Market Study and Strategies
2021 Coon Rapids, Iowa

HOUSING REPORT
Coon Rapids’ people are the driving force behind the community’s Main Street designation and progress being made
to improve downtown. The spark lit by Main Street Coon
Rapids has helped to implement several projects, big and
small, aimed at improving the community and to encourage
the growth of the downtown businesses. Initiatives such as
the new branding campaign and the redevelopment of several downtown buildings along with the improved landscaping of the boulevard on Main Street have created a renewed
sense of community pride. The community has started to
see Coon Rapids in a new light, thanks to the collective interest and work to move Coon Rapids forward. Collaborative
efforts are driving positive changes and progress to build a
thriving downtown in the heart of Coon Rapids.
Consumer survey conducted August 2021:
• 379 participants in the survey
• 52% live within the Coon Rapids city limits
• 26% live within 20 miles of Coon Rapids
• 22% live more than 20 miles from Coon Rapids
• 56% work out of town
• 61% are between the ages of 35-64
• 20% under age 35; 19% over age 64
Business survey conducted August 2021:
• 45 businesses participated in the survey out of a potential 89 businesses asked (51% response rate)

In the fall of 2021, Main Street Coon Rapids went through the
Main Street Iowa Market Study and Strategies. It engaged
community members, area residents, businesses and other
stakeholders to gain an understanding of local and regional
market conditions and trends impacting the district’s position
in the market and opportunities for the future. Data and insights in this document are based on an extensive review of
background information and current market data; input provided via consumer and business surveys; and direction and
leadership provided by Main Street Coon Rapids leaders,
volunteers and community members.

Three transformational strategies were developed based
on the results of the Market Study and Strategies. They
will provide Main Street Coon Rapids direction for potential projects, actions, and initiatives that support and align
with the community’s vision for Coon Rapids. The strategies are as follows:
1. Improve the Housing Options in Coon Rapids
2. Create a Healthy Business Climate
3. Improve the Physical Appearance & Infrastructure
Downtown
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Housing needs assessment...

53

People considering living in Coon Rapids
if they could find housing?

Q: Would you prefer to own or rent housing in Coon
Rapids?

Source: 2021 Coon Rapids Consumer Survey.

Top Consumer Survey Responses

Percent

Own

91.73%

Rent

8.27%

Q: Would you consider living in Coon Rapids?
Top Consumer Survey Responses

Percent | #

Yes

14.25% | 53

Maybe

20.43% | 76

No

14.52% | 76

Already do

50.81% | 189

Source: 2021 Coon Rapids Consumer Survey.

Q: What kind of housing in Coon Rapids would you
look for or consider?

Source: 2021 Coon Rapids Consumer Survey.

Q: What is the monthly mortgage payment or rent
amount you would be able and willing to pay for
your choice of housing in Coon Rapids?
Top Consumer Survey Responses

Percent / #

Less than $500

8.13%

$500-$549

9.76%

$550-$599

10.57%

Top Consumer Survey Responses

Percent / #

$600-$649

7.32%

Single Family

80.15% | 105

$650-$699

8.94%

Townhouse

22.14% | 29

$700-$749

9.76%

Condo

10.69% | 14

$750-$799

7.32%

Apartments

8.40% | 11

$800-$849

10.57%

Loft

1.53% | 2

$850-$899

4.07%

Senior Housing

7.63% | 10

$900-$949

2.44%

Other

2.29% | 3

$950-$999

3.25%

$1,000 or more

17.89%

Source: 2021 Coon Rapids Consumer Survey.

Source: 2021 Coon Rapids Consumer Survey.

67%

Consumers put a high or very high
priority on improving/creating more
housing in the Coon Rapids area.
Source: 2021 Coon Rapids Consumer Survey.

Q: On a scale of 1 (lowest) to 5 (highest), what level
of priority would you place on improving/creating
more housing in the Coon Rapids area.
1- LOW

2

3

4

5-HIGH

3.20%

4.80%

24.53%

26.67%

40.80%

The Coon Rapids-Bayard preK through high school
campus and sports complex (pictured below) located
on the northwest edge of Coon Rapids is the pride of the
community. In fact, the school was listed in the top five
things consumer survey participants love most about
the community. Coon Rapids has seen an increased
number of young families return to the district in the
last decade. Available housing stock has slowed this
growth, however.
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What businesses said...

58%

Businesses that say their likelihood
to expand in the next 1-2 years is
moderate, high or very high.
Source: 2021 Coon Rapids Consumer Survey.

Q: Which category describes the likelihood for your
business to expand within the next 1 or 2 years?
Top Business Survey Responses

Percent

Moderate

30.23%

Low

23.26%

High

18.6%

None

18.6%

Very High

9.3%

Source: 2021 Coon Rapids Consumer Survey.

Q: In the next year or two, do you plan to change or
modify your business in any of the following ways?
(check all that apply)
Top Business Survey Responses

Percent

Expand services or product lines

53.57%

Increase number of employees

32.14%

Start and/or complete building improvements

32.14%

Increase marketing

25.00%

Sell your business

10.71%

Expand hours of operation

7.14%

Move your business out of the downtown

7.14%

Close your business

3.57%

Source: 2021 Coon Rapids Consumer Survey.

61%

Businesses whose gross revenue
increased in 2020 as compared to
2019.
Source: 2021 Coon Rapids Consumer Survey.

Q: Which of the following describes the change in
your business’ gross sales or revenues in 2020 as
compared to 2019?
Top Business Survey Responses

Percent

Stayed about the same

27.78%

Increased by 6% to 10%

22.22%

Increased by more than 20%

13.89%

Increased by 1% to 5%

8.33%

Increased by 11% to 15%

8.33%

Increased by 16% to 20%

8.33%

Decreased by more than 20%

8.33%

Decreased by 6% to 10%

2.78%

Source: 2021 Coon Rapids Consumer Survey.

92%

Businesses
put
a
priority
on
improving/creating more housing in
the Coon Rapids area.
Source: 2021 Coon Rapids Consumer Survey.

Q: Would you place a high, moderate or low priority
on possible Coon Rapids enhancement efforts to
Improve and/or create more housing in the area
Business Responses

High

Moderate

Low

39.47%

52.63%

7.89%
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Consumer thoughts on Coon Rapids
Q: Using a scale from 1 (completely disagree) to 5 (completely agree), please indicate your level of agreement with the
following statements about Coon Rapids.
(1)
COMPLETELY
DISAGREE

(2)
SOMEWHAT
DISAGREE

(3)
NEUTRAL

(4)
SOMEWHAT
AGREE

(5)
COMPLETELY AGREE

WEIGHTED
AVERAGE

I feel safe in Coon Rapids, even at night.

1.33%

3.73%

10.93%

30.40%

53.60%

4.31

Special events create vibrancy in Coon Rapids.

1.33%

1.33%

14.40%

32.27%

50.67%

4.3

Coon Rapids is a good investment.

1.60%

4.01%

19.25%

29.95%

45.19%

4.13

Coon Rapids is clean and inviting.

2.13%

5.05%

9.31%

49.47%

34.04%

4.08

Coon Rapids presents a positive image to
visitors.

2.14%

5.90%

12.60%

45.31%

34.05%

4.03

Customer service is exceptional in Coon
Rapids.

2.67%

6.68%

18.72%

38.50%

33.42%

3.93

I tell my friends and family to shop in Coon
Rapids.

8.56%

10.16%

23.80%

29.68%

27.81%

3.58

Coon Rapids has things to do for many age
groups.

4.79%

14.63%

22.07%

41.22%

17.29%

3.52

61%

Consumers think Coon Rapids is
improving.

Q: What is the one thing you love most, or that you
would never change, about Coon Rapids?

Source: 2021 Coon Rapids Consumer Survey.

Top Consumer Survey Responses

Responses

Q: Which of the following best describes recent trends in
Coon Rapids?

Small town atmosphere/people

114

Outdoor rec/Whiterock/trails

55

Top Consumer Survey Responses

Percent

Improving or making progress

61.42%

All the businesses

12

Steady or holding its own

32.28%

Main Street/parking in the middle

27

Declining or losing ground

6.3%

School system

12

Source: 2021 Coon Rapids Consumer Survey.

Coon Rapids, Iowa is a Main Street Iowa Community.

The Market Study and Strategies process was completed
with technical assistance and support provided by Main
Street Iowa. The mission of the Main Street Iowa Program
is to improve the social and economic well-being of Iowa’s
communities by assisting selected communities to capitalize on the unique identity, assets and character of their
historic commercial district.
For more information contact:
Main Street Coon Rapids
406 Main Street Coon Rapids, Iowa 50058
(712) 999-4769 | growcoonrapids@gmail.com
coonrapidsiowa.com

Other mentions – Mexican restaurant, county
fair, the spinning corn, local utility service, golf
course
Source: 2021 Coon Rapids Consumer Survey.

Limitations and Disclaimers. Retail market studies and analyses,
their components (such as retail sales gap analyses and surveys interpretation) and derivative business development plans provide important guidance on how a commercial area should, theoretically, be
able to perform and on the sales levels businesses should be able to
achieve. However, a number of factors affect the actual performance of
businesses and commercial areas, including the skills of the business
operator, level of business capitalization, the quality of the physical environment, changes in overall economic conditions, the effectiveness
of business and district marketing programs, and many other factors.
The information in this document is intended to provide a foundation
of information for making district enhancement and business development decisions, but it does not and cannot ensure business success.
As is true of all demographic, economic and market studies, our analysis’
reliability is limited to the reliability and quality of the data available. Our research assumes that all data made available by and procured from federal,
state, county, city, primary and third party sources is accurate and reliable.
Because market conditions change rapidly and sometimes without warning, the information and opinions expressed here represent a snapshot in time and cannot predict or gauge future changes or results.
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THE COON RAPIDS MARKET
Top Esri Tapestry Segment Groups

Coon Rapids Drive Time Market

Demographic Fast Facts

ESRI 2019

Esri’s Community Tapestry is a geodemographic
segmentation system that integrates consumer traits with
residential characteristics to identify markets and classify
U.S. neighborhoods. Tapestry Segmentation combines the
“who” of lifestyle demography with the “where” of local
geography to create 67 distinct market segments.

10 MINUTE DRIVE TIME | 2019

1,498
Population
2019 Estimate

POPULATION

Growth (2019-24)

5 Min

10 Min

20 Min

1,070

1,498

3,338

-0.13%

-0.08%

-0.09%

1,519
Total Daytime Pop

DAYTIME POP

Workers

Heartland Communities [#1 in 5 & 10 drives)
► Budget savvy consumers.
► The rural economy of this market provides employment

►

10 MINUTE DRIVE TIME | 2019

Daytime Population

Coon Rapids Drive Time Areas | Esri 2020

►
►
5 Min

10 Min

20 Min

1,235

1,519

3,618

646

713

2,019

►

in the manufacturing, construction, utilities, healthcare
and agriculture industries.
They embrace a slower pace of life but actively participate in outdoor activities and community events.
These older householders are primarily homeowners,
and many have paid off their mortgages.
Most have high-speed internet access at home or on
their cell phones.
Their children have moved away but they have no plans
to leave their homes.

Prairie Living [#1 in the 20 minute drive time]

10 MINUTE DRIVE TIME | 2019

625

► Dominant household type is married-couples with no

children.

► Tend to buy things when they need them, rather than

when they want them or be trendy.

Households
2019 Estimate

HOUSEHOLDS

Growth (2019-24)

5 Min

10 Min

20 Min

458

625

1,383

-0.18%

-0.10%

-0.09%

► More than half have completed some college education

or hold a degree.

► Faith and religion are important to these residents.
► Wage and salary income for 72% of households plus

self-employment income for 23% of residents.

► Somewhat resistant to new technology.
► Creatures of habit when purchasing food items.
► Most households own 2 or 3 vehicles; this is the highest

10 MINUTE DRIVE TIME | 2019

$51,559
Median HH Income
2019 Estimate

MEDIAN HH INCOME

Growth (2019-24)

5 Min

ranked market for owning 4 or more vehicles.

10 Min

20 Min

$47,925 $51,559 $60,828
3.49%

3.45%

Green Acres

HOUSING UNITS

reliance.

► Avid Do-it-yourselfers, they maintain and remodel their

homes.

5 Min

10 Min

20 Min

525

706

1,582

- Owner Occupy

64.2%

67.1%

69.8%

- Renter Occupy

22.9%

21.4%

17.6%

- Vacant

12.8%

11.5%

12.6%

Median Home
Value

Coon Rapids Market Study and Strategies | 2021

[#3 in 5 & 20 minute drive times]

► Green Acres lifestyle features country living and self

706

2019 Estimate

ing, and attending country music concerts.

3.34%

10 MINUTE DRIVE TIME | 2019

Housing Units

► They are pet owners.
► Leisure activities include fishing, hunting, boating, camp-

$98,319

$103,774 $121,821

► An older market; mainly married couples with no chil-

dren.

► More than 60% are college educated.
► Income is derived not only from wages and salaries but

also self-employment, investments, and increasingly,
from retirement.
► Comfortable with technology; more as a tool than a
trend. The internet is not seen as entertainment.
► They are cautious consumers with a focus on quality and
durability.
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Coon Rapids – Community Assessment

At a Glance

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 development 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.

Affordability Gauge

2015 Population:

1,338

Primary Themes of Coon Rapids, Iowa

2025 Population:

1,406

Aging Population / Stagnant Growth

Affordability Balance:

The population of Coon Rapids is aging. Without in-migrations 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 amenities 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).

» 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)

» Renter Units:

20 units

» Owner Units:

31 units

Coon Rapids Activity

10

FIGURE 2.19: Coon Rapids Construction Activity

Aging Housing Stock

9
8

Building Permits

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 vacancy rate.

(68 new residents)

7
6
5
4
3

2
1
0

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 considered 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 construction. 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.

Year

Source: City of Coon Rapids

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

58
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COON RAPIDS

At a Glance

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 recommended programs.

Affordability Gauge:

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 reinvestment.

Median Home Value:
Median Household Income:

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 investment by homeowners and investors.
•

•

$68,800
$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.

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.

Predicted vs. Actual Population Change (00' to 10)
+74 residents more than predicted. This suggests
in-migration of new residents

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.

80
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