,106 $46,906 $54,472 $57,960 $46,441 $36,533 $22,559
2224
Less than $15,000 256 15 28 17 21 44 50 80
$15,000 to $24,999 237 12 17 15 8 26 53 105
$25,000 to $34,999 181 14 17 16 11 24 52 46
$35,000 to $49,999 300 17 39 29 37 46 74 59
$50,000 to $74,999 294 15 45 39 51 58 52 34
$75,000 to $99,999 173 5 24 27 33 32 33 20
$100,000 or more 320 2 41 54 77 68 64 13
Total 1,761 82 211 197 238 297 378 358
Median Income $45,280 $34,525 $52,624 $62,634 $71,195 $54,486 $41,495 $24,462
Less than $15,000 -32 -1 -4 -1 -10 -15 -5 3
$15,000 to $24,999 -32 -2 -7 -2 -10 -7 -4 0
$25,000 to $34,999 -15 -1 -5 -1 -5 -8 2 3
$35,000 to $49,999 -7 0 -6 -1 -7 -10 8 8
$50,000 to $74,999 9 1 -3 2 -4 -4 9 7
$75,000 to $99,999 25 1 0 5 2 0 9 6
$100,000 or more 94 0 9 18 20 15 27 6
Total 43 -1 -15 21 -13 -28 45 33
Median Income $5,150 $2,419 $5,718 $8,162 $13,235 $8,045 $4,962 $1,903

Sources: ESRI; US Census Bureau; Maxfield Research & Consulting, LLC
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Growth and Income Trends by Age of Householder
City of Ely: 2019 & 2024
2019 2024 2019 Median Income
600 $70,000
$57,960 L
500 ——— - $54,472 " $60,000
$46,906 Sl - $50,000
400
(%]
s $36,533 - $40,000 @
G 300 —$32,106 — - 5
3 $22,559 | ¢30000 £
I
200 — — —
- $20,000
100 ] I - $10,000
N N = = N N W N w w w W
0 o N = N O U W N © w N N U
W N v = N N = 00 N N w U1 0
0 T T T T T T $0
Under25 25-34 35-44 45 -54 55 - 64 65 - 74 75+
Age of Householder
Growth and Income Trends by Age of Householder
Ely Market Area: 2019 & 2024
2019 H 2024 A 2019 Median Income
1,600 $80,000
1,400 $ 269,225 $70,000
1,200 $54'514 A B 560,000
A $47
441,000 - $50,000
s A )
3 A £
£ 600 M $30000 T
400 - $20,000
= =
200 — m = B B ~ N i © - $10,000
w . H [*] ~N o (=] o
= w H w N o £
0 T T T T T T T~ SO
Under25 25-34 35-44  45-54 55 - 64 65 - 74 75+
Age of Householder
MAXFIELD RESEARCH & CONSULTING, LLC 15



DEMOGRAPHIC ANALYSIS

TABLE D-7

HOUSEHOLD INCOME BY AGE OF HOUSEHOLDER

ELY MARKET AREA

2019 & 2024
Age of Householder

Total <25 25-34 35-44 45-54 55-64 65 -74 75+
Less than $15,000 554 21 43 31 53 122 142 142
$15,000 to $24,999 654 16 41 37 40 110 148 262
$25,000 to $34,999 542 21 38 40 43 99 151 149
$35,000 to $49,999 850 30 83 78 121 179 211 150
$50,000 to $74,999 944 28 97 105 177 240 196 101
$75,000 to $99,999 587 10 60 65 105 164 124 58
$100,000 or more 1,009 4 81 129 234 293 227 41
Total 5,140 131 443 484 773 1,207 1,199 904
Median Income $50,807 $37,390 $54,374 $63,598 $69,225 $60,077 $47,466 $28,482

Less than $15,000 462 22 36 29 29 82 120 145
$15,000 to $24,999 545 14 28 26 20 78 123 256
$25,000 to $34,999 470 19 28 32 25 66 141 160
$35,000 to $49,999 799 26 70 66 90 143 221 183
$50,000 to $74,999 949 29 91 98 148 216 232 135
$75,000 to $99,999 665 11 61 72 101 170 163 86
$100,000 or more 1,374 4 103 174 275 361 367 90
Total 5,265 125 418 497 688 1,115 1,367 1,056
Median Income $58,585 $37,369 $59,049 $72,580 $79,555 $69,369 $54,664 $30,837

Change 2019 - 2024

Less than $15,000 -92 0 -7 -2 -24 -40 -22 3
$15,000 to $24,999 -109 -2 -13 -11 -20 -33 -25 -5
$25,000 to $34,999 -71 -3 -10 -8 -18 -33 -11 11
$35,000 to $49,999 -51 -4 -12 -12 -31 -36 11 33
$50,000 to $74,999 5 1 -6 -7 -29 -24 35 34
$75,000 to $99,999 78 1 1 7 -4 6 40 28
$100,000 or more 365 0 23 45 41 68 140 49
Total 125 -6 -25 13 -85 -92 168 152
Median Income $7,778 -$21 $4,675 $8,983 $10,331 $9,292 $7,199 $2,355
Sources: ESRI; US Census Bureau; Maxfield Research & Consulting, LLC
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Market Area Senior Household Trends

The oldest householders in the Market Area (65+) tend to have lower median household in-
comes because many are retired and are more likely to have fixed incomes. As shown on
Table D-7, 12% of households ages 65 to 74 and 16% of households age 75 and over have
incomes less than $15,000. Many of these low-income older senior households rely solely
on social security benefits. Typically, younger seniors have higher incomes due to the fact
they are still able to work or are married couples with two incomes or higher Social Security
benefits. The 2019 median incomes for Market Area householders age 65 to 74 and 75+ are
$47,466 and $28,482, respectively.

Generally, senior households with incomes of $30,000 or higher can afford market rate ac-
tive adult senior housing. Based on a 40% allocation of income for housing, this translates
to monthly rents of at least $1,000. An estimated 1,259 senior households in the Market
Area (60% of age 65+ households) are estimated to have incomes of $30,000 or more in
20109.

Seniors who require a higher level of assistance with activities of daily living and who are
able and willing to pay 85% or more of their income for housing and care services would
likely need an annual income of $40,000 or greater to afford monthly rents of $3,000, which
is roughly the starting level for market rate assisted living in the Market Area. Typically,
seniors age 75 and over are the primary market for assisted living housing. There are an es-
timated 300 older senior households (ages 75 and over) with incomes greater than $40,000
in 2019.

The median income for all seniors (age 65 to 74 and age 75+ cohorts) is a weighted average
of $39,308 in 2019, projected to increase to $44,281 by 2024 (13%).

Net Worth

Table D-8 shows household net worth in the City of Ely and Market Area in 2019. Simply stated,
net worth is the difference between assets and liabilities, or the total value of assets after the
debt is subtracted. The data was compiled and estimated by ESRI Inc. based on the Survey of
Consumer Finances and data compiled by the Federal Reserve Board.

According to data released by the National Association of Realtors in 2016, the average Ameri-
can homeowner has a net worth about 45 times greater than that of a renter. This research
was based on the Federal Reserve’s Survey of Consumer Finances and showed the average net
worth of homeowner households was $231,400, whereas the average net worth of renter
households was $5,200.
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e The Market Area had an average net worth of $1,059,543 in 2019 and a median net worth
of $172,027. Median net worth is generally a more accurate depiction of wealth than the
average figure. A few households with very large net worth can significantly skew the aver-
age. Communities with high levels of land assets like the Market Area tend to have higher
average and median net worth because of these assets. As a comparison, the Twin Cities
Metro Area had an average net worth of $941,794 and median net worth of $179,845.

TABLE D-8
NET WORTH BY AGE OF HOUSEHOLDER
ELY MARKET AREA
2019

Age of Householder

25-34 35-44 45-54 55-64 65-74

CITY OF ELY

Total % of Total

Less than $15,000 552 32.1% 72 121 60 81 82 67 71
$15,000 to $34,999 148 8.6% 7 26 18 25 21 25 25
$35,000 to $49,999 77 45% 2 9 9 11 18 16 11
$50,000 to $99,999 200 11.6% 2 36 29 22 28 37 45
$100,000 to $149,999 138 8.1% 0 14 18 20 28 29 28
$150,000 to $249,999 218 12.7% 0 10 20 37 51 59 40
$250,000 or more 384 22.3% 0 8 21 54 97 100 104
Total 1,718 100% 83 225 176 251 326 333 325
Median Net Worth $67,122 $8,662 $13,938 $51,001 $63,416 $120,526 $133,186 $115,452
Less than $15,000 952 18.5% 104 193 114 138 161 141 101
$15,000 to $34,999 301 5.9% 17 62 44 47 46 56 30
$35,000 to $49,999 161 3.1% 5 20 23 25 41 32 14
$50,000 to $99,999 486 9.5% 5 85 79 57 87 90 83
$100,000 to $149,999 439 8.5% 0 36 61 69 105 91 76
$150,000 to $249,999 777 15.1% 0 28 70 154 190 199 136
$250,000 or more 2,025 39.4% 0 18 93 284 577 590 463
Total 5,140 100% 131 443 484 773 1,207 1,199 904
Median Net Worth $172,027 $9,429 $21,487 $83,967 $173,848 $230,398 $243,012 $250,001
Data Note: Net Worth is total household wealth minus debt, secured and unsecured. Net worth includes home equity, equity in pension
plans, net equity in vehicles, IRAs and Keogh accounts, business equity, interest-earning assets and mutual fund shares, stocks, etc.
Examples of secured debt include home mortgages and vehicle loans; examples of unsecured debt include credit card debt, certain bank
loans, and other outstanding bills. Forecasts of net worth are based on the Survey of Consumer Finances, Federal Reserve Board. Detail
may not sum to totals due to rounding.

Sources: ESRI; Maxfield Research & Consulting, LLC

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 usually peak in the 55 to 64 age cohort; in the Ely Market Area however, the median
net worth peaks at $250,001 among the 75+ year olds. Average net worth peaks among
people ages 65 to 74 at $1,562,756, which is likely due to land assets being primarily re-
tained by households in this age cohort.

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. Lending requirements have loosened, and home mortgage interest rates
have decreased again. Young households may often have difficulty saving for a down
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payment even though they can afford the monthly mortgage payment. Thus, in the
younger age cohorts especially, households at or below the median net worth will likely de-
lay their entries into home ownership due to inadequacy of funds.

Net Worth by Pct. Total Households
Ely Market Area, 2019
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Tenure by Household Income

Table D-9 shows estimated household tenure by income in the Market Area according to data
from the 2017 American Community Survey (2013-2017, 5-year average) and adjusted to 2019
to reflect the most recent household estimates.

As stated earlier, the Department of Housing and Urban Development determines housing as
affordable if total housing costs do not exceed 30% of the household’s income. The higher the
income, the lower percentage a household typically allocates to housing. Many lower income
households, as well as many young and senior households, spend more than 30% of their in-
come on housing, while middle-aged households in their prime earning years typically allocate
20% to 25% of their income to housing.

e Asincome increases, so does the rate of homeownership. This can be seen in the Market
Area, where the homeownership rate increases from 55% of households with incomes be-
low $15,000 to 94% of households with incomes above $150,000.
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TABLE D-9
TENURE BY HOUSEHOLD INCOME
ELY MARKET AREA
2019
ELY REMAINDER MARKET AREA TOTAL
Owner- Renter- Owner- Renter- Owner- Renter-
Income Occupied Pct. Occupied Pct. Occupied Pct. Occupied Pct. Occupied Pct. Occupied Pct.
Less than $15,000 103  36.1% 183 63.9% 239  69.9% 103  30.1% 342 54.5% 286 45.5%
$15,000 to $24,999 150 68.1% 70 31.9% 294  76.9% 88 23.1% 444  73.7% 158 26.3%
$25,000 to $34,999 207 66.7% 103 33.3% 313 78.6% 85 21.4% 519 73.4% 188 26.6%
$35,000 to $49,999 207 62.1% 126 37.9% 487 90.5% 51 9.5% 693 79.7% 177 20.3%
$50,000 to $74,999 220 87.3% 32 12.7% 598 89.1% 73 10.9% 818 88.6% 105 11.4%
$75,000 to $99,999 106 67.8% 51 32.2% 423  90.9% 42 9.1% 529 85.1% 93 14.9%
$100,000 to $149,999 92 100.0% 0 0.0% 351 89.3% 42  10.7% 443  91.3% 42 8.7%
$150,000+ 59 86.4% 9 13.6% 225 96.6% 8 3.4% 284 94.3% 17 5.7%
Total 1,144 66.6% 574 33.4% 2,929 85.6% 493 14.4% 4,073 79.2% 1,067 20.8%
Median Income $40,388 $26,618 $55,865 $29,825 $51,672 $27,761
Sources: U.S. Census Bureau - American Community Survey; Maxfield Research & Consulting, LLC
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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, generally have household incomes of $50,000 of
higher and are more likely to rent newer apartments or larger homes (an estimated 24% of
Market Area renter households). A smaller segment of lifestyle renters could also have
lower incomes and be living in older apartments.

e Households with incomes below $15,000 are typically a market for deep subsidy rental
housing (an estimated 27% of renter households in the Market Area) whereas those with
incomes between $15,000 and $35,000 usually fall within the range of shallow-subsidy
rental housing (32.5% of renter households in the Market Area).

e Ely accounts for an estimated 54% of all renter households in the Market Area even though
it represents only one-third of the Market Area household base. This reflects the influence
of student renters at Vermillion Community College and the trend toward high homeowner-
ship in rural or peripheral communities due to household preference and lack of infrastruc-
ture to support higher density rental housing. Comparatively, 67% of households in Ely are
homeowners compared to 86% in the Remainder of the Market Area.

e The pattern of homeownership in Ely is somewhat dissimilar to the Market Area due to the
influence of college and tourist renters compared to the Remainder of the Market Area
which has high homeownership. In Ely, 62% of renters comprise the market for deep-sub-
sidy and shallow-subsidy rental housing whereas in the Remainder of the Market Area, this
proportion is slightly lower at 56%.

Tenure by Age of Householder

Table D-10 shows the number of owner and renter households in the Market Area by age group
in 2010 and 2017 U.S. Census (American Community Survey 2013-2017) and adjusted to 2019
to reflect the most recent estimates. 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 the table.

e In most markets, the housing market downturn contributed to a decrease in the home-
ownership rate during the late 2000s as it became more difficult for households to secure
mortgage loans. Households delayed purchasing homes due to the uncertainty of the
housing market and foreclosures forced households out of their homes. This may have had
an impact but to a lesser extent in the Ely Market Area as homeownership declined only
slightly from 83.9% to 80.1% over the decade.
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e With the improving economy and housing markets, the Ely Market Area is estimated to
have stabilized as homeownership rates only declined 0.7% from 2010 (80.1% to 79.4%).
Owner households in the Market Area increased by an estimated 2% compared to a 6% in-
crease in renter households between 2010 and 2019.

e As households progress through their life cycle, housing needs change. The proportion of
renter households decreases significantly as households age out of their young-adult years.
By the time households reach their senior years however, rental housing often becomes a
more viable option than homeownership, reducing the responsibility of maintenance and a
financial commitment. The chart below visually illustrates the dip in renter households
during the middle-aged cohorts with a gradual increase in the senior cohorts.

e 1In 2019, 18% of the Market Area’s households between the ages of 15 and 24 owned their
housing, compared to 53% of households between 25 and 34 and 67% between 35 and 44.
Householders between 55 and 84 were overwhelmingly homeowners, with no more than
13% of the householders in each 10-year age cohort renting their housing.

Household Tenure by Age of Householder
Percentage of Renters
City of Ely and Market Area

2019
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TABLE D-10
TENURE BY AGE OF HOUSEHOLDER
ELY MARKET AREA
2010 & 2019
2010 2019

Owners Renters H.O.R. Owners Renters H.O.R.
Ely
Householder 15 to 24 years 11 84 11.6% 12 40 23.5%
Householder 25 to 34 years 110 106 50.9% 145 104 58.1%
Householder 35 to 44 years 135 49 73.4% 114 126 47.4%
Householder 45 to 54 years 230 76 75.2% 216 44 83.0%
Householder 55 to 64 years 249 70 78.1% 308 79 79.5%
Householder 65 to 74 years 181 64 73.9% 191 102 65.2%
Householder 75 to 84 years 121 57 68.0% 137 28 83.1%
Householder 85 years and over 63 75 45.7% 21 50 29.4%
Total 1,100 581 65.4% 1,144 574 66.6%
Householder 15 to 24 years 11 47 19.0% 6 40 12.8%
Householder 25 to 34 years 123 93 56.9% 127 125 50.3%
Householder 35 to 44 years 273 64 81.0% 223 41 84.4%
Householder 45 to 54 years 574 65 89.8% 337 122 73.5%
Householder 55 to 64 years 787 58 93.1% 822 62 93.0%
Householder 65 to 74 years 666 42 94.1% 767 41 94.9%
Householder 75 to 84 years 398 29 93.2% 513 24 95.6%
Householder 85 years and over 77 18 81.1% 134 38 77.8%
Total 2,909 416 87.5% 2,929 493 85.6%
PMA |
Householder 15 to 24 years 22 131 14.4% 18 80 18.5%
Householder 25 to 34 years 233 199 53.9% 272 230 54.2%
Householder 35 to 44 years 408 113 78.3% 337 167 66.8%
Householder 45 to 54 years 804 141 85.1% 553 166 76.9%
Householder 55 to 64 years 1,036 128 89.0% 1,130 141 88.9%
Householder 65 to 74 years 847 106 88.9% 958 143 87.0%
Householder 75 to 84 years 519 86 85.8% 651 51 92.7%
Householder 85 years and over 140 93 60.1% 154 88 63.8%
Total 4,009 997 80.1% 4,073 1,067 79.2%

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

e The rate of homeownership is lower for nearly every age cohort in Ely relative to the Mar-
ket Area overall. In 2019, 67% of households in the City were homeowners compared to
79% in the Market Area. In general, high rates of homeownership are common in areas
with a rural character where land use and lack of infrastructure typically cannot support
higher-density rental housing; this is especially true in the Remainder of the Market Area.
Also, homeownership in outlying rural areas may be more affordable because the cost of

MAXFIELD RESEARCH & CONSULTING, LLC

23



DEMOGRAPHIC ANALYSIS

owning a single-family home in communities in the Market Area is typically lower relative
to larger, more population-dense cities.

Tenure by Household Size

Table D-11 shows household tenure by size of household in the Market Area in 2010 and 2017
from the U.S. Census Bureau (American Community Survey 2013-2017) and adjusted to 2019 to
reflect the most recent estimates. The tables show the number and percent of renter- and
owner-occupied housing units in the Market Area. All data excludes unoccupied units and
group quarters such as nursing homes.

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 less
likely to be married with children, as well as older adults and seniors who choose to down-
size from their single-family homes.

e In 2010, the average size of renter households in the Market Area was 1.79 people, while
the average size of owner households was 2.07 people. By 2019, the average household
size is estimated to have increased slightly to 1.89 people in renter households, while the
average owner household size decreased to 2.00 people. The decline in owner household
sizes can be attributed, in large part, to a shift toward older households and fewer married
couple families with children along with economic recession and sluggish housing market in
the early part of the decade.

e In 2019, an estimated 45% of all Market Area households are comprised of two people
while 36% are one-person households. An estimated 10% are three-person households, 7%
of the households consist of four persons, 2% are five-person households and less than 1%
are 6+ person households.

e Smaller households comprise the greatest proportion of renter households in the Market
Area in 2019. In the Market Area, 52% of all renter households are estimated to be one-
person households and 27% are two-person households.

e Renter households are estimated to have grown by 7% since 2010 (70 households). Renter
growth is estimated to have increased only among two-person (83 households, 40%) and
four-person households (50 households, 95%). All other household sizes are estimated to
have declined in renter households. This reflects the market of student and/or more cou-
ple/roommate renters.
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TABLE D-11
TENURE BY HOUSEHOLD SIZE
ELY MARKET AREA
2010 & 2019
City of Ely Remainder Market Area Total
010 015 010 0 010 019

HH Size No. Pct. No. Pct. No. Pct. No. Pct. No. Pct. No. Pct.
1-person Oown 380 49.9 394 54.2 851 80.6 887 79.9]1 1,231 67.7 1,281 69.7

Rent 382 50.1 333  45.8 205 19.4 223 20.1 587 323 556 30.3

Total 762 100.0 726 100.0/{( 1,056 100.0 1,110 100.0{| 1,818 100.0 1,836 100.0
2-person Own 448 81.9 471 75.7 1,494 93.4 1,531 91.9 1,942 90.5 2,002 87.5

Rent 99 18.1 151 24.3 105 6.6 136 8.1 204 9.5 286 12.5

Total 547 100.0 622 100.0 1,599 100.0 1,667 100.0 2,146 100.0 2,289 100.0
3-person Oown 135 68.2 140 731 249 84.1 294 849 384 77.7 434 80.7

Rent 63 31.8 52 26.9 47 15.9 52 15.1 110 22.3 104 19.3

Total 198 100.0 192 100.0 296 100.0 346 100.0 494 100.0 538 100.0
4-person Own 84 79.2 107 73.2 199 86.5 136 68.0 283 84.2 243 70.2

Rent 22 20.8 39 26.8 31 13.5 64 32.0 53 15.8 103 29.8

Total 106 100.0 147 100.0 230 100.0 200 100.0 336 100.0 346 100.0
5-person Own 39 83.0 21 100.0 80 81.6 60 84.7 119 82.1 81 88.2

Rent 8 17.0 0 0.0 18 18.4 11 15.3 26 17.9 11 11.8

Total 47 100.0 21 100.0 98 100.0 71 100.0 145 100.0 91 100.0
6+ person Own 14  66.7 10 100.0 36 78.3 22 73.3 50 16.1 32 80.3

Rent 7 33.3 0 0.0 10 21.7 8 26.7 17 5.5 8 19.7

Total 21 100.0 10 100.0 46 100.0 29 100.0 311 21.5 40 100.0
TOTAL Own 1,100 65.4 1,144 66.6 2,909 87.5 2,929 85.6 4,009 80.1 4,073 79.2

Rent 581 34.6 574 33.4 416 12.5 493 14.4 997 19.9 1,067 20.8

Total | 1,681 100.0 1,718 100.0{| 3,325 100.0 3,422 100.0|| 5,006 100.0 5,140 100.0

Average HH Size 193 || 193 206 || 200 202 || 198

Sources: U.S. Census Bureau; Ameican Community Survey; Maxfield Research & Consulting, LLC

e Among homeowners, one-, two-, and three-person households experienced an increase in
homeownership with the addition of 50 households (4%), 60 households (3%) and 50
households (13%), respectively. All other age cohorts had declines among owner house-

holds.

Ethnicity and Diversity

Table D-12 summarizes the population by race in Ely and Market Area and compares this to St.
Louis County as a whole. Data is provided from the 2010 and 2017 U.S. Census (American Com-
munity Survey 2013-2017) and adjusted to 2019 to reflect the most recent estimates
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e Asof 2010, 5.2% of the total population in Ely was minorities, which is estimated to have
decrease to 2.4% by 2019. The greatest percentage of minorities in the City was Black or
African American and Other & Two Races designation (0.6% of the total population in 2019).

e Compared to the Market Area and St. Louis County, the City had a smaller percentage of mi-
norities in 2010 and 2019; as of 2019, 2.4% of the total population was among minority
groups in the City compared to 7.7% in the Market Area and 9.2% in St. Louis County.

TABLE D-12

ETHNICITY AND DIVERSITY

ELY MARKET AREA

2010 and 2019

2010 2019

Ely No. Pct. No. Pct.
Non-Hispanic 3,421 98.9% 3,519 99.5%
White 3,280 94.8% 3,453 97.6%
Black or African American 33 1.0% 21 0.6%
American Indian and Alaska Native 26 0.8% 8 0.2%
Asian 23 0.7% 15 0.4%
Native Hawaiian and Other Pacific Islander 0 0.0% 0 0.0%
Other & two or more races 59 1.7% 22 0.6%
Hispanic 39 1.1% 19 0.5%
Total Population 3,460 100.0% 3,538 100.0%
Percent Minority -- 5.2% -- 2.4%
Market Area No. Pct. No. Pct.
Non-Hispanic 10,256 99.3% 10,626 99.3%
White 9,718 94.1% 9,873 92.3%
Black or African American 48 0.5% 40 0.4%
American Indian and Alaska Native 298 2.9% 223 2.1%
Asian 40 0.4% 30 0.3%
Native Hawaiian and Other Pacific Islander 0 0.0% 0 0.0%
Other & two or more races 152 1.5% 460 4.3%
Hispanic 74 0.7% 74 0.7%
Total Population 10,330 100.0% 10,700 100.0%
Percent Minority -- 5.9% -- 7.7%
St. Louis County
Total Population 200,226 - 203,665 --
Minority Population & Pct. Minority 16,423 8.2% 18,644 9.2%

Sources: U.S. Census, American Community Survey, Maxfield Research & Consulting, LLC
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Mobility

Tables D-13 and D-14 present data on the mobility of Market Area residents according to the
American Community Survey. The tables show the number and percent of area residents who
moved within the past year and to what locations. The data is presented both by geography of
origin and by age cohort.

e The youngest cohorts tend to be the most mobile. Of the total, 1,218 people in the Market
Area who moved in the past year, 25% were 18 to 24 years old, 20% were 25 to 34 years
old, and 18% were under age 18. Other age cohorts moved at a rate of less than 10%, dip-
ping to the lowest or least mobile percentage of 3% among the 75+ age cohort.

e By percentage within the same age cohort, the most mobile group was people ages 18 to 24
with only 61% staying in the same home over the interval compared to the overall rate of
89% among all age cohorts. This is due to the influence of the college.

e An estimated 81% of Ely residents did not move in the past year compared to 89% in the
Market Area overall and 84% in St. Louis County.

Percentage of Total Population that Moved in One Year
Ely Market Area - 2019
25.0%
20.0% 19.1%
16.3%
15.0% +— —
11.4%

10.0% 7.6% —
5.0% — — ——— —
0.0%

Ely Remainder PMA Market Area St. Louis County
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Percentage of People that Moved in One Year by Age Cohort
Ely Market Area - 2019
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TABLE D-13
MOBILITY IN THE PAST YEAR BY LOCATION FOR CURRENT RESIDENCE
ELY MARKET AREA
2019
Not Moved Moved
Withi Diff
Same House ithin Same ifferent County Different State Abroad
County Same State
No. Pct. No. Pct. No. Pct. No. Pct. No. Pct.
Ely 2,862 80.9% 363 10.3% 188 5.3% 125 3.5% 0 0.0%
Remainder Market Area 6,620 92.4% 269 3.8% 82 1.1% 184 2.6% 7 0.1%
Market Area Total 9,482 88.6% 632 5.9% 270 2.5% 308 2.9% 7 0.1%
St. Louis County 170,472  83.7% 21,085 10.4% 7,777 3.8% 3,840 1.9% 491 0.2%

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

e Among Market Area residents, 1,218 moved within the past year, the majority of which
moved within the same county (52% of households that moved, or 6% of all households).
An additional 22% of households that moved relocated from counties in the State and 25%
relocated from a different state. Less than 1% moved from abroad.
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Market Area
Age

Under 18
18to 24
25to 34
35to 44
45to 54
55 to 64
65to 74
75+

Total

St. Louis County
Age
Under 18
18 to 24
25to 34
35to 44
45 to 54
55 to 64
65to 74
75+
Total

TABLE D-14
MOBILITY IN THE PAST YEAR BY AGE FOR CURRENT RESIDENCE
ELY MARKET AREA
2019
Not Moved Moved
Same House Within Same County Different County Different State Abroad
Same State
No. Pct. No. Pct. No. Pct. No. Pct. No. Pct.
1,131 84.0% 171 12.7% 28 2.1% 17 1.2% 0 0.0%
480 60.8% 149 18.9% 72 9.2% 88 11.1% 0 0.0%
724 74.7% 142 14.6% 59 6.1% 45 4.6% 0 0.0%
805 89.9% 41 4.6% 7 0.8% 34 3.8% 7 0.8%
1,176 91.5% 64 5.0% 11 0.9% 34 2.7% 0 0.0%
2,057 94.6% 21 1.0% 63 2.9% 33 1.5% 0 0.0%
1,768 94.7% 36 1.9% 11 0.6% 52 2.8% 0 0.0%
1,340 97.7% 8 0.6% 18 1.3% 6 0.5% 0 0.0%
9,482 88.6% 632 5.9% 270 2.5% 308 2.9% 7 0.1%
Not Moved Moved
Same House Within Same County Different County Different State Abroad
No. Pct. No. Pct. No. Pct. No. Pct. No. Pct.
32,427 88.9% 3,863 10.3% 683 1.8% 432 1.2% 72 0.2%
13,309 52.0% 6,739 25.7% 4,641 17.7% 1,345 5.1% 238 0.9%
18,036 77.2% 4,059 16.9% 1,048 4.4% 791 3.3% 67 0.3%
19,399 89.8% 1,900 8.6% 443 2.0% 427 1.9% 25 0.1%
23,448 93.3% 1,642 6.4% 309 1.2% 374 1.4% 28 0.1%
29,460 96.3% 1,375 4.4% 381 1.2% 197 0.6% 9 0.0%
19,188 97.2% 716 3.5% 162 0.8% 175 0.9% 30 0.1%
15,206 96.2% 791 4.9% 111 0.7% 99 0.6% 23 0.1%
170,472 86.0% 21,085 10.4% 7,777 3.8% 3,840 1.9% 491 0.2%
Sources: U.S. Census Bureau - American Community Survey; Maxfield Research & Consulting, LLC
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Public School Enroliment Trends

Table D-15 shows the number of students enrolled in Ely Public Schools. Enrollment has fluctu-
ated this decade from September 2010 through May 2019. In September 2010, enrollment in
Ely Public Schools totaled 556 students. By May 2019, the enrollment had increased to 573 stu-
dents with some fluctuations early in the decade before achieving steady growth from 2014 to
2018 and then declining again for the 2018/2019 school year. Enrollments are generally antici-
pated to experience a modest increase after 2020 depending on location in the State. Also, we
note that increases in employment in the area because of new companies (specifically the po-
tential Polymet Mine) opening may have an impact on public school enroliment if families relo-
cate to the area.

TABLE D-15
STUDENT ENROLLMENT
ISD #696-Ely Public Schools
Fall 2005 through Spring 2019

Total Total Total Total
School Year Males Females Minority Students*
10-11 304 252 33 556
11-12 300 244 33 544
12-13 301 255 32 556
13-14 310 251 52 561
14-15 292 262 52 554
15-16 301 270 60 571
16-17 306 279 54 585
17-18 310 290 61 600
18-19 289 284 57 573

* Total minority students are included in the figures for total males
and total females.

Sources: Minnesota Department of Education; Maxfield Research & Consulting, LLC

Total Student Enroliment-PreK through 12th Grade
Ely Public Schools

Fall 2005 through Spring 2019
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MAXFIELD RESEARCH & CONSULTING, LLC 30



DEMOGRAPHIC ANALYSIS

Student Enrollment — Vermilion Community College

Table D-16 presents actual enrollment for Vermilion Community College from fall 2010 through
fall 2019 Full-time enrollment at the College is estimated at about 70% of the actual enroll-
ment. Full-time enrollment includes students most likely to reside in the community in student
housing or in rental apartments or rooms while they are attending school. Those attending
part-time would be more likely to reside at home or may reside in the community but be work-
ing either part-time or full-time and attending school part-time. A portion of students attend-
ing Vermilion full-time may also be commuting longer distances and living at home to try to re-
duce overall costs.

TABLE D-16
ACTUAL ENROLLMENT
VERMILION COMMUNITY COLLEGE
2010 THROUGH 2019

Year Actual Enrollment

2010 600
2011 643
2012 649
2013 646
2014 593
2015 551
2016 501
2017 528
2018 573
2019 554

Source: MINSCU Finance Division

Actual Enroliment
Vermilion Community College
2010 through 2019

750

700

650

550 \ T
5600 \/

450

Number of Students

2010 2011 2012 2013 2014 2015 2016 2017 2018 2019
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Older Adult and Senior Demographic Trends

Tables D-17 through D-19 present growth trends and demographic characteristics of the popu-
lation age 55 or older in Ely and the Remainder of the Market Area. While some of this infor-
mation is presented in previous tables, it is separated here to more easily identify senior popu-
lation and household growth trends in Ely and the surrounding area.

Older Adult and Senior Population and Household Trends

Table D-17 presents an age distribution of the age 55 or older population in the Ely Market

Area. As shown on the table, total population decreased in the Ely Market Area from 2000 to
2010 by 679 people, or 6%. Conversely, people age 55 years or older experienced an increase
during the same period of 603 people or 15%. Only one age cohort among the older adult pop-
ulation experienced a decrease during this period, those ages 75 to 79, who were born in the

Depression Era, a period of much lower births in the United States.

TABLE D-17
55+ POPULATION & HOUSEHOLD AGE DISTRIBUTION
ELY MARKET AREA
2000 - 2024
POPULATION
2000 | 200 2024 |
55 to 64 1,500 1,927 2,084 1,935 28.5% 0.4%
65 to 69 719 789 1,073 1,190 70 9.7% 401 50.8%
70to 74 588 697 867 1,045 109 18.5% 348 49.9%
75to 79 521 452 555 683 -69 -13.2% 231 51.1%
80to 84 348 371 363 452 23 6.6% 81 21.8%
85 + 299 342 385 399 43 14.4% 57 16.6%
Total 55+ 3,975 4,578 5,328 5,704 603 15.2% 1,126 24.6%
Total 65+ 2,475 2,651 3,244 3,769 176 7.1% 1,118 42.2%
Total 75+ 1,168 1,165 1,304 1,534 -3 -0.3% 369 31.6%
Tot. Pop. 11,009 10,330 10,700 10,890 -679 -6.2% 560 5.4%
HOUSEHOLDS |
Age 2010-2024
55to 64 789 1,164 1,214 1,112 375 47.5% -52 -4.5%
65to 74 802 953 1,357 1,363 151 18.8% 410 43.0%
75 + 667 605 1,041 1,045 -62 -9.3% 440 72.8%
Total 55+ 2,258 2,722 3,612 3,520 464 20.5% 798 29.3%
Total 65+ 1,469 1,558 2,397 2,408 89 6.1% 850 54.6%
Total 75+ 667 605 1,041 1,045 -62 -9.3% 440 72.8%
Tot. HH 4,939 5,006 5,140 5,250 67 1.4% 244 4.9%
Sources: U.S. Census Bureau; ESRI.; Maxfield Research & Consulting, LLC
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From 2010 to 2024, the older adult population is expected to continue growing, increasing by
1,126 people or 25%. Growth in this age category moving forward is being generated by the
aging of the baby boom generation, those born between 1946 and 1964. This is one of the larg-
est generations in our nation’s history and the baby boom generation has been responsible for
major shifts in housing demand and product types as they have aged through their lifecycle.
Considerable growth is also anticipated in the 65 years or older category, a total increase of
42% (2010 — 2020) as the leading edge of the baby boomers age into their early 70s and late
60s.

Older Adult and Senior Household Income Distribution

Table D-18 presents an estimated older adult (55+) household income distribution for the Ely
Market Area in 2019 with a projection for 2024 based on information provided by ESRI, Inc.,
and the US Census Bureau. The data helps determine demand for senior housing based on the
size of the market at specific income levels. This data is incorporated into our demand calcula-
tions which are presented in a following section. The data does not account for the asset base
of senior households or supplemental income that a senior household could gain from the pro-
ceeds of a sale of a home or from contributions from family members.

The frailer the senior, the greater the proportion of their income they will typically spend on
housing and services. Studies have shown that seniors are willing to pay increasing proportions
of their incomes on housing with services, beginning with an income allocation of 40% to 50%
for market rate adult senior housing with little or no services, increasing to 65% for independ-
ent (congregate) housing and to 80% to 90% or more for assisted living housing. The proceeds
from the sales of their homes, as well as financial assistance from their adult children, are often
used as supplemental income to afford senior housing alternatives. The following are key
points from Table D-18:

e Overall, senior households in the PMA have modest incomes. The median income of
$37,737 for 65+ households in 2019 compares to a median income of $36,718 for St. Louis
County for this same age group. Therefore, a higher proportion of seniors in the PMA
would likely be able to income-qualify for market rate senior housing than in St. Louis
County as a whole.

e The market for independent, adult/few services senior housing is typically comprised of
senior households age 65+ with incomes of $35,000 or more. As of 2019, we estimate there
are 1,258 households age 65 and older. Including all households with incomes of $40,000
and over (adjusted for inflation), the number of 65+ senior households projected to income
qualify for market rate adult/few services senior housing is expected to grow to 1,308
households as of 2024, an increase of 4%.
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TABLE D-18

OLDER ADULT INCOME DISTRIBUTION

ELY MARKET AREA

2019 & 2024

2019

55-64 65-74 75+ Total 65+
No. Pct. No. Pct. No. Pct. No. Pct.
Under $15,000 121 10.0 160 11.8 162 15.6 322 134
$15,000-524,999 111 9.2 168 12.4 302 29.0 469 19.6
$25,000-534,999 99 8.2 170 12,5 173 16.6 343 14.3
$35,000-549,999 181 14.9 238 17.5 174 16.7 412 17.2
$50,000-574,999 242 19.9 223 16.5 117 11.3 340 14.2
$75,000-599,999 165 13.6 141 10.4 66 6.4 207 8.6
$100,000 or more 295 24.3 257 19.0 46 4.5 304 12.7
Total 1,214 100.0 1,357 100.0 1,041 100.0 2,397 100.0
Median Income $57,428 $45,381 $27,545 $37,337

55-64 65-74 75+ Total 65+
No. Pct. No. Pct. No. Pct. No. Pct.
Under $15,000 81 7.3 119 8.7 142 13.6 261 10.8
$15,000-$24,999 77 6.9 122 8.9 254 243 376 15.6
$25,000-$34,999 66 5.9 139 10.2 159 15.2 298 12.4
$35,000-$49,999 143 12.9 221 16.2 182 17.5 403 16.7
$50,000-$74,999 216 19.4 232 17.0 134 12.8 366 15.2
$75,000-599,999 169 15.2 163 12.0 85 8.1 248 10.3
$100,000 or more 361 32.5 367 26.9 89 8.5 456 18.9
Total 1,112 100.0 1,363 100.0 1,045 100.0 2,408 100.0
Median Income $70,899 $56,659 $32,394 $44,993

CHANGE 2019 TO 2024

55-64 65-74 75+ Total 65+

No. Pct. No. Pct. No. Pct. No. Pct.
Under $15,000 -41 -33.6 -41 -25.6 -20 -12.5 -61 -19.0
$15,000-524,999 -35 -31.2 -46 -27.3 -48 -15.8 -93 -19.9
$25,000-$34,999 -34 -34.0 -31 -18.2 -14 -7.9 -36 -10.4
$35,000-$49,999 -37 -20.8 -17 -7.3 8 4.8 -9 -2.1
$50,000-574,999 -26 -10.8 9 3.8 17 14.4 25 7.5
$75,000-599,999 5 2.9 23 16.2 19 28.1 41 20.0
$100,000 or more 66 22.3 110 42.6 42 91.2 152 50.0
Total -102 -8.4 6 0.5 5 0.5 20 0.8
Median Income $13,471 23.5 $11,278 24.9 $4,849 17.6 $7,656 20.5

Sources: ESRI; Maxfield Research & Consulting, LLC

The key market for independent senior housing with services housing is comprised of senior

households (age 75+), with incomes of $35,000 or more. As of 2019, we estimate there are
404 age- and income-qualified households in the PMA (75+) that comprise the key market

for market rate senior housing with services. Including all households with incomes of
$40,000 and over (adjusted for inflation), the number of 75+ senior households projected to
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income-qualify for market rate senior housing with services is expected to remain relatively
stable at 399 households in 2024 (-1%).

e The target market for assisted living senior housing is comprised of senior households (age
75+), with incomes of $40,000 or more and a portion of senior homeowners within incomes
below this level who would spend down their assets to avoid nursing home placement. As
of 2019, we estimate there are 346 age- and income-qualified households in the PMA (75+)
that comprise the market for market rate senior housing with services. Including all house-
holds with incomes of $45,000 and over (adjusted for inflation), the number of 75+ senior
households projected to income-qualify for market rate assisted living is expected to decline
slightly to 335 households by 2024 (-2.5%).

Age- and Income-Qualified Older Adults
Ely Market Area
2019 and 2024
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e The target market for memory care senior housing is comprised of senior households (age
75+), with incomes of $60,000 or more and a portion of senior homeowners with incomes
below this level who would spend down assets to avoid nursing home placement. As of
2019, we estimate there are 183 age- and income-qualified households in the PMA (75+)
that comprise the market for memory care senior housing. Including all households with
incomes of $65,000 and over (adjusted for inflation), the number of 75+ senior households
projected to income-qualify for memory care senior housing is expected to grow slightly to
187 households by 2024 (3%).
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Older Adult and Senior Household Tenure

Table D-19 presents a distribution of older adults (55+) that owned and rented their housing in
the Ely Market Area in 2010 and 2019. This information is compiled by the US Census Bureau.
This information lends insight into the number of households that may still have homes to sell
and could potentially supplement their incomes from the sales of their homes to support
monthly fees for alternative housing.

The Ely Market Area maintains relatively high rates of homeownership in the older adult

age cohorts. The estimated homeownership rate in 2019 was 89% for age 55 to 64 house-
holds. The homeownership rate drops slightly to 87% for age 65 to 74 households and then
decreases again to 85% for households age 75 years or older.

Seniors typically begin to consider moving into senior housing alternatives in their early to

mid-70s. This movement pattern is demonstrated by the decrease in homeownership be-
tween the 65 to 74 age cohort (87%) and the 75+ age cohort (85%) although slight. The
much higher homeownership rate estimated for those age 75+ in 2019 compared to 2010

indicates that there may be a lack of age-restricted housing for this age group or seniors are
choosing to remain in their homes rather than seeking out alternative housing. Seniors may
also be concerned that the amount obtained from the sale of a home may be insufficient to
afford the costs of care and they may be delaying more for that reason.

TABLE D-19
OLDER ADULT HOUSEHOLD TENURE
ELY MARKET AREA
2010 & 2019
[ Age of Householder
55-64 65-74 75+ Total 65+
Own Rent Own Rent Own Rent Own Rent
2019
No. of Households 1,081 133 1,184 173 890 151 2,072 325
Homeownership Rate 89% 87% 85% 86%
2010
No. of Households 1,036 128 847 106 659 179 1,506 285
Homeownership Rate 89% 89% 79% 84%
Change 2010-2019
No.of Households 45 5 337 67 231 -28 566 40
Pct. Change 4% 1% 28% 39% 26% -18% 27% 12%

Sources: U.S. Census Bureau, Maxfield Research & Consulting, LLC
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e With a homeownership rate of 86% for all households over the age of 65, many residents
would be able to use proceeds from the sales of their homes toward senior housing alterna-
tives. The resale of single-family homes would allow additional senior households to qualify
for market rate housing products, since equity from the home sale could be used as supple-
mental income for alternative housing. These considerations are factored into the demand
calculations presented in a later section of this study.

Older Adult Homeownership Rate
Ely Market Area
2010 and 2019

65 to 74

75+ —
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70% 75% 20440, ™ 2010 goy, 90%
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Introduction

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 in outlying areas is often more affordable and/or offers attractive quality of
life features, making commuting from outlying communities to work in larger employment cen-
ters an attractive alternative among some population segments.

Employment Growth & Projections

Table E-1 shows projected employment growth based on the most recent information available
from the Minnesota Department of Employment and Economic Development (DEED). The fore-
cast is based on 2016 to 2026 industry projections for the Northeast Minnesota Region, which
includes St. Louis County as well as the following counties: Aitkin, Carlton, Cook, Koochiching,
Lake, and Itasca. The Seven-County Twin Cities Metro Area and State of Minnesota are in-
cluded for comparison. Maxfield Research applied the projected ten-year growth rate of 1.1%
for the Northeast Planning Area to arrive at the 2026 forecast. The projected growth rate of
1.1% compares to 5.9% for Minnesota as a whole. These employment projections do not di-
rectly consider the proposed Polymet and Twin Metals projects. Potential employment growth
that could be realized with the opening of the Polymet operation in the future is shown in Table
E-2.

TABLE E-1
EMPLOYMENT PROJECTIONS
NE MINNESOTA
2016-2026
[ Estimate | [ Forecast |
[ 2016 || 2026 || 2016-2026
NE Minnesota Planning Area 160,337 162,062 1,725 1.1%
Twin Cities Metro Area 1,878,351 2,006,300 127,949 6.8%
Minnesota 3,097,300 3,278,900 181,600 5.9%
Sources: MN DEED; Maxfield Research & Consulting, LLC

The Polymet Mining operation is projected to provide 360 direct permanent jobs, 550 construc-
tion jobs (during construction of the mine) and another 600 induced jobs (resulting from the
construction and direct permanent jobs). These jobs are anticipated to be spread throughout
the north central Minnesota region. Ely however, will likely see increased demand for short-
term rental housing during the construction period as well as increased demand for traditional
owned and rental housing from the direct jobs and induced jobs. Additional increased demand
is identified with the Polymet operations in the demand calculations.

MAXFIELD RESEARCH & CONSULTING, LLC 38



EMPLOYMENT TRENDS

EmploymentProjections
NE MinnesotaPlanning Area/No Mine
4,000,000
B NE Minnesota Minnesota
3,000,000
3,097,300 A2
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0 4 . | )
2010 2020
TABLE E-2
EMPLOYMENT PROJECTIONS
GROWTH SCENARIO - WITH POLYMET MINE
NE MINNESOTA
2016-2026

| Estimate | [ Forecast |

| 2016 | [ 2026 | 2016-2026
NE Minnesota Planning Area 157,408 170,000 12,592 8.0%
Minnesota 2,915,401 3,120,400 204,999 7.0%
Sources: MN DEED; Maxfield Research & Consulting, LLC

Employment Projections - NE Minnesota Planning Area
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Local Employment Growth Trends

Recent employment growth trends are shown in Tables E-3 and E-4. The data in both tables is
from the Minnesota Department of Employment and Economic Development (DEED). Table E-3
presents resident employment data in St. Louis County from 2005 through Q1 2019. Data is not
available at the city level for Ely but is provided for St. Louis County and summarized in the ta-
bles. Additional figures on the Duluth, MN-WI Metropolitan Statistical Area and State of Min-
nesota are provided for comparison. Resident employment is calculated as an annual average
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and reveals the work force and number of employed persons living in the County. Not all these
individuals necessarily work in the County.

Resident Employment

e Resident employment in St. Louis County increased by 1,932 people (2%) from 2005
through 2018. The unemployment rate decreased, however from 5.0% (2005) to 3.7%
(2018). The 3.7% unemployment rate at the end of 2018 however, reflects a significant de-
crease from a peak of 9.1% in 2009 during the height of the recession. Since 2009, the un-
employment rate in St. Louis County has gradually decreased each year with a fluctuation in
2016 jumping to 5.7% from 4.9% in 2014.

e St. Louis County’s unemployment rate has been, on average, 1.0% higher than the unem-
ployment rate in Minnesota in every year from 2005 through 2018. As of 2018, the
County’s unemployment rate was 3.7% compared to 2.9% in the State. Over the same in-
terval, the Duluth, MN-WI MSA had an unemployment rate closely approximating St. Louis
County, estimated at 3.8% in 2018.
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TABLE E-3
ANNUAL AVERAGE RESIDENT EMPLOYMENT
ST. LOUIS COUNTY, DULUTH MN-WI MSA, & MINNESOTA
2005 through 2019*

Labor
Year Force Employed Unemployed Rate
ST. LOUIS COUNTY
2005 101,353 96,270 5,083 5.0%
2006 101,848 96,738 5,110 5.0%
2007 103,338 97,591 5,747 5.6%
2008 104,443 97,825 6,618 6.3%
2009 105,614 95,965 9,649 9.1%
2010 103,374 94,990 8,384 8.1%
2011 102,271 94,758 7,513 7.3%
2012 101,564 94,964 6,600 6.5%
2013 102,216 96,029 6,187 6.1%
2014 102,275 97,072 5,203 5.1%
2015 101,908 96,866 5,042 4.9%
2016 102,893 97,020 5,873 5.7%
2017 102,510 97,844 4,666 4.6%
2018 101,957 98,202 3,755 3.7%
2019* 102,923 97,854 5,069 4.9%
Change 2005 through 2018
Number 604 1,932 -1,328 -
Percent 0.6% 2.0% -26.1% --
DULUTH, MN-WI MSA
2005 141,058 133,794 7,264 5.1%
2006 142,057 134,891 7,166 5.0%
2007 143,721 135,839 7,882 5.5%
2008 145,259 136,250 9,009 6.2%
2009 146,683 133,622 13,061 8.9%
2010 144,905 133,053 11,852 8.2%
2011 143,518 132,883 10,635 7.4%
2012 142,467 133,061 9,406 6.6%
2013 143,191 134,408 8,783 6.1%
2014 142,972 135,518 7,454 5.2%
2015 141,987 134,900 7,087 5.0%
2016 142,305 134,190 8,115 5.7%
2017 143,458 136,604 6,854 4.8%
2018 145,196 139,695 5,501 3.8%
2019* 144,006 136,831 7,175 5.0%
Change 2000 through 2018
Number 4,138 3,037 -89 -
Percent 2.9% 2.3% -1.2% --

* Data for 2019 is the avearge through Q1

Sources: MN Workforce Center, Maxfield Research & Consulting, LLC
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TABLE E-3 (continued)
ANNUAL AVERAGE RESIDENT EMPLOYMENT
ST LOUIS COUNTY, DULUTH, MN-WI MSA, & MINNESOTA
2005 through 2019*

Year

Labor
Year Force Employed Unemployed Rate
MINNESOTA
2005 2,879,759 2,762,732 117,027 4.1%
2006 2,887,831 2,772,114 115,717 4.0%
2007 2,906,389 2,773,704 132,685 4.6%
2008 2,925,088 2,766,342 158,746 5.4%
2009 2,941,976 2,713,426 228,550 7.8%
2010 2,938,795 2,721,194 217,601 7.4%
2011 2,946,278 2,755,263 191,015 6.5%
2012 2,946,355 2,781,140 165,215 5.6%
2013 2,958,595 2,811,761 146,834 5.0%
2014 2,972,800 2,848,787 124,013 4.2%
2015 2,997,748 2,887,132 110,616 3.7%
2016 3,033,406 2,916,353 117,053 3.9%
2017 3,057,014 2,952,960 104,054 3.4%
2018 3,070,223 2,980,884 89,339 2.9%
2019* 3,086,381 2,956,423 129,958 4.2%
Change 2000 through 2018
Number 190,464 193,691 12,931 -
Percent 6.6% 7.0% 11.0% -
* Datafor 2019is the avearge through Q1
Sources: MN Workforce Center, Maxfield Research & Consulting, LLC
Annual Average Resident Unemployment Rate
St. Louis County, Duluth, MN-WI MSA and Minnesota
2005 through 2018
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Covered Employment by Industry

Table E-4 presents covered employment in St. Louis County from 2005 through 2018, the most
recent data available. Table E-5 presents similar data for Ely. Covered employment data is cal-
culated as an annual average and reveals the number of jobs in the County and City, which are
covered 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.

e The Education and Health Services sector accounted for 34.5% of the County’s jobs and 25%
of Ely’s job in 2018, which is the largest percentage by sector in the County. Trade, Trans-
portation, & Utilities (TTU) and Leisure and Hospitality sectors accounted for 18% (18.5% in
Ely) and 12% (18% in Ely) of the all jobs in St. Louis County, respectively.

e From 2005 through 2018, the total number of jobs increased by 4,263 (4.5%) while Ely expe-
rienced a decrease of 434 jobs (-19%). Numerically, the most jobs were gained in Education
and Health Services (4,622 jobs, 16%) and Public Administration (11%) in Ely.

TABLE E-4
COVERED EMPLOYMENT TRENDS
ST. LOUIS COUNTY
2005, 2010, 2015, and 2018
North American Industrial Classification System (NAICS)

Change Weekly
2005 - 2018 wage
Industry 2005 2010 2015 2018 | No.  Pct. 2005 2010 2015 2018 2018
Natural Resources & Mining 3,024 2,992 3,411 3,565 541 179 3.2% 3.2% 3.5% 3.6% $1,828
Construction 4,170 3,559 4,368 4,462 292 7.0 4.4% 3.8% 4.5% 4.5% $1,181
Manufacturing 5,699 4,113 4,490 4,812 -887 -15.6 6.1% 4.4% 4.6% 4.9% $1,079
Trade, Transportation, and Utilities 18,559 17,058 18,099 17,793 -766  -4.11| 19.7% 18.3% 18.6% 18.1% $742
Information na 4,338 1,256 1,053 na na - 4.6% 1.3% 1.1% $947
Financial Services 4,637 4,338 4,387 4,335 -302 -6.5 4.9% 4.6% 4.5% 4.4% $992
Professional and Business Services 6,473 7,103 7,258 6,503 30 0.5 6.9% 7.6% 7.5% 6.6% $1,075
Education and Health Services 29,292 32,849 33,255 33,914 | 4,622 158|| 31.1% 352% 34.1% 34.5% $980
Leisure and Hospitality 10,891 11,149 11,495 12,164 | 1,273 11.7]| 11.6% 11.9% 11.8% 12.4% $340
Other Services 3,290 3,071 3,506 3,767 477 145 3.5% 3.3% 3.6% 3.8% $580
Public Administration 5,808 5,680 5,886 6,067 259 4.5 6.2% 6.1% 6.0% 6.2% $1,060
Totals® 94,174 93,407 97,413 98,437 | 4,263 4.5 $898

! Totals based on annual average of four quarters and may be exceed summation of individual industries as listed in the table.

Sources: MN DEED; Maxfield Research & Consulting, LLC

e Three sectors in St. Louis County lost jobs, most significantly Manufacturing (-827 jobs, -
16%), Trade, Transportation, and Utilities (-766 jobs, -4%), and Natural Resources & Mining
(-302, -6.5%).

e Ely experienced losses in all but two sectors, most significantly Professional and Business
Services (123 jobs, 50%), Education and Health Services (-73 jobs, 14%) and Other Services (-
58, 42%)
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Average Weekly Wages by Industry

e Average weekly wage data by industry is also presented in the table based on information
available in the most recently reported quarter: 2018. Average weekly wages data range
from $340 per week in both St. Louis County and Ely (517,680 annually) for the Leisure and
Hospitality sector to $1,828 per week (595,056 annually) for Natural Resources & Mining
sector. The highest average weekly wage in Ely was for Public Administration at $1,031
(553,612 annually).

e Several industry sectors have low wages. Some of the positions in these industries how-
ever, represent part-time jobs with hourly wages or may be in industries such as Leisure and
Hospitality that have additional income sources (i.e. tips and gratuities) not accounted for in
the data.

TABLE E-5
COVERED EMPLOYMENT TRENDS
CITY OF ELY
2005, 2010, 2015 and 2018
North American Industrial Classification System (NAICS)
Change Weekly
7005 - 2018 wage
Industry 2005 2010 2015 2018 | No.  Pct. 2005 2010 2015 2018 2018
Natural Resources & Mining* 24 na na na - - 1.1% - - - $857
Construction* 152 na na na - 6.7% - - - $892
Manufacturing 94 51 66 96 2 2.1 4.1% 2.5% 3.4% 5.2% $459
Trade, Transportation, and Utilities 371 338 357 343 -28 -7.5 16.2% 16.8% 18.4% 18.5% $464
Information 41 34 30 22 | -19 -46.3 1.8% 1.7% 1.5% 1.2% $584
Financial Services 138 125 111 96 -42  -30.4 6.0% 6.2% 5.7% 5.2% $812
Professional and Business Services 244 250 109 121 | -123 -50.4 10.7% 12.4% 5.6% 6.5% $986
Education and Health Services 536 540 534 463 -73  -13.6 23.5% 26.8% 27.6% 25.0% $934
Leisure and Hospitality 341 328 401 334 -7 -2.1 149% 16.3% 20.7% 18.0% $336
Other Services 138 73 66 80 | -58 -42.0 6.0% 3.6% 3.4% 4.3% $554
Public Administration 203 221 211 225 22 10.8 8.9% 11.0% 10.9% 12.2% $1,031
Totals 2,285 2,017 1937 1,851 | -434 -19.0 $703
* Average weekly wages for Natural Resources/Mining and Construction reflect 2017 figures.
Source: Minnesota Workforce Center; Maxfield Research & Consulting. LLC

Commuting Patterns

Proximity to employment is often a primary consideration when choosing where to live, since
transportation costs often accounts for a large proportion of households’ budgets. Tables E-5
and E-6 highlight the commuting patterns of workers in Ely and St. Louis County, respectively, in
2017 (the most recent data available), based on Employer-Household Dynamics data from the
U.S. Census Bureau.
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TABLE E-6
COMMUTING PATTERNS
CITY OF ELY
2017
Home Destination Work Destination
Place of Residence Count Share Place of Employment Count Share
Ely city, MN 629 58.7% Ely city, MN 629 52.0%
Virginia city, MN 42 3.9% Babbitt city, MN 65 5.4%
Babbitt city, MN 31 2.9% Soudan CDP, MN 38 3.1%
Duluth city, MN 26 2.4% Duluth city, MN 25 2.1%
Hibbing city, MN 14 1.3% Tower city, MN 25 2.1%
Mountain Iron city, MN 13 1.2% Virginia city, MN 14 1.2%
Minnetonka city, MN 11 1.0% Winton city, MN 13 1.1%
Tower city, MN 11 1.0% Hibbing city, MN 7 0.6%
Minneapolis city, MN 10 0.9% St. Paul city, MN 5 0.4%
St. Paul city, MN 9 0.8% Apple Valley city, MN 4 0.3%
All Other Locations 275 25.7% All Other Locations 385 31.8%
Total Primary Jobs 1,071 100.0% Total Primary Jobs 1,210 100.0%
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: U.S. Census Bureau Local Employment Dynamics; Maxfield Research & Consulting, LLC
TABLE E-7
COMMUTING PATTERNS
ST. LOUIS COUNTY
2017
Home Destination Work Destination
Place of Residence Count Share Place of Employment Count Share
Duluth city, MN 29,587 42.8% Duluth city, MN 23,154 28.8%
Hibbing city, MN 4,559 6.6% Hibbing city, MN 4,531 5.6%
Virginia city, MN 4,285 6.2% Superior city, WI 4,017 5.0%
Hermantown city, MN 2,785 4.0% Hermantown city, MN 2,735 3.4%
Mountain Iron city, MN 2,534 3.7% Virginia city, MN 2,223 2.8%
Superior city, WI 2,336 3.4% Cloquet city, MN 1,394 1.7%
Cloquet city, MN 1,255 1.8% Rice Lake city, MN 1,362 1.7%
Ely city, MN 1,029 1.5% Chisholm city, MN 1,320 1.6%
Eveleth city, MN 909 1.3% Eveleth city, MN 1,095 1.4%
Minneapolis city, MN 862 1.2% Proctor city, MN 961 1.2%
All Other Locations 18,944 27.4% All Other Locations 37,738 46.9%
Total Primary Jobs 69,085 100.0% Total Primary Jobs 80,530 100.0%

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: U.S. Census Bureau Local Employment Dynamics; Maxfield Research & Consulting, LLC
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Of the workers employed in Ely, an estimated 59% also live in Ely. The remaining workers
commute primarily from nearby cities including Virginia (4%), Babbitt (3%), Duluth (2%),
Hibbing (1%), Mountain Iron (1%), Minnetonka (1%), Tower (1%) and other cities at smaller
percentages.

An estimated 52% of Ely residents also work in Ely. Other areas to which Ely residents com-
mute include Babbitt (5%), Soudan (4%), Duluth (2%), Tower (2%), Virginia (1%) and Winton
(1%).

An estimated 29% of St. Louis County residents work in Duluth, 6% work in Hibbing and 5%
work in Superior, Wisconsin. The substantial size of St. Louis County (the largest in land
area in Minnesota) means that workers are spread out geographically across many commu-
nities.

Inflow/Outflow

Table E-8 summarizes the inflow and outflow of workers in Ely and St. Louis County. Outflow
measures workers living in Ely but employed outside of Ely while inflow measures workers who
are employed in Ely but live outside. Interior flow is the number of workers living and working
in Ely.

Ely is considered an importer of workers, as the number of residents coming into Ely (in-
flow) for employment was higher than the number of residents leaving Ely for work (out-
flow). Of the 1,210 workers in Ely, an estimated 581 workers commuted to Ely for work
while 442 Ely workers left. An estimated 629 people live and work in Ely.

Similarly, St. Louis County is also an importer of workers with a net inflow of 11,445 workers
based on an inflow of 27,301 and outflow of 15,856 workers.
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TABLE E-8
COMMUTING INFLOW/OUTFLOW
CITY OF ELY AND ST. LOUIS COUNTY
2017
Ely
Num. Pct.
Employed in the Selection Area 1,662 100%
Employed in the Selection Area but Living Outside 874 52.6%
Employed and Living in the Selection Area 788 47.4%
Living in the Selection Area 1,398 100%
Living in the Selection Area but Employed Outside 610 43.6%
Living and Employed in the Selection Area 788 56.4%
St. Louis County
Num. Pct.
Employed in the Selection Area 80,503 100%
Employed in the Selection Area but Living Outside 27,301 33.9%
Employed and Living in the Selection Area 53,229 66.1%
Living in the Selection Area 69,085 100%
Living in the Selection Area but Employed Outside 15,856 23.0%
Living and Employed in the Selection Area 53,229 77.0%
Sources: Longitudinal Employer-Household Dynamics; Maxfield Research & Consulting, LLC
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City of Ely Inflow/Outflow
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Existing Business Mix by Industry Category

The business inventory database is compiled from multiple sources, including directory re-
sources from the yellow and white pages, annual reports, 10ks, SEC filings, government data,
U.S. Postal Service, business trade directories, newspapers, etc. To ensure accurate infor-
mation, phone telephone verifications are completed for each business in the database. The
data is characterized based on the six-digit North American Industry Classification System (NA-
ICS). The NAICS is the standard used by Federal statistical agencies in classifying business estab-
lishments to collect, analyze, and publish statistical data related to the U.S. business economy.

Table E-9 summarizes this data as compiled by ESRI Inc. Information is presented for Ely and
the Market Area.

e There are an estimated 277 businesses with 2,476 employees in Ely. This accounts for 46%
of the business and 50% of the employee base in the Market Area.

e In Ely, Retail Trade has the greatest number of businesses (59 total, or 21% of the total busi-
ness base) followed by Other Services (34 total, or 12%), Accommodation & Food Services
(29 total, 10.5%) and Public Administration (27 total, or 10%).
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e The industry type with the greatest number of employees in Ely is Retail Trade (422 employ-
ees, or 17% of the total employee base) followed by Accommodation and Food Services
(382 employees, or 15%) and Health Care & Social Services (286 employees, or 12%).

e Inthe Market Area as a whole, employees are concentrated in Accommodation & Food Ser-
vices (860 employees, or 17.5%) followed by Health Care & Social Services (631 employees,
or 13%) and Retail Trade (605 employees, or 12%).

TABLE E-9
BUSINESS SUMMARY - BY NAICS CODE
CITY OF ELY & MARKET AREA
2018
CITY OF ELY MARKET AREA TOTAL
Businesses Employees Businesses Employees
Business/Industry Number Pct Number Pct Number Pct Number Pct
NAICS CODES
Agriculture, Forestry, Fishing and Hunting 1 0.4% 7 0.3% 4 0.7% 84 1.7%
Mining 0 0.0% 0 0.0% 1 0.2% 150 3.1%
Utilities 1 0.4% 6 0.2% 1 0.2% 6 0.1%
Construction 15 5.4% 52 2.1% 44 7.4% 131 2.7%
Manufacturing 9 3.2% 228 9.2% 17 2.8% 263 5.4%
Wholesale Trade 5 1.8% 27 1.1% 7 1.2% 30 0.6%
Retail Trade 59 21.3% 422 17.0% 91 15.2% 605 12.3%
Transportation & Warehousing 1 0.4% 15 0.6% 9 1.5% 44 0.9%
Information 6 2.2% 28 1.1% 11 1.8% 46 0.9%
Finance & Insurance 14 5.1% 54 2.2% 19 3.2% 70 1.4%
Real Estate, Rental & Leasing 14 5.1% 105 4.2% 34 5.7% 193 3.9%
Professional, Scientific & Tech Services 17 6.1% 61 2.5% 24 4.0% 89 1.8%
Management of Companies & Enterprises 0 0.0% 0 0.0% 0 0.0% 0 0.0%
Administrative & Support & Waste Management 4 1.4% 154 6.2% 14 2.3% 174 3.5%
Educational Services 6 2.2% 271 10.9% 15 2.5% 440 9.0%
Health Care & Social Assistance 18 6.5% 286 11.6% 32 5.4% 631 12.9%
Arts, Entertainment & Recreation 8 2.9% 84 3.4% 27 4.5% 341 7.0%
Accommodation & Food Services 29 10.5% 382 15.4% 104 17.4% 860 17.5%
Other Services (except Public Administration) 34 12.3% 90 3.6% 63 10.6% 166 3.4%
Public Administration 27 9.7% 184 7.4% 58 9.7% 560 11.4%
Unclassified 9 3.2% 20 0.8% 22 3.7% 20 0.4%
Total 277  100.0% 2,476  100.0% 597  100.0% 4,903 100.0%
Sources: ESRI, Maxfield Research & Consulting, LLC
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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 Ely and the Market Area by reviewing resi-
dential building trends, reviewing data on the age of the existing housing supply, and examining
data from the American Community Survey in the Ely Market Area.

Residential Construction Trends

Maxfield Research obtained data from the U.S. Census Bureau on the number of building per-
mits issued for new housing units from 2005 through 2018. Housing cost data is no longer
available. Tables HC-1 and HC-2 display permitted units issued for single-family and multifamily
dwellings in Ely and St. Louis County, respectively. Multifamily units include for-sale (condo-
minium, twinhomes, and townhomes) and rental developments. The following are key points
about housing development since 2005.

e Elyissued permits for the construction of 25 new residential units from 2005 through 2018,
approximately 2 units annually. Through 2017 (data for 2018 was not available), St. Louis
County issued 6,546 permits or 504 units annually.

e In the early part of the 2000s before the start of the Recession, there was more robust per-
mit activity than the latter part. Building permit activity in St. Louis County started declining
in 2005 with 917 permits, which was the highest during the period shown the period. The
trend continued downward to a record low of 302 permitted units in 2013.

e Beginning in 2014, building activity in St. Louis County began to rise increasing to 496 per-
mitted units with a spike in 2015 of 715 permitted units due to 368 units in five or more-
unit buildings, all of which were in Duluth

e Nearly all the permits issued for new construction in Ely were for single-family homes (94%)
compared to about 72% in St. Louis County.

e Among single-family homes, the 9-year average (2005-2013) cost per unit is estimated at
$156,031 in Ely and $177,137 in St. Louis County.

e The City of Ely continues to address structures both residential and commercial that are
standing vacant and show substantial deterioration and blight.
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TABLE HC-1
RESIDENTIAL CONSTRUCTION/ANNUAL BUILDING PERMITS ISSUED
CITY OF ELY
2005 through 2018

Single- Multi- Total Multi- family Total Housing

Family Twin/Town family (5+ Housing Single- Family ~ Twin/Town (5+ units) Permits

Homes Home 3 & 4 Unit units) Permits Homes Home 3 & 4 Unit

TOTAL UNITS
2005 8 0 0 0 8 $933,464 $0 $0 $0 $933,464
2006 0 0 0 0 0 $0 $0 $0 $0 $0
2007 5 0 0 0 5 $639,574 $0 $0 $0 $639,574
2008 3 0 0 0 3 $383,744 $0 $0 $0 $383,744
2009 4 0 0 0 4 $533,000 50 50 $0 $533,000
2010 0 0 0 0 0 $0 $0 $0 $0 $0
2011 2 0 0 0 2 $483,418 $0 $0 $0 $483,418
2012 0 0 0 0 0 $0 $0 $0 $0 $0
2013 1 0 0 0 1 $188,717 $0 $0 $0 $188,717
2014 2 0 0 0 2 na na na na na
2015 3 2 0 0 5 na na na na na
2016 2 0 0 0 2 na na na na na
2017 0 0 0 0 0 na na na na na
2018 0 0 0 0 0 na na na na na
Total 30 2 0 0 32 $3,161,917 $o S0 $0 $3,161,917
Avg. 2 0 0 0 2 $225,851 $0 $0 $0 $225,851
2005 $116,683 . . . New Construction (Units)
2006 ~ ~ - ~ City of Ely, 2005 through 2018
2007 $127,915 - - - o
2008 $127,915 _ ~ _ 8 - m-Multifamily—®-Single-family
2009 $133,250 - - - 71
2010 - - - - 6 -
2011 $241,709 - - - a5
2012 - - - - s,
2013 $188,717 - - - 3 |
2014 na na na na 2
2015 na na na na
2016 na na na na 1
2017 na na na na 0 -
2018 na na na na 2005 2006 2007 2008 2009 2010 2011 2012 2013 2014 2015 2016 2017 2018
Year

Avg. $156,031 - - -
Sources: U.S. Census; Maxfield Research & Consulting, LLC
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TABLE HC-2
RESIDENTIAL CONSTRUCTION/ANNUAL BUILDING PERMITS ISSUED
ST. LOUIS COUNTY

2017 na na na na

2005 2006 2007 2008 2009 2010 2011 2012 2013 2014 2015 2016 2017 2018
Year

Avg. $177,137  $121,764 $101,368 $101,450

2005 through 2018
Single- Multi- Total
Family Twin/Town family (5+ Housing Single-Family Twin/Town Multi- family Total  Housing
Homes Home 3 & 4 Unit units) Permits Homes Home 3 & 4 Unit (5+ units) Permits
TOTAL UNITS TOTAL COST (in $)
2005 696 24 32 165 917 $103,321,228 $3,467,805 $3,571,849 $12,554,592 $122,915,474
2006 591 22 23 145 781 $88,614,152 $2,933,550 $2,242,188 $14,196,502 $107,986,392
2007 520 4 15 86 625 $85,177,094 $437,717 $1,496,618 $9,330,948 $96,442,377
2008 405 12 6 89 512 $67,045,021 $1,699,469 $598,648 $8,426,892 $77,770,030
2009 282 6 0 54 342 $48,499,084 $667,600 $0 $5,209,751 $54,376,435
2010 245 10 3 68 326 $45,430,819 $1,094,000 $299,324 $5,439,840 $52,263,983
2011 209 18 3 78 308 $40,871,778 $2,191,336 $299,324 $7,894,066 $51,256,504
2012 196 14 0 120 330 $38,578,943 $1,531,600 $0 $13,456,620 $53,567,163
2013 218 8 0 76 302 $47,239,307 $974,109 $0 $11,100,000 $59,313,416
2014 304 12 12 138 466 na na na na na
2015 331 4 12 368 715 na na na na na
2016 359 4 0 63 426 na na na na na
2017 343 0 0 153 496 na na na na na
2018 306 8 0 201 515 na na na na na
Total 5,005 146 106 1,804 7,061 $564,777,426 $14,997,186 $8,507,951 $87,609,211 $675,891,774
Avg. 385 11 8 139 543 $62,753,047 $1,666,354 $945,327.89 $9,734,357 $75,099,086
2005 $148,450  $144,492  $111,620  $76,088 New Construction (Units)
2006 $149,939  $133,343  $97,486 $97,907 St. Louis County, 2000 through 2018
2007 $163,802 $109,429 $99,775 $108,499 1,000 B Multifamily
2008 $165,543 $141,622 $99,775 $94,684 900 - - -
W Single-family
2009 $171,983 $111,267 - $96,477 800 -
2010 $185,432 $109,400 $99,775 $79,998 700 -
2011 $195,559 $121,741 $99,775 $101,206 600 -
2012 $196,831 $109,400 - $112,139 .g 500
2013 $216,694 $121,764 - $146,053 =
400
2014 na na na na 300 1 .
2015 na na na na
T R EEEEEEREEEEE
2017 na na na na 100 ..........
0 -

Sources: U.S. Census; 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 an estimated three million addresses annually. The survey
gathers 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, so-
cial, and household characteristics every year, not just every ten years. The most recent ACS
highlights data collected between 2013 and 2017. Data has been adjusted to reflect 2019 esti-
mates for housing and most recent building permit information. Tables HC-3 to HC-7 show key
data for Ely and the Market Area.

Age of Housing Stock

The following graph shows the age distribution of the housing stock in 2019 based on data from
the U.S. Census Bureau and 2019 from the American Community Survey (5-Year). Table HC-3
includes the number of housing units built in Ely and the Market Area, prior to 1940 and during
each decade since.

e In total, the Market Area is estimated to have 5,145 housing units, of which 1,663 units
(32%) are In Ely. The overall median year built for a home in Ely is 1950, which is older than
the median year built of 1966 in the Market Area overall. Median year built for renter-oc-
cupied housing was older than for owner-occupied housing in Ely (1949 versus 1953) where
as the Market Area overall is estimated to have a median owner- and renter-occupied age
of 1966. Numerically, the greatest number of homes in Ely (653 homes, or 39%) and the
Market Area (995 homes, or 19%) were built prior to 1940. It is possible that some of these
homes may be dilapidated and in need of replacement or repair.

Housing Units Built by Decade
City of Ely and Remainder of Market Area, 2019

800 763
B City of Ely
700 1653 @ Remainder of Market Area [ |
600 A
492
500 480
429

2 i 367
£ 400 342 347
=

300

239 228
i 181 120
200 22 .
100
0 -

<1940s 1940s 1950s 1960s 1970s 1980s 1990s 2000s 2010s

Decade of Construction
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TABLE HC-3

AGE OF HOUSING STOCK

ELY MARKET AREA
2019

Year Unit Built

Total Med. Yr. 1980s 0
Units Built No. Pct. No. Pct. No. Pct. No. Pct. No. Pct. No. Pct. No. Pct. No. Pct. No. Pct.
[ 1 I 1 I 1 | 1 i 1 I 1 I 1 I 1

CITY OF ELY
Owner-Occupied 1,117 1949 431 38.6 143 128 173 15.5 56 5.0 149 133 16 1.4 71 6.4 68 6.1 10 0.9
Renter-Occupied 556 1953 222 39.9 38 6.8 66 11.9 47 8.5 79 142 20 3.6 30 5.4 54 9.7 0 0.0
Total 1,673 1950 653 39.0 181 10.8 239 143 103 6.2 228 13.6 36 2.2 101 6.0 122 7.3 10 0.6
REMAINDER OF MARKET AREA
Owner-Occupied 2,979 1972 322 108 127 43 663 223 326 109 411 13.8 278 9.3 399 134 396 133 57 1.9
Renter-Occupied 440 1982 20 4.5 15 3.4 100 22.7 41 9.3 69 15.7 69 15.7 30 6.8 96 21.8 63 143
Total 3,419 1974 342 10.0 142 4.2 763 223 367 10.7 480 14.0 347 10.1 429 125 492 144 120 3.5
MARKET AREA TOTAL
Owner-Occupied 4,096 1966 753 18.4 270 6.6 836 204 382 9.3 560 13.7 294 7.2 470 115 464 113 67 1.6
Renter-Occupied 1,059 1966 242 229 53 5.0 166 15.7 88 8.3 148 14.0 89 8.4 60 5.7 150 14.2 63 5.9
Total 5,155 1966 995 19.3 323 6.3 1,002 19.4 470 9.1 708 13.7 383 7.4 530 10.3 614 11.9 130 2.5
A Median year built excludes renter-occupied units in Birch Lake UT, Wassa twp, and NE St. Louis UT due to lack of reported data.
Sources: U.S. Census Bureau - American Community Survey; Maxfield Research & Consulting, LLC
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Housing Units by Structure and Occupancy or (Housing Stock by Structure Type)

Table HC-4 shows the housing stock in Ely and the Market Area by type of structure and tenure
as of 2019.

e The dominant housing type in the Market Area is single-family detached homes, represent-
ing an estimated 94.5% of all owner-occupied housing units and 51% of renter-occupied

housing units as of 2019.

e Most of the housing units with three or more units are renter-occupied. Over 60% of the
Market Area’s renter-occupied housing units with three or more units are in Ely.

e Mobile homes account for only 3.5% of all housing units in the Market Area.

TABLE HC-4
HOUSING UNITS BY STRUCTURE & TENURE
ELY MARKET AREA
2019
ELY REMAINDER MARKET AREA TOTAL
Owner- Renter- Owner- Renter- Owner- Renter-
Units in Structure Occupied Pct. Occupied Pct. Occupied Pct. Occupied Pct. Occupied Pct. Occupied Pct.
1, detached 1,060 92.7% 261 45.5% 2,789 95.2% 280 56.9% 3,850 94.5% 542 50.8%
1, attached 9 0.8% 36 6.3% 28 0.9% 48  9.7% 37 0.9% 84 7.9%
2 34 3.0% 77 13.5% 2 0.1% 20 4.0% 36 0.9% 97 9.1%
3to4 0 0.0% 20 3.4% 3 0.1% 25 5.0% 3 0.1% 44 4.1%
5to9 0 0.0% 21 3.6% 0 0.0% 4  0.8% 0 0.0% 25 2.3%
10to 19 0 0.0% 49 8.5% 0 0.0% 55 11.1% 0 0.0% 103 9.7%
20to 49 0 0.0% 87 15.1% 0 0.0% 32 6.6% 0 0.0% 119 11.2%
50 or more 0 0.0% 18 3.1% 0 0.0% 0 0.0% 0 0.0% 18 1.6%
Mobile home 40 3.5% 6 1.1% 107 3.7% 29 6.0% 147 3.6% 36 3.3%
Boat, RV, van, etc. 0 0.0% 0 0.0% 0 0.0% 0 0.0% 0 0.0% 0 0.0%
Total 1,144 100% 574 100% 2,929 100% 493 100% 4,073 100% 1,067 100%

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

MAXFIELD RESEARCH & CONSULTING, LLC 55



HOUSING CHARACTERISTICS

Housing Units by Structure and Tenure
Ely Market Area, 2019
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Owner-Occupied Housing Units by Mortgage Status

Table HC-5 shows mortgage status and average values from the American Community Survey
for 2019 (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; these may also be a household’s 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 An estimated 49% of Market Area homeowners have a mortgage. Ten percent of home-
owners with mortgages in the Market Area also have a second mortgage and/or home eg-
uity loan.

e Homes without a mortgage have slightly higher median values than homes without a mort-
gage in the Market Area; however, the reverse is true in Ely. The median value for homes
with a mortgage in Ely is $109,200 compared to $87,300 for homes without a mortgage.

e Median home values are greater in the Remainder of Market Area than in Ely. By compari-
son, housing units with a mortgage have a median value of $109,200 in Ely compared to
$199,331 in the Remainder and $170,618 overall.
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TABLE HC-5
OWNER-OCCUPIED HOUSING UNITS BY MORTGAGE STATUS
ELY MARKET AREA
2019
ELY REMAINDER MARKET AREA
Mortgage Status No. Pct. No. Pct. Pct. Pct.
Housing units without a mortgage 474 42.8 1,625 54.5 2,099 51.4
Housing units with a mortgage/debt 633 57.2 1,354 455 1,987 48.6
Second mortgage only 12 1.9 29 2.1 41 2.1
Home equity loan only 19 3.0 129 9.5 148 7.4
Both second mortgage and equity loan (0] 0.0 6 0.4 6 0.3
No second mortgage or equity loan 602 95.1 1,190 87.9 1,792 90.2
Total 1,107 100.0 2,979 100.0 4,086 100.0
Weighted Median Value by Mortgage Status
Housing units with a mortgage $109,200 $199,331 $170,618
Housing units without a mortgage $87,300 $219,744 $175,493
Sources: U.S. Census Bureau - American Community Survey; Maxfield Research & Consulting, LLC

Owner-Occupied Housing Units by Value

Table HC-6 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 Most of the owner-occupied housing stock in Ely is estimated to be valued between $50,000

and $99,999 (45%).

e The median home value in Ely is $96,000, which is notably less than the median home value
in the Remainder of the Market Area (5213,462). This higher median home value in the Re-
mainder is due to greater percentages of homes in all price points above $200,000 as com-

pared to Ely.

e Homes in the highest price brackets (above $300,000) accounted for 31% of all homes in the
Remainder of the Market Area compared to 6% in Ely. A greater percentage of these homes
in the Remainder of the Market Area are located on acreages or farmsteads, increasing their
value and estimated price point considerably.
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TABLE HC-6
OWNER-OCCUPIED UNITS BY VALUE
ELY MARKET AREA
2019
ELY REMAINDER MARKET AREA

Home Value No. Pct. No. Pct. No. Pct.
Less than $50,000 80 7.0 339 11.6 419 10.3
$50,000-599,999 519 45.4 658 22.5 1,177 28.9
$100,000-$149,999 254 22.2 281 9.6 535 13.1
$150,000-$199,999 118 10.3 293 10.0 411 10.1
$200,000-$249,999 38 3.3 190 6.5 228 5.6
$250,000-$299,999 67 5.9 254 8.7 321 7.9
$300,000-$399,999 57 5.0 307 10.5 364 8.9
$400,000-$499,999 0 0.0 214 7.3 214 5.3
Greater than $500,000 10 0.9 392 13.4 403 9.9
Total 1,144 100.0 2,929 100.0 4,073 100.0
Median Home Value $96,000 $213,462 $181,639

Sources: U.S. Census Bureau - American Community Survey; Maxfield Research & Consulting, LLC
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Owner-Occupied Units by Value
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Renter-Occupied Units by Contract Rent

Table HC-7 presents information on the monthly housing costs for renters called contract rent
(also known as asking rent). Contract rent is the monthly rent agreed to without consideration

of any utilities, furnishi

ngs, fees, or services that may be included.
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The median contract rents in Ely and the Remainder of the Market Area were $455 and
$517, respectively. Based on a 30% allocation of income to housing, a household in Ely
would need an income of about $18,200 to afford an average monthly rent of $399 and an
income of $20,680 in the Remainder of the Market Area to afford an average monthly rent
of §517.

About 50% of Ely renters have monthly rents ranging from $250 to $499 and 39% have rents
that range from $500 to $749 per month. Only 4% of renters have rents of $750 to $1,000,
which may include single-family homes converted into rental properties.

About 27% of renters in the Remainder of the Market Area have monthly rents ranging from
$250 to $499 and 33% have rents that range from $500 to $749 per month. Only 9% of
renters have rents of $750 to $1,000, which may include single-family homes converted into
rental properties, but this proportion is slightly higher than in Ely. It is likely that there are
seasonal homes or lake homes that would have higher rents because of a higher amenity
location.

TABLE HC-7
RENTER-OCCUPIED UNITS BY CONTRACT RENT
ELY MARKET AREA
2019
ELY REMAINDER MARKET AREA

Contract Rent No. Pct. No. Pct. No. Pct.
No Cash Rent 34 5.9 101 20.5 135 12.7
Cash Rent 540 94.1 392 79.5 932 87.3

S0 to 5249 8 14 30 6.0 38 3.5

$250-5499 285 49.7 133 27.0 418 39.2

S$500-5749 226 394 165 334 391 36.6

$750-5999 20 3.6 46 9.3 66 6.2

51,000+ 0 0.0 19 3.8 19 1.8
Total 574 100.0 493 100.0 1,067 100.0
Median Contract Rent” $455 $517 $490
A Median contract rent excludes units in Stony River twp, Birch Lake UT, Eagles Nest twp, NE St. Louis UT,
and Wassa twp due to lack of reported data.
Sources: U.S. Census Bureau - American Community Survey; Maxfield Research & Consulting, LLC

Households that make no payment of rent (“no cash rent”) make up only 6% of Ely renters.
There are typically units owned by a relative or friend who lives elsewhere and allow occu-
pancy without charge. Other sources may include caretakers or ministers who may occupy
a housing unit without rent charge as indirect compensation.
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Vacancy Status

Table HC-8 shows the vacancy status of housing units in Ely and in the Remainder of the Market
Area as of 2019 from the American Community Survey. As shown on the table, there is a high
proportion of housing units in the Market Area that are for seasonal or occasional use.

The table shows that a high proportion of vacant units in Ely and in the Remainder of the
Market Area are classified as “seasonal, recreational or for occasional use.” In Ely, this accounts
for about 55% of vacant homes and in the Remainder of the Market Area, it accounts for nearly
88% of vacants.

Only a limited number of vacant homes are listed as being “for rent,” about 2% in Ely and 0.2%
in the Remainder of the Market Area. “Other Vacants” accounted for 15% of housing units that
were vacant in Ely, but only 7% in the Remainder of the Market Area.

“Other Vacants” are housing units that are classified by the Census in this category because
they do not fit well into any of the other categories. Some reasons that a housing unit may be
classified as “other vacant” include:

e The owner does not want to rent or sell.
e [s using the unit for storage.
e Iselderly and is living in a senior housing facility or nursing home.

TABLE HC-8
VACANCY STATUS OF HOUSING UNITS
ELY MARKET AREA
2019
ELY REMAINDER MARKET AREA

Vacancy Status No. Pct. No. Pct. No. Pct.
For Rent 8 2.4 8 0.2 16 0.3
Rented, Not Occupied 0 0.0 14 0.3 14 0.3
For-Sale Only 29 8.7 109 2.5 138 2.9
Sold, Not Occupied 61 18.4 25 0.6 86 1.8
Seasonal, Recreational Use 183 55.1 3,978 90.1 4,161 87.7
For Migrant Workers 0 0.0 0 0.0 0 0.0
Other Vacant 51 15.4 279 6.3 330 7.0
Total 332 100.0 4,413 100.0 4,745 100.0
Sources: U.S. Census Bureau - American Community Survey; Maxfield Research & Consulting, LLC
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Introduction

This section presents information on rental market conditions in Ely and the surrounding area.
Information is presented on fair market rents, housing choice vouchers, deep- and shallow-sub-
sidy rental properties and market rate rental properties. We also discuss the rental licensing
program currently in place in Ely. Senior housing options are presented in the following sec-
tion.

This section considers the market conditions for general occupancy rental housing in the Ely
Market Area by examining data on:

Inventory and performance of market rate rental developments,

inventory and performance of subsidized rental developments,

cost burdens for renter households in the County,

usage trends of Housing Choice Vouchers,

planned and proposed general occupancy rental housing developments and
interviews with contacts familiar with the local rental market.

v v v v v Vv

Fair Market Rents

Fair Market Rents for Ely are allocated on the basis of County-wide rents. St. Louis County co-
vers a large geographic area. As such, rent levels in smaller communities are likely to be lower,
on average, than rent levels in larger communities such as Duluth, Virginia and Hibbing. How-
ever, rents in Ely are also affected 