
Our Housing Stories

We know our community members 
have these housing needs: 

Adults downsizing
larger family homes to smaller or more 
manageable homes

Adults needing stable rentals
working in the area, affordability may be a 
barrier, may buy a home in the future

Families needing long term, single 
family housing
enough space, affordable and secure so they 
can thrive in our community while raising next 
generations 

 

Elders: Aging in Community 
older community members who want to 
stay in the area, and may need a smaller or 
more manageable home, with some support, 
connections & accessibility

6	 Age-friendly Communities & 				  
	 Housing

Georgia  Lane
Arrowhead Area Agency on Aging (AAAA)
September 2024

What is AAAA? 
The mission of the Arrowhead Area Agency on Aging is to support successful 
aging in the Arrowhead. This is the agency designated by the State of Minnesota 
to address the needs and concerns of all older persons at the regional and local 
levels in the Arrowhead Region. AAAA contracts with local service providers to 
deliver many direct services such as: meals, caregiver support, transportation, and 
in-home services. Planning staff with the AAAA work to address service gaps in the 
region, provide support to partner organizations, and provide advocacy for aging 
services. 

How do housing needs intersect with aging in the 
Finland area, and Arrowhead region?
The need for “old age” housing is growing rapidly. Half of today’s five year olds 
will live to be 100. In 2020 in Minnesota, more people are 65+ than the number 
of children 18 and under. In Crystal Bay Township, 46% of residents are over 65. 
According to an AARP national study, 3 out of 4 people want to stay in their homes 
as they age. Older homes can be challenging to maintain as residents age - 60% of 
rural homes were built before 1980. 

“Age-friendly” as a designation for communities and 
housing
There is growing awareness that affordability, access to community services, 
and support for issues like maintenance and universal design, are part of “age-
friendly” communities and homes. “Age-friendly” is now becoming a recognized 
designation for organizations and communities - to become more livable and 
inclusive for people of all ages. In 2021, Minnesota entered the Age Friendly Global 
Network. The Governor’s Council for Age-Friendly MN has approximately $6 million 
in grant money available to help communities become more age-friendly. In 2021, 
Lake County entered into the network, led by the Public Health Dept. 

Age-friendly housing entails: 
•	 spectrum of affordable options
•	 zoning that ensures adequate supply
•	 home modifications and maintenance (universal design)
•	 creative solutions - co-housing, accessory dwelling units (ADUs, mother-in-law 
suites), land cooperatives

Resources Available: AARP and other organizations
The American Association of Retired Persons (AARP) has guidebooks on how to 
go about attempting to change the county zoning/laws that stand in the way of 
moving forward. A few examples of middle housing or age friendly housing are: 
townhomes, duplexes, fourplexes, ADUs, cottage courts.

Well/septic requirements currently 
limit the affordability and practicality 
of second dwellings like ADUs, 
because they would need separate 
wells and septic systems 

Partnerships, communication and 
coordination within and beyond 
Finland area will be essential for 
finding resources to support these 
efforts

Partnerships, communication and 
coordination within and beyond 
Finland area will be essential for 
finding resources to support these 
efforts 

Local expertise, ‘can do’ and 
communitarian culture could 
contribute a lot towards maintenance 
and access issues through rehabbing 
and weatherization 

Resources and examples are out 
there to explore “age-friendly” 
designations for communities and 
housing, including potential policy 
changes and other barriers 

Crystal Bay Township could pursue 
“age-friendly” designation

5	 Community Land Trusts (CLTs)

Brook Tapp
One Roof Community Housing (Duluth)
August 2024

What is One Roof?
One Roof Community Housing is a non-profit organization based in Duluth, 
and operating in Duluth, Proctor, Two Harbors and Grand Marais. One Roof is 
committed to providing housing services, as well as building and sustaining 
affordable homes and healthy neighborhoods. It was established in 2012, with the 
merger of Northern Communities Land Trust and Neighborhood Housing Services. 

What does One Roof Community Housing do?
One Roof offers a range of services including affordable homeownership 
opportunities, homeownership education and counseling, home and rental 
rehabilitation, lending and down payment assistance. One Roof also offers 
resources and support for positive tenant / landlord relations, as well as a Tool 
Lending Library. 

One Roof has a total of 340 homes: 
•	 294 in Duluth
•	 20 in Proctor
•	 6 in Two Harbors
•	 10 in Grand Marais

Of these 340 homes, 91 of them are buyer initiated, 82 are new construction, and 
167 are acquisition-rehab homes. One Roof has served 571 households, 340 new 
homes, and 231 resale. 

One Roof - Community Land Trust Model
One Roof uses a Community Land Trust (CLT) model, which provides access to 
land and housing to those who may not have full access to market rate home 
ownership. CLTs can be found across the United States, and increase long term 
community control of neighborhoods, empower residents through involvement 
and participation in the organization, as well as preserve affordability of housing 
permanently. There are approximately 200 CLTs in the US, and 12 in Minnesota. 

How does the One Roof CLT model work? 
One Roof owns the land, and the homeowner leases the land for a nominal fee and 
owns the buildings (aka “improvements”) on the land. Homeowners retain the 
right of use to the land. Upon sale, the seller retains 100% of their earned equity 
and capital improvement credits, but agree to modest gains related to the home’s 
appreciation in value. 

Qualified buyers can purchase a home at an affordable price (25% less than 
market value), on a 99 year renewable land lease. Buyers must qualify for their 
income bracket, but they don’t have to stay at that income level. 

Homes can be inherited by heirs of the homeowners, but if they choose to sell, the 
home must remain affordable, as per the “pay it forward” agreement. 
Affordable means: not more than 30% of your income for housing costs; principal, 
interest, taxes, insurance, land lease fee (if a CLT home). 

One Roof only works with houses on 
city water and sewer (not well/septic) 

Partnerships with One Roof require 
significant level of local engagement, 
land to build on, or housing stock 
that can be rehabilitated 

Partnering with One Roof would go 
through Crystal Bay Township and/
or Lake County HRA - or an entity that 
is robust enough to take on a certain 
level of risk

A potential model for a CLT specific to 
the Finland Area 

Experience and established 
relationships & successful process

4	 Focus on Tax Forfeiture

Nate Eide
Lake County Land Commissioner
Forestry/Land Department 
July 2024

What happens when a property goes into tax 
forfeiture?
Recent changes to the process mean that now when a property goes into tax 
forfeiture, the property must be offered at estimated market value for 30 days at 
auction. If the property doesn’t sell at that price, then it is reduced to a minimum 
bid. 

If the property is not sold, the property is considered tax forfeited, and could be 
given to an HRA. Following State law, there can be no restrictions on who can 
purchase land (such as requiring buyer be a resident of the County.)

What are the options for the HRA or FHS to do 
something with a given forfeited property?
These properties often are very dilapidated and need major work or even to be 
demolished. Efforts are made to contact owners and understand what is going on 
before the property goes into foreclosure. 

Time frame for tax forfeiture (3+ yrs) 

State of disrepair of structures on 
property is often a challenge for 
adding or rehabbing housing units 

According to State law, the County 
cannot put restrictions on properties, 
such as the buyer needing to be a 
Lake County resident

HRA or another entity can get 
involved once a property is 
designated as forfeited 

Details of whether a given property 
is feasible to repair or demolish are 
case by case 

There are forfeited properties in Lake 
County, and the County board is very 
interested in the potential of these 
for housing

3	 Habitat for Humanity

Darren Schmitt
Western Lake Superior Habitat for Humanity
May 2024

What does the Western Lake Superior HFH do?
Habitat for Humanity provides affordable housing for everyone they can. Houses 
are built as cheaply as possible, with volunteer work, and then they work out 
a mortgage that works with the family’s income. Western Lake Superior HFH 
completes about five homes each year. 

Selection process can be hard to navigate
The selection process and criteria for families can be challenging.  

Can a family own the land where the house is built?
No, it’s not a good match if the family owns the land. HFH would have to buy the 
land directly, and then if the family doesn’t qualify, HFH would find another family 
for the house to be built.

 

Selection process and criteria for 
families can be hard navigate, lots of 
factors 

There is a minimum threshold of 
income for the mortgage to be viable 

Not usually in areas without city 
water/waste services (possible, but 
added expense) 

Not a good match if the family owns 
the land - HFH would have to buy the 
land directly, and then if the family 
doesn’t qualify, HFH will find another 
family for the house

Most promising for Finland’s needs 
would be the Aging in Place program 
within HFH, with reliable volunteer 
capacity

Finland Home Solutions is a community group, 
motivated by a central goal: 
 

Understanding housing needs in the 
Finland community and working 
together towards solutions.
FHS was organized in 2023 in response to pressing needs for safe, 
affordable and comfortable homes for community members in Finland and 
Crystal Bay Township. High Level Goals the project is working towards: 

•	More accessible homes for people to own and live in the community. 

•	More stable access to homes to rent for young individuals, elders, and 
people not ready to purchase but who want to live in the community. 

•	Building and strengthening relationships with Crystal Bay Township and 
Lake County, to support action towards the housing priorities, land use 
ideas, and housing-related action of the Finland community.

Finland Home Solutions
Community Futures at Home in Crystal Bay Township/Finland Area

Community Gathering:
Share Key Findings & 
Build on Previous Work

Clair Nelson Intermodal 
Transportation Center
February 22, 2025

WE ARE HERE

Empowering Small Minnesota Communities 
Minnesota Design Center (MDC) & 
NE Regional Sustainable Development Partnerships (RSDP/UMN Extension)
Current efforts: 2024-2025

CONTEXT

This project has been held by many hands over multiple years. 
All of these contributions have been significant and meaningful. 

Crystal Bay Township

Housing within Crystal Bay Township

Access to housing has been a community concern 
for several decades.

2005	 Comprehensive Community Plan

2015	 Revision and Updates to the Comprehensive 			 
		  Community Plan

2021-22	 Process initiated for community conversation 			 
		  around development, rising property taxes and 		
		  land uses

2023-24	 Finland Home Solutions group organized with 			 
		  community engagement     

Housing needs across the state & 
Northeast MN

In the northeast region, recent development pressures have 
meant rising market rates for homes, and fewer homes for sale. 
Flooding and other events have also impacted the Finland Area. 

How did we each get to Finland, MN?

Our community members have done their best to navigate the costs 
of land, materials and construction for homes. At some points in 
time this was more or less feasible, depending on many factors. 

Over generations, the Finland community has also come together to 
support longtime community members and welcome newcomers. 

Everyone gathered here cares deeply about Finland. 

We all have housing stories to share. 

1	 Housing in Lake County: HRA

Matt Johnson
Housing & Redevelopment Authority
March 2024

What does the Lake County HRA do?
Our mission is: “to enhance housing and economic development opportunities 
throughout Lake County.” The HRA helps people of all income levels, and works 
on efforts in solving a variety of housing types. The HRA supports planning for 
changing housing needs, new construction or renovations to provide new housing 
units, and also connects residents with support for rehabilitation of existing 
housing such as weatherization and renovation.

Example Projects
Silverpoint Apartments (Silver Bay) and Lakeview Apartments (Two Harbors) 
are two workforce housing projects from the HRA. We are continuing to work on 
housing projects like these throughout Lake County. 

HRA Housing Trust Fund
We are working on an effort to provide revolving funds for building projects. 
This could help pay for design, contractors, materials, etc.. Once the home is 
purchased, the money goes back to the fund, and repeats.

Preserving Existing Housing Stock: Weatherization 
& Renovations
AEOA: Arrowhead Economic Opportunity Agency (Virginia, MN) may have some 
resources to support rehabilitation in the area. The HRA Housing Trust Fund could 
also help with repairs just before a sale, and money could be recouped and put 
back into the fund at the sale of the house. 
 

Finding local contractors to do the 
work is challenging

Housing is a major priority for Lake 
County 

Lake County HRA is trying different 
strategies 

HRA is moving northward, there is 
potential for Crystal Bay Township/
Finland Area and Community to get 
involved

Housing Trust Fund is getting 
established and underway

With clear communication and 
consensus, positive changes may be 
possible 

Zoning can change, with compelling 
reason, a coherent plan, and good 
communication between residents, 
Township and County 

Clusters of small units on one parcel 
may be allowable 

Municipal style septic systems are 
possible, and might make sense in 
certain instances

Zoning types restrict the number of 
dwellings per parcel 

Generally two septic sites are 
required per parcel

Costs for expansion and maintenance 
are a substantial burden

2	 Septic Capacity, Zoning & Housing

Christine McCarthy
Lake County Planning & Zoning
April 2024

Septic Systems - Basics and FAQs
Across Minnesota, if you have any kind of plumbing, you need a septic system - 
even just grey water. Inspections are required: 
•	 if a septic system is older than 12 years
•	 an existing system has not been inspected in 8 years or more
•	 when a home is sold
•	 when an application for a permit has been filed for another structure on the 
property

Maintenance for septic systems is best done at least every three years. The 
pumper, inspector and installer of septic systems needs to be licensed by the State 
of Minnesota. 

Septic System Capacity, Zoning and Housing
Housing units have required minimum corresponding septic system capacities, 
based on number of bedrooms and the size and zoning classification of the parcel. 
This is intended to ensure enough land for the primary septic site and secondary 
septic site, and meet the number of allowable building/dwelling units. 
Common zoning categories in the Finland area include RR (one dwelling on one 
acre minimum); R-3 (one dwelling per 2.5 acre); R-1 (one dwelling per 10 acres). 

Can the zoning be changed for a given parcel?
It is a significant process to change the zoning, but it is possible. Talk to the County 
to find out if it’s a possibility, and whether there are additional concerns like 
wetlands. At the community scale, it would be best to have good communication 
between residents, township, and county.

Are ADUs (accessory dwelling units) allowed?
 It depends on the dwelling and the zoning of the lot. Limits to the number of 
dwellings, wetland exceptions, and setbacks might impact if an ADU is allowed. An 
ADU would add at least another bedroom to a parcel, which would impact septic 
capacity - might require another tank, or expanding the mound. 

Would a cluster of small units be allowed?
A single family house is different from a complex or multi-family structure. The 
County could look at a particular parcel, and potentially get a reasonable, if 
needed, variance of some kind to work with more innovative clusters of small 
units. 

Do RVs require a septic system?
Section 6.08 states that RVs and campers that are licensed with registration are 
only available for people to live in them for 21 days or less in one calendar year. 
However, with a structure permit they can live there more. These are easy to 
obtain if you meet the requirements, but it still counts as a dwelling and needs 
a septic system. Discharging grey water from a structure onto the ground is not 
allowed by state code. 

Is there a need for a municipal sewer system?
Previous assessment has not shown a need for a sewer system. There are smaller 
municipal-style septic systems, which could support a lot of units (10,000 gallons a 
day, MSTS: mid-size subsurface treatment system, permitted through MPCA).

RECENT EFFORTS: TIMELINE & FINDINGS

2. Community Land Trust (CLT)
•	 A Community Land Trust (CLT) is one way to keep more homes available below 
market rates to income qualifying residents

•	 A CLT is usually a nonprofit organization that owns and manages land to hold 
in trust for new and existing residents. A homeowner buys a home on the land 
below market rate, and enters into a 99 year “ground lease” for the land. 

•	 The homeowner agrees to a resale formula that enables them to get the equity 
they put in, and also sets price appreciation at a given rate (below market rates)

•	 Especially in areas where home prices are rising very quickly, CLTs provide the 
benefits of stable home ownership to lower to middle income individuals and 
families, and can be a benefit to the whole community.

4. Septic/Well Issues in Relation to Housing
•	 Septic and well infrastructure are both barriers to expanding access to housing, 
and important to maintaining clean water

•	 Our values and priorities as a community can shape shorter and longer term 
decision making about septic/well infrastructure in relation to housing

•	 Longer term pathways include: working towards policy change to more 
easily allow for ADUs or other expansion of housing units on a given parcel, or 
continuing to consider community scale septic systems for future development

•	 Funding options available to support shorter term septic work: potential rotating 
loan fund, IRRRB matching funds, MPCA funds

5. Land Use Planning Pathways 

•	 Parcel ownership and zoning ordinances determine a lot about the ways the 
Finland Area is currently configured, and how it might (or might not) develop 

•	 The Crystal Bay Township Comprehensive Community Plan has identified clear 
directions for where to locate future development across the Township

•	 In keeping with the Community Plan, identifying areas most appropriate for 
various land uses to support expanding housing capacity

•	 Considering the steps required to make possible a longer term land use plan as a 
community 

1. “Very Finland Home Solutions”

•	 New housing to expand capacity, most appropriate for the Finland Community
•	 Envisioning multi-family housing that is responsive and reflective of Finland 
Community’s unique needs and character

•	 Communicating with our community, Township and County about how more 
innovative housing could better meet our community needs and aspirations

•	 Accessory Dwelling Units (ADUs), or mother-in-law apartments, are some 
examples, and what other solutions may make sense in our community?

3. Expanding Existing Housing Capacity 

•	 Maintaining and improving existing homes is a significant part of expanding 
housing capacity in the Finland Community

•	 Through the work of FHS, we have identified some shorter and longer term 
pathways to access support for renovating homes and expanding capacity 
through septic systems, age-friendly resources,  with the potential to make 
available more workforce housing

•	 We may already have some of the necessary skills, tools and capacity to do some 
of this work within our community

POTENTIAL ACTION AREAS

Friends of the
Finland Community

Funding partners, including: 
Minnesota Coastal Program STAR Grant
NE Regional Sustainable Development Partnerships (RSDP/UMN Extension): 
•	 Resilient Communities
•	 Deepening Impact

Friends of the Finland
C O M M U N I T Y

Sources include: Minnesota Housing Partnership, State of the State’s Housing (2024);  The Town of Crystal Bay 
Comprehensive Community Plan (2005-2015); Community engagements and facilitation with Tracy Chaplin/
Co-Nexio (2023-2024); Finland Home Solutions/ESMC Partnership (2024-2025).

OPPORTUNITIES

BARRIERS

Laura Jane Musser Fund - Rural Initiative Program
Age-Friendly Minnesota Council - Community Grant


