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• UMB Public Finance Group
• Municipal Advisory, Underwriting, Private 

Bank Placements

• West Des Moines office with Iowa focus

• UMB has been in the Iowa public finance 
market for two-plus decades

• Nate brings nearly 20 years of public 
finance experience in Iowa

• Grew up in Aplington, Iowa (population 
1,095)

Nate Summers
Senior Vice President

UMB Financial Services, Inc.
7155 Lake Drive, Suite 120
West Des Moines, IA 50266
p. 515.720.4208
e. nathan.summers@umb.com 
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The Challenge Downtown Areas Face

What is a SSMID?

How the Tool Works

Who Can Form One

The Formation Process, Step by Step

Funding & Financing the District

Governance & Measuring Impact

Resources & Next Steps



Why Cities Are Looking for 
New Tools
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Downtown and commercial corridors carry outsized weight for a city’s tax 
base, identity, and quality of life.

General fund dollars are already stretched across public safety, streets, and 
core utilities.

Beautification, maintenance, marketing, and safety upgrades often fall 
outside a typical city budget.

Property owners and businesses want a direct say — and a direct stake — in 
their district’s future.



What Is a SSMID?
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A Self-Sustaining Municipal Improvement District is 
a defined area of a city where property owners 
agree to assess themselves an additional 
property tax, dedicated entirely to improvements 
and services within that same district.

• Voluntary and self-imposed by the district’s own property owners

• Revenue stays local — collected and reinvested inside the district

• Established for a defined term and commonly renewed periodically

Authorized under 
Iowa Code Chapter 

386



Reinvestment in
the District

Collected by the city 
alongside regular 

property taxes

Additional
Property Tax

Streetscaping, 
safety, marketing, 
capital projects, 

bond debt service

Held separately — 
restricted to the 
district’s stated 

purposes

Dedicated
District Fund

Petition and vote to 
assess themselves 

an added levy

District Property
Owners

How a SSMID Works
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More Than One

No statutory min or 
max size — 

boundaries are 
shaped by local needs 

and owner support.

Locally Defined

A city may 
establish multiple 

districts; Cedar 
Rapids, for 

example, has 
three.

The district must 
consist of contiguous 

property, entirely 
within the city’s limits.

Contiguous 
Area

Only commercial, 
industrial, or historic 

district property 
may be included in a 

SSMID.

Property Type

Eligibility & Boundaries
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Already at Work Across Iowa

1. Des Moines
2. Cedar Rapids 
3. Iowa City
4. Waterloo

5. Cedar Falls
6. Davenport
7. Fort Dodge
8. Clinton
9. Burlington

10. Newton
11. Webster City
12. Knoxville
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Iowa communities of every size use SSMIDs to invest in their commercial cores — 
including:

Cedar Rapids alone 
administers three: 

Downtown, 
MedQuarter, and New 

Bohemia – Czech 
Village.



Five Steps from Petition to Ordinance

P ET IT IO N
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DEF INE  
T H E  

DIST RIC T

CO MMISSION
REVIEW

NOT IC E  &  
H EARING

O RDINANCE  
ADO PT ION



1 - Petition

10

25% of property owners in the proposed 
district must sign the petition, representing at 
least 25% of its assessed property value.

• The petition is filed with the city clerk to initiate proceedings

• It kicks off a defined statutory sequence the council must follow

• City attorney involvement from the outset helps keep the sequence and 
documentation on track



2 - Define the District
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Name & 
Boundaries

The council 
names the 

proposed district 
and describes its 
legal boundaries.

Stated Purposes

Purposes for the 
revenue are 

listed — general 
or by specific 

improvements 
and uses.

Maximum Tax 
Rate

The council sets 
the ceiling levy 

that may ever be 
imposed within 

the district.



3 - Commission Review
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If a Planning & Zoning
Commission Exists

The commission must prepare 
an evaluative report on the 

proposed district. The council 
cannot take further action until 

that report is received.

If No Commission
Exists

In cities without a planning or 
zoning commission (or regional 

planning commission), the 
council calls a public hearing 

directly on the proposal.



4 - Notice & Public Hearing
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Once the commission report is received, the council publishes 
notice of the public hearing.

The city clerk sends notice by certified mail to every property 
owner in the proposed district, at least 15 days before the meeting.

The notice states the meeting details plus the district’s name, 
purposes, boundaries, and maximum tax rate.

At the hearing, the council hears all district property owners and 
city residents who wish to be heard.



5 - Ordinance Adoption
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Standard Path

3/4
affirmative 
council vote 
adopts the 
ordinance.

If Objected To

Unanimous

council vote 
required if ≥25% 
of owners (≥25% 
of value) file an 

objection.

If Strongly 
Opposed

Withdrawn

the council must 
withdraw the 

measure if ≥40% 
of owners (≥40% 
of value) object.

After the hearing, the council waits at least 30 days before adopting the ordinance 
that establishes the SSMID.

After passage, the city files the ordinance with the county.
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Key Takeaways



What SSMID Revenue Can Fund
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Operating Fund: Day-to-day district management, maintenance, 
and services

Capital Improvement Fund: Set aside for larger streetscape, safety, 
or infrastructure projects

Bond-Financed Projects: District revenue can support bonds issued 
to pay for improvements

Debt Service: District revenue can support bonds issued to pay for 
improvements

Parking Facilities: Fees at parking facilities within, or used by, the 
district



Turning District Revenue Into Capital Today

DIST RIC T  
TAX  

REVENU E
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P LEDGED 
TO  BO ND 

DEBT  
SERVIC E

BO ND 
P RO CEEDS 

F RO M 
ISSUANC E

C AP ITAL 
P R O JECT S  

BU ILT  
NOW

Rather than saving up year by year, a district can issue SSMID bonds — secured by 
pledged district tax revenue — to fund improvements now and repay them over time.

A municipal advisor helps the council size the levy and debt capacity, structure the 
issue, and coordinate with underwriters to access the bond market on favorable 
terms.



Governance & Management
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Council Retains Authority: The ordinance sets the district’s 
purposes and maximum rate — the council remains ultimately 
accountable

Many Districts Contract Out: Day-to-day operations are often 
managed by a nonprofit or Main Street organization

Regular Reporting: Managing organizations typically report project 
priorities and expenditures back to the council on a set schedule

Defined Term, Periodic Renewal: Districts run for a set term; some, 
like the Iowa City Downtown District, are reauthorized by property 
owners every 10 years



What Success Looks Like
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Iowa City 
Downtown District

Established in 2012; 
delivers cleanliness 
and safety, small-
business support, 
marketing, and 

public-space 
placemaking district-

wide.

Fort Dodge 
Downtown SSMID

In continuous 
operation since 

1982, now 
administered by 
Main Street Fort 

Dodge with biannual 
reporting to council.

Cedar Rapids’ Three 
Districts

Downtown, 
MedQuarter, and 
New Bohemia – 

Czech Village each 
tailor investment to a 
distinct commercial 

character.



Key Considerations for Officials & Staff
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Engage property owners early and often — buy-in drives both the 
initial petition and future renewals.

Set purposes and a maximum levy that are clear, defensible, and 
realistic for the district’s size.

Build renewal and sunset terms into the plan and revisit the 
district’s purpose periodically.

Coordinate closely with the city attorney — the statutory sequence 
and notice requirements are exacting.

Establish financial oversight and reporting structure from day one, 
whether managed in-house or by a partner organization.



Ongoing 
Advisory 
Support

Structuring and 
bringing SSMID bond 
issues to market on 

the city’s behalf.

Bond Structuring 
& Market Access

A continued 
resource for the 

council, clerk, and 
administrator as 

the district 
evolves.

Fitting the district into 
the city’s broader 

capital improvement 
and budget picture.

Long-Range 
Financial 
Planning

Modeling what a 
district can 

responsibly support, 
before the petition 

is even filed.

Levy & Debt 
Capacity Analysis

A Partner Through the Process
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As your municipal advisor, our role is to support cities before, during, and after a 
SSMID is formed:



Conversation & Questions
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UMBFSI
Disclosures

23
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This communication is provided for informational purposes only and is (1) not an offer or solicitation for the purchase 
or sale of any financial instrument; (2) not a solicitation to participate in any trading strategy; (3) not a solicitation of 
any municipal underwriting services provided through UMB’s affiliated bank dealer, UMB Bank, n.a. Capital Markets 
Division; (4) not an official confirmation of any transaction; and (5) not a recommendation of action to a municipal 
entity or obligated person and does not otherwise provide municipal advisor advice.

The content included in this communication is based upon information available at the time of publication and is 
believed to be reliable, but UMB Financial Services, Inc. does not warrant its completeness or accuracy, and it is 
subject to change at any time without notice. Any opinions expressed in the communications are those of the author 
and do not necessarily represent the opinions of UMB Bank, n.a., UMB Financial Services, Inc., or UMB Financial 
Corporation. UMB Financial Services, Inc. and their affiliates, directors, officers, employees or agents are not liable for 
any errors, omissions, or misstatements, and do not accept any liability for any loss or damage arising out of your use 
of all or any of this information. You should review all related disclosures and discuss any information and material 
contained in this communication with any and all internal or external advisors or other professionals that are 
deemed appropriate before acting on this information. Past performance is no indication of future results.
 

UMB Bank, n.a. Capital Markets Division is a separately identifiable division of UMB Bank, n.a.  UMB Bank, 
n.a., is a subsidiary of UMB Financial Corporation. UMB Financial Services, Inc., Member FINRA, SIPC, is a 

wholly owned subsidiary of UMB Financial Corporation, and an affiliate of UMB Bank, n.a.
Securities offered through UMB Financial Services, Inc., are:

NOT FDIC INSURED | NO BANK GUARANTEE | MAY LOSE VALUE
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