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The City of Waseca is inviting developers to submit proposals for the development of City-owned 
property located in the Southeast quadrant of the City just west of Gaiter Lake.  City staff will respond 
to developers who submit proposals within four (4) weeks of the specified submittal deadline. 
 
GENERAL INFORMATION: 
 

The City of Waseca wishes to partner with 
a reputable developer to provide a variety 
of market-rate housing options within the 
“Gaiter Lake” Property (Appendix A).     
 

Based on a Housing Study (Appendix B) 
completed in 2021, the need and demand 
exists in Waseca for single-family homes, 
twin homes, and a variety of senior and 
rental housing types.   
 

Annexed in 2020, the property is currently 
zoned R-3 (Multi-Family Low and Medium 
Density).  The City understands that all, or 
portions of, this property may need to be 
re-zoned to accommodate development.    
 

With the support of the City, it is 
anticipated that all, or portions of, this 
area would be developed as a PUD 
(Planned Unit Development) over the next 
3-6 years.   
 

This property is in a Federal Opportunity 
Zone (2017 Tax Cuts and Jobs Act) with 
potential deferral of capital gains tax until 
December of 2028.  
 
CITY OF WASECA FACTS & AMENITIES: 
 

 Waseca County Seat (pop. ≈10,000) 
 Located at the intersection of  

State Hwy 13 and US Hwy 14 
 Two lakes for fishing/recreation     “Gaiter Lake” Property Site Map (Appendix A) 

(Clear Lake & Loon Lake)       
 Great public school system 
 Historic Downtown 
 ≈10 miles of paved trails  
 15 Parks (≈200 total acres plus a Waterpark) 
 Hosts the Waseca County Free Fair,  

Sleigh & Cutter Festival, Marching Classic, and more… 
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“GAITER LAKE” PROPERTY DESCRIPTION:  
 

The “Gaiter Lake” development property consists of two 
parcels of land totaling 62.29 acres, of which 
approximately 49 acres is farmland.   
 

A permanent Conservation Easement (Appendix C) 
totaling 8.49 acres exists along the east edge of the 
property and must remain undeveloped.   
 

Therefore, after accounting for undevelopable easement 
area and future 14th Avenue SE right-of-way, a total of 
approximately 52.50 acres is available for development. 
 

City water and sewer exist along 11th Avenue at 9th Street, 
10th Street, and 12th Street; and a 48” storm sewer pipe 
travels along the shared lot line (Appendix D).  For electric, 
this area is currently within Xcel Energy’s service territory. 
 
 
Map of Shoreland Overlay (Appendix E) 

Conservation Easement (Appendix C) 
 
 
DEVELOPMENT/ZONING RESTRICTIONS: 
 

Of the approximately 52.50 acres of total developable land, 
about 41.25 acres is located within a Shoreland Overlay 
District (Appendix E). Within that overlay, the following 
development restrictions apply: 
 

 25% Maximum Impervious Area per Lot 
 

 50% Open Space 
     (Cannot include the Conservation Easement area) 
 

In addition, City Code requires land dedication, or payment 
in lieu of, in all new subdivisions (Appendix F).  However, it 
is anticipated that all, or a portion of, the required open 
space would also qualify as dedicated land.  
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PROPOSAL INSTRUCTIONS & DELIVERABLES: 
 

 Provide developer and contact information for all key personnel to be involved.  Include the names and contact 
information for any potential partners (realtors, builders, contractors, engineers, etc.) 

 

 Submit engineered or architectural development concept plans for the development of the entire “Gaiter Lake” 
Property (both Parcels One and Two) AND for the development of only Parcel One.  Plans must show that the 25% 
maximum impervious area per lot and 50% open space restrictions have been taken into account.  If applicable, include 
any proposed development phasing.  

 

 Provide a narrative describing the development plan(s), proposed housing types, phasing, and overall design approach. 
 

 Provide a detailed financing plan for the development.  The plan must include estimated infrastructure costs (excluding  
electric utility infrastructure) for each development concept plan and phase, developer vs. City contributions, and 
preferred financing methods.    

 

 Provide a proposed development timeline (see the Expected Timeline below for guidance).  Include all major 
development phases and milestones. 

 

 Provide development experience and descriptions of previous projects of similar scope.  Include at least one reference 
for each project listed. 

 
SUBMITTAL INSTRUCTIONS:  
 

Please limit proposals to a total of 20 single-sided pages, not including the cover page.   
 

Submit a digital (PDF) copy of proposals via email to natew@ci.waseca.mn.us prior to the submittal deadline of 4:00 PM 
Friday, April 28, 2023.  Hard copies of proposals will also be accepted prior to the deadline, but digital are preferred.  
Proposals received after the deadline will not be accepted.  
 

If email confirmation is not received, please call Nathan Willey at 507-835-9716 or 515-509-1510 to verify receipt.  
 

The City reserves the right to reject any and all proposals, waive irregularities and informalities therein, and negotiate with 
selected developer(s) to the best interests of the City.  All proposals shall become the property of the City and will not be 
returned.   
 
PROPOSAL EVALUATION & SELECTION CRITERIA:  
 

 Key Personnel and Availability/Responsiveness 
 

 Development Concept Plan(s) and Narrative 
 

 Development Cost Proposal 
 

 Development Timeline 
 

 Previous Development Experience/References 
 

The selection of a developer will be based on proposal evaluations by City staff, pending City Council approval.  It is 
anticipated that the selected developer will enter into a development agreement with the City after DNR and City approval 
of a development concept plan.   
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EXPECTED TIMELINE (may be subject to change): 
 

 Proposals Received       April 28, 2023 
 

 Proposals Reviewed       May 2023 
 

 Developer Selected by City Council     June 6, 2023 
 

 Modify/Finalize Development Concept Plan    June – August 2023 
 

 Receive DNR & City Council Concept Plan Approval   September – October 2023 
 

 Negotiate & Finalize a Development Agreement   November – December 2023 
 

 Development Platting & Infrastructure Project Design  January – August 2024 
 

 DNR & City Final Development/Infrastructure Project Review September – December 2024 
 

 Bid Infrastructure Project      January – March 2025 
 

 Infrastructure Project Construction     April – November 2025 
 

 Lots Available for Sale       Late 2025 – Early 2026 
 
 
 
Please direct all inquiries to: 
 

Nathan Willey, Director of Engineering 
 

Office:  507-835-9716  
Cell:  515-509-1510 
Email:  natew@ci.waseca.mn.us 
 
 
 
APPENDICES: 
 

Appendix A – “Gaiter Lake” Property Site Map 
 

Appendix B – 2021 Housing Study (Executive Summary) 
 

Appendix C – Conservation Easement 
 

Appendix D – Utility Maps (Sewer, Water, & Storm) 
 

Appendix E – Shoreland Overlay Map & City Code 
 

Appendix F – Land Dedication City Code 

 
Thank you for your time and consideration! 



This document is not a survey and should be used for reference purposes only!
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Purpose and Scope of Study 

Maxfield Research and Consulting LLC (i.e. “Maxfield Research”) was engaged by the City of 
Waseca to update the Comprehensive Housing Market Study for the City of Waseca, originally 
issued in January 2016.  The Housing Market Study provides recommendations on the amount 
and types of housing that should be developed in order to meet the needs of current and future 
households who choose to reside in the City of Waseca.   

The scope of this study includes: an analysis of the demographic and economic characteristics 
of the City; a review of the characteristics of the existing housing stock, building permit trends, 
and residential land supply; an analysis of the market condition for a variety of rental and for-
sale housing products; an analysis of housing affordability and development costs; and an as-
sessment of the need for housing by product type in the City.  Recommendations on the num-
ber and types of housing products that should be considered in the City are also supplied.  

Demographic and Employment Analysis 

• As of the 2010 Census, the City of Waseca had 9,418 people and 3,504 households.  The City
of Waseca is projected to lose by 418 people but gain 26 households between 2010 and
2021.

• The Waseca Market Area had an estimated median household income of $56,352 in 2021.
Non-senior household median incomes peak in the 45 to 54 age group at $75,966.  The me-
dian income for seniors age 65+ is $43,661.

• In 2021, the Waseca Market Area had an average net worth of $453,288 and a median net
worth of $107,230.

• Between 2010 and 2019, homeownership rates decreased slightly from 76.0% to 75.5% in
the Waseca Market Area and decreased from 68.7% to 67.7% in the City of Waseca.

• Approximately 32% of all households in the Waseca Market Area lived alone and accounted
for the highest proportion of household types in 2019.  Married without children house-
holds accounted for the second highest household type percentage in 2019 at 30.7%.

• The City of Waseca had an unemployment rate of 4.3% in May 2021 which is higher than
Waseca County (4.0%) and the State of Minnesota (3.7%).  However, the City’s unemploy-
ment rate has decreased 1.8% from a peak of 6.1% in 2020, which was a result of the global
pandemic COVID-19.

APPENDIX B - 2021 HOUSING STUDY (EXECUTIVE SUMMARY)
EXECUTIVE SUMMARY 
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• The City of Waseca is a slight job exporter as the ratio of employed residents in the City of 
Waseca is slightly lower than those employed outside the City of Waseca. Additionally, 
there is an interior flow of 1,840 residents that live and work in the City of Waseca. Further-
more, the average weekly wage in the City of Waseca is slightly higher than the average 
weekly wages in Waseca County ($907 vs. $886). 
 

• Of the roughly 5,016 workers who work in the Waseca Market Area, 39% live in the City of 
Waseca.  The remaining 61% of the workers are commuting from mostly Owatonna (5%) 
and Mankato (3.7%).  

 
Housing Characteristics 
 
• The City of Waseca issued permits for the construction of 141 new residential units from 

2003 to 2020.  Beginning in 2007, building permits declined to single digits. However in 
2018, permits were issued for 14 single-family dwellings, which was a peak in recent years.  

 
• The majority of the homes in Waseca were built either prior to the 1940’s (20%) or in the 

1970’s (18%).  Overall, less than 10% of the housing stock has been constructed in the past 
two decades.  

 
• Approximately 61% of Waseca homeowners have a mortgage compared to 66% of Minne-

sota homeowners that have a mortgage.  About 8.5% of homeowners with mortgages also 
have a second mortgage or home equity loan.   

 
• The median owner-occupied home in the City of Waseca is $127,300 in 2019.  Approxi-

mately 48% of the owner-occupied housing stock in the City of Waseca was estimated to be 
valued between $100,000 and $199,999. 

 
• The median contract rent in Waseca was $574 in 2019 compared to Minnesota which was 

$889. Approximately 31% of Waseca renters paying cash have monthly rents ranging from 
$500 to $749. 

 
Rental Housing Market Analysis 
 
• In total, Maxfield Research inventoried 441 general occupancy market rate rental units in 

the Waseca Market Area spread across 17 multifamily developments (12 units and larger).  
At the time of the survey, there were 5 vacant units resulting in an overall vacancy rate of 
1.13%. Typically, a healthy rental market maintains a vacancy rate of roughly 5%, which pro-
motes competitive rates, ensures adequate consumer choice, and allows for unit turnover.  
 

• Market rate projects make-up approximately 38% (167 units) of all units and a total of two 
vacancies were found, resulting in a market rate rental project vacancy rate of 1.2%.      
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• Affordable/subsidized projects make-up 274 units and posted three vacant units.  The over-
all vacancy rate for affordable and subsidized rental housing in the Waseca Market Area is 
about 1.1%.   

 
Senior Housing Market Analysis 
 
• There are five senior housing developments and one nursing home located in the Waseca 

Market Area with a total of 268 units.  There were seven vacancies identified within the 
housing developments posting an overall vacancy rate of 3.3%.  Generally, healthy senior 
housing vacancy rates range from 5% to 7% depending on service level.  

 
For-Sale Housing Market Analysis 
 
• The average and median resale price of homes in the City of Waseca was approximately 

$168,343 and $149,950 respectively as of 2020.  Over a five-year period in the City of 
Waseca, the average and median sales price increased 37% and 28%, respectively between 
2016 and 2020.  
 

• An average of 136 homes has been sold annually in the City of Waseca since 2016 (those 
sold on the MLS).  
 

• The median list price of single-family homes for sale in Waseca was roughly $149,950 as of 
2020.  Based on the median list price, a household would need an income of about $42,842 
to $49,983 based on an industry standard of 3.0 to 3.5 times the median income.  About 
63% of Waseca households have annual incomes at or above $42,842. 

 
• Like most communities across the State of Minnesota; supply is less than two months in 

both Waseca and Waseca County.  As such, home buyers have few options for purchasing a 
home in the Waseca area.  At the time of our analysis; there were only 8 homes listed for-
sale and 19 homes listed as pending (homes with an offer waiting to close).  

 
• There are 55 lots available for new construction within four newer subdivisions in the City of 

Waseca. Estimated market values for these lots range from $17,288 to $38,000; with an av-
erage lot value of over $28,200.   

 
Planned and Proposed Housing Developments 
 
• As of June 2021, there are 32 single-family dwellings that are either or approved or recently 

approved under construction.  Additionally, there are two other single-family developments 
proposed, though few details were revealed. 
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Housing Demand Analysis 
• Based on our calculations, demand exists in the City of Waseca for the following general oc-

cupancy product types between 2021 and 2030:
o Market rate rental 82 units 
o Affordable rental 64 units 
o Subsidized rental 43 units 
o For-sale single-family 24 units (after existing & pending lots have 

been absorbed)
o For-sale multifamily 45 units  

• In addition, we find demand for multiple senior housing product types.  By 2030, demand in
Waseca for senior housing is forecast for the following:

o Active adult ownership 56 units 
o Active adult market rate rental 116 units 
o Active adult affordable 108 units 
o Active adult subsidized 31 units 
o Independent Living 61 units 
o Assisted Living 42 units 
o Memory care 25 units 

Recommendations and Conclusions 

• Based on the finding of our analysis and demand calculations, the chart on the following
page provides a summary of the recommended development concepts by product type for
the City of Waseca through 2030.  Detailed findings are described in the Conclusions and
Recommendations section of the report.
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Purchase Price/ Development
Monthly Rent Range¹ Timing

Owner-Occupied Homes (2021 to 2030)
Single Family 2

Move-up $200,000 - $300,000 50 - 56 Ongoing
Executive $300,000+ 20 - 24 Ongoing

Total 70 - 80
Townhomes/Twinhomes 2

Entry-level >$200,000 20 - 24 2021+
Move-up $200,000+ 18 - 22 2021+

Total 38 - 46

Total Owner-Occupied 108 - 126

General Occupancy Rental Housing (2021 to 2030)

Market Rate Rental Housing
              Apartment-style $800/1BR - $1,200/3BR 55 - 60 2021+

              Townhomes $1,000/2BR - $1,300/3BR 25 - 30 2021+
Total 80 - 90

Affordable Rental Housing
              Apartment-style Moderate Income3 40 - 50 2021+

              Townhomes Moderate Income3 16 - 20 2021+
Subsidized 30% of Income4 40 - 50 2021+

Total 96 - 120

Total Renter-Occupied 176 - 210

Senior Housing (i.e. Age Restricted) (2021 to 2026)

Active Adult Ownership / Co-op5 $150,000+ 50 - 55 2021+
Active Adult Rental $800/1BR - $1,150/2BR 50 - 60 2023+

Active Adult Affordable Rental Moderate Income3 70 - 80 2021+
Independent Living $1,600+ per month 50 - 60 2023+

Assisted Living $3,000+ per month 30 - 40 2023+
Memory Care $4,000+ per month 20 - 24 2022+

Total 270 - 319

Total - All Units 554 - 655

Source:  Maxfield Research and Consulting LLC

¹  Pricing in 2021 dollars.  Pricing can be adjusted to account for inflation.
2 Recommendations include the absorption of existing  previously platted lots. Most entry-level demand will be accommodated through the resale 
market.
3  Affordablity subject to income guidelines per Minnesota Housing Finance Agency (MHFA).
4 Subsized housing will be difficult to develop financially due to lack of federal funding from HUD
5 Senior Cooperative assumption cost is based on share cost = 40% of its actual value.

Note - Recommended development does not coincide with total demand.  The City of Waseca may not be able to accommodate all 
recommended housing types based on a variety of factors (i.e. development constraints, land availability, etc.)

RECOMMENDED HOUSING DEVELOPMENT
WASECA MARKET AREA

2021 to 2026/2030

No. of 
Units
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Key Findings 

• Despite population growth last decade (+10.9%); Waseca is estimated to have lost popula-
tion since 2010. Long-term projections indicate slight growth; however, that could be accel-
erated via increased job growth or mobility trends resulting from the COVID-19 pandemic.

• The population in the Waseca Market Area is aging and older age cohorts are accounting for
a significant percentage of the total population.  Baby boomers (comprising the age groups
55+ in 2021), accounted for an estimated 32% of the Market Area’s population.  Over the
next nine years, the age 75 plus cohort will have the highest growth by percentage and nu-
merically (211 people, or 21.5%).  The growth in this age cohort can be primarily attributed
to the baby boom generation aging. This shift will result in demand for alternative housing
products; both for-sale and rental housing types.

• The overall rental vacancy rate in the Waseca Market Area is 1.1% (5% is equilibrium).  This
extremely low vacancy rate indicates pent-up demand for several rental housing products
across all income bands.

• The senior housing market is well-poised considering the COVID-19 pandemic that has had a
major impact on many senior housing developments across the country.  Age-restricted
senior properties maintained rather low vacancy rates coming out of the pandemic; indicat-
ing pent-up demand for new senior housing product.  Demand is highest for both market
rate and affordable active adult and independent service options; but demand was found
for all senior housing product type due to the aging of the population.

• After the Great Recession and resale values hitting rock bottom in 2011, single-family hous-
ing values have doubled from a median resales price of $75,000 in 2011 to $149,950 in
2020.  Over the past five years, the resales price in the City of Waseca has experienced 28%
growth compared to 52% from 2011 to 2015.  However, resales were down overall in 2020
due in part to the COVID-19 pandemic where many sellers pulled or delayed selling homes
between spring and summer 2020.  However, come late summer/fall 2020 housing demand
increased significantly finishing out the year with an exceptionally hot real estate market.
At the same time, the new construction market has been slow despite strong demand for
new construction.

• Although housing demand has not been significantly impacted by COVID-19, the pandemic
is having direct and indirect effects on the housing market.  As employees have transitioned
to working from home, there is greater emphasis on spending more time at home and an
importance on healthy living and cleanliness.  This has resulted in housing with more dedi-
cated spaces for home offices, flex space, schooling, fitness room, etc. while incorporating
more natural light, outdoor spaces, and access to the outdoors (patios, decks, etc.).  Home
buyers are also trading location for more square footage and affordability by locating fur-
ther from their place of employment.  There is also a preference toward new construction.
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Permanent Conservation Easement
(±369,761 square feet)

SCALE IN FEET

4000 200

PERMANENT CONSERVATION EASEMENT

A permanent easement for conservation purposes
over, under, and across that part of the Northeast
Quarter of Section 20, and that part of the
Southeast Quarter of Section 17, all in Township
107, Range 22, Waseca County, Minnesota,
described as follows:
Commencing at the southeast corner of
SCHAUMKESSEL'S FOURTH SUBDIVISION,
according to the recorded plat thereof, said Waseca
County; thence North 89 degrees 51 minutes 39
seconds East, assumed bearing along the easterly
extension of the south line of said
SCHAUMKESSEL'S FOURTH SUBDIVISION, 837.58
feet to a point on the easterly right of way line of
Twelfth Street SE per PONDVIEW OF WASECA,
according to the recorded plat thereof said Waseca
County, and the point of beginning; thence
continuing North 89 degrees 51 minutes 39 seconds
East, 124.67 feet to the westerly line of a tract of
land described in Book 57 of Deeds, page 595;
thence South 15 degrees 22 minutes 05 seconds
East, 35.30 feet; thence South 01 degrees 31
minutes 05 seconds East, 215.20 feet; thence South
25 degrees 33 minutes 55 seconds West, 493.81
feet; thence South 31 degrees 20 minutes 55
seconds West, 490.22 feet; thence South 18
degrees 16 minutes 05 seconds East, 629.62 feet;
thence South 16 degrees 06 minutes 05 seconds
East, 613.42 feet; thence South 00 degrees 46
minutes 55 seconds West, 340.43 feet to the
northerly right of way line of 139th Street, as laid
out and traveled; thence northwesterly along said
northerly right of way line 38.80 feet along a
non-tangential curve concave to the southwest
having a radius of 949.53 feet, central angle of 2
degrees 20 minutes 28 seconds and chord bearing
of North 42 degrees 11 minutes 50 seconds West;
thence North 43 degrees 22 minutes 04 seconds
West tangent to last described curve, 155.84 feet;
thence North 00 degrees 46 minutes 55 seconds
East, 180.19 feet; thence North 16 degrees 06
minutes 05 seconds West, 590.83 feet; thence
North 18 degrees 16 minutes 05 seconds West,
689.47 feet; thence North 31 degrees 20 minutes
55 seconds East, 545.80 feet; thence North 25
degrees 33 minutes 55 seconds East, 454.48 feet;
thence North 01 degrees 27 minutes 10 seconds
East, 190.01 feet to the southeast corner of said
Twelfth Street SE per said PONDVIEW OF WASECA;
thence North 16 degrees 17 minutes 21 seconds
West 31.23 feet to the point of beginning.

Said permanent conservation easement contains
±369,761 square feet (±8.48 acres).

NOTE:

· ±357,309 square feet (±8.20 acres) of land
lies above the OHW line.

REVISED: OCTOBER 17, 2018

APPENDIX C - CONSERVATION EASEMENT
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APPENDIX D - WATER UTILITY MAP
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APPENDIX D - STORM SEWER MAP
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APPENDIX E - MAP OF SHORELAND OVERLAY 
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