Innovative & Replicable
The River Apartment & Townhome project was a great example of how a community, economic
development organization, and developer can partner to create an excellent multi-family housing
project that meets the needs of a community. The North Iowa Corridor EDC identified quality workforce
apartments as a critical need for our communities, and found a company called Talon Development
from Sioux Falls, who had done several successful projects in western Iowa. Our groups immediately hit
it off and found significant common values and goals.
We then teamed with the City who owned an empty parking lot downtown along the river that was
underutilized. They agreed to sell the site for $50,000 to Talon, and provide a 10-Year 100% tax
abatement.
These things are all items that can be replicated by others. Creating strong partnerships, removing
hurdles, identifying key sites, creating smart incentives, and helping one another. Great images and all
the details on the facilities can be seen at www.therivermasoncity.com.
Response to Important State Housing Need
There is a significant housing supply shortage throughout Iowa, and much of the US. This is especially
true in the multi-family and workforce housing segment. In North Iowa, and Mason City specifically,
there had not been significant multi-family housing developed in many years, and the employers we
work with made clear to us that it was a significant detriment to their ability to attract young
professionals for their jobs. The common theme was a lack of both quality and affordable rental options.
This especially impacted our healthcare, education, and manufacturing base, which makes up our largest
employment sectors.
Demonstrates Measurable Benefits to Targeted Population
This project led to the development of a formerly empty parking lot in downtown Mason City into 113
apartments and 20 townhouses that are affordable at the appropriate market rate for the median wage
of North Iowa residents. The townhouses were complete and open for leasing in November 2020, with
the apartments complete and open by the end of December 2020. Options for studio, 1 bedroom, 2
bedroom, and 3 bedroom are included, along with optional underground parking for the apartments,
and 2 car garages in the townhouses. Other amenities include gyms, office space, common areas, and
rec rooms that can be used for small family gatherings or kids birthday parties.
The response was incredible, with the apartments and townhouses completely filled by April 2021,
which showed the significant need, and benefit provided to both the local workforce and their
employers. The units clearly met the appropriate price point for the target population.
Demonstrates Effective Use of Resources
This project was a close partnership as noted earlier. The EDC was able to identify a great site owned by
the City, an underutilized parking lot right in the community’s downtown and along the river. Its primary
use for years was as a place to pile snow during the winter. This empty site acted more as an
afterthought, and played a role in underutilizing the river’s potential as an attractive element in our
downtown.

In addition, the City put together a housing program to target in-fill development in order to utilize
existing infrastructure, and drive density in the downtown area. This led to creating a 10-year 100% tax
abatement for preferred areas to drive development. This incentive also was essential to ensuring the
rental rates were able to be at affordable levels to meet our local market. In addition, the project is
located in an Opportunity Zone, which was originally a key reason the developer was interested in the
site, as noted in this IEDA article.
Achieves Measurable Results
This partnership led to the development of a $14 million project and 113 apartments and 20
townhomes. Those units were filled within about 4 months, showing the significant need. Over half of
the people that moved into them came from outside of Mason City, helping to reverse some of the
outmigration trends we have been fighting.
In addition, the units were affordably priced for our market, with studios at $595, 1 bedrooms at $785, 2
bedrooms at $925, and 3 bedrooms at $1,050. The townhomes w/2 car garage come in at $1,300 for 2
bedrooms and $1,400 for 3 bedrooms.
Despite the great success of and quick filling of these apartments and townhomes, there continues to be
great demand for more units, and it has not harmed the existing rentals or housing market in any way. If
anything, it seems to have increased the demand. As a result, we are currently working together with
Talon Development on beginning a second phase to add another 100 units in the near future.
These results have led to several other exciting developments and opportunities in the downtown. Since
completion, a new developer has decided to purchase the downtown Southbridge Mall, which had been
in significant decline. This developer intends to transform the mall into a new family entertainment
facility with a focus on restaurants and activities. We have also seen numerous new small businesses
pop up, including a new organic and specialty foods grocery store, new restaurants, and more. Upper
level housing efforts have also increased, as downtown business owners see the great demand for
downtown, modern housing.
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