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INTRODUCTION

Fort Madison has been engaged in planning for a number of years. |In
1947, the Mayor's Civic Planning Committee prepared a report entitled
"Improvement and Development Program." This was a tangible evidence of
excellent citizen cooperation.

A Comprehensive City Plan was prepared between 1958 and 1960,
along with the adoption of the zoning ordinance and a building code in 1959.
In 1965, due to new industry, anticipated local highway improvements and
population increases, updating parts of the Comprehensive Plan became
imparative.

To fulfill so many needs for a city requires visionary planning firmly
based on the community's socio-economic needs, its physical assets, as well
as its ability and willingness to move ahead.

The updating of the Comprehensive Plan for Fort Madison is a means
of meeting the challenge of its future.

The updating of the Comprehensive Plan includes (1) physical factors
for planning studies such as geographic base, existing land use, commercial
and industrial; (2) community facilities including public utilities, schools
and parks, public buildings, housing and neighborhood analysis; (3) socio-
economic factors for planning; (4) street, thoroughfare and transportation;
(5) public works program; (6) zoning and (7) housing code review.

The following reports were published separately and parts are included
in this Comprehensive Plan report as a composite updating of the original Com-
prehensive Plan.

In 1965, a report was published entitled "The Importance of a Housing
Code", in which the importance of such legislation to upgrade the condition
of structures for the city was detailed.

In May 1966, the Socio~Economic Factors for Planning analyzed the
stability and potentiality of the economic base of the city, the present
commercial economy and future requirements, and the future population,
the age, composition, rate of family formation and housing needs.

The Transportation Planning Report published in September 1966,
in brief analyzes major traffic movements including external and intemal trips,
major route systems and detailed street and road improvements.

Consideration of the planning proposals by the Planning and Zoning
Commission, the City Council, the public and the press, as well as their
active support and participation are vital to the future of Fort Madison. Only

through civic commitment can planning hope to fulfill its function of making
the city a better place to live.

Vil
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INTRODUCTION

The visible development of a community is the direct result of socio-economic activity in
the community itself as well as in its hinterland. The purchase of a home requires employment,
the development of a business requires customers, the success of an industry requires markets

and advantages to operate in a given location, and the existence of a community requires
revenue from residents, businesses and industries.

Since the total physical plant of a community is a reflection of its socio-economic vitality,
it is necessary to analyze the underlying socio-economic forces to make possible tailor-made
planning for future developments. The improtance of tailor-made planning, in turn, is shown
by the fact that the life span of a community's physical investments is measured in terms of
generations. Buildings last 30 to 50 years, streets and utilities determine the spatial direction

of expansion for a long time, and long~term over-building as well as under-building is almost
equally as harmful.

This report presents the socio-economic foundation on which the physical plan for the City
of Fort Madison, lowa, can be built. Introducing this report, this chaper identifies in gen-
eral the objectives of this study and the methodology used. This analysis of Fort Madison was
performed by North American Research Corporation under assignment by Don C. Shafer and
Associates, who is the prime contractor for the city's comprehensive planning effort.

TO BETTER UTILIZE ITS LOCATIONAL ASSETS, THE CITY OF FORT MADISON DESIRES TO

COORDINATE ITS COMPREHENSIVE PLANNING EFFORTS WITH SHORT AND LONG-TERM
SOCIO-ECONOMIC TRENDS

As shown on the next page, Fort Madison, the county seat of Lee County, is located in
the extreme southeast portion of lowa. The city stretches itself along the west bank of the
Mississippi River at one of the river's widest and most picturesque points.

The topography of Fort Madison is similar to the one of other river communities adjoining
the mighty Mississippi. This topography is characterized by relatively steep bluffs which
rise from the flat ground along the river, and behind which the terrain is gently undulating.

In Fort Madison, the upland plain has an elevation of approximately 700 feet above sea
level, while the low terrain on which most of the city is built, has an elevation from 525 to

550 feet.




GEOGRAPHICAL LOCATION
OF FORT MADISON,IOWA
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The City of Fort Madison is named after an old military post which was erected at that site
in 1808, five years after the Louisiana Purchase, by a Lieutenant Kingsley. The Fort was
built for the protection of early settlers and travelers and was named in honor of James Madi-
son, then President of the United States. The Fort was the first structure erected by white
men on the |lowa side of the Mississippi River.

In 1812, Fort Madison had to be abandoned when it was no longer able to withstand re-
peated attacks of hostile Indians. The soldiers burned all buildings; only a stone chimney
remained. The place became known as "The Lone Chimney” and the Indians began calling

it "Potowonok"” meaning "Place of Fire.” Now a monument marks the spot where the fort
once stood.

Twenty years later, in 1832, General John H. Knapp, from New York State, became the
first white man to settle permanently at Fort Madison. Having come up the Mississippi from

New Orleans, he built a large frame house at the site and established a trading post. Other
setflers followed and the community grew rapidly.

In July, 1836, Congress recognized the importance of the settlement and passed an act
authorizing the layout of the Fort Madison site into town lots. The settlement incorporated
as a town by an Act of the Wisconsin Territorial Legislature on January 18, 1838. During the
same year, a group of Presbyterians organized the first church in Fort Madison and the first
newspaper, the Fort Madison Patriot, began its publication. In 1839, the lowa State Peni-
tentiary was established at the site. It is the oldest penal institution west-of the river and

seven years older than the State of lowa itself. Finally, in 1841, the Lee County Courthouse
was built; it is the oldest courthouse in continuous use in lowa.

As the years passed, Fort Madison grew steadily. The city acquired excellent rail and
good highway transportation, diversified industries, and strong distributive trades. However,
growth in the planning area has been restrained by Fort Madison's geographical location be-
tween Burlington and Keokuk . Not only is the city wedged in between these two strong urban
centers which compete for business in the trade territory west of the Mississippi, it also has
less favorable transportation connections to the common hinterland. The highway network in

Lee County plus toll arrangements on the Mississippi River bridges make it easier for rural
residents to reach Keokuk and Burlington than Fort Madison.

In addition, powerful forces are changing the allocation of economic resources in the
United States today. The economy has shifted from agriculture to manufacturing, and more
recently to a service-industry orientation. Increases in agricultural productivity deplete the
countryside of people and consumers. |mprovements in transportation and economic mobility
allow factory goods to be shipped over long distances; and mechanization, automation and

new mass production techniques frequently enable a single factory to supply a nationwide
market advantageously.

These shifts have led to a concentration of socio-economic activity in urban centers and
the degree of urbanization in an area correspondingly can be taken as an indicator for socio-

economic well-being. As a consequence, rural communities have begun to feel a sometimes
severe relative drain of socio-economic power. Some rural communities did not grow at all




during the recent past; others grew only slightly; and many communities have experienced
repeated losses in their socio-economic activities despite significant increases in the nation.

The main forces causing this change are technology and the increasing availability of
Both are characteristical of all mature and advanced economies

capital to substitute for labor.
But communi-

and both are anticipated to make their influence felt with accelerating speed.

ties are not completely subject to trends they cannot control. They continue to be man-made

by forward looking civic leaders and community authorities, who strive to take advantage of
changes beyond their influence and work to shape the developments within their grasp.

In light of this situation, the City of Fort Madison wants to improve the things it can do to
further the well=being of its residents, property owners, merchants, industrialists as well as of
the people and farmers living in the area. Thus to enhance its own and the area's prospects for
future growth, the city is undertaking a comprehensive community planning program of which

this study comprises a major phase.

TO ASSIST FORT MADISON IN PLANNING FOR FUTURE EXPANSION, THE BASIC OBJEC-
TIVE OF THIS STUDY WAS TO ANALYZE THE SOCIO-ECONOMIC FORCES WHICH AFFECT

THE PLANNING AREA

For the purposes of this report, the term "socio-economic” describes both social factors
such as population and family formation, and economic factors such as employment, retail
sales and industrial activity. The connection of both adjectives by a hyphen indicates the

inter-relation of both factors in community development.

Concerning the socio-economic forces that underlie developments in the planning area, the

basic objective of this study was threefold:

To analyze the structure, stability and potentialities of the economic base in

the city and the surrounding region;

To study the commercial and related economy in the planning area and esti-
mate the spatial requirements of that economic sector to permit balanced

zoning; and

To determine the future population, its age composition, family formation,

and the corresponding housing needs.

To fulfill this threefold basic objective, a numberof sub-objectives had to be pursued.
These include: assessment of the city's business climate, a measurement of family earnings
and consumer spending patterns, evaluation of the labor force, and its capabilities, and the

identification of future housing needs.

The results of this study are to establish guidelines for planning the future of the Fort Madi-
son area in terms of physical layout, zoning and community action. Conversely, the factors
causing the city not to develop in the past as anticipated must be identified and analyzed.




THIS REPORT DEALS ONLY WITH THE SOCIO-ECONOMIC PHASES OF THE PLANNING
PROGRAM AND NOT WITH THEIR PHYSICAL IMPLEMENTATION

The basic aim of this study was to determine, from a socio-economic point of view, the
potential as well as the capabilities of Fort Madison through 1980-1985. Accordingly, any
concern with the city's physical plant and its arrangement was beyond the scope of the assign-
ment. This aspect of city development will be analyzed in a later report, which will deal
specifically with such considerations.

Within the framework of this approach the socio-economic phase of the area development
deals with population factors and the economic forces active in the area. |t develops quanti-
tative planning benchmarks to guide in the subsequent phase of planning the physical plant.
In a manner of speaking, it provides the idea of a house without furnishing the actual blue-
prints.

The physical planning phase on the other hand is concerned with converting the idea and
benchmark data into the physical form for the planning area. |t determines, for example,
where what kind of housing should be built to serve anticipated needs, where retail outlets and
shopping centers should be located, and where industrial operations would be performed most

advantageously for the community as well as industry. It recommends the kind of zoning that
best would accommodate desired future area developments.

THIS ANALYSIS OF THE PLANNING AREA WAS PREPARED IN CONSIDERATION OF
SOCIO-ECONOMIC DEVELOPMENTS IN THE GREATER FORT MADISON REGION

A socio-economic analysis of any planning area must consider socio-economic developments
in the region to permit reasonable forecasts. The mobility of people, the rapid distribution of
goods, and improving manufacturing techniques have begun to dissolve socio-economic boun-
daries and have increased the inter-dependence of communities and regions. Today it is easier
for families to move in search of better opportunities; commuting 40 to 60 miles is no longer

considered unusual; and the output of one or two factories can serve a complete national
market.

Normally, if a cluster of cities, towns and villages has been developed, the communities
can be grouped according to the functions they perform within the area. Smaller communities
may provide for "dormitory” and some necessary retail requirements, while larger communities
contain manufacturing, well-rounded medical facilities, education and full line department
stores. The center city or cities usually take the lead in the area supplying banking, inter-

regional transportation, warehousing and shipment breakpoints, and communications such as
radio, TV, daily newspapers, etc.

This pattern is especially obvious in agricultural regions where the leading center commun-
ity or communities combine governmental (county seat) with economic and commercial functions.
Here , the general increase in mobility acts in two ways. On the one hand it increases the
strength and operational span of active socio-economic centers and thus enhances their
growth. On the other hand, it tends to make less important communities even more vulnerable

and dependent. In the ideal case, a mutually beneficial relationship between the central
place and its satellite communities can be established.

/




Thus, Fort Madison's future socio-economic function and potential must be seen and de-

veloped as one of the leading elements of the region rather than as an independent unit.

THE DEVELOPMENT OF FORT MADISON'S SOCIO-ECONOMIC POTENTIAL MUST BE
MADE IN CORRESPONDENCE TO ITS COMPETITIVE POSITION.

Intra=-state and intra=community competition for new industrial and commercial development
has increased rapidly over the past 10 years. Governmental and municipal officials, especial-
ly those in so-called depressed areas, have become painfully aware of the necessity of keeping
and adding to their inventory of industrial activities and employment opportunities.

The economic evaluation of a community must be made on the same basis as the economic
evaluation of a business. Assets and liabilities must be ascertained in light of the competitive
setting to identify and rank promising developments, and to decrease the vulnerability of any
community undertaking. In this way, the available community resources can be channeled

into those efforts which promise an optimum return.

Fort Madison's principal competitors in the fight for socio-economic improvements are the
neighboring counties as well as municipal corporations in the socio-economic region. In area l
development as in industry , competition is carried out on many levels. Not only does a
community compete with other communities of its own size, it also competes with other larger

and smaller communities. Because of this competitive environment and the related strategies, l
the application of modern marketing principles could be a significant factor in promoting Fort
Madison as an area in strong socio—-economic demand. l
THE FINDINGS OF THIS STUDY REPRESENT LONG-TERM ESTIMATES l
Nobody , of course, can forecast the future exactly; no one can venture to predict specific
economic movements of a long period ahead when one cannot even be sure what the stock ’

market will do on Monday morning. With much work and painstaking research, however, one

can indicate and measure broad future trends. Generally the course of future developments

is estimated by analyzing past and present trends, by determining their inter-actions, and by J
assessing the numerous forces on the local as well as state and national levels which shape

urban communities and metrt}polimn counties. '

Unfortunately , estimates of future developments tend to lose in certainty in proportion to
increases in the length of the projection time. Current conditions change as time goes by . ,

All long-term forecasts, therefore, should be reviewed periodically in order to reappraise
their findings in the light of new developments. Since the planning period covered in this |
report requires such long term forecasts, regular reviews of the study results are recommended |
in order to keep Fort Madison development on a course most likely to best serve the ultimate

goals of its citizens and communities. !




NATIONAL, REGIONAL AND LOCAL FACTORS INFLUENCING
BASIC PLANNING AREA DEVELOPMENTS IN THE FUTURE

Men in business, government, education and science itself realize that they must look at
least two decades ahead just to keep abreast. This is forced by the fact that technology has
advanced more rapidly in the past 50 years than in the previous 500. |t is then no surprise
that gazing into the future has become a sizeable business, although forecasting is an ari that
still has few textbooks. The predictions made by the futurists, as they sometimes call them-
selves, are by no means all new, but taken together, they present a remarkable vision.

The most frequently used benchmark for that vision is the year 2000. It is a rounded date
that is nearer than we realize. We are now within 34 years of the 21st century and 35 years
past the election of Franklin D. Roosevelt in 1931. Some of the predictions made for the
year 2000, of course, will come true at a much sooner date--perhaps within the planning
period of this study, which has a 1985 forecasting benchmark . As with the objectives of this
study , predictions made today influence the policies made today to shape the future. It was
therefore considered necessary to incorporate the findings of future exploration studies as far

as they pertain to the basic parameters of area development and as far as the scope of the
present project would permit.

Within the context of this report, the basic parameters of development are concerned with
the economic foundations of human life. In terms of economic sector analysis, they comprise
agriculture , manufacturing industries and the resident labor force. In contrast to distributive
and service economic functions, the basic economic parameters refer mostly to the actual
physical creation of tangible goods and the directly related activities .

In mature economies such as the United States, however, all economic activities depend
upon transportation and communications. Transportation and communications determine how
efficiently the written and spoken word as well as goods, people and services can get in and
out of a community. Transportation and communications set the framework within which an
area and/or community is able to lock itself into the mainstreams of activity in a nation's
economy . Without transportation and communications, there would be little room for diversi-
fication, for the division of labor, and for the utilization of all available resources which is
a major factor in the growth of productivity and therewith the wealth of a nation.




TRANSPORTATION IS THE KEY CHALLENGE AND OPPORTUNITY FOR FUTURE FORT MADI-
SON DEVELOPMENTS

There is a definite relation between immobility and poverty. Transportation is an essential
ingredient of almost everything man does to supply himself with the necessities of life. While
food, shelter, health, education and useful jobs are the ultimate development goals, transport
is the necessary catalyst to realize these objectives.

The City of Fort Madison fortunately enjoys strong assets in all fields of transportation. .
Thus the city will benefit from all transportation developments during the planning period .
regardless which way they will turn.

The Federal Government is Beginning to Increase its Efforts Towards the Development of a |
Well-Balanced and Integrated National Transportation System

The U.S. government has become seriously concerned about the nation's transportation I
system. Today jets bring passengers from Los Angeles to New York in 4-1/2 hours; but it
takes almost 2 hours to get by cab from the airport in New York to Manhattan during the rush
hour. Commuting in metropolitan areas can add as much as 50% of the time a man works to I

his time away from home during the working day. Statisticians figure that for a dozen eggs
which sell for 69¢, there is about 10¢ in transportation cost. The vast U.S. transportation
activity currently absorbs one out of every five dollars of the gross national project.

lives and works. The federal government recognizes that it is not enough to prescribe what
transport accommodations are needed to keep the nation growing. Industrial technology itself
is dictated by transport potentials and limitations. Since the final objective is higher standards
of living and not merely higher standards of moving, future technology may make ultimately
more significant contributions to transport by eliminating the need for transport than by supply-

These facts indicate how deeply transportation shapes the environment in which the U.S. l

ing more capacity. i
However, according to Washington sources, the future of U.S. transportation during the
next decade will depend upon the capability to choose from the transportation systems now I
already on the shelf and not from the development of a new transportation and/or industrial
technology. The near term objectives include:
To keep the commuter services going; l
To give the railroads more leeway in competing with rival forms of transporta- I
tion; and
To finance research and development for all forms of private enterprise transpor- l
tation as the government already does to a large degree for airlines and highways.
In turn, every effort to overcome or at least stabilize the tremendous cost in time and money l
that the movement of people and goods entails, will benefit the planning area by making it

more accessible to the large concentration of socio=economic activity in the major urban areas



The Containerization of Cargo and Freight is Well on its Way to Tie Rail , River, Highway and

Ocean Carriers Together into One Big Transportation System

When container ships are loaded or unloaded, it has been found possible for a crew of men
to move 500 tons per hour as compared to 25 tons by conventional methods. To pump tallow
into a bulk carrier costs 50¢ a ton; to put it aboard a cargo ship the old way in drums costs
$10.00 a ton. The technology is already tested and available, for improved freight and cargo
handling. It goes all the way, including automatic handling equipment, all-container ships,
special gantry cranes and conveyors, liquid cargo facilities, and the like.

Furthermore , the technology is already applied on a more or less limited basis. All major
U.S. shipping lines have or are in the process of providing containership service to all Euro-
pean and many South American ports. On the other hand, the European counterpart of the
U.S. container network is being built up rapidly. Ten years ago, the U.S. railroads carried
only 168,000 carloads of piggyback freight; the 1965 total is estimated to have surpasses
one million. Containerization is taking over with increasing speed.

Containerization as developed provides a new transportation system, not just a big box.
Negotiations are under way to standardize the container size for the U.S. as well as all
European countries. The system under consideration is intended to handle 8' x 8' containers
ranging in length from 10' to 40" in intervals of 10'. Being interchangeable between barge,
rail,, ship, truck and the new air cargo carriers scheduled to fly in the late 1960's, container-
ization will benefit every form of freight transportation. [t will reduce the need for berth
capacity by speeding port operations, and it will stretch the supply of shipping space by
shortening the turn-around time for cargo vessels, barges, railroad cars and trucks.

As a result, containerization will benefit locations such as Fort Madison which enjoy
transportation assets encompassing all forms of inland cargo movements. But to take advantage
of transportation developments, the city must plan now to set aside and provide space for fa-
cilities which enhance the integration and interchange of all kinds of freight movements.

The Recommendation by the Army Corps of Engineers to Provide an Access Channel in the
Mississippi to the Fort Madison-Port Lee Industrial Sites Should be Supported

An area of more than 15,000 acres adjoining the downstream limits of Fort Madison has
been or could be made available by the city for industrial developments. Most of the area is
relatively flat and all of it is above the stage of a 100 year frequency flood on the Mississippi
River. The area currently is served by improved roads and highways, two major rail lines and
four pipelines carrying petroleum, natural gas and liquified petroleum gases.

At the present time there are no facilities for handling water-borne freight at Fort Madi-
son. Petroleum products were once received by pumping from barges moored a considerable
distance from shore. But continued silting in the river has made this operation impractical .

On the other hand, shipments through Lock No. 19, approximately 20 miles downstream
from Fort Madison, amounted to about 11,985,000 tons in 1964. Initial prospective commerce
through the Fort Madison access channel is estimated by the Army Corps of Engineers at 82,600
tons annually, resulting in an estimated transportation cost savings of $188,490. The Corps
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estimates that the total prospective tonnage at the present time would amount to 107,913 tons

annually .

But the development of an access channel at Fort Madison must not only be evaluated in
terms of today's inland waterway transportation technology. Future developments promise to
revolutionize the barge transportation industry. New types of vehicles, further mechaniza-
tion, and the use of electronics for navigation are anticipated to expand the role of water
transport throughout the world.

Two developments are of direct interest for the long term development of the planning area.

A U.S. shipping company, Prudential Lines, proposed in 1965 to build 16 ships unto which
fully loaded lighters or barges would be loaded directly at the rate of one every 15 minutes.
The job would be done by a huge crane moving fore and aft on the ship's main deck. As pres-
ently suggested, a 700 foot, 22,100 ton ship would carry 50 barges each with a capacity of
16,000 cubic feet and over 350 tons. The faster turnaround in port would permit the new
ships to make about 50% more voyages per year than a high-speed conventional ship. In ad-
dition, barges could be unloaded offshore and towed into port or inland waterways. This
would expand the capacity of congested ports and also provide access to shallow draft ports in
rivers and canals, which are off |imits now. The line is applying at the U.S. Maritime Commis
for 170 sailings per year from Atlantic, Gulf and Great Lakes ports to overseas.

The other development concerns the development of high speed cargo hydrofoil boats.
Russia is reported by Industrial Research Magazine to be working on hydrofoil boats designed
to carry 100 to 130 tons of cargo at speeds of 85 to 125 mph. Some of these boats are speci-
fically developed for inland waterway travel while others are designed to travel at sea even in
stormv weather. Barge traffic today in contrast moves in general at speeds of 6 to 12 mph.
However, on the upper Mississippi River, barges also carry a lot of weight. They are up to
300 feet long with a capacity of up to 3,000 tons. Here single tows, moved by diesel tow-
boats, may contain as many as |17 barges. But as indicated in statements from Washington,
the federal government sees great possibilities in the new ships under development by the
aero-space companies. These ships like the Russian hydrofoils, skim the water instead of

plowing through it.

Finally, Litton Industries, Inc., which has made it a practice to anticipate new develop-
ments, is studying the feasibility of developing shipbuilding facilities on the Great Lakes.
Although the company is better known for its aero space and defense efforts, it also operates
one of the few major U.S. shipbuilding companies. Litton proposes to apply the systems con-
cept, complete with intermediate stockpiling or warehousing, to inland waterway transporta-
tion. The ship designs under consideration include a power plant-payload approach calling for
highspeed power units which can be separated from the payload while it is being unloaded or

moved as a barge to the optimum unloading site.

As a result of these developments, inland waterway traffic will increase in terms of tonnage
as well as the variety of goods moved. Present day traffic in barges will not be replaced but
rather augmented by the new developments. In turn, the industrial potential of river locations
such as Fort Madison will be strengthened considerably. Also, many new industrial processes
need vast supplies of water which can be most economically supplied at a riverside location.
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Thus, in long-term considerations as required by the present study, the importance of reserving
adequate space and access to the river for future industrial developments cannot be over-
emphasized.

The Railroads Will Bring Increased Importance to Fort Madison Locations

Fort Madison is served east and west by the main line of the Santa Fe and is the division
point between Chicago and Kansas City. The city is also served north and south by the Bur-
lington to St. Louis and by the Burlington and Rock Island to Minneapolis and St. Paul.
Switching operations are carried on in the planning area on a 24 hour a day basis due to the
large-scale activities of the Santa Fe and the Burlington.

For decades, the railroads' share of the U.S. intercity freight has been falling, from 74%
in 1930 to 50% 10 years ago, to approximately 43% in 1961/62. Since then the railroads
have held that share steadily in a market that is growing. If they merely continue to hold
their present share, shipments, measured in ton/miles, will increase 33% by 1975.

But this is not the whole story. Being car-happy, the U.S. in the past has done nothing
for the railroad industry except to hobble it with rules and regulations written half a century
ago. In addition, federal, state and local governments spent in 1964 about $12 billion in
tax money on highway programs while during the same period the railroads barely were able
to invest about $1.36 billion of their own money to improve their operations.

However, the railroads are now entering a period of intensive change which should lead to
promising developments. In connection with the new federal transportation planning, serious
attempts are made in Washington to de-regulate the industry and enhance its genuine com-
petitive function and position. This means more freedom in rate making and the scheduling of

trains. Furthermore, the merger movements currently under way promise to consolidate the
industry during the planning period of this study.

The railroads on their side, of course, are doing many things to achieve their full future
transportation potential. They are undergoing substantial management changes due to im-
provements in communications, the increased use of computers, and the application of exist-
ing as well as new technology. The average railway car, for example, is moving and loaded
about 5% of the time. If that could be raised to 6%, it could save the railroads some $100
million a year. Having a big, capital investment in plant facilities, that is, trackage,
bridges, terminals and rolling stock , the railroads must achieve mass-production of transport
services to be profitable. Because of the relatively large utilization of their existing plant

facilities, the railroads are now in a position to handle a great increase in traffic at a small
increase in cost.

The future of railroading, consequently, will be different from the operations as they are
known today. Intercontinental passenger trains as well as passenger service outside the com-
muting sphere of metropolitan areas are expected to give room to the airplane, the bus and

the car. Many carriers are already curtailing small freight services of less than a carload. The
railroad thus will tend to assume a greater role in the fast, long distance moving of freight
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between the major urban areas and, in turn, they will be more active in the industrial and
socio-economic development of those areas.

In the long term, Fort Madison can only benefit from the future railroad developments. |Its
position is strengthened because of its existing railway network, its distance from existing
metropolitan areas which prevent it from being swallowed up in the consolidation of railroad
operations, and its other transportation assets. In the short term, the city must continue fts
efforts to industrialize with all determination in order to strengthen its attraction to future
developments and minimize its intermediate vulnerability before the long term trends have an
effect. The city is judged to be in an excellent position to do this.

Highway Developments Will Require Continued Attention by Fort Madison Authorities During
the Planning Period

At the present time, the City of Fort Madison is served by U.S. Highway 61 and by three
state roads, lowa Routes 2, 88 and 103. The city also is served by twelve major truck lines.
In 1963, about 21,800 vehicles were registered in Lee County--about 18,000 autos, 3,500

trucks and 270 motorcycles.

In the U.S., the automotive mobility is forecast to increase substantially. In 1964 there
were about 71.8 million automobiles, 14.1 million trucks and 150,000 buses registered. By '
1975, according to the Brookings Institution, an independent research organization working for ‘
the government, there will be 125 million automobiles, 24.5 million trucks and about 500,000

buses in the United States and Canada. ]

In the past the U.S. automotive mobility was aided by the Interstate Highway Program
which has created the necessity for another program. The highway program made travel from
city to city by auto or truck increasingly easy. But in doing so, it has created severe traffic
problems for the cities. The highway program is scheduled to be completed in 1972, and there
is substantial determination not to have a second interstate highway program. By 1972, accord- |
ing to the U.S. Bureau of Public Roads, the great need will be for secondary roads, city streets,
county roads, special roads and beltways linking the outlying metropolitan areas and the suburbs.

This shift in emphasis on highway construction is prompted by the fact that downtown sec-
tions of major U.S. cities are already between 45% and 70% paved. In addition, surging land
prices have raised the cost of building freeways in urban areas to between $5 million and $40
million per mile. Thus, the increasing need for intercity and intracity travel must be met

through improvement of other modes of transport.

In conclusion, Fort Madison, with the support of Burlingtan and Keokuk , should do every=
thing to get the region's Interstate Highway Program completed before 1972. This would pro-
vide improved highway transportation to other cities and round out the transportational assets.

As a result, it can be said that the region is rather rich and that the actual medium income
of families might be in the $6,000 annually category. For a comparison, the 1960 median
income of families in lowa's standard metropolitan areas ranged from $5,539 annually in Sioux
City to $6,491 in the Tri-Cities. It is estimated that family incomes in all areas increased by

about 3% annually since 1960,
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ANALYSIS OF CONSUMER SPENDING PATTERNS INDICATES THAT A RETAIL SALES DE-
MAND OF APPROXIMATELY $16.4 MILLION WAS GENERATED IN THE PLANNING AREA
DURING 1965

A survey of consumer expenditure patterns in rural non-farm areas in 1961 indicates that
about 86.7% of the total family income is spent on current consumption items. The survey was
conducted by the U.S. Department of Labor, Bureau of Labor Statistics; current consumption
expenditures, according to the Department, were calculated by deducting taxes, gifts, con-
tributions and personal insurance from the total income.

On this basis, the 1965 current expenditures for consumption in the planning area can be
calculated at approximately $22.1 million. Since, however, about 18.8% of the expendi-
tures for current consumption go for items such as rent, mortgages and utilities, and about
6.7% for non-retail effective doctor and hospital bills, education, recreation and other per-
sonal expenditures, the retail effective and related expenditures in the planning area can be
calculated at $16.4 million, 74.5% of the 22.1 million. In detail, the average spending
pafterns of expenditures for current consumption in rural non-farm areas of the Fort Madison
income level break down as follows:

Breakdown of Retail Effective Consumer Spending

Expenditures for Current Consumption % of Total

All Expenditures 100.0%
Food 25.2%
Tobacco 1.9%
Alcoholic beverages 1.8%
Household operations 4.9%
House furnishings and equipment S.1%
Clothing, clothing materials, services 9.8%

Retail Effective:
Personal Care 1.4%
Medical Care 3.1%
Recreation 1 .7%
Reading 0.5%
Education 0.4%
Transportation 16.7%
Other expenditures 2.0%
74 .5%

Source: U.S. Department of Labor, Bureau of Labor Statistics,
December, 1963. Data refers to 1961.

In evaluating the foregoing data, it should be noted that white collar workers are concen-
trated in urban areas where most of their employment opportunities are given.

Corresponding to the forces that shape the occupational demand and supply, the unemploy-
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Table |

PERCENT DISTRIBUTION OF THE WORKING POPULATION
BY MAJOR OCCUPATION GROUPS - 1940, 1950 AND 1960

Unemployment

Rates
Major Occupational Group 1960 1950 1940 January, 1963 | ]
Total 100.00 100.00 100.00 6.6 :
White Collar Workers 42 .2 36.6 31.1 - l
Professional , technical and
kindred workers 11.4 8.6 LD 1.9 i

Managers, officials and proprie-

tors, excluding farm 8.5 8.7 7hxS, .3
Clerical and kindred workers 15.0 12.3 9.6 4.0 ﬂ
Sales workers 7 .4 7.0 7 5.7
Manual and Service Workers DD 51.6 O.d - ﬂ
Manual Workers S7e7 41.1 39.8 -
Craftsmen, foremen and [l
kindred workers 14.3 14.1] 12.0 8.0
Operatives and kindred workers  19.9 20.4 18.4 2.0
Laborers, except farm and mine 5.5 6.6 9.4 17.8 []
Service Workers 11.8 10.5 11.7 -
Private household workers 2.8 2.6 4.7 5.0 E
Service workers, except private
household 9.0 Tk Zoll 6.8 l
Farm Workers 6.3 11.8 17 .4 -
Farmers and farm managers /.4 10.4 ferl
Farm laborers and foremen 2.4 4.4 /7.0 10.4 l

Sources: U.S. Department of Commerce, Bureau of the Census;
U.S. Department of Labor, Bureau of Labor Statistics.




ment rates shown reflect the pattern of a technologically advanced economy which typically
requires more skill and less muscle to operate. The relatively low unemployment rates among
amangerial and professional people, whether in agriculture or industry , represent adjustment

movements while the high rates among manual workers highlight definite structural economic
defects.

As a result of these changes in the U.S. economy, rural areas not only experience employ-
ment decline in their key economic resource, they also find fewer opportunities to make up for
this loss. In addition, most of the rural work experience is in occupations which are subject
to rather high unemployment rates.

On the positive side, however, employment in rural areas is relatively inexpensive and
usually is characterized by high productivity and quality output. Furthermore, education

generally is highly stressed and training programs are available to adapt the labor force to the
new industrial needs.

In response to these trends, Fort Madison and Lee County should set up a training program
for the adult population in the surrounding rural area. Such an undertaking would help to in-
crease earning power by improving labor force skills. Simultaneously, it would strengthen the
city's industrialization endeavors by raising the quality of the labor price supply.

AGRICULTURE IN FORT MADISON'S HINTERLAND IS EXPECTED TO ADD MATERIALLY TO
THE PLANNING AREA'S FUTURE DEVELOPMENT

The importance of agriculture in economic growth and development was rediscovered only
recently. Though it is difficult to give credit to any single individual , a movement by British
economists in the middle of the 1950's provided the starting point for renewed and intensive
analysis. Though most of the discussion still centers on the development of less advanced

countries, the findings appear to have application to the development of U.S. rural areas as
well.

Anticipated Agricultural Developments in the U.S. Point to a Growing Emphasis on Business
Management Methods, More Capital and Less Labor in Farm Operations

The corporate revolution that transformed manufacturing and commerce is now beginning to
spread to agriculture. Like the corner grocer, the family farmer--historically an owner, man-
ager and laborer all in one--is being challenged by farm corporations. By parceling out own-
ership, management and labor to separate specialists, corporations can profit from large capital
assets, a staff of experts and efficient mass production. As a result, according to News Front

Magazine , farmers have to become more and more businessmen, and the family farm is being
rivaled by specialized, capitalized farm corporations.

The beginning of the trends toward this corporate type development is already clearly dis-
cernible. While competition is weeding out small farmers at a rate of 100,000 per year,
with 2.2 million more still to go, large farms ($10,000 plus in sales) have tripled in number
during the past 30 years. The trend toward highly capitalized farming is truly breathtaking.
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In 1941, according to News Front Magazine, a $5,000 investment in land, livestock and
equipment was sufficient to maintain a farm. By 1961, it took over $25,000 for the average
farmer, and the large pace-settlers were using $75,000. Professor Timmons, lowa State Uni-
versity , forecasts that farmers in the future will need as much as $500,000 to $1,000,000 to
get off to a promising start. Since 1946, the investment in agriculture has doubled and in

1962 it was estimated at $204 billion. At that time the farm investment was equal to about
70% of the current assets of all U.S. corporations.

The cost/price profit squeeze in U.S. agriculture, plus increased food exports under com-
mercial as well as foreign aid programs, add to this development. Only large farmers can
now afford and efficiently use all the equipment needed to cut costs and to compensate low
margins with greater volume. Now, however, the competitive pressure for expansion appears
to open the door to more and more outside venture and risk capital and therewith outside
ownership.

The trends discussed above already are indicated in past developments, as shown in the
table following:

Valuation or Production Assets Used in Agriculture, and

Percentage Change in Value, 1940, 1950, and 1960/,

1940 1950 1960 Percent C}wunge
Billion Billion Billion 1940-60 1950-60

Kind of Asset Dollars Dollars Dollars Percent Percent
Toral Production § 83.3 $ 95.9 § 108.6 30 13
Assets:

Farm real estate 58.2 63 .4 71 22 | 2

Livestock 2.5 13.1 15.4 19 | 8

Machinery & motor vehicles 4.1 8.6 10.3 151 20

Other 2/ 8.1 10.8 11.8 46

1/ In 1947-1949 prices.
2/ Includes crop inventories held for livestock feed and the portion of demand deposits
gt owned by farmers estimated as being held to meet farm production costs.

1940 1950 19260 Percent (_Lm};_e

Dollars Dollars Dollars 1940-60 1 ‘?50: C',){"J_
Per FarmS/ $13,118  $16,979 $23,921 82 4]
Per Farm Worker 7 347 9 625 14,707 100 53

3/ Based on number of farms as reported by the Department of Agriculture, according
~ to 1954 Census definition.

Source: U.S. Department of Agriculture, Economic Research Service, Report No. 28,

March , 1963.
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Corresponding to the challenge of large capital needs on family farm ownership is the pres-
sure of the farm operator's managerial and entrepreneurial capabilities. To handle a large
investment, to use complex equipment effectively and to operate in a tight and highly com-
petitive market, a successful farm operator must be an expert in accounting, industrial
economics, market analysis, mechanical engineering, maintenance, scheduling, agronomy

and organization. Repeated failures in any one of these fields could easily lead to bankruptcy
of the entire operation.

Agriculture in Lee County is Strongly Owner-Operated

A comparison between the farm profile in Lee County with that of the southeast lowa agri-
cultural district shows that Lee County farmers allocate about 40% of their acreage to pasture.
Specifically, the comparison is as follows:

Farm Profile in the Lee County Region - 1963

Southeast

Farm Structure Lee County District
Number of farms, January, 1964 1,693 17,282
Average size of farms (acres) 182 188
Total land in farms (acres) 308,950 3,243,866
% of farm acreage owned by operator 71.8 62 .4
% of farm acreage rented by operator 28.2 37.6
% of total acreage harvested for all purposes 25.6 2357
% of total acreage all pasture 39.8 33.0
% of total acreage all hay 8.4 a3
% of crop land not harvested or pastured 6.0 7.1
% of total land in lots, roads, buildings, woods & waste 6.0 /.8
% other land uses 14.2 17.1

100.0 100.0

Source: lowa Department of Agriculture, Division of Agricultural Statistics, Annual

Farm Census, 1963.

The Southeast lowa agricultural district includes the following eleven counties: Davis,

Des Moines, Henry, Jefferson, Keokuk, Lee, Louisa, Mahaska, Van Buren, Wapello and
Washington.

Although the anticipated consolidation in the number of farms will affect the rural farm

population, it will not be disastrous for the county. Most of the county's population already
lives in urban areas, as shown in the table following, or in the small communities:

According to the U.S. Bureau of the Census, the urban population is comprised of all per-

sons living (a) in incorporated places of 2,500 inhabitants or more, or (b) in the densely settled
urban fringe areas of major communities whether incorporated or not.
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Table 2

THE INDUSTRIAL AND INSTITUTIONAL ECONOMY IN FORT MADISON

Industry

Ajax Manutacturing Co.

Aluminum Foil Packaging

Co.

American Paper Products

Anchor Metals Co.

Boyles Galvanizing Co.

California Chemical Co.

Crandon Mill Co.
E.|. DuPont de Nemours

Gleason Corporation

Midwest Wax Paper Co.
Pilly Brush Co.

W.A. Sheaffer Pen Co.

Railroads

Santa Fe
Burlington

Camping & utility trailers,
tool stands, lawn spreaders

Pie plates, trays, frozen

Ammunition containers

Electrical transmission tow=-
ers, power switchyard
stfructures

Hot dip galvanizing

Anhydrous ammonia, nitric
acid, carbon dioxide, com-
plex fertilizers

Paper corrugated medium

Decorative and protective
finishes

Wheels, handtrucks, auto-
motive safety equipment

Waxed paper products

Industrial brushes and boiler

scrapers
Fountain pens, mechanical

pencils, ballpoints, marketing
instruments, writing accessories

Subtotal

Subtotal

20

Average
No. of

ComEcmz Products EmEloZees Puzrol[

121

N

234

150
291

1,240

2,290

575
23

598

Average Annual

$ 618,000

16,000

150,000
260,000

85,000
1,390,000

780,000

2,029,000

500,000

530,000

6% ,000

6,972,000

$13,400,000

$ 4,238,000
140,000

$ 4,378,000




Table 2-=-Continued

Average
No. of Average Annual
Company Products Employees Payroll
Utilities

Union Electric Co. Electricity 46 $ ,367,000
Northwest Bell Telephone  Telephone service 44 212,000
Municipal Water Company  Water 16 80,000
North Central Public Gas 24 160,000
Service Company

Subtotal 130 $ 819,000

Communications

KXGI Radio Broadcasting 10 N.A.
Evening Democrat Newspaper 34 $ 200,000

Subtotal 44 $ 200,000

Governmental & Similar

City Administration 75 $ 332,000
Public Schools 276 1,220,000
lowa State Penitentiary 330 1,619,000
Post Office 37 216,000
Sacred Heart Hospital 160 N.A.,

Subtotal 878 $ 3,387,000

GRAND TOTAL 3,940 $22 ,183,000

Sources: City of Fort Madison, lowa;
Fort Madison Chamber of Commerce.
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Settlement Patterns in the Lee County Region

Population % of 1960 % Change = 1950-1960

Density Popu lation
1960 Per Square Total
County PoEulufion Mile, 1960 Urban Rural PoEulofion Urban Rural
Des Moines 44,605 109.1 78.4  21.6 6.1 14,3 -16.0 |
Henry 18,187 41 .3 40.4 50.6 -2.8 25.6 =157
LEE 44 207 84.7 /1.4 28.6 2.0 139 )
Louisa 10,209 2N 0.0 100.0 -7.3 0.0 -7.3
Van Buren 9,778 20.1 0.0 100.0 -11.2 0.0 -11.2
State of lowa 2,757,537  49.2 53.0 47.0 5.2 6.9 -5.5 |

Many Agricultural Changes Forecasted are Expected to Take Place During the Planning Period
tor Fort Madison ]

The time period for the current Fort Madison planning program extends to 1985, but many
experts agree that technological advances will revolutionize farming in the U.S. within the
next 15 years. I

According to the agricultural experiment station at lowa State University, crop and live-
stock output are expected to increase 34% and 52%, respectively, by 1980. For the same
time , farm labor is forecast to decrease 34% and the number of farms 50%. In contrast, the
number of acres per farm is anticipated to increase by two-thirds and the investment per farm

wi” dOubIe -

The city also has every chance to become the center of significant agricultural production ac-
tivities during the planning period. It should be mentioned in this regard that the Chicago
metropolitan complex, the major market for the area, is forecast to have a population of 10
to 12 million people by 1980, and to include Elgin, Aurora and Joliet within its urbanized

As a result of these trends, Fort Madison will continue to have an available labor force. u
areas.

THE INDUSTRIAL AND INSTITUTIONAL ECONOMY IN THE PLANNING AREA IS STRONG
AND DIVERSIFIED

The industrial and institutional economy in the planning area consists of manufacturing in-
dustries, the railroads, utilities and governmental and similar organizations. As shown in Table

2, they provide employment for more than 3,900 people. '

The table shows that the industrial economic base of Fort Madison is well diversified. The
list, however, is not quite representative of Fort Madison's total industrial development.
Fruehauf Corporation, which manufactures trailers and a variety of other cargo transportation
equipment, has begun to construct a factory in the city's industrial park located outside of the
corporate limits, and plans to employ ultimately about 1,500 persons. l

All the non-manufacturing organizations named in the |list represent economic units which
act as a genuine addition to Fort Madison's economy since they create incomes and business l
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demands. The outstanding economic feature of these organizations is that they are not subject
to business fluctuations. They are relatively steady in employment over long periods of time.
In this way they act as stabilizers to the area economy.

Overall, the industrial world in the 1980's will be as different from today as today is dif-
ferent from the 19th Century. The Gross National Product is forecast to reach the nearly
incredible total of $1.2 trillion by 1980, as compared to the $670 billion expected for 1966.
Products will be made with a reliability known today only in space undertakings. To a larger
and larger extent, products or major sections of products will be made in one piece, often in
one machining operation. The new production processes, of course, will require an increased
amount of labor skill and unskilled and the semi-skilled worker will be in decreasing demand.

THE EMPLOYMENT OF FORT MADISON RESIDENTS IS STRONG IN THE MANUFACTURING,
TRANSPORTATION AND TRADE FIELDS

The employment profile of Fort Madison residents broken down by industry affiliation re-
flects the character of the area as a manufacturing, trade, transportation and service center.

It shows how little the area depends directly on agricultural, forestry and fishery pursuits. A
comparison to State of lowa averages is as follows:

Comparison of the Industry Affiliation of Employed
Fort Madison Residents with State of lowa Averages, in Percent - 1960

State of |lowa

Fort Rural Rural
Industry Madison Total Urban Non-Farm Farm
Agriculture , forestry & fisheries 0.3 20.6 157 D2 76.5
Mining - 052 0.2 0.5 0.1
Construction 3.0 D2 5.6 8.0 574
Durable goods manufacture 20.3 9.6 1247 9.0 2007
Non-durable goods manufacture 9.8 9.1 12.0 8.2 252
Transportation, communications and
other public utilities 152 6.2 7.8 7.6 1.6
Wholesale and retail trade 19.5 19.4 23.1 25.6 5.2
Finance, insurance and real estate 2.4 3.6 540 3.0 0.8
Business and repair services 1.0 2.0 2.4 2.8 0.5
Personal services 6.6 4.8 6.0 5.2 1.6
Entertainment and recreation services 0.9 0.6 0.9 0.6 0.1
Professional and related services 10.6 1258 15.6 14 .6 4.1
Public administration 6.4 9 4 0 3.6 1.0
Industry not reported 32 2.5 3.0 251 1.7
10050 - 1000 1000 100.0 100.0

Source: U.S. Department of Commerce, Bureau of the Census, 1960.
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Table 3

COMPARISON OF THE OCCUPATIONAL PROFILE OF |
FORT MADISON RESIDENTS WITH STATE OF IOWA AVERAGES, 1960

State of lowa

Fort Percent
Male Employed Madison Distribution 1950-60 1940-60
Professional , technical & kindred workers 7ol 700, 35.4 70.4
Farmers and farm managers 0.2 21.6 -22.2 -24.8
Managers, officials, proprietors, exclud-

ing farm 13.4 i -6.3 4.5

Clerical oand kindred workers 8.7 Sl 2/ 35.6
Sales workers 6.7 6.6 St 8.8
Craftsmen, foremen and kindred workers 21 .4 14.5 0.5 43.8
Operatives and kindred workers 2052 16.2 1.4 54 .5
Private household workers 0.2 - -40.9 -32.3
Service workers, except private households P 4.4 S 28.8
Farm laborers and foremen 0.1 5.0 -45 .4 -62.7
Laborers excluding farm & mine 8.0 Ded -17.5 -6.5
Occupation not reported SleZ 2.6 20.8 258.6

100.0 100.0 -6.2 ) .8 I
Female Employed l
Professional , technical & kindred workers 1.4 14.6 23.2 34,3
Farmers and farm managers ~ 125 98. 1 8.6
Managers, officials, proprietors, exclud- l

ing farm 2.6 353 - 48.8

Clerical and kindred workers 30.2 28.3 38.7 141.3
Sales workers 8.8 8.8 S 78 .4 ]
Craftsmen, foremen & kindred workers 0.5 1.0 - 143 .2
Operatives and kindred workers 2057 9.9 Koyns 114.9
Private household workers 6.4 6.8 337 -29.5 l
Service workers except private household 13.7 18.1 D3 141.2 '
Farm laborers and foremen - 3.4 -35.5 475 2
Laborers, exciuding farm & mine 0.3 055 ~-33.7 -21.9
Occupations not reported SRS 3.8 47.0 219.3

100.0 100.0 259 81.0

Source: U.S. Department of Commerce, Bureau of the Census, 1960.




Particularly noteworthy is the strength of Fort Madison's resident employment in the durable
goods manufacturing field. This represents a very desirable deviation from the State of lowa
averages which indicate the state's dependence on agriculturally-oriented industries. Fort
Madison has the potential of becoming a strong industrial center in eastern lowa.

THE OCCUPATIONAL PROFILE OF FORT MADISON RESIDENTS IS STRONG IN OCCU-
PATIONS EXPERIENCING FAVORABLE GROWTH TRENDS

The occupational profile of Fort Madison residents is strong in the managerial , clerical,
craftsmen, operatives and service worker fields. Table 3 shows a comparison between the
occupational structure of Fort Madison and State of lowa averages. Furthermore, the future
outlook for professional , managerial and skilled occupations is optimistic, while unemploy-
ment is and will remain high among the unskilled. A study by the U.S. Department of Labor

indicates the strong relationship between occupational achievements and unemployment as
well as occupational growth:

Employment Growth and Unemployment by Occupation

Change
Forecast Unemployment

Occchfionol GrouE 1960-1970 1963

Professional , technical and kindred workers 43% 1.9%
Managers, officials and proprietors, except

farm 21% 1.3%
Clerical and kindred workers 31% 4.0%
Sales workers 23% 5.7%
Craftsmen, foremen and kindred workers 20% 8.0%
Operatives and kindred workers 13% ?.0%
Service workers 34% 5.9%
Laborers, except farm and mine 0% 17.8%

Sources: Forecast=U.S. Department of Labor, Bureau of Labor Statistics, Feb., 1963;
Unemployment-U.S. Department of Labor, Monthly Report on the Labor
Force, Feb., 1963.

In evaluating the foregoing data, it should be kept in mind that unemployment among the
craftsmen and operative groups may be influenced by seasonal factors. Nevertheless, the
Department of Labor data documents the generally anticipated trends very well. |t must be
remembered that technology is expected to reduce drastically the relative amount of assembly
operations which are now the backbone of most manufacturing undertakings. This development

is already here in many facets of the electronics industries where micro-miniature circuits, for
example , are grown rather than made.
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EDUCATIONAL ATTAINMENTS OF A COMMUNITY'S ADULT POPULATION BECOME MORE
AND MORE IMPORTANT FOR ENSURING FAVORABLE FUTURE DEVELOPMENTS.

Educational attainments of a community's adult population dictate an area's adjustment
capabilities to technical and economic progress.

The dramatic technological changes since World War || must not be considered a one-time
result from military research. Rather they signal a new stage of fundamental change that
promises to accelerate more sharply as it progresses.

On a nationwide economic scale, technology has increased the labor force tremendously,
although in certain individual jobs and factories, men were replaced by machines. Despite
the unprecedented growth of technology after World War ||, the labor force, personal income

and standard of living have reached new highs every year.

To date, the social effects of the current technological revolution might be identified as
follows:

Fewer and fewer people work in factories;

Less human effort is required for monotonous and tedius work;
The work week is shortened;

Leisure is becoming the center of life, rather than the fringe;

The individual is freer by having both the time and the means to truly develop
himself;

Workers are quite likely to experience several occupational shifts during their
working life; and

Special skills can become obsolete very quickly, and general capabilities have
become the necessary foundation for acquiring new special skills.

Many of these effects, of course, are caused by automation, which is the backbone of

mass-production technology. Automation seems to improve working conditions in several ways .

For example, it increases safety and permits cleaner and more pleasant surroundings. Some
foundry workers never touch the molding sand, many refinery workers could wear white gloves
on the job, and automated grain mills have eliminated all dust.

However, automation does not upgrade workers, it upgrades the jobs and the job require-
ments. The traditional man/machine relationships have changed and will continue to do so as
the need for physical exertion gives way to the growing amount of mental effort expected from
operators. But the major impact of automation and technology most likely is found in their
capacity to do entirely new things which are not possible today. To take advantage of these
trends requires occupational mobility which appears to increase in correlation to an increase

in the educational achievements.

Ai——



The Educational Achievements of Fort Madison's Population 25 Years of Age and Older are
Strong in the High School Category

The educational attainments of the Fort Madison adult population compare reasonably well
with State of lowa averages, as shown following:

Comparison of Educational Achievements of the Fort Madison Adult
Population with State of lowa Averages, 1960 (In Percent)

State of lowa

Urban

Fort Total Area Non-=Farm Farm

Persons 25 Yrs. Old and Over Madison  State Residents  Residents  Residents
No school years completed 0.7 0.5 0.6 0.6 0.2
Elementary: 1 to 4 years Il 2559 2559 33 {74
5 & 6 years 4,2 4.6 4.4 Y 4.0
/ years SN 6.1 Y 7 6.5
8 years 24 .4 24 .3 20.3 26.7 Sl
High School: 1 to 3 years /.6 9.6 10.8 850 8.0
4 years 32751 30.3 30.1 2759 33.6
Collage: 1 to 3 years 7.6 9.6 10.8 8.5 8.0
4 years or more 4.1 6.4 8.8 Sl 25
100.0 100.0 100.0 100.0 100.0
Median School Years Completed 11.0 JHes3 11.9 10.3 10.5

Source: U.S. Department of Commerce, Bureau of the Census, 1260.
Educational achievements of the adult population constitute, of course, an important labor

force factor. Fort Madison in this regard appears to be in a favorable position, since many
employers now require at least some high school education as a prerequisite for employment.

Economically, Education is a Very Good Investment

Although it is by no means certain that money invested in education will pay dividends, it
usually does. Higher incomes, of course, are due to a variety of factors, including individ-
val differences in intelligence, home environment, and family connections. However, for
every year for which data can be presented, the completion of an additional period of school-
ing was regularly associated with a higher average income. The differences in income be-

tween elementary and high school graduates and between high school and college graduates
were as follows:
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Correlation of Income to Educational Achievements

Percent Percent
Elementary /High School High School /College
Year Income Differential Income Differential
1 946 35% 48%
1949 39% 62%
1956 41% 63%
1958 44% 70%

Source: U.S. Department of Commerce, Bureau of the Census, 1961.

The data compares the estimated incomes of men from 25 to 64 years of age. The increases
in the differentials from 1946 to 1958, particularly between the high school and college grad-
uates, reflect the impact of technology with its higher job requirements. This data correlates
to those on unemployment, and stresses the value of college education.

Newer data on the monetary value of education help to present figures closer to today's
economic conditions. Based upon 1960 census information, a college graduate , for example,
can look forward to earning about $417,000 during his lifetime, assuming no subsequent
drastic changed in the economic conditions. This would be about $170,000 more than the
average lifetime earnings of a high school graduate. Moreover, the value of an education
can also be demonstrated for occupations in which one does not expect education to be of
significance. According to the U.S. Department of Labor, craftsmen and foremen, if they
completed high school, average about $36,000 more during their lifetime, than grade school
graduates. Even the semi-skilled, the operatives and kindred workers, stand to earn some

$24 ,000 extra during their working life, if they have a high school diploma.

Estimated Lifetime Earnings by Education

Lifetime Earnings from

Years of School ComEIered Age 18 to 64

Elementary School: Less than 8 years $143,000
8 years 184,000
High School: | to 3 years 212,000
4 years 247 ,000
College: | to 3 years 293,000
4 years or more 417,000

Source: Testimony of Herman P. Miller before Subcommittee of Employ-
ment and Manpower, U.S. Senate Committee on Labor and

Public Welfare (88th Congress, st Session), July, 1963.
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The reasons for this are not hard to find. Occupational outlook information indicates that
employers prefer high school graduates because of their better trainability and potentially
higher productivity. Unlike the less educated and often also less trained person, the gradu-
ates are also the last to be laid off in slack times.

Again, it must be stressed that education is only one ingredient for success, even though it
is a very important one. In 1961, about 2.6 million men--46% of all college-educated
males--had annual incomes under $7,000, whereas 3.3 million men--23% of the male high
school graduates--earned more than that amount.

Nevertheless the implications of the foregoing data are obvious. The value of thorough
schooling and also the potential of adult education cannot be stressed enough. Community
emphasis upon education will not only aid the resident labor force and young people, it also

will help to attract favorable socio-economic developments in competition with other com-
munities.

THE FUTURE SOCIO-ECONOMIC EXPANSION OF FORT MADISON DEPENDS UPON A
CONTINUATION OF ITS EXCELLENT INDUSTRIAL CLIMATE AND PROMOTIONAL EFFORTS

Thanks to the efforts of leading citizens, the city administration and the Chamber of Com-
merce , the industrial climate in Fort Madison is excellent. The citizens and officials pursue
an active and systematic program to maintain an excellent community attitude towards indus-

ry .

Fort Madison has a number of assets to back its industrial development endeavors. These
assets include available industrial sites and space for expansion, an outstanding education
system, a good labor supply and harmonious |labor relations, recreational resources in the
community itself, as well as in the immediate vicinity, and an outstanding transportation base.

The implications of the foregoing analyses for community development are significant.
They require that communities be developed as an attractive place for total living rather than
just a locality for working, shopping, eating and sleeping. To realize its future potential,
Fort Madison must undertake a number of basic economic development efforts simultaneously .
These must include: (1) continued attention to enhance the excellent transportation base;

(2) continuing industrialization efforts; and (3) continuing emphasis upon education develop-

ments. With these recommendations in mind, the future outlook for the community is judged
to be very promising.

As history has shown, the days of the strictly local industries are over. As political boun-
daries have become more and more meaningless in relation to movements of economic supply
and demand, business has gained greater freedom in location of its operations. Today, only
few locations still enjoy exclusive economic advantages. Generally, numerous localities
compete for a single business enterprise. |Immediate development competition for Fort Madi-
son will be found in neighboring counties, neighboring communities and even distant loca-

tions on the river as well as the city's railroad lines. Thus, Fort Madison must continue to be
highly competitive in every respect.
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EXHIBIT 1

POPULATION DEVELOPMENTS OF COMMUNITIES IN LEE COUNTY

- 45,000
Lee County 44 1074 44 207
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’ 43,000
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Source: U.S. Department of Commerce, Bureau of the Census.
Extrapolations: North American Research Corporation.




POPULATION, HOUSING AND RELATED FACTORS IN THE PLANNING AREA

This section deals with the analysis of Fort Madison's population, its structure and the
city's housing situation. Because of their close inter-relationship, the analyses of population
and housing are presented together.

FORT MADISON'S FUTURE POPULATION DEVELOPMENTS DEPEND MAINLY UPON THE
CITY'S CAPABILITY TO ATTRACT AND RETAIN INDUSTRY

Like many communities in predominantly rural areas, Fort Madison must anticipate slow
growth or even a loss in its population without a successful program of industrial development.

Fort Madison is Located in a Region of Population Decline

Estimates by the lowa State Department of Health, Division of Vital Statistics, show that

with the exception of Des Moines County, all counties bordering on Lee County lost in popu-
lation. The population change was as follows:

Population in the Lee County Region, 1950-1963

Estimated

% Change Population** % Change

County 1950-1960 July 1, 1963 1960-63**
Des Moines ST 44 ,800 0.29
Henry -2.8 17,900 =1 .9l
LEE 2.6 44,100 -0.31
Louisa -7 3 10,200 -0.68
Van Buren -11.2 9,600 -1.5]1

Sources: *U.S. Department of Commerce, Bureau of the Census, 1960;
**lowa State Department of Health, Division of Vital Statistics,

Annual Report, 1963.
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It must be mentioned in this context that the county's population decline would have been
sharper had the communities in the area not grown. Since for the future the farm and related
population is-forecast to continue its decline, the future population growth in Lee County
depends upon success in the economic develc::-pmenf of its major cities==Fort Madison and Keo-
kuk--as well as population developments in the county's other cities and towns.

In Contrast, the Population in the United States Continues to Grow Rapidly

In 1960, the U.S. Census reported a total population of just short of 180 million people in
the nation. Recently, the Census stated that the U.S. population surpassed the 195 million
persons mark . Between now and 1985, the total population in the United States is estimated
to increase by some 72 million people cmd to reach a total of 267 million persons.

This large population increment is forecast despite the fact that the birth rate, which has
been declining since the late 1950's, may continue to decline. The reason for expecting the
continued growth is found in the fact that the number of persons in the reproductive ages
will about double in the coming generation. Women 20 to 29 years of age do most of the
child-bearing. They numbered 11 million in 1960, but thei: number will increase to about

20 million by 1980.

However, most of the population growth is indicated to take place in the urban population,
that is the population living in places of 2,500 or more people. From 1900 to 1960, the in-
crease in the urban population accounted for 92% of the total population growth. But the
increase in the urban population during the 1950-1960 decade accounted for more than 100%
of the total growth. Thus, for the first time in U.S. history, the rural population declined
during a census decade. In 1960, the rural farm population was approximately half the ab-

solute number it had in 1210.

Furthermore, the population growth is heavily concentrated in the metropolitan areas,
while many smaller urban areas did not grow. From 1900 to 1960, the increase in the metro-
politan area population accounted for 85% of the total U.S. p0pulot|0n growth. Betwee

1950 and 1960, the increase in the metropolitan population made up 97% of the total.

But the concentration of the population and its growth does not end here. Among metropol-
itan areas growth is heavily concentrated in the larger ones. In 1900, there were only five
metropolitan areas in the United States which had one million or more people. By 1960,
their number had grown to 24. From 1900 to 1960, the large metropolitan areas accounted for
48% of the total population growth; between 1950 and 1960 their share exceeded 60%. Of
course , this concentration of the population has been accompanied by a decentralization of
the population within the large areas. More and more people have begun to live outside the
central cities in the suburban rings of the metropolitan and large urban areas.

Consequently, the people for Fort Madison population growth are there, if Fort Madison
can attract them. Fort Madison will get people, if it gets industry and provides an attractive
community for living, education and leisure time pursuits.
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Fortunately, the city has all the assets available that are needed. It is not foo far away from
major urban centers and improvements in transportation will continue to shrink that distance.
On the other hand, the large urban areas have become rather unwieldly despite efforts to
relieve the transportation disadvantages. Future improvements in urban transportation and the
urban population growth are bound to find a balance where it becomes more attractive to lo-
cate into new centers of socio-economic activity such as Fort Madison. By that time, another
metropolitan area comprising Fort Madison, Burlington and Keokuk might be in the making.

FORT MADISON'S 1985 POPULATION IS FORECAST TO EXCEED 19,000 PEOPLE

Population forecasting requires the appraisal of the strength and future effect of all the
factors that influence change. Also, every population projection is based upon certain assump-=
tions. These assumptions anticipate that the trends derived from an analysis of past and cur-
rent developments will also hold true for the future.

The population residing in an area changes in only three ways: (1) By births; (2) by deaths;
and (3) by migration==in or out, the net result of which is called "net migration." The factors
which cause these population changes are almost infinite in their variety. They depend upon
the structure of the population as well as economic developments in the region.

Two population projections were established to gain benchmarks for estimating Fort Madi-
son's future population developments. The two methods are the arithmetical and the geometri-
cal projection methods. Both methods have the advantage that they are easy to use; both,
however, assume that past population development factors will remain unchanged during the
future planning period. Extrapolating past trends, arithmetical projections tend to give prob-
able minimum figures, while geometrical projections tend to result in maximum figures. Ex-
hibit | charts three Fort Madison population projections according to the geometrical fore-
casting method. The exhibit also shows the population developments for Lee County
communities during the 1940-1960 Census periods.

In making the Fort Madison population projections, it must be recognized that population
factors other than in the past most likely will be active in the planning area in the future.
This has been documented in the discussions in Chapter Three of this report as well as in the
preceding section of this chapter. In addition, the State of lowa industrial bond provisions
will help to attract industry to a higher degree than has been possible in the past. This, too,
is already demonstrated by a flood of recent announcements, where major companies chose lowa
communities for new plant locations. Finally, due to the work of the Army Corps of Engineers,
the Mississippi River is becoming a waterway of rapidly increasing value for its adjacent areas.

It is difficult, of course, to measure exactly the impact of these trends and changes on the
planning area population within the scope of a limited program. In addition, the future Fort
Madison population will depend on actions taken by planning area residents and leaders, for
example , how successful they will be in making living in the city socio-economically more
attractive than commuting to the neighboring communities.
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EXHIBIT 2 q

POPULATION DEVELOPMENTS IN TOWNSHIPS
IN THE MADISON TOWNSHIP AREA
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Source: U.S. Department of Commerce, Bureau of the Census.




In light of these conditions, it was judged reasonable to use the highest possible forecast
for future Fort Madison population projections. In evaluating this forecast, it must be kept
in mind that a significant share of the population growth caused by Fort Madison economic
developments will undoubtedly take place outside the city limits. As shown in Exhibit |
this has already been the case in the past. Thus, nearby communities more and more will be
cast in the role of dormitory suburbs in the area.

Finally, in making the Fort Madison population forecast, it was assumed that the prison
population, which currently accounts for about 10% of the city's total population, would re-
main constant during the forecasting period.

THE LACK OF POPULATION GROWTH IN FORT MADISON IN THE PAST SHOULD NOT
CAUSE TOO MUCH CONCERN

Although the population growth in Fort Madison was not outstanding in the 1950-60 decade,
it was not much below average either. Burlington grew by 5.9%, Keokuk by 1.1%, and Lee
County grew by 2.6%. Exhibit || presents the population growth in the townships adjoining
Madison Township, all of which have grown, with the exception of Des Moines Township.

Furthermore, as shown in Exhibit |, the smaller communities in Lee County, with the ex-
ception of Montrose, experienced population growth from 1940 to 1960. Because of relatively
high land and building prices in the area, many people prefer to commute. This is not nega-
tive, inasmuch as it amounts to a selection of people who live in the planning area. As long
as Fort Madison will get its share of the hinterland's retail sales, nothing is really lost. Com-
muting in the more rural areas always was and will be extensive. Data from Fort Madison

industries indicate that as much as 35 to 509% of the employed labor forces do not live in the
city.

Finally, five of the Fort Madison manufacturing companies began operations in the second
half of the 1950-1960 decade. There is sometimes a time lag of 5 to 19 years before the full
impact of new employment in an area is felt in corresponding population developments.

THE AGE STRUCTURE OF THE FORT MADISON POPULATION COMPARES WELL WITH THE
STATE OF IOWA AVERAGES

Like many urban places within an agricultural region, the City of Fort Madison too serves
as a retirement community for the surrounding area. Nevertheless, the planning area popula-

tion appears to be remarkably young. The age structure for Fort Madison residents compared
with State of lowa averages, as shown in Table 4.

The data indicates that Fort Madison compares well with the averages for the State of lowa,
including the rural and larger urban areas. In evaluating this comparison it must be kept in

mind that the city's age structure refers to the household population and thus excludes persons
living in group quarters such as the state penitentiary.




Table 4

_..._I,..

Comparison of the Age Structure of the Fort Madison Household Population
with State of lowa Averages, 1960

State of lowa

Fort Madison
Household Population Places of |
Rural of 10,000 -
Male Female Total Areas or More

AQE Structure

Under 5 years 10.9 10.1 s ] 11.1 10.7
5to 9 years 11.4 9.3 10.6 Jitel 9.6

10 to 14 years 10. 1 8.9 9.4 10.3 8.3
15 to 19 years 6.6 6.8 7 .4 7.5 oy,
20 to 24 years 359 4.4 5.6 4.6 74
25 to 29 years 4.8 4.9 59 5.0 6.3
30 to 34 years SV Sy 6.0 5.6 6.1
35 to 39 years 7.0 6.8 6.2 6.0 6.2
40 to 44 years 6.4 6.4 6.0 6.2 N
45 to 49 years 6.0 555 HT e .4
50 to 54 years 59 6.3 Sl 5.4 i 2
55 to 59 years 5.4 5.8 4.9 5.0 4.8
60 to 64 years 4.8 5 4.5 4.6 4.5
65 to 69 years 4.9 5.1 4] 4.1 4.1
70 to 74 years 3.2 3/ 353 3.3 5.4
75 years and over - 3.8 4.8 4.4 4.4 4.0
100.0 100.0 100.0 100.0 100.0

Source: U.S. Department of Commerce, Bureau of the Census, 1960.



Since there is no reason to expect that retirement patterns and the age composition will
change materially during the planning period, it is assumed that the age structure, as outlined
in Table 4, will prevail through 1980. However, the study team is of the opinion that with
the decline anticipated for the rural areas, the city will find a good opportunity to assume re-
gional retirement leadership. Social Security and attractive federal assistance are already
available and must be expected to expand during the planning period. The anticipated in-
crease of senior citizens among population thus will bring challenge , opportunity and reward
to alert communities.

The foregoing assumption is backed up by the population patterns found in the Greater Foit
Madison region. The river communities and counties exhibit a significant similarity in the age
structure of their populations. This is indicated as follows:

Structure of the Population in Urban Places and in Counties in

the Fort Madison Region, 1960

Age Distribution in Percent % of Total
Population

% Change Under 18 18 - 64 65 Yrs. in Group

Community Population 1950-1960 Yrs. Old Yrs. Old & Over Quarters
Burlington 32,430 52 33.3 5357 1259 ]2
Fairfield 8,054 10.3 28.4 56.7 14.9 6.3
Fort Madison 15,247 200 31.4 56D 125 9.4
Keokuk 16,316 01 34.8 528 12.4 152
Mount Pleasant 7,339 25.6 24.9 56.2 18.8 ZiIns3
West Burlington 2,560 58.6 37.6 53.0 9.4 -
Counties

Des Moines 44,605 6.1 34.5 53 .2 12,3 ) e
Henry 18,187 -2.8 30.9 YT 16.4 9.0
Lee 44 207 2.6 34.8 53.0 1252 4.1
Louisa 10,290 -7.3 SR 7 51.0 13.4 0.7
Van Buren 9,778 -11.2 325 50.6 16.9 1.3

Source: U.S. Department of Commerce, Bureau of the Census.

It should be noted that both Fairfield and Mount Pleasant are college communities. How-

ever, the expansion of the Mount Pleasant population is not due to an expansion in that city's
college population.
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Table 5

Fort Madison Housing Profile = 1960

Total Number of Housing Units 4,909
A. Tenure and Vacancy Status
Owner occupied 65.2%
Renter occupied 28.3%
Vacant 6.5%
100.0%
B. Condition
Sound 78.9%
Deteriorating 16.4%
Dilapidated 4.7%
100.0%
o) Sanitary Conditions
Hot and cold water piped inside structure 93.9%
Flush toilet, exclusive use 90.0%
Rathtub or shower, exclusive use 89.1%
Public system or private company water source 91.5%
Public sewer service 91.5%
D. Number of Rooms Per Unit
] Room 3.0%
2 Rooms 2.8%
3 Rooms |1 . 3%
4 Rooms 19.9%
5 Rooms 29.3%
6 Rooms 19.0%
/ Rooms 7 .2%
8 Rooms or more 7. 3%
100.0%
Median number of rooms, all units 4.9
owner 6ccupied D
renter occupied 4.0
e Units in Structure
| 79 .0%
2 7.9%
3 and 4 5.7%
5 or more 5.2%
Trailers 2.0%
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F, Year Structure Built
1955 to March, 1960
1950 to 1954

1940 to 1949

1939 or earlier

G. Value

Table 5--Continued

Owner Occupied - Number of Units

Less than $5,000

$ 5,000 to $ 7,400
$ 7,500 to $ 9,900
$10,000 to $12,400
$12,500 to $14,900
$15,000 to $19,200
$20,000 to $24,900
$25,000 or more

Median value

Renter Occupied - Number of Units
Gross rent less than $20.00

$ 20to $ 39
$ 40to $ 59
$ 60to § 79
$ 80to $ 99
$100 to $119
$120 or more

No cash rent

Source: U.S. Department of Commerce, Bureau of the Census, 1960.

Median Gross Rent
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THE NUMBER OF HOUSEHOLDS IN THE CITY OF FORT MADISON WILL INCREASE BY
27 .5% BY 1985 OVER 1960

The average population per household in Fort Madison amounted to 3.00 persons in 1960.
The number of households increased 3.3% from 1950 to 1960. |n comparison, the number of
persons per household for the state in 1960 was 3.19, and in urban places 3.07. In 1960,

Fort Madison had a total of 4,601 households.

Fort Madison, of course, is expected to continue functioning as a retirement center for
the surrounding population. Normally this would indicate a decline in the number of persons
per household. In addition, a declining birth rate will reduce the number of persons per
household although the number of households will increase in general. On the other hand,
economic developments in the planning area will undoubtedly attract and retain more younger
families with larger households. This, in turn, tends to increase the average household size.
Balancing these two trends, it was found reasonable to assume that the average household size

would remain constant during the planning period.

By 1985, about 17,600 people of the city's estimated 19,000 person population are fore-
cast to live in households. This estimate assumes that the prison population and the popula-
tion living in group quarters, such as retirement homes, by that time will amount to 1,400
persons. In 1965, the average prison population amounted to 1,245 persons. In evaluating
this assumption it must be remembered that trends in penal processes point to greater emphasis
on correction and rehabilitation. This, in turn, lessens the average time a prisoner spends in
the penitentiary. In addition, increased efforts in crime prevention, crime detection and the
general education will tend to decrease the incidence of serious crimes in the long run.

In view of the foregoing analysis, it is then estimated that by 1985 Fort Madison will
have about 5,860 to 5,870 households vs. about 4,600 in 1960. This estimate was arrived
at by dividing 17,600 by 3.00 (the average number of persons per household).

THE CITY OF FORT MADISON HAS ATTRACTIVE HOUSING CONDITIONS

Housing in the United States is measured in terms of housing units. A "housing unit," ac-
cording to the U.S. Census, is a house, an apartment, or other group of rocms occupied or
intended for occupancy as separate living quarters. The Fort Madison housing profile is

shown on Table 5.

The data on the value of the owner occupied housing units represent owner estimates, in-
cluding both land and buildings. They indicate what the owners thought their property was
worth in April, 1960. Since these estimates more or less are based upon the then market
value, it will be in the best interest of the property owners to support vigorously the economic
development efforts in the city. In this way they can contribute directly towards increasing

the value of their own property.
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Gross rent, according to the Census, is computed to include the monthly contract rent plus
the average monthly cost of utilities, if such items are paid for by the renter. The median
1960 contract rent, or cash rent, in the city amounted to $47.00 per month.

Finally, in terms of the Census, deteriorating housing units are classified as needing major
repairs to forestall dilapidation. A dilapidated housing unit is considered beyond repair and
unfit for human occupancy. Since 79% of the housing units in the planning area were built
prior to 1940, the city might prepare itself for a major urban renewal undertaking during the
planning period.

In view of the household developments in the planning area and the fact that almost all
Fort Madison households live in their own housing units and doubling up is negligible, it can
be concluded that the city should need about 1,500 new housing units by 1985. Of course,
these housing units can be contained in one-family or townhouses or apartment building
structures.

This estimate was arrived at by assuming that about 25% of the existing 4,909 housing
units need to be replaced by urban renewal and that their current space would be taken up by

commercial , industrial and recreational developments. Previous calculations indicate that in
addition, 1,265 new households will need housing by 1985.

THE PATTERN OF SETTLEMENT IN THE PLANNING AREA IS VERY FAVORABLE

According to building permits, 129 new residences were built in the planning area from
1960 to 1965. This new building activity represents a substantial upgrading for Fort Madison
housing values since most of the permits fall into the $15,000 to $22,000 price category. In
evaluating this conclusion, it must be taken into consideration that building permits do not
include the value of the land while the data from the U.S. Census of Housing does.

As shown on the map on page 41 , most of the new residential building activity took
place in the north and northwest sections of the city. This corresponds well with the
spatial distribution of property values in the community, which is indicated on page 43.

The existing spatial distribution of property values lends itself advantageously to a rational
distribution of socio-economic activity in the planning area in the future. Values are com-
paratively low in the west and southwest sections, which promise to be most desirable for
industrial developments. In contrast, Fort Madison's north , northeast and north-northwest
areas appear to be prime prospects for future residential and recreational developments.

Property values in the planning area show a promising trend. Real property values in-
creased from a total of $11.7 million in 1959 to $14.6 million in 1963, while personal property
during the same period increased from $2.9 million to about $3.3 million. Thus, the future of
the community's property valuations and tax base can be considered sound. This is the more
the case as new industry adds more to the tax base than it takes out in service requirements.
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Urban Rural Rural

Fort Area Non=Farm Farm
Income Category Madison Total Families Families Families
Under $1,000 s 6.7 35 Qo 14.7
$ 1,000 to $ 1,999 5.8 8.5 DY 10.2 13.5
$ 2,000 to $ 2,999 7ol 10.1 6.8 10.8 16.5
$ 3,000 to $ 3,999 10.1 11.2 8.8 13.0 14.8
$ 4,000 to $ 4,999 10.5 12.6 12.0 14.9 L Jeess
$ 5,000 to $ 5,999 16.3 12.9 14.4 13.8 8.6
$ 6,000 to $ 6,999 }2:.5 10.4 13.0 9.4 7
$ 7,000 to § 7,999 10.0 falcs 10.0 6.2 4.0
$ 8,000 to § 8,999 7.0 DD /.2 4.4 2.7
$ 2,000 to $ 2,999 D'eZ 3.8 S Y41 2.8 1.8
$10,000 and over 12..8 10.7 14,1 Int 6.2
100.0 100.0 100.0 100.0 100.0

Median Income of

Families $5,841 $5,069 SHE955 $4 ,626 $3,352

Table 6

Comparison of the 1960 Income of Fort Madison Families with
State of lowa Averages - in Percent

State of lowa

Source: U.S. Department of Commerce, Bureau of the Census, 1960.




FORT MADISON'S COMMERCIAL & RELATED ECONOMY

According to the 1960 U. S. Census, the median income of Fort Madison families amounted
to $5,841 annually. This compares to the median of $5,069 annually for the State of lowa.
The median income refers to the income of the family just in the middle of all families: 50%
of the families have a smaller income than the median family and the other 50% have a larger
income. As shown in Table 6, Fort Madison families concentrate in the lower-middle and
middle-middle and in the higher income categories.

The data preceding refers to the 1959 calendar year. For that year a total family income of
about $21.4 million can be calculated for Fort Madison. The income for Lee County for the
same year can be calculated at about $58.7 million, having had at that time 11,121 families
and a median family income of $5,282 annually.

However, with 3,670 families, Fort Madison accounted for only 33% of the county's total
number of families but for about 36.6% of the area's total family income. Roughly it can be
said that the family income of an area equals the total income except if the area contains
many family-unrelated individuals such as college students. Assuming then a 3% annual in-
crease in family income from 1959 to 1965, would bring the Fort Madison 1965 area income

to $25.58 million.

lowa tax data indicates the importance of urban vs. rural occupations in Lee County. Ac-
cording to the lowa State Tax Commission, 86.2% of the county's 12,793 returns were classi-

fied as urban returns. A comparison between Lee County and the other counties in the region
is shown as follows:

Distribution of Individual Tax Returns According to
Urban or Rural Residence - 1964

Percent Distribution

Total Number

Countz of Returns Urban Returns Rural Returns

Des Moines 14,760 Sl 8.5
Henry 5,618 PALF S 28.7
Jefferson 4,838 74.3 25.7
LEE 125793 86.2 13.8
Louisa 3,079 64.1 397017
Van Buren 2,626 57.0 43.0
Washington 6,255 66.8 332

Source: Division of Research and Statistics, lowa State Tax Commission,
Annual Statistical Report for the Fiscal Year ended June 30, 1964.

The table reflects the strong rural character of Louisa, Van Buren and Washington Counties
vs. the strong urban character of Des Moines and Lee Counties. Jefferson and Henry Counties,

so to speak , are in the middle in terms of the breakdown between urban and rural income gen-
eration.
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The available data on socio-economic characteristics for leading communities in the Fort
Madison region show Fort Madison as a significant manufacturing income center in the area.
According to the U.S. Census, 31.8% of the city's employed residents work in manufacturing
industries vs. 31.6% in Burlington and 37.2% in Keokuk.

It is then no surprise that Fort Madison's family income compares well with other communi-
ties in the region. This is shown in the table following:

Social and Economic Characteristics for Urban Places and
Counties in the Fort Madison Region, 1960

% of Families
Employed Percent
Persons With Incomes of
Working
in Mfg. Median Under $10,000

Community PoEulmion Industries Income $3,000 & Over

Incorporated Places of More than 2,500 Inhabitants:

Burlington 32,430 31.6 $5,848 14.6 13.7
Fairfield 8,054 257 5,461 17 .0 9
FORT MADISON 15,247 31.8 5,841 157 12.8
K eokuk 16,316 37 .2 5,458 19.1 574
Mount Pleasant 1,38 12.7 5,524 19.4 12.4
Washington 6,037 17 .4 5,287 1% 2 13.8
West Burlington 2,560 42 .6 5.927 Lot 15.0
Counties

Des Moines 44 ,605 30.0 $5,733 16.1 13.4
Henry 18,187 1252 4,639 299 9.6
Jefferson 15,818 21.8 4,708 26.8 7.4
LEE 44 ,207 30.6 5,282 257 10.7
Louisa 10,290 13.2 4,169 29.7 8.3
Van Buren 9,778 13.8 3,286 45.5 3.8
State of lowa 2,757 ,537 18.6 $5,069 25.3 10.7

Source: U.S. Department of Commerce, Bureau of the Census, 1960.

The income information of the area indicates the existence of significant pockets of pov-
erty, if one accepts the definition of the federal government, according to which families
with less than a $3,000 annual income are considered poor. However, the Census enumerates
only the regular monetary incomes of families, excluding income received in kind, such as
food produced and consumed in the home, or free living quarters. Thus the real income of
farm areas or its equivalent can be under-estimated by as much as 30% to 40%.
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As a result, it can be said that the region is rather rich and that the actual medium income
of families might be in the $6,000 annually category. For a comparison, the 1960 median
income of families in lowa's standard metropolitan areas ranged from $5,539 annually in Sioux
City to $6,491 in the Tri-Cities. It is estimated that family incomes in all areas increased by
about 3% annually since 1960.

ANALYSIS OF CONSUMER SPENDING PATTERNS INDICATES THAT A RETAIL SALES DE-
MAND OF APPROXIMATELY $16.4 MILLION WAS GENERATED IN THE PLANNING AREA
DURING 1965

A survey of consumer expenditure patterns in rural non-farm areas in 1961 indicates that
about 86.7% of the total family income is spent on current consumption items. The survey was
conducted by the U.S. Department of Labor, Bureau of Labor Statistics; current consumption
expenditures, according to the Department, were calculated by deducting taxes, gifts, con-
tributions and personal insurance from the total income.

On this basis, the 1965 current expenditures for consumption in the planning area can be
calculated at approximately $22.1 million. Since, however, about 18.8% of the expendi-
tures for current consumption go for items such as rent, mortgages and utilities, and about
6.7% for non-retail effective doctor and hospital bills, education, recreation and other per-
sonal expenditures, the retail effective and related expenditures in the planning area can be
calculated at $16.4 million, 74.5% of the 22.1 million. In detail, the average spending

patterns of expenditures for current consumption in rural non-farm areas of the Fort Madison
income level break down as follows:

Breakdown of Retail Effective Consumer Spending

Exeendifures for Current Consumption % of Total
All Expenditures 100.0%
Food 25.2%
Tobacco 1.9%
Alcoholic beverages 1.8%
Household operations 4.9%
House furnishings and equipment 5.1%
Clothing, clothing materials, services ?.8%

Retail Effective:
Personal Care 1 .4%
Medical Care 3.1%
Recreation 1.7%
Reading 0.5%
Education 0.4%
Transportation 16.7%
Other expenditures 2 .0%
74 .5%

Source: U.S. Department of Labor, Bureau of Labor Statistics,

December, 1963. Data refers to 1961.
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The preceding data reflects the impact of the transportation mobility upon the average
family budget. Almost all of the transportation expenditures indicated are spent on the auto-
mobile and related items.

FORT MADISON GAINED ABOUT 45% OF ITS RETAIL SALES FROM OUTSIDE THE PLAN-
NING AREA

Retail sales calculated from information of the lowa State Tax Commission indicates that
Fort Madison's retail sales in fiscal year 1965 amounted to about $21.0 million. Thus, the
planning area, which generates $16.4 million in retail sales demand, gains at least about
22% of its sales volume from customers living outside of the city.

The retail sales demand generated in the planning area is, of course, not totally satisfied
by the planning area merchants. The Burlington, lowa and Quincy, lllinois retail communi-
ties provide strong competition. Surveys by the Fort Madison Chamber of Commerce reveal
that about $4.5 million in retail dollars annually are spent outside the city by Fort Madison
residents. This amounts to about 21.5% of the current Fort Madison annual retail volume.
The data corresponds well to the results of local interviewing among Fort Madison residents
and merchants. These interviews indicate that about 45% of the total retail sales come from

outside the planning area.

A breakdown of retail sales by store category on the basis of lowa State Tax Commission
information, unfortunately, is only available on a county basis. For Lee County, the 1965

sales breakdown is as follows:

Structure of Retail Sales in Lee County

% of Total County

Store Category Retail Sales, 1965
DA AN S e s B s

Food stores 2700
Apparel stores 5.0
General merchandise 22.7
Furniture and equipment 3.6
Motor vehicle 8.2
Lumber and materials 6.2
Service 2.3
Public utilities 152
All other 13:2

100.0

Source: lowa State Tax Commission, Division of Research and Statistics,
Annual Tabulation of Collections for Fiscal Year ending June 30,
1964 .
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The lowa State Tax Commission data and the results of the U.S. Department of Labor survey
are not comparable because of differences in definitions, the type of area covered, and spatial
spending habits and allocations. All the money earned in a given area seldom is spent com-
pletely within that area.

THE DISTRIBUTION OF SELECTED SERVICE ESTABLISHMENTS IN LEE COUNTY INDICATES
CONSIDERABLE COMMERCIAL STRENGTH IN THE FORT MADISON AREA

Selected service establishments, according to U.S. Bureau of the Census, include hotels,
motels, laundries, beauty and barber shops, funeral homes, business services, auto repair
stations and garages, electrical , furniture and shoe repair shops, motion picture theaters,
and other amusement and recreation services such as dance halls and bowling alleys, etc.

According to a 1963 survey by the U.S. Department of Commerce, Lee County had at that
time 233 selected service establishments of which 48.5% were located in Fort Madison. A
comparison of the distribution of selected service establishments within the five counties in
the region shows the following:

Percent Distribution of Selected Service Establishments in Counties and Cities

of More than 2,500 Inhabitants in the Lee County Region, 1963

Establishments Receipts
With Total All Establishments Payrol |
Total Payroll  Establishments  With Payroll Entire Year

County Number Number ($1,000s) ($1,000s) (1,000s)

Des Moines 264 130 9,930 8,902 2,383

% in Burlington  88.1 A 96.0 97.0 98.0
% in West Burling-

ton 227, 2°63 07 055 0.6

Henry County 136 48 2,092 | ,644 332

% in Mt. Pleasant 49.3 64.5 52.5 68.8 75.9

Lee County 233 109 4,967 4,149 1,250

% in Fort Madison 48.5 45.0 50.0 51.2 48.0

% in Keokuk 20.2 41.3 313 S/l 3258

Louisa County 54 20 614 350 65

Van Buren County 61 13 435 247 55

Source: U.S5. Department of Commerce, Bureau of the Census, 1963:
Census of Business, Selected Services, Advance Report, 1965.
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The preceding data indicates that Fort Madison enjoys a strong central place position in

Lee County.

THE FORT MADISON TRADING AREA IS WEDGED IN BETWEEN THE BURLINGTON AND
KEOKUK TRADING AREAS

The problem of defining a meaningful hinterland and/or trading area for a community is not
an easy one. Hinterlands and trading areas usually are shared between various communities,
depending upon the mix of socio-economic functions the given communities perform and offer. |

Furthermore a community generally does not have a single well-defined trading area or
hinterland. Rather it has numerous trading areas which vary in extent for each function the con
munity pertorms. For example, the trading area for medical and other professional services may|
not coincide with that for the banking establishments, and the apparel store drawing area may
differ from that for automobile dealers. Although varying in extent, intensity and depth of |
coverage, the various trading areas tend to strengthen or weaken each other, depending upon |

their relative importance.

Finally, trading areas and hinterlands do not have fixed limits. They are flexible and
respond to factors operating both in time and in space. A store under new and more aggressive |
management, for example, will tend to expand and/or intensify the trading area coverage and |
a mbre efficient processor of goods from the hinterland most likely will enlarge that area too. |
Thus it becomes apparent that trading areas and hinterlands are man-made in a competitive

setting. |

In the case of Fort Madison, the problem of determining the city's trading area is particu-
larly complicated. The larger urban center of Burlington makes strong retail sales inroads |
into Fort Madison's "natural” trading area hinterland. In addition, the toll arrangements on
the Santa Fe Railroad and highway bridge, plus the location and direction of roads in Lee
County, place considerable handicaps on an east-west expansion of the planning area trading
reach. However, in competition with Keokuk , the Fort Madison retail community appears to

be in a position to hold its own.

It is then no surprise to find through local interviews that the Fort Madison primary trading
area covers the townships of Washington, West Point, Franklin, Charleston and Jefferson.
However, within this trading area there are strong local retail centers. These include Donnel-

son, West Point and Montrose.

LOCAL TRAFFIC PATTERNS FAVOR THE FORT MADISON CENTRAL BUSINESS DISTRICT

A traffic survey conducted by the Traffic and Highway Planning Department of the lowa
State Highway Commission, indicates that Fort Madison traffic patterns favor the central busi-
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ness district. The survey was made in August of 1962 in cooperation with the U.S. Bureau of
Public Roads.

The survey indicates that about 64% of all the 30,411 trips in the City of Fort Madison

went in or through the city's Central Business District. The detailed breakdown of all trips
is as follows:

Traffic Movements in the Fort Madison Urban Area, August, 1962

% Breakdown Origin & Destination of Trip

17.38% between the Central Business District and other internal (City
of Fort Madison) tracts;

30.40% between internal tracts by way of the Central Business District;

/.80% between external (outside Fort Madison) stations and the Cen-
tral Business District;

8.53% between external stations and internal tracts by way of the
Central Business District:

12.64% between internal tracts avoiding the Central Business District;

15.39% between external stations also avoiding the Central Business
District;

7 .54% external through trips with no desire in the Fort Madison areaq;
and

0.23% trips within the Central Business District.

Source: lowa State Highway Commission.

The above data indicates that 25.27% of al| trips most likely were made in connection with
doing business in Fort Madison's Central Business District.

THE 1985 RETAIL SALES FOR THE CITY OF FORT MADISON ARE ESTIMATED TO REACH
ABOUT $36.4 MILLION

In estimating the future retail sales in the City of Fort Madison, it must be recognized that
most of the changes result from a shift in the distribution of socio-economic activity in the area.
The agricultural hinterland will decline while the city and its satellite communities will grow.
Thus the share of sales the city gets from the outside might decline only slightly.
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In a tirst approach to establish estimating benchmarks, a correlation of retail sales growth
to anticipated population growth in the city would suggest a 21.2% sales increase from $21.0
million in 1965 to $25.45 million in 1985. The present Fort Madison population is estimated
at 15,700 people and the 1985 population at 19,000 persons.

Calculations in a second approach on the basis of the 1985 number of families and house-
holds times the median family income (5,870 x $5,841 = $34.3 million) plus an adjustment for
annual income increases of about 60% over the next 20 years, lead to an area income of about
$55.0 million. Then assuming roughly a continuation of current spending patterns and adjust-
ing the deductions for tax increases, the following results can be calculated: $55.0 million
minus 20% gives $44.0 million expenditures for current consumption, minus 25.5% for non-
retail effective expenditures leads to a retail sales demand of $32.7 million generated in
1985 in the city.

Assuming furthermore, under the second approach, that socio-economic activity in Fort
Madison's hinterland will decline from the present level of about 25% in 1985, brings the
subsequent assumption that only about 16.5% of the city's 1985 retail sales will come from
the outside. Thus, the 1985 retail sales could be calculated at $39.2 million ($32.7 million
would represent 83.5% of the total sales).

Assuming in a third approach, finally, that the retail sales development would follow the
general rate of increase in wealth as it was experienced in the past, which would suggest
that the 1985 sales increase by about 60% over their current level , the Fort Madison 1985
retail sales can be calculated at $33.6 million.

Since it is unlikely that the city’s retail sales are correlated to just the planning area's
population developments, it was decided to average the results of the last two calculations. |
Both calculations accommodate in the making of the assumptions those figures which can be
taken as a composite result of the area's development factors. Consequently, it is estimated
that the 1985 retail sales in the planning area will amount to $36.4 million. |

However, in planning for future Fort Madison commercial developments, it must be remem-
bered that retail sales do not include the total activities. Leisure is a growing industry. Not
only is the national income rising steadily--just as important, the average work week is a
35 hour work week. Some union contracts already provide for a 25~hour week. While in
1952 about 50% of all union contracts provided for a maximum vacation of two weeks or less
and only 4% for four weeks or more, the figures have been almost completely reversed today .

The statistics for leisure time developments are staggering. Attendance at the national
forest, for example, jumped from 27.4 million in 1950 to 133.8 million in 1964; attendance
at games of the National Football League from 2 million to 4.6 million; and attendance at race
tracks from 29.3 million to 60.6 million. In 1950, the nation spent $463 million for admission
to swimming pools, skating rinks, bowling alleys and the like; in 1964 that figure exceeded
$1.2 billion. Finally, expenditures for toys and sports equipment went from $1.4 billion to

over $3.0 billion
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Fort Madison enjoys many assets, particularly along the river, for capitalizing on the rec-
reation boom. And leisure time facilities might bring sufficient business to the planning area
in the future. [t must be recommended that the city, in conjunction with the county, plan
now to be prepared for this opportunity.

FORT MADISON'S 1985 RETAIL SPACE DEMANDS ARE ESTIMATED AT 520,000 SQUARE
FEET WITH PARKING NEEDS FOR A MAXIMUM OF ABOUT 3,640 CARS

To relate retail sales volume to retail floor space, an overall conversion factor of $100
sales volume per square foot of sales area frequently is used. Applying this factor to Fort
Madison's estimated 1985 retail sales, a sales area need for 364,000 square feet can be calcu-
lated.

However, according to currently prevailing trends in the calculation of store space re-
quirements, the sales area covers only about 70% of the total store area. The remaining 30%
is used for storage, service and administration. Consequently, Fort Madison's total retail space
requirements for 1985 are estimated at 520,000 square feet.

In computing the parking space required for serving a retail area adequately, ratios of
from 2 to 5 square feet of parking per square foot of sales area are used. Five square feet
generally is used for the outlying shopping centers. Thus, to allow Fort Madison the establish-
ment of an efficient central business district which must be walkable in order to comply to the

human scale, it was decided to use a conversion factor of three square feet per square foot of
sales area.

Consequently , by 1985, Fort Madison should provide for about 1,092,000 square feet of
parking space. Assuming finally about 300 square feet of parking space per parked car, this
space would allow the parking of 3,640 automobiles for shopping purposes. Of course, these
parking needs could be satisfied by on-street and off-street as well as private and public

parking. |t is judged that the estimated parking needs represent the maximum 1985 parking
demands.
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Fort Madison has three banks and a savings and loan association. The 1965 assets of the

banks amounted to $23.4 million, and those of the savings and loan association to $6.8
million.

FORT MADISON IS WELL SERVED BY FINANCIAL INSTITUTIONS |

The operations of the Fort Madison financial institution reflect the basic character of the
planning area residents which may be described as industrious, conservative, and progressive.
Defaults and delinquencies on loans are rather low or non-existent.

Finally, since money markets are rather fluid in the spatial allocation of funds, the Fort

Madison financial institutions are in a position to make ample financial means available to
finance any futhre growth contemplated in the planning area.
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PART TWO

PHYSICAL

FACTORS
FOR PLANNING







GEO GRAPHIC BASE

The City of Fort Madison is located on the west bank of the
Mississippi River at one of its widest and most picturesque points. The
city is midway between Kansas City and Chicago, 200 miles north of
St. Louis and about 175 miles southeast a: Des Moines. Fort Madison is

located almost midpoint between Burlington and Keokuk, or approximately
20 miles between both cities.

The topography of Fort Madison is similar to the other communities
adjoining the Mississippi River. This topography is characterized by relatively
steep bluffs which rise from the flat terrain along the river, and behind which
the terrain is gently undulating.

In Fort Madison, the upland plain has an elevation of approximately
700 feet above sea level, while the low terrain on which most of the city is
built, has an elevation of from 525 to 550 feet.

There are topographic features of the Fort Madison planning area
which will affect future developments. Such features include high bluffs to
the north and east and three stream valleys which traverse the city in a north-
south direction. These creeks cut through bluffs and form natural drainage
channels to the river. Big, French and Fork Creeks have their headwaters in
relatively deep valleys approximately one mile into the bluff. These topo-
graphic features provide obstacles to development, but from the standpoint of

protecting natural water courses they should be preserved and protected by
public ownership.

SOIL

The planning area around Fort Madison has been extensively mapped

by the U. S. Department of Agriculture, Soil Conservation Service as to the
condition of soils.

The condition of soils in the unincorporated but within the planning areq,
should be of particular importance to the city. If soils are not suitable to handle
any building construction, then development should not be allowed. |If
permeability of the soil is poor, thus affecting the removal of effluent from
septic tank filter fields, then such sewage disposal should not be permitted.
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TABLE 7

SOIL TYPES IN THE FORT MADISON AREA

Soil Number Soil Name Permeability Other
132 Weller Silt Loam Slow
I Colo=Gravity=-Olmitz Slow to moderate Alluvium soil
1lc Colo=Gravity=Olmitz Slow to moderate Possible flooding
Complex
283 Dickenson Sandy Loam Rapid
4] Haegner Sand or Loamy Very rapid
Sand
105 Chariton Silt Loam Slow to very slow
| 52W=-0-1 Unnamed Silt Loam Moderate to Wet
moderately slow
65 Lindley Loam Slow to very slow
378 Rough Broken Land Variable
211 Edina Silt Loam Very slow
364 Grundy Silt Loam Slow
273 Olmitz Loam Moderate
187 Unnamed Moderately slow
130 Belinda Silt Loam Slow to very slow
260 Beckwith Wilt Loam Very slow
131 Pershing Silt Loam Slow to very slow
80 Clinton Silt Loam Moderately slow
208 Landes Rapid to very rapid
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The type of soil found surrounding Fort Madison is listed on Table 7

Soils are important for the required efficiency of the septic tank
soil absorption system for sewage disposal through a subsurface tile system
laid in such a way that effluent from the septic tank is distributed with
reasonable uniformity into the natural soil. Criteria and standards used for
rating soils are made on the basis of the soil limitations. Three groupings
are made: slight, moderate and severe.

Some factors important in determining the suitability of a soil for
a filter field are (1) local experience and records of performance of existing
filter fields; (2) permeability of the soils; (3) depth to consolidate rock or
other impervious layers; (4) flooding; (5) ground water level; and (6) slope.

Soils with moderate to very rapid permeability are rated as having
a "slight" soil limitation. Soils with a permeability at the slower end ot
the moderate range (about 1.0 to 0.63 inches per hour) are rated as having
a "moderate" soil limitation unless measured results or experience show a
"slight" limitation. Soils with a permeability rate of less than 0.63 inches
per hour are rated as having a "severe" soil limitation if used for a filter

field.

Although soils with a rapid permeability have slight soil limitations,
it should be noted that a contamination hazard exists if water supplies,
streams, ponds, lakes or water courses are nearby . Very course textured
soils with very rapid permeability have moderate or severe limitations.

Experience has shown that soils having percolation rates (1) faster
than 45 minutes per inch function satisfactorily; (2) between 45 and 75
minutes per inch have moderate |limitations; and (3) slower than 75 minutes
per inch have severe limitations when used as filter fields for septic tanks.

A seasonal water level should be at least four feet below the soil
surface for soils rated as having a slight limitation. Soils with water levels
at one to four feet below the soil surface should be rated as having moderate
or severe limitations, depending upon the frequency or duration of wetting.
Well drained and most moderately well drained soils that are readily perm-
eable have slight limitations. Somewhat poorly drained and some moderately

well drained soils have moderate limitations. Poorly and very poorly
drained soils have severe limitations.

Soils are also important from the standpoint of developing new roads
and the location of various land uses.

In 1967, a complete soil survey was started for Lee County and this
work will take three to four years to complete. When the survey is completed
and the area is mapped, Fort Madison should acquire such a soil map,
especially for the one mile planning area outside the corporate limits.
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FORT MADISON AND ITS ECONOMIC AND SOCIAL POSITION IN THE '
REGION

For the purpose of the report, the Fort Madison region is limited fo I
Lee County, of which the city is located along the easterly limits of the
county . 1

Fort Madison's future socio-economic function and potential must be
seen and developed as one of the leading elements of the region rather than
as an independent unit. Fort Madison's principal competition in the fight
for socio-economic improvements are the neighboring counties as well as
municipal corporations in the socio-economic region. In area development
as in industry, competition is carried out on many levels. Not only does
a community compete with other communities of its own size, it also competes
with other larger and smaller communities. Because of this competitive
environment and the related strategies, the application of modern marketing
principles could be a significant factor in promoting Fort Madison as an area
in strong socio-economic demand.

The future socio-economic expansion of Fort Madison depends upon
o continuation of its excellent industrial climate and promotional efforts. Fort
Madison depends upon a continuation of its excellent industrial climate and
promotional efforts. Fort Madison has a number of assets to back its industrial
development endeavors. These assets include available industrial sites and
space for expansion, an outstanding education system, @ good labor supply
and harmonious labor relations, recreational resources in the community itself
as well as in the immediate vicinity and an outstanding transportation base .

Communities like Fort Madison should be developed as an attractive
place for total living rather than just a locality for working, shopping, eating
and sleeping. To realize its future potential, Fort Madison must undertake @
"umber of basic economic development efforts simultaneously. These must
include: (1) strengthening of the already excellent transportation base; (2)
continuation of industrialization efforts; and (3) even further emphasis upon
education developments. With these recommendations in mind, the future
outlook for the community is judged to be promising.

As history has shown, the days of the strictly local industries are over.
As political boundaries have become more and more meaningless in relation
to movements of economic supply and demand, business has gained greatet
freedom in location of its operation. Today, only few locations still enjoy
exclusive economic advantages. Generally, numerous localities compete for
a single business enterprise. Immediate development competition for Fort
Madison will be found in neighboring counties, neighboring communities and
even distant locations on the river as well as the city's railroad lines. Thus,
Fort Madison must continue to be highly competitive in every respect.
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EXISTING LAND USE

PURPOSE OF LAND USE SURVEY

A land use survey is an inventory of land, classifying like uses into
groups, such as residential, commercial, industrial, vacant and community
facilities. The purpose of a land use survey is to establish current accurate
data on the use, location and amount of land in the community . These data
can then be utilized in analytical studies that can help in formulating com-

munity goals, establishing planning alternatives and be used in the compre-
hensive plan process for the community

The land use survey is the most important compilation of facts
available to public agencies. Its application to both short and long=-range
planning projects serves the needs of city planners, public works officials,
fire, police and engineering departments. The land use report should be a
continuous process--being constantly reviewed, revised and updated to help

municipal officials and the public arrive at better decisions on all land use
questions

Listed below are some of the specific ways in which the land use
survey data may be utilized:

15 Provide data and background for the preparation and revision
of the long-range comprehensive plan;

25 Provide data for population and economic base studies;
3k Provide data for transportation studies;
4, Provide data for an evaluation of present and future public

utility needs.

S. Provide data for locating and improving community facilities.

RESIDENTIAL

Presently 679.5 acres or 19.3 percent of the total corporate area is
devoted to single-family homes. The largest concentration of single=family
homes is in the north, northwest and west sections of Fort Madison. Elsewhere

single-family homes are scattered throughout the city and mixed with multiple-
family, commercial and industrial uses.

Vacant land zoned for single-family use is located in the far northwest
and west sections of the city. Large areas are available but the existing
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Table 8
EXISTING LAND USE

Fort Madison, lowa

% of

City CBD Total Developed % ot
Square Feet Square Feet Square Feet Total Acres Area Total Area

Use of Land

Single-family 28,870,650 728,100 29,598,750 679.5 37 . 1% 19.3%
Two-family 1,693,000 401, 900 2,094,900 481 2.6 1.4
Multiple-family 306,000 160, 800 466,800 10.7 0.6 0.3
Farmsteads 477,000 - 477,000 11.0 0.6 0.3
House trailer 174,000 - 174,000 4.0 0.2 0.1
Retail business 684,000 321,240 1,005, 240 23 1.3 0.6
General service 699, 000 238, 300 937, 300 20150 | .2 0.6
Auto oriented 618,400 108, 310 726,710 16.7 0.9 0.5
N Heavy commercial 223,650 44, 020 267,670 6.1 0.3 0.2
Public use 4 828,400 169, 260 4,997,660 114.7 653 32
Quasi-public 2,037,889 175,200 2,213,089 50.8 2.8 1.4
Park 2,078,053 283, 140 2, 361501583 54 .2 3.0 S
Cemetary 1,389,805 - ], 389,805 31.9 17 0.9
Light industry 1,032,000 124, 300 1,156, 300 26.5 | .4 0.8
Heavy industry 6, 540,600 - 6,540, 600 150.2 8.2 4.2
Railroads 5,061,672 - 5,061, 672 116.2 6.3 I
Streets 18,931, 575 1,475, 000 20,406, 575 468.5 2535 13.3
Water area 15, 560,100 - 15, 560, 100 35742 10.1
Vacant land 58, 164,960 75, 000 8,239, 960 337.0 38.0

Totals
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terrain may affect any development,

The total amount of land devoted to two-family use, including two
flats and duplex units, is 48.1 acres, or 1.4 percent of the total corporate
area. These figures reflect a low percentage of land generally used for two-
family dwellings, even though a large area of the city is zoned for such use.

Land used for multiple=family structures, containing three or more
housing units, totals 10.7 acres, or 0.3 percent of the total corporate area.

In comparing multiple-family land use with the official zoning map,
such a land use has not been retained within the zoned district, therefore,
non=conforming uses have been created.

Multiple~family uses are generally located east of 18th Street and
south of Avenue C. There is not an established area where multiple=-family
uses are predominent; they appear to have been located any place where
land was available or where large single=family residences could be converted.

In surveying the land uses in Fort Madison, there were 11 acres of farm-
steads, or 0.3 percent of the total corporate area recorded. A farmstead
includes only the land on a farm where the residence and farm buildings are
located. This area is included within the residential land use calculations.

Fort Madison, like most communities, has a number of house trailers.
At the time of the land use survey, there were four acres, or 0 1 percent of
the total corporate area, used for house trailers. This land use was also
included in the residential calculations.

COMMERCIAL

The commercial land use includes retail, general service, auto oriented
and heavy commercial uses. The location of such uses, with the exception

of the central business district, does not follow any set pattern of past develop-
ment,

The retail uses amount to 23.1 acres, or 0.6 percent, of the total
corporate areaq;

The general service area includes 21.5 acres, or 0,6 percent of the
total corporate area;

Auto oriented land uses comrpise 16.7 acres, or 0.5 percent of the
total corporate areaq;

Heavy commercial uses cover 6.1 acres, or 0.2 percent of the total
corporate areaq;

All together, the commercial area occupies 1.9 percent of the total
corporate area,

Service commercial uses include professional and financial offices,
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service and repair stores, and entertainment and recreation establishments.

Auto oriented commercial uses include gasoline filling stations and allied uses

associated with the automobile user. I
|

Some of the commercial uses located in strips along major thorough-
fares are representative of neighborhood shopping such as drugs, hardware,
beauty, barber, foods, bakery, dry cleaning, laundry and shoe repair. "1|

INDUSTRY |

Industrial uses as surveyed in February 1966 covered 176.7 acres,

or five percent of the total corporate area. ‘

The largest developed industrial area is located south of Avenue L
between 15th and 20th Avenues. The next largest area is located north of ;‘
Avenue L and west of 34th Street.

The third general industrial area is located between 1st and Znd l
Streets and U. S. Route 61 and between Ist and 4th Streets south of Avenue G.
Other smaller industrial uses are spotted elsewhere in the city.

The city is developing an industrial park west of the city which
included a fertilizing plant and an allied use at the time of the land use
survey . Since the land use survey the city has a large new industry located ‘

in the industrial park area.

COMMUNITY FACILITIES

There are 251 .6 acres of land, or seven percent of the total corporate

area in community facilities. These facilities include parks, playgrounds,
libraries, hospitals and municipal buildings.

cemeteries, schools, churches,
Parks and playgrounds account for 54 .2 acres, or |.J perceni
of the total corporate area. The parks within the city are Riverview, Old

Settlers, Central, Ivanhoe and Victory Field.

Rodeo Park, the largest, consists of 240 acres and is located north

of the corporate area.

All of the parks have some type of equipment and, with the exception

of Central Park, all have shelter houses.

9 acres, or 0.9 percent of the total

Three cemeteries account for 31
and the third cemetery located

corporate area. These are Oakland, Elmwood
at Avenue H and 15th Street.

Public and quasi-public buildings occupy 165.5 acres, or 4.6 percent
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of the total corporate area. Among those land uses included in this category
are public and parochial schools (only non-recreational areas), churches,
fraternal orders, the library and hospital, fire and police station and the
municipal building.

The Fort Madison Community School District presently maintains a
high school, a junior high school and four elementary schools within the city
The schools are located on the existing land use map.

There is one parochial high school and three parochial elementary
schools in Fort Madison.

TRANSPORTATION

Thoroughfares and transportation facilities total 941.9 acres. The
rights—of-way of streets, alleys, railroads and water courses are in this
category . This represents 26.7 percent of the total corporate area and is
second in quantity only to the amount of land used for residential purposes.

The street pattern in Fort Madison, for the most part, follows a
strict rectilinear pattern. Variations in the pattern are found east and west
of the Dry Creek and north of Avenue H.

Currently 468.5 acres are devoted to street and alley right-of-way;
this accounts for 13.3 percent of the total corporate area.

Railroad rights-of-way total 116.2 acres, or 3.3 percent of the
total corporate limits.

The Chicago, Burlington and Quincy Railroad and the Atchison,
Topeka and Santa Fe Railroad follow the shore line of the Mississippi River.
This land use separates the river from other land uses.

There are 357.2 acres covered by water within the city, or 10.]1
percent of the ground area.

VACANT LAND

Vacant land totals 1,337.0 acres, or 38 percent of the total corporate
area--more than two square miles.

The largest vacant areas are located to the northwest and west
sections of the city. Within the developed portion of the city there are very

few scattered lots. This clearly shows a growth pattern from the center or
the core area to the city toward the corporate limits.

A comparison of the land use map with the present zoning maps

/1




Table @
CENTRAL BUSINESS DISTRICT
LAND USE

Fort Madison, lowa

Lot Area Building Area  Non=Structural

Saquare Feet Area Square Feet

Use Acres

Square Feet

Single=family 16.7 728,100 264,170 463, 930

Two-family 9.2 401, 900 216, 400 185, 500

Multiple=family 37 160, 800 126, 600 34,200

Retail business 7 .4 321,240 204, 400 116, 840

General service 5.5 238, 300 260, 330 22,030

Auto oriented 2.5 108, 310 42,050 66,260

Heavy commercial 1.0 44,020 101,050 57 .030

Public 3.9 169, 260 44,160 125,100

Quasi-public 4.0 175,200 129, 200 171, 100

Parks 6.5 283, 140 ~ 275, 900

Light industry 259 124,300 36,000 88, 300 '

Streets 33.9 1,475,000 - 1,475,000

Vacant land .7 75,000 - 75,000 l
98.9 4,304, 570 l

Source: Don C. Shafer & Associates, Skokie, Illinois '

August 1966




AVENUE | i f

r‘;] fals? 51’_‘?]

i_..
Ww |
Ty
= ] |
ol dld do ! = _
e e \

| Y

(j éﬂﬁ%ﬁ?hﬁj B 2 fam iy :T;r | i}\

AVENUE | ' >
_ | : §
P00 0 0P ob g [=] = G \

. r --r_..r : p— r

q“"‘“j klﬁg dEe| U@l gl ool §

i
AVENUE ' —3 1

Bl JEE g =113 @P Eﬁ N B P8R b [ il"

L] o

S

STREET
= :

STREET
e

[? 11| [ §§:J EJ Lq_{_ ; _:f o im @, F] .j.}
AVENUE =12 — 1]

Eﬁﬂfh

SECOND

ELEVENTH

AVENUE

— 3 OTeEa ; = } b bt
= a . e - i
o : = 23 SRS i e e M

[ : ":'—*- ‘h. = ;
. g’
r | .3
. ] %ﬂ il z
7 : ¥ "3
i M ARINA .
’ I}
._'_,.--1.'\' :.‘
R Dy A
Pras i s T s
- - ‘n" . < - ~:._...*' -~
et \ P
e T, P et =
HRPAN M o AmNiang T F
. L -
ORT MADISON
' IOWA
YEX PRI PamNag? L] F THM BAPFP man Fisid e ia Y A -
A FEDEAAL, DNANY FRO® T BBAN #iikfw MEa)
v L wi N Ol ol T A A TION
ME WOUIimE AnD wOsl i s d AST mrv .
AN

AN
WING ANISTAMCL PROGEAN AVTHEMIDD 0T SECTiON Tol oF

[ WE ALY OF iega AR awEmDID

e ] WWTRACT FOR AND FRANCED |h PART mY T M
et 1Y L P ErNTY | Jdiai® BION UNDEm TME PR OViSs o8 OF
IAPTER I8, CODE OF THE ATATE OF 10owa A AMiwDID

SINGLE FAMILY DwWELL 'i' ' | ah

TWO FAMILY DWEUJNd i::::

MULTIPLE FAMILY DWE % DON C. SHAFER AND ASSOCIATES
RETAIL BUSINESS —— f;ziﬁcl;g;:u LAH[EG Z:G:Q.Li:;;;

{
|
|
i




(ITY OF

FORT MADISON

CENTRAL BUSINESS DISTRICT

AVENUE | | L T

| thﬁﬂ@ {]E’E3|r-" ] n EEEE

irj | =

’ -
w
w
m
]_
Jw

STREET
IR
STREET

STREET

-

~:r—~,—:~,-*-—-——j
l 5
| i
_‘_:' 0l Plnp O e
- NEIR sl 2N %
LJL_. = . (
AvEHUE
—n- — B
| T L
J "‘:_: 5 Uhn M m
'-5_-1 _.* ==k T |z
2 | 2 o e z
:.; ﬁ — D L >
___4% = i
: | 7
g ]

CHICAGO SBURLINGTON A QUINCY RR

= - —

EXISTING
LAND USE

LEG

m

SINGLE FAMILY DWELLING ——
GENERAL SERVICE AND OFFICE BUSINESS — -
TWO FAMILY DWELLING ——MM

AUTO ORIENTED BUSINESS

MULTIPLE FAMILY DWELLING ——— —

HEAVY COMMERCIAL BUSINESS

RETAIL BUSINESS ——— M7 ~

;|
P { | =
s 8 5 AN ¥
«ADENR e
Fa
aTCH SON - Py I y
e 2 - .
e |
p 7
1
S RIVERVIEW FARN
L
: |.,- h-
A : - pol™ 1 X
3 . ] W : s
¥ o . of 3 ey
Bt yay X2 o oy A, S AR 2 e
) = OF T TSN T s 0 B i :
e -

e S - PUBLIC BUILDINGS, PUBLIC SCHOOLS.
AND PUBLIC OPEN SPACE BT

STREET |
STREET
1 =
o
N
E":
E3

STREET !

FOURTH

I&“\E

} ._.- ‘_:l__ ‘_-.-E- "hl- W -
.‘r e oy y
ATV T A A /
. A f
_‘-f &, :L‘ i
X .
d-h--. X : K, : -.
. ’. - e AL T 1 B s o
f S SN SR M
s '\,'_54' s
b ol -
e I L
rR 1 VE H
PRIVATE SCHOOLS, CHURCHES, AND — —_

OTHER QUASI-PUBLIC USES

PARKS

LIGHT INDUSTRY —

STREET

¥
——r—
5 |
|— | Neiironan
| A
L
———
- :. 1
s )

— S o = :

| < |

a | [ !
o Bonnse s 0 |
G =3
7T

S % - >
55 bt |
gl
MARINA .rLj
b
_----v—F'.'f"-l-':'-'I'_'.I:-ﬂlr ':J
ey AT 3 :1; ,:_-: .-_\..--J---';.-"'M_
— "-'ﬂ"'-f"- = ‘_Ir:'::""-"..-‘:‘.-.. e -IJ il
T v ria e o

v
8 PLANNING gmimT

'"_‘ AP LT |q“:_‘ - -
x AIDE D THAr
'Y l[:!-fl... BN aAmT FRO- T e

T
FE FPRIFAMATON OF

J UNBAW = ufwai, AOWIMIIT RATION o
s - i & .
WAmE AND wosapr MANCE AGTmCy NOUW THE ymp

- HE uUmpan

FLANN P -
INE ASITAWNLE FRECERAM AUTHONTED av MCTionw T

- ol oF

Fay MOUS i ACT oF ivla ad AWEROED

FRLMRLD UNDER CONTRACT rom AND FINANCED W PART oY THE
WOrwa, OF v L OF T SR EION UNODER T PRADYISIONS OF
CHAFTEN &, con M OF THE STATE o IOwA A% AwiENCED

I ; tl-‘-r\ - —— s
- P T 10
p o

N l

DON C. SHAFER AND ASSOCIATES

Plonnin 9
4326 CONCORD LANE

CoOons ultonts
SKOKIE ,ILLINOIS







indicates that a sizable amount of land is available for residential and
industrial development.

CENTRAL BUSINESS DISTRICT LAND USE

The central business district in Fort Madison is located in an east-
west corridor along Avenues G and H. The CBD reflects a pattern of un-
planned development with little thought of inter-relating commercial uses.

There have been few new buildings constructed in the CBD and most
of the buildings are marked by age. Some of the buildings have new fronts
but almost in every case the facial improvements extends only to the second
floor. New fronts without revitalizing the interior provides little affect to
continuously inducing customers into such stores.

The CBD occupies 98.9 acres, as delineated on the map following.
The area is larger than the existing CBD in order to provide space for future
development of commercial uses. Of this area, 16 4 acres include retail,
general service, auto oriented business and heavy commercial land use.

At the time of the land use survey there were 67.4 acres of commercial
land uses in the total corporate area of the city. This represents 1.9 per-
cent of the land uses in the total corporate area. Of this total, 23.8
percent of the commercial land uses were located in the CBD.

In the CBD as delineated there are various land use which range
from single-family to light industry .

The table on page 76 lists the types of land uses; total acres, |ot area,
building and non-structural areas.

Commercial land use located within the CBD total 16.4 acres, this

represents uses located on all floors of each building where it existed at
the time of the survey.

In the general services classification, 22,030 square feet of this use

was located above the first floor. Heavy commercial uses occupied 57, 030
square feet of building area above the first floor .

Public and quasi-public uses occupied 18.4 acres of the projected
CBD area. This includes such uses as city hall, parks, churches, efc.

In the CBD as delineated contains 2.9 acres of light industrial and
29 .6 acres of residential land uses. There is only 1.7 acres of vacant |land

in the CBD areaq.
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COMPARATIVE LAND USES, 1958 AND 1966

In 1958, Harland Bartholomew and Associates, city planners, were
commissioned by the City of Fort Madison to prepare a comprehensive plan
for the community. In the plan preparations the land uses of the city were
recorded and measured in 1958.

Table 3 shows the comparative land uses during 1958 and 1966.
The figures are presented in acres, percent of developed area, percent of
total incorporated area and percentage of change. A graphic presentation
on the next page shows the changes in land use in all categories from

1958 to 1966.

From 1958 to 1966 the total incorporated area increased 21.8
percent, or from 2,896.9 acres to 3, 527.9 acres.

The total developed area of the city from 1958 to 1966 increased
6.9 percent, or from 1,714.7 to 1,833.7 acres. Approximately 30 per-
cent of the area annexed to the city between 1958 and 1966 has been
developed.

In the residential classification the multiple~family land use reflected
the largest percent of change or in particular, 39 percent. In the total
the percentage of change in residential uses amounted to 66 percent .

Commercial uses for the same period increased by 27.9 percent,
or 14,7 acres.

Industrial uses and in particular light industry decreased in percent
although this may be because of the difference in definitions of such uses

between consultants, The percentage of decrease is 47.7. Heavy industry
increased 33 percent during this period.

The area of public and semi=-public uses increased 13 percent, or
72 .8 acres. Parks and playgrounds reflect a 3.3 percent decrease, here
again definition of uses undoubtedly varies.

The amount of land devoted to streets and alleys between 1958 and
1966 increased 1.1 percent.

The area in vacant land and water increased 27 and 176.3 percent,
respectively. As of the time the land use survey, the city has more than
two square miles of vacant land for future development.

Not all of the vacant land may have buildable sites. This can only
I be determined at the time of a vacant land survey .
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COMMERCIAL SURVEY

The Chamber of Commerce in the past has conducted two shoppers
surveys to determine the feeling of the shoppers toward the CBD of Fort
Madison. One of the surveys was to determine what night of the week the
shoppers desired the stores in the CBD to remain open. In both of these
surveys, comments by the shoppers were included and even though there was
several months lapse between surveys, there was similarity of general comments.

In the conclusion of the results of the shoppers survey conducted in
May 1961, the following was stated in part:

"...urge every Fort Madison firm to take a critical and objective
look at its business operations on the basis of these survey results.
They show what Fort Madison's shopping shortcomings are. The survey
has absolutely no value unless corrective action is taken. Many
cirticisms have been directed at all Fort Madison business firms and
can be remedied only by the individual initiative of local business-
men. Study subcommittees will be appointed soon to work at
receiving those undesirable shopping characteristics requiring a
consolidated effort, "

In the fall of 1966, a shoppers survey was conducted through the
cooperation of the Chamber of Commerce and the Fort Madison Evening
Democrat. The survey was conducted with the use of a questionnaire
printed in the Evening Democrat in order to reach as many shoppers within
the Fort Madison trade area as possible to attempt to appraise the commercial
trade position of the CBD of Fort Madison .

The questionnaire was run twice in the newspaper and the total re-
sponse was the receipt of 23 returns. This response can only be classified as
extremely poor since the daily circulation of the newspaper is 7100 within a
50 mile area, with a mail subscription of 1850.

The 23 questionnaires returned have been evaluated to attempt to
determine if the CBD is being fully utilized as the prime retail area. If it
has not been fully utilized then some of the reasons for only a partial
utilization of the CBD must be considered.

Since the response to the questionnaire was low it will be necessary
to advance certain assumptions in analyzing the information obtained.

Eighty-three percent of the returns were from the shoppers that live
in Fort Madison, 13 percent live in the rural area of Lee County, and four
percent live in Wever, lowa. Therefore, the intent of the questionnaire
to obtain shopping information from the rural area surrounding Fort Madison
is not available because of the failure of shoppers to comply with the request
to complete the survey.
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Eighty-seven percent of the respondents to the questionnaire were
females and the remaining 13 percent were males. All of the male respondents
are residents of the City of Fort Madison.

According to information obtained from the questionnaire the percent-
age of shopper visits to the CBD of Fort Madison are as follows:

% Shoppers
Daily 17 .3%
Weekly 52.3
Semi=-monthly 17.3
N\Oﬂfh\y 8.7
Special sales 4.4
Total Percent 100.0%

From the question, "What percentage of your home budget is spent
in the CBD of Donnellson, West Point, Fort Madison, Burlington, Keokuk,
Chicago, and any other principal business locations, assumptions have to

be ascertained due to the poor receipt of returns.

If it can be assumed that answers to the questionnaires are represent-
ative of the shoppers in the trade area of Fort Madison, then the merchants
of the CBD should be concerned. The results to this question as answered
shows a relationship of shoppers preference for geographical location of
retail business. The preference is either by voluntary choice or by forced
choice due to lack of availability of merchandise requested by the shopper.

There was a high percentage of "no answers” to this questionnaire
with the exception of where groceries are purchased.

The percentage of "no answers" in the questionnaire ran as high as
26 percent. |If it could be assumed that the no answer percentage would favor
Fort Madison, then the city's CBD captured more than 60 percent of the
gross sales. The CBD of Burlington, according to the questionnaire received
less than 30 percent of the retail trade from the Fort Madison trade area.
The other ten percent of purchases are made in CBDs of West Point, Keokuk,
Chicago and others. As to other CBDs, there were no localities identified

by name.

According to the respondents of the questionnaire, approximately
70 percent of the shoppers' furniture is ourchased in the CBD of Fort Madison.
The remaining 30 percent is from Burlington, Keokuk and other CBDs not

specified.

. : . "
If "no answers" percentages can be surmised to favor Fort Madison’s

CBD then almost eighty percent of all appliances are purchased in this retail
district. Burlington, West Point and other CBDs received 20 percent of this

type of business.
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From the standpaint of grocery purchases, the CBD of Fort Madison
captured over 90 percent of this business. The remaining 10 percent of the
purchases were made in West Point and Burlington. Purchasing groceries
from Burlington is undoubtedly done when the shopper is in the city for some
other purpose.

The shopper answering the questionnaire was requested to indicate by
location where other types of merchandise was purchased. In this case, the
CBE of Fort Madison received approximately 40 percent of the gross sales and
Burlington's CBD almost 60 percent. Such listed items purchased varied from
yard goods to music.

Twenty-one of the 23 returns indicated that they drove to the CBD.
Two shoppers walked and no one indicated they used public transportation.

As to the question "Where did you last purchase $5,00 or more in
groceries ?" over 65 percent responded that they purchased their groceries
from the neighborhood. Thirty=five percent purchased their five dollars
worth of groceries from the CBD and other areas equally.

Sixty percent of the shoppers answering the questionnaire indicated
that they did more than shop when they were in the CBD. Of the percentage
answering "yes" the respondents indicated such activities as their attendance
at work, religious and/or civic or professional services, entertainment and/or
recreation.

As to when was the most recent purchase made in the CBD of Fort
Madison, indications varied from one day to two weeks prior to answering the

questionnaire. Such items purchased varied from groceries to hardware and
from apparel to appliances.

The most recent purchases made in the CBD of Burlington according
to the responding shoppers ranged from one day to seven months with the
average about seven days. Such items purchased included BB pistols, yarn,
glasses, music, mens suits, clothing, yard goods, etc.

The Keokuk CBD is used for such items as stationary, yard goods, ladies
clothes and the frequency of such shopping visits to this CBD ranged from two
months to several years previous to the survey. Therefore, the Keokuk CBD
does not provide commercial competition to Fort Madison .

Following are some of the comments made by the respondent shoppers:

1. More complete facilities for mens work clothing and more parking;
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L More selection in sizes, items and more competitive prices.
We need a shopping center, more parking space - No parking
meters in center. :ﬂ

3. They need a shopping center or something to stimulate the _~
present store owners fo ger on the ball. |'

4, Department store (large) (discount). ]

Need coordinated redecorating of store fronts (not complete
remodeling) maybe just window boxes to signs or something |

N

with flowers. Places to sit in summer, public rest rooms. .1
Parking to rear of stores, new signs. Make CBD like a shop-

ping center.

5. We need some department stores to get people to shop in Fort
Madison and some parking lots where you don't have to pay fo .,

spend your money .

There isn't much down there - | have to go out of town for most

everything, except essentials and | can't always find those here. |

¥

8. Poor - besides the amazingly small selection, high prices, |
think the attitudes of the shop owners, efc. is BAD, as a rule,
they usually act as if they could care less if you're there!!!

Never very helpful ! Il |

7 Parking - stores to carry a full line, not come back next day
or will order it for you. What a lot of bull. Go to Burlington |

and just pick it up.

10. More parking, shopping center, cateteria, better department |
store, ladies ready-to-wear, fill up empty business places,

more active police, less riding around.

1Ll Parking isn't my problem, its the stores which don't satisty me :1
enough - But its the midwest that usually get the latest fashion
and several things - we need a shoe store. We are getting too
many beauty salons - we need better quality stores to satisty l

our growing fown.

17215 More parking - public rest rooms = stores open Wednesday |

afternoons.

135 Poor selection of clothing. | practically never find any clothing,
except shoes for myself. | am going o buy new furniture but |

will have to buy out=of-town .
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14, Definitely needs department (good) stores and open longer
than 5:00 p.m.. What about working women ?

15. A good large department store and shopping mall.

16. | do much of my shopping at Sears or Wards in Burlington so
it is my opinion that if we had a large department store similar
to theirs, then | would to happy to stay in town and shop.
Fort Madison merchants are so afraid of being overstocked that
they have a tendency to understock on everything, mostly

clothing in popular sizes.,

17. We are tall and can rarely find our size range in clothing;
otherwise find merchants very eager to please.

18. We need a large quality department store = don't merchants
realize this would increase business ? Large stocks -= wider
selection so things don't have to be ordered.

19 Can't find merchandise wanted - merchants need to change
their ways, clerks mostly and merchandise at a price ordinary
people can afford.

20. Parking facilities are needed - a center mall = no parking in it
with ice skating, trees and flowers.

P4 | | think shopping is very good in Fort Madison. | always find
the things | want and it seems strange that other people can't.
They just don't look .

22 There has been quite a bit of improvement here in the last five
years .
23/, Fort Madison is still lacking a lot of things you can get in

Keokuk and Burlington and Burlington Shopping Center.

In conjunction with the same shoppers survey, parking information was
requested in an attempt to be acquainted with parking problems the users of
the CBD actually experienced. Only 4.3 percent of the shopper respondents
to the questionnaire are employed regularly in the CBD of Fort Madison .

There appears to be a strong correlation between the percentage of
shoppers parking on the street and those preferring to park on the street.
Sixty-five percent of the shoppers parked on the street and 70 percent of
the respondents indicated that they preferred to park on the public street.

Sometimes parking conditions prevent shoppers from remaining in the
CBD as long as they would like, but 52 percent in this case stated that parking
did not prevent a long stay in the prime retail area.
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The time that was involved in locating a parking space ranged from no
time to 15 minutes to no available space. Most of the recorded time was

either five or 10 minutes,

Turn over rates of parked cars of the shoppers parked on the street
varied from 15 minutes to all day with most of the stays being from 15 minutes

o one hour -

Shoppers have always complained about the distance they have to
walk after parking. In Fort Madison the distance varied from "none™ fo four
blocks with the average distance being about one and a quarter blocks.

According to the survey 35 percent of the parkers paid five cents for
parking, 26 percent did not pay any fee, 4.3 percent paid over time parking

fines.

In ascertaining whether new off-street parking facilities would be
recommended in the Central Business District Development Plan, a question
was included to attempt to see what shoppers would pay for oarking for
three hours and all day parking. To this question the shopper indicated that
an average of 13 cents for a three hour limit would be paid and 29 cents
for all day parking. Most of the respondents indicated 10 cents for a three

hour parking period and 25 cents for all day parking.

The answers supplied to the questionnaire, even though the response
was poor, clearly pointed out and agreed with other studies and shoppers
surveys conducted in the past. Even on a small scale, it indicated that the
CBD was not capturing most of the gross sales on merchandise, furniture and

appliances that are requested by the shoppers.

It was strongly, indicated in the survey that the consumer would shop
‘n the CBD of Fort Madison if they could purchase what they are lcoking for.
This means that the merchant should provide full lines of merchandise, modern
apparel, furniture and appliances, popular sizes and prices that are right for
Fort Madison. Almost every respondent to the questionnaire indicated that
a shopping center is needed, therefore, they are looking for conveniences
including availability of merchandise, parking, etc. that is associated with

shopping centers.

If the CBD of Fort Madison is to function as a prime facility and if
the greatest amount of gross sales receipts are to be captured, it must function
as a regional shopping center. Merchandise, parking, circulation, comfort,
convenience and overall appeal should be provided. If the negative approach
is taken as to building a strong CBD in Fort Madison and a shopping center is
developed in the city, then the present prime retail area could become a
wholesale district with all the disadvantages, including the loss of tax
revenue either through gross sales or in property tax returns.
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BUSINESS SURVEY

A representative commercial survey of all types of businesses main-
taining a business address in the CBD was undertaken at the same time as the
shoppers survey was conducted. Answers provided by the merchants reflect
similarity to those of the shoppers.

The sample survey was represented by over half of the business in the

delineated CRBD.

After an appeal to the merchants for their cooperation in returning
the completed questionnaire the percentage of return was 70 percent

It was anticipated that there would be more response from the chain
stores conducting business in the CBD of Fort Madison than there actually was

Most of the merchants are not owners of their buildings, as is the
case in most CBD's Over 57 percent of the businesses responding to the
survey stated that the premises were leased, 32 6 percent were owned and
over 10 percent did not comment.

As stated in the shoppers survey conducted in Fort Madison, the need
for more parking was indicated. By answers provided by the merchants,
only 10.2 percent provide off-street parking for their customers with a total
of 59 parking stalls. As to employee off-street parking, 34.6 percent of the
respondents provide 53 stalls for employee parking. From comparing percentages
it appears that the employers give more attention to employee instead of
customer parking. This comparison provides brief answers to comments made
by shoppers. It also means that any improvement of the existing parking
conditions will be the responsibility of the city.

There is very little vacant land in the CBD for any expansion of

existing buildings and 69.3 percent of the respondents verified the lack
of availability of vacant property.

To the question, "If additional facilities were available, would you
consider expansion ?", almost 31 percent of the respondents answered that
they would consider expansion of their businesses. A "no answer" amounting
to 41 percent was recorded for this question. This high percentage appears

to reflect uncertainty as to expansion or a determined'no answer" approach
to the question .

It is felt by more than 71 percent of the respondents to the commercial
survey that they have potential for growth under present conditions where
they are now doing business. |f some of the suggestions made by the business-
m