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Project Description

In partnership with the Perham EDA, West Central Initiative developed this report to provide an
updated snapshot of the housing market in the area. Outlined throughout the report is a detailed
analysis of three components: Population, Demographics, and Housing Stock. Each component is
separated into further sections that assist in providing a look into future housing needs and demands
of Perham. This report examines City of Perham data when available and otherwise uses census tract
and zip code area data. In some areas the report includes trend analysis that seeks to project out future
estimates based on historical trends. Data sources include the Otter Tail County Assessor’s Office,
MN Compass, U.S. Census, American Community Surveys, and other local data provided by the EDA.
The content within this report is prepared alongside a community survey done by UMN Extension and
seeks to support future opportunities to promote housing efforts within Perham and the surrounding
region.

Prepared by Alexander Johnson, West Central Initiative
Perham EDA and HRA
8/1/2021
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Introduction

Highlighting existing housing market conditions in the West Central Minnesota region creates a
foundation for continued investment in our region’s communities. What follows this introduction is a
methodological description of the data and analysis and subsequently an examination of population,
demographics, and housing stock trends that provide a foundation for future housing efforts within
Perham. Each of the three sections are broken down by sub-topics that span a metrics. Tables,
graphs, and other visual aides are embedded throughout the study to create a comprehensive written
and visual guide to understanding housing in Perham. The study also includes some data about the
surrounding area, more specifically the Perham – Dent Public School District when the data is available
and relevant. This study seeks to provide local officials and residents with data-driven knowledge to
ensure future housing efforts meet the challenges and opportunities of the local community.
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Data Description
A mix of data sources are used in this study and explores three areas: Population, Demographics, and
Housing Stock. These three areas profile current residents and housing conditions by utilizing survey data
collected primarily by the U.S. Census Bureau, State of Minnesota Departments, and local data collection
efforts.
U.S. Census Bureau
Primarily the Census Bureau is responsible for conducting a decennial census in every year ending in zero. In
this study the only 2000 and 2010 is utilized, with 2020 yet to be released in full by the completion date of the
study. The American Community Survey (ACS) is an ongoing survey done by the Census Bureau that
generates yearly data based on a smaller portion of a local population and using 3-5 year averages to create
yearly estimates. This survey is conducted monthly and provides the most-up-to date information but relies
on a smaller sample size than the Decennial Census.
MN Compass
This database complies a variety of data sources about Minnesota into a single report primarily highlighting
2019 data. Within this study, MN Compass is used to provide State, County, and regional comparisons to
provide context for local trends.
Minnesota State Demographic Center
The State Demographic Center (SDC) is a part of the Minnesota Department of Administration and charged
with continuously gathering and developing relevant demographic data for the entire state. SDC data are
used in this report as a primary reference for population, household, and household size estimates and used
in trend-analysis to project the future population of the local community.
Otter Tail County Assessor’s Office
The county is responsible for recording property information including value, sales, size, and many other
important property characteristics. This data is generally publicly available, and the preparers of this report
made a formal request for specific property data on home sales from 2016 through 2020.
Local Data
Some data were provided directly by local officials and authorities such as building permits, multi-family
housing surveys, and land use maps. Some of these data are tracked annually by local administrators or is
available publicly through data requests directly to the city.
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Methodology
This study examines several datasets and uses common statistical methods to analyze trends between
2000 and 2019. The intent is to provide a useful study Perham can use to track recent trends and estimate
future housing needs. Some sections examine trends going back through 2000, while others only go back as
far as 2010. The most recent year used in 2019 for most of the study, with a few minor exceptions utilizing
2020 data when available. In instances the analysis estimates numbers in the future, the projection assumes
trends remain constant and linear in the same direction of the previous years. As an example, if growth for a
20-year period is on average 2%, to project future estimates the trend line assumes that each subsequent
year the number increases by 2%. Creating a future estimate in this way is not a guarantee, but it can be used
as a baseline to explore a likely future option barring any drastic disruptions (i.e. a global pandemic).
By analyzing population, demographics, and housing conditions this study gives context for current policy
and programs that affect future outcomes in Perham. An expanding population requires additional housing,
demographic data shows the need for various housing types, and examining housing conditions explores the
direction of the housing market and current and future needs. Together these sections combine to depict a
housing landscape that analyzes past, current, and future needs to provide directions and options for local
partners to pursue.
Map 1 : Perham - Dent Public School District

Source: U.S. Census Bureau

Map 2 : City of Perham

Source: U.S. Census Bureau
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Population
Total Population
Estimates for the city of Perham place the total population at
3,392 people in 2019 ranking as the secondlargest city in Otter
Tail County behind only Fergus Falls. Since 2000, Perham has
grown 33% and increased the population by 833 over a 19-year
period or by 14% since 2010. Year-to-year growth since 2000
averaged42 people or an average increase of 1.45% each year
and recorded only two years of decreasing population (2007
and 2017). This far exceeds the county population growth of
0.15% since 2000, and the West Central region with a 19-year
total growth rate of 0.52% which are modest in comparison with
population growth in Perham.

Perham, and other populated
places within a 20-mile radius

2000
2001
2002
2003
2004
2005
2006
2007
2008
2009
2010
2011
2012
2013
2014
2015
2016
2017
2018
2019

Future population projections of Perham see a yearly average increase of 48 people or by 1.4% per year
continuing through 2030. A more conservative estimate anticipates slowing growth closer to 10-15 people
per year, but recent years have already surpassed
Population
those projections and rend analysis suggests the
4,000
first estimateof 48 people per year more closely
matches the 19-year growth trends. The city can
3,500
plan for some degree of continued population
3,000
growth, but the degree of population growth
2,500
depends on many factors including theavailability
of adequate housing, job opportunities, quality of
2,000
life, and likely other personal decisions relevant to
future prospective residents.
To examine population data for the area around Perham this study uses data for the Perham-Dent School
District. The school district grew modestly compared to Perham. In 2010 the population was 10,148 and by
2019 the population had grown to 11,041. This represents an annual growth rate of 1% and growing by 893
in total over the 9-year period. Comparing this growth with the city suggests that the school districts growth
is primarily located in Perham as more than 50% of population growth occurred within the city.
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Age Distribution

Population of Perham by age group

25.00%
Amongst regional and national
20.00%
evidence of aging populations,
Perham seems to be a leading
15.00%
exception. Otter Tail County’s
10.00%
median age is 47 years old, while
5.00%
Minnesota as a state has population
0.00%
with a median age of 38 as of 2019.
Under 5 5 to 17 18 to 24 25 to 44 45 to 54 55 to 64 65 to 74 75 years
years
years
years
years
years
years
years and over
Perham has an estimated median age
2000 2019
of 40.9 years old that is far below the
county medianage and just slightly
above the state median. The largest percentage of residents in Perham are between the ages of 20 to 29
years old with 17% of the population within this age range. Added to this large cohort ofyoung adult
residents is 14.4% of the population below the age of 9. At the other end of the spectrum only 14% of the
population is above the age of 75. These age cohorts appear to be consistent from 2010 to 2019with a
similar high percentage of young adults and near 14% for those under 9 years old and those above 75 years
old. Between 2010 and 2019 only residents aged 45 to 49 appear to have significantly reduced their
percentage of the population from 9.0% to 3.5% in 2019.

Age data for the school district skews just a bit older than Perham with the most likely resident to be between
the age of 65 and 75, but Perham’s younger population ensures the next most common age cohort is those
aged 25 to 35. The median age for the surrounding area jumps from 40.9 to 48.1. Older populations likely live
outside of Perham because property prices of lake homes and other large parcels likely exceed the financial
capabilities of younger populations who have only started their careers and are likely not yet earning their
highest income potential. The school district area also captures some of the most rural areas near Perham
that often skew older and have residents who lived in the same place for a longer time. Work centers for the
younger population in the area are also located within the city and renter-occupied buildings are far more
likely to be located within city boundaries.
Otter Tail County and other nearby cities and towns have age distributions that skew much older than
Perham, and often lack large numbers of residents aged 20-40. Perham is home to several large employers
and the population age might reflect the type of entry level jobs available to adults in their 20s. The
implications for housing include a focus on housing efforts that focuses on keeping this younger population
in Perham byproviding affordable entry level homes or other housing geared toward younger adults that
transitions theminto more permanent homeownership. In addition, this age group is among the likeliest to
have children and Perham should prepare homes that are large enough to fit families that could include
starter homes but alsomulti-bedroom apartments. Other county wide efforts have focused on providing
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transitional housing for aging adults and retiring adults, but age data in Perham suggests that this may not be
top housing need for residents in Perham but could instead be used as a policy to pull in older adults from
nearby communities who lack housing infrastructure for transitional units that tend to be smaller and easier
to manage.

Household Number
The total number of households in Perham totals 1,526 in 2019 which represents an increase of 422 household units since 2000 or an average increase of 22 households per year. This does not necessarily indicate
that 422 new houses have been constructed but instead that the number of available units has increased
alongside a growing population suggesting some growth in newly constructed units. These new units could
be anything from single-family homes to apartments, but this indicator only shows an increasing number of
households and not the type of housing. Like population growth, the number of households is also projected
to grow in proportion to population.

Household Size
Generally, household size can give us an estimate to the space needed to accommodate families. Nationally
and even at the local county level household size has been decreasing in the U.S. and Otter Tail County as the
population ages and children move out of their parent’s home. Perham has as household size of 2.13 in 2019
which has decreased from 2.22 in 2000. Compared to a county household size of 2.32, Perham has much
smaller families residing within city limits. However, as earlier reported, the largest age cohort in Perham
is those aged 20-29 and has a much lower median age than nearby communities suggesting the smaller
household size is not because of an aging population. Instead, the household size is likely lower due to a delay
in the age that young adults have children, and because the younger population is disproportionately male
and single when compared to the county and region.

Geographic Mobility
A decreasing portion of new residents are coming from other communities within Otter Tail County in 2019
when compared with 2010 while a higher percentage of residents have moved into Perham from outside
the state of Minnesota. In 2010, 11.8% of residents reported moving to Perham from nearby communities
within Otter Tail County and only 3.4% said they had moved to Perham from out of state. By 2019, only 5.3%
of residents reported moving from somewhere else in Otter Tail County and 7.1% of residents moved from a
different state. In addition, a lower portion of residents report recent moves in 2019 compared to 2010, but
population growth seems to have remained stable. This suggests the age of new residents is relatively young
and likely start families and have kids while living in Perham that helps to grow the city’s population.
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Demographics
Race and
National Origin
In 2010, Perham was a predominately
white city but with an expanding
portion of residents who identified as
something other than white. In 2019,
the same is still true although the
growth in minority populations
appears to have slowed a little bit. In
2010, the population was 93.5% white
which fell to 92.5% white in 2019
and this single percentage change
appears to be primarily driven by small
growth within the Asian population
and a larger number of residents being
of some other racial or national
background. Residents who identify as
Hispanic are included as a part of the
white racial category but is a
community that has grown by near 5%
from 2010 to 2019 and appears to be
the primary driver of growing cultural
and ethnic diversity within Perham.
National origin data shows a city that is predominately born within the United States. In 2010, there were no
recorded residents born from outside the U.S, but by 2019 this had increased to near 50 residents reporting
a country of birth other than the United States. These residents were split between new Asian residents
(46.3%) and white immigrants (53.7%) all of whom did not report a Hispanic background. This numbers
suggests immigration and migrants arriving in Perham are not primarily Hispanic, but instead white and Asian.
Near 95% of residents hold citizenship status with the remaining percentage holding refugee or work visa
status. The age of out-of-state and non-native populations has an almost 10 year lower median age when
compared with residents who report being born within Minnesota or Perham.
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Educational Attainment
Educational attainment is a good indicator of lifetime earnings and the likelihood an individual or household
drops below the poverty line which in turn affects the type of housing they may choose to pursue. The
percentage of the population who graduated high school increased 2.9% from 83.7% to 86.4% from 2010
to 2019, but the 86.4% high school graduation rate lags the county rate of 92%. Surprisingly, the poverty rate
for those with a high school degree exceeds the rate for those who did not graduate high school by almost
double in 2019 but falls with some college or an associate degree and then falls to 5.5% when earning a
bachelor’s degree or higher. Earnings follow a similar pattern of as those with no high school degree earning
slightly more than their peers with a high school degree, and those with some college or an associate degree
earn almost $5,000 more than residents with a bachelor’s degree within Perham. These earnings and
poverty patterns are atypical when compared with communities nearby and throughout Minnesota that
typically see higher wages with more educational attainment.

Percent of Total Workers 25+ Years
Meeting Poverty Definition, 2019
35
30
25
20
15
10
5
0

Less than high school
graduate

High school graduate
(includes equivalency)
All

Male

Some college or
associate's degree

Bachelor's degree or
higher

Female

In Perham, it is likely that the type of work available rewards those who leave high school early and gain
more years of practical experience and trade jobs like electricians and plumbers earn higher wages because
of a lack of this individuals with this type of training. Women in Perham do earn less than men across all
education levels but experience poverty less often than men with a high school degree or a bachelor’s
degree.
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Household Income
Both median and average household income increased from 2010 to 2019, with the average income
out-pacing median income growth. This indicates more earners at the top end of the income distribution
that affects average income calculations, whereas median income gives us the middle point at which half the
population makes less than and half the population earns more and is unaffected by the spread in income
data. The closer average income is to median income the more equal income is shared across all households. Median income increased from $38,580 to $46,128 while average income increased from $42,074 to
$58,104. To confirm the earlier hypothesis of higher earners pulling the average upwards the data shows an
increase in the number of households earning more than $100,000 with the number of households earning
from $100,000 to $149,000 increasing by 12% and those earning more than $200,000 increasing by nearly
2%. At the opposite end of the income distribution there does not appear to be an equivalent increase in
the percentage of the population earning lower incomes, but instead appears to be a decreasing portion of
the population earning income between $25,000 and $75,000. However, the percentage of individuals
earning less than $25,000 remained constant and did not decrease from 2010 to 2019 which highlights
further the larger percentage of households with high incomes while little movement towards decreasing the
number of low-income households.

$200,000 or more

Household Annual Income

$150,000 to $199,999
$100,000 to $149,999
$75,000 to $99,999
$70,000
$50,000 to $74,999

$58,104

$60,000
$50,000

$35,000 to $49,999

$42,074

$40,000
$25,000 to $34,999

$30,000

$38,580
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$20,000

$15,000 to $24,999
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$0

Less than $10,000
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0
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Commuting Characteristics
The workforce relies heavily on single occupancy vehicles, and this is consistent from 2010 to 2019 with an
increasing number of workers choosing to drive alone to work each day. In 2010, this number sat near 75%,
but by 2019 the number of workers driving alone to work increased to 80.3%. Although there is a marginal
1% increase of workers using public modes of transportation, there were also decreases in the number of
people walking, biking, and carpooling to work over the nine-year period. Another notable trend is the
percentage of people working from home increasing to 5% in 2019, almost entirely drive by women, and this
may also be affected by the 2020 and 2021 pandemic that forced many more people to work from home.
Average commute time also increased by about 4 minutes which is driven by the number of workers who
reported working outside their place of residence. The number of workers who reported working in their
place of residence decreased from 75% to 54% by 2019. Perham likely pulls many workers in from
surrounding areas and communities, but this data suggests that an increasing portion of residents work
outside of Perham

Number of workers commuting to work into,
within and outside of Perham, 2019 average
from US Census OnTheMap
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Employment and Industry Trends
In total there are approximately 1,718 employed individuals over the age of 16 and a labor force participation
rate (LFPR) of 63%. This leaves the area with a low unemployment rate and suggests employment
saturation or that there are more available jobs than workers to fill them. Another important consideration is
an aging workforce which decreases the LFPR and further contributes to workforce shortages. Perham
appears to have a relatively young population and high LFPR and therefore workforce development may
instead prioritize retaining a younger population for longer periods of time or ensuring that young adults
remain in Perham. In addition, the impacts of COVID-19 on workforce and employment data are not yet
confirmed, but national unemployment jumped from 3% to over 10% and pushed many closures and
workers to find alternative solutions to work. Top employment industries include manufacturing, healthcare
workers, educational services, and retail trade. In total those four industries employ over 50% of the
population in Perham.
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Housing Stock
Occupied Housing
The household estimate for Perham was 1,526, but the number of occupied housing units is reported at
1,646 in 2019. The discrepancy between the two is mostly a function of how each data point is classified and
it is expected that the numbers would not match perfectly. The 1,646 occupied units represents an increase
of 272 units from 2010 or by an average increase of 27 additional occupied units per year. The occupied
housing number includes both owner-occupied and renter-occupied units and in Perham there is about 35%
more owner-occupied housing units compared to renter occupied units. There are 955 owner occupied units
compared to 691 or 58% owner-occupied to 42% renter occupied. Once again, Perham seems to be the
regional exception rather than the rule with a higher-than-average number of renter-occupied units than
nearby communities and county-wide numbers. However, since 2010 the portion of owner-occupied homes
has increased from 52% to 58% which suggests that new housing units prioritized owner-occupied
housing, more likely to be detached-single family homes, rather than multi-family housing units more likely to
be renter-occupied.

Occupied housing, number of units per building
10 or more
apartments
17%

5 to 9 apartments
7%
3 or 4 apartments
4%

Mobile home or other type of housing
2%

1, detached
58%

2 apartments
5%
1, attached
7%
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Household Characteristics
Other characteristics of home dwellers help to inform future housing efforts that better matches the
existing population with a view towards providing housing that meets the needs of various residents. From
2010 to 2019 the number of one-person households increased by 10% in both owner and renter-occupied
units. This suggests that smaller units have become increasing popular as a single person requires
significantly less space than 2 or more people. It may also be a result of the type of work available in Perham
and the age-group that fills these positions who skew younger and are more likely to live alone. Two-person
and three-person households both decreased as portion of households, but four-person or more
households increase by just under 5%. This points to a housing scene that both caters to smaller oneperson units but also to households who are relatively large with four or more people residing within a unit.
Related to an increasing number of one-person households, is an increase in the number of non-family
households and a decrease in the number of married couples occupying households. 2019 is the first year of
data to indicate more non-family households than family households at 49.5% and non-family just overtaking
them at 50.5% of households. However, the percentage of families with children under the age of 17 has
remained stable across the nine-year span near 26-27% of households but these households are more likely
to live in a renter-occupied unit in 2019 than in 2010. Those aged 65 and older are the most likely age group
to live alone in both owner and renter-occupied units, which counters an earlier suggestion that younger
adults were driving the increase in one-person households. Renter-occupied units are almost 50% occupied
by those between the ages of 15 and 34, but an increasing portion of those aged 65 and up is living in renter-occupied units as that age group occupies near 40% of all rented units in 2019.

Housing Type
Single family homes dominate the market for owner-occupied homes as expected, but the mix of housing
options available to renters varies across multiple housing types. Detached single family homes represent
96% of owner-occupied homes, but only 5% of renter-occupied homes. Renters are split evenly across
single family homes and 2–9-unit apartment buildings, with a larger portion (42 %) of renters living in
apartmentbuildings with more than 10 units. Most owner-occupied housing have 2-3 bedrooms, which is
the same preference for renters which suggests family size is similar between renters and housing owners.
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Structure Age
For both rented and owned units,
a large percentage of homes were
built between 1980 and 2000
with 30% of owner-occupied
homes and 64% or renteroccupied homes being built in
that two-decade period. The
next most common period for

Age of Single Family Homes, 2019
800
700
600
500
400
300
200
100
0

2014 or
later

2010 to
2013

2000 to
2009
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1940 to
1959

1939 or
earlier

year structure was built
housing is prior to 1939 for both
renter and owner-occupied
Owner-occupied housing units
Renter-occupied housing units
housing, suggesting an aging
housing stock to some degree. It does appear that after 2000, single-family homes have been built
increasing numbers as nearly 20% of owner-occupied housing was built after the millennium.
This is compared with the portion of renter-occupied units built after 2000 reaching only 12% and suggests
housing growth that has prioritized single family homes in Perham.

Value of Home Sales
To capture some insights on the current housing market, this study examines assessing data from the
county and finds a 2020 average home sale of $195,940 and a median home sale of $170,000. Average sale
value has increased 50% since 2016 and median value has increased 42% over the same five-year period.
Assessed value of sold homes also increased with the structure value far exceeding the growth in land value
over the five-year period. In addition, the difference between median assessed value and median sale value
remained near 13% from 2016 to 2020. The average assessed value compared to the average sale value
however doubled from 13% to 26% in 2020. This suggests that, while value and sales have risen in tandem
for the most part across the housing market, it is buoyed by some greatly inflated sales that see assessed
values much lower than the final sale value.
In general, housing markets with sale values greater than assessed value usually indicates more buyers than
available homes and inflates the sale value of homes. The homes seem relatively affordable when compared
with median and average household income numbers. Average household income near $60,000 puts most
households in to contention for mortgages in the $200,000 to $250,000 range and suggests a stable and
healthy housing market in Perham that does not exceed income levels of residents. When compared with
other nearby cities and towns, Perham has higher sale and land values.
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Housing Costs
In the final section of this study, housing costs are examined to provide context for what residents can
currently afford and what the outlook of housing affordability looks like in future years. There is often a large
income gap between owner and renter-occupied housing and between 2010 and 2019 the gap appears
to have decreased by around 14% or almost $3,000 even if the gap persists. Owner-occupied households
earned a median income of $45,417 (2010) that increased by 13% to $51,546 in 2019, while renter-occupied
median income sat at $26,155 but grew by 32% to reach $34,637 in 2019 to reduce the gap between the
two figures. Owner-occupied income sees a single peak of earners between $35,000 and $100,000, while
renter-occupied units experience multiple peaks across the income range with a small peak near $20,000, a
large peak near $35,000, and an additional smaller peak near $75,000. This seems to suggest that while the
income profile of owner-occupied residents is somewhat consistently middle income, renters appear to have
a wider degree of income variation and includes varying numbers of low-, middle-, and high-income renters.
Housing costs for owner-occupied
households has surprisingly decreased
by 7% from $838 to $774, while
renter’s monthly costs increased from
$539 to $704 which is proportional
with a 30% increase in the median
income of renters between 2010 and
2019. Costs represent 18% of income
for owner-occupied households while
remaining near 24% of income for
renters. Near 11% of owner-occupied
households are
cost-burdened (housing costs are more
than 30% of monthly income) while
renter-occupied households arecost-

Cost-Burdened Households
of all renter households

of all home-owner households

69.80%

Perham

Otter Tail County

MN

30.20%

43.40%
20.20%

45.70%
18.30%

burdened more than one third of the
time. Cost-burdened renters has remained near 33% since 2010, but owner-occupied units have decreased
the proportion of cost-burdened households by 15% over the same period. This is consistent with
evidence of decreasing monthly costs for owner-occupied households but strikingly different to the fortunes
of renters.
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Further exploring owner occupied housing units by examining mortgage data provides even more context
for decreasing costs. Of the 955 owner-occupied units in Perham, 556 of them have mortgages in 2019
or nearly 60% of owner-occupied housing. Median monthly mortgage costs totaled $1,121 with a median
income of $63,971 and a housing value-to-income ratio of 2.2. Less than 10% of households with
mortgages are considered cost-burdened in 2019 which is far below that of renter-occupied households
who also do not benefit from increasing home values. With 60% of owner-occupied housing having a
mortgage, the remaining 40% are most likely owners who have paid off their mortgages and the decreasing
costs between 2010 and 2019 are likely attributed to a decreasing number of owner-occupied households
with mortgages, lower interest rates on mortgages, and a combination of the two.
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Conclusion
Before discussing conclusions, it is important to note the impact of the pandemic on the housing landscape in
communities across the state of Minnesota There is not yet high-quality or real-time data about the
impact of the pandemic, but some initial reports and anecdotal evidence suggests an impact on the
supply costs of housing, decreasing income for poorer households, and changing migration patterns of
people. What this means for Perham is unclear, but the city can expect increased costs of new
construction, some degree of change in income and profits of households and businesses, and possibly an influx of
younger families returning home or people seeking to move away from large cities where pandemic realities hit
harder. Data verifying these trends is not yet available but early reports suggest some degree of change
without being able to pinpoint the real affects forced onto communities becauseof pandemic related realities. In
addition, 2020 Census data will soon be available to everyone, but it is not yet clear how the pandemic may
have affected survey answers of participants.
From the study and data analysis the following stand-out as notable Perham characteristics and trends:
1. While the surrounding area trends older, actual residents in Perham are relatively young compared to
regional median age numbers.
2. Area population growth is concentrated within Perham.
3. Renter occupied homes are more common in Perham than elsewhere in Otter Tail County.
4. Considerable wealth and income gaps exist between renters and home owners.
While the study contains many data points and can be used to highlight many trends, the above four
points stand out in relation to other trends. The points highlight housing needs that differ from nearbycommunities
including a younger resident population, steady population growth, available rental units,and affordability
concerns among renters.
The city is growing, and while growth is not essential for a community to need housing and thrive, it
certainly helps drive the city into the future. Without population growth the argument for new housing
becomes more difficult, but the population isn’t just growing in Perham, it is growing faster than the
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region that surrounds it. A county-wide trend sees small cities like Perham have growth concentrated
within them and in turn suggests a need for new housing and land to meet even moderate population
growth. The age of the residents within Perham versus the surrounding area also presents a unique
situation unlike with neighboring communities who have residents that are older and aging. In other
communities, there has been a rise of older and higher income renters, and while this trend also exists in
Perham, it is offset by a high number of young adults who are more likely to be single and relatively low- income.
From this comes a number of solutions. For one the city appears to have an adequate base level of
demand for new housing and existing market conditions seem to suggest that if housing is built it will be
purchased quickly. Focusing new housing on smaller lots and increasing the housing mix also appear to
beachievable and effective solutions to housing supply issues and affordability concerns. Aging adults tendsto desire
different housing that requires less maintenance and is easier to navigate and focusing on the construction of
assisted living, senior housing, or even duplex and other-multifamily options appears to be a solution
with weight to attract residents from the surrounding area. For the younger population living within city
boundaries ensuring affordable rental units are available and access to credit when it comestime for them to buy
starter homes could be an effective policy to ensure the young population remains in Perham long-term. In
addition, ensuring that renters have strong rights can create a rental market that is competitive and
effective in meeting the needs of renters without causing undue harm to residents.
This study intends to provide context and current data for the city to make decisions about the future of
their community. Some of the suggestions above seek to provide one possible solution but many others will be
become apparent as the city spends more time on addressing community needs. Analyzing current
trends helps make informed decisions that put communities on a path towards greater resiliency and
vibrant spaces. It is important that this study complements other surveys and data in ways that raise the
city’s capacity to respond to a changing world.
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