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INTRODUCTION 

EXECUTIVE SUMMARY 

Fort Madison is one of Iowaõs oldest communities and the age of the existing housing 

reflects that point. Approximately 2,600 homes, or about half of the housing stock in Fort 

Madison was built prior to 1940. Very few building permits have been issued recently 

compared to the twenty years proceeding where nearly 1,000 housing units were 

constructed.  

Lee County and Fort Madison have been experiencing population decline in the past and 

data suggest that trend will continue until at least 2040. The median Fort Madison 

household earns approximately $34,318 which is roughly $5,000 less than the State of 

Iowa average. Home prices in Fort Madison are significantly less than the state average and 

the Lee County Assessor indicated that the average sale price was $73,629 in 2009. Fort 

Madison has a nearly 3% higher vacancy rate than the state of Iowa at 9.6%.  This number 

could indicate that the housing available or vacant is not suitable or attractive to prospective 

home buyers or renters. 

The windshield survey concluded that approximately two-thirds of housing units were 

considered to be in satisfactory or above condition.  However, approximately 23% of Fort 

Madisonõs housing was in poor or dilapidated condition and in need of rehabilitation or 

demolition. These issues are all important factors contributing to the current state of Fort 

Madisonõs housing stock. 

To increase local housing options and maintain a competitive atmosphere options should be 

considered to address the existing housing conditions within the City of Fort Madison along 

with embracing new development. By providing affordable and up to date options the city 

will be able to compete for and attract new residents from all around. 

The purpose of this report is to help identify the demand for housing, document the 

conditions of the existing housing stock, and provide general guidance for the community 

concerning the satisfaction of housing demands.  

TASK FORCE MEMBERS 

Byron Smith       Nora Dukowitz 

City Manager       Executive Director 

City of Fort Madison      Fort Madison Partners 

811 Avenue E       614 9th Street 

Fort Madison, Iowa 52627     Fort Madison, Iowa 52627  
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COMMUNITY CHARACTERISTICS 

An important factor in determining the need for housing in a community is to analyze and 

review relevant geographic, demographic and economic characteristics.  The City of Fort 

Madison is located in Southeast Iowa along the Mississippi River. The 2008 population 

estimate was 10,897 residents which increased from 10,715 in 2000.  However, since 

1970 the city has experienced a steady decline of roughly 3,000 residents. The 2000 

median household income was $34,318 and 88% of residents purchased homes under 

$100,000. More details regarding the influential characteristics of Fort Madison are 

included in the following sections.  

GEOGRAPHIC CHARACTERISTICS 

The city of Fort Madison one of the county seats in Lee County, the other being Keokuk.  The 

community lies along the Mississippi River in Southeast Iowa and encompasses 

approximately 13 square miles. Almost 4 of the 13 miles is part of the Mississippi River. The 

city is uniquely shaped in that it is roughly 6 miles wide from east to west and only spanning 

2 miles from north to south in the heart of the developed area. The topography of the city 

has also affected the way the city has been able to develop. The bluff along the Mississippi 

River has separated housing developments throughout town and has presented limitations 

for developing within all of the city limits.  

Parks and Recreation 

Fort Madison has numerous parks which are a source of great pride to the community.  

Annual recreational events include The Tri-State Rodeo and Balloons on the Mississippi.  

Other recreational activities include three area golf courses, municipal swimming pool, and 

access to the Mississippi River, walking and biking trails, and many youth league events.  

Public Services 

Public services offered within the community include a 50 bed hospital with emergency 

room and flight air care, fire department employing 15 full-time firefighters, first responder 

EMT providers, ambulance services, police department employing 17 full-time officers and 

library.  The city also provides garbage, water and sewer to the residents of Fort Madison. 
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DEMOGRAPHIC CHARACTERISTICS 

Population Trends 

The population of Fort Madison as of 2008 was 10,897 which is a slight increase from the 

2000 population figure of 10,715.  The recent population increase is opposite of the historic 

trends showed in Figure 2.1 of gradual decline in the city since 1970.  Figure 2.1 identifies 

the population trend for the city of Fort Madison from 1970 to the present and shows an 

approximate total decline of 3,000 residents between 1970 and 2008.  

Figure 2.1 Population Trends 

Source: US Census Bureau   

The population for Lee County will continue to decline over the next 30 years according to a 

Woods & Poole Economics study.  By 2040, Lee County is projected to have a population of 

31,816 which is over 6,000 residents fewer than recorded in the 2000 Census. Figure 2.2 

below details the projected population between 2000 and 2040. The overall trends for the 

City of Fort Madison and Lee County imply that both entities will continue to experience a 

gradual population decline.   
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Figure 2.2 Lee County Population Projections 

Source: Iowa Data Center, Woods & Poole Economics, Inc. 

Age Distribution 

The median age for the City of Fort Madison is 39.8 years old.  The largest age cohort is 

between the ages of 35 and 59 years old comprising 34% of the cityõs population. There are 

2,789 people under 20 years of age and there are 2,421 people over age 60.  The aging 

population typically means that the population will maintain and possibly decrease in the 

coming years. 

Figure 2.3 Age Distribution  

Age Group Number of People Percentage 

Under 5 years 659 6.2% 

5-19 2,130 19.9% 

20-34 1,826 17.1% 

35-59 3,679 34.3% 

60 and above 2,421 22.5% 

Source: US Census Bureau  
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Income Distribution 

Median household income for the City of Fort Madison in 2000 was $34,318.  However, the 

largest earning group for households was between $50,000 and $74,999 entailing 21.5% 

of the households. The next largest income group was between $15,000 and $24,999 

comprising 17.2% of the population followed closely by the $35,000 to $49,999 at 17% of 

the population.  Fort Madison has a total of 4,689 households. Figure 2.4 illustrates the 

distribution of household income in Fort Madison compared to the State of Iowa. More 

detailed income information is available in Appendix A. 

Figure 2.4 Household Income Distributions 

  City of Fort Madison State of Iowa 

  # % # % 

Under $10,000 490 10.4% 93,783 8.2% 

$10,000 - $14,999 341 7.3% 77,333 6.7% 

$15,000 - $24,999 806 17.2% 165,122 14.4% 

$25,000 - $34,999 761 16.2% 168,713 14.7% 

$35,000 - $49,999 795 17.0% 218,204 19.0% 

$50,000 - $74,999 1,007 21.5% 242,022 21.0% 

$75,000 - $99,999 312 6.7% 101,287 8.8% 

$100,000 and above 177 3.8% 83,733 7.3% 
Source: U.S. Census Bureau 

The State of Iowa showed a median household income of $39,469. This shows that the 

average household in Fort Madison made $5,151 less than the average Iowa household.  

Fort Madisonõs 65 and over population had a poverty level of 9.1%, which is around 1.4% 

higher than the state of Iowa average. Figure 2.5 below illustrates the median income of 

Fort Madison as compared to the State of Iowa including poverty levels. 

Figure 2.5 Household Income Characteristics, 2000 

  

Median 
Household 

Income 

Persons Below Poverty 
Level  

65 Years of Age and Over 
Poverty Level 

# % # % 

City of Fort Madison $34,318  1,300 12.2% 170 9.1% 

State of Iowa $39,469  258,008 9.1% 31,118 7.7% 
Source: U.S. Census Bureau 
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ECONOMIC CHARACTERISTICS 

Labor Force Trends 

Annual employment for Lee County was steady throughout the 1990s peaking in 1996 at 

19,040. Throughout the early 2000s annual employment declined and came to the lowest 

point in 2004 with only 16,060 people in the workforce. In most recent years the number of 

those in the workforce has been increasing and in 2010 it reached 17.580. Figure 2.6 

illustrates total annual employment and the change in total annual employment for Lee 

County for the years 1990 to 2010.   

Figure 2.6 Lee County Annual Employment Data  

Source: Iowa Workforce Development 

Unemployment 

The unemployment rate in Lee County declined throughout the 1990s however since 1998 

the rate has increased.  The lowest rate of unemployment was in 1998 when only 820 

people were unemployed which comprised 4.3% of the workforce. Most recently, the entire 

country has experienced high levels of unemployment and this is no different for Lee County.  

In 2010, the Lee County unemployment rate was 11.0%.  Figure 2.7 depicts the changes in 

unemployment over the past 20 years. In 2010 the highest level of unemployment were 

recorded in the past 20 years however, the number of people in the work force are far 

exceeding the workforce population in the mid-2000s.  
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Figure 2.7 Unemployment Rate 

Source: Iowa Workforce Development 

Commuting Patterns 

Fort Madison had a civilian workforce of 5,539 in 2000.  Of this amount, 5,081 commuted 

to work every day (about 91.7%).  The average commuter spent approximately 16 minutes 

on the road each direction traveling to and from work.  About 3.1% of Fort Madisonõs labor 

force works from their home.  

Figure 2.8 Lee County Residents Commuting Patterns 

 
Source: Iowa Workforce Development and U.S. Census Bureau  
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The vast majority of Lee County residents also work in Lee County. Of those who do not work 

in Lee County the other counties drawing a large number of employees include Des Moines 

County and Henry County Iowa, Hancock County Illinois and Clark County Missouri. Figure 

2.9 below outlines the counties of employment for Lee County residents.  

Figure 2.9 Lee County Employees Commuting Patterns 

 
Source: Iowa Workforce Development and U.S. Census Bureau  

A large number of people are commuting to Lee County for work. These commuters are 

primarily coming from Hancock County Illinois, Clark County Missouri and Des Moines 

County Iowa. This examination of commuting patterns reveals that a considerable 

percentage of employees are commuting long distances to work for Lee County employers.  

These employees either choose to continue to live in these distant communities, after 

obtaining employment through these employers, or are experiencing difficulty finding 

housing in the Lee County area. 
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HOUSING CONDITIONS 

The majority of those living in Fort Madison own their home while 9.6% of the houses 

available sit vacant. The City of Fort Madison has significantly lower housing and rent prices 

compared to the State of Iowa. Lee County is also comparable to the surrounding counties in 

Southeast Iowa.  Nearly half of all homes in Fort Madison were built prior to 1940 

contributing to the existing conditions. Most recently there have been very few new 

residential homes constructed while there have consistently been over 100 alterations 

made every year which could be consistent with the stable or gradually declining population.  

Approximately 40% of the housing stock has a value between $50,000 and $99,999. Fort 

Madison may need to consider a need for new affordable housing to replace many of the 

older and dilapidated houses. 

HOUSING ASSESSMENT  

Occupancy Conditions 

The occupancy status or tenure of the homes in Fort Madison is shown in Figure 3.1.  Fort 

Madison has 5,164 housing units of which 4,617 are actually occupied. These homes are 

divided with 69.6% specified owner occupied and 30.4% specified rental- occupied. The 

state average for owner occupied housing is 72%.   

Figure 3.1 Occupancy Status 

 
Source: U.S. Census Bureau  

Fort Madison had a vacancy rate of 9.6% in 2000. This is comparable to the average 

vacancy rate for the United States in 2000 which was 9.0%. However, the city has 

significantly higher vacancy rates than the state of Iowa which are 6.8%. Figure 3.2 

illustrates the vacancy status of houses in Fort Madison. 
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Figure 3.2 Vacancy Status 

  Total Housing Units 
Occupied Housing 

Units Vacant Housing Units 

City of Fort Madison 5,106 4,617 

# % 

489 9.6% 

State of Iowa 1,232,511 1,149,276 83,235 6.8% 
Source: U.S. Census Bureau 

The average household size in Fort Madison is 2.27 persons per household in both owner 

and renter occupied housing units. Analyzing the data concludes that renter-occupied 

housing units have a smaller household size than owner occupied units. Figure 3.3 outlines 

the housing occupancy for the City of Fort Madison.  

 

Figure 3.3 Persons per Household 

Source: U.S. Census Bureau 

Persons in group quarters refer to those individuals who live in nursing homes, prisons, 

mental hospitals and dormitories. 231 persons were in this category and most can be 

attributed to the maximum security prison in Fort Madison. 

Fort Madison has the largest percentage of one unit structures 3,914 or 76% are traditional 

home buildings.  However, 24% of the units are not traditional housing and are represented 

by apartments, duplexes, condominiums, villas, mobile homes, boats, RVs or vans.  Figure 

3.4 represents the housing units in Fort Madison based on the number of living units per 

structure.  

 

 

 

 

 

 

 

 

  

Persons 
in Group 
Quarters 

Occupied Housing Units  Owner-Occupied  Renter-Occupied  

Total  

Average 
Household 

Size Total  

Average 
Household 

Size Total  

Average 
Household 

Size 

City of             
Fort 

Madison 231 5,106 2.27 3,212 2.39 1,405 2.00 

State of 
Iowa 104,169 1,232,511 2.46 831,419 2.57 317,857 2.15 
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Figure 3.4 Housing Units per Structure 

 
Source: U.S. Census Bureau  

Structural conditions of the housing stock in Fort Madison were revealed after examining the 

number of units that lack complete plumbing, the overall age of each housing unit and 

recent construction of new housing. Out of the 4,661 housing units, only 15 or 0.30% are 

without complete plumbing facilities.  

Prior to 1940, 2,433 units or 49% of Fort Madisonõs housing stock was constructed. The 

number of units constructed after 1940 has slowly diminished. Between 1940 and1979, 

2,308 housing units were constructed in Fort Madison. After 1980, only 423 new houses 

have been built in the City of Fort Madison. Figure 3.5 shows the visual depiction of 

construction.  

Figure 3.5 Age of Housing Structure 

Source: U.S. Census Bureau  
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Building Permits 

The following table summarizes the permits issued by the city of Fort Madison from 2003 to 

present.  New Residential includes all new residential dwellings and alterations refer to 

residential additions including garage alterations and additions.  

Figure 3.6 Building Permits 

Year Permit Type Number Issued Dollar Amount 

2003 New Residential  5 $1,305,841  

  Alteration 135 $1,135,631  

2004 New Residential  2 $73,000  

  Alteration 102 $698,161  

2005 New Residential  5 $1,171,000  

  Alteration 129 $1,189,147  

2006 New Residential  1 $75,000  

  Alteration 121 $832,838  

2007 New Residential  5 $793,600  

  Alteration 103 $600,477  

2008 New Residential  2 $568,010  

  Alteration 79 $1,020,000  

2009 New Residential  2 $146,000  

  Alteration 104 $660,902  

Totals       

New Residential   22 $4,132,451  

Alterations   773 $6,137,156  
Source: City of Fort Madison Planning and Zoning Department 

Senior Housing  

Fort Madison has several types of senior housing available at this time including Hillview 

Village, The Kensington, and Fort Madison Nursing Care Facility. Hillview Village specializes 

in housing for senior citizens who need government assistance with monthly rent.   

The Kensington is an assisted-living facility designed for senior citizens whose status 

requires special help but not on that of a scale of a nursing home.  The Kensington offers 75 

units ranging in monthly rates between $1,125 and $1,995.  Currently, 95% of the units are 

filled with waiting lists for specified units.   

Fort Madison Nursing Care Facility is Fort Madisonõs lone nursing home.  They have 

approximately 108 beds available but currently have 80 patients occupying those beds.  

They do not have a waiting list but strive very hard to accept all patients from Fort Madison. 

Sunnybrook Assisted Living offers studio, one and two bedroom assisted living apartments. 

There are 46 units in total and currently there are 45 occupants. The units range from 

$2,850 to $4,600.  
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FINANCIAL CONDITIONS 

The median value of owner occupied and renter occupied units in Fort Madison are 

illustrated in Figure 3.6.  Fort Madisonõs median value for owner- occupied and rented 

housing in 2000 was significantly lower than the State of Iowaõs average. Compared to other 

areas in the State, Fort Madison may be an inexpensive choice for a prospective resident to 

locate.  

Figure 3.7 Median Value/Median Contract Rent 

  Median Value Median Contract Rent 

City of Fort Madison $53,700  $411  

State of Iowa $82,500  $470  
Source: U.S. Census Bureau 

Considerable amounts, 52.4%, of Fort Madisonõs specified owner-occupied housing 

currently have a mortgage. However, both the percentage of those homeowners with a 

mortgage and the median payment are far below the State of Iowa averages. The number of 

homes in Fort Madison not mortgaged is 10 percent higher than the state of Iowa however 

the median payment is very consistent with the state average. Figure 3.7 illustrates the 

specific numbers and percentages of owner occupied housing.  

Figure 3.8 Specified Owner-Occupied Housing Mortgage Status 

  

Single Family    
Owner-Occupied 

Housing Units 

With a Mortgage Not Mortgaged 

# % Median  # % Median 

City of Fort Madison 2,925 1,532 52.4% $654 1,393 47.6% $264 

State of Iowa 665,442 417,849 62.8% $829 247,593 37.2% $268 
Source: U.S. Census Bureau 

Fort Madison has many apartment complexes, however only one responded to a 

questionnaire.  The Madison Apartments is a 90 unit facility that offers efficiencies, 1 

bedroom, and 2 bedroom units that range in price from $250 to $375 per month.  They 

have 18 vacancies at the present time with no one on a waiting list.   

A comparison of 2010 average rents for each bedroom size category in Des Moines, Henry, 

Lee and Louisa Counties was made available by the Southeast Iowa Regional Housing 

Authority. Lee County has comparable rents in all four categories to the other counties 

provided.  
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Figure 3.9 Fair Market Rent Comparisons in Southeast Iowa 

  1 Bedroom 2 Bedrooms 3 Bedrooms 4 Bedrooms 

Des Moines $463  $587  $738  $831  

Henry $462  $553  $791  $815  

Lee $464  $547  $694  $713  

Louisa $469  $580  $751  $794  
Source: Southeast Iowa Regional Housing Authority 

Housing Market Characteristics  

Recent housing sales are reflected in the following figures. The average sale price in 2007 

and 2008 was approximately $69,000. In 2009, the average sale price increased by 

approximately $4,000. 

Figure 3.10 Housing Sales  

  2007 2008 2009 

Total Residential Sales Closed 150 124 123 

Lowest Sale Closed $12,000 $13,000 $10,500 

Highest Sale Closed $415,000 $271,500 $276,000 

Mean Sale Closed $69,436 $69,431 $73,629 
Source:  Lee County Assessor 

Housing Values 

U.S. Census Data 2000 shows that there are 5,106 housing units in Fort Madison. Of this 

number, 1,405 are rental occupied.  Housing values in Fort Madison varied greatly among 

the 3,971 units by the Assessor.  A breakdown of those units is listed below. 

Figure 3.11 Housing Values 

Value Number of Houses Percentage 

Less than $ 19,999 432 10.9% 

$20,000 to $29,999 443 11.2% 

$30,000 to $39,999 550 13.9% 

$40,000 to $49,999 587 14.8% 

$50,000 to $59,999 546 13.7% 

$60,000 to $74,999 533 13.4% 

$75,000 to $99,999 518 13.0% 

$100,000 to $124,999 177 4.5% 

$125,000 to $149,999 78 1.9% 

$150,000 and above 107 2.7% 

Total  3,971   

Average Cost $53,700    
Source: Lee County Assessor 
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SURVEY RESULTS  

WINDSHIELD SURVEY 

A windshield survey was completed in the summer of 2008 by SEIRPC.  In total, 3,413 

housing units were surveyed and rated on a scale of 1 through 5. The categories were 

defined by the following:  

1. House is in a dilapidated condition. Structure is unsound, not feasible to rehabilitate, 

possible demolition project.  

 

2. House is in poor condition. Major deficiencies are noticeable requiring significant 

maintenance and repair work to bring the house to code.  
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3. House is in satisfactory condition. Minor repairs needed for small signs of deficiency.  

 

4. House is in good condition. Requires very little maintenance work or minor repairs. 

 

5. House is in excellent condition. No repairs needed. Usually new construction or 

recently renovated.  
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The Windshield Survey produced the following results: 

1. 155 houses were rated as being dilapidated.   

2. 620 houses were rated as being in poor condition.   

3. 1,487 houses were rated as being in satisfactory condition.   

4. 952 Houses were rated as being in good condition.  

5. 199 houses were rated as being in excellent condition.   

Figure 4.1 Housing Stock Conditions 

Source: 2008 Windshield Survey 

The median and mode were calculated at 3 and the mean was 3.12 meaning the average 

single family housing unit is in satisfactory condition.  Approximately two thirds of the 

housing units were rated in good or satisfactory condition.  However, nearly 1 out of 4 

houses in Fort Madison (22.7%) were rated as being in either poor or dilapidated and in 

need of major repairs. 

From the data collected in the Windshield Survey, maps were created to show the condition 

of housing throughout the community. Analysis of these maps shows that there is a very 

strong correlation between the condition of a house and neighboring units. The map shows 

areas of Fort Madison that have large groups of high, medium and low quality homes.  
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Figure 4.2 Windshield Survey Results
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Trends found through the survey included the areas of town with higher quality housing were 

typically newer single family housing units or recently renovated homes in the older parts of 

town. The area of the city is also newer as evidence by the modern street layout. Cul-de-sacs 

and winding roads are very distinct from the traditional grid pattern present in the older 

areas of town.  

The north western portion of Fort Madison along the bluff has a much higher quality of 

housing than any other part of the city. This area is more recently developed and is 

significantly closer to the hospital and other amenities offered in Fort Madison. The area 

with the worst quality of housing stock is generally located on the south portion of town. 

Historically, the areas south of US Highway 61 and near the BNSF Railway tracks have been 

for lower-income wage earners and this trend stays current today. Much of this area has 

been developed by railroads and industry and thus is less valuable for residential real estate 

purposes.  

The median score for the 254 houses within 500 feet of the railroad tracks was a full point 

lower than the median for all of the houses. Most houses in this area were rated as poor 

condition. Of the 630 houses within 500 feet of US Highway 61, the statistical mean was 

nearly half a point lower than for all of the homes. Approximately 1,000 feet away from 

these features the relationship begins to disappear. In general, distance from these two 

features and quality of housing has an inverse relationship. 

There are a few neighborhoods which show diverse results in the condition assessment. In 

many situations, houses within the same block may range from dilapidated to good 

conditions. One explanation for this would be individual homeowners taking pride in their 

home and making needed changes to restore a houseõs condition. Typically, as homes in a 

neighborhood increase in value, the surrounding properties also have a tendency to 

increase.  This could encourage redevelopment in some areas or even drive out residents 

who cannot afford to live in a higher quality of home or neighborhood.  

The map on the following page depicts the density of housing units in Fort Madison. As 

visible in the map, the south portion of town along US Highway 61 and the BNSF Rail line 

contains a low density of housing units. This low density trend follows the perimeter of the 

residential units in the city.  There are clusters of high density housing and appear in two 

separate pockets on the east and west end of town. There is no correlation between the 

density of units and the quality of the housing in Fort Madison.  
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Figure 4.3 Housing Density 
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RESIDENTIAL SURVEY 

A residential survey was completed by the Southeast Iowa Regional Planning Commission.    

A sample of residents from Fort Madison was given a 35 question survey regarding the 

housing in the city. Out of 400 surveys sent out, 170 responses were received. The 

confidence level for these results is 95% plus-or-minus 5.7%. Overlying themes of the survey 

include: 

 92% of respondents live in single family housing. 

 65% of respondents have lived at current address for 6 or more years. 

 74% of respondents commute 10 miles or less one way to work each day. 

 87% of respondents own their residence. 

 Of those respondents renting, the top reasons were because of inability to afford 

down payment and house payments. 

 Of those respondents who own their homes, 61% have home values between 

$40,000 and $99,999 . 

 The most attractive incentives to offer for potential homeowners would be low 

interest loans. 

 Over half of the respondents that have searched for housing in Lee County in the 

past 5 years found some level of difficulty or did not find the type of housing they 

desired. 

The original survey and the detailed results can be found in Appendix B.  

BUSINESS SURVEY 

Business surveys were sent to all businesses listed on the Fort Madison Chamber of 

Commerce business directory and any other major business that was not included. Out of 

the 200 businesses surveyed, 66 responses were received. The confidence level for these 

survey results is 95% plus-or-minus 9.9%. Trends discovered through these surveys include 

the following: 

 On average, 41 employees work in Fort Madison per business. 

 On average, approximately 20 employees per business working in Fort Madison live 

in Fort Madison. 

 Of the employees living in Fort Madison, most are content with their living situation. 

Many people own their homes and are happy with the location they reside in. Of 

those who are dissatisfied, the comments included the lack of adequate housing 

available for lower income residents, neighbors not keeping up their properties, and 

the city of Fort Madison being challenged for growth opportunities. 

 Not all employees who work in Fort Madison also live in Fort Madison.  The towns 

with the largest number of commuters to Fort Madison include Burlington, 

Donnellson, Keokuk, Montrose, and West Point. Each of these towns has over 100 



 

Fort Madison Housing Needs Assessment   Page | 33  

people commuting to Fort Madison for work. Kahoka, Missouri has almost 40 

residents commuting to Fort Madison for work. Dallas City and Niota, Illinois and 

Denmark and Wever Iowa each have between twenty and thirty residents commuting 

to Fort Madison for work. 

 For those employees who do not live in Fort Madison, primary reasons to choose their 

location include: residing/owning a home in another town when hired for job, spouse 

or family live in different town, type of housing desired is not available in Fort 

Madison. 

 While over half of the businesses responding did not believe that a change in housing 

would affect them, the other survey respondents believed that a positive or negative 

change in housing would have the same positive or negative effect on their business. 

The more attractive housing options that are available, the more residents the city is 

able to attract which would lead to more customers, clients, business, students and 

so forth. However, if housing options were to decline then it would have adverse 

affects on those businesses in Fort Madison. 

The original survey, detailed results and additional comments are in Appendix C.  

LENDER SURVEY 

A survey was sent to Fort Madison Lending Institutions by the Southeast Iowa Regional 

Planning Commission to receive information about the requirements and possible incentives 

offered by local lending institutions. All five lending institutions surveyed responded with 

some very forthright information regarding their lending policies regarding home loans.  

These policies and guidelines are listed below. 

 Down-payment ranged from 3 to 11% on home loans. 

 Financial institutions used various contributing factors when determining approval status 

for home loans.  Among these requirements are: 

1)  Income to debt ratio concerning housing; 

2)  Income to debt ratio of all assets; 

3)  Length of time on current job; and 

4)  Prior credit history and repayment schedule. 

 The two most common types of responses to loan denials centered on previous credit 

history and lack of funds for down payment. 

 The condition of properties was a big concern to the lending institutions as one stated 

that they do their own inspection and another required an appraisal of the property. 

 Two of the lending institutions belonged to the Iowa Finance Authority that offered help 

to first time home buyers. 

A sample blank survey is available in Appendix D. 
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REALTOR SURVEY 

The realtors in Fort Madison were sent a separate survey to assess the perception of 

housing from the client point of view. The survey was sent to four different real estate offices 

and four responses were received. The trends of housing in Fort Madison were as follows: 

 About half of the clients searching for housing in Fort Madison end up residing in the 

city. 

 Primary reasons for not residing in Fort Madison include a lack of youth recreation 

areas, lack of newer homes and subdivisions, property taxes, and lack of amenities.  

 Residents are primarily searching for housing between $50,000 and $149,999 price 

range. Very few residents are looking for housing between $150,000 and $199,999 

and even fewer are looking to buy above $200,000.  

 Fort Madison lacks the supply of housing in those desired price ranges. Most are 

searching for newer or fresher amenities in homes at a reasonable price range and 

that is currently not available. 

 Those looking to own in Fort Madison are searching for primarily existing single family 

homes. 

 Renters in Fort Madison are searching for existing single family homes. 

 Clients are looking for housing in Fort Madison because of larger homes desired, 

employment relocation and currently renting and wanting to own. 

 The strengths of the community include a safe community and stable property values 

regardless of the national trends. Weaknesses are a lack of newer amenities in 

homes and lack of suitable housing, high unemployment, high property taxes, 

substandard rentals, and no market for high end houses, poor perception of school 

system and no pride in homeownership. 

 Personal recommendations to better the housing conditions in Fort Madison include 

more industry providing jobs to increase income and facilitate upgrading of existing 

homes, establishment of newer subdivisions to cover price range up to $150,000 

and $150,000 and above. 

A sample survey and detailed results are in Appendix E.  
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DEVELOPABLE AREAS 

CURRENT CONDITIONS 

Infrastructure 

Currently, the city of Fort Madison has no immediate needs to increase infrastructure 

capacity. The following table shows the capacity, average consumption, and peak 

consumption for water and sanitation for Fort Madison. Water, sewer, and garbage services 

are offered through the City of Fort Madison. 

Figure 5.1 City Infrastructure Capacities 

  Capacity Average Consumption Peak Consumption 

Water 4,000,000 gallons 2,500,000 GPD 3,200,000 GPD 

Sanitation 6,200,000 GPD 3,500,000 GPD 7,500,000 GPD 

GDP = Gallons per Day 
Source: Fort Madison Water and Sanitation Departments  

Fort Madison is currently being served by Alliant Energy for all electrical services within the 

city. Gas service is provided by Mid-American Energy Company. Local phone service is 

supplied by U.S. West. 

Incentives 

As of 2007, Lee County began offering tax abatements to residents who live in the 

Revitalization Area.  This area is defined as the unincorporated boundaries of Lee County 

and is eligible until January 1, 2012. More information on this program is available in 

Appendix F.  Several other programs have been offered by the city in the past including an 

urban revitalization tax exemption program and a rehabilitation program for low income 

residents.  Neither of these programs are still in effect.  

The City of Fort Madison recently became a member of the Great River Housing Trust Fund 

which is managed by Southeast Iowa Regional Planning Commission. SEIRPC will apply to 

the Iowa Finance Authority each October making the city eligible to share the $300,000 

anticipated to be available each year to the participating communities in Des Moines, Henry, 

Lee and Louisa Counties. The money is available on a first come first serve basis to help 

owner-occupied rehabilitation or down-payment assistance projects.  Assistance is limited 

and would provide either a forgivable loan or low-interest loan and the program is restricted 

to low- and moderate-income residents.  

There are two housing enterprise zones within Fort Madison.  These zones offer a rebate of 

taxes paid during construction and an investment tax credit of up to 10% of the investment 

directly related to construction or rehabilitation of the housing. 
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POTENTIAL DEVELOPABLE AREAS 

There are several options for housing development on both the east and west sides of town. 

The area identified on the eastern portion is ideal for high end development. Much of this 

development is already occurring in the areas surrounding the old country club along 

Country Club Lane and Country Club Road.  The bottom portion of this identified area is 

within city limits and already zoned R-1, permitting one-family detached dwellings. 

Smaller areas with the potential of residential development are along the east side of 303rd 

Avenue adjacent to Timberland Drive and another site north of Alta Drive between 33rd 

Street and Vica Lane. These areas are appropriate for development as they are close to 

existing development that would have existing infrastructure in place which would result in 

contiguous residential development. The area off 303rd Avenue is not within the existing city 

limits so would need to be acquired and zoned prior to development. The site north of Alta 

Drive is within the city limits and zoned R-4 permitting one-family dwellings and planned 

mobile home parks. 

On the west side of Fort Madison there is room for development on the east side of 48 th 

Street between Bluff Road and Avenue L. This area is within city limits and zoned for one-

family dwellings. To the west of 48th Street there is a small area of land north of Avenue J 

which makes up the Housing Enterprise Zone #8 and is zoned R-6 allowing multiple-family 

dwellings. 

The land surrounding the hospital north of Avenue O up to the Highway-61 Bypass would 

provide a location for multi-family development with a diverse price range. Currently, this 

area is vacant however only the eastern portion is within the city limits. The areas that are 

zoned include portions for one-family and multi-family development.   

Infill development within the City of Fort Madison is currently limited. However, more 

opportunities may arise as the city addresses dilapidated and poor condition housing. As 

run-down homes are tore down and lots become vacant, it would be possible to build new, 

quality affordable houses in their place.  

New development for residential properties most easily can occur when all the pieces are in 

place. This would include appropriate zoning classification, existing infrastructure, and 

annexation if necessary.  
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Figure 5.2 Developable Housing Areas 


