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Executive Summary 
Howard County Economic Development commissioned a housing needs 

assessment to understand the true housing issues and opportunities within 

the county and specifically in the communities of Cresco, Elma and Lime 

Springs.   

The goals of the study were to:   

Describe the current housing and demographic conditions 

Identify new or existing programs that can address existing housing issues 

Develop strategies for improving the housing environment 

Inform developers and community leaders of housing potential 

Provide information for marketing the county and its communities 

A housing task force was formed with members representing local real 

estate professionals, mortgage bankers, housing agencies, the school 

district, local employers, and city and county leadership.  The task force met 

on several occasions to review informational data, discuss issues and 

opportunities, and identify actions that will be pursued to improve housing in 

Howard County.   
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Executive Summary, continued 
As the county seeks to support its growing businesses and attract a needed 

workforce, ensuring adequate, decent and affordable housing is a vital 

strategy to removing barriers to growth. 

The assessment describes community demographics including population 

trends and projections; age and gender distributions; and jobs, income and 

commuting patterns. 

The assessment also examines the cost of living in Howard County and its 

communities.  An understanding of the costs associated with housing 

through average rents or mortgage expenses and taxes can help 

community leaders assess affordability and develop programs that address 

the real needs of residents.  

The assessment analyzes current housing conditions and household 

characteristics, forecasts future housing gaps and discusses the County’s 

greatest housing needs.  This needs assessment provides the background 

necessary for the county and its communities to develop comprehensive 

housing policy and incentives that meet the needs of current and future 

residents. 
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Executive Summary, continued 
Demographic and Housing Trends 

The population of the county has fallen by 25% in the past 50 years, with the 

exception of Cresco, which has noted a slight increase (2%) in population 

within that time frame.  The population is also aging, in terms of actual 

numbers and as a percent of total population.  The number of individuals in 

the 45 to 65 year age range has grown somewhat significantly since 1980. 

With a decrease in overall population, the vacancy rate has grown 

countywide from 6% to 10%, mitigated in some part by a reduction in 

household size.  It is presumed that there will always be a vacancy rate of 

some level due to people moving among households; empty, but not-for-

sale homes; or uninhabitable homes.  The County Assessor’s office has rated 

7% of the homes in the county as being in poor or very poor condition, some 

of which may be considered uninhabitable.    

About 50% of the county’s homes were built before1940, and nearly 80% 

were built prior to 1980. Older homes generally require more maintenance 

and according to the Department of Housing and Urban Development 

(HUD), housing units built prior to 1978 contain the highest potential for lead 

paint hazards.     
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Executive Summary, continued 
Workforce Trends 

About 42% of the jobs in the county are filled by workers who commute into 

the county.  As with the population, the workforce is getting older too.  Over 

the past decade the number of workers under the age of 54 fell 

approximately 10% while the number of workers 55 and over rose by 36%. 

Manufacturing is the largest employing sector, employing 28% of the 

workforce in the county, but it should be noted that over 350 jobs were lost 

in this sector over the past decade.  The Health Care and Social Assistance 

sector employs 14% of the workforce, with a steady increase in the number 

of jobs over the past decade.   The Retail Trade sector is the third largest 

employing industry, offering about 10% of the county’s jobs, increasing by 

over 100 jobs since 2002. 

Earnings have improved since 2002, as the number of jobs paying more than 

$3,333/month has risen from just 11% of the jobs in the county to 29% of the 

jobs as of 2011.  However, median household incomes in the county and its 

communities are significantly lower than the state median income of over 

$51,000.   
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Executive Summary, continued 
Housing Affordability 

Households that spend more than 30% of their total income on housing costs 

are considered “cost-burdened” and are a reflection of the housing 

affordability within a community.  Data indicates that renters are more likely 

to be housing cost-burdened at any age.  In Howard County, 87% of very 

young renters (under 24) and 68% of older renters (over 65) find themselves 

cost-burdened by housing.  68% of very young homeowners also spend 

more than 30% of their income on housing costs.   

Future Needs 

As a whole, data would indicate that there is no shortage of housing within 

the county, and no expectation that additional housing will be needed in 

the future.  Upon deeper analysis however, it is apparent that there is an 

affordability/availability mismatch within the county.  As an example, there 

exists an overabundance of homes in the $50k to $99,999/$400 - $799 

value/rental range.   These homes are too expensive for lower income 

residents, or not adequate enough for those who can afford something in 

the $100k to $200k value range.  This causes a shortage of housing that fits 

the needs of Howard County residents. 
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Executive Summary, continued 
Challenges as Opportunities 

Housing is an important element to the quality of life that attracts both 

business and workforce to a particular area.  The task force identified two 

broad areas in which to focus their efforts to ensure attractive and sufficient 

housing in Howard County. 

Improve the existing housing stock.  The issue of aging, often low-value 
and/or low-function* housing is a challenge that needs to be addressed in 

order to support community growth and prevent neighborhood decline.  

The task force has identified programs and policies that can: 

 Provide resources for rehabilitation and remodeling of existing homes 

 Incent development of housing that fills the gaps created by the 

affordability mismatch and improves existing neighborhoods 

 Develop initiatives that partner school trade programs with business and 

community to offer training that results in direct housing improvements 

*  Low Function:  Lacking sufficient bedrooms, bathrooms, storage space, garage stalls, etc. for 

today’s family lifestyles and expectations 
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Executive Summary, continued 
Improve quality of place.  In order to attract workforce and families, as well 
as development, a high quality of place must be present.  To compete as a 

rural area, leaders must ensure that the county and its communities have 

what new and existing residents are seeking in housing and lifestyle choices.  

The task force has identified programs and policies that can: 

 Identify the housing factors that will encourage those commuting in to 

the county to relocate here 

 Address  and take action to solve issues pertaining to the visual 

aesthetics of communities and neighborhoods 

 Expand and improve access to information for those seeking housing in 

the county and its communities 

The housing assessment that follows provides detailed data for decision-

makers and offers suggestions for actions to be taken within the county and 

its communities.  Maps indicating areas targeted for development and/or 

rehabilitation programs and story boards for public presentation were 

created in conjunction with the planning process and are available for 

viewing through the Howard County Business and Tourism office. 
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Housing Needs Assessment 
This housing needs assessment is laid out in the following 

format: 

Data and Data Analysis 

 Population Overview & Projections 

 Demographics by County, Communities and Balance of 

County 

 Cost of Living 

 Housing Statistics 

Task Force Input 

Professional Input from Business and Industry  

Housing Gaps and Projected Need 

Actions for Implementation 

Resources for Implementation 
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Population, Historical 

Source:  U.S. Census Bureau, 2010 Decennial; State Data Center of Iowa  
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Since 1900: 

 Howard County has noted a 34% decrease in population 

 

 

 

 

 

 

 

 

 

 

 

 The balance of the county has lost 54% of its population 

 Cresco has noted 

a 38% increase in 

population 

 Elma has noted a 

44% decrease in 

population 

 Lime Springs has 

noted a 17% 

decrease in 

population 



Population, Historical 

Another view:  an indexed chart with state comparison.  Cresco 

shows strong growth. 

Source:  U.S. Census Bureau, 2010 Decennial; State Data Center of Iowa; Indexed by UERPC  
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Calculating Population Projections 

Two Methods: 

Simple Compound Growth Rate (SCG) 

 For each jurisdiction, analyst chose growth rate 

with the least amount of variance over time 

 Future Population = Current Population x Growth 

Ratey, where y = number of periods 

Exponential Growth Rate (EG) 

 Plotted the population from 1900 to the present 

 Fit an exponential trend line to the data and 

used the resulting equation to project future 

population 
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Population Projections 

Source:  U.S. Census Bureau, 2010 Decennial; State Data Center of Iowa; UERPC  

Howard County: 

SCG Based on 

20-year growth 

rate 
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Cresco: 

SCG Based on  

30-year growth 

rate 



Population Projections 

Elma: 

SCG Based on  

40-year growth 

rate 

Source:  U.S. Census Bureau, 2010 Decennial; State Data Center of Iowa; UERPC  
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Lime Springs: 

SCG Based on 

100-year growth 

rate 



Population Projections 

SCG Based on 

20-year growth 
rate  → 

Source:  U.S. Census Bureau, 2010 Decennial; State Data Center of Iowa; UERPC  
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← Indexed 

comparison of Simple 

Compound Growth 

projections for each 

jurisdiction.   



Source:  U.S. Census Bureau, 2010 Decennial; State Data Center of Iowa  
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Howard County - all 

Good gender balance 

overall, females more 

prevalent in older age groups 

Well-distributed age grouping 

Noticeably smaller 

percentage under 20 and 

larger percentage 45 - 65 

years since 1980 



Howard County, continued 

Source:  U.S. Census Bureau, 2010 Decennial; U.S. Census Bureau, 2000 Decennial 
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Net population loss/gain compares 

the expected population numbers 

from the 2000 Census to the 2010 

Decennial Census.  It shows the age 

groups in which population was lost 

or gained due to a migration in or 

out of the county.  In essence, these 

are the age ranges of the 

community’s newcomers, its “brain 

gain” age groups.   

 

Data shows: 

 

Newcomers to the county were in 

the 30 to 39 year age range 

Although the overall state 

population rose, nearly all adult  

age ranges  experienced a net 

loss from a decade ago 



Howard County, continued 

Source:  U.S. Census Bureau, Center for Economic Studies, 2011 
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Most jobs in the 

manufacturing industry 

Job counts have fluctuated 

from a high point in ‘06 to a 

low point in’09 over the past 

decade 

Over 40% of jobs pay 

between 15 & 40k 

 



Source:  U.S. Census Bureau, ACS 2008-2012; U.S. Department of Housing and Urban Development, 2014 
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Howard County, continued 

Median household income = $45,300 

26% of households earn under $25,000 

According to HUD, 4-person families earning less than 

$47,700 are considered low-income 



Source:  U.S. Census Bureau, Center for Economic Studies, 2011 
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Howard County, continued 

Over 1,600 people commute in to the county for work, over 

2,100 leave for work 

Offers an opportunity for housing development and/or 

revitalization 



City of Cresco 
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Fairly well-distributed age 

grouping 

Noticeably larger 

percentage in the 20 – 44 

and 45 - 65 years since 

1980 

Population increasing 

overall 

Population projected to 

grow  

Source:  U.S. Census Bureau, 2010 Decennial; State Data Center of Iowa  



City of Cresco, continued 
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Newcomers in the 30 to 34 

year age range 

Smaller net gains in 40 – 44, 

55 – 59 and 65 – 69 age 

ranges 

Good gender balance 

overall, females more 

prevalent in older age 

groups 

Numbers of the very young 

remain strong 

Source:  U.S. Census Bureau, 2010 Decennial; State Data Center of Iowa  



City of Cresco, continued 

Source:  U.S. Census Bureau, Center for Economic Studies, 2011 
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Most jobs in the manufacturing 

industry 

Job counts have fluctuated 

from a high point of over 3,500 

in ‘06 to a low point of 2,722 in 

’09 over the past decade 

Over 40% of jobs pay between 

15 & 40k 

 



Source:  U.S. Census Bureau, ACS 2008-2012;  
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City of Cresco, continued 

Median Household Income = $39,167 

65% of households earn less than $50,000 

32% of households earn under $25,000 



Source:  U.S. Census Bureau, Center for Economic Studies, 2011 
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City of Cresco, continued 

Over 1,700 people commute in to the community for work, over 

950 leave for work 

Offers a good opportunity for housing development and/or 

revitalization 



City of Elma 
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60% of population over the 

age of 44 

Noticeable decline in the 

percent of population 

under 20 and 20 - 44 years 

since 1980 

Population declining - 

have experienced a 44% 

loss in population since 

the turn of the last 

century 

Population projected to 

continue to decline  

 

Source:  U.S. Census Bureau, 2010 Decennial; State Data Center of Iowa  



City of Elma, continued 
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Newcomers in the 35 to 39 

year age range 

Smaller net gains from 45 – 49 

and 60 – 74 age ranges 

A net gain in 15 – 19 

illustrates new family 

potential 

Fairly good gender balance 

overall 

Females more prevalent in 

older age groups and 

youngest age groups 

Source:  U.S. Census Bureau, 2010 Decennial; State Data Center of Iowa  



City of Elma, continued 

Source:  U.S. Census Bureau, Center for Economic Studies, 2011 
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Most jobs in the health care and 
social assistance industries 

Job counts have fluctuated over 

the past decade with a low point in 
2008 and high point as of the most 
recent data count 

About 47% of jobs pay less than $15k 
and 39% of jobs pay between $15 & 
$40k 



Source:  U.S. Census Bureau, ACS 2008-2012;  
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City of Elma, continued 

Median Household Income = $36,500 

Over 70% of households earn less than $50,000 

32% of households earn under $25,000 



Source:  U.S. Census Bureau, Center for Economic Studies, 2011 
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City of Elma, continued 

Over 140 people commute in to the community for work, about 

170 leave for work 

Offers an opportunity for housing development and/or 

revitalization 



City of Lime Springs 
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Well-distributed age 

groups across the 

population 

Noticeable increase in the 

percent of population in 

the 45 - 65 year age group 

since 1980 

Population has 

fluctuated over the past 

century, with a recent 

increase of over 15% 

since 1980 

Population projected to 

hold steady  

Source:  U.S. Census Bureau, 2010 Decennial; State Data Center of Iowa  



City of Lime Springs, continued 
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Newcomers in the 30 - 39,   

50 - 59 and 65 - 69 year age 

ranges  

Fairly good gender balance 

overall 

An interesting grouping of 

population “bubbles” in the 

5 – 9 and 50 – 54 year age 

ranges 

Source:  U.S. Census Bureau, 2010 Decennial; State Data Center of Iowa  



City of Lime Springs, continued 

Source:  U.S. Census Bureau, Center for Economic Studies, 2011 
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Good diversity in top employing 
industries 

Job counts have fluctuated over 

the past decade with a low point in 
2008 and high point as of the most 
recent data count 

About 39% of jobs pay less than $15k 
and 31% of jobs pay between $15 & 
$40k 



Source:  U.S. Census Bureau, ACS 2008-2012;  
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City of Lime Springs, continued 

Median Household Income = $33,929 (25% lower than 

countywide median) 

38% of households earn less than $25,000 



Source:  U.S. Census Bureau, Center for Economic Studies, 2011 
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City of Lime Springs, continued 

About 100 people commute in to the community for work, 

about 200 leave for work 

New industry may offer opportunities to spur housing market in 

Lime Springs 



Balance of County 

36 

Well-distributed age 

groups across the 

population 

Noticeable increase in the 

percent of population in 

the 45 - 65 year age group 

since 1980 

Population declining - 

have lost over half of 

population since the turn 

of the last century 

Population projected to 

continue decline 

Source:  U.S. Census Bureau, 2010 Decennial; State Data Center of Iowa  



Balance of County, continued 

Source:  U.S. Census Bureau, Center for Economic Studies, 2011 
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Most jobs in the manufacturing and 
retail trade industries 

Job counts have steadily increased 

over the past decade with a dip in 
2005 and 2010 and the high point 
being the most recent data count 

About 46% of jobs pay less between 
$15 & $40k and over a third pay 
more than $40k 



Balance of County, continued 
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Newcomers in the 30 – 34 

and 45 - 49 year age ranges 

Smaller net gain in the 35 to 

39 year age range  

Good gender balance 

overall 

Interesting “bubble” of 

larger population at the start 

of the 45 to 49 year age 

range 

Source:  U.S. Census Bureau, 2010 Decennial; State Data Center of Iowa  



Source:  U.S. Census Bureau, ACS 2008-2012;  

39 

Balance of County, continued 

Over half of the households earn more than $50,000, 

suggests slightly more wealth exists in the rural areas 

19% of households earn less than $25,000 



Housing Statistics 

40 

This section will review data collected on housing in the county 

and the participating cities.  The data covers general housing 

and household characteristics, housing conditions and assessed 

valuations.   

The housing data also includes an overview of the area’s cost 

of living.   The U.S. Census Bureau measures “Selected Monthly 

Owner Costs (SMOC)” for both owners and renters.   For owners, 

these costs estimate and include the owner’s mortgage, 

second mortgage and/or home equity loans, real estate taxes, 

homeowners insurance, condo fees (if applicable), mobile 

home costs (if applicable), and utilities – electricity, gas, 

water/sewer, etc.   For renters, the costs estimate and include 

contract rent and utilities.  



General Housing Statistics 

Howard 

County 
Cresco Elma 

Lime  

Springs 

Balance of  

County 

# of Units1 4,517 1,688 276 253 2,300 

Vacancy Rate 2 10% 9% 12% 6% 11% 

% Single Unit1 87% 93% 86% 91% 83% 

% 2-4 Unit1 7% 3% 2% 2% 11% 

% Multi Unit1 3% 4% 8% 6% 1% 

% Owner Occupied2 80% 75% 75% 80% 85% 

% Renter Occupied2 20% 25% 25% 20% 15% 

Average HH Size2 2.32 2.20 2.25 2.11 2.46 

% Families - Both 

Parents Work2 79% 90% 77% 57% 73% 

Source:  1Howard County Assessor, 2014; 2U.S. Census Bureau, ACS 2008-2012 

41 



General Housing Stats, continued 

% Owner Occupied 

Householder by Age 

Howard 

County 
Cresco Elma 

Lime  

Springs 

Balance of  

County 

15 - 34 years 15% 18% 7% 22% 13% 

35 - 64 years 55% 50% 47% 37% 61% 

65 years and over 30% 32% 46% 41% 26% 

% Renter Occupied 

Householder by Age 

Howard 

County 
Cresco Elma 

Lime  

Springs 

Balance of  

County 

15 - 34 years 43% 46% 32% 8% 47% 

35 - 64 years 33% 28% 53% 63% 31% 

65 years and over 24% 26% 15% 29% 22% 
Compared to one year ago: 

% In Same House 89% 84% 92% 89% 92% 

% Same County 7% 10% 6% 10% 4% 

% From Elsewhere 4% 6% 2% 1% 4% 

Source:  U.S. Census Bureau, ACS 2008-2012 
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Age of Housing Units 

Source:  Howard County Assessor, 2014 
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Majority of homes were built before 1940 – nearly or over 50% in all 

jurisdictions, compared to just 27% statewide 

328 new units have been added in Howard County since 2003: 
 Cresco:  74 single family; 1 10-unit 

 Elma:  6 single family 

 Lime Springs:  8 single family 

 Balance of County:  174 single 

family; 28 2-family 



Housing – Values 

Source:  Howard County Assessor, 2014 
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Across the county, 60% of homes have assessed values less than 

$100,000 



Housing – Values 

Source:  Howard County Assessor, 2014 
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72% of Cresco’s housing is 

valued below $100,000 

96% of Elma’s housing is 

valued below $100,000 

62% of Elma’s housing is 

valued below $50,000 



Housing – Values 

Source:  Howard County Assessor, 2014 
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86% of Lime Springs housing 

is valued below $100,000 

In Lime Springs, a multi-unit 

rental property constitutes 

the 6% of units in the $200k - 

$299,999 value range 

The majority of homes with 

values over $150,000 are 
located outside of Cresco, 

Elma or Lime Springs city limits 



Source:  Howard County Assessor, 2014 

Housing – Conditions 
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Countywide, about 16% of homes are rated in Below Normal or 
worse conditions 

About 43% of homes are rated Above Normal or better 



Source:  Howard County Assessor, 2014 

Housing – Conditions 

48 



Average Value by Condition 

Howard 

County 
Cresco Elma 

Lime 

Springs 

Balance of 

County 

Excellent $113,313  $98,237  $65,707  $71,391  $138,467  

Very Good $95,795  $79,480  $58,193  $61,698  $125,737  

Above Normal $94,861  $75,531  $52,121  $59,801  $119.199  

Normal $113,311  $103,609 $54,504  $63,232 $130,584  

Below Normal $62,359  $48,955  $33,998 $33,236  $80,687 

Poor $49,254  $26,489 $21,937  $22,028  $67.912  

Very Poor $41,815  $16,463 $11,164  $24,138  $56,551  

Source:  Howard County Assessor, 2014 
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Median Value by Condition 

Howard 

County 
Cresco Elma 

Lime 

Springs 

Balance of 

County 

Excellent $98,040 $87,140 $63,980 $73,040 $129,000 

Very Good $79,610 $75,820 $57,930 $61,760 $113,100 

Above Normal $80,670 $68,610 $49,670 $54,490 $106,990 

Normal $95,875 $82,060 $43,670 $50,690 $117,485 

Below Normal $46,130 $42,605 $30,890 $31,610 $69,820 

Poor $31,175 $24,850 $19,635 $23,000 $54,400 

Very Poor $17,945 $12,750 $9,630 $11,230 $39,490 

Source:  Howard County Assessor, 2014 
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Cost of Living 

Owner Occupied 
Howard 

County 
Cresco Elma 

Lime 

Springs 

% with mortgage 55% 63% 28% 58% 

Median SMOC, with 

mortgage 
$1,000 $955 $871 $885 

Median SMOC,  

no mortgage 
$389 $404 $377 $384 

% of households, SMOC > 

30% of income 
20% 19% 20% 21% 

Renter Occupied 
Howard 

County 
Cresco Elma 

Lime 

Springs 

Median Gross Rent $547 $575 $7171 $392 

% of households, Gross 

Rent > 30% of income 
50% 57% 35% 68% 

1Margin of Error:  ±$611.00 

Source:  U.S. Census Bureau, ACS 2008-2012 
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Cost of Living 

Source:  U.S. Census Bureau, ACS 2008-2012 
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Renters more likely to pay more than 30% of income on housing costs 

A high percentage of very young renters and homeowners are cost-

burdened 



Cost of Living 

Howard 

County 
Cresco Elma 

Lime 

Springs 

Property Tax Rate 10.56425 16.69528 13.99782 14.37022 

LOST 1% 1% 1% 1% 

Sales Tax 6% 6% 6% 6% 

Hotel/Motel No 7% No No 

NICC Howard-Winn Riceville Turkey Valley 
New 

Hampton 

.90807 11.98003 8.67364 12.81806 10.39398 

Source:  Iowa Department of Revenue, 2014; Iowa Department of Management, 2014 
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Beyond the Data 
Task Force members as well as business and industry professionals 

provided additional information that helped understand the 

housing scenario in Howard County and it’s communities.  Along 

with the secondary information provided by the data collection, 

this experiential information was used to develop the actions as laid 

out in this plan. 

From the Task Force: 

Need quality rental properties 

Aging/retiring landlords – little succession planning 

Shortage of decent housing 

Property taxes too high 

Student loan payments crippling 

A lot of commuting – there is an opportunity for housing growth 

to accommodate commuters 

Quality of life features important 
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Beyond the Data, continued 

Cost of rehabs/improvements too high for many 

Unemployment figures low – workforce shortage 

Shortage of rentals driving prices up on existing rental properties 

Need multiple unit housing (duplex, etc.) 

Investors needed 

Young families are here – is there sufficient housing to 

accommodate housing lifecycles? 

Senior housing needed 

The senior housing that is here is also attracting younger & 

middle aged family members who move closer to aging loved 

ones  

Need to find space for new housing 

Shortage of contractors; aging of existing contractors 

Growth of housing outside of city limits “starves city” 
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From business and industry professionals: 

Workforce shortage 

No housing for new workforce 

Long commutes increase absenteeism 

International workers – temporary/migrant 

Local workforce “revolving door” 

Subdivision rules require that developers install infrastructure  

Tear down and reconstruction projects on existing lots do not 

cash flow for private investors 

City annexation (with needed infrastructure) not cost effective 

Developers busy – but in the rural areas  
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Beyond the Data, continued 



Housing Gaps and Projected Need 
Developing projections about future housing needs requires that 

certain assumptions are made, and that limitations to the 

projections are clearly stated.  The assumptions and limitations to 

the projections used in this plan are as follows: 

Assumptions: 

 Household size slowly decreases 

 Population projections based on Simple Compound Growth 

(most conservative) 

 Year built data trends from Assessor indicative of future 

construction – removed highest and lowest data points as 

anomalies 

 Annual losses due to fire or demolition will occur and by 

2025, will be equivalent to the number of units currently 

rated as in “very poor” condition 
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Housing Gaps and Projected Need 
Assumptions, continued 

 Vacancy Rate remains the same 

 % of people in group quarters remains the same 

 Housing unit count from Howard County Assessor is an 

accurate figure for current housing supply 

 New construction will continue at the same average annual 

pace as in the past decade 

Limitations: 

 Projections based on past performance can be wrong in 

predicting future patterns 

 Local employers’ potential workforce expansions or 

reductions unknown 

 Some data fields from Assessor incomplete 

58 



Housing – Projected Need 

Housing Supply & Demand 

Howard County 2010 2015 2020 2025 

Population 9,566  9,506  9,447  9,388  

Population in Group Quarters 210 209 208 207 

Population to be Housed 9,356 9,297 9,239 9,181 

Number of Households 3,947 3,962 3,978 3,994 

Preliminary Housing Demand 3,947 3,962 3,978 3,994 

Demand with 10% Vacancy Rate  4,342 4,359 4,376 4,393 

Replacement Need 36 36 36 

Average New Construction 148 148 148 

Potential Housing Demand 4,342 4,247 4,264 4,281 

Housing Supply 4,517 4,517 4,517 4,517 

 Cumulative Shortage -175 -270 -253 -236 
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Housing – Projected Need 

Housing Supply & Demand 

Cresco 2010 2015 2020 2025 

Population 3,868  3,869  3,871  3,872  

Population in Group Quarters 124  124  124  124  

Population to be Housed 3,744  3,746  3,747  3,748  

Number of Households 1,657  1,674  1,692  1,710  

Preliminary Housing Demand 1,657  1,674  1,692  1,710  

Demand with 9% Vacancy Rate  1,806  1,825  1,844  1,864  

Replacement Need 6 6 6 

Average New Construction 32 32 32 

Potential Housing Demand 1,806 1,798 1,818 1,837 

Housing Supply 1,688 1,688 1,688 1,688 

Cumulative Shortage 118 110 130 149 
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Housing – Projected Need 

Housing Supply & Demand 

Elma 2010 2015 2020 2025 

Population 546 539 533 527 

Population in Group Quarters 39 38 38 37 

Population to be Housed 507 501 495 489 

Number of Households 240 240 239 239 

Preliminary Housing Demand 240 240 239 239 

Demand with 12% Vacancy Rate  269 269 268 268 

Replacement Need 5 5 5 

Average New Construction 2 2 2 

Potential Housing Demand 269 272 271 271 

Housing Supply 276 276 276 276 

 Cumulative Shortage -7 -4 -5 -5 
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Housing – Projected Need 

Housing Supply & Demand 

Lime Springs 2010 2015 2020 2025 

Population 505 505 506 506 

Population in Group Quarters 0 0 0 0 

Population to be Housed 505 505 506 506 

Number of Households 238 241 243 246 

Preliminary Housing Demand 238 241 243 246 

Demand with 6% Vacancy Rate  253 255 258 261 

Replacement Need 2 2 2 

Average New Construction 2 2 2 

Potential Housing Demand 253 256 259 262 

Housing Supply 253 253 253 253 

Cumulative Shortage 0 3 6 9 
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Housing – Projected Need 

Housing Supply & Demand 

Balance of County 2010 2015 2020 2025 

Population 4,647 4,552 4,458 4,367 

Population in Group Quarters 51 50 49 48 

Population to be Housed 4,596 4,502 4,409 4,319 

Number of Households 1,806 1,786 1,768 1,749 

Preliminary Housing Demand 1,806 1,786 1,768 1,749 

Demand with 11% Vacancy Rate  2,004 1,983 1,962 1,942 

Replacement Need 23 23 23 

Average New Construction 106 106 106 

Potential Housing Demand 2,004 1,900 1,879 1,859 

Housing Supply 2,300 2,300 2,300 2,300 

Cumulative Shortage -296 -400 -421 -441 
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Total Need Summary 

Howard 

County 
Cresco Elma 

Lime 

Springs 

Balance of  

County 

Projected Need, 

2025 
4,281 1,837 271 262 1,859 

Current Supply 4,517 1,688 276 253 2,300 

Average 

Units/Year 
-16 10 0 Less than 1 -29 

Housing needed in communities, excess housing in rural areas 

64 



Income and Affordability  
The following pages document the availability of housing at 
varying affordability levels.  The analysis will help community 
leaders understand whether the existing housing is compatible with 
the households that live in the community.   

Overall the data indicates that there is a general shortage in the 
$100-$200k housing value range, and an overabundance of 
homes with values in the $50-$100k range.  It may be presumed 
that eventually, these lower-value homes will drop in affordability 
enough to satisfy gaps for the lowest income households.  This, 
however, does not serve to improve housing conditions within the 
county.   

Community leaders may want to consider ways to support the 
lowest income families, such as down-payment assistance 
programs, to afford the housing available in the $50-$100k range.  
This will help prevent a decline in valuations, which in turn impacts 
city and county property tax revenues.  Leaders can also support 
projects and programs that improve the $50-$100k housing stock to 
meet the shortage of homes in the $100-200k valuation range. 
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Income and Affordability 

Howard County 

Income 
Range 

% of 
House-
holds 

# of 
House-
holds 

Afford-
able 

Range 

# of 
Owner 
Occ. 

Units 

Affordable 
Range of 

Renter Units 

# of 
Renter 
Units 

Total 
Afford-

able 

Units 

Balance 

$0 - 

$25,000 
26.4% 1,061 

$0 - 

$50,000 
502 

$0 –  

$399 
163 665 -396 

$25,000 - 
$49,999 

30.4% 1,220 
$50,000 - 
$99,999 

1,325 
$400 –  
$799 

424 1,749 529 

$50,000 - 
$74,999 

21.7% 873 
$100,000 - 
$149,999 

606 
$800 –  
$1,249 

60 666 -207 

$75,000 - 
$99,999 

11.8% 474 
$150,000 - 
$199,999 

338 
$1,250 - 
$1,499 

11 349 -125 

$100,000 - 
$149,999 

5.8% 234 
$200,000 - 
$299,999 

354 
$1,500 - 
$1,999 

0 354 120 

$150,000 
and over 

3.8% 154 
$300,000 
and over 

122 
$2,000  

and over 
25 147 -7 

Source:  U.S. Census Bureau, ACS 2008-2012 
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Income and Affordability 

Cresco 

Income 
Range 

% of 
House-
holds 

# of 
House-
holds 

Afford-
able 

Range 

# of 
Owner 
Occ. 

Units 

Affordable 
Range of 

Renter Units 

# of 
Renter 
Units 

Total 
Afford-

able 

Units 

Balance 

$0 - 

$25,000 
31.8% 539 

$0 - 

$50,000 
178 

$0 –  

$399 
46 224 -315 

$25,000 - 
$49,999 

33.5% 567 
$50,000 - 
$99,999 

638 
$400 –  
$799 

318 956 389 
$50,000 - 
$74,999 

16.6% 281 
$100,000 - 
$149,999 

215 
$800 - 
$1,249 

42 257 -24 
$75,000 - 
$99,999 

11.6% 197 
$150,000 - 
$199,999 

101 
$1,250 - 
$1,499 

0 101 -96 
$100,000 - 
$149,999 

3.7% 63 
$200,000 - 
$299,999 

101 
$1,500 - 
$1,999 

0 101 38 

$150,000 
and over 

2.8% 47 
$300,000 
and over 

27 
$2,000 and 

over 
23 50 3 

Source:  U.S. Census Bureau, ACS 2008-2012 
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Income and Affordability 

Elma 

Income 
Range 

% of 
House-
holds 

# of 
House-
holds 

Afford-
able 

Range 

# of 
Owner 
Occ. 

Units 

Affordable 
Range of 

Renter Units 

# of 
Renter 
Units 

Total 
Afford-

able 

Units 

Balance 

$0 - 

$25,000 
31.3% 80 

$0 - 

$50,000 
87 

$0 –  

$399 
18 105 25 

$25,000 - 
$49,999 

40.2% 103 
$50,000 - 
$99,999 

84 
$400 –  
$799 

11 95 -8 
$50,000 - 
$74,999 

21.9% 56 
$100,000 - 
$149,999 

11 
$800 - 
$1,249 

12 23 -33 
$75,000 - 
$99,999 

1.2% 3 
$150,000 - 
$199,999 

10 
$1,250 - 
$1,499 

3 13 10 
$100,000 - 
$149,999 

3.9% 10 
$200,000 - 
$299,999 

0 
$1,500 - 
$1,999 

0 0 -10 

$150,000 
and over 

1.6% 4 
$300,000 
and over 

2 
$2,000 and 

over 
2 4 0 

Source:  U.S. Census Bureau, ACS 2008-2012 
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Income and Affordability 

Lime Springs 

Income 
Range 

% of 
House-
holds 

# of 
House-
holds 

Afford-
able 

Range 

# of 
Owner 
Occ. 

Units 

Affordable 
Range of 

Renter Units 

# of 
Renter 
Units 

Total 
Afford-

able 

Units 

Balance 

$0 - 

$25,000 
37.3% 85 

$0 - 

$50,000 
51 

$0 –  

$399 
21 72 -13 

$25,000 - 
$49,999 

20.6% 47 
$50,000 - 
$99,999 

102 
$400 –  
$799 

20 122 75 
$50,000 - 
$74,999 

29.4% 67 
$100,000 - 
$149,999 

17 
$800 - 
$1,249 

0 17 -50 
$75,000 - 
$99,999 

8.3% 19 
$150,000 - 
$199,999 

9 
$1,250 - 
$1,499 

0 9 -10 
$100,000 - 
$149,999 

3.5% 8 
$200,000 - 
$299,999 

0 
$1,500 - 
$1,999 

0 0 -8 

$150,000 
and over 

0.9% 2 
$300,000 
and over 

0 
$2,000 and 

over 
0 0 -2 

Source:  U.S. Census Bureau, ACS 2008-2012 
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Income and Affordability 

Balance of County 

Income 
Range 

% of 
House-
holds 

# of 
House-
holds 

Afford-
able 

Range 

# of 
Owner 
Occ. 

Units 

Affordable 
Range of 

Renter Units 

# of 
Renter 
Units 

Total 
Afford-

able 

Units 

Balance 

$0 - 

$25,000 
19.4% 357 

$0 - 

$50,000 
186 

$0 –  

$399 
78 264 -93 

$25,000 - 
$49,999 

27.4% 503 
$50,000 - 
$99,999 

501 
$400 –  
$799 

75 576 73 
$50,000 - 
$74,999 

25.5% 469 
$100,000 - 
$149,999 

363 
$800 - 
$1,249 

6 369 -100 
$75,000 - 
$99,999 

13.9% 255 
$150,000 - 
$199,999 

218 
$1,250 - 
$1,499 

8 226 -29 
$100,000 - 
$149,999 

8.3% 153 
$200,000 - 
$299,999 

253 
$1,500 - 
$1,999 

0 253 100 

$150,000 
and over 

5.5% 101 
$300,000 
and over 

93 
$2,000 and 

over 
0 93 -8 

Source:  U.S. Census Bureau, ACS 2008-2012 
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Income & Affordability Summary 
Unit (gap)/surplus 

Source:  U.S. Census Bureau, ACS 2008-2012; Gross Rent includes utilities, etc. 

 

Value/Gross 

Rent per month 

Howard 

County 
Cresco Elma 

Lime 

Springs 

Balance of 

County 

Less than $50k/ 

Less than $400 
(396) (315) 25 (13) (93) 

$50k - $99,999/ 

$400 - $799 
529 389 (8) 75 73 

$100k - $149,999/ 

$800 - $1,249 
(207) (24) (33) (50) (100) 

$150k - $199,999/ 

$1,250 - $1,499 
(125) (96) 10 (10) (29) 

$200k - $299,999/ 

$1,500 - $1,999 
120 38 (10) (8) 100 

$300k and over/ 

$2,000 and over 
(7) 3 0 (2) (8) 
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Actions for Implementation 
1. Improve Existing Housing Stock 

Provide assistance to disadvantaged homeowners by: 

 Finding a church or organization to do mission housing 

projects in the county or community 

 Hosting a community improvement day (housing 

projects, paint-a-thons, weatherization…) 

 Promoting “12 Skills” for students  

 Allowing students to be an “apprentice” on 

improvement projects 

 Supporting schools doing rehabilitation learning 

projects 
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Actions for Implementation 
1. Improve Existing Housing Stock - continued 

Develop and/or utilize programming that improves or 

develops our housing stock 

 Take an inventory of poor housing stock 

 Hire a temporary housing inspector to determine 

viability of some housing stock 

 Apply to the USDA workforce housing program 

 Promote and fund the Regional Housing Trust Fund 

 Apply to the CDBG Rehab program 

 Promote and utilize NEICAC programs  

 Educate community stakeholders and 
councilmembers on the benefits of revitalization 

through acquisition of lots for rent-to-own or other 

development programs 
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Actions for Implementation 
1. Improve Existing Housing Stock - continued 

Develop and/or utilize programming that improves or 

develops our housing stock 

 Support the use of residential TIF to help reimburse 

developers with infrastructure costs 

 Utilize property tax abatement to promote targeted 

development  

 Fund a revolving loan program available to address 

specific housing issues 

 Form a private housing rehab investment group  

 Apply to the IFA down payment assistance program 
for first time homebuyers/rehab  

 Form a “Habitat for Humanity” type group 
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Actions for Implementation 
2.  Improve quality of place 

Ensure that our county and communities have what 

new and existing residents need in housing and lifestyle 

choices 

 Compile a comprehensive list of realtors/rental 

property owners – encourage the use of 

iowahousingsearch.org 

 Conduct a community survey to help understand 

“where” people want to live 

 Seek ways to allow cross-district school busing in Elma 

 Develop a committee to address trailer park issues 
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Resources for Implementation 
Section 8 Rental Assistance is HUD's federally funded program to provide 

rental assistance to low-income families to secure decent, safe, sanitary and 

affordable housing in a non-discriminatory manner from the private rental 

market.  The Section 8 Housing Program in Howard County is administered by 

the Regional Housing Authority through Upper Explorerland Regional Planning 

Commission (UERPC) in Postville. 

Lease Purchase Affordable Housing Program is a rent to own program through 

Northeast Iowa Community Action Corporation (NEICAC).  The program 

selects two to three communities annually through recommendations from a 

county housing committee to construct homes for income qualifying families.  

The homes have three bedrooms and are rented for one to three years by a 

first-time homebuyer family before the purchase is completed.  After taking 

the required Homebuyer Education Classes, the renter can buy the home for 

about half the cost of construction.   

The Weatherization Assistance Program (WAP) through NEICAC provides many 

Northeast Iowans with the means to remain in their homes in safety, comfort 

and affordability.  Services include a cost effectiveness energy audit, air 

leakage checks, insulation and all combustion appliances inspection for repair 

or replacement.   
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Resources for Implementation 
Homeless Prevention and Rapid Re-Housing Program (HPRP) provides 

assistance to those individuals who, without this assistance, would be 

homeless.  To qualify, household income must be 50% or less of the 

average median income for the county.  Income is determined at current 

monthly gross income projected forward for 12 months.  An application 

may be made through any Family Service office. 

The Home Energy Assistance Program (LIHEAP) assists qualifying low-

income Iowa households (homeowners and renters) in the payment of a 

portion of their residential heating costs for the winter heating season.  In 

addition, the program can provide energy crisis assistance and 

weatherization and other energy-related home repairs.   

The Northeast Iowa Regional Housing Trust Fund assists residents in a four-

county region, which includes Howard County, with incomes less than 80% 

of Iowa Statewide Median Family Income through low, no-interest or 

forgivable loans.  The goal of the program is to develop, redevelop, 

rehabilitate and renovate single-family and multi-family owner-occupied 

and rental dwellings.  Funds may be used for roof repair, furnace repair 

and replacement, energy efficiency updates, electrical and plumbing 

upgrades, handicap accessibility and homebuyer assistance. 

77 



Resources for Implementation 
IEDA Housing Fund (CDBG) offers communities the opportunity to apply for 

funding that supports owner-occupied rehabilitation projects for low to 

moderate income, single-family, owner-occupied housing households.   

IEDA Workforce Housing Tax Credits are available to developers and 

contractors building or rehabilitating housing in a grayfield or brownfield 

site, engaged in the repair or rehabilitation of dilapidated housing stock, 

an upper story project or developing new construction in a community 

with demonstrated workforce housing needs may apply to receive state 

tax incentives such as a refund of state sales, service or use taxes paid 

during construction and an investment tax credit of up to a maximum of 

10% of the investment directly related to the construction or rehabilitation 

of the housing. 

Housing Tax Increment Financing (TIF) – When TIF is used for housing 

development, a percentage of the future tax increment revenues from the 

project must be used to provide housing assistance to low- and moderate-

income families.    

USDA Rural Repair and Rehabilitation Loans and Grants program provides 

direct loans or grants to very low-income homeowners to repair, improve or 

modernize their dwellings or to remove health and safety hazards.  
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Resources for Implementation 
USDA Rural Housing Direct Loan program provides direct loans to help low-

income individuals or households purchase, build, repair, renovate or 

relocate homes in rural areas.   

USDA Rural Housing Guaranteed Loan program supports local participating 

lenders in financing home purchases for rural families with incomes up to 

115% of the area’s median income.   

USDA Rural Housing Site Loans are made to nonprofit agencies to provide 

financing for the purchase and development of housing sites for low- and 

moderate-income families. 

USDA Rural Rental Housing program provides loans to a variety of owners 

to provide affordable multifamily rental housing for families, the elderly or 

persons with disabilities.   

USDA Guaranteed Rental Housing program guarantees loans to support 

local participating lenders in financing the development of multi-family 

housing facilities in rural areas.   

USDA Housing Preservation Grants program provides grants to local 

nonprofit organizations to fund the repair or rehabilitation of low- and very 

low-income housing. 
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Resources for Implementation 
The Iowa Finance Authority's (IFA) FirstHome & FirstHome Plus programs 

offers first-time home buyers affordable, fixed rate mortgages as well as the 

convenience of working with a local lender.   The FirstHome Plus grant 

provides up to $2,500 to help eligible borrowers with entry cost assistance, 

such as down payment and closing costs.  

IFA Homes for Iowans & Homes for Iowans Plus programs may assist both 

repeat and first-time Iowa home buyers.  The programs provides the 

benefit of a safe, affordable, fixed interest rate mortgage, paired with the 

convenience of working with a local lender.  The Homes for Iowans Plus 

program provides up to $2,500 in cash assistance to help eligible borrowers 

with entry cost assistance, such as down payment and closing costs.  

The IFA HOME Program is the largest federal block grant designed 

exclusively for state and local governments to create affordable housing.  

The HOME program works to provide decent, affordable housing to lower-

income households, expand the capacity of non-profit housing providers, 

strengthen the ability of state and local governments to provide housing,  

and leverage private sector participation.  IFA provides HOME funding for 

rental, tenant-based rental assistance and home buyer programs 
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Resources for Implementation 
The IFA Military Homeownership Assistance Program provides eligible 

service members and veterans with a $5,000 grant that may be used 

toward entry cost assistance, such as down payment and closing cost 

assistance on a qualifying home purchase. Eligible service members may 

access the Military Homeownership Assistance Program to be used with a 

qualifying mortgage or cash purchase transaction. Grant subject to a one-

time use. 

The IFA Take Credit Mortgage Credit Certificate Program allows eligible 

borrowers to receive a Mortgage Credit Certificate (MCC) from IFA, which 

can be used to reduce a household’s federal tax liability every year for the 

life of the mortgage.  The Take Credit allows a participating home buyer to 

claim 30% of their mortgage interest, up to a maximum of $2,000, as a 

federal income tax credit each year for the life of the mortgage, up to a 

maximum of 30 years. 
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