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INTRODUCTION
Little Canada, a nearly fully developed first-ring suburb, provides a
substantial amount of housing affordable to middle- and lower-income
households because it has a high percentage of units that are rental and/
or attached.
Promoting safe, affordable, and high-quality housing is a necessity for
the city to continue to grow and support its existing community, whether
for renters, owners, young or old. This chapter outlines the existing state
of housing in the City, examines the city’s projected housing needs and
recommends ways to achieve those objectives.

MAJOR FEATURES OF THE HOUSING PLAN
This chapter describes the current housing stock of the city, summarizes
housing needs, estimates the ability of the housing stock to
accommodate households of low- or middle-income, and recommends
actions that the City should take to accommodate a full range of housing
costs and types.
The number of households in Little Canada is forecast to increase by
approximately 300 from year 2015 to 2040
Attached housing units plus mobile homes account for 56 percent of
all housing units in Little Canada
Rental housing units account of 39 percent of all units
Year Built: The great majority of the detached units were built
between 1950 and 1980
Locations: Most of the detached units are east of I-35E and most of
the attached units are west of the freeway
Lower-Income Households: Households earning less than 80
percent of the defined Area Median Income comprised 27 percent of
all households in the city
Subsidized Units: There are 153 publicly-subsidized housing units in
Little Canada

Housing Strategy
Infill and Redevelopment: Achieve new housing through
redevelopment of certain sites from either lower-density housing or
businesses; and achieve infill development on the few open parcels
Zoning Improvements: Provide zoning to encourage that a certain
percentage of additional units are in the affordable ranges; study
improvements to the zoning code to encourage attractive mid-density
housing in a variety of forms
Housing Maintenance: Study ways to encourage maintenance of
existing housing that will mostly be over 6 decades old in 2040
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Affordable Housing Allocation: Work with the private and the public
sectors to accommodate 72 more units of affordable housing between
years 2021 and 2030, as requested by the Metropolitan Council
Potential Land Use Changes: Within a year, study ways to mitigate
the adverse effects on residents of possible land use change at any of
the manufactured housing parks

Table 3-1: Units and Households
Total Housing
Units

Total
Households

4,729

4,514

Source: U.S. Census Bureau

HOUSING INVENTORY
Tables 3-1 and 3-2 indicate that in 2016 there were approximately 4,514
households and 4,729 households in Little Canada, for a moderate
vacancy rate of 4.5 percent. However, by 2019, the vacancy rate was
estimated to be lower because of the rising regional housing demand and
tighter supply.

Types of Housing in Little Canada
Unlike many suburban communities in the Metropolitan Region,
Little Canada has more multi-family units than single-family, with the
remaining 9.5 percent being manufactured housing.

Housing Type in Little Canada
Census
1990
Census
2000
Estimates
2010
Estimates
2016
0

1,000

2,000

Single Family Detached
Duplex, triplex and quad
Manufactured Home

3,000

4,000

Townhomes (single-family attached)
Multifamily (5 units or more)
Other (Boat, RV, etc.)

Table 3-2: Housing Units by Type
Single-Family Multi-Family Manufactured Other Housing
Units
Units
Homes
Units
2,084

2,195

450

0

Source: U.S. Census Bureau

Little Canada Comprehensive Plan

3

Table 3-3: Ownership vs.
Rental
Ownership
Rental
Units
Units
2,899

1,830

Source: U.S. Census Bureau

Ownership vs. Rental
Little Canada provides a substantial amount of affordable housing, in part
because 39 percent of its housing units are rentals.

Age of Housing
The map on the next page illustrates that most of the housing in Little
Canada was built after World War II, mainly between 1950 and 1980, but
continuing into recent years. A few houses were built in the early part of
the 20th Century as farmsteads or rural houses along the country roads.

Housing Assessed Market Values
As illustrated by the following map, the great majority of the detached
housing units in Little Canada in 2016 had assessed market values at or
below $238,500, which was the regional median.
There is a relative handful of houses with assessed values in the range of
$238,500 to $884,800, and none above that figure. Those were clustered
near the lakes or were built in period of 2010 through 2018.

Affordability
One of the remarkable aspects of the city’s housing stock is that it
provides affordable options for nearly the full range of household
incomes.
Approximately 3,674 housing units (78 percent of the total) that would
be affordable to a household earning 80 percent of the Area Median
Income (AMI) for the region.
Approximately 1,000 (21 percent) units are affordable to a household
making just 30 percent of AMI.
Having housing that is affordable to a wide range of household incomes
means that Little Canada is able to attract a broad range of residents.
These include “starter” homes, move-up houses, upper-bracket houses,
“workforce housing,” and housing for seniors.
Note that mobile homes are a large percentage of the units affordable
to those earning less than 30 percent of AMI; there are 450 mobile homes
among three manufactured home parks. Redevelopment may threaten
the long-term life of those parks.

Table 3-4: Housing Affordability in 2016
Affordable Units to
household income at
or below 30% AMI

Affordable Units to
household income at
31 - 50% AMI

Affordable Units to
household income at
51 - 80%

969

763

1,942

Source: Metropolitan Council
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LOW DENSITY RESIDENTIAL:
MARKET VALUE
2040 Comprehensive Plan
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LOW DENSITY RESIDENTIAL:
YEAR BUILT
2040 Comprehensive Plan
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Housing Cost Burden
While Little Canada provides at least its regional share of affordable
housing, there is a need to examine how many of its households
experience housing cost burden.
When a household is spending over 30 percent of its combined income
on housing related costs, than that household is said to be experiencing
housing cost burden. Of Little Canada’s 4,514 households, 1,243 (27
percent) were considered to be cost-burdened in 2016. Especially
impacted were those households in the lowest income brackets, with
571 households (13 percent) at or below 30 percent of the Area Median
Income experiencing cost burden. Few communities will ever be without
cost-burdened households, but identifying these gaps in the housing
market is crucial to planning for future development. Knowing that the
30 percent AMI bracket is most often experiencing cost burden tells us
that future affordable housing needs to be geared towards this bracket.

Table 3-5: Housing Cost-Burdened Households in 2016
Cost Burdened
Cost Burdened
Cost Burdened
Households with
Households with Income
Households with
Income at or below
at 31-50% AMI
Income at 51-80% AMI
30% AMI
571

540

132

Source: Metropolitan Council, NAC

Publicly-Assisted Housing
Little Canada does have 143 publicly-subsidized housing units:
77 are general units, subsidized to reduce their cost to potential
tenants
76 units are specifically subsidized and designed to be for the elderly,
providing crucial housing that would allow residents to stay within the
city after they no longer could live in their larger homes.
The city does not have any publicly subsidized housing which is designed
for households with disabilities.

Table 3-6: Publicly Subsidized Housing Units
All Publicly
Publicly
Publicly
All other
Subsidized Units Subsidized Senior Subsidized Units Subsidized Units
Units
for those with
Disabilities
153

76

0

77

Source: U.S. Census Bureau
Little Canada Comprehensive Plan
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HOUSING NEEDS AND AREAS OF FOCUS
The top housing needs in Little Canada are:
Accommodate the growth forecast.
Maintain or improve the physical condition of all types of housing.
Continue to add new housing, particularly middle-density housing
such as duplexes or townhouses.
Protect a portion of the manufactured housing stock while ensuring
fair treatment for the residents any manufactured housing that may
be removed for other development.
Provide housing options for an aging population.
Keep a portion of the housing stock in the affordable cost range.
Encourage the private market to build approximately 300 additional
housing units between 2015 and 2040.
Achieve new housing through redevelopment of certain sites
from either lower-density housing or businesses; and achieve infill
development on the few open parcels.
Provide zoning to encourage that a certain percentage of additional
units are in the affordable ranges.
Maintain and improve existing housing that will mostly be over 6
decades old in 2040.

Accommodating the Growth Forecast
Little Canada is forecast to have 4,900 households by 2040, up only 250
from the forecast for year 2020. Little Canada is nearly fully developed
and has very few open sites. Some parcels are under-utilized or have
aging, obsolescent buildings.
The private market is expected to respond to the need for additional
housing by making good use of available properties if the City’s zoning
allows it. The Land Use Plan has been designed to accommodate that
demand, and it is recommended that the zoning ordinance be improved
likewise. The Land Use Plan chapter indicates locations where such
growth is reasonably anticipated to occur.

Table 3-7: Household Growth in Little Canada
Age- Friendly Community
The land use plan and the
zoning code allow the private
development or maintenance of a
full range of housing types, sizes
and costs.
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2016
Households

2020
Households

2030
Households

2040
Households

4,514

4,650

4,900

4,900

Source: Metropolitan Council

Providing Affordable Housing in a Range of Types and Sizes
Little Canada has done a good job providing housing that is affordable
to households of a range of households , and this will continue to be an
objective.
Housing

The Importance of Housing Diversity: Diversity includes tenure (rental
and ownership), type (single family, townhome and apartment), price,
size and style. Housing affordability, thus, is a component of housing
diversity. Cities such as Little Canada with a diverse housing stock can
accommodate a households at different life stages, incomes and family
types. This provides options as residents’ needs vary over time because
of changes in age, income, preference, children or physical abilities. For
example:
People who move into a community can remain and stay close to their
established social networks
A long-term resident who no longer wishes to care for a large yard will
choose to move to another housing type within their community with
less maintenance needs, if that option is available, before looking at
other communities
Young adults who grew up in a community may move out of their
parent’s home into an apartment or townhome nearby.
In addition, affordable housing has a number of economic benefits for
the city. In Little Canada, the annual average wage is slightly lower than
in both Ramsey County and the Twin Cities Region. For people who work
in Little Canada, their lower wages may not be enough to afford to live in
the city or to avoid being cost-burdened. For the business sector to grow
and expand, a reliable labor force is needed. Available affordable housing
helps to attract a talented workforce to fill these job opportunities, so
they can live near their place of work. Workers often look for jobs that are
located near attractive housing options. This also helps to retain current
workers who wish to be at a company for the long term, thereby avoiding
unnecessary and costly employee turnovers. Besides the many benefits
that make affordable housing appealing for Little Canada, the City should
also try to accommodate its fair share of the regional need for affordable
housing.

Regional Allocation of Affordable Housing Units
The Metropolitan Council allocates affordable housing to communities
throughout the Metropolitan region in order to diversify where affordable
housing is located. This is done in order to avoid creating areas of
concentrated poverty, and to allow lower income households to live
closer to suburban employment centers.
Allocation: The Metropolitan Council has asked Little Canada to
accommodate 72 more units of affordable housing between years 2021
and 2030, as follows:

Table 3-8: Affordable Housing Allocation for Little Canada
Units Affordable Units Affordable Units Affordable Total Allocation
to households
of
to households
to households
earning at 51- Affordable Units
earning at or
earning at 3180% AMI
below 30% AMI
50% AMI
24

25

23

72

Source: Metropolitan Council; revised downward by the Metropolitan Council to reflect the
adjusted growth forecast shown in this plan.
Little Canada Comprehensive Plan
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Age- Friendly Community
Remodeling and rehabilitation will
help people stay in their homes
longer as their household and
personal circumstances evolve.
The City can provide informational
materials and resources to
promote “aging in place.” When
a detached house is no longer
practical for a household, optional
choices should be available
locally.

Land for New Affordable Housing
In the Land Use Plan chapter, it is estimated that approximately 32 acres
of residentially zoned property and part of another 37 acres of mixed-use
property will be newly developed or redeveloped at densities sufficient to
create opportunities for affordable housing
Methods
This objective may be achieved in several ways. One would be by
planning and zoning a new downtown mixed-use district, approximately
40 acres of residential and commercial development. Locating this
housing right in the city’s “downtown” will have the added benefit of
being near both commercial and employment hubs and along a transit
route.
Residential builders would be asked to include a percentage of affordable
units in exchange for density bonuses or redevelopment assistance
through tax increment financing. Similar opportunities will present
themselves as various infill or redevelopment sites are re-worked. Table
2-6 in the Land Use Plan chapter indicates that mid- and higher-density
housing can be accommodated in Planning Districts 3, 4, 5, 9 and 11 at
densities in the ranges of either 6 to 10 or greater than 12 units per net
acre. This would correspond with “Option 2” in the regional approach.
This plan recommends that the residential districts of the zoning code be
improved to facilitate private investment, particularly among mid-density
housing.

Housing Maintenance
A significant portion of houses in Little Canada were built prior to 1960,
and even more were built before 1980. By 2040, these buildings will be at
least 60 years old and have increasing maintenance needs. To maintain
safe, quality housing and to protect its property tax base, the City should
examine means to preserve exiting housing.
Inspection and Code Enforcement at the Time of Sale
Protecting housing quality begins with effective inspection and Code
enforcement. Requiring by ordinance housing inspection and Code
conformance at the time of sale is an effective means used by many
Cities to ensure a minimum of housing quality and safety. The monetary
transaction helps make this possible. Inspection also provides some
assurance to the buyer.
Advice for Owners
Advice and education are another lower cost option for the City. Tips and
how-to guides on basic home repair and improvement can be included
in any print or digital communications that the City offers to residents.
In-person classes could also be offered at local community centers or park
facilities. Oftentimes, basic repairs to a home can be easily taken on by the
household themselves and can help to avoid more intensive and costly
repairs in the long run.
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Rehabilitation Loan and Grant Programs
The City could offer a reduced-interest rehabilitation loan program
through local banks for middle-income owners coupled with a City grant
program for the lowest-income owners. Both programs should be aimed
at correcting violations of the Building Code. The loans could even be
forgivable or deferred. Example programs are found throughout the
region.

Mitigating Adverse Effects of Potential Land Use Change
at the Manufactured Housing Parks
The sudden closure of a manufactured home park can have devastating
effects on residents and collateral harm to the community. This is largely
a result of the unequal power arrangement wherein one owns the house
but rents the land, compounded by the fact that it is very costly or nearly
infeasible to relocate many such structures. Minnesota statute 327C
provides some help but it is often judged to be inadequate compared
to the impact. Consequently, some Minnesota cities have adopted local
ordinances, policies or programs to further mitigate financial impacts on
displaced residents.
Thus, in the year after this plan is adopted, the City will study what it can
or should do, if anything, to mitigate the adverse financial effect on park
residents of a sudden redevelopment of any of the three parks in Little
Canada. This study should involve an advisory committee including park
residents and experts, among others.
Please refer to the Land Use Plan chapter for recommendations about
land use plan map designations and zoning for the manufactured
housing parks.

Mitigating the Potential Loss of Tax-Credit Housing Units
Little Canada has more than 190 units of rental housing made affordable
by federal housing tax credits that may expire, possibly resulting in rents
increasing beyond the range of affordability for those tenants. These
include more than 100 units at 60 percent of the Area Median Income
(AMI) or below, 40 of which may expire by year 2035; there are another
and 35 units affordable at 50 percent of AMI that may expire in the 2021
to 2030 decade without intervention.
The City wishes to keep these units in the range of affordability. To do
so, the City will specifically identify the units and speak with the owners
about what could be done in that regard. The City will consider using any
of the means listed in the following section.

Little Canada Comprehensive Plan
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Potential Tools for Addressing Housing Needs
To address the housing needs and priorities stated in this comprehensive
plan, the City will consider using any widely available housing tools,
including but not limited to:
The land use plan map
The zoning ordinance and map
A municipal housing and redevelopment authority, economic
development authority and/or community development agency; the first
two are already established
Ramsey County housing programs (e.g., CDBG and HOME funds)
Metropolitan Council housing assistance programs (e.g., Section 8 rent
assistance)
Tax increment financing
Housing bonds issued by the City
Consolidated requests for proposals from Minnesota Housing
Site assembly and resale cost write-down
Participation in housing-related organizations, partnerships, and
initiatives
Preserving Low Income Housing Tax Credit (LIHTC) properties
Housing Improvement Areas (HIAs)
Community Land trusts (for example, partnership with Two Rivers
Community Land Trust)
Low-interest rehabilitation programs (perhaps offered by Ramsey County)

Table 3-9 on the next page indicates which tools might be most useful for
particular housing needs.
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Table 3-9: Relationship between Housing Tools and
Housing Needs

GOALS, POLICIES, AND IMPLEMENTATIONS
Low Density Residential
1. Protect remaining developable areas reserved for low-density
residential for single family development.
2. Continue to seek additional housing in all ends of the affordability
spectrum, including middle and upper ranges.
3. Plan for re-balancing the City’s housing stock by ensuring
availability of high-amenity lands for higher-end housing
opportunities.
4. Preserve infill areas in neighborhoods currently dominated by lowdensity residential for continued compatible land use patterns, with a
presumption for single family.
5. Consider regulatory or other options to encourage re-investment in
existing single family neighborhoods by existing residents.
Little Canada Comprehensive Plan
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6. Continue to monitor housing condition and maintenance and
consider options for preservation and improvement of existing housing
stock.

Medium to High-Density Residential
7. Consider medium to higher density residential development for those
areas where higher traffic volumes and road capacities are already in
place.
8. Carefully weigh the conversion of commercial or industrial land to
residential only in those areas where the non-residential land uses are
no longer economically viable due to infrastructure or access.
9. Balance the City’s higher density housing stock with high-value multifamily where appropriate.
10. Accommodate the location of new multi-family projects where
they are compatible with the surrounding land uses based on traffic
generation, building massing, and site usage impacts on adjoining
property.
11. Continue to seek opportunities to work with existing multi-family
building owners to improve property condition, maintenance, and reinvestment to maintain value and encourage long-term residency.
12. Continue to monitor public safety issues throughout the City, and
take aggressive, pro-active steps to avoid conditions that may lead to
deterioration and unsafe neighborhood environments.
13. Continue the City’s rental housing monitoring, through licensing,
inspection, and cooperative programming, with the objective of
improving residential living environments.

Manufactured Housing Parks
14. In the year after this plan is adopted, the City will Study what it can
or should do, if anything, to mitigate the adverse financial effect on park
residents of a sudden redevelopment of any of the three parks in Little
Canada. This study should involve an advisory committee including
park residents and experts, among others.

Affordable Housing
15. Acknowledge the City’s significant historical role in the provision of
affordable housing options in the Ramsey County suburban area.
16. Acknowledge the City’s need to address the Metropolitan Council’s
significant increase in employment forecasts for the City prior to
converting non-residential land to housing.
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17. Continue the City’s policy of protecting infill areas for land uses
reflecting their historical zoning, rather than converting them to
higher densities.
18. Work with surrounding jurisdictions to meet the larger Ramsey
County community’s need for affordable housing development.
19. To the extent that affordable housing is proposed in properly
located areas, ensure that residents are provided attractive living
environments and amenities, and that livability is not sacrificed for
“affordability”.

Implementation
20. Based on the analysis of existing housing stock and the forecasted
need for future quality housing, the City of Little Canada has identified
the following public programs, actions, and fiscal devices which will
help bring these plans into reality.
21. Update Zoning Ordinance in order to allow for improvements and
changes stated in the 2040 Comprehensive Plan document.
22. Utilize tax abatement and tax increment financing to encourage
development of properties with existing challenges such as
brownfields or blight.
23. Continue to be a part of the Livable Communities program and
utilize grants provided through it to promote diverse housing options,
including: LCDA, LHIA, TBRA, and TOD grants.
24. Evaluate inspection efforts to improve the effectiveness of
enforcement.
25. Encourage smaller and lower-cost housing types with first home or
for low-to-moderate income residents in mind.
26. Educate younger residents about the First Time Homebuyer Down
Payment Assistance Program to encourage new homeownership.

Little Canada will continue to seek
additional affordable housing options,
making it a community for all.

Little Canada Comprehensive Plan
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