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Demographic Analysis
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Population of the county in 
2023 is 36,500
Number of households in 2023 
is 13,900
The county is projected to add 
about 100 new households 
between 2023 and 2028

Forecast

Source: ESRI; LOCi Consulting LLC

Between 2023 and 2028, Carlton County’s population and household are 
projected to grow, but at a slower rate than the previous 10 years
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Median household incomes are lower than the state as a whole 

Median household 
income in Carlton 
County in 2023 was 
$68,300
Assuming an 
affordability guideline 
of 30% of income, the 
median household can 
afford to pay about 
$1,710 per month for 
housing

Source: ESRI; LOCi Consulting LLC
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Household shifts drive the need for additional housing

Source: ESRI; LOCi Consulting LLC

Projected Household Growth by Age, 2023-2028Projected Household Growth by Income, 2023-2028
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A significant portion of homeowners and renters in Carlton County are 
“cost-burdened”

“Cost burdened” is 
defined as paying more 
than 30% of household 
income in housing costs
45% of renters pay more 
than 30% of their income 
in rent
We estimated that about 
20% of renters pay more 
than 50% of their income 
in rent

1.32 Owners and Renters Paying Greater than 30% of Income for Housing, 2022

Source:  American Community Survey, US Census Bureau; LOCi Consulting LLC

45.1% 46.6%

12.3% 11.6%

Carlton County Minnesota
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Housing Inventory and Market Conditions
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Existing Housing in Carlton County

13,800 existing 
residential housing 
units in Carlton County
Significant number of 
older homes
About 35% of housing 
units in the county are 
over 60 years old

2.3 Year the Structure Was Built, Carlton County, 2022

Source:  American Community Survey, US Census Bureau; LOCi Consulting LLC
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Residential Land and Building Permits

Land uses across the county:
76,000 acres, or about 14%, is residential 
About 2,200 properties are seasonally occupied vacation
Estimated that there are about 60 active short-term rentals—one 
third are lakeshore properties

Lot Inventory:
Very few lots identified for residential development
One subdivision project marketing with 9 available lots; others 
identified in cities but not actively marketing
Listing price:  ~$15,000 per lot without utilities, $40,000-$50,000 
per lot with utilities

Building Permits
Average of 100 units per year between 2013 and 2022
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For-Sale Housing

Existing Home Sales
Healthy resale market in 2020 and 2021
Started to slow in 2022

Median sale price in 2022: $220,000 
to $350,000
Realtors report very low inventory
Months of supply in 2022 : 0.7 to 3.0

MLS-Listed Newly Constructed Home 
Sales (2021-2023)
Median sale price 

$412,000 single family
$335,000 for townhomes

60% of new home sales were twinhome 
units 

MLS- Listed Newly Constructed Homes in Carlton County, 2021-2023

Source:  Lake Superior Realtors Association; Northstar MLS; LOCi Consulting LLC
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Market-Rate and Affordable Rental Housing
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Senior Housing
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Demand Analysis and Forecasts
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Income Requirement Example:  Newly Constructed For-Sale Homes
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Demand for Market Rate For-Sale Units in Carlton County, 2023-2028

Housing Style Target Buyer Base Price Estimated Demand

Townhomes and 
Twinhomes

Entry-Level Homebuyers
Incomes: $93,000-$117,000

$275,000 - $350,000 40 – 50 units

Mid-Level Homebuyers 
Incomes: $117,000-$166,000

$350,000 - $500,000 10 – 15 units

Single Family 
Homes

Entry-Level Homebuyers
Incomes: $93,000-$117,000

$275,000 - $350,000 40 – 50 units

Mid-Level Homebuyers 
Incomes: $117,000-$166,000

$350,000 - $500,000 10 – 15 units

Higher-Level Homebuyers 
Incomes: $166,000 and Greater

$500,000 and Over 10 – 20 Units
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Demand for General Occupancy Rental Units in Carlton County, 
2023-2028

Housing Style Target Market Base Monthly Rents Estimated Demand
Affordable 
Housing

Very Low-Income 
Households—Below 50% of 
AMI (Less than $40,650) 
(Deep Subsidy)

30% of Income - $1,020 300 – 350 units

Low-Income Households—
Incomes 50% to 60% of AMI
($40,650-$48,780) 
(Shallow Subsidy)

$1,020 to $1,220 5 – 10 units

Workforce Rental 
Housing

Households with Incomes 
between 60% to 80% AMI 
($48,780-$65,050)

$1,220 to $1,630 50 – 60 units

Market-Rate 
Apartments

Market Rate Low
Incomes $65,050-$93,000

$1,630 to $2,330 10 – 20 units

Market Rate High 
Incomes $93,000 and Greater

$2,330 or Greater 10 – 20 units
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Demand for Senior Housing Units in Carlton County, 2023-2028

Housing Type Target Market Estimated Demand
Affordable Senior 
Housing

Very Low-Income Senior Households—Below 50% to 
60% of AMI

30 – 40 units

Age-Restricted For-
Sale Housing

Senior Households with Incomes above $50,000 and 
assets 

50 – 60 units

Age-Restricted 
Rental Housing

Senior Households with Incomes above $50,000 and 
assets 

30 – 40 units

Independent Living Senior Households with Incomes above $50,000 and 
assets, needing available services

30 – 40 units

Assisted Living Senior Households with Incomes above $50,000 and 
assets, needing assistance with activities of daily living

0 units

Memory Care 
Assisted Living

Senior Households with Incomes above $50,000 and 
assets, needing dementia care

10 – 20 units
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Recommendations from Analysis

Continue to develop and enhance the county’s housing trust fund. 
Actively pursue new state funding available. 
Work with cities to increase available acreage for subdivision 
development. 
On the multifamily side, work with cities to identify parcels for 
development. 
Review zoning and regulatory functions that may be a barrier to housing 
production. 
Consider enhancing rehab funding opportunities.
Support efforts at adaptive reuse. 
Explore funding to renovate “main street” housing units above older 
downtown buildings. 
Explore workforce development programs that focus on residential 
construction. 
Support the development of an emergency housing shelter in Carlton 
County. 
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Data Resources and Study Limitations

The data in this preliminary market analysis are compiled from a 
variety of sources, including interviews with city officials, property 
managers, and real estate salespeople, along with secondary 
demographic, economic, and competitive resources. Sources are 
identified in the tables and figures.
 
LOCi Consulting believes that these sources are reliable. 
However, there is no way to authenticate this data and 
information. LOCi Consulting does not guarantee the data and 
assumes no liability for any errors in fact, analysis, or judgement. 
The data in this analysis includes the most recent information 
available at the time of this analysis.

The findings, conclusions, and recommendations in this demand 
analysis are based on the best judgements and analysis at the 
time of the study. LOCi Consulting makes no guarantees or 
assurances that the projections or conclusions will be realized as 
stated. 
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Contact Information:

Grant Martin
Principal
LOCi Consulting LLC
651-888-8464
grant@lociconsult.com
https://www.lociconsult.com/

Services:

• Market studies
• Market planning
• Sales forecasting
• Demographic analysis
• Customer segmentation
• Market identification
• Market sizing
• Competitive analysis
• Geographic Information 

Systems (GIS) and site 
selection

• Data analytics

mailto:grant@lociconsult.com
https://www.lociconsult.com/
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Appendix
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Income Requirement Example: Newly Constructed For-Sale Homes
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Income Requirements for Newly Constructed Rental Housing
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Income Requirements for Newly Constructed Affordable 
Rental Housing
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