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I. PURPOSE 
 
Housing is a key issue for all residents. Housing costs are typically the number one expenditure for most 
individuals; in addition, it is the single highest source of most individual wealth. Studies have alluded to 
social benefits of housing such as self-respect, responsibility, and pride leading to increased participation 
in community and civic activities. In addition, housing plays a critical role in state and local economies 
including employment in the construction, real estate, financial, and insurance industries. Housing is the 
largest land use and largest capital asset within the City. Proactive consideration of housing related 
issues will help the City meet future housing needs. 
 
The purpose of this Chapter is to summarize housing issues within the 
City of Arlington and establish goals and work items promoting a healthy 
residential infrastructure and furthering a variety of life-cycle housing 
options. This Chapter can help city leaders and community members 
better understand the local housing situation and encourage dialogue 
about housing concerns in Arlington. Planning for housing helps create 
dwelling units that meet a broad range of needs and are coordinated 
with other Comprehensive Plan elements such as land use, 
transportation, economic development, utilities, and community 
facilities.  
 
The issues have been identified through: 
 

¶ An analysis of City demographics affecting housing needs; 

¶ An evaluation of existing housing units and conditions;  

¶ Review of a 2006 Housing Study prepared for the City by Community 
Partners Research, Inc; and, 

¶ A review of land use options for housing growth. 
 
 

HOUSING MEANS . . .  
 

Traditional single-family detached 
homes, single-family attached homes 
such as townhomes, multiple family 
structures (apartments), and 
manufactured homes. The term 
refers to owner-occupied dwellings, 
as well as rental, cooperative, and 
condominium ownership 

arrangements.  
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II. HOUSING SUMMARY 
 

 Housing Projections. Continued household growth within the City is 
expected over the next two decades. An additional 163 dwelling units 
are projected to be added by 2030. 

 
 Life Cycle Housing. The development of life-cycle housing works to 

sustain the community by preventing a polarization of residents in 
one age or income group.  As one generation of residents moves 
through its life cycle it can move into the housing provided by the 
previous generation, just as the next generation will move into the 
housing being vacated. Arlington leaders seek to provide a variety of 
life cycle housing types, sizes and values.  

 
 Mix of Housing Types. Arlington has an appropriate ratio of rental 

to owner-occupied housing units (28% rental to 72% owner-
occupied). However, the majority of owner-occupied housing units 
are detached single family dwellings. Only one percent of owner-
occupied single family dwellings are attached units. The statewide 
average is over seven percent. It noted that Arlington has a higher 
percentage of attached units than Gaylord, Green Isle and 
Henderson.  

 
 Vacancy Rates. Arlington has a slightly higher rental vacancy rate 

(5.5%) than other communities sampled and the state average. Most 
vacant rental units were market rate general occupancy units. When 
compared with rental vacancies, the vacancy rate for owner-
occupied units is much lower at 1.34 percent. This is within the 
average of other communities sampled but slightly higher than the 
state average. Vacancy rates are well within normal limits.   

 
 Rental Rates/Mortgage Cost. The median gross rent ($439) in 

Arlington is very close to the average of communities surveyed. The 
average monthly housing cost in Arlington for homes with a 
mortgage ($728) is the lowest of all areas surveyed. When compared 
to other cities, Arlington has a significantly lower percentage of 
homeowners spending more than 30% of their income on housing 
costs. The 30% figure is a common threshold for measuring housing 
affordability.  

 
 Housing Sales. The average sales value of residential units in 

Sibley County has continued to increase since 2001. The year-to-
year increase in sales value was lower than the state average; 
however, the County total increase in sales value (49%) was larger 
than the state average (38%). Annual sales values continue to 
increase in Sibley County while significantly decreasing within the 
Twin Cities Metro Area. 

 
 Maximum Housing Cost/Month: 2008 HUD Section 8 income 

guidelines set monthly maximum affordability rate for a family of four 
as: extremely low income persons at $457/month; very low income at 
$760/month, and low income at $1,216.  

 

HOUSING SUMMARY 
 

Increase of 163 dwelling 
units projected by 2030 

 

__________________ 
 
 

A variety of life cycle 
housing  is sought: types, 

sizes, and values 
 

__________________ 
 
 

An appropriate rental 
(28%) to owner (72%) ratio 

of DU exists 
 

__________________ 
 
 

Vacancy rates (rental and 
owner-occupied) are within 

normal limits  
 

__________________ 
 
 

Median rental rate is 
average when compared to 

other cities 
 

__________________ 
 

 

Average mortgage 
payment is lower if 

compared to other cities 
 

__________________ 
 

 

The number of home sales 
and sales values increased 

since 2000 
 

__________________ 
 

 

Maximum monthly housing 
costs 

2008 HUD Sect. 8 ï Family 
of 4 

Extremely low income = 
$457 

Very low income = $760 
Low income = $1,216 

 

__________________ 
 
 

Market rate rental, 
subsidized rental, & 

attached single-family units 
needed 

 

__________________ 
 
 

Most existing housing is in 
good condition, but ¼ of 
both rental and owner-

occupied structures 
constructed prior to 1939 

 



HOUSING 
 
 
 

 
City of Arlington Comprehensive Plan, 2008  Chapter 5, Page 3 

 
 

 Demand for Additional Units. Demand appears to exist for construction of additional market 
rate and subsidized rental units along with new attached single family homes and move-up 
owner-occupied homes. 

 
 Condition of Housing. Most housing units in the City of Arlington are in relatively good physical 

condition. A few dwellings, primarily in the original townsite, have multiple major maintenance 
needs such as reroofing, residing, and/or window replacement. More than a quarter of the rental 
units are contained in structures built prior to 1939. A similar amount of the owner-occupied 
dwellings were constructed prior to 1939. 
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III. HOUSING PROJECTIONS 
 
Data sources and population estimate/projection information used in the creation of the 2008 
Comprehensive Plan Update is contained within Chapter Three of the Plan. The data includes projected 
household growth through the year 2030. Table 5-1 below illustrates current and future housing forecasts 
and is based on 2.34 persons per household. The projections reveal an anticipated increase of 163 
households by 2030.  
 

TABLE 5-1 
HOUSING PROJECTIONS 

 

Year Households* Households* 

2008 874 n/a 
 

2010 927 53 
 

2015 960 33 
 

2020 995 35 
 

2025 1,030 35 
 

2030 1,037 7 
 

TOTAL 1,037 163 
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IV. HOUSING ISSUES 
 
A.  LIFE CYCLE HOUSING VARIETY 
 
The housing stock within a community must be responsive to the needs of its residents.  Housing needs 
are not static but change over time as people move through different stages of their lives.  Housing needs 
tend to evolve from: (1) affordable basic units for young people just beginning to enter the workforce, to 
(2) affordable single family 
units for first time home 
buyers and young families, 
to (3) move up housing for 
people with growing families 
and/or incomes, to (4) 
empty-nester dwellings for 
persons whose children 
have grown and left home, 
to (5) low maintenance 
housing options for aging persons as their ability to maintain their property decreases, and finally to (6) 
assisted living environments to provide health and medical care to the elderly.   
 
To address the life-cycle needs of residents it is critical that a community provides a wide range of 
housing: 
 

¶ Types (i.e. apartment/townhome/condominium rental, townhome/condo/single-family owner-
occupied , assisted living); 

¶ Sizes (i.e. one, two, three bedroom rentals; starter homes; move-up homes); and, 

¶ Values: (i.e. efficiency ï luxury rental units; starter homes ï executive homes).   
 
The availability of life-cycle housing works to sustain the community by preventing polarization of 
residents in one age or income group.  As one generation of residents moves through its life cycle it can 
move into the housing provided by the previous generation, just as the next generation will move into the 
housing being vacated. Additional information regarding types, sizes, and values within Arlingtonôs 
housing stock are included later in this Chapter.  
 
B.  COMPARISON OF SELECTED HOUSING CHARACTERISTICS 
Comparative analysis of selected housing characteristics in nearby communities can assist in the 
evaluation of the local housing stock. The following table compares certain housing characteristics in 
Arlington with those in the cities of Gaylord, Green Isle, and Henderson along with Arlington Township. As 
depicted in Table 5-2 on page six:  
 

¶ Arlington has an appropriate ratio of rental (28%) to owner-occupied  (72%) units.  
 

¶ Arlington has more single family attached dwellings than any of the communities surveyed. 
This is likely do to proactive actions by members of Arlington Development, Inc. Even with 
local proactive development, single family attached dwellings make up less than one percent 
of the Arlington housing stock as compared with a State average of seven percent. 

 

¶ A total of 31 dwelling units in Arlington were vacant upon enumeration of Census 2000; of 
those, 13 were vacant rental units and eight vacant owner occupancy units. This equates to a 
vacancy rate of 5.58% for rental housing and 1.34% for owner-occupied  housing. The rental 
vacancy rate was highest in Arlington when compared to other communities. A vacancy rate 
of five percent is considered normal for a healthy market. The state average reported in the 
2000 Census for rental housing was 4.1 percent and owner-occupied  .9 percent.     
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¶ The median gross rent in the City of Arlington ($439) is close to the average of all 
communities surveyed ($425) and that in Gaylord ($431) but significantly lower than that in 
Green Isle ($542).   

 

¶ Average monthly housing costs for homes with a mortgage ($728) is the lowest of all areas 
surveyed. Average monthly housing costs in Arlington for homes without a mortgage ($241) 
is above that of Gaylord ($224) but significantly lower than that in Green Isle, Henderson, and 
Arlington Township.   

 

¶ The City of Arlington (8.3%) has a significantly lower than average (12.84%) percentage of 
households spending 30% or more of their income on housing expenses. Since the early 
1980ôs federal policy has set 30 percent of income as the maximum a family should devote to 
housing given other demands on family budgets. It is noted comparative numbers for western 
Carver County vary dramatically from those in eastern Sibley County. The average 
percentage of residents spending 30% or more of their income on housing in western Carver 
County (Hamburg, Norwood Young America, Mayer, Watertown) is 21.65 percent.   
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TABLE 5-2 
COMPARISON OF SELECTED HOUSING CHARACTERISTICS 

 

Characteristic/City Arlington Gaylord Green Isle Henderson Arlington Twp Average 

2000 Census Hsg Units 859 930 141 367 199 499 

# Units Added thru 2006 15 -17 45 6 -2 9 

Total Housing Units 874 913 186 373 197 509 

Occupied Housing Units 828 897 136 352 194 481 

% of Hsg. Units Occupied 96.39% 96.45% 96.45% 95.91% 97.49% 96.54% 

Vacant Housing Units 31 33 5 15 5 18 

for rent 13 12 0 3 1 6 

for sale 8 10 2 1 2 5 

rented or sold, not yet occupied 2 3 2 4 1 2 

seasonal, recreational, or occasional 0 4 0 2 0 1 

migratory workers 2 0 0 0 0 0 

other vacant 0 4 1 5 1 2 

% of Owner-occupied  Hsg. Units Vacant 1.34% 1.55% 1.68% 0.36% 1.15% 1.22% 

% of Rental Hsg. Units Vacant 5.58% 4.80% 0.00% 4.00% 5.00% 3.88% 

2000 Census O/O Hsg Units 595 647 119 277 174 362 

% Total Owner-occupied  68.08% 70.87% 63.98% 74.26% 88.32% 73.10% 

2000 Census Rent. Hsg Units 233 250 17 75 20 119 

% Total Renter Occupied 26.66% 27.38% 9.14% 20.11% 10.15% 18.69% 

Units in structure             

one, detached 533 616 117 241 174 336 

one, attached 8 4 0 2 0 3 

Two 12 4 0 0 0 3 

3 or 4 0 0 2 2 0 1 

5 or more  2 2 0 0 0 1 

Manufactured Homes 31 20 4 32 4 18 

Median Gross Rent $439 $431 $542 $388 $325 $425  

Median Monthly Hsg Cost w/ Mortgage $728 $746 $896 $775 $1,135 $856  

Median Monthly Hsg Cost w/o Mortgage $241 $224 $270 $263 $313 $262  

% of households spending more than 30% on mortgage 8.3% 8.0% 20.9% 10.3% 16.7% 12.84% 

Source:  2000 US Census       

 
 
C.  POPULATION AGE CHARACTERISTICS AND AVAILABLE HOUSING CHOICES  
Population age characteristics and available housing options are essentially interrelated and can be 
analyzed in terms of correlative trends over time.   
 
National demographic trends affecting the housing market at this time are:  
 

¶ Problems within the subprime mortgage industry have lead to more stringent lending 
requirements, 
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¶ The potential for an economic downturn,  
 

¶ The general aging of the population (increased need for retirement housing/assisted living 
facilities), and  

 

¶ The presence of grand-parents in caregiver roles for grandchildren (an increasingly popular 
alternative to day care) has lead to a delay in the movement from larger move-up homes to 
empty-nester type housing options.  

 
Arlingtonôs existing population as described in the Demographic Profile (Chapter 3), has a typical aging 
populace primarily composed of persons between the ages of 25 and 49. The median age in Census 
2000 was 35.8 years, typical of the state median of 35.4 years and the national average of 35.3 years of 
age.   
 
Age cohort analysis reveals that Sibley County is losing a very significant portion of young people as they 
leave to go to college or pursue job opportunities outside the county; however, Arlington is holding onto 
persons typically of college age or those pursuing early job opportunities. Since there is not a college or 
university within the City of Arlington, it is possible that young adults leaving for college are being 
replaced in the community by young adults moving east for job opportunities. 
 
In addition, a very significant amount of persons moving into retirement age and beyond are exiting the 
County. In contrast the exodus of retirees is less conspicuous in the City of Arlington which is likely due to 
the presence of elderly care facilities within the corporate limits. 
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V. HOUSING SALES  
 
The following table represents median sales prices for qualified sales in Sibley County earlier in this 
decade. The data from the Mn. Demographerôs Office illustrates a 49% increase in sales prices for single 
family homes in Sibley County between 2001 and 2006.  
 
In addition, the latest information available from the State Demographerôs Office illustrates an increase in 
the average sale price from $118,500 in September of 2005 to $122,700 in September of 2006. The 
Sibley County Assessorôs Office reports 38 sales in 2007 in Sibley County, down slightly from 2006 when 
there were 39 home sales. The average sales price in 2007 was $128,608 down slightly from 2006 when 
the average sale price for the calendar year was $133,991. 

 
TABLE 5-3 

AVERAGE VALUE OF RESIDENTIAL SALES 
 

Year Sibley Co. % increase State of MN % increase 

2001  $   77,770   n/a   $   139,500  n/a 

2002*  $   87,000  11.87%  $   154,700  10.90% 

2003  $   96,400  10.80%  $   169,900  9.83% 

2004  $ 115,000  19.29%  $   181,000  6.53% 

2005  $ 118,500  3.04%  $   194,900  7.68% 

2006  $ 122,700  3.54%  $   201,000  3.13% 

Total Inc.  $   44,930  48.56%  $    61,500  38.06% 
*2002 statistics not available, calculations employed are average difference between 2001 and 2003 data. 
Source: MN. Demographerôs Office 

 
Earlier this year the St. Paul Area Association of Realtors (SPAAR) reported the annual volume of real 
estate sales in the 13-county metro area fell by 16.4% in 2007 when compared to 2006. The average sale 
price fell by 1.34% during the same period in the 13-county area. It is noted the SPAAR survey trends for 
Carver County during the same time period are far less worrisome with the number of real estate 
transactions falling by 12.33% and the actual average sale price increasing by nearly two percent. As 
illustrated in the previous Table, Sibley County appears to be less impacted by decreasing sales prices 
than communities experiencing a more sharp increase in sales values earlier in the decade.  
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VI. HOUSING AFFORDABILITY  
 
Initial reaction to an affordable housing development is often negative; however, upon closer examination 
many economic and social benefits are evident. New affordable housing can support local economic 
development initiatives, increase area property values, and help ensure community residents have decent 
housing at costs all can afford. 
 
ñAffordable Housingò is defined differently by various organizations. ñAffordable Housingò is also a 
reflection of a snapshot in time. To determine whether there is an adequate supply of affordable housing 
in Arlington the following strategy will be employed. First, the number of households within various 
income categories will be estimated. Next, affordable monthly housing costs will be derived from the 
income data. Then, the average value of dwelling units will be calculated. Finally, the two data sets will be 
compared to determine if an adequate supply of affordable housing exists for households in various 
income categories. 
 
Need for Affordable Housing 2008 
The United States Department of Housing and Urban Development generally defines housing as 
affordable if it costs less than thirty (30) percent of a householdôs income.  However, HUDôs Section 8 
Income Guidelines are the basis for most affordable housing programs. Section 8 guidelines define low 
and moderate incomes on a sliding scale, depending on the number of persons in the family. For 
example, a four person household is considered ólow incomeô if their family income is 80 percent of the 
areaôs median family income.   
 
For the purposes of the 2008 Comprehensive Plan, the fiscal year 2008 HUD Income Limits for Sibley 
County will be used to describe affordable housing as follows for a family of four persons.  
 
   Median Family Income (MFI)  $60,800  
   Extremely Low Income (30% of MFI) $18,280 
   Very Low Income (50% of MFI)  $30,400 
   Low Income (80% of MFI)  $48,650 
                                       Source: www.hud.gov 

 
The following calculation is employed to determine the maximum dollar amount/month available for 
housing expenses for a family of four. The median family income by category (i.e. extremely low, very 
low, low) is divided by 12 (months in a year), the result is multiplied by 30% (maximum percent of income 
that should be spent per month on housing). After determining the maximum available/month for 
mortgage related expenses (i.e. $1,216) it is possible to determine the potential óaffordableô owner-
occupied  unit value. At approximately $1,200/month with a 30-year fixed rate mortgage at 7% interest a 
low income family could support a maximum housing value of $180,000 (not including taxes and 
insurance).  
 

Category Income Limit $ Available/Month for Housing 

MFI $60,800 $1,520 

Extremely low income $18,280 $457 

Very low income $30,400 $760 

Low income $48,650 $1,216 
 
The table on the following page was included in the 2006 Housing Plan by Community Partners 
Research, Inc. and is based on U.S. Census data, projections from Claritas Inc. (a market/demographic 
analysis firm) and Community Partners Research, Inc.  
 




