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City of Mason City, Iowa 
Corridor Revitalization Loan (CoRL) Program  

 
January, 2016 

 
The goal of the Corridor Revitalization Loan (CoRL) Program is to encourage re-
habilitation and revitalization of commercial buildings along the city’s older com-
mercial corridors. This forgivable loan program provides an incentive to improve 
both the interior and exterior condition of the benefitted properties, leading to 
stable occupancy, improved aesthetics and economic benefits to the benefitted 
properties and to the city as a whole.  
 
Program: The City will use Tax Increment Financing (TIF) funds to provide 

a forgivable loan of up to $30,000 for exterior and interior reno-
vations, matched with funds from other sources. A maximum of 
$20,000 may be used for interior renovations; ratio of funds used 
for interior and exterior to be determined at time of approval. The 
program is intended for revitalization, aesthetic improvement, 
and an increase in value along the corridors; loans must support 
these goals. 

 
Eligible Properties: Commercial, mixed-use (commercial and residential), duplexes 

and multi-residential buildings (three or more units), zoned Z4, 
Multi-Use District and with direct frontage on:  

 North Federal Avenue between 6
th
 Street NW/NE and 17

th
 

Street NW/NE 

 South Federal Avenue between 4
th
 Street SW/SE and 19

th
    

Street SW/SE (not including railroad property); 

 The east side of South Federal Avenue, between 19
th
 Street 

SE and 22
nd

 Street SE; 

 The following parcels on the west side of South Federal Av-
enue: 071642604100 (2210 S. Federal Ave.), 
071648002100 (2324 S. Federal Ave.), and 071648102200 
(2402 S. Federal Ave.) 

 The east side of South Federal Avenue, from the north edge 
of parcel no. 072215100100 (3123 South Federal Avenue) to 
the north line of the 43

rd
 Street SW right-of-way extended 

east across South Federal Avenue to the City limits; 

 5
th
 Street SE between South Federal Avenue and South 

Pennsylvania Avenue;  

 5
th
 Street SW between South Federal Avenue and South 

Monroe Avenue;  

 6
th
 Street SE between South Federal Avenue and South 

Pennsylvania Avenue;  

 The north side of 6
th
 Street SW between South Federal Ave-

nue and South Monroe Avenue;  

 The south side of 6
th
 Street SW between South Federal Av-

enue and South Jefferson Avenue; 

 The west side of South Pennsylvania Avenue between 5
th
 

Street SE and 6
th
 Street SE; 

 South Delaware Avenue, between Willow Creek and 6
th
 

Street SE; 
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 South Washington Avenue, between 5
th
 Street SW and 6

th
 

Street SW; 

 South President Avenue, between 4
th
 Street SW and 6

th
 

Street SW; 

 South Adams Avenue, between 5
th
 Street SW and 6

th
 Street 

SW; 

 South Jefferson Avenue, between 4
th
 Street SW and 6

th
 

Street SW. 

 The affected district also includes Parcel no. 071643000300 
(City water tower lot) 

 Other properties with frontages on the corridors that are re-
zoned to Z4, Multi-Use District, may become eligible upon 
rezoning, subject to City approval. 

 
Eligible Applicants:  The applicant must be the building owner. The owner may apply 

on behalf of the building tenant(s), but the owner will be respon-
sible party. 

 
Assistance Provided: Loan Forgiveness: The cost of the renovations/improvements 

will be a forgivable mortgage loan, which is forgiven over seven 
years at the rate of 1/84

th
 of the principal, per month. If the pur-

chaser sells the property within the forgiveness period, the re-
maining balance of the rehabilitation cost will be due, with inter-
est (pro-rated to the nearest complete month). If the buyer enters 
into a loan agreement with the City and signs a promissory note 
for the remaining balance of the loan, the seller can be released 
from the mortgage and repayment. 

 

Other Programs:  Owners of property described above are also eligible for grants 

under an expanded MicroEnterprise Program. Other assistance 
programs may also be available. Loan recipients are not eligible 
for urban revitalization tax abatement on increased value result-
ing from improvements constructed under this program. 

 

Approval: Staff will be assisted by the Corridor Revitalization Loan (CoRL) 

Committee, consisting of two business or property owners within 
the eligible corridors, one architect, builder or similar construction 
professional, one banker or similar financial professional and the 
Development Services Director (or designee). The Committee 
will review the application, determine the appropriate funding 
level, determine a ratio of funds used for interior and exterior im-
provements, and ensure that the improvements complement the 
neighborhood and encourage further reinvestment. The Commit-
tee may recommend a lesser loan amount than that requested. 
Upon approval by the CoRL Committee, the Committee will rec-
ommend approval to the City Council, who will make a final deci-
sion. Only loans recommended for approval by the CoRL Com-
mittee will be forwarded to the City Council for final disposition. 
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LOAN AND LOAN FORGIVENESS CRITERIA 
 
 
Amount of Loan: Up to $30,000 per building, for rehabilitation costs, matched 

evenly with funds from other sources. 

 
Interest: Four percent (4%) per annum; interest shall be due and payable 

only if the property is sold or if the owner fails to maintain the im-
provements during the 7-year forgiveness period. Other actions 
constituting default may also require full or partial repayment; 
see the terms of the Loan Agreement. The owner may sell the 
property during the forgiveness period without penalty if the buy-
er accepts the requirements of the loan, enters into a Loan For-
giveness Agreement and signs a Promissory Note for the re-
maining balance of the loan prior to closing. 

 
Term: Seven (7) years, forgiven at 1/84

th
 of the total principal amount 

per month. 
 
Repayment: Total value of the loan is completely forgiven if the buyer remains 

the property owner for at least seven (7) years. Balance of loan, 
plus interest as noted above, is due in full if the owner sells, fails 
to maintain the improvements or otherwise defaults during the 7-
year forgiveness period (pro-rated to the nearest full month). 

 
Requirements: 1) Property must be zoned Z4, Multi-Use District, and have 

frontage on one of the designated commercial corridors. 
 2) Applicant must be the owner, who will be the responsible 

party. 
 3) The structure must be used for commercial, mixed-use 

commercial and residential, duplex or multi-family functions. 
Single family homes are not eligible. 

 3) Exterior improvements must respect the historic character of 
the building and the neighborhood, to the greatest reasona-
ble degree, as determined by the CoRL Review Committee. 

 4) The maximum loan is $30,000, which must be matched 
evenly with funds from other sources. 

 5) A maximum of $20,000 may be used for interior improve-
ments. All projects must include elements of exterior im-
provements (signs may be included); however, this require-
ment may be waived by the CoRL Review Committee and 
the City Council. The ratio of loan funds used for interior and 
exterior improvements shall be determined and approved by 
the CoRL Review Committee and the City Council. 

 6) The Committee may recommend, and the Council may ap-
prove, a lesser amount than requested, so that funds are 
used only for projects or portions of projects that support the 
program goals. 
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Security: 1) The applicant must show proof of matching funds in an 

amount equal to or greater than the requested loan. The City 
will accept a subordinate position to a mortgage issued by a 
financial institution. 

 2) The applicant will accept a mortgage for the amount of the 
loan, enter into a loan agreement and sign a promissory 
note. 

 3) Sale of the property or failure to maintain the improvements 
during the forgiveness period shall require repayment of the 
forgivable loan balance, plus interest. 

 4) The owner shall maintain insurance on the property and pro-
vide proof of insurance annually to the City. 
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CoRL ADMINISTRATION AND PROCESS 
 
1) Staff shall solicit membership on a loan advisory committee. This committee 

shall consist of:  
a. two business property owners within the eligible corridors; 
b. one architect, builder or similar construction professional; 
c. one banker or similar financial professional; 
d. the Development Services Director (or designee).  

The committee’s role will be to evaluate applications to ensure that the pro-
jects can be completed according to plans and anticipated financing, the 
program’s goals are met and that projects will encourage further reinvest-
ment. The committee will also lend expertise related to property value and 
the ability to rehabilitate a given property within the applicant’s budget. Nec-
essary steps will be taken to avoid conflicts of interest. 

2) The City will provide application materials and will market the program. 
3) Upon receipt of an application, Staff will convene the CoRL Committee (at its 

choosing, the Committee may decide on a consistent monthly meeting date 
and may set deadlines for appearing on the agenda). The application will be 
reviewed to determine if the project can reasonably be completed consider-
ing the project and the anticipated funding and if it conforms to program 
goals. Sources of matching funds will be evaluated. The Committee shall de-
termine the ratio of funds to be used for exterior and interior improvements 
(cost of interior improvements may not exceed $20,000). The Committee 
shall also ensure that exterior improvements are compatible with the histori-
cal character of the building and the surrounding neighborhood. The appli-
cant and the Committee shall agree upon commencement and completion 
dates prior to Committee approval. The Committee may impose conditions 
upon the project as requirements for approval. The Committee will then 
make a recommendation of approval, with recommended loan amounts, to 
the City Council. Only loans recommended for approval will be forwarded to 
the City Council for final disposition. 

4) The City Council will evaluate the CoRL Review Committee’s recommenda-
tion and make a funding decision at a regularly scheduled meeting. 

5) The applicant will sign a Forgivable Loan Agreement, with commencement 
and completion dates agreed upon by the City and the applicant. The appli-
cant may request up to two extensions of either date due to unavoidable cir-
cumstances, to a date certain. After two such extensions of either date, the 
City has the option to rescind the agreement and withhold any approved 
funds. 

6) Disbursement of funds will occur when the applicant has completed the im-
provements as approved by the CoRL Review Committee and the City 
Council. The Chief Building Official shall inspect the improvements to deter-
mine compliance. If required by the Committee, Council or the Chief Building 
Official, a Certificate of Occupancy shall be issued prior to disbursement of 
funds. 
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7) The owner shall own and maintain the building as a commercial, mixed-use 
commercial/residential, duplex or multi-residential building and shall maintain 
the approved improvements for the entire seven (7) year forgiveness period. 
If the property is sold during the forgiveness period, the new owner may as-
sume the loan by entering into a mortgage for the loan, sign a promissory 
note and enter into a new loan agreement with the City. 

8) As long as all conditions and requirements of the loan are met, the loan shall 
be forgiven at the rate of 1/84 per month; after seven years from the date the 
improvements have been approved, the loan shall be forgiven. 

9) The City reserves the right to inspect the property during the 7-year for-
giveness period, with 48 hours notice, to ensure that the improvements are 
maintained in accordance with the approved project plans and the loan 
agreement. 

10) Failure to maintain the improvements in accordance with the approved pro-
ject plans and the loan agreement will result in payment in full of the remain-

ing un-forgiven monthly amount of the loan, prorated to the nearest complete 
month. 

11) An act of default may result in repayment of the entire loan. Acts of default 
include failure to maintain the structure as a commercial, mixed-use com-
mercial/residential, duplex or multi-residential structure; vacation or aban-
donment of the structure, failure to preserve the property in a reasonably 
clean, safe and sanitary condition as determined by the City’s ordinances 
and failure to pay property taxes or other required fees or fines in a timely 
manner. In addition, the City may, at its discretion, require full repayment if 
there is criminal activity on the property. 


