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ADDENDUM 1
MARKET ANALYSIS
UPDATE



Carroll Area Development Corporation

The following sections are an update to the market analysis
conducted in 2016. For more detailed descriptions of data
sources and definitions of terms or assumptions please review
Chapter 2 and the Guide to Analysis Tables.

CARROLL COUNTY ASSESSMENT

» Biggest loss continues to be in areas outside the cities
(-341in rural areas)

» Predicted vs. 2019 estimated will likely have high margin
of error in the small communities with a small sample
size

Communities like Carroll appeared to have in-migration
greater than the aging population but not enough to
support new growth. (Figure 3)

» With an unemployment rate around 3% (Figure 6) it
would appear that community growth is not keeping
pace with employer needs.

1980
Carroll County 22,951
Arcardia 454
Breda 502
Carroll 9,705
Coon Rapids 1,448
Dedham 321
Glidden 1,076
Halbur 229
Lanesboro 196
Lidderdale 197
Manning 1,609
Ralston 108
Templeton 319
Willey 94

Source: U.S. Census Bureau

FIGURE 1: Surrounding Counties Population Change
CHANGE PERCENT

Carroll

Audubon

Calhoun

Crawford

Greene

Guthrie

Sac

2000

21,421

6,830

1,115

16,942

10,366

11,353

11,529

2010

20,816

6,186

9,846

16,951

9,448

11,040

10,480

Source: U.S. Census Bureau

FIGURE 2: Historic Population Change
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FIGURE 3: Predicted Versus Actual Population Change

2010 POPULATION 2019 PREDICTED 2019 ESTIMATE DIFFERENCE - PREDICTED VS.
ESTIMATE
Carroll County 20,816 19,920 20,281 361
Arcardia 484 465 507 42
Breda 483 471 440 =31
Carroll 10,103 9,681 9,904 223
Coon Rapids 1,305 1,223 1,263 40
Dedham 266 264 261 -3
Glidden 1,146 1,097 1,131 34
Halbur 246 242 281 39
Lanesboro 121 112 127 15
Lidderdale 180 170 184 14
Manning 1,500 1,376 1,565 189
Ralston 79 76 64 -12
Templeton 362 350 319 -31
Willey 88 89 123 34
The predicted population is based on estimated birth and FIGURE 4 CON'T: Median Age
death rates for the population Qeveloped by the U.S. Bu- MEDIAN AGE 2000 2010 2019
reau of the Census and the National Center for Health Sta- MEDIAN AGE MEDIAN AGE MEDIAN AGE
tistics. The difference between predicted and the 2019 es-
timated population indicates either in-migration or out-mi- Glidden 40.1 44.8 41.5
gration within a community.
Halbur 34 35.4 29.1
FIGURE 4: MMedian Age Lanesboro 43.3 50.8 59.6
MEDIAN AGE 2000 2010 2019
MEDIAN AGE MEDIAN AGE MEDIAN AGE Lidderdale 18 465 95
Arcadia 376 36.3 35.9
Manning 44 45.5 38.6
Breda 42.2 37.6 38.3
Ralston 40.7 40.3 34.5
Carroll City 38.8 42 41.6
Templeton 39.3 43.6 50.3
Coon Rapids 42.9 41.3 42.2
Willey 32.2 32.5 36.6
Dedham 36 32.3 33.6




Carroll Area Development Corporation

FIGURE 5: Median Household Income

2019 POPULATION 2019 ESTIMATED MEDIAN 80% OF MEDIAN 50% OF MEDIAN
HOUSEHOLD INCOME

Carroll 20,281 $59,212 $47,370 $29,606
Audubon 5,571 $52,055 $41,644 $26,028
Calhoun 9,744 $52,323 $41,858 $26,162
Crawford 17,034 $55,755 $44,604 $27,878
Greene 8,950 $53,050 $42,440 $26,525
Guthrie 10,669 $61,161 $48,929 $30,581
Sac 9,802 $58,232 $46,586 $29,116

Source: American Community Survey, 2019

FIGURE 6: Employment Rates

2019 APRIL 2020 MARCH 2021
Carroll County Economy and Employment POPULATION
» Household income remains strong and one of the
highest in the region Carroll 20,281 9.10 3.10
» Median income would i.ndicate an ability to continue to Audubon 5,571 6.50 3.30
support new construction
» Many hourly workers could likely qualify for housing Calhoun 9,744 7.80 3.70
assistance
. . . Crawford 17,034 8.70 5.80
- A family of four making less then $41,000 would quali-
fy a_s Very Low Income based on the HUD 2021 Incgme Greene 8,950 10.20 3.30
Limits (https://www.huduser.gov/portal/datasets/il.ht-
mD Guthrie 10,669 10.6 4.40

» After the shut downs in 2020 Carroll County and most
of the surrounding area are back to full employment Sac 9,802 7.00 3.80
with little to no labor force to even fill existing jobs

L . * Population 16 years and over
» Carroll County has a large number of individuals in P v

management positions (Figure 7) and in their prime . _
earning years (older median age Figure 4) Source: American Community Survey, 2019

- These households tend to be able to afford more in
housing but in Carroll they have few options if they
would like to move or downsize
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FIGURE 7: Percentage of Labor by Occupation

CARROLL AUDUBON CALHOUN CRAWFORD GREENE GUTHRIE SAC
COUNTY
Management 33.1% 28.3% 33.8% 25.2% 37.6% 33.1% 30.3%
Service 15.8% 14.7% 16.5% 13.9% 14.3% 15.4% 18.3%
Sales & Office 22.3% 23.2% 20.8% 13.2% 17.4% 22.2% 20.1%
Natural Resources,
. ) . ) 8.7% 16.7% 14.6% 11.9% 10.5% 15.5% 11.8%
Construction, & Maintenance
Production, Transportation,
s 20.1% 17.1% 14.3% 35.9% 20.3% 13.8% 19.5%

& Material Moving

Source: American Community Survey, 2019

FIGURE 8: Occupancy Status 2019

CARROLL AUDUBON CALHOUN  CRAWFORD GREENE GUTHRIE SAC
COUNTY
Owner-Occupied 2,034 3,268 6,617 4,451 2,915 3,546 3,424
% of Occupied Units 77% 79% 76% 69% 73% 80% 79%
Renter-Occupied 615 878 2,109 1,986 1,056 906 889
% of Occupied Units 23% 21% 24% 31% 27% 20% 21%
Total Vacant 352 926 766 628 573 1,352 1,082
Vacancy rate 12% 18% 8% 9% 13% 23% 20%
Total 3,001 5,072 9,492 7,065 4,544 5,804 5,395

Source: American Community Survey,, 2019

Carroll County Housing Trends FIGURE 9: Carroll County Construction Activity
» Carroll County is the only county that didn't see the
renter occupancy go up in the last 9 years

40
Lack of rental options pushes people to adjacent com-

munities and ultimately to jobs that are closer to their 35
homes 30
- Households at all income levels often like to rent when )
they first move to a community and Carroll County'’s
small rental supply has likely resulted in lost employees 2
» Jump in the number of homes built in rural areas 1
- These tend to be higher priced, custom built homes
which can result in individuals selling their more afford-
able existing homes (sometimes referred to as filtering) 5 H H H H
0

- This market does not meet our first-time home buyers
needs and is not building at a fast enough rate to ad- 20102011201220132014201520162017201820192020

(O]

o

€]

dress housing needs through filtering
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Housing Affordability
» Despite low ratios Arcadia, Breda, and Willey have values strong enough to support new construction

» The ratio between home values and median incomes would indicate affordability issues in the city of Carroll

Estimated value in 2019 was high but probably accurate for the 2021 market; however, incomes didn’t grow at the same
rate

» Rent levels are well below what it would cost to construct new rental

- This is a huge hurdle for financing a new project

FIGURE 10: Community Assessments

MEDIAN HOME VALUE MEDIAN HOUSEHOLD VALUE TO INCOME MEDIAN CONTRACT
(2019) INCOME (2019) RATIO RENT (2019)

Arcadia $113,500 $63,750 1.78 $422
Breda $122,400 $65,000 1.88 $418
Carroll City $148,500 $47,534 3.12 $544
Coon Rapids $88,600 $49,464 1.79 $402
Dedham $100,400 $55,000 1.83 *

Glidden $108,800 $65,625 1.66 $407
Halbur $88,000 $63,750 1.38 $513
Lanesboro $58,800 $43,438 1.35 *

Lidderdale $81,000 $53,750 1.51 $242
Manning $93,400 $57,750 1.62 $403
Ralston $54,300 * * *

Templeton $112,500 $55,417 2.03 $427
Willey $137,500 $88,750 1.55 *

Source: 2019 American Community Survey
* Indicates that too few samples were collected to estimate

Monthly costs for owner units are generally considered affordable if the overall housing unit costs between 2 and 2.5 times the
household's yearly income. This ratio covers all housing costs, including taxes, insurance and utilities. Affordable rental units
(including utilities) are considered to have monthly rents less than 30% of the household's monthly gross income. This analysis
evaluates the availability of affordable housing and compares the quantity of housing that is affordable to each income group.
A positive balance indicates a surplus of housing within the affordability range of each respective income group, while a nega-
tive balance indicates a shortage. This analysis is meant to illustrate larger trends and not exact demand in certain price ranges.
It does not take into consideration housing quality or mortgage status.



COMMUNITY ASSESSMENT

City of Carroll

» Carroll's construction activity still has not returned to
what it was in 2005 and 2006 (Figures 11 and 2.11)

» Market is dominated by single-family detached homes
with little variety for new residents moving to Carroll

» Construction activity has not been enough to support
real growth

» Based on current owner-occupancy, "for sale" housing
shortage that is widely prevalent in 2021, and the loss
of some rental units it can be assumed that Carroll's
vacancy rate is unchanged from the landlord survey
done in 2015

- The 217 for rent vacant units likely reflect a large margin
of error and people unwilling to complete Census forms
as qualitative discussions indicate very limited rental
options

» The current housing market in seeing increasing values
in almost all communities (unprecedentedly low interest
rates and lack of options to move to if you wanted to
sell) therefore the numbers in Figure 16 have likely
shifted some

» Figure 17 illustrates a demand for an additional 390
units over the next ten years

- This is likely a conservative demand when considering
the regions labor shortage and pent-up demand

- If community leaders do nothing to create incentives
and support or share risk in housing development
the community will not be able to support population
growth and thus business growth

» The primary themes identified for Carroll in 2016 have
not changed based on the demographic, economic, and
housing assessment in Figures 11 to 18. These primary
themes included:

- Anaging population

- The potential for new growth

- The dominance of owner occupied housing options
- Need for housing to support existing residents

- Need for housing to support a growing job market
- A need for moderately priced housing

- Demand for housing within specific price points

Addendum 1: Market Analysis Update

At a Glance

Affordability Gauge

3..12
o Y___ |
e o
Undervalued Affordable Unaffordable
(Less than 2) (2-3) (Greater than 3)
2020 Population: 9,935

2025 Population: 10,186 (282 new residents)
Affordability Balance:

» Home values have grown faster than incomes while
rents remain well below rates needed to support
new construction.

2010 Vacancy Rate:  7.3% (3.2% 2015 estimate)
Owner | Renter Occupancy: 60% | 40%

Housing Demand by 2030: 255 units (25 units/yr)
156

234

» Renter Units:

» Owner Units:

FIGURE 11: Carroll Construction Activity

Building Permits

25
20
15
10

| ] ]

2011 2012 2013 2014 2015 2016 2017 2018 2019 2020
Year
B New Home Permits 12 @ MF

Source: City of Carroll
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FIGURE 12: Historic Population Change

POPULATION AT
DECADE'S END

1960

1960-1970

1970-1980

1980-1990

1990-2000

2000 - 2010

2010-2019

2000-2019

7,682

8,716

9,705

9,579

10,106

10,103

9,904

CHANGE IN
POPULATION

1,034

989

-126

527

-199

-202

% GROWTH ANNUAL GROWTH
DURING DECADE RATE
13.5% 1.3%
11.3% 1.1%
-1.3% -
5.5% 0.5%
0.0% -
-2.0% -0.22%
-2.0% -0.1%

FIGURE 14: Vacancy Analysis

FIGURE 13: Population Projection

CARROLL CITY

Natural Change

0.25% Annual Growth

0.50% Annual Growth

2020

9,904

9,935

2025

9,635

10,060

9,935 10,186

2030

9,465

10,186

10,443

CARROLL CITY 2010 2019 DIFFERENCE
Vacant Units 341 403 62
For Rent 176 217 41
For Sale Only 5 0 -5
Renteq or Sold, Not 47 67 20
Occupied
For Seasonal,
Recreation, or 7 16 9
Occasional Use
For Migrant Workers 33 0 -33
Other Vacant 73 103 30

FIGURE 15: Occupancy Analysis
2000

CARROLL CITY

Owner-Occupied

Renter-Occupied

Total Vacant

Vacancy rate

Total

Number

2,926

1,247

258

5.8%

4,431

Percent of
Occupied

Units

70%

30%

Number

2,999

1,358

341

7.3%

4,698

2019 NET CHANGE
Percent of Percent of
Occupied Number Occupied Number
Units Units
69% 3,039 69% 13
31% 1,385 31% 138
- 403 - 145
= 8.3%"* - -
) 4,720 ) 396

* A survey of landlords and realtors indicated a vacancy rate closer to 3.2% in 2015. This rate will be used for projection purposes (see page
38 for details) based no new construction and no dramatic change in population or employment demand.

H¥ud
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FIGURE 16: Housing Affordability Analysis - Carroll City, lowa
CARROLL CITY

Number of  Affordable Number Affordable Number Total

Income Range Percent of Percent of Households Range for of Owner Range for of Renter Affordable +/-
9 City Median Households in Each Owner Units Renter Units Units
Range Units Affordable Units Affordable

$0-24,999 UNDER 54% 24.1% 1,064 >$60,000 223 $0-499 509 732 -332

$25,000-49,999  54-105% 29.2% 1,294 $16291’ggg_ 907 $500-999 823 1730 436
$125,000- $1,000-

- - 0, 0,

$50,000-74,999 106-158% 9.8% 433 199.999 1,107 1499 26 1,133 700

$200,000- $1,500-
- . 0, 0, ) > _

$75-99,999 159-210% 13.5% 597 249,999 395 1,999 0 395 202
$250,000- $2,000-

- - 0, 0, B
$100-149,999 211-316% 14.9% 658 399,999 324 2,999 0 324 334
$150,000+ OVER 316% 8.5% 378 $400,000+ 83 $3000+ 26 109 -269
Median $47,534 100.0% 4,424 3,039 1,385 4,424 0

Source: RDG Planning & Design

FIGURE 17: Housing Demand Model FIGURE 18: Housing Development Program (2015 - 2025)

CARROLL CITY 2020 2025 2030 TOTAL CARROLL CITY 2020- 2025- TOTAL
Population at End of 2025 2030
Period 9,935 10,186 10,443

Total Need 191 199 390

Household Population
at End of Period 9.628 9871 10120

Total Owner Occupied 14 120 234
Average Persons Per
Household

2.28 2.28 2.28
Affordable Low: <$125,000 44 46 90
Household Demand at

End of Period 4,223 4,329 4,439

Affordable Moderate: $125-

15 15 30
. 200,000
FPe;ctneected Vacancy 399 4.7% 6.2%
Moderate Market: $200-250,000 20 22 42
ggr'?o'\cjfeds atEndor 4362 4,543 4732
High Market: Over $250,000 35 37 72
Replacement Need 10 10 20
Total Renter Occupied 76 80 156
9 Low: Less than $500 24 25 49
Average Annual
Canai e S 40 39 Affordable: $500-1,000 29 3 60
Market: Over $1000 23 24 47

Source: RDG Planning & Design

Source: RDG Planning & Design
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Coon Rapids
» The city will continue to naturally decline in population
without new families

» While the vacancy rate may seem high there are little to
no for rent or for sale vacant units

- Construction activity would indicate that the population
should have remained steady unless the "other vacant”
is accurate (Figure 22)

» Construction activity has not been bad for a community
the size of Coon Rapids but without rental or downsizing
options the community will continue to struggle to
attract new households

» To reverse the population stagnation of the last two
decades Coon Rapids community leaders will need to
incentivize, support, and share risk in the development
of quality housing units

- To support a population of 1,332 there will be a demand
for an additional 44 housing units (rental and owner)

» The primary themes identified for Coon Rapids in
2016 have not changed based on the demographic,
economic, and housing assessment in Figures 19 to 26.
These primary themes included:

- An aging population that is not generating natural
growth

- Aging housing stock that has limit appeal
- Anundervalued market (Figure 10)
- Unmet rental demand

- Development of units at price points above the median
home value to support move-up housing

At a Glance

Affordability Gauge

1.79

Undervalued Affordable Unaffordable
(Less than 2) (2-3) (Greater than 3)
2025 Population: 1,283
2030 Population: 1,332 (69 new residents)

Affordability Balance:

» Shortage of housing for households with incomes
between $50,000 and $150,000 annually.

2010 Vacancy Rate: 10.3%

Owner | Renter Occupancy: 75% | 25%

Housing Demand by 2025: 36 units (3 units/yr)

» Renter Units: 20 units

» Owner Units: 24 units

FIGURE 19: Coon Rapids Construction Activity

8

Building Permits
sy (o)) ~

w

oo UUD

20102011201220132014201520162017201820192020

Year
Source: City of Coon Rapids
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FIGURE 20: Historic Population Change

COON POPULATION AT CHANGE IN % GROWTH ANNUAL GROWTH
RAPIDS DECADE'S END POPULATION DURING DECADE RATE
1960 1,560
1960-1970 1,381 -179 -11.5% -1.2%
1970-1980 1,448 67 4.9% 0.5%
1980-1990 1,266 -182 -12.6% -1.3%
1990-2000 1,305 39 3.1% 0.3%
2000 - 2010 1,305 0 0.0% 0.00%

2010- 2019 1,263 -42 -3.2% -0.36%

FIGURE 22: VVacancy Analysis

COON RAPIDS 2010 2019 DIFFERENCE

Vacant Units 63 67 3

For Rent 12 0 -12

For Sale Only 14 0 -14
FIGURE 21: Population Projection Rented or Sold, Not : o .
COON RAPIDS 2020 2025 2030 Occupied

For Seasonal, Recreation,

Natural Change 1,263 1,219 1,187 B S— 10 0 -10
0.25% Annual Growth 1,267 1,283 1,299 For Migrant Workers 0 0 0
0.5% Annual Growth 1,267 1,299 1,332 Other Vacant 26 53 27

FIGURE 23: Occupancy Analysis

COON RAPIDS 2000 2010 2019 NET CHANGE
Percent of Percent of Percent of
Number Occupied Number Occupied Number Occupied Number
Units Units Units

Owner-Occupied 406 75% 402 73% 435 72% 29
Renter-Occupied 137 25% 148 27% 13 28% -24
Total Vacant 28 63 67 39
Vacancy rate 4.9% 10.3% 10.9%

Total 571 613 615 44

* A survey of landlords and realtors indicated a vacancy rate closer to 3.2%, similar to Coon Rapids single-family vacancy rate in 2010.

15
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FIGURE 24: Housing Affordability Analysis - Coon Rapids, lowa

COON RAPIDS
Number of  Affordable Number Affordable Number Total
Income Range Percent of Percent of Households Range for of Owner Range for of Renter Affordable /-
9 City Median Households in Each Owner Units Renter Units Units
Range Units Affordable Units Affordable
$0-24,999 UNDER 52% 30.3% 166 >$60,000 125 $0-499 97 222 56
$25,000-49,999  52-101% 20.3% i $g%ggg' 190 $500-999 13 203 92
$125,000- $1,000-
- - 0, 0, R
$50,000-74,999 102-152% 19.5% 107 199.999 85 1499 0 85 22
$200,000- $1,500-
- . 0, 0, ) 3 B
$75-99,999 153-202% 11.1% 61 249,999 18 1,999 0 18 43
$250,000- $2,000-

- - 0, 0, _
$100-149,999 203-303% 14.4% 79 399,999 15 2,999 0 15 64
$150,000+ OVER 303% 4.4% 24 $400,000+ 2 $3000+ 3 5 -19
Median $49,464 548 435 13 548 0

FIGURE 25: Housing Demand Model FIGURE 26: Housing Development Program (2015 - 2025)

COON RAPIDS 2020 2025 2030 TOTAL COON RAPIDS 2020- 2025- TOTAL

Population at End of 2025 2030

Period 1,267 1,299 1,332

Total Need 22 22 44
Total Owner Occupied 12 12 24
ﬁ\éir;%%;ersons HEE 2.23 2.23 2.23
Affordable Low: <125,000 3 3 6
rRee T s s s
Affordable Moderate: 125-200,000 4 3 7
;;ct){aected Vacancy 359 4.3% 50%
Moderate Market: 200-250,000 2 2 4
gg;;tol\cl’eeds at End of 572 591 610
High Market: Over $250,000 3 4 7
Replacement Need 3 3 6
Total Renter Occupied 10 10 20
S 2 2w
d Low: Less than 500 4 4 8
Affordable: 500-1000 2 2 4
Market: Over $1000 4 4 8

H¥od °




Glidden

»

»

»

Glidden continues to experience population loss despite
being well positioned

The lack of for sale and for rent vacant units (Figure 30)
is probably accurate

- The "other vacant" units may be high, reflecting families
holding on to properties that should be on the market

Values generally seem healthy or at least high enough
to support new construction but not overly high
compared to other markets

- Estimated incomes are strong and a big reason that the
value to income ratio is low.

The city lacks rental units priced over $500 indicating
most rentals are older, smaller units that are
unappealing to many households new to the area

Glidden has a history of being proactive around housing
and is well located for future growth; therefore, a 2030
population of 1,195 should be the community's goal

- To support this growth an additional 32 units will be
needed

The primary themes identified for Glidden in 2016 have

not changed based on the demographic, economic, and
housing assessment in Figures 27 to 34. These primary

themes included:

- Anaging population

- Good prospects for growth

- Strong home values

- Demand for market rate homes

- Construction rate that replaces lost units

Addendum 1: Market Analysis Update

At a Glance

Affordability Gauge

1.66

Undervalued Affordable Unaffordable
(Less than 2) (2-3) (Greater than 3)
2025 Population: 1,151
2030 Population: 1,166 (35 new residents)

Affordability Balance:

» Shortage of rentals priced at market rate or above
$700 a month.

2019 Vacancy Rate:
be much lower

7.2% but anecdotally noted to

Owner | Renter Occupancy: 79% | 21%

Housing Demand by 2030: 32 units
» Renter Units: 16 units
» Owner Units: 16 units

FIGURE 27: Glidden Construction Activity

Building Permits

[uny

UEIEI 1 EIU 1

2011 2012 2013 2014 2015 2016 2017 2018 2019 2020
Year

o

Source: City of Glidden
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FIGURE 28: Historic Population Change

GLIDDEN POPULATION AT CHANGE IN % GROWTH ANNUAL GROWTH
DECADE'S END POPULATION DURING DECADE RATE
1960 993
1960-1970 964 -29 -2.9% -
1970-1980 1,076 12 11.6% 1.1%
1980-1990 1,099 23 2.1% 0.2%
1990-2000 1,253 154 14.0% 1.3%
2000 - 2010 1,146 -107 -8.5% -
2010 - 2019 1,131 -15 -1.3% -
2000-2019 -122 -10.8% -
FIGURE 30: Vacancy Analysis
GLIDDEN 2010 2019 DIFFERENCE
Vacant Units 21 37 16
For Rent 0 0 0
For Sale Only 5 0 -5
FIGURE 29: Population Projection Rented or Sold, Not . g .
GLIDDEN 2020 2025 2030 Occupied
For Seasonal, Recreation, 3 3 0
Natural 1131 1126 1,12 or Occasional Use
0.25% annual growth 1137 1,151 1,166 For Migrant Workers 0 0 0
0.50% annual growth 1137 1,166 1195 Other Vacant 9 23 14

FIGURE 31: Occupancy Analysis

GLIDDEN 2000 2010
Percent of
Number Occupied Number
Units

Owner-Occupied 372 77% 396
Renter-Occupied 109 23% 106
Total Vacant 23 21
Vacancy rate 4.6% 4.0%
Total 504 523

H¥ud

2019 NET CHANGE
Percent of Percent of
Occupied Number Occupied Number
Units Units
79% 376 79% -20
21% 99 21% -7
37 16
7.2%
512 59
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FIGURE 32: Housing Affordability Analysis - Glidden, lowa

GLIDDEN
Number of  Affordable Number Affordable Number Total
Income Range Percent of Percent of Households Range for of Owner Range for of Renter Affordable +/-
9 City Median Households in Each Owner Units Renter Units Units
Range Units Affordable Units Affordable
$0-24,999 UNDER 39% 21.3% 101 >$60,000 57 $0-499 95 152 51
$25,000-49,999  39-76% 13.5% 64 $1623’338' 166 $500-999 4 170 106
$125,000- $1,000-
- . 0, 0, N
$50,000-74,999 77-114% 25.1% 19 199.999 15 1499 0 15 4
$200,000- $1,500-
- o 0, 0, ) 3 R
$75-99,999 115-152% 26.5% 126 249,999 23 1999 0 23 103
$250,000- $2,000-

- - 0 0, _
$100-149,999 153-229% 10.7% 51 399,999 15 2,999 0 15 36
$150,000+ OVER 229% 2.9% 14 $400,000+ 0 $3000+ 0 0 -14
Median $65,625 100.00% 475 376 99 475 0

FIGURE 33: Housing Demand Model FIGURE 34: Housing Development Program (2014 - 2020)

GLIDDEN 2020 2025 2030 TOTAL GLIDDEN 2020- 2025- TOTAL

Population at End of 2025 2030

Period 1,137 1,166 1,195
Total Need 16 16 32
Total Owner Occupied 8 8 16
ﬁ‘éirsﬁif;ersons e 2.26 2.26 2.26
Affordable Low: <125,000 1 1 3
et e 52 ws
Affordable Moderate: 125-200,000 3 3 5
;;ctneected Vacancy 70% 70% 70%
Moderate Market: 200-250,000 3 3 5
gg:itol\(ljeeds at End of 537 550 564
High Market: Over $250,000 1 2 3
Replacement Need 3 3 6
Total Renter Occupied 8 8 16
S 66w
d Low: Less than 450 2 2 4
Affordable: 450-700 1 1 3
Market: Over $700 4 5 9
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Manning

»

Manning’'s community investments have continued to
pay off in new growth

Manning has leverage investments to support some of
the strongest building activity in the county and region

Unlike most rural communities they have experienced
some new rental in the last few years

The growth in "other vacant” is likely a reflection of the
margin of error in a small sample size and some vacant
units being held by families of deceased residents

Manning continues to need more rentals over $500 a
month, these will free up the more affordable rentals.

At a very conservative growth rate the city will need to
build five to six units annually but this will just address
new growth

- Rates closer to 2019 and 2020 should continue in order
to support new growth and pent-up demand

The primary themes identified for Manning in 2016 have
not changed based on the demographic, economic, and
housing assessment in Figures 35 to 42. These primary
themes included:

- Continued strong prospects for growth
- Continued need for housing options

- Construction activity has increased and must not slide
back down

At a Glance

Affordability Gauge

1.62

Undervalued Affordable Unaffordable
(Less than 2) (2-3) (Greater than 3)
2025 Population: 1,614

2030 Population: 1,655 (0.5% annual growth)
(69 new residents)
Affordability Balance:

» Shortage of rental market rate rental housing
priced over $700 a month.

2010 Vacancy Rate: 9.2%

Owner | Renter Occupancy: 75% | 25%
Housing Demand by 2030: 55 units 5-6 units/yr)
25 units

30 units

» Renter Units:

» Owner Units:

Building Permits

FIGURE 35: Manning Construction Activity

10

D[I J

2011 2012 2013 2014 2015 2016 2017 2018 2019 2020
Year

O B N W b~ U1 O N 0 O

Source: City of Manning
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FIGURE 36: Historic Population Change

MANNING POPULATION AT CHANGE IN % GROWTH ANNUAL GROWTH
DECADE'S END POPULATION DURING DECADE RATE

1960 1,676

1960-1970 1,656 -20 -1.2% -0.1%

1970-1980 1,609 -47 -2.8% -0.3%

1980-1990 1,484 -125 -7.8% -0.8%

1990-2000 1,490 6 0.4% 0.0%

2000 - 2010 1,500 10 0.7% 0.07%

2010 - 2019 1,565 65 4.3% 0.47%

2000-2019 75 4.8% 0.3%

FIGURE 37: Population Projection FIGURE 38: Vacancy Analysis

MANNING 2020 2025 2030 MANNING 2000 2019 DIFFERENCE
Natural 1,545 1,517 1,473 Vacant Units 52 9 -43
0.25% annual growth 1,574 1,594 1,614 For Rent 14 8 -6
0.50% annual growth 1,574 1,614 1,655 For Sale Only 24 3 -21
Rented or Sold, Not 7 0 3
Occupied
For Seasonal, Recreation,
. 2 0 -2
or Occasional Use
For Migrant Workers 0 0 0
Other Vacant 5 23 18

FIGURE 39: Occupancy Analysis

MANNING 2000 2010 2019 NET CHANGE
Percent of Percent of Percent of
Number Occupied Number Occupied Number Occupied Number
Units Units Units

Owner-Occupied 496 76% 472 72% 497 73% 1
Renter-Occupied 154 24% 181 28% 167 27% 13
Total Vacant 52 66 43 -9
Vacancy rate 7.4% 9.2% 6.1%*

Total 702 719 707 5

* A survey of landlords and realtors indicated a vacancy rate closer to 3.2%, slightly above Manning owner-occupied vacancy rate.
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FIGURE 40: Housing Affordability Analysis - Manning, lowa

MANNING
Number of  Affordable Number Affordable Number Total
Income Range Percent of Percent of Households Range for of Owner Range for of Renter Affordable /-
9 City Median Households in Each Owner Units Renter Units Units
Range Units Affordable Units Affordable
$0-24,999 UNDER 44% 18.8% 125 >$60,000 82 $0-499 n7 199 74
$25,000-49,999  44-87% 24.2% 161 $g%ggg' 280 $500-999 50 330 169
$125,000- $1,000-
- . 0, 0, ~
$50,000-74,999 88-130% 21.2% 141 199.999 83 1499 0 83 58
$200,000- $1,500-
- _ o) 0, ) 3 _
$75-99,999 131-173% 14.9% 99 249,999 n 1,999 0 n 88
$250,000- $2,000-

- . 0 0, B
$100-149,999 174-260% 12.7% 84 399,999 32 2,999 0 32 52
$150,000+ OVER 260% 8.1% 54 $400,000+ 9 $3000+ 0 9 -45
Median $57,750 100.00% 664 497 167 664 0

FIGURE 41: Housing Demand Model

FIGURE 42: Housing Development Program (2014 - 2020)

MANNING 2020 2025 2030 TOTAL MANNING 2015-  2020- TOTAL
) 2020 2025
EOP“';“O” el Eel 1574 1614 1,655
erne Total Need 27 28 55
Total Owner Occupied 15 16 30
ﬁ‘éigﬁ%&ersons = 2.26 2.26 2.26
Affordable Low: <125,000 4 5 9
oo s e 0
Affordable Moderate: 125-200,000 4 4 8
E;(;Jeected Vacancy 329 4.2% 5 2%
Moderate Market: 200-250,000 3 3 6
ggrlitol\(ljeeds at End of 688 712 738
High Market: Over 250,000 3 4 8
Replacement Need 3 3 6
Total Renter Occupied 12 13 25
e v oa s
K Low: Less than 450 3 3 6
Affordable: 450-700 4 4 8
Market: Over $700 5 6 1

H¥od 2
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COMMUNITY SUMMARIES

The following section updates the community summaries
completed for each of the Carroll County communities with
populations below 1,000 people. Generally the opportunities
identified for these communities in 2016 should continue to
be priorities. The job opportunities in Ralston and Templeton
would indicate these two communities in particular have the
potential to grow. For Ralston, investment in existing housing
and removal of dilapidated structures will be needed to sup-
port new construction.

At a Glance - Arcadia At a Glance - Breda
Affordability Gauge: 1.78 Affordability Gauge:
: 1.88
| v
E o . E ° B
Undervalued Affordable Unaffordable Undervalued Affordable Unaffordable
(Less than 2) (2-3) (Greater than 3) (Less than 2) (2-3) (Greater than 3)
Median Home Value: $113,500 Median Home Value: $122,400
Median Household Income: $63,750 Median Household Income: $65,000
Median Contract Rent: $422 Median Contract Rent: $418
2000 Population: 443 2000 Population: 477
2010 Population: 484 (+41 residents) 2010 Population: 483 (+6 residents)
2019 Population: 507 * (+23 residents) 2019 Population: 440* (-43 residents)
Predicted vs. Actual Population Change (2010 to 2019%) Predicted vs. Actual Population Change (2010 to 2019*)
+42 residents more than predicted. This suggests -31residents more than predicted. This suggests
in-migration of new residents out-migration or a higher death rate than anticipated
*Estimate. The accuracy of population estimates vary *Estimate. The accuracy of population estimates vary

and should be used with caution. and should be used with caution.
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At a Glance - Dedham

Affordability Gauge:1.83

Undervalued Affordable  Unaffordable

(Less than 2) (2-3) (Greater than 3)
Median Home Value: $100,400
Median Household Income: $55,000
Median Contract Rent: *

2000 Population: 280
2010 Population: 266 (-14 residents)
2019 Population: 261* (-4 residents)

Predicted vs. Actual Population Change (2010 to 2019*)

-3 residents fewer than predicted. This suggests lit-
tle to no in-migration.

*Estimate. The accuracy of population estimates vary
and should be used with caution.

** Sample size too small

At a Glance - Halbur

Affordability Gauge:1.38

1.38
L. ]
. O 2
[ i
Undervalued Affordable Unaffordable
(Less than 2) (2-3) (Greater than 3)
Median Home Value: $88,000
Median Household Income: $63,750
Median Contract Rent: $513

2000 Population: 202
2010 Population: 246 (+44 residents)
2019 Population: 281* (+35 residents)

Predicted vs. Actual Population Change (2010 to 2019*)

+39 residents more than predicted. This suggests
slight in-migration of residents or a slightly in-
creased birthrate.

*Estimate. The accuracy of population estimates vary
and should be used with caution.



At a Glance - Lanesboro

Affordability Gauge:1.35

1.35
¥ -
L O 2 3
™ all
Undervalued Affordable Unaffordable
(Less than 2) (2-3) (Greater than 3)
Median Home Value: $58,800
Median Household Income: $43,438
Median Contract Rent: o

2000 Population: 152
2010 Population: 121 (-31residents)
2019 Population: 127* (+6 residents)

Predicted vs. Actual Population Change (2010 to 2019*)

+15 residents more than predicted. This suggests a
little in-migration.

*Estimate. The accuracy of population estimates vary
and should be used with caution.

** Sample size too small

Addendum 1: Market Analysis Update

At a Glance - Lidderdale

Affordability Gauge:1.51

1.51
r b
[ d
Undervalued Affordable Unaffordable
(Less than 2) (2-3) (Greater than 3)

Median Home Value: $81,000
Median Household Income: $53,750
Median Contract Rent: $242

2000 Population: 186
2010 Population: 180° (-6 residents)
2019 Population: 184* (+4 residents)

Predicted vs. Actual Population Change (2010 to 2019*)

+14 residents more than predicted. This suggests a
little in-migration

*Estimate. The accuracy of population estimates vary
and should be used with caution.
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At a Glance - Ralston

Affordability Gauge: NOT ENOUGH DATA FOR VI
1.00

L4 =
} O ol
[ o

Undervalued Affordable Unaffordable

(Less than 2) (2-3) (Greater than 3)
Median Home Value: $54,300
Median Household Income: o
Median Contract Rent: o

2000 Population: 98
2010 Population: 79 (-19 residents)
2019 Population: 64* (-15 residents)

Predicted vs. Actual Population Change (2010 to 2019%)

-12 residents fewer than predicted. This suggests an
out-migration

*Estimate. The accuracy of population estimates vary
and should be used with caution.

** Sample size too small

At a Glance - Templeton

Affordability Gauge:2.03

2.03

| Affordable |

Undervalued Unaffordable

(Less than 2) (2-3) (Greater than 3)
Median Home Value: $112,500
Median Household Income: $55,417
Median Contract Rent: $427

2000 Population: 334
2010 Population: 362 (+28 residents)
2019 Population: 319* (-43 residents)

Predicted vs. Actual Population Change (2010 to 2019%)

-31 residents fewer than predicted. This suggests
out-migration or lower birth rate then predicted

*Estimate. The accuracy of population estimates vary
and should be used with caution.



At a Glance - Willey

Affordability Gauge:1.55

1.55

Undervalued _ Affordable Unaffordable

(Less than 2) (2-3) (Greater than 3)
Median Home Value: $137,500
Median Household Income: $88,750
Median Contract Rent: o

2000 Population: 103
2010 Population: 88 (-15 residents)
2019 Population: 123* (+35 residents)

Predicted vs. Actual Population Change (2010 to 2019*)

+34 residents more than predicted. This suggests
in-migration.

*Estimate. The accuracy of population estimates vary
and should be used with caution.

** Sample size too small

Addendum 1: Market Analysis Update
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COMMUNITY HOUSING
PERCEPTIONS
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INTRODUCTION

SURVEYS

A Housing Needs Assessment is designed to explore, eval-
uate, and identify strategies to address housing issues
throughout the study area. The housing market impacts the
quality of life for residents of the region, for people interest-
ed in moving to the area, and for businesses seeking to recruit
(and retain) employees. To understand the Carroll County
Housing Market, the Housing Assessment includes an explo-
ration of demographic trends, construction activity trends,
personal observations, and an extensive public engagement
process.

The public engagement process was designed to evaluate
the diverse and unique housing needs of the communities
throughout Carroll County. The process included a series of
public meetings and surveys to engage as many stakeholders
as possible in a number of ways. In total, the assessment con-
denses the perspectives from 11 public meetings and stake-
holder discussions, 1,395 survey respondents, and 6 meetings
of a steering committee specially designed to represent the
various stakeholders of Carroll County.

A series of community meetings were held throughout Carroll
County including: Carroll; Breda; Glidden; Manning; and Coon
Rapids. These meetings included attendance from community
leaders, business representatives, and members of the gener-
al population.

A series of three surveys were conducted to explore housing
issues in Carroll County.

1. The community-wide survey was distributed to reach the
general public to better understand their perspective,
perceptions, and desires of the housing market.

2.The workforce survey was designed to target those
working in Carroll County and its communities to better
understand where people are working, living and also
the challenges that face businesses trying to recruit labor
into Carroll County.

3.The landlord survey was distributed to owners and
managers of rental properties to gain their perspective
on the rental market in Carroll County.

It should be noted that these surveys are a reflection of the
individuals who chose to take the time to complete the sur-
vey and were not done in a manner that ensured a random
sample of community residents. The purpose of the surveys
was to help identify trends and opportunities that are further
explored in the community conversations and demographic
analysis.

Community Survey

An engagement tool designed to reach the general popula-
tion including residents, leadership, and the business com-
munity was distributed in the fall of 2015. The survey was well
received throughout Carroll County; Map 1.1illustrates the
geographic distribution of those responding to the commu-
nity survey. Over the three months that the survey was open,
521 people contributed their perspective to the housing as-
sessment.

Highlights from the Community Survey
» Responses from throughout the county with the highest
response rates from the ZIP codes containing Carroll,
Manning, and Coon Rapids

» Survey respondents generally exhibit higher household
incomes and higher home ownership rates than Carroll
County as a whole

» Strong interest for apartments (68% of respondents) and
townhomes (86% of respondents)

» Strong interest in independent senior living units (78% of
respondents)

» Desire for more housing diversity than the traditional
larger four-bedroom home that is often constructed today,
only 37% of respondents felt this would be a successful
product while over 60% felt townhomes, apartments,
senior units, and smaller affordable homes would be
successful

» With only 37% of respondents feeling that larger four-
bedroom homes that are currently be constructed would
be successful there is a growing desire for more diversity
in the market, as illustrated in the above text

» Current housing market does not adequately meet the
needs of many types of potential homebuyers with the
exception of “empty nesters” who are well-served by the
market (It should be noted that stakeholder participants
felt there is a lack of housing for those interested in
downsizing)

» Respondents felt seniors would be most interested in
apartments with services available such as one meal per
day or housekeeping (36% of respondents) and owner-
occupied homes with shared maintenance (34% of
respondents)



MAP 1.1: Community Survey Response Distribution

viam |

INCOME PATTERNS

What is your household's estimated annual income?

21%
17%
10%

100%

25%

20%

15%

10%

5%

0%

Less than
$15,000

$15,000 -
$34,999

4,

$35,000-
$49,999

$50,000 -
$74,999

$75,000
$99,999

31
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OCCUPANCY

Do you own or rent your home?

25%

$100,000 -
$149,000

18%

More than
$150,000
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NEW HOUSING

What new housing products do you think would be successful in Carroll
County today?

Mid-size, three-bedroom house

93%

Affordable, small two- or three-bedroom house
86%

Townhouse
86%

Independent - Senior Living Housing
78%

Apartment

W Downtown upper-story residential

46%

Larger home with four or more bedrooms
37%

 Upscale - Large Lot Residential Housing
20%
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SENIOR PREFERENCE

What type of housing do you believe seniors and the elderly are most
interested in?

259 36%
9%
l |

Small Independant Owner Occpied Independant Apartment with Apartment with All Residence Attached or
Owner Occupied Home with Shared Apartment Optional Services Services Included Adjacent to the Home of a
Home Lawn Care and Snow Available * Family Member

Removal

*Typical services include lawn service, cleaning, and some meals
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Workforce Survey

An engagement tool designed to reach the population em-
ployed in Carroll County including those living outside of the
County. Over the three months that the survey was open, 874
Carroll County employees contributed their perspective to the
housing assessment.

Highlights from the Workforce Survey

»

¥

4

2

Survey respondents generally exhibit household incomes
and home ownership rates similar to Carroll County as a
whole.

A majority of respondents felt they could find their
preferred housing option (72%); however, this does not
reflect an actual attempt to find that option.

The majority of respondents live in Carroll County (82%);
another 6% of respondents reside in Carroll County but
are interested in moving into a different type of housing
product. Of the respondents who reside outside of Carroll
County, 3% expressed interest in living in Carroll County.

When asked “if you want to change housing, please select
the type of housing you would be moving from and the
type of housing product you would like to move into” a
few trends emerged (see page 12).

- Desire to move up in the housing market with interest in
single-family homes, both large - 43% and small/medi-
um - 23%

- Interest in relocating into townhomes or duplexes (12%)
- Interest in relocating into senior living facilities (5%)

For mortgage and rent payments, 45% of respondents
pay between $400 and $799 per month. Only 20% of
respondents pay less than $400 and 35% of respondents
pay more than $800 per month.

The majority of respondents live within 14 minutes of their
workplace

A number of questions were designed to target issues
especially pertinent to respondents 55 and over (see page
13).

+ 67% of respondents stated that they plan to retire in
Carroll County and 60% stated that they were confident
that they would be able to find their preferred housing
option within the county compared to 72% of all respon-
dents (again it should be emphasized that this is a per-
ception, not an actual attempt to find their preferred
housing type)

HOME LOCATION

Do you live in Carroll County?

6%

Yes, but | want to move
to different housing in
Carroll County

3%

Mo, but | want to move
to Carroll County

9%

No, and | don't want to
move to Carrell County

OCCUPANCY

Do you own or rent your home?

- Respondents stated that the most appealing housing
options include: small independent, owner-occupied
homes (36%); owner-occupied home with shared lawn
care and snow removal (24%); and independent apart-
ments (17%). This is comparable to the community sur-
vey (page 9) that included responses from both seniors
and non-seniors



COMMUTE TIMES

How long is your commute to work?

78% live within
14 minutes of work

£, &
R

o

Wy N\
& 'thin 15-29 L

% B o‘-e"
“thin 30-a48 ™"

INCOME PATTERNS

What is your household's estimated annual income?

100%
20%
27%

25%

2% 23%

20%
15%

10%
S 5%
0% I |
Less than $25,000 - $50,000 - $75,000 -
$25,000 $49,999 $74,999 $99,999

6%

$100,000 -
$149,999

7%

More than
$150,000
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HOUSING COSTS HOUSING AVAILABILITY

What is your monthly rent or mortgage payment?

28%

Do you think you can find your preferred

- housing option inarroII County?
YE

$800-$1,249 25%

$0-$400 20%

$1,250-$1,499 6%

$1,500-$1,999 3%
+$2,000 1%

CHANGING HOUSING

72%

If you want to change housing, select the type of product you would
want to move into?

100%
45%
43%
40%
35%
20%
25%
23%
20%
19%
15%
10% 7%
5%
5% 20
0% ’ ‘ ’ ‘
Small Large Townhome Small - Medium Large Single Senier Living
Apartment Apartment or Duplex Single Family Family House

House
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RETIRE IN CARROLL COUNTY

If you are 55 or older, do you plan to retire in Carroll County?

HOUSING AVAILABILITY FOR RETIREES

40%

If you are 55 and older, do you think you can find
your preferred housing option in Carrol County?

YES

60%
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Landlord Survey

A landlord survey was distributed to gain a better perspec-
tive of the rental market in the larger communities of Carroll
County. The survey reflects the first-hand experience of 19
landlords representing 316 units with insight into vacancy,
housing turnover, rent cost, subsidies, and the number of se-
nior units in the market. These questions tended to be open
ended questions that allowed the landlords to share their ex-
periences and perceptions of the market. This section reviews
the findings of this survey and interviews.

Highlights from the Landlord Survey
» Strength of the Rental Market

- The rental housing market appears to be very strong
with a large market for rental housing and a limited sup-
ply of units. One landlord noted having a wait list and
the majority indicated that turn overs were very fast and
units were quickly filled when they became available.

» Diversity of the Housing Market

- Respondents noted that there was limited diversity of
housing units on the market. This lack of diversity is
driven by two factors: (1) the high demand for rental
units and low supply creates a very tight market with
few choices for those seeking rental housing; and (2)
the trend of converting the large supply of smaller sin-
gle family detached units into rental homes has led to a
rental market dominated by these types of units.

» Quality of Rental Units

- Respondents indicated that there is a mix of high quality
units and low quality units on the market. The high qual-
ity units are limited in number but a number of landlords
noted that these units are always in demand. The lower
quality units on the market suffer from a lack of main-
tenance.

» Gaps in the Market

- Respondents noted a number of gaps in the rental mar-

ket:

1. Units for young singles and single parents with more
than 2 children

2.Larger 2-3 bedroom family dwellings
3.More new, quality units.

Many other respondents noted that there is a variety
of rental units but an overall shortage of quality rental
housing across most housing types and demograph-
ic markets and therefore, additional quality units are
needed.

» Time to Fill a Vacancy

- The majority of respondents (53%) indicated that it typ-

ically takes less than one month to fill a vacant units. The
second highest response is that it takes between one
and two months (11%) to fill a vacancy. Overall, these re-
sponses validate the anecdotal notes on the strong de-
mand for rental housing in Carroll County.
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» Rental Price Points » Senior Oriented Housing (for respondents with senior

units in their inventory)

- The survey asked respondents to identify the rental

costs for different size rental units.

- One Bedroom Units. Five respondents stated that
they had one bedroom units in their inventory and
the requested rent responses follow: $50-450 based
on income; $250; $400; $450 - $525; $435. For units
with rent not based on income, the average rent for a
one bedroom unit was $393 per month.

- Two Bedroom Units. Seven respondents stated that
they had at least one two- to -three bedroom units in
their inventory. The average rent for a two bedroom
unit was $522 per month. The highest rent (range) pro-
vided was $625 - $750 and the lowest (excluding in-
come based) was $300 - $375 per month.

- Three or More Bedroom Units. Eight respondents
state that they had at least one unit in their inventory
with three or more bedrooms. The average rent for a
three or more bedroom unit was $480 per month. The
highest rent (range) provided was $650 - $675 and the
lowest was $350 per month.

» Subsidized Units

- The majority of respondents to the survey indicated

that they have no subsidized units in their inventory (11
respondents or 61%). A number of subsidized units were
represented in the survey with 28% stating that some
of their units were subsidized and 11% stating that all of
their units were subsidized.

- The survey asked respondents with senior oriented

units about the types of support services that they pro-
vide to their residents. A number of respondents stated
that their senior units were single-level units that may
be ADA accessible. One respondent stated that they
offer a van to bring residents to the grocery store and
monthly activities in addition to having a staff available
for senior meals and home health services. Based on
the responses, it seems that the majority of senior op-
tions in Carroll County are simply single story units with
a number of units that are ADA accessible.
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STAKEHOLDER GROUPS

» Over several days a series of small group discussions
were held across Carroll County. These discussions,

along with the surveys, helped define key housing issues.

These groups represented both specific disciplines and
communities. Disciplines included financial institutions,
builders and developers, real estate agents, major
employers, and public sector. Major conclusions from
these conversations included:

» Scarcity by Price Point

- The housing market has remained strong but many of

the units on the market are priced below $100,000.
The need for housing priced between $120,000 and
$180,000 is strong.

- Households making just above the income limits to qual-

ify for assistance often struggle to find quality housing.
Rental units in these ranges are scarce and ownership
options often need substantial rehab or have very high
utility costs.

» Contractor Capacity

- There is almost no speculative construction occurring

because builders in the area are busy building custom
homes.

- Like other employers, builders are struggling to find

quality workers and subcontractors to complete proj-
ects.

- Several participants noted that the wait time for a con-

tractor could be up to a year.

» Affordable Rental Housing

- Every community noted the need for additional rental
housing with the greatest demand being for lower in-
come households.

- Participants also noted that young professionals and
managerial level recruits discover that it is difficult to
find quality rentals.

- Construction of new units in the smaller communities is

very difficult because of the cost of existing housing is
so low and the perception that rental rates should be
lower than a mortgage, which is infeasible based on
construction costs.

- Rental housing across Carroll County depends on tradi-

tional single family homes. Often these are older small-
er homes in need a substantial repair, maintenance, and
weatherization.

» Lot Development

- Lot development varies by community. Many of the

smaller cities have taken the initiative to ensure that
there is an adequate and affordable supply of lots. This
is driven by the understanding that construction activ-
ity is slow and that private developers cannot afford to
hold lots for long periods. For the City of Carroll lot de-
velopment is done by private developers, this means
that lots are substantially more expensive than in the
surrounding smaller communities and therefore price
points for housing are higher.

» Senior Market

- Every community noted a need for more senior oriented

housing. These units ranged from nice small units with
maintenance included to assisted-living units.

- Many felt that quality townhomes or duplexes would be

appealing to both young professionals and seniors.

- Participants in the smaller communities saw quality se-

nior housing as a way to “free up” affordable housing
that would be appealing to young families.

» The Role of Employers

- Recruitment and retention of employees to the areais a

major issue across the region and housing is seen as one
of the pieces to the puzzle.

- Discussions regarding the role of major employers var-

ied and the need to see housing as part of a benefit
or recruitment package was explored. Employers had
varying levels of comfort and interest in being involved
with issues related to employees housing needs.

» Community Image

- The image and perception of the different communities

plays heavily on the cost, scarcity, and quality of hous-
ing available in the community. Several communities are
perceived to be more appealing making housing more
competitive in those markets.

- Differing perceptions drives housing costs and con-

struction activity and thus will drive housing programs
and policies.



CONCLUDING THEMES

Carroll County’s healthy economy reflects the regions strong
work ethic and quality of life. Generally speaking, residents
value the quality of their communities and express this value
through the care and upkeep of their homes and communi-
ty institutions. Many of the major themes that were identified
through the community engagement process will be further
explored and discussed in the following sections of this docu-
ment. These include:

The impact of the strong economy on the regions
housing market

The need for quality housing within specific price points

The role that employers, businesses, and the financial
community will need to play in the housing market

The low unemployment rate and the effect that has on
the building community to find quality tradespeople

The need for senior oriented housing and the delivery of
that housing product

The interest in more housing variety, specifically for
townhome and duplex units that are appealing to both
young and old households

The demand for quality rental housings and subsequent
rental housing issues, including:

- The scarcity of quality rental housing and the need for
rental housing within specific prices and locations

- The impact that perception of rental costs has on the
ability to construct new rental units

The need for more entry level owner-occupied housing
and the impact that lot costs have on that market

Chapter 1 Community Housing Perceptions






CHAPTER 2

A PROFILE OF
CARROLL COUNTY
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CARROLL COUNTY ASSESSMENT

Carroll County is a rich tapestry of lowa culture and agricul-
tural history. To understand Carroll County, it is important to
understand each of the communities that form the fabric of

the region.

Population Change and Characteristics

Carroll

Audubon

Like many rural counties in the Midwest, Carroll County ex-

perienced population loss during the first decade of the new

Calhoun

century. Aside from Crawford County, Carroll experienced the

smallest decrease in population compared to adjoining coun-

Crawford

ties. Since 2010 the county's strong job market has likely lev-

eled off some of this loss but success for rural areas will not

Greene

only lie in job growth but in finding ways to attract new resi-

dents to the area to fill those jobs. This may result in changing

Guthrie

demographics and cultural make-up for some areas, as has

been seen in many Midwest communities over the past two

decades.

Sac

2000

21,421

6,830

1,115

16,942

10,366

11,353

11,529

2010

20,816

6,186

9,846

16,951

9,448

11,040

10,480

2014

20,702

5,935

9,980

17,259

9,232

10,794

10,162

FIGURE 2.1: Surrounding Counties Population Change

CHANGE PERCENT

-719

-895

-1,135

317

-1,134

-559

-1,367

CHANGE
(00-14)

-3.47%

-15.08%

-11.37%

1.84%

-12.28%

-5.18%

-13.45%

MAP 2.1: Map of Carroll County, lowa
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The general population trend in Carroll County and its
communities is one of stability and/or slow decline; this
can be attributed to the fact that the population is aging.

To further understand the impact of the regions aging pop-

ulation, an analysis was completed that compared predict-
ed population to actual 2010 Census population counts.
The estimates in Figure 2.3 (page 22) are based on esti-
mated birth and death rates for the population developed
by the U.S. Bureau of the Census and the National Center
for Health Statistics. The analysis indicates that:

» A number of the county’s communities overcame an
aging population and actually experienced some in-
migration.

» In-migration occurs when the cities actual population
is greater than the predicted population. This was the
case for Arcadia, Breda, Carroll, Coon Rapids, Halbur,
Manning and Templeton.

Chapter 2 Community Assessments

» Those communities with a negative difference between

predicted and actual experienced population loss
both due to low birth rates and an out-migration of
some residents. Glidden is an example of a community
that had a young enough population in 2000 that it
should have experienced natural population growth
but actually saw a population loss. Proactive lot
development by the city may have stabilized this trend
since 2010.

FIGURE 2.2: Historic Population Change

1980 1990 2000 2010
Carroll County 22,951 21,423 21,421 20,816
Arcardia 454 485 443 484
Breda 502 467 477 483
Carroll 9,705 9,579 10,106 10,103
Coon Rapids 1,448 1,266 1,305 1,305
Dedham 321 264 280 266
Glidden 1,076 1,099 1,253 1,146
Halbur 229 215 202 246
Lanesboro 196 182 152 121
Lidderdale 197 202 186 180
Manning 1,609 1,484 1,490 1,500
Ralston 108 19 98 79
Templeton 319 321 334 362

Willey 94 78 103 88

2014 DIFFERENCE
2000-2010
20,702 -605
563 4
456 6
10,051 -3
1,408 0
220 -14
1,403 -107
231 44
m -31
213 -6
1,554 10
84 -19
370 28
71 -15
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FIGURE 2.3: Predicted Versus Actual Population Change

2000 2010 2010 ACTUAL DIFFERENCE -
POPULATION PREDICTED PREDICTED VS. ACTUAL
Carroll County 21,421 20,972 20,816 -156
Arcardia 443 429 484 55
Breda 477 437 483 46
Carroll 10,106 9,894 10,103 209
Coon Rapids 1,305 1,231 1,305 74
Dedham 280 270 266 -4
Glidden 1,253 1,330 1,146 -184
Halbur 202 205 246 41
Lanesboro 152 145 121 -24
Lidderdale 186 183 180 -3
Manning 1,490 1,354 1,500 146
Ralston 98 95 79 -16
Templeton 334 329 362 33

Willey 103 106 88 -18



Chapter 2 Community Assessments

FIGURE 2.4: Median Age

MEDIAN AGE 2000 2010 2013
MEDIAN AGE MEDIAN AGE MEDIAN AGE
Arcadia 37.6 36.3 28.2
Breda 42.2 37.6 38.2
Carroll City 38.8 42 40.7
Coon Rapids 42.9 41.3 45.4
Dedham 36 32.3 29.7
Glidden 40.1 44.8 441
Halbur 34 35.4 26.7
Lanesboro 43.3 50.8 36.3
Lidderdale 38 46.5 31.9
Manning 44 45.5 47
Ralston 40.7 40.3 42.6
Templeton 39.3 43.6 49.8
Willey 32.2 32.5 475
Carroll County Economy and Employment » Unemployment rates are the highest among residents

age 16 to19 years. This population has the lowest
demand for housing, but also has some of the greatest
challenges to entering the workforce. Scheduling
conflicts with school, skill development, and access
» A higher median household income is driven by or transportation are just some of the challenges this
established industries and a low employment rate. population faces.
Quality jobs and housing costs that match wages will
be key to attracting new families to the area. Median
household income is important for establishing the
threshold at which families qualify for assistance. Higher
incomes elevate this threshold.

Carroll County’s strong economy has a significant impact on
housing and housing demand. A basic assessment of Carroll
County’s economic trends indicates:

» Occupations focus on management, business, science,
and the arts. This focus is true for the larger region with
many of these workers being employed in the education
and health care industries. As a regional commercial
hub, Carroll also has a substantial percentage of

» Unemployment rates are extremely low, leaving very residents employed in sales and office occupations.
few qualified individuals to fill new or existing positions.
Figure 2.6 illustrates that this is not just an issue for
Carroll County but all of the surrounding counties have
workforces that are nearly at full employment. This
means that cities and counties are competing against
each other for a very small pool of potential applicants.
To address this issue new residents must be attracted to
the region. Housing and community amenities are often
an important part to creating an incentive package that
attracts workers to a region.
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FIGURE 2.5: Median Household Income

2014 POPULATION 2014 ESTIMATED MEDIAN 80% OF MEDIAN 50% OF MEDIAN
HOUSEHOLD INCOME

Carroll 20,702 $48,998 $39,198 $24,499
Audubon 5,935 $47,566 $38,053 $23,783
Calhoun 9,980 $44,934 $35,947 $22,467
Crawford 17,259 $47,437 $37,950 $23,719
Greene 9,232 $47,255 $37,804 $23,628
Guthrie 10,794 $50,238 $40,190 $25,119
Sac 10,162 $48,581 $38,865 $24,291

Source: American Community Survey, 2014;

FIGURE 2.6: Employment Trends

2014 LABOR FORCE*  UNEMPLOYMENT

POPULATION RATE
Carroll 20,702 16,181 2.50%
Audubon 5,935 4,872 2.60%
Calhoun 9,980 8,209 4.40%
Crawford 17,259 13,253 5.30%
Greene 9,232 7,347 6.90%
Guthrie 10,794 8,601 4.50%
Sac 10,162 8,194 3.80%

* Population 16 years and over

Source: American Community Survey, 2014
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Vacancy Rates - A Note of Caution

In a healthy market some vacancy is necessary to ensure options for new residents and to avoid escalating prices. A healthy
balance usually occurs somewhere between 5% and 7%. Vacancy rates can also be very challenging to calculate, especially
for rental markets where there are often non-traditional units and demand can fluctuate from year to year. Realtors, employ-
ers, and community leaders all noted a lack of quality rentals throughout Carroll County. This is further supported by a sur-
vey of landlords that indicated a vacancy rate of approximately 3.0% and units being filled very quickly. Current estimates,
which provide a snapshot in time, are not reflecting this trend and therefore, for projection purposes the nominal vacancy
rate will be adjusted to levels reflecting survey results.

FIGURE 2.7: Percentage of Labor by Occupation

CARROLL AUDUBON CALHOUN  CRAWFORD GREENE GUTHRIE SAC
COUNTY
Management 28.0% 34.2% 32.6% 24.8% 32.8% 33.4% 28.1%
Service 19.5% 18.1% 19.0% 16.0% 18.0% 15.8% 17.6%
Sales & Office 23.1% 20.7% 22.2% 19.8% 22.2% 22.9% 24.1%
Natural Resources,
. . 12.5% 12.0% 13.0% 14.6% 11.6% 14.0% 12.1%
Construction, & Maintenance
Production, Transportation,
s e 16.9% 15.0% 13.2% 24.8% 15.4% 13.9% 18.0%

& Material Moving

Source: American Community Survey, 2014

Carroll County Housing Trends Housing Occupancy

In terms of general housing trends Carroll County is most
comparable to Guthrie County. While smaller, Guthrie County
has very similar household incomes, home values, and rents.
Aside from Crawford County, Carroll and Guthrie counties
have experienced the most stable population over the past 14
years. Strong economies in these three counties has also re-
sulted in higher home values, while a high demand of quality
rentals is likely driving up rental costs across all counties.

Carroll County provides a greater percentage of rental hous-
ing than adjacent counties. This stock of housing is essential
when communities are trying to attract young households.
Almost all young professionals and even many young fami-
lies begin their experience in the housing market as renters. A
healthy housing market provides housing options at all stages
of life, such as quality rental units for those at the beginning of
their adult life or for downsizing later in life. Carroll County’s

strong economy is again reflected in the lower vacancy rate
and reflected in conversations with realtors and landlords,
who noted a scarcity of housing in specific price points.

FIGURE 2.8: Occupancy Status

CARROLL AUDUBON CALHOUN  CRAWFORD GREENE GUTHRIE SAC
COUNTY
Owner-Occupied 6,496 2,157 3,439 5,147 3,178 3,693 3665
% of Occupied Units 75% 80% 80% 79% 76% 79% 81%
Renter-Occupied 2,165 543 877 1,328 990 976 870
% of Occupied Units 25% 20% 20% 21% 24% 21% 19%
Total Vacant 669 259 565 484 395 1080 921
Vacancy rate 7.2% 8.8% 11.6% 7.0% 8.7% 18.8% 16.9%
Total 9,330 2,959 4,881 6,959 4,563 5,749 5,456

Source: U. S. Census Bureau, 2010
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Construction Activity

Construction activity in Carroll County, outside of the munic-
ipalities has focused on single-family construction. With the
beginning of the recession and housing crisis in 2008 con-
struction activity declined in response. From a high in 2004,
construction in the county was half by 2015. Changes in fi-
nancing, options within the communities, the rising cost of
agricultural land, and availability of contractors have all con-
tributed to the continued slow construction activity. Some of
these same factors have also influenced housing construc-
tion in the county’s larger communities. It should be noted
that some rural options should be available but overall homes
within the municipalities can be served by public infrastruc-
ture in a much more cost effective manner.

FIGURE 2.9: Carroll County Construction Activity
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Source: Carroll County
Housing Affordability

One metric used to determine the affordability of a housing
market is to compare median household incomes to median
home values. An affordable, self-sustaining housing market,
with adequate value and revenues to support market-rate
new construction, will typically have a value to income ratio
between 2.5 to 3.0. Ratios above 3.0 present significant af-
fordability issues while ratios below 2.0 are significantly un-
dervalued relative to income.

While a market that is unaffordable presents significant chal-
lenges to attracting new residents and to enabling residents
to move within the housing market, an undervalued market is
equally troublesome. An undervalued housing market stag-
nates the economy in several ways:

- Purchasing a home is comparatively more affordable
than rental options, the median rents are driven lower
to a level where it is no longer feasible for new, rental
units to be developed

- The lack of new rental units limits the accessibility of the
housing market to new residents, employees, and fam-
ilies

- Undervalued markets discourage new construction, es-
pecially the construction of speculative housing that
cannot be appraised at the cost of construction and
thus removing all profits for the builder.
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FIGURE 2.10: Community Assessments
MEDIAN HOME VALUE MEDIAN HOUSEHOLD VALUE TO INCOME MEDIAN CONTRACT

(2013) INCOME (2013) RATIO RENT (2013)
Arcadia $78,200 $57,321 1.36 365
Breda $76,900 $42,417 1.81 403
Carroll City $123,000 $43,483 2.83 433
Coon Rapids $68,800 $41,979 1.64 326
Dedham $62,700 $48,281 1.30 =
Glidden $85,400 $50,333 1.70 373
Halbur $87,900 $63,333 1.39 *
Lanesboro $35,000 $31,250 112 47
Lidderdale $74,400 $47,813 1.56 *
Manning $72,900 $43,125 1.69 388
Ralston $46,100 $46,250 1.00 *
Templeton $90,000 $46,563 1.93 519
Willey $76,700 $37,083 2.07 *

Source: 2013 American Community Survey
* Indicates that too few samples were collected to estimate

Carroll County has a fairly healthy ratio, indicating an ability
to support new construction and the rehabilitation of exist-
ing housing. Many of the surrounding counties are experienc-
ing very low home values, discouraging the development of
speculative housing and the construction of new rental hous-
ing. Nationally the cost of rental properties is increasing as
demand continues to remain high. Lower wages, expectation
of more affordable housing in rural areas, and lack of build-
ers comfortable with the rental market all combine to limit the
amount of new rental construction activity occurring in the
region. Quality, affordable rental units, especially for those
households making just above the limits set for housing as-
sistance was a re-occurring concern for many stakeholders.
A lack of new construction only drives up housing costs and
leaves poor quality units on the market.
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GUIDE TO ANALYSIS TABLES

The following section provides an overview of the demographic, housing, and economic trends in the county’s four largest
communities. This guide is meant to be a reference for understanding the methodology and make-up of those tables. All data
comes from the U.S. Census Bureau or American Community Survey, unless otherwise noted.

Affordability Gauge

A comparison of median household incomes to median home values to evaluate the affordability of a marketplace. An afford-
able, self-sustaining housing market, with adequate value and revenues to support new market-rate construction, will typically
have a value to income ratio between 2.0 to 3.0.

Population Projections

A projection for how each community can be expected to grow considering a number of factors related to historic trends and
how and why a place grows, or doesn’t. Factors include: historic trends; the age/sex of the current population; the expected mi-
gration of new residents; and new employment options.

Occupancy Analysis

An examination of the number of dwelling units

that are owner occupied, renter occupied, or va-

cant and how these trends have changed over S : 10: 3 24
time. This information combined with a review of Renter-Occupled : 148 27
construction activity can shed light on a commu-

nities changing housing demand.

Vacancy Analysis Tot 57 613 e

An examination of the status of vacant units - is the unit vacant because it is for
sale or up-for-lease, only occupied seasonally, or is it leased for migrant workers? e e i
This analysis provides a glimpse into the vacancy trends and reasons for why these

units are vacant.

In the communities of Carroll County, this analysis uses information from the 2010
Census Data to deliver the most reliable picture of housing within the region.

Housing Affordability Analysis

An assessment of housing costs to incomes that
begins to identify gaps in the market. Monthly
costs for owner units are generally considered
affordable if the overall housing unit costs be-
tween 2 and 2.5 times the household's yearly
income. This ratio covers all housing costs, in-
cluding taxes, insurance and utilities. Affordable
rental units (including utilities) are considered to
have monthly rents less than 30% of the house-
hold's monthly gross income. This analysis eval-
uates the availability of affordable housing and $75-99.999 180-238
compares the quantity of housing that is afford- : _
able to each income group. A positive balance eaDE OverIsT% 1708 5 : 14 4
indicates a surplus of housing within the afford-

ability range of each respective income group,

while a negative balance indicates a shortage.

This analysis is meant to illustrate larger trends

and not exact demand in certain price ranges. It

does not take into consideration housing quality

or mortgage status.

FIGURE 2.7: Housing Affordability Analysis - Coon Rapids, lowa
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Housing Demand Model

This analysis builds on the population projections, housing trends, and community
conversations to forecast the demand for additional housing. The model is built on
the following assumptions with appropriate adjustments made for each communi-
ties circumstances.

»

Household population at the end of the period does not include residents
living in group care facilities, dormitories, and other institutional quarters.
The non-household population does not produce a demand for conventional
housing units. For this analysis it is assumed that the proportion of non-
household population will remain stable through the planning period.

Average people per household is expected to remain constant over the next
decade. Some growth may occur as Millennials move into their childbearing
years but this forecast focuses on the demand created by this cohort leaving
their parents homes and the housing needs they will have.

Unit demand at the end of the period is calculated by dividing household population by the number of people per
household. This equals the number of occupied housing units.

A manageable housing vacancy provides housing choice for new residents moving to a community. In Carroll County’s
current economy, a higher vacancy rate likely reflects units that are in poor condition or inappropriately priced. Higher
rates do create more demand in the model but are not a positive for the overall perception and health of the market;
while falling vacancy rates create less demand in the model and can result in rising housing costs.

Unit needs at the end of each period are based on the actual household demand plus the number of projected vacant
units.

Replacement need is the number of housing units demolished or converted to other uses. Homes in poor condition or
obsolete should gradually be replaced in a city’s housing supply. The number of units lost annually is based on both
the quantity and quality of a community’s housing stock.

Cumulative need shows the number of total units needed between the base year of 2015 and the year indicated at the
end of the period.

Housing Development Program
Building on the Housing Demand Model, the Development Program forecasts pro- : :
duction targets for owner and renter occupied units based on the following: N : !

»

»

The proportion of rental development should be slightly higher than current
owner/renter ratios. This is done to address both pent-up demand created
by a lack of rental construction over the past twenty years, changes in the
lending market leaving households in rental units for longer periods, and the
growing number of young households entering the market.

Owner-occupied units will be distributed roughly in proportion to the income
distribution of households for whom owner-occupancy is an appropriate
strategy.

Most low-income residents will be accommodated in rental units.

It is important to note that most lower-cost owner-occupied housing will be pro-
duced indirectly through a filtering process. For example, a unit that meets the
needs of a high-income, empty-nester household may encourage that household to
sell their current home to a moderate income family. Filtering processes rarely sat-
isfy an affordable housing need on a one-to-one basis, but they do realistically ad-
dress part of the market demand.
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COMMUNITY ASSESSMENTS

City of Carroll - Community Assessment

The most populous city in the county, Carroll is the primary
center of employment, retail and service opportunities, edu-
cation, and healthcare in the region. As a result of its size and
regional presence, much of the housing demand throughout
the county is drawn to and absorbed by existing and new de-
velopment within the City of Carroll and its periphery.

Primary Themes of Carroll, lowa

Aging Population

A significant portion of Carroll’s population is older and out-
side of their child-bearing years. Without strong in-migration
over the next decade, this demographic mix results in a slow
decline in population (Figure 2.3 & 2.4). The city and county
will have to find new ways to attract young households from
varying backgrounds to overcome natural population loss, fill
existing jobs, and expand the economy.

The city’s aging population also has a significant impact on
the number and type of units that are or will be coming on the
market. There are an estimated 1,239 households over the age
of 65 and an estimated 893 (72%) of those households live in
owner occupied units. A good portion of those households
will be looking for housing alternatives in the next ten years
creating a demand for new housing options but also poten-
tially supplying housing to young families.

Potential for New Growth

Over the past 50 years the city has experienced a fluctuat-
ing growth pattern. Strong growth in the 1960s and 1970s
has been followed by three decades of slow to no growth. To
achieve the city and county’s economic development goals
growth will need to occur. For the purposes of this study it is
assumed that the city will grow at a minimum of 0.5% annual-
ly resulting in a 2025 population of 10,578. (Figure 2.13)

Dominance of Owner Occupied Housing Options
There are an estimated 2,999 owner occupied dwellings in
Carroll (Figure 2.15). This represents 70% of occupied dwell-
ings in the community, a comparable proportion to other
similar communities. It should be noted that nationally the
percentage of owner-occupancy has decreased slightly since
2008. This is due to increased lending requirements and a
growing number of young households entering the market
that tend toward rental units for their first housing.

Of the total dwelling units that are vacant, there is a marked
difference between owner-occupied vacancies (1.5%) and
rental vacancies (11.4%) (Figure 2.14). These numbers were

in drastic contrast to what realtors, employers and residents
were sharing in regards to the rental housing market. A survey
of nearly 300 rental units found a vacancy rate closer to 3%.

At a Glance

Affordability Gauge

-

Undervalued Affordable Unaffordable
(Less than 2) (2-3) (Greater than 3)
2015 Population: 10,063

2025 Population: 10,578 (515 new residents)
Affordability Balance:

» Overall affordability good with a shortage of units
for households with incomes below $25,000 and
above $100,000 annually

2010 Vacancy Rate: 7.3%

Owner | Renter Occupancy: 70% | 30%

Housing Demand by 2025: 449 units (45 units/yr)
180

269

» Renter Units:

» Owner Units:

FIGURE 2.11: Carroll Construction Activity
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Source: City of Carroll

A word of caution on these numbers - those completing the
survey were not likely to own substandard units or units being
used for storage. These units do not fill a demand in the mar-
ket and therefore bringing them up to standard would be sim-
ilar to adding a unit to the market.
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EXIStmg Residents POPULATION AT CHANGE IN % GROWTH ANNUAL GROWTH
Since 2005 the city has aver- DECADE'S END POPULATION DURING DECADE RATE
aged 21 new residential per-
mits annually (Figure 2.11). 1960 7,682
This level of development has
supported a housing market 1960-1970 8,716 1,034 13.5% 1.3%
that is driven by an increase in
the number of households not 197071980 209 e = Ll
by a growing population. Over
the past decades the number 1980-1990 9,579 7126 1.3% .
of people per household has
decreased. This is traditional- 1990-2000 10,106 e = G5
ly caused by smaller families
and aging populations. What 2000-2010 10,103 -3 0.0% )
once might have been a single

1960-2010 2,421 31.5% 0.6%

household of four people now
may be three households. This
creates a demand for new housing but does not increase the
city’s population. Projections for future growth assume that
by attracting new families to the community the number of
people per household will stabilize and create a strong de-
mand for new units to support both new growth and existing
households looking to move up to nicer/larger housing.

FIGURE 2.13: Population Projection

CARROLL CITY 2010 2015 2020 2025
Natural Change 10,103 9,897 9,782 9,71
0.2% Annual Growth 10,103 10,063 10,164 10,266
0.5% Annual Growth 10,103 10,063 10,317 10,578

FIGURE 2.14: VVacancy Analysis

CARROLL CITY 2000 2010 DIFFERENCE
Vacant Units 258 341 83
For Rent n7 176 59
For Sale Only 55 5 -50
Renteql or Sold, Not 2% 47 21
Occupied
For Seasonal,
Recreation, or 8 7 -1
Occasional Use
For Migrant Workers 0 33 33
Other Vacant 52 73 21

FIGURE 2.15: Occupancy Analysis

CARROLL CITY 2000 2010
Percent of
Number Occupied Number
Units

Owner-Occupied 2,926 70% 2,999
Renter-Occupied 1,247 30% 1358
Total Vacant 258 - 341
Vacancy rate 5.8% - 7.3%
Total 4,431 - 4698

* A survey of landlords and realtors indicated a vacancy rate closer to 3.2%.

2013 NET CHANGE
Percent of Percent of
Occupied Number Occupied Number
Units Units
() 0,
69% 3,057 70% 131
31% 1282 30% 35
- 381 - 123
- 8.1%* - -
) 4,720 ) 289

This rate will be used for projection purposes (see page 23 for details)
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FIGURE 2.16: Housing Affordability Analysis - Carroll City, lowa
CARROLL CITY

Number of  Affordable Number Affordable Number

Income Range Percent of Percent of Households Range for of Owner Range for of Renter Affl(;:iilble +/-
9 City Median Households in Each Owner Units Renter Units Units
Range Units Affordable Units Affordable

$0-25,000 52.00% 23.83% 1,034 $0-50,000 144 $0-400 517 661 -373
$25,000-49,999  53-103% 28.07% 1,218 $gg'8gg' 902 $400-800 716 1618 400
$50,000-74,999 104-155% 9.86% 428 $1388§§- 914 $800-1,250 21 935 507

$150,000- $1,250-

- . 0, 0, 3 3

$75-99,999 156-207% 10.97% 476 200,000 620 1500 0 620 144

$200- $1,500-

- - 0 0, N
$100-150,000 208-310% 22.01% 955 $300,000 314 2,000 0 314 641
$150,000+ OVER 310% 5.25% 228 $300,000+ 163 $2,000+ 28 191 -37
Median $48,361 100.00% 4,339 3,057 1,282 4,339 0

Source: RDG Planning & Design

FIGURE 2.17: Housing Demand Model FIGURE 2.18: Housing Development Program (2015 - 2025)

CARROLL CITY 2015 2020 2025 TOTAL CARROLL CITY 2015-  2020- TOTAL
) 2020 2025
Eopugt'on el Eel 10,063 10,317 10,578
ero Total Need 221 228 449
Total Owner Occupied 133 137 269
ﬁ‘éigﬁ%&ersons HEL 2.25 2.25 2.25
Affordable Low: $60-100,000 30 31 61
Household Demand at
. 4,347 4,457 4,569
End of Period ’ ’ ' Affordable Moderate: $100-
_ 130,000 22 22 44
E:;Jeected Vacancy 3.2% 4.2% 5 2%
Moderate Market: $130-200,000 31 32 63
ggrlitol\éeeds at End of 4,652 4,820
High Market: Over $200,000 50 51 101
Replacement Need 10 10 20
Total Renter Occupied 89 91 180
K Low: Less than $450 34 35 69
Potential Additional
DSImElivel 1700 19 e 50 e Affordable: $450-700 22 22 44
Expansion
Average Annual 44 46 45 Market: Over $700 33 34 67
Construction
Source: RDG Planning & Design Source: RDG Planning & Design

H¥od s




Defining Housing Affordability

Chapter 2 Community Assessments

The definition of affordable housing is determined by a household’s income. What is affordable to one income bracket is
not affordable to another. The cost of housing can also be defined as either market rate or below market rate.

Units that are below market rate require some assistance to be built. The rent or value of these units would be priced be-
low construction costs and therefore builders need assistance to cover the cost of development and construction. These
assistance packages vary but ensure that communities have safe and affordable housing for households in the lowest in-

come ranges.

Housing to Support a Growing Job Market

Carroll County employers all indicated that demand to fill ex-
isting positions and the potential to expand their employment
base is strong. A recent survey identified approximately 220
unfilled jobs. This combined with unposted positions and in-
terest in expanding operations, the employment demand is
likely closer to 500 jobs. Some of this growth is absorbed in
the population projected for the city and some of it will be
filled by individuals living in surrounding counties. This may
leave only one-third (167) of the 500 jobs as additional new
residents moving to the county. These individuals will likely
spread out throughout the county but over the past ten years,
the city of Carroll has accounted for 60% of building activity
in the county. This would generate a demand for an additional
100 units over the next ten years in Carroll.

A Need for Housing Affordability

Quality affordable housing is a challenge for almost every
community. For Carroll, the overall market is generally afford-
able (see Figure 2.16) but there is a shortage of housing in key
income ranges. The demand for quality affordable housing

is most critical among households making less than $25,000
annually. While there is a significant shortage of housing for
those making more $100,000 they have greater options be-
cause they can always choose to find housing in lower ranges.
However, this option also creates an even greater competition
for those households in the lower ranges. In these cases low-
er income households are often forced into the lowest quality
housing and low quality housing remains on the market be-
cause the demand for anything that can be considered afford-
able remains high.

It should be noted that some of the demand within the low-
est income ranges is generated by older households who live
in housing with little or no mortgages remaining. Of Carroll’s
893 households over the age of 65 and living in owner-occu-
pied housing, an estimated 537 (43%) of those households
have an income less than $25,000 per year. This is 51% of all
households (1,034) making less than $25,000 per year.

"A recent survey identified
approximately 220 unfilled
Jjobs. Combined with unposted
positions and interest in
expanding operations, the
employment demand is likely
closer to 500 jobs... This would
generate a demand for an
additional 100 units over the
next ten years in Carroll.”

Demand for Housing within Specific Price Points
Residents participating in meetings and surveys indicated

a need for housing across many price ranges but especially
for households in the moderate to lower ranges. Figure 2.16
would indicate that households in the moderate ranges have
a surplus of housing. However, all households live in a unit and
many of those units are being filled by residents in higher in-
come ranges. The lack of housing in the highest ranges can
also create greater competition for housing, ultimately driving
up housing costs. Over the next ten years the city will need to
construct, rehab and create filtering opportunities that result
in 105 units priced below $130,000 or below market rate (Fig-
ure 2.18). Another 68 rental units will need to be created to
support the lowest income households for which ownership is
not an option.
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Coon Rapids - Community Assessment

Coon Rapids is a community with significant pride and hope
for the future. This is evident in the public investments they
have made to welcome visitors as they enter town. Over the
last decade job losses have created growth challenges but a
strong agricultural economy and a passion for the local school
district have sustained the city. The city and its economic de-
velopment arm have worked hard to support new housing.
Continuing to support this development and embracing a
more regional view of the job market will help the city avoid
further population loss.

Primary Themes of Coon Rapids, lowa

Aging Population / Stagnant Growth

The population of Coon Rapids is aging. Without in-migra-
tions of new residents, the population is projected to decrease
by 90 residents (6.9%) by 2025. New residents are needed

to continue to stabilize the population and create demand for
housing. In addition to investments in the city’s housing stock
that ensure quality options for young families, the community
will need to continue to find ways to create quality of life ame-
nities that attract new households. This should include high
quality schools, parks, and recreation offerings. With these
goals in mind the city should strive to grow at a rate similar to
that experienced in the 1990s (Figure 2.20). At a 0.5% annual
growth rate the city will reach a population of 1,406 by 2025
(Figure 2.21).

Aging Housing Stock

Every established, older community has a stock of aging
housing. For growing communities this stock is balanced with
newer housing to meet the needs of new households. Coon
Rapids has seen some new construction over the last decade
but not enough to overcome its aging housing stock. Over
53% of the city’s housing stock was built before 1940 (Source:
U.S. Census Bureau, 2014). Older homes mean a greater need
for rehabilitation and energy efficiency upgrades that can
sustain a good stock of affordable housing. Lack of repairs
and updates to older homes can also be drive up the city’s va-
cancy rate.

Undervalued Housing Market

The value of housing in Coon Rapids can be seen as both a
positive and a negative. The value-to-income ratio for the city
is below 2.00. When values are this low a market is often con-
sidered to be undervalued. This means that the city’s housing
stock is very affordable, which can be appealing for buyers
but also un-appealing to those interested in constructing new
housing. When a market is undervalued it means that home
prices are well below values that could support new construc-
tion. For these communities it is often difficult to construct
new units or make major investments in existing units since
their appraised values are lowered by surrounding properties.

At a Glance

Affordability Gauge

v
i O
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Undervalued Affordable Unaffordable
(Less than 2) (2-3) (Greater than 3)
2015 Population: 1,338
2025 Population: 1,406 (68 new residents)

Affordability Balance:

» Shortage of housing for households with incomes
between $50,000 and $150,000 annually.

2010 Vacancy Rate: 10.3%

Owner | Renter Occupancy: 75% | 25%
Housing Demand by 2025: 51 units (5 units/yr)
20 units

31 units

» Renter Units:

» Owner Units:

FIGURE 2.19: Coon Rapids Construction Activity
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Source: City of Coon Rapids

For many rural communities this means that there is almost
no speculative construction and no contractors that are look-
ing to do rehab/resale work.



Rental Demand
Participants in the Coon Rap-

COON POPULATION AT
ids public meeting discussed RAPIDS DECADE'S END
the need for additional rental
housing. Most of the rental 1960 1560
demand is met by small, old-
er homes that are purchased 1960-1970 1,381
and rented by investors.

Often this means that mini- 1970-1980 1448
mal reinvestment is made in

these homes, leaving mar- 1980-1990 1,266
ginal homes on the market.

Development of new rental 1990-2000 1,305
housing faces the same chal-

lenges as construction of 2000 - 2010 1,305
new owner-occupied hous-

1960-2010

ing. Construction costs mean
that new rental units would
have to be priced at least double the median rental rates in
the city today. These rates are often higher than mortgage
payments on the city’s large supply of housing appraised be-
low $100,000. This leaves many in the banking community
concerned and unable to finance new projects.

FIGURE 2.21: Population Projection

COON RAPIDS 2010 2015 2020 2025
Natural Change 1,305 1,264 1,234 1,215
0.2% Annual Growth 1,305 1,338 1,351 1,365
0.5% Annual Growth 1,305 1,338 1,372 1,406

FIGURE 2.20: Historic Population Change
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% GROWTH
DURING DECADE

-11.5%

4.9%

-12.6%

3.1%

0.0%

-16.3%

ANNUAL GROWTH

RATE

-1.2%

0.5%

-1.3%

0.3%

0.00%

-0.4%

FIGURE 2.22: VVacancy Analysis

COON RAPIDS

Vacant Units

For Rent

For Sale Only

Rented or Sold, Not
Occupied

For Seasonal, Recreation,

or Occasional Use

For Migrant Workers

Other Vacant

2000

28

2010

63

12

26

DIFFERENCE

35

FIGURE 2.23: Occupancy Analysis

COON RAPIDS 2000 2010
Percent of
Number Occupied Number
Units

Owner-Occupied 406 75% 402
Renter-Occupied 137 25% 148
Total Vacant 28 63
Vacancy rate 4.9% 10.3%
Total 571 613

* A survey of landlords and realtors indicated a vacancy rate closer to 3.2%, similar to Coon Rapids single-family vacancy rate in 2010.

2013

Percent of
Occupied
Units

73%

27%

Number

424

163

9.0%

NET CHANGE
Percent of
Occupied Number
Units
72% 18
28% 26
30
74

645
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FIGURE 2.24: Housing Affordability Analysis - Coon Rapids, lowa

COON RAPIDS
Number of  Affordable Number Affordable Number Total
Income Range Percent of Percent of Households Range for of Owner Range for of Renter Affordable o/
9 City Median Households in Each Owner Units Renter Units Units
Range Units Affordable Units Affordable
$0-25,000 60.00% 27.94% 164 $0-50,000 110 $0-400 121 231 67
$25,000-49,999  61-119% 25.21% 148 $gg'8gg' 191 $400-800 39 230 82
$50,000-74,999 120-179% 15.84% 93 $1]288390 83 $800-1250 0 83 -10
$150,000-
- 5 0, 0 ’ - .
$75-99,999 180-238% 8.69% 51 200,000 22 $1250-1500 0 22 29
$200- $1500-

- - 0, 0, B
$100-150,000 239-357% 20.61% 121 $300,000 7 2000 0 7 14
$150,000+ OVER 357% 1.70% 10 $300,000+ n $2000+ 3 14 4
Median $41,979 100.00% 587.00 424 163 587 0

FIGURE 2.25: Housing Demand Model FIGURE 2.26: Housing Development Program (2015 - 2025)

COON RAPIDS 2015 2020 2025 TOTAL COON RAPIDS 2015- 2020- TOTAL
) 2020 2025

Egﬁg'dat'on cl el 1,338 1,372 1,406

Total Need 25 26 51

Total Owner Occupied 15 16 31
ﬁ‘c’)irsae%‘zﬁjersons e 2.21 2.21 2.21

Affordable Low: 60-100,000 2 2 5

Affordable Moderate: 100-130,000 4 4 8
;g‘zfded HEEETIEy 35%  425%  5.00%

Moderate Market: 130-200,000 4 4 8
ggrlitol\éeeds at End of 608 628 649

High Market: Over $200,000 5 5 10
Replacement Need 5 5 10

Total Renter Occupied 10 10 20
e s ow s

‘ Low: Less than 450 5 5 10

S s s s

Affordable: 450-700 3 3 5

Market: Over $700 2 3 5

H¥od o0




Chapter 2 Community Assessments

Defining Housing Affordability

The definition of affordable housing is determined by a household’s income. What is affordable to one income bracket is
not affordable to another. The cost of housing can also be defined as either market rate or below market rate.

Units that are below market rate require some assistance to be built. The rent or value of these units would be priced be-
low construction costs and therefore builders need assistance to cover the cost of development and construction. These
assistance packages vary but ensure that communities have safe and affordable housing for households in the lowest in-
come ranges.

Development in Targeted Price Points

To support new growth and replace dilapidated structures the
city should add approximately five units annually, well above
the three units that have been added inside city limits in the
last ten years. Over the next ten years these 50 units should
add to the city’s mix of housing options, especially in the form
of move up housing. The city has a large stock of housing that
is affordable to moderate to lower income households, there-
fore, preservation of this housing stock will be more import-
ant than trying to find ways to construct new units that are
priced below market rate. It is possible that some of the ap-
proximately 50 units may come from housing that is rehabili-
tated and not new construction. Conserving the city’s existing
housing stock will also help strengthen home values and make
Coon Rapids a more appealing investment market.




Carroll Area Development Corporation

Glidden - Community Assessment

Glidden is a community of great opportunity and enthusiasm
for the future. The efforts that the community has made in
the last decades with regards to lot development and hous-
ing conservation should be applauded. Community pride and
leadership created a “can do” attitude that has brought new
families and housing to the city. In the coming decade a pos-
itive community attitude combined with strong regional job
growth and a quality school district will support continued
growth.

Primary Themes of Glidden, lowa

Aging Population

Like most of the communities in Carroll County, Glidden's
population is aging, resulting in natural population decline.
The Census Bureau estimates that since the 2010 Census the
community has reversed this trend and experienced popula-
tion growth. A quality school district is essential to the contin-
ued attraction of young families to the community and young
families are the only way that the city can overcome its aging
population.

Good Prospects for Growth

A quality school district and strategic location close to jobs
makes Glidden’s prospects for growth strong. The city has
worked hard to create opportunities for new growth. This ef-
fort along with initiatives to conserve the city's existing stock
of affordable housing will be essential to continued growth.
For the purposes of this study it is estimated that the city
will continue to grow to an estimated population of 1,444 by
2025.

Strong Home Values and Incomes

Glidden’s value to income ratio remains low, driven mostly by
higher incomes. These incomes along with a slightly higher
median home value and a reputation as a quality community
have allowed Glidden to overcome any perception as a risky
investment. While a value to income ratio below 2.0 usually
indicates depressed values that can discourage new construc-
tion, community members and the banking community indi-
cated little to no concern over investing in the Glidden.

Demand for Market Rate Homes

An assessment of the city’s current mix of housing indicates
a shortage of housing priced above $100,000 or with rents
above $800 per month. Housing priced below $175,000 or
with rents below $800 a month will not be developed without
assistance. This assistance can come in many different forms
including gap financing, tax credits or direct developer assis-
tance. This demand exists in all of the communities and dif-
ferent strategies may need to be applied but efforts to share
programs and leverage dollars should be explored. Some of
the demand for owner-occupied housing in this market may

At a Glance

Affordability Gauge

1.70
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Undervalued Affordable Unaffordable
(Less than 2) (2-3) (Greater than 3)
2015 Population: 1,150
2025 Population: 1,444 (256 new residents)

Affordability Balance:

» Shortage of housing for households earning
between $50,000 and $150,000 annually.

2010 Vacancy Rate:
be much lower

9.2% but anecdotally noted to

Owner | Renter Occupancy: 79% | 21%

Housing Demand by 2025: 40 units (17 units/yr)

» Renter Units: 16 units

» Owner Units: 24 units

FIGURE 2.27: Glidden Construction Activity
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be provided through construction of senior oriented afford-
able units.

The city continues to see demand for additional moderate to
higher market rate housing. These units are traditionally pro-
duced in a community without assistance however, because
of the slow build out of subdivisions in smaller communities
the city must continue to provide assistance in lot develop-
ment, as it has done in the past.



Increased Construction
Activity
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FIGURE 2.28: Historic Population Change

GLIDDEN POPULATION AT CHANGE IN % GROWTH ANNUAL GROWTH
Over the past ten years con- DECADE'S END POPULATION DURING DECADE RATE
struction of new housing has
averaged around 2 units an- 1960 993
nually. To support additional
- - - 0, -
growth this rate will need to 1960-1970 964 29 2.9%
be more consistent and av-
erage three units annually. 1970-1980 1,076 112 11.6% 11%
Ideally 14 of the city’s 34 new
. . ) 0,
units should be for the rental 1980-1990 1,099 23 21% 0.2%
market. This allows seniors
to downsize and new resi- 1990-2000 1,253 154 14.0% 1.3%
dents to “try out” the com-
munity before purchasing. 2000-2010 1146 -107 -8.5% :
New construction should be
1960-2010 153 15.4% 0.5%

combined with continued
investment in existing hous-
ing to ensure that quality affordable housing remains an op-
tion. Construction of units appealing to seniors, like townho-
mes or duplexes, may be a strategic initiative for the city that
not only provides quality living environments for seniors but
allows them to stay in Glidden longer and frees housing for
young families interested in moving to the community.

FIGURE 2.29: Population Projection

GLIDDEN 2010 2015 2020 2025
Natural 1,146 1,125 1,207 1,326
0.2% annual growth 1,146 1,374 1,388 1,402
0.5% annual growth 1,146 1,374 1,409 1,444

FIGURE 2.30: VVacancy Analysis

GLIDDEN

Vacant Units

For Rent

For Sale Only

Rented or Sold, Not
Occupied

For Seasonal, Recreation,
or Occasional Use

For Migrant Workers

Other Vacant

2000

23

2010

21

DIFFERENCE

&2

-1

FIGURE 2.31: Occupancy Analysis

GLIDDEN 2000 2010
Percent of
Number Occupied Number
Units

Owner-Occupied 372 77% 396
Renter-Occupied 109 23% 106
Total Vacant 23 21
Vacancy rate 4.6% 4.0%
Total 504 523

2013
Percent of
Occupied Number
Units
79% 438
21% 96
29
5.2%
563

NET CHANGE
Percent of
Occupied Number
Units
82% 66
18% -13
6

59
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FIGURE 2.32: Housing Affordability Analysis - Glidden, lowa

GLIDDEN
Number of  Affordable Number Affordable Number Total

Income Range Percent of Percent of Households Range for of Owner Range for of Renter Affordable +/-

9 City Median Households in Each Owner Units Renter Units Units

Range Units Affordable Units Affordable
$0-25,000 50.00% 21.72% 116 $0-50,000 73 $0-400 55 128 12
$25,000-49,999  51-99% 24.34% 130 $gg'8gg' 241 $400-800 41 282 152
$50,000-74,999 100-149% 12.36% 66 $1388§§- 66 $800-1250 0 66 0
$150,000-
- 5 0 0, ’ - -
$75-99,999 150-199% 17.79% 95 200,000 35 $1250-1500 0 35 60
$200- $1500-

- - 0, 0, .
$100-150,000 200-298% 16.85% 90 $300,000 23 2000 0 23 67
$150,000+ OVER 298% 6.93% 37 $300,000+ 0 $2000+ 0 0 -37
Median $50,333 100.00% 534.00 438 96 534 0

FIGURE 2.33: Housing Demand Model FIGURE 2.34: Housing Development Program (2014 - 2020)

GLIDDEN 2015 2020 2025 TOTAL GLIDDEN 2015- 2020- TOTAL
) 2020 2025

Egﬁg'dat'on cl el 1,374 1,409 1444

Total Need 20 20 40

Total Owner Occupied 12 12 24
ﬁ‘éﬁgﬁ%&ersons e 2557 2.57 257

Affordable Low: 60-100,000 2 2 4

Affordable Moderate: 100-130,000 2 2 4
;g‘zfded HEEETIEy 400%  4.50%  5.00%

Moderate Market: 130-200,000 4 4 8
ggrlitol\éeeds at End of 557 574 592

High Market: Over $200,000 4 4 8
Replacement Need 3 2 5

Total Renter Occupied 8 8 16
e I

‘ Low: Less than 450 2 2 4

SR ¢4 4

Affordable: 450-700 4 4 8

Market: Over $700 2 2 4
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Defining Housing Affordability

The definition of affordable housing is determined by a household’s income. What is affordable to one income bracket is
not affordable to another. The cost of housing can also be defined as either market rate or below market rate.

Units that are below market rate require some assistance to be built. The rent or value of these units would be priced be-
low construction costs and therefore builders need assistance to cover the cost of development and construction. These
assistance packages vary but ensure that communities have safe and affordable housing for households in the lowest in-
come ranges.

Development in Targeted Price Points

To support new growth and replace dilapidated structures the
city should add approximately three units annually. Over the
next ten years these 34 units should add to the city’s mix of
housing options especially in the form of move up housing.
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Manning - Community Assessment

Manning is strongly respected for its community pride and
iconic downtown district. This community pride is evident in
its investment in public infrastructure, aesthetics, and com-
munity. This pride has supported high quality private invest-
ment including the Manning Regional HealthCare Center but
many new employees and prospective residents struggle to
find housing as little housing development has occurred since
2012. In the coming decade, positive momentum in strong
regional job growth and a quality school district will support
continued demand for new housing units.

Primary Themes of Manning, lowa

Strong Growth Prospects

Although the city has experienced overall population loss
since 1960 the last two decades have indicated a trend of
in-migration. Since 1990 the city has overcome its aging pop-
ulation to attract new residents, stabilize its population and
position itself for future growth. Community members and
others in the region spoke of the strong interest individuals
have in moving to Manning but a lack of housing options. With
the right mix of housing reinvestment and lot development
within the city, Manning should reach a population of approxi-
mately 1,743 by 2025.

Housing Options

The city’s current estimated vacancy rate is likely over esti-
mated. Residents, realtors and community officials indicated
that finding housing, especially in specific price points is very
difficult. Quality housing priced over $100,000 is in short sup-
ply creating greater competition within these ranges but also
creating competition within the lower price points. With few
options, including very few quality rental units, prospective
residents are often forced to look for housing in other com-
munities, both in and outside Carroll County. The high de-
mand for housing over a long period of time may also result
in increasing housing costs, creating additional hardship for
those in the lowest income brackets, especially those working
in the community's service related businesses.

Construction Activity Must Increase

To support new growth the city must find ways to encourage
new housing development in the city. To reach a population
of 1,659 the city will need to add approximately six units an-
nually, well above the level of construction activity that has
occurred in the last ten years. This rate of construction will
support new growth but the city likely has a pent up demand
from existing households for “move-up” housing or downsiz-
ing options. The city also has the opportunity to capture some
of the regions potential job growth, that potentially could be
higher than historic growth rates.

The city’s new construction mix should also include additional
rental options. These may be in the form of traditional multi-

At a Glance

Affordability Gauge

1.69
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Undervalued Affordable Unaffordable
(Less than 2) (2-3) (Greater than 3)
2015 Population: 1,500

2025 Population: 1,659 (0.5% annual growth)

(159 new residents)

Affordability Balance:

» Shortage of housing for households earning
between $50,000 and $150,000 annually.

2010 Vacancy Rate: 9.2%

Owner | Renter Occupancy: 76% | 24%

Housing Demand by 2025: 27 units (13 units/yr)

» Renter Units: 16 units

» Owner Units: 11 units

FIGURE 2.27: Manning Construction Activity
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family structures but could also be accommodated in down-
town units and duplex or townhome units. Over the next ten
years 40% of the city’s new housing should meet the needs of
the rental market (Figure 3.42).
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FIGURE 3.36: Historic Population Change

MANNING POPULATION AT CHANGE IN % GROWTH ANNUAL GROWTH
DECADE'S END POPULATION DURING DECADE RATE

1960 1676

1960-1970 1656 -20 -1.2% -0.1%

1970-1980 1609 -47 -2.8% -0.3%

1980-1990 1484 -125 -7.8% -0.8%

1990-2000 1490 6 0.4% 0.0%

2000 - 2010 1500 10 0.7% 0.07%

1960-2010 -176 -10.5% -0.2%

FIGURE 3.37: Population Projection

MANNING 2010 2015 2020 2025
Natural 1,500 1,434 1,390 1,361
0.5% annual growth 1,500 1,578 1,618 1,659
1% annual growth 1,500 1,578 1,658 1,743

FIGURE 3.38: \Vacancy Analysis

MANNING 2000 2010 DIFFERENCE
Vacant Units 52 66 14
For Rent 14 24 10
For Sale Only 24 10 -14
Renteql or Sold, Not 7 0 7
Occupied
For Seasonal, Recreation,

. 2 6 4
or Occasional Use
For Migrant Workers 0 0 0

Other Vacant 5 26 21




Carroll Area Development Corporation

FIGURE 3.39: Occupancy Analysis

MANNING 2000 2010 2013 NET CHANGE
Percent of Percent of Percent of
Number Occupied Number Occupied Number Occupied Number
Units Units Units

Owner-Occupied 496 76% 472 72% 485 73% -1
Renter-Occupied 154 24% 181 28% 176 27% 22
Total Vacant 52 66 68 16
Vacancy rate 7.4% 9.2% 9.3%*

Total 702 719 729 27

* A survey of landlords and realtors indicated a vacancy rate closer to 3.2%, slightly above Manning owner-occupied vacancy rate.

FIGURE 3.40: Housing Affordability Analysis - Manning, lowa

MANNING
Number of  Affordable Number Affordable Number Total
Income Range Percent of Percent of Households Range for of Owner Range for of Renter Affordable /-
9 City Median Households in Each Owner Units Renter Units Units
Range Units Affordable Units Affordable
$0-25,000 58.00% 18.31% 121 $0-50,000 15 $0-400 100 215 94
$25,000-49,999  59-116% 35.10% 232 $gg'ggg' 242 $400-800 7 313 81
$50,000-74,999 17-174% 13.62% 90 $1138§§S())- 62 $800-1250 5 67 -23
$150,000-
- o) 0 0, - -
$75-99,999 175-232% 10.59% 70 200,000 37 $1250-1500 0 37 33
$200- $1500-

- - 0, 0, R
$100-150,000 232-348% 18.61% 123 $300,000 24 2000 0 24 99
$150,000+ OVER 348% 3.78% 25 $300,000+ 5 $2000+ 0 5 -20
Median $43,125 100.00% 661.00 485 176 661 0
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Defining Housing Affordability

The definition of affordable housing is determined by a household’s income. What is affordable to one income bracket is
not affordable to another. The cost of housing can also be defined as either market rate or below market rate.

Units that are below market rate require some assistance to be built. The rent or value of these units would be priced be-
low construction costs and therefore builders need assistance to cover the cost of development and construction. These
assistance packages vary but ensure that communities have safe and affordable housing for households in the lowest in-
come ranges.

FIGURE 3.41: Housing Demand Model FIGURE 3.42: Housing Development Program (2014 - 2020)

MANNING 2015 2020 2025 TOTAL MANNING 2015- 2020- TOTAL
) 2020 2025

Egﬁgft'on Al 1,578 1,618 1,659

Total Need 30 30 60

Total Owner Occupied 18 18 36
ﬁ\(/)irsae%eo%ersons Per 227 227 227

Affordable Low: 60-100,000 3 3 6
et A I

Affordable Moderate: 100-130,000 5 5 n
E;‘Efded VEEETEY 3.20%  4.20%  5.20%

Moderate Market: 130-200,000 4 4 9
gg;itol\(ljeeds at End of 682 707 732

High Market: Over $200,000 5 5 10
Replacement Need 5 5 10

Total Renter Occupied 12 12 24
S I

9 Low: Less than 450 5 5 10

SR TR

Affordable: 450-700 3 3 5

Market: Over $700 4 5 9



Carroll Area Development Corporation

HOUSING CONDITIONS &
COMMUNITY OPPORTUNITIES

The county’s housing stock is its largest single capital invest-
ment and residents generally form their image of a commu-
nity on the quality of neighborhoods and the housing in the
community. The previous sections considered existing and
projected housing trends. This section summarizes general
housing conditions by community and uses this as the basis
for specific community-oriented housing strategies.

An Analysis of Carroll County’s Communities

The following section is based on community visits that were
completed in the fall/winter of 2015. A driving tour of each
community was completed to identify potential areas for rein-
vestment, redevelopment and development. These were gen-
eral assessments and not based on a house by house invento-
ry but on broader neighborhood evaluation.

General conclusions regarding housing conditions:

» Overall, Carroll County’s housing stock is in very good
condition. The region’s historic pride in ownership is
evident in the quality of housing.

» This same pride of ownership is also evident in the small
number of code violations and site condition issues.
Residents make the effort to maintain their properties
and homes.

» Outside of the City of Carroll, there are very limited
rental opportunities. Most of the communities’ rental
housing stock is within traditional single-family homes.
These homes are often the smallest, oldest, and highest
maintenance homes in a community.

Traditionally the smallest communities and those
lacking a school often have some of the lowest quality
housing stock. This is not always the case for Carroll
County. Many of the county's small towns have very nice
housing and high levels of reinvestment.

4

» The decrease in population and employment in the
rural portions of the county has had the biggest effect
on the county’s smallest communities. The loss of this
population, and the businesses that they supported,
has left some communities struggling to find ways to
encourage new growth and therefore investment in
housing.

Community Opportunities

As noted previously, a general evaluation was completed for
each community. These assessments were used to identify
opportunity areas for each community and are illustrated in a
series of maps following this section.

The opportunity categories include:

» New Development: Areas adjacent to or within city
limits that are potential sites for lot development.
Assessment of site conditions and access to water and
sewer services would need to be evaluated further to
confirm the suitability of these sites.

» Infill & Stabilization: These areas have more serious
housing deficiencies and vacant lots. Sites are large
enough & clustered enough that a target program to
remove deteriorated structures & develop vacant lots
will have a major impact.

» Neighborhood Conservation: These areas have a cluster
of housing in fair condition. Policies for this area should
focus on conserving the existing housing stock through
a coordinated rehabilitation strategy.

» Redevelopment Opportunity: These areas have the most
deteriorated structures. Infrastructure improvements
and removal of deteriorated structures should create
safe affordable housing & stronger neighborhoods.

» Gateway Preservation and Enhancement: Entrances to
the community where code enforcement and property
maintenance should be stressed to provide the best first
impression of a community.

Not every one of these categories are applied to a community
but they provide a strong foundation for the policies and pro-
grams identified in the following chapters of this document.

The following section provides a general overview of key
community opportunities.



MAP 2.2: Communities of Carroll County, lowa
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Carroll Area Development Corporation

ARCADIA

Arcadia’s housing stock is in good condition with limited
maintenance and building condition issues. The building stock
is comprised of a mix of construction eras with a large num-
ber of homes constructed in the 1920s, 1940s, 1960s in addi-
tion to some homes less than 20 years old. A few homes with
structural issues require major rehabilitation or demolition. A
targeted rehabilitation program would be effective in stabiliz-
ing neighborhoods.

Distinct architecture and community pride have made Arcadia
a desirable place to live. The location on Highway 30 allows
residents of Arcadia to reach Carroll in only 15 minutes for em-
ployment and other retail or service opportunities.

Bedroom Community. As a desirable community within
close proximity to employment, Arcadia has the potential
to expand its role as a bedroom community and attract
new businesses with a strong workforce. Encourage
continued housing development on new lots and infill
lots.

Quality of Place. Continued attention to efforts that make
Arcadia a distinct and welcoming place to live would
make the community more attractive to new residents
and business.

Targeted Housing Rehabilitation Program. While the
majority of housing in Arcadia is in good condition, a
number of homes could be stabilized through a targeted
housing rehabilitation program.

At a Glance

Affordability Gauge:

1.36

Undervalued Affordable Unaffordable

(Less than 2) (2-3) (Greater than 3)
Median Home Value: $78,200
Median Household Income: $57,321
Median Contract Rent: $365

2000 Population: 443
2010 Population: 484 (+41 residents)
2014 Population: 563* (+79 residents)

*Estimate. The accuracy of population estimates
vary and should be used with caution.

Predicted vs. Actual Population Change (00’ to 10)

+55 residents more than predicted. This suggests
in-migration of new residents
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MAP 2.3: Housing Policy Areas - Arcadia, lowa
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Carroll Area Development Corporation

BREDA

The overall quality of Breda's housing stock is very good.
There is a healthy selection of residential lots but new con-
struction seems to be of higher cost units. The more afford-
able lots are not being developed with entry level homes. Bre-
da offers its residents good community amenities including
multi-use trails and a water park. Significant vacancy in the
downtown contrasts with the otherwise vibrant neighbor-
hoods within the community.

Strong Economic Future

Breda has a strong economy and as a community has made
efforts to attract workers to live in Breda. Based on communi-
ty interviews the number of individuals working but not living
in Breda remains high. The limited selection of available units
forces many workers to commute to Breda. The city has pro-
vided the lots for new construction but housing construction
has been slow. Efforts in the coming years will need to focus
on increasing production and housing variety.

Community Marketing

Like many of the communities in Carroll County, Breda has
seen the value in supporting housing construction. The city
has offered rehabilitation programs and affordable lots but
marketing of these offers has been low. The city should work
with surrounding communities and the county to develop a
marketing plan that is targeted toward potential residents and
developers/contractors that can invest in the community and
use these resources.

At a Glance

Affordability Gauge:

1.81
e N
Undervalued Affordable Unaffordable
(Less than 2) (2-3) (Greater than 3)
Median Home Value: $76,900
Median Household Income: $42,417
Median Contract Rent: $403

2000 Population: 477
2010 Population: 483 (+6 residents)
2014 Population: 456* (-27 residents)

*Estimate. The accuracy of population estimates
vary and should be used with caution.

Predicted vs. Actual Population Change (00’ to 10)

+46 residents more than predicted. This suggests
in-migration of new residents or a higher birth rate
than anticipated




Construction Activity Must Increase

As described, the economy of Breda as a city is closely linked
to the housing market. The ability of employers to recruit and
retain employees relies on housing options being available.
While a number of homes have been constructed over the
past decade, little to no speculative housing has been con-
structed. The city has led the effort to add affordable lots and
this activity should continue with a focus on providing more
housing options for new residents and employees. The next
step may involve more actively recruiting and supporting con-
struction activity. These types of strategies will be discussed
further in the Chapter Four.

Steady Development

Breda, and as discussed later Templeton, are small commu-
nities with strong potential for growth. Traditional demand
modeling with smaller communities often does not reflect
the true potential of the community. At the same time, this
growth should not be overstated. If the 2014 Census estimate
of 456 is used as the base population the community would
need to growth at three-quarters of a percent annual to reach
a population of 491 by 2025. This growth would overcome
population losses experienced in the last five years and would
have to be driven by new young families moving to the com-
munity.

A projected population growth of 491 would likely generate 15
new households. Some of this demand may come in the form
of new construction but the city’'s population is also aging,
which will, sadly, open up a unit or two each year. These units
may need updates, creating demand for rehabilitation work.
The city should not assume that market demand can be met
solely through these existing units. A mix of older and new
homes will be needed to support growth at rates higher than
have been seen in the last several decades.

Chapter 2 Community Assessments

To ensure a mix of housing options, the city should strive to
have at least one speculative house constructed each year
and the construction of one to two small rental projects con-
structed over the next ten years. These units should be ap-
pealing to seniors interested in downsizing and to new em-
ployees looking for housing that allows them to live in Breda
while they explore their housing options.




Carroll Area Development Corporation

Housing Conditions & Opportunities

As a stable population center within Carroll County, Breda
includes employment for its population. Breda also is located
within 18 minutes of Carroll which affords residents conve-
nient access to employment and services.

Bedroom Community. As a desirable community within
close proximity to employment in Carroll, Breda has the
potential to expand its role as a bedroom community.
Encourage continued housing development on new lots
and infill lots.

Quality of Place. Continued attention to efforts that make
Breda a distinct and welcoming place to live would make
the community more attractive to new residents. The
revitalization of the downtown district would help attract
new businesses and residents to Breda.
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MAP 2.4: Housing Policy Areas - Breda, lowa
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Carroll Area Development Corporation

CARROLL

As the largest population and employment center in Carroll
County, additional analysis of the trends occurring in the city
of Carroll can be found earlier in this chapter. The purpose of
this section is to provide a high-level overview of impressions,
trends, and recommended programs.

In Carroll, housing issues tend to concentrate in specific
neighborhoods, as opposed to the more scattered pattern
that occurs in the smaller communities. Overall housing rein-
vestment and maintenance is strong. The city’s older housing
stock will require continued reinvestment especially for the
large number of homes constructed in the 1960s and 1970s.
For most of the existing city, neighborhood conservation and
infill should be the top priority with new development hap-
pening immediately adjacent to existing infrastructure.

Regional Center. As the regional population and
employment center, the city should provide employment
opportunities for many residents of the region and

serve to be a housing option for those residing, or
looking to reside, in Carroll County. To serve the roles

as employment and housing center, it is important

that Carroll maintain its high quality of life, expand
employment opportunities, create new neighborhoods,
and stabilize existing neighborhoods. Further, if Carroll's
economy (jobs, housing, and overall quality of life)
continues to improve, the region will continue to prosper
and improve.

Neighborhood Stabilization. While much of the
housing stock is in good condition, certain existing
neighborhoods suffer from concentrated housing
issues. Programs to resolve these issues will benefit the
neighborhood as a whole.

At a Glance

Affordability Gauge:

2.83
E s .
Undervalued Affordable Unaffordable
(Less than 2) (2-3) (Greater than 3)
Median Home Value: $123,000
Median Household Income: $43,483
Median Contract Rent: $433

2000 Population: 10,106

2010 Population: 10,103 (-3 residents)

2014 Population: 10,051* (-52 residents)

*Estimate. The accuracy of population estimates
vary and should be used with caution.

Predicted vs. Actual Population Change (00’ to 10)

+209 residents more than predicted. This suggests
in-migration of new residents

New Housing Development. As described earlier in this
chapter (page 33), new housing is needed in Carroll at
certain price-points.
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MAP 2.5: Housing Policy Areas - Carroll, lowa
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Carroll Area Development Corporation

COON RAPIDS

As one of the larger population and employment centers in
Carroll County, additional analysis on Coon Rapids can be
found earlier in this chapter. The purpose of this section is to
provide a high-level overview of impressions, trends, and rec-
ommended programs.

Coon Rapid's housing stock varies in size, era, and condition
including a large number of older and smaller homes that are
not often appealing to young families. Many of these homes
have been converted to income properties with minimal rein-
vestment.

Some new construction has occurred on the periphery of the
community but has not been a catalyst for improved housing
quality or value. There are good opportunities for infill and
redevelopment within existing neighborhoods but assistance
with site preparation and gap financing may be required.
Housing rehabilitation and removal of dilapidated housing will
support strong home values and thus encourage private in-
vestment by homeowners and investors.

Targeted Housing Rehabilitation Program. As described
above, there are a number of houses in existing
neighborhoods that require attention ranging from minor
to major reinvestment. A targeted rehabilitation program
would repair/stabilize participating homes.

Demolition Program. A partner program to the above,

a demolition program is appropriate to remove the
houses with structural or condition issues that cannot be
addressed otherwise.

At a Glance

Affordability Gauge:

1.64
BT 0 1B
Undervalued Affordable Unaffordable
(Less than 2) (2-3) (Greater than 3)
Median Home Value: $68,800
Median Household Income: $41,979
Median Contract Rent: $326

2000 Population: 1,305
2010 Population: 1,305 (no change)

2014 Population: 1,408* (+103 residents)

*Estimate. The accuracy of population estimates
vary and should be used with caution.

Predicted vs. Actual Population Change (00’ to 10)

+74 residents more than predicted. This suggests
in-migration of new residents
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MAP 2.6: Housing Policy Areas - Coon Rapids, lowa
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Carroll Area Development Corporation

DEDHAM

The housing stock in Dedham is in good condition and most
properties are fairly well-maintained. Located nearly equal
distant between Carroll (18 minutes) and Coon Rapids (12
minutes), there should be potential for Dedham to capture a
share of new residents employed in the region.

New development should focus on existing lots and infill op-
portunities within the city. When appropriate, opportunities
to remove deteriorated or outdated structures should be
combined with vacant lots to create larger infill lots.

Infill Development. The city should seek to encourage
new housing on existing lots within the community.
This type of initiative helps to stabilize existing
neighborhoods.

Targeted Housing Rehabilitation Program. There are a
number of houses in existing neighborhoods that require
attention ranging from minor to major reinvestment. A
targeted rehabilitation program would repair/stabilize
participating homes throughout the community.

Demolition Program. A partner program to the above,

a demolition program is appropriate to remove the
houses with structural or condition issues that cannot be
addressed otherwise.

New Housing Development. While much of the
anticipated growth can be accommodated on existing
lots, the city should seek to encourage new housing and
residential lot development.

At a Glance

Affordability Gauge:

1.30

E T =

Undervalued Affordable Unaffordable

(Less than 2) (2-3) (Greater than 3)
Median Home Value: $62,700
Median Household Income: $48,281

2000 Population: 280
2010 Population: 266 (-14 residents)
2014 Population: 220* (-46 residents)

*Estimate. The accuracy of population estimates
vary and should be used with caution.

Predicted vs. Actual Population Change (00’ to 10)

4 residents fewer than predicted. This suggests little
to no in-migration.
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MAP 2.7: Housing Policy Areas - Dedham, lowa
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Carroll Area Development Corporation

GLIDDEN

Housing quality is fair to good condition with some properties
being actively rehabilitated. Attendees at a community stake-
holder group in Glidden noted that the community includes
high quality support features such as a grocery store, school,
and new park. The city’s newest subdivision has been slow to
fill because it is viewed by many as an untested development.

The city will need to find a way to initiate the construction of
the first houses to establish a sense of neighborhood and in-
vestment security. There is some need for continued housing
rehabilitation and a program to support this activity would be
appropriate. Recent construction activity has been dominated
by larger and higher priced homes. New housing in the future
should bring more balance and diversity to the housing mar-
ket.

Infill Development. The city should seek to encourage
new housing on existing lots within the community.
This type of initiative helps to stabilize existing
neighborhoods.

Targeted Housing Rehabilitation Program. There are a
number of houses in existing neighborhoods that require
attention ranging from minor to major reinvestment. A
targeted rehabilitation program would repair/stabilize
participating homes.

New Housing Development. While much of the
anticipated growth can be accommodated on existing
lots, the city should seek to encourage new housing and
residential lot development.

At a Glance

Affordability Gauge:

1.70

Undervalued Affordable Unaffordable
(Less than 2) (2-3) (Greater than 3)
Median Home Value: $62,700
Median Household Income: $48,281
Median Contract Rent: $373

2000 Population: 1,253
2010 Population: 1,146 (-107 residents)

2014 Population: 1,406* (+260 residents)

*Estimate. The accuracy of population estimates
vary and should be used with caution.

Predicted vs. Actual Population Change (00’ to 10)

184 residents fewer than predicted. This suggests
out-migration of residents.
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MAP 2.8: Housing Policy Areas - Glidden, lowa
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Carroll Area Development Corporation

HALBUR

The housing stock in Halbur is in good condition and is fairly
well-maintained with properties ranging in age. Over the past
15 years, a local developer has constructed eight new homes
in the city. Efforts should support continued new housing de-
velopment contiguous to the city and on infill lots throughout
the community, and encourage reinvestment in existing hous-
ing throughout the city.

Infill Development. The city should seek to encourage
new housing on existing lots within the community. This
type of initiative helps to stabilize existing housing.

Targeted Housing Rehabilitation Program. A
targeted rehabilitation program would repair/stabilize
participating homes.

New Housing Development. The city should continue to
encourage new housing and residential lot development.

At a Glance

Affordability Gauge:

1.39
Undervalued Affordable Unaffordable
(Less than 2) (2-3) (Greater than 3)
Median Home Value: $87,900
Median Household Income: $63,333
2000 Population: 202
2010 Population: 246 (+44 residents)

2014 Population: 231* (-15 residents)

*Estimate. The accuracy of population estimates
vary and should be used with caution.

Predicted vs. Actual Population Change (00’ to 10)

+41 residents more than predicted. This suggests
slight in-migration of residents or a slightly in-
creased birthrate.
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MAP 2.9: Housing Policy Areas - Halbur, lowa
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Carroll Area Development Corporation

LANESBORO

The housing stock in Lanesboro varies but is generally in fair
condition. The vast majority of housing units are single family
detached homes. There is a mix of maintenance and structur-
al issues with some that may require demolition. As a result
of the decrease in rural employment, little housing demand
has existed in Lanesboro over the past decades; therefore,
the priority should be to stabilize and maintain the housing
stock. By increasing the quality and value of existing housing,
it may be possible to create interest for new construction. This
should be done through a strong rehabilitation/demolition
program and possibly an emergency repair program to keep
homes habitable.

Infill Development. The city should seek to encourage
new housing on existing lots within the community.

Targeted Housing Rehabilitation Program. A
targeted rehabilitation program would repair/stabilize
participating homes.

Depressed Values. The low value of housing in Lanesboro
makes it very difficult to invest in new construction.
Values will not support appraisals that match new
construction cost, resulting in a loss for the builder. Any
new construction will have to come from custom homes
and residents that plan to make their home in Lanesboro
with no concern over recovering the costs. This situation
means that housing rehabilitation and raising the value of
existing housing is an essential first step to encouraging
new development.

At a Glance

Affordability Gauge:

1.12

e o

Undervalued Affordable Unaffordable
(Less than 2) (2-3) (Greater than 3)
Median Home Value: $35,000
Median Household Income: $31,250
Median Contract Rent: $417

2000 Population: 152
2010 Population: 121 (-31residents)
2014 Population: 11* (-10 residents)

*Estimate. The accuracy of population estimates
vary and should be used with caution.

Predicted vs. Actual Population Change (00’ to 10)

24 residents fewer than predicted. This suggests
out-migration of residents.
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MAP 2.10: Housing Policy Areas - Lanesboro, lowa
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Carroll Area Development Corporation

LIDDERDALE

The housing stock in Lidderdale is approximately a 50/50 mix
of well-maintained structures to older homes with significant
building condition or property maintenance issues. Housing
conditions should be addressed and remedied through either
rehabilitation initiatives or, when necessary, a demolition pro-
gram. The goal should be to maintain and stabilize the hous-
ing stock.

A multi-family housing complex with approximately 8-12 units
appears to be in fair condition. The majority of new construc-
tion has focused on large accessory buildings and not on new
living quarters. Like other communities, efforts should be fo-
cused on housing reinvestment to improve overall values.
Until values increase, there is little to no financial incentive to
support new construction.

Infill Development. The city should seek to encourage
new housing on existing lots within the community.
This type of initiative helps to stabilize existing
neighborhoods.

Targeted Housing Rehabilitation Program. A
targeted rehabilitation program would repair/stabilize
participating homes.

Depressed Values. Census estimates indicate slightly
higher values in Lidderdale than Lanesboro but the
perception of cost to value is still an issue for Lidderdale.
The low values in Lidderdale makes it very difficult to
invest in new construction. This situation means that
housing rehabilitation and raising the value of existing
housing is an essential first step to encouraging new
development.

At a Glance

Affordability Gauge:

1.56

B O

Undervalued Affordable Unaffordable

(Less than 2) (2-3) (Greater than 3)
Median Home Value: $74,400
Median Household Income: $47,813

2000 Population: 186
2010 Population: 180° (-6 residents)
2014 Population: 213* (+33 residents)

*Estimate. The accuracy of population estimates
vary and should be used with caution.

Predicted vs. Actual Population Change (00’ to 10)

3 residents fewer than predicted. This suggests little
in-migration and a low birthrate
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MAP 2.11: Housing Policy Areas - Lidderdale, lowa
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MANNING

As one of the larger population and employment centers in
Carroll County, additional analysis on Manning can be found
earlier in this chapter. The purpose of this section is to pro-
vide a high-level overview of impressions, trends, and recom-
mended programs.

Manning has a very strong housing stock and continued rein-
vestment in existing units. While existing units are well main-
tained, the lack of building lots has hampered the construc-
tion of new units within the city. The quality and vibrancy

of the downtown creates good opportunities for downtown
residential development both above existing businesses and
adjacent to the district. A strong market encourages housing
reinvestment; therefore, strategies should focus on ways to
develop new lots for new construction and expanding the op-
portunities for new rental housing.

Targeted Housing Rehabilitation Program. A
targeted rehabilitation program would repair/stabilize
participating homes.

New Housing Development. The city should continue to
encourage new housing and residential lot development.

At a Glance

Affordability Gauge:

1.69
' o
B C ) |
Undervalued Affordable Unaffordable
(Less than 2) (2-3) (Greater than 3)
Median Home Value: $72,900
Median Household Income: $43,125
Median Contract Rent: $388

2000 Population: 1,490
2010 Population: 1,500 (+10 residents)
2014 Population: 1,554* (+54 residents)

*Estimate. The accuracy of population estimates
vary and should be used with caution.

Predicted vs. Actual Population Change (00’ to 10)

+146 residents more than predicted. This suggests
in-migration
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MAP 2.12: Housing Policy Areas - Manning, lowa
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RALSTON

The housing stock in Ralston varies but is generally in fair
condition. Ralston has a large number of vacant lots with lit-
tle demand for new construction. Approximately two to three
houses may need to be removed and a significant amount of
rehabilitation work is needed. Although employers exist in
Ralston, there appears to be limited demand for new housing
and no new construction. Housing rehabilitation to stabilize
the existing housing stock should be a priority. This should
increase the quality and value of the housing stock, necessary
to support new construction.

Infill Development. The city should seek to encourage
new housing on existing lots within the community.
This type of initiative helps to stabilize existing
neighborhoods.

Targeted Housing Rehabilitation Program. A
targeted rehabilitation program would repair/stabilize
participating homes.

Depressed Values. Census estimates indicate home
values at four to five times below new construction
costs. These low values make it very difficult to invest
in new construction. This situation means that housing
rehabilitation and raising the value of existing housing is
an essential first step to encouraging new development.

-
i

At a Glance

Affordability Gauge:

°

1.00

|

N

Undervalued Affordable Unaffordable

(Less than 2) (2-3) (Greater than 3)
Median Home Value: $46,100
Median Household Income: $46,250

2000 Population: 98
2010 Population: 79 (-19 residents)
2014 Population: 84* (+5 residents)

*Estimate. The accuracy of population estimates
vary and should be used with caution.

Predicted vs. Actual Population Change (00’ to 10)

-16 residents fewer than predicted. This suggests an
out-migration
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MAP 2.13: Housing Policy Areas - Ralston, lowa

Ralston
)
-
=
RS
(A oy
5
3rd-St—— g
- - ra-. =i
| i
- 5t-S 2 ; n L4
_"""'"-. ‘l'rlull f (J
<= —ty
)
B
i
t%“ ‘-
(5B
349 m
" Sources: Esri, HERE, DeLorme, Intermap, increment P Corp., GEBCO, Ut
NRCAN, GeoBase, IGN, Kadaster NL, Ordnance Survey, Esri Japan, MET

Kong), swisstopo, MapmyIndia, © OpenStreetMdp contributors, and the G

New Development
Infill and Stabilization
Neighborhood Conservation
Redevelopment Opportunity
___ Gateway Preservation and Enhancement



Carroll Area Development Corporation

TEMPLETON

Templeton is recognized as a small and well-maintained com-
munity known state-wide as being the home of Templeton
Rye. The stability and growth of this industry has support-

ed new home construction and also reinvestment in existing
homes throughout the community. As the economy grows,
Templeton will need to provide new housing options including
rental options.

Strong Economic Future

Templeton's strong economy has created a number of high
quality, new jobs over the past decade. Based on stakeholder
meetings and interviews, it is anticipated that there is poten-
tial to create even more jobs in the near future. Like many em-
ployers, and frankly many communities, it can be difficult to
recruit and retain young professionals and skilled employees.
To enable the expansion of industry in Templeton, it is import-
ant to provide new housing options including single family
units and multi-family rental options to enable new employ-
ees to enter the housing market.

Low Vacancy Rate

Templeton has a very low vacancy rate (2.5%). While this is
typically considered a positive, it also indicates that the hous-
ing market is not accessible to new residents interested in liv-
ing in Templeton. Further, if a new employee is unable to live
near their employer it is much more difficult to retain the em-
ployee for the long term; this is a direct limitation to the ability
of a company to grow because the cost of training a new em-
ployee is one of the highest operating expenses.

The creation of new housing options would enable new em-
ployees to access the housing market in Templeton and im-
prove the ability of employers, and the community, to retain
young professionals and skilled workers.

Construction Activity Must Increase

As described above, the economy of Templeton is very close-
ly tied to accessibility of the housing market. The ability of
employers to recruit and retain employees relies on housing
options being available. While a number of homes have been
constructed over the past decade, little to no speculative
housing has been constructed. The city has led the effort to
add buildable lots and this activity should continue with a fo-
cus on providing more housing options for new residents and
employees.

At a Glance

Affordability Gauge:

1.93

e .

|

Undervalued Affordable Unaffordable
(Less than 2) (2-3) (Greater than 3)
Median Home Value: $90,000
Median Household Income: $46,563
Median Contract Rent: $519

2000 Population: 334
2010 Population: 362 (+28 residents)
2014 Population: 370* (+18 residents)

*Estimate. The accuracy of population estimates
vary and should be used with caution.

Predicted vs. Actual Population Change (00’ to 10)

+33 residents more than predicted. This suggests
in-migration




Steady Development

Templeton, like Breda, has the potential to grow but this
growth should not be overstated. At a 1% annual growth rate
the city would add just under 20 residents to the city's over-
all population over the next five years. This would equate to
roughly ten or fewer new households or about two units a
year.

Some of this demand may come in the form of new construc-
tion but the city's population is also aging, which will, sad-

ly, open up a unit or two each year. These units may need
updates, creating demand for rehabilitation work. The city
should not assume that market demand can be met solely
through these existing units. A mix of older and new homes
will be needed to support growth at rates higher than have
been seen in the last several decades.

In summary the city should strive to have at least one specu-
lative house constructed each year and the construction of
one to two small rental projects constructed over the next ten
years. These units should be appealing to seniors interested in
downsizing and to new employees looking for housing that al-
lows them to live in Templeton while they explore their hous-
ing options.

Chapter 2 Community Assessments
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Housing Conditions & Opportunities

Templeton has a very strong housing stock and an image as
a strong community. The demand for housing is created by a
strong employment base and this demand remains high. This
market demand has supported the financial return on housing
rehabilitation. The housing market is very tight and demand
for new housing remains high. The city has found ways in the
past to support new lot development but the build out of
those lots has been slow. Additionally there has been no new
rental construction. New employees to the community have
very limited options. Top priorities for Templeton include:

New Housing Development. The city should continue to
encourage new housing and residential lot development.

Short-term Construction Rates. Over the next five to ten
years the city should identify strategies for increasing
construction rates along with existing lot development
initiatives. Strategies will be further explored in the
following section.

Rental and Senior. Rental options are needed for new
residents to the community and as an alternative for
single seniors looking to downsize. A small number of
townhomes or duplexes could fill a demand created by
new recruits to Templeton Rye or seniors. A community
the size of Templeton would likely not support a large
project but 4 to 6 units would likely fill quickly.



MAP 2.14: Housing Policy Areas - Templeton, lowa
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WILLEY

Despite its distance from a significant highway, the communi-
ty has remained strong with significant housing reinvestment.
The demand for new housing will likely remain low because of
the community’s size but interest in the existing housing stock
will remain high because of the excellent quality and proxim-
ity to Carroll. Efforts should focus on continued maintenance
of the towns pride in ownership.

New Housing Development. The city should continue to
encourage new housing and residential lot development.

Infrastructure Maintenance. Maintenance of the

towns roads and infrastructure will be a selling point
for the community but also a challenge. Costs to
replace infrastructure will not decrease and therefore
maintenance will be essential to avoiding taxing
situations that are unappealing to future buyers and to
protecting home values.

At a Glance

Affordability Gauge:

2.07
E O =
Undervalued Affordable Unaffordable
(Less than 2) (2-3) (Greater than 3)
Median Home Value: $76,700
Median Household Income: $37,083

2000 Population: 103
2010 Population: 88 (-15 residents)
2014 Population: 71* (-17 residents)

*Estimate. The accuracy of population estimates
vary and should be used with caution.

Predicted vs. Actual Population Change (00’ to 10)

-18 residents fewer than predicted. This suggests
out-migration.
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MAP 2.15: Housing Policy Areas - Willey, lowa
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DEFINING HOUSING ISSUES

The information, analysis, and community engagement pro-
cess presented in the previous two chapters indicated a num-
ber of key issues and opportunities that face Carroll County
as it considers its capacity to meet housing needs during the
next ten years. The purpose of this chapter is to articulate the
specific issues and opportunities to drive the county's hous-
ing goals and priorities. The following chapter will provide

the policy framework and program directions for addressing
these priorities.

Housing Resources and Assets

Like many places, the cities of Carroll County can become
overwhelmed by the difficulty of the housing challenges they
face. However, Carroll County's communities have taken many
positive steps and have key resources and assets with which
to build a successful housing program. These include:

Strong Job Market

Carroll County has one of the lowest unemployment rates in
the region. At an estimated 2.5%, the county is nearly at full
employment and employment demand would appear to ex-
ceed recruitment capacity. A recent survey indicated that
there are roughly 220 unfilled jobs. This is likely a conser-
vative number and does not reflect the potential to expand
operations if employees were available. Employers suggest-
ed that there is demand to expand their operations and hire
additional workers but that those workers are not available
in Carroll County. All are aware of the need to attract and re-
tain new, talented workers to the region. New residents look
for many features when considering a move - good paying
jobs, quality schools, recreation and quality of life amenities,
and affordable living with quality housing. These attributes
are what also keeps new employees in a community. Carroll
County is a highly attractive environment to live and raise a
family but the first impressions and experiences have to be
positive, and this also includes a good experience within the
housing market.

Continued Demand

Natural population growth, smaller households, employment
expansion, and replacement needs continue to generate a
strong demand for housing. Despite aggressive strategies by
several communities to increase the lot supply and increasing
construction rates for custom built homes in Carroll, demand
continues to exceed construction activity. As a result and de-
spite what current Census Bureau estimates indicate, many
of the cities have vacancy rates that indicate almost full occu-
pancy of habitable units. As such, communities like Glidden,
Coon Rapids, and Breda cannot afford to relax their efforts
to create new lots and other cities may need to find ways to
more aggressively encourage new development.

Construction Community

Carroll County has a core group of contractors who are en-
gaged in the communities. Many of these contractors have
gravitated toward the more secure custom build market since
the 2008 recession. Communities also realize that these build-
ers have limited capacity and have been willing to work with
builders from outside the region to meet the construction
demand. Future policies and programs should engage these
builders and limit their risk.




High Quality Housing Stock

One of Carroll County’s greatest strengths is the quality of
the existing housing stock. The culture of pride in ownership
is evident in many of the communities in Carroll County and
results in higher home values and lower turnover rates. This
quality is evident across the board for many of the communi-
ties and includes housing and neighborhoods from a number
of development periods. Some pockets of disinvestment ex-
ist and are most noticeable in the rental market. Much of this
is related to the age of the county’s rental housing stock. For
many of the smaller communities the rental market is depen-
dent on small, older single-family homes that can be picked
up cheaply as investment properties. While many are nicely
maintained there are also a number that have reached their
life expectancy and lack the modern construction and insula-
tion features to make them affordable housing options. Newer
rental options, mostly in the form of 2 to 4 unit projects are in
good condition with high demand for these units at any price
point.

Quality Communities and Schools (family friendly)
For those communities that have some of the best housing
stock the same level of investment is put into community ser-
vices, business, and public spaces. These environments are
highly valued and attractive to young residents wanting to
raise families in positive and healthy environments. Quality
schools are also an essential component to a healthy and vi-
brant community. A strong school district is essential to at-
tracting new young families. For those communities that have
lost their schools over the years attracting and retaining res-
idents becomes even more challenging. Carroll County also
offers strong educational options, a unique feature not found
in most rural areas.

Chapter 3 Defining Housing Issues

Local Business and Banking Support

The banking community is an essential partner in any hous-
ing development program. Local dollars are essential to the
process and can provide much greater flexibility. Having a
strong and diverse banking community also means that more
partners can be brought to the table to share the risk on more
non-traditional projects that diversify the housing market.
More and more the business community, outside of financial
institutions, are becoming involved in the housing market.
They have come to realize that quality housing options are
essential to attracting new employees. Positions cannot be
filled and operations cannot be expanded without housing for
those workers. Carroll County’s businesses understand this di-
lemma and are open to being part of the housing solution.
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Housing Challenges and Issues

Although Carroll County has numerous assets, the cities do

have some clear challenges that they must face to ensure a

housing market that meets market demands. These include:

Demand for Scarce Price Point

The greatest demand for housing in Carroll seems to be
homes priced in the mid-hundred thousands and for mar-

ket rate rentals. For owner-occupied units there is a scarcity
of quality units priced between $120,000 and $180,000. At
current lot prices and building costs these units are not be-
ing constructed. Even for those communities that are offering
very affordable lots, construction costs remain at a level that
is resulting in the average new home being priced well over
$200,000. On the rental side of the market, the demand for
quality, non-subsidized structures remains high. It should be
noted that the need for quality housing for those households
in the lowest income ranges is still substantial but often they
are competing for housing with those who could possibly pay
more if the option was on the market . Additionally finding
quality housing that allows individuals to move up from sub-
sidized housing remains an issue. The bottom line is that with
very few real estate listings, low vacancy of habitable units,
and a very low inventory of quality rental units without in-
come limits, new arrivals are left with few options. This is ulti-
mately a problem for both civic and economic health.

Products for Seniors & Young Professionals

Carroll County is an appealing destination for seniors, given
its access to health care, quality of life, and community activ-
ities. However, there is a need for maintenance-free indepen-
dent housing and congregate living. This housing type not
only attracts new seniors to the market from outside but also
helps address local housing demand. When a retiree chooses
to downsize to something smaller or with less maintenance,
they are often leaving a home that is directly within those
scare price points. This often can be the best way to add units
indirectly to the market that are otherwise difficult to build.
On the other end of the spectrum, lower-maintenance units
are also often very appealing to young professionals. Many in
this age-range are looking for lower maintenance options or
rental units that provide quality housing while they build up
equity to enter the buyer’s market.

Slow Construction Market

Many factors have come together to slow construction ac-
tivity. Following the housing crisis in 2008 financing for both
the builders and home buyers become much more stringent.
Many builders during this time period were nearing retirement
age and viewed the recession as a sign to leave the business.
For the builders remaining in the community the margins are
much higher on the custom home side and demand is high
enough that there is little incentive to construct speculative
homes. Additionally the risk in the speculative home market is
much higher for smaller communities, where absorption rates
may be slightly longer, or at least perceived to be longer. Fi-
nally, labor shortages mean that builders have a back log of
work and are unable to build more units.




Lack of Rental Construction

While the City of Carroll has developed some multi-fami-

ly housing, little to no new rental construction has occurred

in the other communities of Carrol County. Easy mortgages
during the early 2000s and lower demand in the 1990s made
some form of homeownership, affordable or not, seem attain-
able to most entrants into the housing market. Yet, there has
been a significant change since 2008. Tighter underwriting
standards and downpayment requirements have increased
rental demands, especially for younger households. It should
be noted that the last major push for new rental construc-
tion in many cities occurred during the 1970s, just as many
Baby Boomers were establishing themselves in the housing
market. Communities are now beginning to see this same de-
mand from the children of Baby Boomers. This large genera-
tion is interested in staying in rentals longer, whether that is
due to lending requirements, greater college loan debt, or just
a more cautious nature following the recession. Despite this
demand they are finding few quality options that meet their
needs and communities have few builders/owners familiar
with the multi-family market.

Perception of Rental Costs

The perception of rental costs can have a significant effect

on the construction of new rental housing. Often residents,
both long-time residents and new arrivals, have a perception
that rental prices should be much lower in a rural community.
This is often the case but the cost of construction and main-
tenance are not different, and some times higher in rural ar-
eas than in larger cities. Additionally, many do not realize that
rents can and often have to be higher than monthly mort-
gages. Income assessments indicate a demand for addition-
al market rate rentals but long held perceptions that higher
rents are in low demand leave little incentive to construct new
rental options.

Builder Capacity

Carroll County has a number of quality builders but the de-
mand for new and different housing outpaces their capaci-

ty. Carroll County is not developing enough housing to meet
demand. The slow construction activity and little to no new
rentals creates a backlog demand that is often very difficult to
calculate. Not only is there a demand for new housing to sup-
port growth, but a demand for housing by long time residents
that have not moved because the options are not available.
Additionally, there is a growing demand for different housing
types, such as townhomes, downtown living, or units oriented
to seniors. These are not the type of units that local builders
are often familiar with and they continue to have great suc-
cess with traditional single-family homes, leaving little incen-
tive to try new market types. These builders are also strug-
gling with labor shortages which limits their capacity.

Chapter 3 Defining Housing Issues
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STRATEGIC HOUSING GOALS

As Carroll County looks ahead to the next decade it appears
poised to grow at a record pace. Yet, a strong community fu-
ture depends on the ability of the cities to maintain a sustain-
able level of growth. Analysis of both the assets and issues
suggest the need for a housing and community development
strategy for Carroll County that:

1. Increases the number of quality market rate rentals.
As noted above the lack of new rental construction
over the past 20 years has left the market with few
quality rental options. Many rural communities, outside
of Carroll County, have seen some tax credit projects
being built but that has not necessarily been the case
for Carroll County. This leaves both higher and lower
income households competing for the same units. Many
residents noted the lack of good quality market rate
rentals for families and young professionals. Providing
better options for this market will free up housing for
lower income households and drive the lowest quality
units either off the market or force them to improve their
product.

2.Increase builder capacity. Just as other markets are
looking at ways to recruit and retain employees the
building trades need the same assistance. Ways to
attract individuals back to Carroll that have this expertise
or to train individuals that want to stay in the community
should be explored.

3.Expand the lot supply. Many of the smaller communities
have made great strides to ensure available lots exist
within their corporate limits; these efforts must continue.
Private developers cannot afford to pay for the upfront
costs of infrastructure for lot development and every
reasonable effort should be made to ensure that lots are
available in all of the communities of Carroll County.
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4.Increase the appeal of rehabilitating housing. Carroll

County’s housing stock is generally in very good
condition but faces some challenges. Young buyers
looking for “move-in ready” housing and a lack of
contractors doing rehabilitation work results in housing
that sells slowly or deteriorates further. Many structures
need maintenance or rehabilitation while others are
obsolete and sometimes too small to meet contemporary
needs. In older neighborhoods, one or two poor houses
on a block can also affect the marketability of the entire
area. The rehabilitation of these homes essential to
providing quality entry level housing in any community
and continual maintenance and rehabilitation is a high
priority.

.Expand housing options, especially for the senior
market. New partnerships will need to be developed to
spread the risk associated with housing types that are
less traditional in Carroll County. These types will have
to include lower-maintenance options for empty-nesters
and young retirees looking to downsize. The next chapter
will discuss several strategies for addressing this market
gap.

6.Develop moderately-priced “gateway” housing.

Programs and policies should find ways to expand the

number of gateway or entry level housing units that

allow residents to build equity in the community. These
strategies may include efforts to construct new housing
at entry level price points combined with rehabilitation

and maintenance of existing housing.

7. Share risks to meet needs that the private market cannot

satisfy alone. This strategic direction ties closely with
many of the above strategies. Gateway housing, new
multi-family, and non-traditional housing options will
not occur without some risk-sharing by all players in the
local housing market. This includes the cities, financial
institutions, economic development agencies, and even
employers to find new ways to address gaps in the
private market. All of these players may have different
roles but all need to be at the table.

8.Increase the number of affordable lots in Carroll. The

lot supply within the City of Carroll is not a serious issue
but the lack of more affordable lots is a problem. Current
practices require that all of the cost of development goes
into cost of the lot, with a small percentage for profit.
This means that most lots in Carroll are priced well-over
$30,000. At these prices more affordable housing cannot
be built. For a healthy market a good variety of lot types
and prices should be available.

9.Improve options for households in the lowest income

ranges. The demand for quality, affordable housing
cannot be overlooked, especially in the City of Carroll.
New affordable housing should provide better, safer
options and ensure that all residents have a quality place
to call home.
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DIRECTIONS FORWARD

Components of a Housing Study

Without quality housing, Carroll County will not be able to
accommodate the people needed to move forward. As indi-
cated in the previous sections, there is a connection between
economic development and housing—indeed housing de-
velopment is economic development. This section identifies
strategic policies and programs that will support these efforts
and the goals outlined in Chapter 3.

Carroll County Housing Program Focuses

Carroll County’s housing strategy should have six primary fo-
cuses:

1. Housing Partnerships and Financing Mechanisms
2. Targeted Programs

3.Neighborhood and Community Reinvestment
4.Neighborhood Conservation

5. Lot Development

6.Senior Housing

Some of these strategies can be applied county-wide while
others may be adjusted to a community’s specific needs.
Most importantly, no one program or approach will address
the issues and goals identified in Chapter 3. A combination
of projects, programs, and policies will need to be combined
to create a strong housing market. These combinations may
vary from community to community but, whenever possible,
resources should be shared to leverage more capacity and
funding.

Housing Partnerships & Financing Mecha-
nisms

Carroll County should develop a partnership with the flexible
capability to address specific housing needs around the coun-
ty.

An effective community housing partnership should provide
project development, financing, and marketing capabilities.
The components of a Carroll County Housing Partnership
should include:

» Housing Development Corporation
» The Cities and County

» Carroll Area Development Corporation and Major
Employers

» Builders & Realtors

» Financing Mechanisms and the Financial Community




Housing Development Corporation

A housing development corporation is a nonprofit developer
governed by a board of directors and operating in the same
entrepreneurial way as a conventional developer. The differ-
ence between a development corporation and a traditional
developer is the market they serve and the risks they are will-
ing to take. As a non-profit, their mission should be focused
on providing housing to those markets that private develop-
ers cannot effectively serve. This may include entry level price
points for owner-occupancy and housing rehabilitation that
does not provide the profit margins necessary for a successful
private business.

Housing development corporations often grow out of estab-
lished organizations that have identified housing as vital to
their work. In places like Dodge City, Kansas and Wayne, Ne-
braska, these organizations have been local economic devel-
opment groups who increasingly saw the connection between
housing development and community vitality. In Omaha these
organizations have included community organizations such

as churches, human service groups, and community action
agencies that identify housing as a critical need.

Cities and County

Cities generally have the responsibilities of providing and
maintaining urban infrastructure and municipal services, and,
under the lowa Redevelopment Law, can initiate community
redevelopment projects. Consistent with these responsibil-
ities, Carroll County’s cities should: finance capital improve-
ments using techniques that reduce and/or defer the front-
end cost of lots; assemble or acquire property for develop-
ment or redevelopment as needed; and act to promote other
projects or remove obstacles to developments that provide
entry level housing and units that accommodate the coun-
ty’s lowest income households. The role of each of the cities
in the housing partnership may vary by community but could
include:

» Acquisition and site preparation of infill redevelopment
sites

» Financial assistance through CDBG, TIF and other
programs

» Subdivision development with infrastructure

» Funding and management of energy saving programs
through their local utilities

» Funding and management of any residential incentive
loans

A number of Carroll County’s communities are already using
one or more of these tools but the opportunity to combine
these with an organization that is focused specifically on fill-
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ing gaps in the market, has not existed in the past.

Carroll Area Development Corporation and Major
Employers

CADC and the region’s major employers can play many differ-
ent roles. CADC may be the home for a development corpora-
tion but should at the least be a conduit between the private
development community and the municipalities. They may
also play a vital role in marketing and promotion of housing
and community resources.

Major employers can also play a variety of roles. This may in-
clude:

» Working with the development corporation to ensure
adequate housing for employees

» Providing financial support to one or more of the
potential funding mechanisms discussed below

» Expanding employee benefits to include some type of
housing benefit. This may include:

- Moving and relocation support

- Employer assisted housing through programs that pro-
vide matching funds for a downpayment

- “Corporate” unit(s) that can be used by interns or top
management that are relocating to the area. This type
of unit(s) could even be shared among different employ-
ers

Builders & Developers

Builders’ and realtors role in the housing partnership will be
as the contractors and the marketers of new or rehabilitated
housing.
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Financing Mechanisms and the Financial
Community

Creative approaches to financing should continually be ex-
plored but two of the core mechanisms include:

Lending Consortium. Many of the county’s housing strategies
must have a source of financing including the housing de-
velopment corporation. Such a financing program should be
designed for maximum leverage (in the language of commu-
nity development, leverage is the ability of program dollars

to generate private investment in response); shared risk; and
quick turnover rather than long-term financing. The develop-
ment of a housing partnership should include a “lenders con-
sortium;” a cooperative venture among lending institutions
active in the Carroll County market to spread individual risk. In
addition, these cooperative ventures can attract the support
of other agencies such as the lowa Finance Authority (IFA),
the Federal Home Loan Bank, and the lowa Economic Devel-
opment Authority.

A lending consortium is an ideal instrument to provide short-
term financing or “patient financing” for builders and contrac-
tors in the community, and to provide interim financing for
projects developed by the housing partnership, cities or even
the county.

Housing Trust Fund. A housing trust fund provides a source
of seed capital, unconstrained by program regulations, for a
city or development corporation to use for the purpose of de-
veloping needed housing types. The popularity of trust funds
can be attributed to their inherent flexibility. For Carroll Coun-
ty, these dollars could be used to support construction of new
entry level housing, rehabilitation of existing housing, or de-
velopment of new rental housing. Trust funds can be funded
in several ways, including dedication of a specific share of lo-
cal option sales tax, fees, local revenue bond issues, or grants
and charitable contributions. Through charitable contributions
to a trust fund, the county’s employers could play a vital role
in housing quality and choice in the county.

Region XIl Housing Programs

Region XlIl Council of Governments is involved in imple-
menting and operating housing programs. Programs are
designed to benefit low and moderate-income residents
throughout the region and member communities.

(HPL) Revolving Loan Fund

Loans to income-qualified homeowners in member com-
munities for repairs to eliminate health and safety hazards
including windows, doors, roofs, furnaces, etc.

Rehabilitation Programs

Developed in communities where poor housing condi-
tions and the need for rehabilitation has been identified.
Income-qualified homeowners can receive assistance to
complete substantial repairs and assistance is provided as
a part loan / part forgivable loan.

Down Payment Assistance Programs

Developed in communities that have identified insufficient
down payments as a barrier to homeownership for low
and moderate-income families. Assistance as a loan and/
or forgivable loan to potential homeowner as gap financ-
ing between loan amount and the cost of the home. A re-
gional down payment loan program is also available.

Rental Projects

Assist in the development or rehabilitation of rental proj-
ects. Staff can help develop a financial package utilizing a
variety of funding sources.

New Construction

Staff members to help with the development of new sin-
gle family homes and subdivisions, providing technical
assistance in grant writing, financial packaging, and mar-
keting.

Speculative Financing Revolving Loan Fund

Funding to make partial construction loans to contrac-
tors for new spec homes. Contractors or developers can
receive a loan of up to $20,000 for construction at a low
interest rate for homes that may sell for up to $110,000.

Lead-Based Paint and Asbestos Inspection and Abate-
ment

Region XlI’s housing inspectors are certified in lead based
paint and asbestos inspection, and can assist in abate-
ment programs for both materials.



Targeted Programs

Carroll County and its communities should focus on programs
that provide: affordable equity housing, affordable and high
quality rental housing options; expanding housing variety;
and reinvestment in the regions existing housing stock.

Affordable Equity Housing. Many of the programs listed in
the next pages will assist residents in building equity in the
community but a more direct housing program may also be
needed in Carroll and Manning especially, but also in any of
the communities. New entry level, owner-occupied hous-

ing can strengthen a city’s housing stock by attracting new
households that are looking to build equity in a community.
New housing may be built either in existing subdivisions or on
infill lots within built-up areas. While many communities have
found ways to provide affordable lots, the homes built on
these lots are often not affordable to those first entering the
market, tending to be higher price point homes.

New housing in a variety of styles (single-family, single-family
attached, and townhomes) may be built in either contiguous
developments or on clustered infill lots within built-up areas.
The cost of housing may be controlled through a mixture of
techniques. One potential scenario: the housing trust fund
may provide recoverable, front-end funding for such items

as project design; the cities may acquire property or devel-
op infrastructure through TIF or revenue bonds; the housing
development corporation would act as the master developer
holding contracts with private builders for home construction;
and the lenders consortium would provide interim financ-

ing for the development corporation. A number of the Car-
roll County’s communities, including Glidden and Templeton,
have been doing lot development through property acquisi-
tions, TIF and/or general funds, but have not had the resourc-
es or mechanisms to deliver either housing variety or housing
at prices points that meet the moderate income housing de-
mand.

Region 12 can also play an important role through their fund-
ing sources which include downpayment assistance pro-
grams. Realtors may also participate by reducing commis-
sions on selected projects. Potential target markets for new
affordable units may include younger households, people
with stable incomes, and downsizing empty-nesters.

It should be noted that many of the communities have

a strong demand for market rate housing priced above
$200,000. These types of units have a much lower risk to the
private development community and increasing production
of these units can be addressed in ways discussed later in this
section, specifically through expanding builder capacity and
ensuring an adequate lot supply.
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Sioux Center, IA: Moderately-Priced Housing
Using a community land development corporation, capi-
talized by purchase of shares by citizens of Sioux Center,
a new moderately-priced development was initiated. The
program builds three to six speculative homes at a time,
maintaining an available inventory. The proceeds of sales
are then used to build the next increment of houses. The
development group develops the lots from land pur-
chased from the city. The housing is focused on the con-
struction of moderately-priced housing and started the
program with homes priced around $120,000. Over the
years this has increased to $180,000 but efforts in 2016
are focused on keeping the cost closer to $150,000.
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Rent-to-Own. Rent-to-own projects provide a middle-ground
approach between ownership and rental occupancy, giving
new residents who cannot afford homeownership at present
an avenue to build equity in a community. In the rent-to-own
program, the development corporation may build houses us-
ing the Low Income Housing Tax Credit. A portion of the fam-
ily’s rent is placed in an escrow account for a future downpay-
ment. At the end of a specific period, the residents can then
use the accumulated downpayment escrow to purchase either
a new house or an existing unit. Rent-to-own programs have
the advantage of providing rental housing to residents, while
incorporating aspects of owner-occupancy.

Communities and counties in Nebraska have worked togeth-
er with developers that specialize in or are familiar with this
type of product to share project financing. The financing and
resources are split between the two communities with a set
number of homes being built in each community.

Rental Housing & Housing Variety. Rental construction over
the past two decades has been slow but changes in financing
and a large young adult population are increasing the demand
for quality rental options. In Carroll County, demand for rent-
al housing crosses all income ranges. New rental housing and

Saint Louis: Live-Work

Rental development in large cities like Saint Louis pro-
vide lessons that could be imported by smaller cities like
those in Carroll County. Rental housing does not have to
be in apartment complexes. New approaches to housing
can combine living and working spaces to attract young
people and create opportunities for greater economic
activity.

owner-occupied attached units should include market-rate
rentals for professionals, workforce housing, housing for peo-
ple with urgent needs in the lowest incomes, and seniors in-
terested in downsizing. All of these options should expand the
mix of housing choices in Carroll County.

Funding sources such as a lending consortium and hous-

ing trust fund can be used to develop new inventory, and

tax credits may be employed to address the needs of low-

er income households. Tax Increment Financing, CDBG/
HOME funds, and tax credits can also help create affordable
multi-family housing. The housing partnership and lending
consortium should be active participants in the financing of
multi-family housing developments by distributing the risk of
projects across several lenders.

Marketing and recruitment of rental housing developers may
be necessary to expand the market. While Carroll County has
a number of quality builders and developers, most of them
are not familiar with or interested in rental or multi-family de-
velopment. Through a strategic effort communities can iden-
tify appropriate sites and appraise developers to ensure the
needs of Carroll County's lowest wage earners are met.

The need for quality rental housing cannot be overstated.
New arrivals to a community often use rental housing as a
way to become familiar with a community, eventually becom-
ing homeowners. If a new worker cannot find quality rent-

al housing that is appropriately priced, they will often move
on to the next closest town or county, settling in as future
home-buyers.



Acquisition/Rehab/Resale. In this program concept, houses
are acquired and sold in a rehabilitated or “turnkey” state to
owner-occupants. It recognizes the limited number of pro-
spective buyers who want to carry out a major home reha-
bilitation project. This program works best when candidate
houses can be purchased at relatively low cost - a common
condition in some parts of Carroll County. Under the program,
a development corporation purchases existing houses, re-
habilitates them, and resells them to new homebuyers. The
lending community may participate cooperatively in this ef-
fort by providing interim financing. Mortgage financing for
low- and moderate-income buyers may be assisted by Region
Xl and/or CDBG or HOME “soft-second” loans. Realtors may
also participate by reducing commissions on selected proj-
ects.

By using local dollars, the development corporation may be
able to target those dollars to households at or above the area
median income. These households are much more likely to be
bankable and based on realtor input have the hardest time
finding quality housing. There may also be the opportunity to
expand the number of houses eligible for the program.
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Builder Capacity. Workforce development is a significant is-
sue across many industries and the building trades are no
different. As part of the work already being done around
workforce development a program should be designed and
implemented to train the next generation of professionals
and craftspeople for the building trades. “Leadership tran-
sition” should also be a component of this program. Many of
the county’s current builders and specialty trades people are
nearing their retirement years with well-established business-
es and no one to sell or hand-off their business to. Through
small business loans, young crafts-people can purchase an
established business and the retiree can capture the equity
that they have built into their business over the years.

The workforce development program should market the ca-
reer satisfaction and economic rewards that the construction
industry offers young people. Partners in the program may
include:

» Des Moines Area Community College. In the past,
DMACC has assisted in a trades program that should be
continued with an eye toward the retention of the best
and the brightest that complete the program.

» Area School Districts. Many school districts over the
years have moved away from traditional building trade
classes and focused more on college preparation.

With the demand for skilled trades people this trend

is changing but will need support from the broader
community. Working with the school districts, programs
should be put in place that include architecture and
drawing, focused on English/communication and math
learning, construction skills, and business education.

» The Building Community. Through internship
programs students can learn first-hand experience. An
introduction session may need to be developed that
prepares students for their internships to create an
asset to the builders rather than a burden.

» Cities, County and Private Sector. Through resources,
funding and internships, all of these groups should play
arole in expanding the areas workforce.
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Employer Assisted Housing. Housing assistance by
employers was briefly discussed above, including several of
the most common types of assistance. Employers may need
to push beyond these more common approaches to attract
and retain talent and consider housing assistance as part of

an overall benefits package. In addition to those noted above,
employers may consider:

»

Investment in the equity for affordable housing
developments financed under the Section 42 Low-Income
Housing Tax Credit Program. These investments receive
substantial tax advantages making them an attractive
and financially rewarding investment option for some
individuals and corporations.

Downpayment assistance programs that may be patterned
after 401(K) programs. This program would permit
employees to withhold a set amount of their salaries for
deposit in an interest-bearing account. These employee
contributions would be matched by a contribution from
the employer. The downpayment matching program would
continue for a specified period (up to three years) and/or

a specified maximum amount. Under another scenario, the
employer could advance downpayment loans, repaid on
the same basis.

Targeted employer assistance programs are very similar
to the downpayment programs but provide incentives

to employees considering home purchases in areas of
special interest to the employers. For Carroll County this
may be for the purchase or construction within a specific
community or any community in Carroll County or within a
targeted redevelopment area.

Housing Incentives at Saint Louis University
Saint Louis University has provided a housing benefit to
its employees through an Employer Assisted Housing
Program (EAHP). The EAHP provides three benefits for
the University employees:

1. Housing information and education on home
ownership

2. When available, preferred rates and reduced closing
costs on mortgage and refinancing costs through
partnering institutions.

3. When available, forgivable loans for eligible
employees, applicable towards the purchase of a
home located in the designated neighborhoods new
campus.

This program applies to all current, full-time faculty and
staff members. Properties eligible for the forgivable loan
program must be located with specific revitalizations ar-
eas. For Carroll County a program could be focused on a
redevelopment area, specific community in the county,
or anywhere within Carroll County. In the SLU program
the percentage of the loan that is forgiven increases with
the number of years of employment after origination of
the loan, up to 100% of the loan after five years of em-
ployment.



Neighborhood and Community Reinvestment
Carroll County has an excellent housing stock and high quali-
ty older neighborhoods. Often the smallest communities, with
populations below 1,000 struggle with housing quality but
Willey is just one great example in Carroll County where that
is not the case. That does not mean that Carroll County’s com-
munities have not experienced some disinvestment.

To protect and sustain the county’s stock of older housing (an
important affordable housing resource) and use existing in-
frastructure in the most efficient manner, Carroll County com-
munities should implement conservation and reinvestment
programs.

Land Assembly. One of the biggest hurdles to transforma-
tive infill development is the assembly of land or lots. Most
developers do not have the capital, time, or other resources
to assemble lots from multiple property owners. Using the
strategy areas identified in Chapter 2, communities and/or the
development corporation should assemble lots in the most
strategic way possible. Infill sites should be located in areas
that are substantially sound and attractive, albeit older, neigh-
borhoods that will sustain and benefit from the higher cost

of new construction. Ideal infill sites are clustered together,
giving a new development project the critical mass necessary
to provide security for buyers and increase values in the sur-
rounding neighborhood. An infill program may include the
following components:

» A geographic inventory of vacant lots and deteriorated
houses completed by each of the communities. This will
assist the development company and city in defining
target sites for new construction

» An aggressive program to acquire and demolish houses
that are so deteriorated that rehabilitation is not
feasible

» Negotiation with property owners to acquire targeted
vacant lots

» In areas with a concentration of infill sites, preparation
of a redevelopment plan that can guide developers and
builders

» Where a concentration of infill sites cannot be done
in one community the resources of multiple close
communities may be combined to make the lots
more appealing to a developer looking for using their
resources to build more than just one house at a time.
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Downtown Housing. Communities of all sizes have proven
the popularity of downtown living and its ability to play an
important role in business district reinvestment. Downtown
housing can also take advantage of specific incentives such as
historic tax credits that provide additional equity in projects.
Downtown Carroll has the potential for both new construc-
tion of vacant or under-utilized spaces and upper story con-
version. Downtown Manning has already seen some interest
in both upper story housing and adjacent high-density senior
housing.

The use of upper stories for residential is one of the most ef-
fective ways to enliven and energize a downtown district.
Residents in the district bring people to the streets after tra-
ditional office hours. For a district like Carroll the retail and
dining options remain strong and attractive to potential resi-
dents. However, there are some challenges that must be ad-
dressed, including:

» Parking. All of Carroll County’s communities have
adequate downtown parking. However, parking
needs for residential units is a different than parking
for businesses. Parking for housing does have to
be adjacent to the building or even enclosed to be
attractive to most prospective residents.

» Access. Meeting fire codes can be a challenge in
some upper story conversions but life-safety has to
be a priority. These code requirements may impact
the number and layout of apartments. Modifications
to buildings, such as additional exits, must also be
balanced against the design integrity of the building
and the downtown district.

» Facade Improvements. Facade improvements should
be done in a manner that is sensitive to the historic
features of the building, elevating the quality and feel
of the entire district and making units more appealing
from both the interior and the exterior. Exterior building
improvements will also support the appeal and leasing
rates necessary to support downtown conversions.
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Neighborhood Conservation - Energy efficiency loans. Funding may be leveraged
Neighborhood conservation programs should strengthen through the local utilities to provide loans that improve
neighborhoods and small communities housing stock and the energy efficiency of older homes. These low-inter-
create an environment of reinvestment. A comprehensive ap- est or no-interest loans can be used to replace windows,
proach should eliminate substandard housing and create an heating and cooling systems, or any other upgrades
atmosphere of property reinvestment. Generally speaking this that improve the energy efficiency of the home. Re-
atmosphere and pride of ownership exists in most neighbor- gion Xll already provides funding for repairs that elimi-
hoods and communities but there are pockets of disinvest- nate health and safety hazards through a revolving loan
ment around the county. fund, but again these types of programs can always be

Carroll County communities should continue to leverage Re- leveraged further on the local level.

gion XlI funds and expand those opportunities through a vari-
ety of techniques for both owner and renter occupied units.

Advertisement and marketing is often one of the biggest chal-
lenges for these programs and also a very important compo-
nent. Communities will see limited use of these programs due
to a lack of public awareness, however if they can be com-
bined with a code enforcement effort, they can act as anin-
centive for bringing structures up to a reasonable standard.

Owner Assistance

A coordinated rehabilitation strategy, both within and be-
tween communities, should be operated on a reliable, multi-
year basis. A rehabilitation program, appropriate to the re-
spective needs of individual communities, may include:

- An Emergency repair program. For very low-income
residents, an emergency repair program should be
established. This type of program is usually funded
through Community Development Block Grant (CDBG)
funds in the form of grants or forgivable loans. Emer-
gency repair programs are designed to meet critical in-
dividual needs, but also to keep viable housing from de-
teriorating further. Thus, when funds are limited, assis-
tance should be focused on fundamentally sound struc-
tures.

- Direct rehabilitation loan program. Region XII admin-
isters a loan and forgivable loan program that could be
further leveraged by the communities. This program is
most appropriate to low-income homeowners who are
not otherwise bankable. These efforts should generally
be focused in strategic areas where loans support oth-
er area investments, such as substantial infill develop-
ment.

- Acquisition/rehab/resale programs. As discussed on
page 93, a purchase/rehabilitation/resale program is
particularly useful in adapting older houses. Several de-
velopment corporations have extensive experience with
this type of program, including Wayne (Nebraska) Com-
munity Housing Development Corporation, who could
provide guidance on these programs.




Rental Rehabilitation

The cities should also consider a rehabilitation program fo-
cused on rental properties that provides leveraged loans
combined with code enforcement. With limited (com-
plaint-driven) code enforcement and a tight rental market
there is often no incentive for rental property owners to make
improvements. For most of the communities in Carroll County
the rental market is found in small single-family homes. These
homes tend to be some of the oldest housing and the least
energy efficient units. This program provides financing for the
improvement of sound rental properties in need of rehabilita-
tion.

Rental rehabilitation must include housing code enforcement
to ensure that units meet minimum housing standards. The
reluctance of tenants to file complaints can seriously hamper
effective life-safety enforcement. Some communities have in-
stituted rental registration or licensing programs. These pro-
grams apply to all rental units, exclusive of type or cost. Here,
all rental units must register to be certified for occupancy.
Registration requires a life-safety inspection and compliance
with minimum standards. The potential of loss of revenue,
combined with available financing, can induce participation
by property owners in this type of program. These programs
can be effective, but are staff-intensive and must be adminis-
tered to avoid displacing low-income households. The issues
of cost and staffing may be addressed by several communi-
ties coming together to share staff and resources.

Mechanically, the foundation of a rental rehabilitation pro-
gram should be private financing. An individual institution
or development corporation, acting as a referral agency, may
take a leading role in marketing the availability of rehabilita-
tion loans to small rental property owners. Working with Re-
gion XlI, the cities could provide blended loans when some
form of subsidy is needed.
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Lot Development

The policies and strategies for lot development is directly im-
pacted by a community’s lot absorption rate. For a city like
Carroll, where more units are constructed annually; and there-
fore lots can be absorbed more quickly, lot development can
be less of a financial risk. However, when lot development is
driven by the development community, as it is in Carroll, a
stock of affordable lots can be an issue. This is not the fault of
the developer, they are for-profit businesses needing to re-
cover their costs for infrastructure design and development.
For smaller communities, with much slower absorption rates,
the private market is often much more reluctant to become
involved in lot or subdivision development. This creates two
different issues with regards to lot development in the county
and therefore requires different policies.

Carroll

The supply of lots in the City of Carroll is not a tremendous
issue. Over the years local developers have periodically ex-
panded their subdivisions to add new lots to the city’s stock.
The challenge for Carroll is that the cost of these lots, roughly
starting at $45,000 and up, is too high to support the con-
struction of housing priced below $200,000. In the final sale
price of a home, the cost to develop the lot - construction of
streets, water, sewer, and stormwater lines - has to be fac-
tored into the final price. The higher the cost of creating the
lot, the greater the subsidy on the actual construction of the
house would need to be. One of the most effective ways to
lower the final price in a new development is to bring down
the cost of the lot.
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Infill lots can be one way to provide affordable lots since the
initial development costs of these lots has long been recuper-
ated through property taxes. However variety is also needed
in any healthy market. In addition to assembling infill lots, as
discussed above, the city may partner with a private devel-
oper or development corporation to develop more affordable
lots. Potential programs or approaches include:

¥

¥
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Infrastructure investments for a share of costs. The
public share might be from 30% to 50% of construction
cost. For Carroll, the city should require that units on
these lots fall within targeted price points that provide
moderate priced entry level housing. Repayment is
derived from the added property taxes created by new
development.

Special Assessments. In many communities, special
assessments are used to finance infrastructure. While
assessments reduce the initial purchase price of the
house, they are repaid through monthly payments, and
therefore add to the monthly and overall cost of the
house.

Subordinate payments. Here, the city front ends a
portion of public improvements, repaid over a longer
period through a second mortgage on the property.
This reduces payments over special assessments by
extending the loan term and reducing the principal.

Deferred payment. Here the city finances the
infrastructure as a deferred loan. The infrastructure
loan is paid back upon sale of the house. The repayment
represents the same percentage of the sale proceeds
that the initial infrastructure loan made up of the
original price.

Grants. Grants from the Federal Home Loan Bank,
USDA, or state-administered Federal programs such
as CDBG or HOME can also help with infrastructure
financing. It should be noted that the funds are often
highly competitive.

Tax Increment Financing (TIF). In Carroll County’s
smaller communities, TIF has been a significant tool for
land acquisition and development financing. TIF uses
the added tax revenue created by the development to
finance project-related costs such as land acquisition
and public improvements.

Webster City, IA: Subdivision Development
Needing homesites and faced with a lack of interested or
capable developers, Webster City developed the high-
ly successful Brewer Creek Estates subdivision as a city
project. The existing lots are almost fully built out and
the city is looking to expand the development.

Dodge City, KS - Infrastructure Development
Dodge City has successfully used a Kansas program
called Rural Housing Incentive District to develop infra-
structure without relying entirely on private financing or
special assessment. Structured much like a TIF district,
it reduces the lot cost and has been an essential tool for
development of lots and housing in general for Dodge
City.



Carroll County Communities (outside of the City of Carroll)

For many of Carroll County’s communities like Manning, a
scarcity of lots is the greater issue. For some communities
including Glidden, Templeton, Breda and Coon Rapids, the
city or economic development groups have taken the lead to
develop lots. Many of these techniques have been successful.
Approaches in these communities have included the use of
TIF, community development organizations, and direct lot de-
velopment by the city.

Most of these communities have rightly not been concerned
about recovering the cost of the lot but rather see the long
term tax and community benefit to adding housing.

Based on the market analysis conducted in Chapter 2, many
of the county’s communities have a shortage of moderate

to higher market rate housing. For many small communities,
the biggest hurdle to getting this housing built is the need
for lots. It should be noted that it is unlikely that new lots will
create much of a filtering effect in the smaller communities
but will attract new residents. Senior housing, discussed be-
low may create a greater filtering effect. Rather than pushing
housing priced below $200,000, Carroll’s smaller communi-
ties may want to consider:

» Strong marketing plans that may combine efforts of
several communities, letting residents in the region
know that lots are available

» Requiring or seeking out a developer interested in doing
attached units or a small four-plex rental project on a
city lot or infill lot

» Leveraging a county-wide lending consortium
or housing trust fund to assist developers with
development costs
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Senior Housing

During discussions with almost every community, the lack of
housing that seniors and empty-nesters would find appealing
was frequently noted. It was also observed that many of these
units would be appealing to young-childless professionals.
Carroll County offers an excellent environment for seniors and
empty-nesters, including regional medical services and a vi-
brant social community. In 2010, 31% of Carroll County's pop-
ulation was over the age 55. This population will only continue
to grow as the youngest Baby Boomers turn 55 in the com-
ing years. Figure 4.1illustrates the growing number of emp-
ty-nesters and seniors both due to aging Baby Boomers and
in-migration. Specifically:

» To determine how older adults moved into and out of
the county, the population over the age of 55 predicted
by natural population change (based on survival rates
determined by the Bureau of the Census) is compared
with the county's actual 2010 population

» The difference between the actual and the projected
shows a net migration

» Between 2000 and 2010 the county experienced an in-
migration of approximately 14%

If the migration rates of the 2000s are applied to a 2025 pro-
jected population:

» The county would have almost 7,600 residents over the
age of 55.

» If the average household size among this population
ranges between two and 1.25, they would account for
4,660 households.

» If just 1% to 0.5% of these households demand
alternative independent housing settings, a demand for
38 units would be created

FIGURE 4.1: Population Ages 55 and Over, Predicted versus Actual

2010 PREDICTED 2010 ACTUAL
Population 55-64 2,500 2,545
Population 65-74 1,563 1,676
Population 75 and Over 2,093 2,198
Total 55 and Over 6,156 6,419

Source: U.S. Census Bureau; RDG Planning & Design

DIFFERENCE % DIFFERENCE
45 1.8%
n3 7.2%
105 5.0%
263 14.0%
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FIGURE 4.2: Projected Senior Population by Cohorts, Carroll County

2025 2000-2010 2025

PROJECTION MIGRATION POPULATION
(NATURAL FACTOR WITH

CHANGE) MIGRATION
55-64 2,628 1.79% 2,675
65-74 2,626 7.21% 2,815
75 and Over 2,043 5.0% 2,146
Total 55 and Over 7,297 7,636

Source: RDG Planning & Design

For many of the communities, a smaller townhome or sin-
gle-family attached project might make a significant differ-
ence in the overall housing market. By providing independent
living options for seniors, retirees, or empty-nesters a quality
entry level or family-sized home is often also brought to the
market. As noted above Carroll County is a very appealing
market and may attract residents from a larger region with
the right product. These units would be low maintenance and
designed with accessibility in mind, often referred to as uni-
versal design, allowing seniors to remain in their home com-
munities for longer.

Different approaches can be taken to address this market
need.

» Using many of the techniques outlined above, lots or
redevelopment sites can be designated for housing
types that would be more appealing to seniors. These
should include units with common maintenance, smaller
square footage, and universal design standards. The
cities or county may have to recruit and work with
outside developers to promote these types of projects.

» Additional assisted living may be needed in Carroll.
Efforts should be made to reach out to developers that
specialize in these types of units. These need to be
balanced against the overall supply across the county
including some of the newer units in Manning.

» Affordability problems are often most severe among
fixed-income elderly. The cities should continue to
work closely with residents to identify programs and
needs among the elderly population, and to investigate
innovative approaches to developing affordable
senior housing. Under one concept, the housing
development corporation could purchase the resident’s
existing house for rehabilitation and resale to a young
household, and apply all or part of the purchase
proceeds to rent or equity in the new senior setting.
This combines the purchase/rehab/resale program with
a senior oriented development.

PEOPLE PER HOUSEHOLD CAPTURE UNIT DEMAND
HOUSEHOLD DEMAND RATE
2.00 1,338 1.0 -5.0% 13 -67
1.75 1,609 1.0% - 5.0% 16 - 80
1.25 1,716 0.5% 9
4,663 38-156

» Downtown living can also be a great option for empty-
nesters and newly retired professionals. The demand
for this type of unit by the nation’s aging Baby Boomers
is only growing. These more “urban” settings allow
for low maintenance and high access to community
amenities. These units are not necessarily marketed to
this demographic but provide one more option within
the overall market.
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