
Thrive in Thief River
Empowering 55+ living 

with heart and purpose.
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Project: What and Why
What

• Strategic plan for 55-plus housing

Why 

• Older adults comprise ⅓ of Pennington County’s 
population

• Inadequate housing supply is a barrier to economic 
growth

• We need to be forward-thinking

• We need a healthy economy where people of all 
ages thrive, including older adults

• We need to be a place where older adults can stay 
connected, engaged, and active in the community
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Project: How
How we’ll do it

● Age-Friendly 
Minnesota funding

● Community 
engagement

● Community 
listening

● Consensus around 
priorities

Planning Phases
● Community Forum (Kickoff)
● Focus Groups (October)
● Community Feedback 

Sessions (Nov 2025 – Jan 
2026)

● Strategy and 
Implementation Meetings 
(Feb 2026)

● Community Rollout (March 
2026)
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We want to be a catalyst for housing that 
meets local needs and priorities



Project: Who

Who should be involved

• Older adults and family members

• Business and economic leaders

• Elected officials and city staff

• Property owners and managers

• Community and faith-based organizations

• Healthcare providers

• Anyone invested in a vibrant, age-friendly future for 
our area
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2024 TRF Housing Study 
Recommendations

Active Adults

• 80-90 market rate rental units needed

• I25-130 affordable rental units needed

• Strong demand for a variety of for-sale products (villas, 
cottages/patio homes, twin homes, etc.)

Independent Living

• Currently, there are two facilities with 25 units (combined)

• Demand for 130

Assisted Living and Memory Care

• 53 more assisted living units needed

• 83 memory care units needed
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Project: History
2024 Work

We gathered local 
perspectives in December 
of 2024 through surveys 
and a focus group with 
community members

Current challenges

• Home maintenance costs 

• Affordability

• Isolation

• Accessibility

• Safety/security concerns
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What do we, as a community, risk by 
not addressing these challenges?



Public cost of private inaction
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Rewriting the Rural Narrative
The Public Cost of Private Inaction

Benjamin Winchester, Rural Sociology

Department of Community Development
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POLL: Have you had a personal experience 

with an older family member changing 

homes?

-- Yes, me or my spouse

-- Yes, my parents

-- No

Poll! Poll!
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POLL: What type of move?

-- We planned it out

-- It happened quickly

-- Just thinking about it now

-- I am never moving

Poll! Poll!



13

© 2025 Regents of the University of Minnesota. All rights reserved.

The narrative

• There’s a brain drain

• We live in the middle of nowhere

• We are a sleepy town

• Everyone knows one another

• Nobody lock their doors

It’s true we’ve been through dramatic 

changes. One indicator of our decline?
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Total Population Infatuation
a.k.a. If you’re not growing you’re dying
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Avg. HH Size:

1940:  3.6

2018:  2.6

Spouse passes

Population:  -1

Households: NC

With a fixed # homes, you will lose 29% pop 

due to demographic destiny alone.

Yes there is outmigration but demographics work 

against growth and even stability (stagnation). 
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Total Population Infatuation

HH with 3+ people

1960:  60% 

2017:  37%

https://www.census.gov/population/socdemo/hh-fam/tabHH-6.pdf

HH with <2 people

1960:  41%

2017:  62%
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Shift indicators of “success” from 

population to houses.

Housing stocks are 

1) a measure of community wealth,

2) home to individual wealth, and

3) persistent over time.
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Workforce Housing Shortages 

since 2005 in rural America

Why? Not because we are dying.

It’s because we are not.
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Disclaimer, I am not a 

housing expert. I conduct 

applied community-based 

research.

10,000 foot view with

local implications.
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Before Continuum of CARE

there is a

Continuum of LIFE
(active and independent living)
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Just build new!
Presentation 
over.

What we hear: New family 
housing is the solution.
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Still, prepare for one of the largest 

demographic changes to rural 

America since 1930
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What’s is coming?

Who is in our homes now?

First glimpses in 2010

You can’t unsee this and 

say you don’t see this coming.
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Source: U. S. Census Bureau: 2010 Decennial Census
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Workforce housing shortage? 

There’s plenty of workforce 

housing, It’s currently occupied 

by our oldest residents.

But that was 10 years ago, 

where is the supply?
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http://www.freddiemac.com/research/insight/20190206_seniors_age_millennials_wait.page?
https://familymattershc.com/the-united-states-of-aging-survey/
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http://www.freddiemac.com/research/insight/20190206_seniors_age_millennials_wait.page?
https://familymattershc.com/the-united-states-of-aging-survey/
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https://familymattershc.com/the-united-states-of-aging-survey/,      https://www.investopedia.com/americans-are-living-in-one-house-longer-than-ever-8729329

https://familymattershc.com/the-united-states-of-aging-survey/
https://familymattershc.com/the-united-states-of-aging-survey/
https://familymattershc.com/the-united-states-of-aging-survey/
https://familymattershc.com/the-united-states-of-aging-survey/
https://familymattershc.com/the-united-states-of-aging-survey/
https://familymattershc.com/the-united-states-of-aging-survey/
https://familymattershc.com/the-united-states-of-aging-survey/
https://familymattershc.com/the-united-states-of-aging-survey/
https://familymattershc.com/the-united-states-of-aging-survey/
https://familymattershc.com/the-united-states-of-aging-survey/
https://familymattershc.com/the-united-states-of-aging-survey/
https://www.investopedia.com/americans-are-living-in-one-house-longer-than-ever-8729329
https://www.investopedia.com/americans-are-living-in-one-house-longer-than-ever-8729329
https://www.investopedia.com/americans-are-living-in-one-house-longer-than-ever-8729329
https://www.investopedia.com/americans-are-living-in-one-house-longer-than-ever-8729329
https://www.investopedia.com/americans-are-living-in-one-house-longer-than-ever-8729329
https://www.investopedia.com/americans-are-living-in-one-house-longer-than-ever-8729329
https://www.investopedia.com/americans-are-living-in-one-house-longer-than-ever-8729329
https://www.investopedia.com/americans-are-living-in-one-house-longer-than-ever-8729329
https://www.investopedia.com/americans-are-living-in-one-house-longer-than-ever-8729329
https://www.investopedia.com/americans-are-living-in-one-house-longer-than-ever-8729329
https://www.investopedia.com/americans-are-living-in-one-house-longer-than-ever-8729329
https://www.investopedia.com/americans-are-living-in-one-house-longer-than-ever-8729329
https://www.investopedia.com/americans-are-living-in-one-house-longer-than-ever-8729329
https://www.investopedia.com/americans-are-living-in-one-house-longer-than-ever-8729329
https://www.investopedia.com/americans-are-living-in-one-house-longer-than-ever-8729329
https://www.investopedia.com/americans-are-living-in-one-house-longer-than-ever-8729329
https://www.investopedia.com/americans-are-living-in-one-house-longer-than-ever-8729329
https://www.investopedia.com/americans-are-living-in-one-house-longer-than-ever-8729329
https://www.investopedia.com/americans-are-living-in-one-house-longer-than-ever-8729329


31

© 2025 Regents of the University of Minnesota. All rights reserved.

Circled ages: fewer (if any) children

It’s hard to welcome people in when there’s nowhere for them to live.

But when housing substitutions DO happen we will be replacing 1 or 2 person 

households with multigenerational families, many with children.

47% of newcomer households have children
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Expected Age of Retirement

Expected      (Actual)

Under age 60: 9%            (39%)

Aged 60 to 64:     17%           (37%)

Aged 65 to 69:     37%           (19%)

Aged 70-plus: 38%           ( 4%)

Source: Employee Benefit Research Institute, 2017 Retirement Confidence Survey

https://www.ebri.org/surveys/rcs/2017/
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Not moving out or over but

STAYING PUT

a.k.a.

Policy of Best Intentions
(this isn’t really a policy)

Most Americans prefer to die at home, but less than a quarter actually do.

https://www.ncbi.nlm.nih.gov/pmc/articles/PMC2708119/
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Intentions and Reasoning

• Reasoning: Stress of moving, fear of 

losing independence, anxiety over 

leaving community, emotional ties to 

home, fear of the unknown

https://www.aarp.org/content/dam/aarp/livable-communities/learn/research/the-united-states-of-aging-survey-2012-aarp.pdf

• 90% of seniors intend to stay in their homes
• Yet only 43% found it “very easy” to live independently
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Aging in Place

• Community vs. House

• Most times means just aging in current 

home
• Which is cheaper

• Many incentives to do so

• Telemedicine can 

work for some
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However….these only become 

exacerbated when moving in 

emergency mode.

Stress of moving, fear of 

losing independence, anxiety

over leaving community, 

emotional ties to home, fear

of the unknown

https://www.aarp.org/content/dam/aarp/livable-communities/learn/research/the-united-states-of-aging-survey-2012-aarp.pdf
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Aging in home long-term

The relatively higher percentage of seniors living in rural 

communities, which, combined with their tendency to want to 

age in place, the emphasis on helping them do so, and the lack 

of assisted living facilities in rural communities, is causing not 

only a bottleneck in houses coming on the market but also 

increasing the likelihood that the number of 

dilapidated housing will increase in the future. –

Kelly Asche

What is the public cost of private inaction?

https://www.ruralmn.org/the-workforce-housing-shortage-getting-to-the-heart-of-the-issue/
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https://familymattershc.com/the-united-states-of-aging-survey/

What challenges are you or your parents 

experiencing?

1:  Maintenance or repair costs

2: Affordability

3: Isolation or lack of community

4: Accessibility (stairs, doorways)

5: Safety and security

Housing Insights Shared by the 55+ Community

Dec, 2024 – Jan, 2025 

Poll! Poll!
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Impact of Dilapidated

$1,000 $1,000 $1,000 $1,000

$1,266 $1,266 $  200 $1,266

Levy remains the same
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ALL Housing a Community Concern

Nobody is responsible for all the housing in a town. Losing a 

house impacts more than just the previous homeowners.

Now, there’s nowhere for future workers, civic leaders, 

business owners, volunteers, etc. to live!



Breakout Conversation

Questions:

1. What information stands out for 
you?

2. Where are you intrigued or excited 
by what you heard?

3. How does it challenge or affirm your 
thoughts about housing in our 
community?
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Private benefit of public action
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W

2004, 2009, 2012

Latest workforce 

movers in 2019
(6 mo before pandemic)

Montana Movers Study, 2021

18 months into pandemic

Nebraska Buffalo Commons Research 

2012

So, Who is Moving In?
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Simpler pace of life

Safety and Security

Low Housing Cost

Source: 2020 University of Minnesota Extension Center for Community Vitality. Rural 

workforce movers study. Funded by the U. S. Department of Agriculture.

The Rural Brain Gain
They choose rural age

30-49
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Return of multi-generational 

housing

1968 top: Spouse 78%

2018 top: Parent: 30%

Married with Children (Nuclear HH)

1960: 44.2%

2021: 17.8%

Source: Census Bureau Families and Households
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https://ti.org/antiplanner/?p=20342
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What’s Coming?

DISASTER or OPPORTUNITY?

Let’s examine some inter-related trends
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• When seniors move over this opens their house up for 

supply. 

• Inhibiting factors stress and fear

• However, making “move over” decision during emergency 

mode only increases these stresses!

• Maybe lift up the stories of disaster where best intentions 

go wrong as cautionary tale

Moving 
Over
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Conversation about 

shifting equity, not taking 

on a new mortgage
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They have manageable, mobility-friendly 

floor plans, and often provide landscaping 

services, minimizing upkeep for the 

residents.

Example: 
Patio 
Homes
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Moving Over:

The Economic Case

Retaining Our Economy

Components of Income
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Not all earned income comes from a current job
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Transfer Receipts are composed of Retirement

(Social Security only), disability insurance, and 

Medicare/Medicaid benefits.

This data does not include private retirement

accounts such as 401(k) or Roth IRA.
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Transfer Receipts are composed of Retirement

(Social Security only), disability insurance, and 

Medicare/Medicaid benefits.

This data does not include private retirement

accounts such as 401(k) or Roth IRA.

Components of Income

Div, Int = Dividends, Interest
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Transfer Receipts are composed of Retirement

(Social Security only), disability insurance, and Medicare/Medicaid benefits.

This data does not include private retirement

accounts such as 401(k) or Roth IRA.

If there’s no “move over” housing we risk 

losing this income.
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A Service Economy

• Local economy is only going to become more 
integrated with older adult related economic 
services
– Active living

– Health services already employment driver

• We should want to retain these transfer 
receipts

• “Move over” housing is the opportunity
– Current home may be only equity of people
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Rather than losing a 

house, what about 

gaining a house?

Economic Impact Analysis
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Comparison of Construction and Habitation of 100 Units Between Unit Types

Unit Type Income

Constr Cost

Construction Impact per unit Habitation Impact per unit

ANNUAL

Apartments
$60k income

$200k construction
$298k

$41k

(even $35k income level 

sees a $27k impact)

Twin Homes
$100k income

$300k construction
$446k $70k

Single Family 

Homes

$150k income

$350k construction
$520k $95k



63

© 2025 Regents of the University of Minnesota. All rights reserved.

Housing Lifetime

An apartment costing $200,000 with a household 
earning $60,000 has the potential to create $2.1 
million in economic activity over 50 years.  
($41,000 x 50)

A home costing $375,000 with a household 
earning $150,000 has the potential to create 
$7.125 million in economic activity over 75 
years.  ($95,000 x 75)
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Back to the Public Cost of Private Inaction

What if a home sits unoccupied for 3 years 
while battling estate issues? ($95,000 x 3)

What if a home is torn down due to 
dilapidation?
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So, Housing is a key

We build supply in workforce 

housing by making the existing 

housing stock available.

A house is not just a private asset, 

but also a COMMUNITY asset that 

(we hope) persists over time.
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Invest in Existing Stocks

Help build the capacity for existing and new residents to 

improve their homes and retain the house.

• Free pre-sale inspections age 55+

• Community Ed Courses / Habitat for Rehabilitation

• Community Toolbox sharing/rentals

• Talent pipeline
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https://dailyyonder.com/airbnb-killing-rural-rental-market/2019/01/14/

Related Trends

https://twitter.com/KirkSiegler/status/1481312896277614595

Pandemic homes sales were 

NOT all Arms-Length Transactions
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• Vacant or new property

• Property entering or leaving the market

• Strategy to work with buyers, or sellers, or both?

• Unnatural partners: Construction, lumber yards

• Talent Pipeline is vital!

Engagement: 

The House Here
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• Begin discussion about:

-- intentions of those in the house 

-- conditions in and out of the house

• Can be sensitive to poor conditions

Engagement: 

The People Here
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THE INVITATION

Focus groups to discuss you or your family 

experience moving.

We need your information to support our work, 

please share with the team.

https://www.advancethiefriver.com/55-plus-housing/
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Community 

Housing 

Succession

Maybe one of the best things 

you can do for the future of your 

community is to ensure there is 

somewhere for people to live.

Elevate the conversation:
Seniors / families

Councils / commissioners

Employers / youth

Economic Development / talent pipeline

Real estate agents/ property managers
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The University of Minnesota is an equal opportunity educator and employer. This PowerPoint is available in alternative formats 

upon request at 612-625-0237.

Thank you for writing your 

narrative.

Ben Winchester

benw@umn.edu

@GrokRural

mailto:benw@umn.edu


Reflections and 
Feedback
Questions:

1. What additional 
questions did this 
information raise for you?

2. What actions do you 
expect to take because of 
this event?



Focus Group Sessions

We want to hear from people!

October 7
10:00-11:30 am
2:00-3:30 pm
5:30-7:00 pm

October 8
10:00-11:30 am
2:00-3:00 pm

Sign-up: www.advancethiefriver.com



Next Steps
Sign up for a focus group session
Invite others to participate in focus groups
Subscribe for updates: advancethiefriver.com
Follow on Facebook @advancethiefriver
Encourage others to get involved



Thank you
Michelle Landsverk

218-280-1755

mlandsverk@advancethiefriver.com 

www.advancethiefriver.com


	Slide 1: Thrive in Thief River Empowering 55+ living  with heart and purpose.
	Slide 2: Agenda
	Slide 3: Project: Team
	Slide 4: Project: What and Why
	Slide 5: Project: How
	Slide 6: Project: Who
	Slide 7: 2024 TRF Housing Study Recommendations
	Slide 8: Project: History
	Slide 9: Public cost of private inaction
	Slide 10: Rewriting the Rural Narrative
	Slide 11
	Slide 12
	Slide 13: The narrative
	Slide 14
	Slide 15
	Slide 16
	Slide 17
	Slide 18
	Slide 19
	Slide 20
	Slide 21
	Slide 22
	Slide 23
	Slide 24
	Slide 25
	Slide 26
	Slide 27
	Slide 28
	Slide 29
	Slide 30
	Slide 31
	Slide 32
	Slide 33
	Slide 34
	Slide 35
	Slide 36
	Slide 37
	Slide 38
	Slide 39
	Slide 40
	Slide 41
	Slide 42
	Slide 43: Breakout Conversation
	Slide 44: Private benefit of public action
	Slide 45:  W   2004, 2009, 2012  Latest workforce movers in 2019  (6 mo before pandemic)
	Slide 46
	Slide 47
	Slide 48
	Slide 49
	Slide 50
	Slide 51
	Slide 52
	Slide 53
	Slide 54
	Slide 55
	Slide 56
	Slide 57
	Slide 58
	Slide 59
	Slide 60: A Service Economy
	Slide 61
	Slide 62
	Slide 63: Housing Lifetime   An apartment costing $200,000 with a household earning $60,000 has the potential to create $2.1 million in economic activity over 50 years.  ($41,000 x 50)  A home costing $375,000 with a household earning $150,000 has the pot
	Slide 64: Back to the Public Cost of Private Inaction     What if a home sits unoccupied for 3 years while battling estate issues? ($95,000 x 3)  What if a home is torn down due to dilapidation?   
	Slide 65: So, Housing is a key  We build supply in workforce housing by making the existing housing stock available.  A house is not just a private asset, but also a COMMUNITY asset that (we hope) persists over time. 
	Slide 66
	Slide 67
	Slide 68
	Slide 69
	Slide 70
	Slide 71: Community Housing Succession 
	Slide 72: Thank you for writing your narrative.
	Slide 73: Reflections and Feedback
	Slide 74: Focus Group Sessions
	Slide 75: Next Steps
	Slide 76: Thank you

