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Cloquet/Scanlon Housing Study

Conducted during the first and second quarter of 2024, 
this study evaluates the residential housing needs for 
Cloquet and Scanlon. The study draws on a range of 
economic development drivers, local demographic 
changes, current market performance indicators, and a 
detailed inventory of the residential stock to determine 
icru"cpf"pggfu"kp"gcej"Ekv{Ҳu"jqwukpi"kpxgpvqt{0

By examining the current condition of the property market, 
identifying existing gaps, and considering potential needs, 
this study provides stakeholders an important source of 
information for guiding future residential development in 
the interest of enhancing the vibrancy and quality of life of 
in Cloquet and Scanlon.

UvcpvgeҲu"ogvjqfqnqi{"ku"fgvckngf"kp"vjg"itcrjke"qp"vjg"
right. Three main components were examined: 1) market 
indicators and drivers; 2) local demographics; and 3) the 
existing housing inventory. The study utilized a range of 
quantitative and qualitative data to assess each 
component, and, when evaluated collectively, the 
components helped identify gaps and mismatches in the 
supply of housing. 
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Report Structure

The report is organized according to the analytical 
steps required to conduct the study.

The first section is an executive summary that 
contains key findings from the study. 

The second section examines major drivers of land 
use in Cloquet and Scanlon. Examined are the 
drivers of economic growth in Cloquet County and 
the Duluth Metropolitan Area. Economic data 
includes industries driving growth, spatial clusters 
in the metro region, and clusters specific to the 
Cloquet/Scanlon region. Connections are developed 
that link the industrial structure to demand for 
housing types. Additionally,we examine commuting 
patterns and the broader composition of where and 
in what industries Cloquet and Scanlon residents 
work.

The third section examines the shifting 
demographic structure of Cloquet and Scanlon. The 
eqoowpkv{Ҳu"fgoqitcrjke"uvtwevwtg"ku"nkpmgf"vq"
demand for different housing types that either exist 
in the community or are in demand.

Fourth, we examine the housing market dynamics in 
Cloquet and Scanlon. The study examines market 
trends across a broad array of housing typologies. 

Changes in home values, rents, vacancy rates, and 
inventory are indexed alongside housing incomes 
cpf"jqwugjqnf"uvtwevwtg"vq"kfgpvkh{"ewttgpv"ұrckp"
rqkpvuҲ"kp"vjg"octmgv0"Kpvgtxkgyu"ykvj"fgxgnqrgtu"
provide additional market context. The market study 
and inventory are then analyzed to identify needs.

Current community needs are then juxtaposed to 
projected future need. Projections by number of 
households and by household income bracket help 
determine demand for different housing types and 
identify housing goals.

Once housing goals are identified to meet current 
and projected future needs, a set of strategies are 
identified that could aid Cloquet and Scanlon in 
their efforts towards securing community housing 
goals.

Data Resources

This study represents a compilation of data 
gathered from various sources, including the 
properties surveyed, local records, and interviews 
with stakeholders as well as secondary 
demographic material. Data is sourced from the US 
Census, the American Community Survey (ACS), the 
Longitudinal Employer-Household Dynamics study 
(LEHD), the Bureau of Labor Statistics (BLS), the 

Bureau of Economic Affairs (BEA), the Minnesota 
Department of Employment and Economic 
Development (MN DEED, Zillow, and CoStar).

Although Stantec judges these sources to be 
reliable, it is impossible to authenticate all data. 
The analyst does not guarantee the data and 
assumes no liability for any errors in fact, analysis, 
or judgment. The secondary data used in this study 
are the most recent available at the time of the 
report preparation.

The objective of the report is to gather, analyze, and 
present as many market components as reasonably 
possible within the time constraints agreed upon. 
The conclusions contained in this report are based 
on the best judgment of the analysts; Stantec 
makes no guarantees or assurances that the 
projections or conclusions will be realized as 
uvcvgf0"Kv"ku"UvcpvgeҲu"hwpevkqp"vq"rtqxkfg"qwt"dguv"
effort in data aggregation, and to express opinions 
based on our evaluation.
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Carlton 
County

6 mi 36 mi

Cloquet

Scanlon

Saint Louis 
County

Carlton 
County Douglas 

County

Cloquet/
Scanlon

60 mi

Minnesota

350 mi

Cloquet/
Scanlon

Duluth
Cloquet/
Scanlon

Municipal County Metro State

Geographies
The study examines both Cloquet and Scanlon within the broader economic region in which they area situated. This includes the municipal level of Cloquet/Scanlon, Carlton 
County, the Duluth CBSA (i.e., metro area), and the State of Minnesota. This helps contextualize the Cloquet and Scanlon market.
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Manufacturing and other ómiddle 

incomeô jobs, though still important, are 

being replaced by lower-wage service 

jobs. Median household incomes are 

lower, and growth has been more 

moderate than comparison 

geographies.

Impact 1: Greater demand for lower cost housing ï 

both rented and owned. 42% of renter households are 

rent-burdened or pay more than 30% of their income in 

rent.

Impact 2: Lower income households are more likely to 

rent rather than own. 

New Economy: 

High Wage

New Economy: 

Low Wage

Eds, Meds 

& Gov*

Blue Collar

*Jobs on the Fond du Lac reservation (for example, the Casino) are 

coded as óGovernmentô related enterprises and are the major driver of 

employment in the Eds, Meds and Gov category.
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Live and Employed

 in Cloquet/Scanlon

Live in 

Cloquet/Scanlon, 

Employed Elsewhere

Employed in 

Cloquet/Scanlon, 

Live Elsewhere

Cloquet and Scanlonôs economy is 

becoming increasingly integrated with 

the broader Duluth metro area.

Impact 1: Households are becoming more open to 

longer commutes in the interest of finding attainable 

housing and/or employment.

Impact 2: 42% of people who live in 

Cloquet/Scanlon commute to Duluth for work, 

whereas the major source of commuters to 

Cloquet/Scanlon for work are from unincorporated 

Carlton and St. Louis Counties.
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Generationally high inflation has 

resulted in major ripple effects across 

the economy.

Impact 1: High mortgage interest rates, rising wages, 

and high cost of materials have conspired to drive up 

the cost of housing construction and/or preservation.

Impact 2: Inventory remains constrained as 

households with lower debt financing costs hold onto 

mortgages even if their current housing arrangements 

are unsuitable to their needs.

Impact 3: Households are more likely to rent rather 

than own due to low inventory, higher costs of home 

ownership, and lack of attainable ownership homes.

Median Price

$232,806

Interest Rate Mortgage Payment Household Income Required

3% $883.37 $35,335

3.50% $940.86 $37,634

4% $1,000.31 $40,012

4.50% $1,061.63 $42,465

5% $1,124.78 $44,991

5.50% $1,189.66 $47,586

6% $1,256.21 $50,248

6.50% $1,324.34 $52,974

7% $1,393.98 $55,759

7.50% $1,465.03 $58,601

8% $1,537.42 $61,497

Interest Rate Impact
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Households age 75 and older are 

increasing, but many are staying in their 

existing homes.

Impact 1: This is preventing younger households from 

entering the ownership housing market.

Impact 2: This is locking up a lot of excess housing in 

the form of empty bedrooms.
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Cloquetôs median age is well below 

comparison geographies as it attracts 

younger households in pursuit of 

attainable housing. 

Impact 1: Many younger households are being priced 

out of other communities in the region. The older, 

smaller, and more affordable housing in Cloquet is 

attracting younger people.

Impact 2: New multi-family construction may be 

attracting a different household mix. Households tend 

to be younger people living with roommates and non-

family households rather than households with children.

Duluth

Scanlon

Minnesota

Carlton County

Cloquet



Key Findings: Housing Market
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Cloquet has added proportionally more 5+ multi-family units since 2002 than 

comparable geographies. This is concentrated in new rental apartment units 

constructed since 2013.
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Rental demand remains robust 

despite recent construction, 

especially among lower income 

households. Rental vacancy rates sit 

below 2%.

Impact 1: Rents are increasing at a faster rate than 

the metro area.

Impact 2: Existing rental housing owners have less 

incentive to update or rehabilitate existing units.

Impact 3: Limits the availability of housing 

affordable for those earning prevailing wages. 42% 

of renters pay more than 30% of their income in 

rent, with a total of 17% paying 50% or more.
Duluth

Scanlon

Minnesota

Carlton County

Cloquet



Demand for entry-level for-sale homes 

remains strong, with home values in 

the lower tier nearly doubling since 

2009. 

Impact 1: Median home prices are near $225,000, 

which is not far from the Duluth median. 

Impact 2: Lower and Middle-Income households are 

being squeezed out of home ownership.

Impact 3: Demand is very high for entry-level 

homes, but high construction and development costs 

makes market-rate projects at that price point donôt 

pencil out. As a result, construction of new supply is 

limited to the higher end of the market.

Key Findings: Housing Market

C
L

O
Q

U
E

T
 

A
N

D
 

S
C

A
N

L
O

N
 

H
O

U
S

I
N

G
 

S
T

U
D

Y
 

A
N

D
 

N
E

E
D

S
 

A
N

A
L

Y
S

I
S

15

Lower Tier 

(5-35th percentile)

Middle Tier 

(35-65th percentile)

Upper Tier 

(65-95th percentile)



Key Findings: Housing Gap and Need
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Very High Income (>170% of MFI)

High Income (140-170% of MFI)

Upper Middle Income (120-140% of MFI)

Middle Income (80-120% of MFI)

Lower Middle Income (60-80% of MFI)

Low Income (30-60% of MFI)

Very Low Income (<30% of MFI)

2022 Median Family Income (MFI): 
$90,076

Projections Ą

Housing needs are driven by existing 

shortages of attainable rental and 

ownership housing and projected 

household growth in different income 

brackets.

We forecast population growth based on a blended 

estimate of five- and ten-year historical growth rates. This 

yields 330 new households.

Of new households added, we predict growth will continue 

in the 30-80% Median Family Income (MFI) category given 

the higher proportion of lower middle-income service 

sector jobs in the region. This generates demand for 

affordable and market rate rents and entry level homes ï 

many of which will require subsidy.
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Bracket MFI Level Rental Ownership Total

Very Low Income <30% MFI 0 0 0

Low Income 30-60% MFI 76 34 110

Lower Middle Income60-80% MFI 23 23 46

Middle Income 80-120% MFI 57 97 155

Upper Middle Income120-140% MFI 0 0 0

High Income 140-170% MFI 17 67 84

Very High Income >170% MFI 5 31 36

Total All 178 252 431

Vacancy Rate Adjustment: 51 current units would need to be added to bring 

the market into equilibrium.

Replacement Rate: We estimate 5 units annually would need to be built to 

replace demolished units, for a total of 50 over the next decade.

Household Growth: 330 Units

Step 1: 

Projected Need

Step 2: 

Demand Model

Step 3: 

Aggregate
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<30% MFI

30-60% MFI

60-80% MFI

80-120% MFI

120-140% MFI

140-170% MFI

>170% MFI

General Residential Product Mix

Structure Type Total Units

Multifamily

Affordable 100

Market Rate 81

Single Family

Manufactured Homes 56

Entry Level Homes 97

Move Up Homes 67

Executive Homes 31
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Demand Driver 1
An aging community in single-family 
homes ҭ often with more bedrooms 

than required -owned outright.

Supply Solution
A range of affordable rental, 

condominium, townhome, and 
split-level homes with fewer 
maintenance requirements.

Cascading Impact
Opens-up supply of 

underutilized single-family 
homes attainable for middle 

income households.

Demand Driver 2
Workforce jobs drives demand 

for workforce housing.

Supply Solution
Affordable and market rate 

apartments, new manufactured 
housing options, preservation of 

existing affordable housing.

Cascading Impact
Generates sufficient supply of 

rental and attainable ownership 
housing to help stabilize rent 

growth, puts pressure to 
maintain existing properties.

Demand Driver 3
Strong demand for attainable 

single-family homes.

Supply Solution
Generating opportunity for home 
ownership for households that 

earn 80% MFI and above.

Cascading Impact
Lowers pricing pressure on new 

construction, lowers pricing 
rtguuwtg"qp"vjg"ұokffng"octmgvҲ"
of existing single-family homes, 

increasing attainability.



Key Findings: Challenges and Opportunities
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Challenge One: Mismatch between the ability to supply new housing at prices 

households can afford is an issue. This is true in rental and ownership housing.

Challenge Two: Available lots in new subdivisions connected to municipal 

infrastructure are rare. New development can happen such as new single-story duplex, 

but it is difficult to build at scale, driving costs up.

Challenge Three: It is prohibitively risky and ultimately expensive for 

developers to self-fund the expansion of infrastructure. Developable land remains limited.

Challenge Four: Rural areas face unique challenges attracting private 

development even if market fundamentals are good. Much of this is due to macro-

economic factors (loss of small to mid-size builders after the Great Recession, shift in 

finance towards non-traditional investors/larger banks, dependence on LIHTC funding 

that often require ócookie cutterô projects of sufficient size that is often non-sensible for a 

more rural location). As a result, smaller municipalities must take on additional 

responsibility in teeing up new development to meet community housing needs.

Single-Family Attached
609 Adams St, Cloquet

Attainable at 140% of MFI

Notes: The range for new split-
home redevelopment projects 
range from $325,000-370,000. 
This range is attainable for 
incomes ranging from 120-150% 
of MFI.

Split-Homes

Year Built 2023
Sq Ft 1,398
Market Value $369,900
Monthly Cost (I+T) $2,771.91

Monthly Mortgage $2,214.27
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Strategy Type Jurisdiction What Benefits

New Subdivisions Policy and 

Financing

Municipal Induce new single-family 

development

Continuum of strategies; 

low to high public dollars

Fee 

Waivers/Reductions

Policy and 

Financing

Municipal Induce any type  of new 

housing development

Can be targeted to 

specific housing types

Leveraging Publicly-

Owned Land

Financing Municipal or County Induce subsidized workforce 

housing (owned/rented) 

Highly flexible; potential 

for creativity

Tax-Increment 

Financing

Financing Municipal Induce housing construction 

(rental and ownership) 

Minimal public dollars

Zoning Code Revisions Regulatory Municipal Allow for more housing types Minimal public dollars

Manufactured Home 

Park Cooperative

Regulatory and 

Financial

Municipal, County, 

and State

Provides attainable home 

ownership options

Promotes affordability, a 

range of new strategies

Preservation of 

Naturally Occurring 

Affordable Housing 

(NOAH)

Financial and 

Regulatory

Municipal, County, 

State and the USDA 

MHF Act

Blanket of strategies to 

prevent displacement

Promotes affordability 

AND habitable housing

Home Improvement 

Loans

Financial Municipal, Public-

Private Partnerships

Direct loans to property 

owners

Revolving funds can self-

sustaining

Affordable Housing 

Trust Fund

Financial Municipal Dedicated funds for a 

spectrum of housing initiatives

Highly flexible
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Source(s):

POPULATION GROWTH

Ectnvqp"Eqwpv{Ҳu"itqyvj"uvcnngf"kp"vjg"4232u"cu"pcvwtcn"ejcpig"vwtpgf"pgicvkxg

US Census

Since Covid-19, population growth has recovered driven by in-migration into Carlton County. The recent population growth is 
due to economic growth in the Duluth region and the addition of new housing supply in Carlton County, which has been readily 
absorbed.

23
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24ACS 5-Year Estimates, 2009-2022

POPULATION AND HOUSEHOLD GROWTH

EnqswgvҲu"rqrwncvkqp"tgockpgf"uvcdng"dgvyggp"4232"cpf"4242."dwv"jcu"kpetgcugfby 590 persons since 2020. New housing 
wpkvu"ctg"ngcfkpi"vq"rqrwncvkqp"itqyvj0"EnqswgvҲu"itqyvj"tcvg"jcu"qwvrcegf"vjg"uvcvg."eqwpv{."cpf"Fwnwvj"ogvtq."ykvj"Uecpnqp"
growing at an even faster rate. Absorption of new supply indicates that new housing types added are in demand.

EnqswgvҲu"rqrwncvkqp"ku"itqykpi."gurgekcnn{"ukpeg"4242

Cloquet

Cloquet

Duluth

Scanlon

Minnesota

Carlton County

Cloquet
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25ACS 5-Year Estimates, 2009-2022

POPULATION AND HOUSEHOLD GROWTH

Households dipped during the 2010s as population held steady, signaling increasing household sizes. The trend reversed, though, 
as both population and households have increased since 2020. The decline in household size mirrors the addition of smaller rental 
units appropriate for smaller households. These units are in demand as household sizes are shrinking state and nation-wide.

Total households dipped prior to 2016, but have since recovered

Cloquet

Duluth

Scanlon

Minnesota

Carlton County

Cloquet
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Source(s):

GDP GROWTH

GDP growth in Carlton has been relatively muted, although some growth occurred in the 2010s

BEA, 2000-2022, GDP by County

Slower growth in economic output limits overall employment growth and housing demand. Growth outpaced national 
averages during the mid-2010s, but has since slowed except for the growth in output during the Covid -19 recovery.

26
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Source(s):

GDP BY SECTOR

Government, manufacturing, and real estate are major drivers of GDP

Bureau of Economic Analysis

Government services GDP includes wages from the Fond du Lac Band of Lake Superior Chippewa. The Fon du Lac Band is a 
major regional employer.

27

GDP is generally driven by tradeable goods. 

Tradeable goods often include durable 

ocpwhcevwtgf"iqqfu"cpf"ұmpqyngfigҲ"dcugf"

services such as corporate management, 

financial activities, or professional services.

Ectnvqp"Eqwpv{Ҳu"geqpqo{"ku"cpejqtgf"d{"

government services. All Fond du Lac tribal jobs 

are classified as government and government 

enterprises, which in Carlton County include the 

Fond du Lac Tribal and Community College, 

Black Bear Casino, and other tribal health and 

community services. Manufacturing firms 

include Ideal Homes (manufactured homes), 

Sappi Fine Paper, Upper Lakes Foods, and USG 

Interiors (ceiling tiles).
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Source(s):

UNEMPLOYMENT

Unemployment rates in Carlton County trend higher than the region and state

Bureau of Economic Analysis

The unemployment rate in Minnesota has remained below 4% outside Covid-19. Carlton County has slightly elevated rates of 
unemployment, however rates are below the commonly-held 5% market equilibrium.

28

Many economists hold 5% unemployment as the 

market equilibrium rate. Above 5%, employers have 

more power based on their ability to find replacement 

labor. Lower than 5%, workers have more power to 

negotiate higher wages. Since 2018, low 

unemployment (outside of Covid -19) has steadily 

ftkxgp"wryctf"rtguuwtg"qp"ycigu0"Ectnvqp"Eqwpv{Ҳu"

unemployment rate runs slightly higher than Duluth 

and the broader metro. Seasonal variations also exist 

with employment peaking in the winter months.
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Source(s):

INDUSTRY EMPLOYMENT COMPARISON

Cloquet and Scanlon employment is rooted in public administration and manufacturing

BEA, 2000-2020, GDP by County

Similar to GDP in Carlton County, employment is rooted in public administration (Fond du Lac Band employment across a 
hospitality, recreation, medical services, and education) and manufacturing, with higher ratios than the broader Duluth Area. 
On the other hand, Cloquet and Scanlon have a lower proportion of higher-wage services.

29
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Situating the New Economy

30

The New Economy refers to transitions in the North American industrial structure post -
globalization and the central drivers of regional economic development.

New Economy High Wage sectors are knowledge-based jobs that remain concentrated in 
urban centers and are historically less prone to geographical relocation. These industries 
remain the main catalyst for agglomeration ҭ or spatial concentration ҭ of industries. 
Knowledge production is a tradeable good that often drives urban development. Wages in 
these sectors drive effective demand for other service -based industries, medical services, 
and education.

Blue Collar sectors contain industries historically central to a manufacturing -based economy 
and contain tradeable goods that benefit from economies of scale. Manufacturing ҭ in 
particular ҭ is less geographically sticky in an era of globalization. These jobs often have 
lower educational requirements, but due to higher productivity, skill demands, and union 
density, wages remain higher than service sector work. They, likewise, are major drivers of 
regional economic development.

New Economy Low Wage sectors grow in proportion to other regional economic drivers. 
They are non-vtcfgcdng"ugevqtu"cpf"ctg"ұigqitcrjkecnn{"uvkem{0Ҳ"Fwg"vq"nqygt"ncdqt"
productivity, growth in demand is met with increased labor. Wages remain low, although 
exceptions exist (such as Wholesale Trade). These are generally non-tradeable goods, but 
often a sizeable sector in a regional economy.

Eds, Meds and Gov contain industries that have higher proportions of middle -income wage 
earners due to educational requirements. These jobs concentrate both in regional hubs 
driven by New Economy High Wage jobs and in historic regional centers. They are non-
tradeable goods and place-bound, but in the case of higher education institutions or sizeable 
public sector installations (Army Bases or State governance), can drive regional economic 
development.
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INDUSTRY GDP BY CATEGORY

GDP output in education, medical services, and government in Carlton County have increased both in total amounts and 
proportion of total income. New Economy High Wage jobs have also grown in total amounts, but proportionally remains rather 
eqpukuvgpv."yjgtgcu"ocpwhcevwtkpiҲu"ujctg"jcu"fgenkpgf0

The Black Bear Resort and Casino remains a driver of GDP growth

New Economy: 

High Wage

New Economy: 

Low Wage

Eds, Meds 

& Gov

Blue Collar
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Work in 

Cloquet/Scanlon, 

Live Elsewhere

Live in 

Cloquet/Scanlon, 

Work Elsewhere

Live and Work 

in Cloquet/Scanlon

5,233 2,213 3,602

Of the 7,446 jobs in Cloquet/Scanlon, 30% live and work in town, while 70% commute into town.

Cloquet and Scanlon are increasingly integrated into the regional economy. A growing proportion are either commuting in or 
commuting out for work.

Inflow/Outflow

32OnTheMap 2002-2021

COMMUTE PATTERNS

Live and Employed

 in Cloquet/Scanlon

Live in Cloquet/Scanlon, 

Employed Elsewhere

Employed in Cloquet/Scanlon, 

Live Elsewhere
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The source of labor differs from the destination of Cloquet & Scanlon commuters

Duluth remains a major employment hub for Cloquet/Scanlon commuters, whereas the majority of those commuting into Cloquet 
and Scanlon do so from broader Carlton and St Louis County (unincorporated).

33OnTheMap, 2021

COMMUTE PATTERNS
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INDUSTRIAL COMPOSITION

Globalization led to a net decline in manufacturing. Employees have increasingly shifted out of higher wage manufacturing 
jobs into government services, healthcare, and lower wage service sector jobs.

Enqswgv"cpf"UecpnqpҲu"geqpqo{"ygtg"korcevgf"d{"inqdcnk|cvkqp"cpf"cp"cikpi"rqrwncvkqp

New Economy: 

High Wage

New Economy: 

Low Wage

Eds, Meds 

& Gov

Blue Collar

New Economy: 

High Wage

New Economy: 

Low Wage

Eds, Meds 

& Gov

Blue Collar
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INDUSTRIAL COMPOSITION

Eds, Meds and Gov jobs have been increasing at a similar rate as the broader metro, whereas blue collar manufacturing and 
construction jobs have been decreasing at a faster rate, but still exist in a higher proportion than the metro.

Uvknn"tqqvgf"kp"ocpwhcevwtkpi."Enqswgv"cpf"UecpnqpҲu"lqd"dcug"tgockpu"rtqrqtvkqpcnn{"Dnwg"Eqnnct

New Economy: 

High Wage

New Economy: Low Wage

Eds, Meds 

& Gov

Blue Collar

A Note on Locational Quotients: Locational quotients are a 

measure of spatial concentration. It is calculated by taking 

the ratio of jobs in a sector in a sub-area divided by total 

jobs in the local area (the local ratio), with the local ratio 

then divided by the same ratio derived for a broader 

geography. In this case, we are comparing the ratio of jobs 

in Cloquet combined to the Duluth Metro.

Numbers greater than 1 signify higher concentration, 

whereas numbers less than 1 signify lower concentrations.

When viewed longitudinally (across time), one can observe 

if the concentration of those jobs in a place are increasing 

or decreasing relative to the broader geography, signaling if 

a set of industries are growing as a spatial cluster, or, if 

those clusters are being developed elsewhere in the 

broader region.
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INDUSTRIAL COMPOSITION

EnqswgvҲu"dcug"qh"gornq{gf"tgukfgpvu"ku"ujtkpmkpi."gxgp"vjqwij"vjgtg"ku"rqukvkxg"lqd"itqyvj0"Fgenkpkpi"gornq{ogpv"pwodgtu"ctg 
c"hwpevkqp"qh"cp"cikpi"eqoowpkv{"cu"oqtg"tgukfgpvҲu"ujkhv"qwv"qh"vjg"ncdqt"hqteg"kpvq"tgvktgogpv0"Vjg"uvtqpiguv"fgenkpg"ku"coong 
persons who work in manufacturing, whereas there has been positive growth among those who work in Eds, Meds and Gov.

Cloquet Residents Are Slowly Exiting the Workforce, Driven by Blue Collar Retirement

New Economy: 

High Wage

New Economy: 

Low Wage

Eds, Meds 

& Gov

Blue Collar

New Economy: 

High Wage

New Economy: 

Low Wage

Eds, Meds 

& Gov

Blue Collar
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37OnTheMap 2002-2021

INDUSTRIAL COMPOSITION

As more people commute across the economic region, residents have increasingly moved towards a similar composition of 
jobs as the regional economy. There is a higher proportion of residents who work in lower to middle income jobs who find 
attainable housing in Cloquet. 

Cloquet & Scanlon residents have increasingly moved towards the regional composition

New Economy: 

High Wage

New Economy: 

Low Wage
Eds, Meds 

& Gov

Blue Collar
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38OnTheMap 2002-2021

INDUSTRIAL COMPOSITION, SUB-CATEGORIES

Metro-wide, health services remain a growing segment of the economy. Conversely, growth continues to occur in public 
administration and government jobs, which in this case is tightly linked to the Fond du Lac Band. This includes a range of 
industries such as the community college, Black Bear casino, medical services, and broader services.

Medical services are growing, albeit at the same rate as the metro

Medical Services

Government

Education

Medical Services

Government

Education
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39OnTheMap 2002-2021

INDUSTRIAL COMPOSITION, SUB-CATEGORIES

Strong growth of the medical industry is occurring region -wide, and health-care workers live in Cloquet at about the same rate 
as they do region wide. The higher proportion of residents who work in education and medical services ҭ two industries that 
offer middle -income jobs ҭ further reinforces the idea that many are moving outside Duluth to find attainable housing.

Ocp{"yqtm"kp"FwnwvjҲu"ogfkecn"ugtxkegҲu"kpfwuvt{"cpf"qp"vjg"Hqpf"fw"Nce"Tgugtxcvkqp
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40OnTheMap 2002-2021

INDUSTRIAL COMPOSITION, SUB-CATEGORIES

Of New Wage Economy High Wage jobs, professional services and finance and insurance industries are growth drivers. The 
proportion of folks who work in these industries is closer to the metro average.

Professional Services and Finance/Insurance are employers
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41OnTheMap 2002-2021

INDUSTRIAL COMPOSITION, SUB-CATEGORIES

While a smaller proportion of the economy, the growth in professional services and finance/insurance region wide have 
also led to a growth of residents who work in that industry. Cloquet and Scanlon offer a range of housing types that are 
attractive for upper -middle income people.

As professional services are added, more are choosing to live in Cloquet and Scanlon 
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42OnTheMap 2002-2021

INDUSTRIAL COMPOSITION, SUB-CATEGORIES

Wholesale trade is connected to the manufacturing sector ҭ their fortunes are connected. On the other hand, retail and 
jqurkvcnkv{"lqdu"ctg"c"hwpevkqp"qh"EnqswgvҲu"tqng"cu"vjg"eqwpv{Ҳu"eqoogtekcn"egpvgt0"Vjg"eqpegpvtcvkqp"qh"tgvckn"lqdu"jcu"
grown. 

Wholesale and retail trade a major part of the local economy

Hospitality and 

Food Service

Administration and 

Waste Services

Retail Trade

Transport & 

Warehouse

Wholesale Trade

Hospitality and 

Food Service

Administration and 

Waste Services

Retail Trade

Transport & 

Warehouse

Wholesale Trade



Cloquet/Scanlon Housing Study   |Source(s):

DEVELOPMENT DRIVERS |

43OnTheMap 2002-2021

INDUSTRIAL COMPOSITION, SUB-CATEGORIES

With housing costs rising faster in Duluth, many in lower wage service sector jobs live in higher proportions in Cloquet, with 
their overall regional share growing. Cloquet/Scanlon remains a more affordable suburban market for people who work in 
the broader region.

Relative affordability is driving more residents in lower wage service jobs to live in Cloquet
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44OnTheMap 2002-2021

INDUSTRIAL COMPOSITION, SUB-CATEGORIES

The manufacturing sector ҭ crucial to providing economic growth with middle -income jobs ҭ has contracted since 2000 
due to globalization. The industry, however, has stabilized. Construction jobs grew in proportion to the casino and casino-
stimulated growth.

The manufacturing sector is contracting, even though regional share is still high

Construction

Manufacturing

Construction

Manufacturing
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45OnTheMap 2002-2021

INDUSTRIAL COMPOSITION, SUB-CATEGORIES

As the industry has declined, so too have residents who work in the manufacturing sector. Much of the affordable 
ownership housing would be, and still is, attractive to middle -income householders ҭ wages typical for manufacturing and 
construction related jobs.

The share of residents who work in manufacturing is declining, but still remains high
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EnqswgvҲu"geqpqo{"ku"tqqvgf"kp"ocpwhcevwtkpi."iqxgtpogpv"cpf"ugtxkegu
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The regional economy in Cloquet/Scanlon 
has seen a transformation in the past 25 
years that is relatively typical for satellite 
cities in mid -size metropolitan regions. 
Once rooted in manufacturing, globalization 
has slowly diminished the size of the 
industry and its domination of the local 
employment market. The export-oriented 
manufacturing industry generated strong 
middle-kpeqog"lqdu"ykvj"uvtqpi"ұownvkrnkgtҲ"
effects, driving growth in wholesale, retail, 
food and accommodation related services. 
GDP growth stalled in the late 2000s as no 
new industry emerged to replace lost 
manufacturing jobs. 

Things started to shift in the late 2000s 
when the Fond du Lac Reservation 
significantly expanded the Black Bear 
Casino. Government services ҭ the NAICS 
category where Indian reservation related 
employment is typically categorized ҭ 
emerged as a major GDP driver and job 

igpgtcvqt0"EnqswgvҲu"rtqzkokv{"vq"vjg"
reservation and casino has led to higher 
rates of geographical clustering of those 
who work in related reservation industries, 
including the Casino, the college, and in 
health/government services. 

While the development of a secondary 
industry has been good for job growth and 
stimulated additional GDP, the wage and 
occupational structure of tourism and 
reservation-related jobs are significantly 
different than the manufacturing industry 
This includes a shift from more middle -
income households to lower to lower -
middle income households.  Despite the 
generation of more jobs, the lower spending 
power of those who work in these industries 
has meant more sluggish growth in 
adjacent industries. This registers in a shift 
in housing demand away from middle -tier 
single-family homes towards more 
affordable rental, multi -family housing and 

entry-level ownership housing.

Ukownvcpgqwun{."FwnwvjҲu"eqpvkpwgf"itqyvj"
as an education and medical services 
center for northern Minnesota stimulated 
additional housing demand. Both Cloquet 
and Scanlon have emerged as a more 
affordable option for single -family home 
ownership for those working in middle -
income occupations who prefer smaller 
town living. This is particularly true in 
Scanlon where more higher-income families 
have moved into the community and built 
new homes.

Demand drivers, then, point heavily towards 
need for affordable rental housing and 
entry-level and mid-level ownership product 
ҭ two markets that can be difficult to 
supply without strong private -public 
partnerships and strategic policy tools.
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Introductory Notes

Vjg"gpuwkpi"fgoqitcrjke"cpcn{uku"eqorctgu"Enqswgv"cpf"Uecpnqp"vq"tgikqpcn"ҵpguvgfҶ"igqitcrjkgu0"Vjgug"kpenwfg"Ectnvqp"Eqwpv{. the Duluth 
Core-Based Statistical Area (CBSA), and the state of Minnesota. The CBSA is defined by the Office of Management and Budget, and includes a 
large population nucleus ҭ in this case Duluth ҭ and adjacent communities that have a high degree of integration with that nucle us. The 
comparison with nested geographies helps isolate demographic factors specific to Cloquet and Scanlon.

Demographic data largely derives from the American Community Survey (ACS). The ACS acquires a representative 1% sample of the US 
rqrwncvkqp"gcej"{gct."ykvj"vjg"ҵ7-{gctҶ"CEU"tgrtgugpvkpi"cp"ciitgicvkqp"qh"vjg"rtgxkqwu"7"{gct"3'"ucorngu."guugpvkcnn{"etgcvkpi"a 5% sample. 
The most recent 2022 data, therefore, aggregates the 1% samples from 2018, 2019, 2020, 2021, and 2022. Trend data draws on each 5-year 
sample dating back to 2009, the first year this 5-year sample was compiled. In general, the ACS samples are the most dependable annual 
fgoqitcrjke"ucorng."dwv"fq"vgpf"vq"jcxg"nctigt"gttqtu"cpf"ұpqkugҲ"vjcp"vjg"fgegppkcn"egpuwu"fcvc"yjkej"uvtkxgu"hqt"322'"eqxgtage. This is 
particularly true in smaller geographies like Scanlon.
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Source(s):

POPULATION BY AGE BRACKET

EnqswgvҲu"eqoowpkv{"eqpvckpu"c"jkijgt"rtqrqtvkqp"qh"{qwpigt"yqtmkpi"cig"jqwugjqnfu

ACS, 5-year estimates, 2012/2017/2022

Where Scanlon, Carlton, and Duluth skew older, Cloquet is a younger town with a higher proportion of people in early to mid-
career stages (20-50 years old) and families with children. 25% of the population is under 18, which is about 1.3 times the rate 
in Duluth. Families skew towards having older children (10-19 years old).
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Source(s):

POPULATION

Single-family homes attract families, whereas new apartments attract smaller households

ACS, 5-year estimates, 2012/2017/2022

Kpvgtguvkpin{."vjg"nctiguv"ujkhv"kp"vjg"rcuv"7"{gctu"ku"vqyctfu"jqwugjqnfu"vjcv"vgpf"vq"ҵnkxg"cnqpgҶ"qt"kp"uocnngt"jqwugjqnfu, 
including seniors and householders aged 20-34. The addition of multi -family units may be slightly shifting the demographic 
profile by adding regionally necessary housing types.
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Source(s):

POPULATION

Median age continues to fall, and Cloquet is substantially younger than comparisons

ACS, 5-year estimates, 2009-2022

While the growth in household size indicates an in-migration of families in the early part of the decade, the declining age and 
declining household size indicate that Cloquet is adding younger millennials in the 20-34 age range. On the whole, where 
Enqswgv"qpeg"vtcemgf"OkppguqvcҲu"cxgtcig"cig."Enqswgv"jcu"iqvvgp"{qwpigt"cu"vjg"uwttqwpfkpi"ctgcu"igv"qnfgt0
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Source(s):

HOUSEHOLDS

Household types are slightly atypical

ACS, 5-year estimates, 2012/2017/2022

Enqswgv"eqpvckpu"jkij"tcvkqu"qh"ұqvjgt"hcokn{"v{rgu.Ҳ"c"itqwr"vjcv"kpenwfgu"ukping"rctgpvu0"Ukping-parent households are significantly higher than 
Duluth and the state of Minnesota, as are younger mothers (fertility rates for women aged 20 -24 is nearly double the Duluth/MN rate). There are 
1.37 single-parent households for every married household with kids in Cloquet versus 0.55 for Duluth.
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Source(s):

HOUSEHOLDS

Shifts in household type reflect growth in non -married parents and cohabitation

ACS, 5-year estimates, 2012/2017/2022

Cloquet is getting younger even as the proportion of married households with children shrinks. Instead, single-parent 
households and roommates are a major source of growth. The addition of new multi -family housing may be an important 
driver in changes in household structure.
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Source(s):

HOUSEHOLD INCOME

Reflecting the economic base, there is a higher proportion of households earning between $40 -80K

ACS, 5-year estimates, 2012/2017/2022

Cloquet households tend to reflect the wage, industry and family structure of residents. An increase in single -income and younger 
households in lower to middle -kpeqog"gctpkpi"kpfwuvtkgu"ku"tghngevgf"kp"vjg"jkijgt"rtqrqtvkqp"qh"jqwugjqnfu"gctpkpi"ұyqtmhqtegҲ"
wages. At $34,514 per capita, and $59,647 for median household income, earnings are about 90% of the Duluth average.
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Source(s):

HOUSEHOLD INCOME

While lower than regional averages, there is growth in higher income brackets.

ACS, 5-year estimates, 2012/2017/2022

While workforce households remain the dominant norm, there is a shift towards higher income households. This likely 
includes the growth of people commuting into Duluth.
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Source(s):

HOUSEHOLD INCOME

Kp"tgcn"fqnnctu."EnqswgvҲu"ogfkcp"kpeqog"ku"nqygt"vjcp"FwnwvjҲu."ykvj"vjcv"icr"ykfgpkpi

ACS, 5 year estimates, 2009-2022

Kp"cduqnwvg"vgtou."EnqswgvҲu"ogfkcp"jqwugjqnf"kpeqog"tgockpu"nqygt"vjcp"FwnwvjҲu"ykvj"vjcv"icr"ykfgpkpi"qxgt"vkog0"Kp"hcev."kn 
real dollars, incomes have fallen since 2009 in Cloquet. The fall in incomes is less a function of stagnant wages, but rather a 
shift in the occupational structure towards lower income jobs.
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Very High Income 
(>170% of MFI)

High Income 
(140-170% of MFI)

Upper Middle Income 
(120-140% of MFI)

Middle Income
(80-120% of MFI)

Lower Middle Income 
(60-80% of MFI)

Low Income 
(30-60% of MFI)

Very Low Income
 (<30% of MFI)

HOUSEHOLD INCOME

Household Income Relative to Duluth CBSA Over Time

EnqswgvҲu"geqpqoke"uvtwevwtg"ku"gxcnwcvgf"kp"tgncvkqp"vq"
vjg"Fwnwvj"ogvtq"ctgcҲu"Ogfkcp"Hcokn{"Kpeqog"*qt"OHK+0"
The regional MFI for each year is used to then bracket 
Cloquet households for that year, thereby helping to 
control for inflation. For the Department of Housing and 
Urban Development, the regional MFI (or more 
colloquially known as AMI, or Area Median Income), is 
used to determine eligibility for housing subsidy. Here it 
is a useful bracket to understand change in incomes 
relative to the Metro over time.

EnqswgvҲu"rtqrqtvkqp"qh"xgt{-low-income households has 
been getting progressively smaller, whereas its 
proportion of lower-middle and low-income households 
has been growing. This reflects the occupational 
structure. LIHTC housing products match with this 
growing demand profile.

Ratio of Households by Income Composition: Cloquet
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Very High Income 
(>170% of MFI)

High Income 
(140-170% of MFI)

Upper Middle Income 
(120-140% of MFI)

Middle Income
(80-120% of MFI)

Lower Middle Income 
(60-80% of MFI)

Low Income 
(30-60% of MFI)

Very Low Income
 (<30% of MFI)

HOUSEHOLD INCOME

Household Income Relative to Duluth CBSA Over Time

Where there has been a contraction in higher income 
households in Cloquet, Scanlon has added more very 
high income and high-income households. At the lower 
end of the spectrum, there has been a rapid decline in 
very low-income households. The limited new housing 
supply added has attracted higher income households 
(commuters into Duluth).

Ratio of Households by Income Composition: Scanlon
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Source(s):

TENURE 

The addition of multi -family housing has depressed homeownership rates across age groups

ACS, 5-year estimates, 2012/2017/2022

Vjg"rtqrqtvkqp"qh"EnqswgvҲu"qypgt-occupied units is about 10% less than Duluth. Compared to regional norms, homeownership rates 
tend to be lower across the board, except for younger homeowners (age 25-44). About 17% of single-family homes in Cloquet are 
rentals ҭ more than 1.5 times the rate of Duluth (10%) or Carlton County (9.5%).
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Source(s):

TENURE

Net change indicates a shift towards younger homeowners and some older renters

ACS, 5-year estimates, 2012/2017/2022

Growth in renters for households aged 55-64 may be related to changes in the housing stock. Meanwhile, homeownership 
rates have increased for households aged 35ҭ44.
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Source(s):

EDUCATION

Education levels reflect the industrial base

In general, Cloquet is on par with the metro area in terms of educational attainment, with a slightly lower percentage of 
persons with graduate degrees and a slightly higher percentage of persons with associate degrees or less than high school. 
This reflects the presence of lower wage service and manufacturing jobs that often do not require higher education degrees.
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Source(s):

EDUCATION

Education proportions have remained consistent

Shifting demographics have not drastically altered the education level of Cloquet residents.
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Source(s):

RACIAL AND ETHNIC DIVERSITY

Given proximity to the Fond du Lac Reservation, Cloquet has a higher ratio of Native American persons

Cloquet contains a much higher proportion of Native American persons compared to Carlton County, the Duluth Metro, and 
the State.
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Source(s):

RACIAL AND ETHNIC DIVERSITY

Major disparities exist between white and non -white households

ACS 5 Year Survey

Strong racial and ethnic disparities exist in terms of household median income and home ownership rates, with these 
disparities more severe than the metro region. 

64

Race and Ethnicity

Median 

Household 

Income

Home 

Ownership Rate

Median 

Household 

Income

Home Ownership 

Rate

White $61,156 70.8% $68,940 74.9%

Native American $33,558 33.9% $37,213 37.9%

Latino $32,984 26.9% $63,450 44.7%

Cloquet Duluth Metro
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Economic Structure Relative to Housing Demand

Incomes remain lower than the region: The demographic composition of Cloquet and Scanlon reflect the shifting economic base in the region. 
Given the shift from middle -income to lower -income industries near Cloquet and the higher concentration of residents who work in  those 
sectors that has grown more concentrated over time, overall median household and personal incomes remain lower than the metro average and 
have not grown at nearly the same rate. Simultaneously, Cloquet is younger than the broader metro ҭ its median age (at least in recent ACS 
surveys), impacted by a higher proportion of younger parents. 

Scanlon, on the other hand, has become more firmly established as a commuter suburb of Duluth. Newer single-family homes have targeted 
higher income households, and as result the overall composition of Scanlon has shifted towards more middle and upper middle i ncome 
families, many of whom are likely commuting into Duluth. Recent movers into Scanlon tend to be higher income and with younger kids, with 
UecpnqpҲu"ogfkcp"jqwugjqnf"kpeqog"itqykpi"cv"c"hcuvgt"tcvg"vjcp"vjg"Fwnwvj"ogvtq0

Demographic transition is accelerating: As the children of baby-boomers (i.e., the Millennial generation) are largely outside of the home, many 
baby-boomer households remain in the same home. Many are over-jqwugf0"Cu"cikpi"ugpkqtҲu"oqxg"kpvq"jqogu"vjcv"ecp"jgnr"tgfweg"vjg burden 
of home maintenance, ease mobility, and potentially lower housing costs, the inventory of single-family homes is attractive to y ounger families 
seeking attainable housing. This transition, however, is still at the beginning phases, with many senior householders owning their home outright. 
The provision of senior housing (in particular split -homes, single level homes, and even active adult communities), could help aid transition and 
neighborhood turnover, increasing the inventory of existing family -sized homes that are currently difficult to build at incomes affordable to 
younger households.

Differentiator as an affordable city for young people and families: Yjkng"vjg"tguv"qh"vjg"tgikqp"ku"igvvkpi"qnfgt."Enqswgv"ku"pqv0"KvҲu"tcpig"qh"
affordable housing attracts younger households looking to get a toehold in the ownership market, or find rental housing that is affordable on 
workforce incomes. Continuing to provide attainable housing will continue to attract and retain a broader age range, keeping Cloquet and 
Uecpnqp"c"xkdtcpv"rnceg"tcvjgt"vjcp"c"ҵpcvwtcnn{"qeewttkpi"tgvktgogpv"eqoowpkv{Ҷ"vjcv"ku"eqooqp"kp"ocp{"uocnngt"vqypu0
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EnqswgvҲu"gctn{"fgxgnqrogpv"cu"c"nwodgt"oknn"
town drove development of its West End 
communities. After a large fire in 1918 
destroyed the town, older neighborhoods were 
rebuilt. Housing built after the fire was meant to 
be temporary, however many of these units 
persisted. About 15% of all single-family homes 
kp"Enqswgv"ctg"htqo"vjku"gtc0""Cu"vjg"vqypҲu"
economy diversified and grew, new residential 
growth expanded to the southeast, and to a 
lesser extent to the southwest of town towards 
the Fond du Lac reservation and north of the St. 
Louis River. Older properties remain 
concentrated in these areas. By the mid 1950s, 
the population had reached 9,000 persons, and 
by 1980, over 77% of the current housing stock 
had been constructed. Higher density 

residential areas are located near major roads 
and areas with adequate utilities, whereas 
lighter density development are in areas not 
serviced by municipal infrastructure.

With limited expansion of municipal 
infrastructure, new development is rather 
limited. In recent years, the proportion of new 
multi-family units permitted and constructed 
are outpacing single-family homes. Multi-family 
housing creates much needed housing density. 
Many projects have taken advantage of Low 
Income Housing Tax Credits (LIHTC) to 
generate affordable units, and these 
developments are performing very well. 

New single-family housing production is 
constrained by high cost of production. 
Consequently, recent housing development has 
focused on redeveloping vacant or underutilized 
lots within the town center that are on 
municipal infrastructure. The pace of 
development in existing subdivisions - Jolicouer 
Trails and Otter Creek ҭ remains very slow, as 
the cost of construction for new lots not on 
municipal infrastructure remains high, pushing 
prices to the high end of attainability.
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HOUSING, YEAR BUILT

EnqswgvҲu"jqwukpi"uvqem"ku"qnf"ҭ with many layouts outdated relative to contemporary needs

ACS 5-Year Estimates, 2022

EnqswgvҲu"fkuvtkdwvkqp"qh"jqwukpi"d{"{gct"dwknv"enqugn{"okttqtu"vjg"dtqcfgt"EDUC0"Ykvjkp"Ectnvqp"Eqwpv{."fgxgnqrogpv"htqo"
1980-2020 shifted outside the more historic town center of Cloquet. With 27% of housing built prior to 1940, the age of the 
housing stock may pose unique problems in terms of suitability for the current market and costs of upkeep.
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Source(s):

HOUSING INVENTORY, BY HOUSING TYPE

Cloquet contains surprising density of multi -family housing

ACS 5-Year Estimates, 2022

EnqswgvҲu"fgpukv{"qh"ownvk-family housing is greater than the Duluth CBSA. Given the age of the housing stock, there is also 
oqtg"ұokuukpi"okffngҲ"fwrngz."vtkrngz."cpf"swcfrngz"uv{ng"fgxgnqrogpvu"tgncvkxg"vq"yjcv"ocp{"uwdwtdcp1ucvgnnkvg"ekvkgu"
typically contain.
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Source(s):

HOUSING INVENTORY, BY RECENT DEVELOPMENT

Recent development has skewed much more heavily towards Multi -Family

ACS 5-Year Estimates, 2022

EnqswgvҲu"rtqrqtvkqp"qh"pgy"ownvk-family and missing middle housing typologies in the past 20 years is uniquely high. These 
additions are in high demand and have been rapidly absorbed. They are the product of a direct strategy to add housing units 
to the community, especially those that are attainable for workforce households.
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Source(s):

VACANCY RATES

Cloquet and Scanlon both have high occupancy and few vacant properties

Both Cloquet and Scanlon have very low market-based availability, and few vacant properties. Few vacancies in the for rent 
and for sale market indicate inadequate supply. Constraints on the supply side have also led to redevelopment of vacant 
units. The lack of adequate supply is helping to drive higher home prices and rents.

71ACS 5-Year Estimates, 2022
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HOUSING SIZE RELATIVE TO HOUSEHOLD SIZE
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Housing demand based on household size and structure points toward over -housing

Supply side is from ACS 5-Year Survey, 2022. Demand side is from Replica, a data-provider that generates microdata estimates 
for regions to forecast and model transit demand.

Cu"EnqswgvҲu"rqrwncvkqp"wpfgtiqgu"c"fgoqitcrjke"vtcpukvkqp"vqyctfu"gorv{-nesters on one hand, and Millennials aging into 
their prime family raising years on the other, there is a current supply mismatch that is undergoing transition.

Empty-nesters are often over-housed, living in larger homes with 
more bedrooms that is needed by a household. This model uses 
an estimate for bedroom demand utilized by HUD to determine 
bedroom need. When looking at both rental housing and ownership 
housing combined, there are many households that only require a 
single bedroom (married couple, person living alone) compared to 
existing one-bedroom units, and far more 3 bedrooms relative to 
the demand (say a married couple and two teenage kids, or a 
married couple and two children of different genders).

Producing sufficient supply of housing in demand for aging 
jqwugjqnfu"ecp"ұqrgp"wrҲ"gzkuvkpi"5-4 bedroom single-family 
homes for households with children. Since the community lacks 
sufficient housing of this type (and as interest rates remain high), 
this process of housing and demographic turnover can lead to 
over-housing on one hand, and the inability to find adequate 
affordable family housing on the other.
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Source(s):

HOUSING SIZE RELATIVE TO HOUSEHOLD SIZE

73

Vjg"ұqxgt-jqwukpiҲ"rjgpqogpc"ku"engct"kp"qypgtujkr"jqwukpi

Demand and supply for rental housing is more closely adjusted, whereas the supply of owner-occupied housing skews 
towards larger units. The total supply is more substantial than demand at this size. Nonetheless, if available and suitable 
housing is available to accommodate aging needs, the opening up of this supply can attract regional family households.

Supply side is from ACS 5-Year Survey, 2022. Demand side is from Replica, a data-provider that generates microdata estimates 
for regions to forecast and model transit demand.
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MULTI-FAMILY OVERVIEW

Multi -Family Overview
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EnqswgvҲu"ownvk-family rental market 
accommodates a wide variety of households. 
Since the Great Recession, macro-economic 
factors have supported the rental market. 
Harder access for household credit, higher 
rates of household debt, low-income 
household growth, and no new housing supply 
all made renting more viable. Additionally, 
within Cloquet and Scanlon, a decline in higher 
earning manufacturing and blue-collar jobs 
and a higher proportion of lower-wage 
occupations have made home ownership 
difficult and increased the need for affordable 
rental units.

Cloquet has responded to this challenge 
better than comparable cities. Cloquet has 

pursued new opportunities to add units, 
leveraging Low Income Housing Tax Credits 
(LIHTC), TIF financing, and public-private 
partnerships to drive new multi-family housing 
development. LIHTC units are typically 
affordable for households earning 60% of the 
Duluth metro median family income, which in 
2023 is $93,500. These units have been 
rapidly absorbed.

Inventory

The ensuing inventory separates multi-family 
into two main categories. The first category is 
general market rentals, and the second is age-
restricted housing. Within the general rental 
market, buildings are subdivided by income-
restricted units and market rate units. Income 

restrictions are designed to assist households 
whose income falls into one of three 
categories, extremely low income (less than 
30%), very low income (30-50% AMI), and low 
income (50-80% AMI).

Within the senior category, distinctions are 
made based on level of care.
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Stu 1BR 2BR 3BR Stu 1BR 2BR 3BR Studio 1BR 2BR 3BR

Income-Restricted (Deep Subsidy)
1

White Pine Apartments 930 14th St Cloquet 2019 35 15 15 5 0 0 0

Maplewood Court II* 1318 & 1322 18th St Cloquet 1993 11 2 9 0 0

Woodland Pines 201 Spruce St Cloquet 1988 19 19 0

Maplewood Apts 1326 18th St Cloquet 1988 24 8 16 0 0

McDowell-Nemmers 1514 & 1516 16th St Cloquet 1983 8 4 4 0 0

Sahlman East THs 1701 Sahlman Ave Cloquet 1980 36 28 8 0 0

McDowell Nemmers Quadplex 1503 Tall Pine Ln Cloquet 1980 4 4 0

Fond du Lac Housing Various Cloquet Various 180 40 140 0 0

Totals/Averages/vacancy rate 1985 282 48 116 153 0 0 0

Income-Restricted (Shallow Subsidy)
2

Carlton Lofts 509 Carlton Ave Cloquet 2020 57 10 33 14 0 $865 $1,098 $1,383

14th Street Apts III 2030 14th St Cloquet 2020 36 6 18 12 0 0 0 $730 $979 $1,140

Settler's Ridge 902 Riva Ridge Dr Cloquet 2000 22 8 14 0 0 $827 $888

Whispering Pines Apts 810 & 812 Tall Pine Ln Cloquet 1995 36 6 21 9 1 0 0 $1,195 $1,200 $1,267

Totals/Averages/vacancy rate 1988 108 6 34 74 37 2 1 2 $730 $984 $1,111 $1,167

Market Rate

14th Street Apts I & II 2010/2020 14th St Cloquet 2009/13 40 10 10 10 10 0 0 0 $952 $1,085 $1,300 $1,475

Oakwood Estates Apts 910 Oak St S Cloquet 2005 30 4 9 17 0 0 0 $904 $1,056 $1,198

Lincoln Place Apts 2300 Lincoln Ave Scanlon 1995 8 1 5 2 0 0 0 n/a n/a $1,500

Sahlman West THs 1501-1635 Sahlman Ave Cloquet 1977 50 12 12 26 1 1 2 $910 $1,100 $1,410

Chateau Apts (I-IV) 820-850 Spring Lake Rd Cloquet 1977 20 6 14 0 0 $525 $625

Park Avenue Manor 701 Park Ave Cloquet 1974 12 5 7 0 0 n/a n/a

Westgate Manor 777 Laurel St Cloquet 1974 24 12 12 0 0 n/a n/a

North Road Apts 603 North Rd Cloquet 1974 12 12 0 n/a

Bachand Group 850 Spring Lake Rd Cloquet 1974 8 8 $1,000

Woodgate Square 403 Doodridge Cloquet 1973 24 3 21 0 0 $835 $1,134

Viking Manor II Apts 518 4th St Cloquet 1966 12 8 4 1 0 $835 $1,134

Viking Manor I Apts 510 4th St Cloquet 1963 36 18 6 12 3 1 $600 $835 $1,134

Downtown Apts 1106 Avenue F Cloquet 1926 17 15 2 $900 $950

218 Chestnut Ave Apartments 218 Chestnut Ave Cloquet 1925 5 5 n/a

West End Apts 224 Ave A Cloquet 1920 11 4 7 0 0 n/a n/a

Totals/Averages/vacancy rate 1966 309 32 97 125 55 0 5 2 2 $726 $892 $992 $1,360

n/a = not available
1 Income restrictions are typically set at 60% of area median income (AMI) or less; households then pay 30% of income toward rent.
2 Income restrictions are typically set anywhere between 50% and 80% of AMI; households pay a set rent, regardless of income, which is often held below market rates. 

* Property also contains 11 age-restricted units

Source: Stantec

NOAH

 30% of household income 

Project Name

Monthly Rent

 30% of household income 

 30% of household income 

Total 

UnitsYear BuiltCityAddress

Units by Type Vacant Units

 30% of household income 

 30% of household income 

 30% of household income 

 30% of household income 

 30% of household income 

Cloquet contains a high number of 
income-restricted units. These units 
have been the main housing type added 
in the past 5 years, with Carlton Lofts 
and 14th Street Apts III receiving 
shallow subsidy and White Pine 
Apartments a deep subsidy property. 
All rent-restricted apartments are 
performing well, with waiting lists 
existing for deep-subsidy units, and few 
vacancies for the shallow subsidy 
units.

Market Rate units are also performing 
well with high occupancy rates. Rents 
are often lower in older apartment 
buildings than rents in shallow subsidy 
units due to the age of the units and 
the lack amenities of newer buildings.

30% AMI 50% AMI 80% AMI AMI

Household AMI $28,050 $46,750 $74,800 $93,500

Max Rent

Studio $475 $791 $1,266 $1,583

1 Bed $542 $904 $1,446 $1,808

2 Bed $610 $1,016 $1,626 $2,033

3 Bed $677 $1,129 $1,806 $2,258

Attainable Rent by Income Bracket
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Cloquet Multi-Family

EnqswgvҲu"ownvk-family units are 
distributed across the city. 
Recent effort has sought to 
redevelop the downtown area 
with market rate and subsidized 
units. This includes Carlton 
Lofts, a 57-unit multi-family 
project that converted an old 
school into apartment units, 
and the future conversion of the 
Solem Hotel into 18 market-rate 
multi-family units (currently 
under development at the time 
of this study).

Multi -family Apartments
         Built after 2010
         Built prior to 2010
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Affordable Housing

Cloquet has a range of 
affordable housing products. In 
recent years, efforts to add new 
apartments attainable on 
workforce income have 
increased the housing stock 
substantially. Demand remains 
very strong for attainable units 
at or below 60% of AMI.

Given the cost of construction 
cpf"EnqswgvҲu"uocnngt"octmgv."
subsidy is required to help new 
fgxgnqrogpvu"ұrgpekn"qwvҲ"hqt"
developers.
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A strong mix of affordability, and opportunity for preservation
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Cloquet continues to diversify affordable 
housing mix

Cloquet has a strong mix of deeply subsidized 
public housing where incomes are set at 30% of 
household income, shallow subsidized units 
funded by the LIHTC program that sets rent limits 
at 60% of the Duluth metropolitan Area Median 
Income (AMI, also known as the median family 
income, or MFI), and market rate apartments. 
Some level of affordability requirement exist for 
390 of the 699 multi-family units profiled in this 
study, or 56%. 

Despite this supply, demand remains strong for 
affordable units, with no vacancy at the deepest 
levels of affordability, and sporadic vacancies for 
shallow subsidy. 

Demand is also strong for rental units across the 
spectrum, with vacancy rates far below 5% and 
below regional averages.

Naturally occurring affordable housing, a future 
preservation strategy?

Of market rate units that do exist, all units qualify 
as Naturally Occurring Affordable Housing 
(NOAH), or non-subsidized units affordable to 
households earning 80% of AMI. Typically, NOAH 
units are units built prior to 2000 and lack some 
of the more modern updates and conveniences of 
newer multi-family housing stock.

As rents increase across the board, the 
relationship between NOAH housing stock and 
new multi-family housing can be complex. In the 
case of inadequate rental housing supply, upward 
rent pressure can drive up rents in older, more 
affordable units, often making them attractive 
investments from large investors. However, when 
new supply is added to the market, the 
availability of more desirable units can attract 
higher income renters, generating a cascading 
effect on older units that encourage landlords to 
either make improvements to units or lower rents 

to attract renters.

In some cities, creating programs to preserve or 
improve Naturally Occurring Affordable Housing 
can be a cost-effective strategy to preserve 
affordable units in the community in the face of 
persistent supply shortfalls and to encourage 
renovation of older units. Preservation can 
complement the production of new market rate 
units.
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Senior Housing
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Less Intensive 

Care

More Intensive 

Care

Active Adult

Active adult communities are age-
restricted housing. Age restrictions are 
typically 55+, and housing types can 
range from single-family homes, to 
townhomes, to multi-family units, often 
in the same development. Units and 
common amenities are designed with 
an aging community in mind. They can 
be ownership, rental, or cooperative by 
tenure. Low Income Housing Tax 
Credits (LIHTC) can be used for age-
restricted housing units. Residents tend 
to be in their 60s and 70s.

Independent Living 
with Services

Independent living with services 
(congregate) offer limited support 
services such as meals and 
housekeeping included in rents. A 
larger share of the building is likely 
committed to common areas, often 
with programming targeted towards 
socialization. Demand for independent 
living with services tend to be driven by 
older people (75+).

Assisted Living

Assistive living facilities offer a deeper 
range of services for older seniors who 
need more active support to meet 
everyday needs. Personal and nursing 
care is often present, and 
meals/housekeeping are included in 
the monthly rent. The targeted age 
range is 80+, and most would require 
some form of nursing care if assisted 
living was not present. Staff are 
present 24 hours a day.

Nursing/Memory Care

Skilled nursing care, or long-term care, 
provides a living arrangement for 
people requiring 24-hour care. It is 
typical for end-of-life care, and 
enrolment tends to be more short term. 
Funding for these units can come from 
Medicare, Medicaid, HMOs, private 
insurance and/or private funds.

Memory Care are properties designed 
hqt"vjqug"uwhhgtkpi"htqo"Cn|jgkogtҲu"
Disease or other dementias. Typically, 
units are single-occupancy bedrooms 
with larger community areas. Staffing 
ratios are higher due to more intensive 
car needs. There is less public funding 
available for Memory Care units.

Senior Housing Types
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Stu 1BR 2BR Stu 1BR 2BR Studio 1BR 2BR

Active Adult (aka Indepdent Living with few services)

Maplewood Court II1 1318 & 1322 18th St Cloquet 1993 11 11 0

Aspen Arms2 950 14th St Cloquet 1971 73 71 2 0 0

Larson Commons2 910 Cloquet Ave Cloquet 1980 85 80 5 0 2

Fond du Lac Housing Trettel Lane Cloquet 1984 16 16 0

Cloquet Elderly Housing905 Boozhoo Drive Cloquet NA 16 16

Trails Edge THs 17XX Trail Dr Cloquet 2005-11 20 20 0 $1,225-1,600

Totals/Averages/vacancies 1982 221 194 27 0 2 $1,412

Independent Living with Services Available

Evergreen Knoll THs 1309 14th St Cloquet 2006 24 24 0 $1,725-1,900

Totals/Averages/vacancies 2006 24 24 0 $1,812

Assisted Living

Evergreen Knoll 1309 14th St Cloquet 2001 39 39 0 3 $4,200 $1,600-5,800

Suncrest 2400 Washington Ave Scanlon 2004 45 1 32 12 0 1 0 $4,000 $4,356 $4,600

New Perspective 1909 Tall Pine Ln Cloquet 2006 12 12 1 $4,534-8,060

New Perspective 701 Horizon Circle Cloquet 2008 32 32 3 $7,143-8,060

Plainview Estates 2507 Fairvew Cloquet NA 8 8

Fond du Lac Housing 1571 Airport Rd Cloquet 2009 10 10 1

Totals/Averages/vacancies 2006 146 63 71 12 5 4 0

Memory Care

Diamond Willow 132 West North Rd Cloquet 2006 20 20 4 $7,143

New Perspective 701 Horizon Circle Cloquet 2008 27 27 2 $7,143-8,060

Evergreen Knoll 1309 14th Street Cloquet NA 23 23 0 NA

Totals/Averages/vacancies 2007 70 70 6 $7,143

Source: Stantec

2 Property also available to low-income households with disabilities, though the majority of residents tend to be seniors

Units by Type Vacant Units

1
 Property also contains 11 general occupancy units

Project Name Address City

Year 

Opened

Total 

Units

---------- 30% of Household Income ----------

Monthly Rent

---------- 30% of Household Income ----------

---------- 30% of Household Income ----------

---------- 30% of Household Income ----------

---------- 30% of Household Income ----------

---------- 30% of Household Income ----------The majority of independent living units 
in the Cloquet/Scanlon area are for 
households earning 30-50% or less of 
AMI. These deep subsidy, senior 
restricted units are in high demand with 
long waiting lists.

Assisted living facilities are in demand 
too. General equilibrium is usually 
estimated to be 7-10%, this survey has 
market vacancy at 6%, indicating 
potential pent-up demand.

Survey of memory care/intensive care 
units also indicate that demand is 
adequate.
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Senior Housing

Senior housing units are largely 
in the southeastern segment of 
Cloquet.

Larson Commons, an 85 unit 
multi-family building, is in the 
process of redevelopment, 
leveraging tax-exempt bonding 
to aid Steele Acquisitions 
upgrade and update the units.

Demand remains very strong 
for subsidized/affordable 
senior care options. Waiting 
lists are long.
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Senior housing in demand, in particular emerging housing types

Senior Housing Remains in Demand but may 
look different than current inventory.

As the Baby Boomer generation ages, senior 
housing demand will continue to remain strong. 
Traditional senior housing often only includes 
independent living, assisted living, and nursing 
care facilities. These facilities are essential for 
seniors who need more assistance in house 
maintenance, hygiene, and meal preparation as 
they age. According to the Comprehensive 
Housing Needs Analysis for Carlton County 
prepared in January, 2024, the supply of this 
housing type is strong in the Calton County 
region and in Cloquet. Projecting forward five 
years, no new supply is estimated to be 
demanded for more intensive assisted living, 
whereas 10-20 units are projected to be in 
demand as more seniors enter later stages of life 
(i.e., rates increase dramatically for assisted care 
and nursing care after the age of 75). 

Active Adult and Affordable Units, strong 
demand but no current supply

However, senior housing typologies are 
diversifying nationwide, helping to tailor 
appropriate housing solutions to seniors at 
different income levels and stages of life. As 
emphasized earlier in the study, a large portion of 
ugpkqtu"ctg"ұqxgt-jqwugf.Ҳ"qt"nkxkpi"kp"jqwugu"vjcv"
are significantly larger than their family size. 
Transition to new, more suitable housing can 
help address this issue. Active Adult for Rental 
and Ownership, Senior-restricted affordable units, 
and independent living are filling a niche by 
building a range of housing typologies at 
different price points oriented towards building 
more interactive and communal facilities, 
offering various levels of care, and building 
single-level patio homes, twin homes, 
apartments, and condominiums to meet this 
need. The Comprehensive Housing Needs 
Analysis predicts robust demand for this product 
category in Carlton County. Specifically, there is 

demand for 30-40 units of affordable senior 
housing, 50-60 ownership units of for sale active 
adult senior communities, and 30-40 unit active 
adult rental units. Many communities offer a 
variety of housing types, allowing more people to 
age in place in housing suitable to their needs. 
Once popular primarily in the Sunbelt, new supply 
of active adult housing types are market proven 
in greater Minnesota and the Midwest.

Cascading impact, a benefit for those pursuing 
entry-level detached single-family homes

This strong demand can have cascading impacts 
on the housing market. Creating new supply 
lacking in the market can generate additional 
supply of the existing larger single-family homes 
currently occupied by aging populations, but in 
demand by younger families seeking entry-level 
and move-up housing. We incorporate this 
analysis in projecting housing need in the 
subsequent section.

83



06
MARKET 

INDICATORS



Cloquet/Scanlon Housing Study   |

MARKET INDICATORS |

Source(s):

HOUSING CONSTRUCTION

Since 2010, Cloquet has increased its proportion of 5+ multi -family units

ACS, 5-year estimates, 2009-2022; SOCDS Building Permits Database

Single family housing development before 2000, averaging 300 units per decade. That pace slowed considerably after 2000, 
where the development rate slowed to 50 units per decade. From 2012-2022, there has been 15% growth in single family 
homes and 18% growth in 2-4 Unit structures, each outpaced by 5+ multi-family which has grown by 40%.
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2-4 Unit Multifamily

Single Family

5+ Multifamily

2-4 Unit Multifamily

Single Family

5+ Multifamily

Cumulative Housing Permits by Type since 1980: Cloquet Cumulative Housing Permits by Type since 1980: Scanlon
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Source(s):

HOUSING CONSTRUCTION

In the last two decades, 41% of new units permitted are in 5+ multi -family units

ACS, 5-year estimates, 2009-2022; SOCDS Building Permits Database

EnqswgvҲu"jqwukpi"uvqem"jcu"uykvejgf"vqyctfu"oqtg"okuukpi"okffng"*fwrngz."vtkrngz."swcftwrngz."cpf"vqypjqog"uv{ng"
fgxgnqrogpvu"vjcv"cff"ұnkijv"fgpukv{Ҳ+"cpf"ownvk-family apartment units, far outpacing state and regional averages. Occupancy 
rates continue to indicate that this unit mix is desirable, and often missing from the new housing stock elsewhere.
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Source(s):

RENTAL MARKET

Driven by new rental housing inventory, Cloquet rent growth remains strong

ACS, 5-year estimates, 2009-2022

Rents trailed inflation for much of the decade. However, in 2018, the slow pace of housing development region-wide started to 
rwv"wryctf"rtguuwtg"qp"tgpvu0"EnqswgvҲu"tgpvu"ceegngtcvgf"hcuvgt."gurgekcnn{"cu"pgy"kpxgpvqt{"jkv"vjg"octmgv"cv"tgpvu"vjcv"equld 
earn a premium over older rental housing.
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Source(s):

VACANCY RATES

High occupancy is putting upward pressure on rents

ACS, 5-year estimates, 2009-2022

Demand across housing types continues to be strong in Cloquet. New additions to the housing supply have been rapidly 
absorbed. Continued tightness in the housing market are driving rents upward. Even at its peak, rental vacancy rates never 
surpassed 5%, indicating that supply is not keeping up with demand in the rental housing market.
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Vacancy rates are a composite of numerous types of 
xcecpe{0"ҵOctmgv"TcvgҶ"xcecpekgu"ctg"v{rkecnn{"wpkvu"hqt"
tgpv"qt"hqt"ucng0"C"jgcnvj{"ҵgswknkdtkwoҶ"octmgv"xcecpe{"
rate is generally considered 5% for both ownership and 
rental markets. 

Below 5% vacancy, inventory is constrained, putting 
upward pressure on prices. Landlords are also less 
inclined to improve properties. Sustained rates below 5% 
send market signals to invest in new development.

Above 5%, and landlords may have difficulty filling units, 
leading to lower or declining prices, and an incentive to 
increase the quality of units, in order to compete for 
tenants. Sustained high vacancies can lead to under- or 
dis-investment.

Rental

Vacancy Rate

Rent
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Source(s):

GENERAL VACANCY

Carlton County's rental vacancy rate remains low, driving up rents

ACS, 5-year estimates, 2009-2022

Vacancy rates remain very low in Cloquet for rental housing, especially compared to Duluth and broader Minnesota. 
Conversely, while low on its own merits, the for-sale housing market is not performing as well, with the rate of houses for sale  
relative to total ownership housing remains higher. 
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Source(s):

RENTAL MARKET

After Covid -19, market rate rent growth reached a new high of 5% Year-over-Year growth

CoStar 90

Rent growth continues to put strain on affordability, but overall, rent growth has tended to trail real wage increases. Rent gains 
in Cloquet are by no means unique, but their rate of change is robust for a smaller satellite city of a mid-size metro. This helps 
drive down the number of rent burdened households.

A note on data triangulation:

CoStar is a comprehensive database of commercial 
properties. It tracks a range of housing market 
metrics and commercial descriptors. In the housing 
market, it is strongest at tracking larger multi -family, 
market rate rental buildings. It does not track single -
family homes for rent, duplexes, triplexes, or 
smaller/older multi -family complexes. In Cloquet, it 
fails to capture single -family homes, condominiums, 
or single-family homes for rent.

It is useful to triangulate data from CoStar with 
other data sources to get a more comprehensive 
understanding of the market.
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Source(s):

RENTAL MARKET

New inventory has been rapidly absorbed

CoStar 91

As new inventory hits the market, it is almost immediately absorbed. X percentage of new units are income -restricted 
affordable units. Their rapid absorption indicates continued strong demand for workforce related housing units in the 
community.

New multi-family housing includes 168 units: 

White Pine Apartments: 35 units, 11 of which are 30% AMI, 7 units 
eligible for project-based vouhcers, and 17 units at 50% AMI
14th Street Apartments: Building 1 contains 18 units (USDA project), 
Building 2 contains 22 units (5 are income restricted), and Building 3 
contains 36 units (8 of which are income restricted).
Carlton Lofts: 57 units (LIHTC, 7 place based vouchers, 12 market 
rate, 38 at 60% MFI).

Absorption ҭ or a measure of how many units are occupied in a 
market over a given period of time ҭ has been very strong. As new 
inventory hits the market, it is rapidly leased up, leaving little to no 
vacancy. Rapid absorption and low vacancy are both very strong signs 
of continued pent-up demand for rental housing.
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Source(s):

RENTAL MARKET

Multi -family rents have tended to trail the broader Duluth market. Affordability drives up occupancy.

CoStar

More affordable average market rents and the addition of income -tguvtkevgf"chhqtfcdng"wpkvu"jcxg"ftkxgp"EnqswgvҲu"xcecpe{"
rate to 0%, a very strong indicator of high demand. Low vacancy rates are putting upward pressure on existing units, leading to 
more rapid rent growth in Cloquet than Duluth.
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Source(s):

RENTAL MARKET

Supply of rental housing is in demand, and undersupplied relative to market needs

CoStar 93

Demand for rental housing remains robust due to long-term local and macroeconomic forces. The limited supply of new rental 
housing continues to strain the market, driving strong year over year growth in prices. Even if many new units are designated 
as affordable, tightness in the market can drive up the prices of older housing units.

Rental Demand Drivers: Numerous factors are driving demand for 

rental housing, many of them long-term trends that will shape 

housing demand profiles for the foreseeable future. For younger 

households, higher levels of debt due to costs of higher education 

have reduced savings. Many younger couples are also putting off 

ejknftgp"wpvkn"ncvgt"kp"nkhg."tgfwekpi"vjg"pggf"vq"ұugvvngҲ"kpvq"c"

neighborhood and housing type more suited for raising a family. 

On the other end of the age spectrum, baby boomers (the second 

largest generation), are entering mid to late retirement years, with 

many downsizing to smaller single -story units or apartments that 

better meet housing needs. Meanwhile, new supply of single-family 

housing has disproportionately focused on upper -end housing 

rather than starter homes due to higher costs of construction, 

more stringent lending standards, and the loss of single -family 

home developers to bankruptcy in the Great Recession. Further 

compounding issues, mortgage rates increased in response to 

raising inflation in 2022, dampening demand for mortgages. 

Renting is increasingly a better economic option for numerous 

households, and long-term planning oriented around meeting the 

needs of households must consider this dynamic.
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Source(s):

OWNERSHIP MARKET (ACS)

EnqswgvҲu"ogfkcp"jqog"xcnwg"ku"chhqtfcdng"tgncvkxg"vq"vjg"ogvtq

Zillow, ZHVI Cuts by Metro, extracted 10/1/2023

In real dollars, the median home value has yet to return to surpass 2009 housing market highs. In terms of growth rate, 
median values also dipped more significantly during the recession than the surrounding county and metro.
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Source(s):

OWNERSHIP MARKET (ZILLOW)

\knnqyҲu"ҵ\JXKҶ"okffng-vkgt"kpfgz"jcu"EnqswgvҲu"ogfkcp"xcnwgu"oqtg"enqugn{"vtcemkpi"vjg"ogvtq

Zillow, ZHVI Cuts by Metro, extracted 4/15/2024

Yjgtg"EnqswgvҲu"ukping"hcokn{"jqwukpi"jcu"nctign{"vtcemgf"vjg"ogvtq."UecpnqpҲu"ukping-family homes have increased in value at 
a faster rate than the state and surrounding metro region. 
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