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Pierce Corridor Plan
Introduction
The Pierce Corridor of Sioux City,
Iowa is located north of the downtown
area and is bounded generally by
Douglas Street on the west, Jackson
Street on the east, 8th Street to the
south, and 29th Street to the north.
(Figure 3 shows a project area map.)
This boundary is consistent with the
Pierce Street Urban Renewal Area that
was approved by the City Council on
February 25, 2008 (Resolution 20080172). In several instances, adjacent
Figure 1 : Row Housing in the Pierce Corridor
properties outside the urban renewal area are also addressed in the corridor plan because of the
strong linkage or interface they have with Pierce Street.
The goal of this corridor plan is to set a vision for the area
as a gateway between downtown and the residential
neighborhoods of the north side, and also provide a
framework for successful development within the Pierce
Corridor. In order to develop a realistic yet visionary master
plan for the Pierce Corridor, it is important to understand
the specific characteristics and physical context driving the
current image and development in the area.

Figure 2 : Apartment Building in the Pierce
Corridor
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Figure 3 : Corridor Boundary
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Existing Conditions
Demographics1

The Pierce Corridor covers an area of approximately 230 acres containing a total of 65 city
blocks. The population in the Corridor during the 2010 Census totaled 2,763 residents. (Figure 5
shows the population distribution in the study area.) The population in the Pierce Corridor
declined by 7% or 202 people between the 2000 and 2010 Census. The majority of the
population decline took place south of 17th Street.
The table below shows a comparison of the economic and housing factors between the State of
Iowa, City of Sioux City, and the Pierce Corridor.

Figure 4 : Census Figures

As shown in Figure 4, the median income in the Pierce Corridor is lower than those of Sioux
City and the State of Iowa. The median income in the Pierce Corridor is $27,255. The State
median is $39,429 and City median is $37,429. Likewise, the poverty rate is significantly higher;
19% in the Pierce Corridor, 9% at the State level, and 11% at the City level. Though this is
concerning, it is also a common trend for near-downtown areas.
1

All Demographics obtained via 2000 and 2010 Census data.
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One highlight of the data includes a lower vacancy rate for residential properties in the study
area. This could, in part, be due to a larger percentage of rental properties in the Pierce Corridor;
69% when compared to 29% for the State and 54% in Sioux City. Another interesting housing
characteristic is the average age of structures. In the Pierce Corridor, the average age of a
residential building is 70 years old; whereas the average is 51 years at the State level and 57
years for the City of Sioux City overall.

Figure 5 : 2000 - 2010 Population Change
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An additional trend that is valuable for planning purposes is the mode of transportation of local
residents. In the Pierce Corridor, a much larger percentage of people utilize public transit as the
main mode of transportation to work. In the Pierce Corridor, 21% of residents use public transit.
In contrast, the State percentage is 1% and City average is 14%. The amount of people that walk
to work in the Pierce Corridor is also higher than the State and local percentage, 9% compared to
4% and 3% respectively. These issues will be important when the walkability of the corridor is
reviewed later in the document.

Urban Form
The Pierce Corridor lies between the downtown urban core to the south, the Hamilton Boulevard
corridor to the west, the Floyd Boulevard Corridor to the east, and the residential neighborhoods
to the north. The corridor also lies between the two major hospitals in the Sioux City region,
Mercy Medical Center to the south and St. Lukes Regional Medical Center at the north section of
the Corridor. The Pierce Corridor also sits between two of the City’s Urban Renewal Areas,
Historic Rose Hill on the west and Jones
Street to the east.
Scattered vacant properties and parking
lots negatively impact the visual image of
the area. Street furnishings and
landscaping is minimal within the area,
especially the southern commercial areas,
and do not contribute to an overall
cohesive
visual
environment.
Additionally, the lack of such amenities
impacts the quality of both the pedestrian
and automobile experience throughout the
area. In its present state, the Pierce
Figure 6 : Looking North on Pierce Street
Corridor serves as a pass through area and
not a destination. This location creates an extensive mixed use community that encompasses
community businesses that serve the adjacent residential properties and the entire Sioux City
community.
The topography in the Pierce Corridor is similar to that of many areas in Sioux City. Located
between the original flood plains for Perry Creek and the Floyd River, the entirety of the Pierce
Corridor is elevated above the flood zone. The topography in the north end of the study area is
significantly higher than that in the south. The peak elevation in the north is 200 feet higher than
the lowest in the south, 1,322 and 1,122 feet above sea level respectively.
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Figure 7 : Topography Map
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Land Use
The existing land uses in the area are primarily a mixture of low-density single-family housing
on the north side of the study area, with increasing density as one travels south. Small-scale
commercial, retail, office, employment and institutional uses predominantly face Pierce and
Nebraska Streets, with more commercial frontages on side streets in the southern region of the
corridor.

EXIS

No previous corridor plans have been completed for the Pierce Corridor; however, during the
Comprehensive Planning process each area of Sioux City is reviewed in detail to determine best
land uses. Three such plans
have
recently
been
Land Use
completed; the General Plan
to 1980, the Vision 2020
Plan,
and
the
2005
Comprehensive Plan. Each
Commercial
43%
plan consistently shows
commercial
development
Residential
along Pierce Street frontage,
52%
with varying amounts of
abutting
high-density
Institutional
residential. (Figure 8 shows
5%
the existing breakout of land
Figure 8 : Land Use Breakout
uses in the Pierce Corridor.)
These plans are useful to determine where residents and elected officials foresaw the corridor
developing, and how that vision has changed over time. (Figures 9, 10, and 11 show the
respective future land use maps.)
The occupancy for the Pierce Corridor is varied. As of 2011, 33% of the parcels in the study area
are single-family residential. Though a large percentage, the majority of these lots are smaller,
typically 5,000 square feet when compared to larger commercial lots. Two-family units make up
14% of the parcels, and 10% are multi-family (more than two families). Commercial and office
uses make up 9% and 5% of the parcels respectively. One figure of concern is that 16% of the
parcels in the Pierce Corridor are vacant lots. This also includes all parcels that have no built
structures, such as parking lots and open space or parks. Dinosaur Park would be considered
vacant. (Figure 12 shows the breakdown of the occupancy per parcel.)
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Figure 9 : Future Land Use, General Plan to 1980
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Figure 10 : Future Land Use, Vision 2020
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Figure 11 : Future Land Use, 2005 Comprehensive Plan
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Occupancy
Sgl-Fam Dwlg
33%

Home for the Elderly
1%
Apartments
5%

Two Family
General
Commercial
Apartments

General
Commercial
9%
Vacant Land
16%
Two Family
14%
Public/Private School Medical Church
<1%
4%
2%

Bank
<1%
Office
5%

Home for the
Elderly
Sgl-Fam Dwlg
Vacant Land
Bank

Multi Family
10%

Figure 12 : Occupancy Breakout

Residential
Many of the single-family homes in the area are rental properties. Some improvements or
renovations have been made to existing structures, but many are in decline. Much like the Rose
Hill Urban Renewal Area, many larger
single-family homes have been divided into
smaller rental units. Much of the rental
property is occupied because of its
affordability. There is little to no new
residential development occurring as the
corridor is, for the most part, built to full
capacity. Residential assessed values rise
significantly further north in the corridor
where there is a greater number of owneroccupied single-family homes. Residential
uses are primarily located in the north end
and in the east and west fringes of the study
Figure 13 : Residnetial Structure in Pierce Corridor
area.

11

 Pierce Corridor Plan

Commercial
Most commercial uses in the area can be found along the entire length of Pierce Street and
Nebraska Street south of 18th Street. Commercial uses range from small local businesses to
national chains. There are a
number of commercial
properties that are vacant
because of an obsolete
building format such as a
small
scale
building
footprint
by
current
standards or older buildings
needing repair.
Most of these commercial
properties have been built to
urban standards with offstreet parking and on-site
Figure 14 : Commercial Structure in Pierce Corridor
parking areas that are
shielded from the public right-of-way. Newer construction includes more suburban principles
comprised of the building set back from the right-of-way with a large parking lot in front.
Many buildings in the area are used for commercial service activities. These uses, including
various repair shops, supply stores, warehouses, banking and financial uses, generally exist in
several
locations;
but,
are
concentrated primarily in the
southern portion of the study area.
Institutional
The Pierce Corridor is home to
various institutional uses, including
churches, non-profits such as the
Blood Bank and Boys and Girls
Home, elementary school building,
and St. Lukes Hospital. All of these
structures have had a defining affect
on the development of the Pierce
Corridor; providing health, spiritual, Figure 15 : Church Structure in Pierce Corridor
and employment amenities for a large number of people both inside and outside of the study
area.
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Churches in the study area range from
historic structures like the Iglesia Pentecastes
La Biblia Abierta (former Landmark Baptist
Church) and the Iglesia Evangelica
Pentecostes Principe De Paz (former Sioux
City Baptist Church). Both buildings were
built nearly 90 years ago and continue to
serve a constantly evolving demographic.
These examples show the history of the
Pierce Corridor and the continuing change
and reuse of prominent and important
buildings for a new generation to use and
enjoy.

Figure 16 : Former Central Campus

At the time of this document, there is one Sioux City School District building remaining in the
study area, and two former buildings. These
buildings include the former Administration
Building, former Central Campus, and Hunt
Elementary. The former Administration
Building is located at 1221 Pierce Street and
was built in 1920. The Administration
Building has been sold and offices moved to a
new facility downtown. The former Central
Campus building is located at 1120 Nebraska
Figure 17 : Former School Administrative Building
Street and was built in 1940. The classrooms
have been moved to a new building on Highway 75 and the building is currently being sold for
use as a parking structure for the Castle on the Hill Apartments.

Figure 18 : Image of Hunt School
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The final building, Hunt Elementary School, is located in the center of the study area. Hunt is a
traditional neighborhood school serving the area immediately surrounding the building and is the
only elementary school located in the Pierce Corridor. The Hunt Elementary School boundary
stretches from Hamilton Boulevard in the west to Ingelside Avenue and Virginia Street on the
east, and from 23rd Street on the north to 15th Street on the south. This boundary includes areas in
the Rose Hill and Jones Street Urban Renewal Areas. Three other elementary school boundaries
make up the rest of the Pierce Corridor; Irving School south of 15th Street, Lincoln Elementary
north of 23rd Street and west of Pierce Street, and Bryant Elementary north of 23rd Street and east
of Pierce Street.

Figure 19 : Map of School Boundaries
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EXISTING CONTEXT

St. Lukes Regional Medical
Center is the largest employer
in the Pierce Corridor totaling
almost 1,800 employees and
200 active physicians. St.
Lukes anchors the north end of
the study area and helps define
the Pierce Corridor as a
‘medical corridor’ between St.
Lukes and Mercy Medical
Center downtown. St. Lukes
provides inpatient hospital
services, a growing same-day
surgery program, a network of
medical clinics, outpatient Figure 20 : Image of St. Lukes
rehabilitation centers and a senior living community. The health and medical programs offered
serves thousands of Siouxland residents and businesses.
Located at 1021 Nebraska Street, the Siouxland Community Health Center provides primary
health care services to individuals and seeks to address the major health problems of the
community. Physicians, physician assistants, nurse practitioners, dentists and other health
professionals strive to prevent disease, promote health, and treat patients who are ill or injured.
Working with other community groups, the Health Center develops and designs programs to
improve community health based on individual needs.
The
Siouxland
Medical
Education
Foundation
is
located at 2515 Pierce Street.
The facility, constructed in the
summer of 1998, provides an
educational opportunity to
medical residents in a private
practice setting.
St. Lukes and the Siouxland
Figure 21 : Image of Siouxland Medical Education Foundation

Community Health Center
expanded in the past decade. In late 2001, St. Luke's launched a $35 million construction project,
the largest building addition program in its 100-year history, to enhance services for patients and
physicians. The project created a four-story outpatient center for same-day surgery, imaging and
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physician offices, a new parking pavilion, remodeled medical center surgical department, and
new surface parking at the front entrance of the campus (Source: Siouxland Chamber of
Commerce). The Siouxland Community Health Center constructed the new facility in 20072008, totaling approximately $9 million in construction.

Transportation
Current traffic patterns are defined by a grid system of streets and alleys with the exception of
14th Street east of Jackson Street as it angles to the northeast / southwest, and Stone Park
Boulevard as it angles northwest / southeast in the northwest of Pierce Street. This grid system is
prevalent within the north side of Sioux City.
Automobile patterns are predictable, as the corridor is built on the grid system of 316 foot blocks
with 16 foot alleys dissecting the blocks. Although the district is adjacent to downtown, the
urban renewal areas, and includes St. Lukes hospital as the northern anchor of the district, there
is no wayfinding in the corridor to identify these destinations.

Figure 22 : 10th Street looking east from Pierce Street

The Sioux City Engineering Division performed a street assessment survey in the summer of
2011 for the streets in the Pierce Corridor. (Their findings can be found in Figure 23.) To
summarize, the red ratings are ‘poor,’ orange is ‘below average,’ yellow is ‘average,’ green is
‘above average,’ and dark green is ‘good.’ As can be seen in Figure 23, the ‘poor’ designations
are an opportunity for reconstruction and streetscaping. The poor section on Pierce Street,
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between 14th and 18th Streets, was completely reconstructed and streetscaping added in 2011.
This should be continued as more streets are reconstructed in future years.

Figure 23 : 2011 Street Assessment Map
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In late 2009, the Sioux City Transit Department switched from bus routes with no designated
stops to a system with signed, designated stops. (Figure 24 shows where these designated stops
are located, along with the two bus routes that impact the Pierce Corridor.) The Pierce – Jackson
Route begins at the Martin Luther King Transportation Center, passing north on Nebraska Street,
over to Pierce Street on 18th Street, then north on Pierce Street to 27th Street, when it continues
east out of the study area. This route travels through the north side traveling by sites such as
Clark Elementary and North High School, ending at the Floyd Boulevard Wal-Mart.
The second bus route that impacts the Pierce Corridor is the Indian Hills Route. This route is east
of the Pierce Corridor.
Starting at the Martin
Luther
King
Transportation Center
this route travels north
on Jennings Street,
Ingleside Avenue, and
Jones Street as it
winds through the
Jones Street Urban
Renewal Area. The
Indian Hills Route
also travels through
the north side, ending
at
the
Floyd
Boulevard Wal-Mart.
Both of these routes
offer additional means
of travel for the
residents and visitors
to the Pierce Corridor.
These two bus routes
are well placed in the
community to meet
the
need
of
a
population that is
likely to utilize the
service.
Figure 24 : Bus Route Map
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Study Areas
The pages that follow are designed to examine a group of
study areas individually, analyze the existing conditions, and
set forth goals for the area. These study areas were composed
because the individual properties within the study areas have
many similarities such as land use, density, and building
condition. The goals for the areas will address the following:
Land Use
Public Improvements
Private Development
Parking
Pedestrian Elements
The Pierce Corridor was divided into eight development areas
as shown in the graphic to the right.

Figure 25 : Study Areas Map
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Study Area 1 is comprised of 88 land parcels and 48
property owners. The land use in the block consists of 71
commercial properties and seven residential properties.
Seventy eight percent of the properties appear to be rental.
The present land uses include apartments, two banks, office,
fraternal buildings, insurance, and medical uses.
Study Area 1 shares many of the characteristics of
downtown Sioux City and is home to the highest
concentration of structures, highest density, and highest
number of three-story and taller commercial buildings are
located here. This area is also home to multiple large
structures that encompass half block to entire city blocks.
These include the Siouxland Community Health Center, Bell
Telephone Center, and the former Sioux City Community
School Central Campus.
Development in Study Area 1 should concentrate primarily
on commercial development. Façade improvements should
also be a priority. The results of a building condition survey
performed by the Historic Preservation Commission found
10% of the structures to be in poor condition, 39% were fair
and good, and 12% were listed as excellent. Utilizing the
Pierce Corridor Façade Improvement Program would
drastically impact the aesthetics in this area.
Apartment complexes are also an appropriate use in this
area. Single-family residential development should be
discouraged and existing should eventually be redeveloped
to commercial uses.

Figure 26 : Study Area 1 Map
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Study Area 2 is comprised of 60 land parcels and 44 property
owners. The land use in the block consists of 40 commercial
properties and 20 residential properties. This number may be
skewed as residential properties over three units are
considered commercial. Seventy percent of the properties
appear to be rental. The present land uses include apartments,
three churches, nursing home, medical office, and singlefamily dwellings.
Study Area 2 is a high density largely residential portion of
the Pierce Corridor. According to the 2010 Census, 651
people call this Study Area home. The vast majority of the
land use is apartment and multi-family conversions, or
structures once intended and used as a single-family
dwelling, but now used as a rental property for three or more
units. Three churches are located in this study area, including
the Conference Methodist Church, Iglesia Evangelica
Pentecostes Principe De Paz, and Trinity Evangelical
Lutheran Church.
The largest building in Study Area 2 is the Castle on the Hill.
The structure was built in 1892 as the Central High School
with an addition erected in 1911-1912. Central High closed
in 1972 and remained empty for 30 years. In 2002, a
development plan for revitalizing the building into 75
apartments was approved by City Council. As of the 2010
Census, approximately 200 people live in the Castle on the
Hill.
Activity in Study Area 2 should concentrate on stabilization
and revitalization of the residential property. The results of
the building condition survey found 14% of the structures to
be in poor condition, 21% fair, 63% good, and 12% were
listed as excellent. Appropriate developments in Study Area
2 should consist of apartments and row home type
developments, similar in nature to the Midtown Terrace
development in Rose Hill would be ideal. Commercial
development should be discouraged or designed to blend
with the surrounding residential properties.
Figure 27 : Study Area 2 Map
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Study Area 3 is comprised of 94 land parcels and 55
property owners. The land use in the block consists of 68
commercial properties and 27 residential properties. Sixty
eight percent of the properties appear to be rental. The
present land uses include apartments, barber shop, office,
medical, restaurant, single-family dwellings, and retail
stores.
Study Area 3 is a transitional zone. This area is one of two
in the Pierce Corridor that has an almost even mix of
commercial and residential properties. This block is also
unique to Sioux City in that live-work properties are
common. These properties feature storefronts on the main
floor with a residential structure attached and set back from
the street. These properties present unique opportunities and
challenges. This is a truly unique area that largely has
architecture intact from the 1800’s to early 1900’s
development. Over the years, the residential properties have
become rentals with deferred maintenance. The majority of
poor building conditions in this block are attributed to the
live-work structures.
Development in Study Area 3 should include a dual
emphasis on commercial and residential. The Façade
Improvements Program was created as a result of this area’s
building condition survey. The results of the condition
survey found 25% of the structures to be in poor condition,
37% were fair, 34% good, and 4% were listed as excellent.
This Study Area also witnessed a street reconstruction that
drastically improved the aesthetics of Pierce Street from 14th
to 18th.
Apartment complexes, office buildings, and retail shopping
are appropriate uses in the study area. Single-family
residential should be discouraged. Mixed-use development
should be promoted in this block.

Figure 28 : Study Area 3 Map
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Study Area 4 is comprised of 162 land parcels and 154
property owners. The land use in the block consists of 15
commercial properties and 147 residential properties. Forty
two percent of the properties appear to be rental. The
present land uses include apartments, one church, multifamily conversions, a nursing home, office, medical, Hunt
School, and single family dwellings.
Study Area 4 is dominantly a residential district. According
to the 2010 Census, 698 people lived in this area. Singlefamily homes make up the majority at 59% of the
properties. Duplexes and conversion homes make up 22%
of the properties.
Development in Study Area 4 should consist only of
residential development. The results of a building condition
survey found 10% of the structures to be in poor condition,
49% were fair, 29% good, and 12% were listed as excellent.
Efforts in Study Area 4 should focus on conserving the
housing stock that is present. Of the structures rated poor in
the block, over 90% are located south of 18th Street.
Improvement of these homes should be the priority over
redevelopment. Many of the housing on the north end of the
block range from 10,000 square foot lots to quarter block
lots. Consideration should be taken to maintain these large
houses as single family and discourage multi-family
conversions of the structure.
Higher density residential would be appropriate south of
18th Street. Row homes and duplex or triplex designs would
fit well with the higher density yet residential character of
the area.

Figure 29 : Study Area 4 Map
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Study Area 5 is comprised of 30 land parcels and 21
property owners. The land use in the block consists of 25
commercial properties and five residential properties. Forty
seven percent of the properties appear to be rental. The
present land uses include an apartment, bank, bars, church,
laundry mat, restaurants, retail, and multi-family
conversions.
Study Area 5 is the commercial heart and the focus of what
is thought of when imagining the Pierce Corridor. The
development along Pierce Street is built to the street, with
parking beside or behind the principal structure. Notable
structures include the newly remodeled Select Food grocery
store, Green Gables, and the 20th Street Building
development, the only strip mall in Sioux City built to the
street.
Development in Study Area 5 should concentrate entirely
on commercial development. Redevelopment of the
residentially used lots should include commercial or mixeduse structures with commercial retail or restaurant uses on
the main level. The results of the building condition survey
performed found 5% of the structures to be in poor
condition, 23% were fair, 67% were good, and 5% were
listed as excellent. Utilizing the Pierce Corridor Façade
Improvement Program to stabilize and improve the lower
rated structures would greatly increase the viability of this
area.
Higher density mixed-use development, along with retail
and restaurant/food commercial uses are appropriate for this
area. Parking lots should be located behind or to the side
and screened from the primary structure. All new
development in this block should be built to the street facing
Pierce Street. Landscaping elements should be used along
Nebraska Street to buffer parking lots from the public rightof-way.

Figure 30 : Study Area 5 Map
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Study Area 6 is comprised of 47 land parcels and 44 property
owners. The land use in the block consists of three
commercial properties and 44 residential properties. The
commercial properties, though listed as commercial by the
City Assessor, are residential in nature, including an
apartment building, three unit conversions, and a nursing
home. All other properties are single-family or two-family
residential. Twenty three of the properties appear to be rental.
Study Area 6 is a lower density, strictly residential portion of
the Pierce Corridor. According to the 2010 Census, 180
people live in this area. All the structures in this group were
designed as single-family structures. The three commercial
units were converted to multi-family. One property is being
used by the Boys and Girls Home of Sioux City as a nursing
home for elderly tenants.
Development in Study Area 6 should concentrate on
residential development. Large scale redevelopment is
unlikely to occur in this block; however infill development of
the few vacant lots is encouraged. Façade improvements
should be a priority in Study Area 6. The results of a building
condition survey found 5% of the structures to be in poor
condition, 67% were fair, 23% good, and 0% was listed as
excellent. Utilizing the Pierce Corridor Façade Improvement
program would help with stabilizing an area that is seeing
gradual decline. The average age for the structures in this
block is 99 years old, making historic preservation of these
structures important.
Appropriate uses in this Study Area are single-family and
two-family structures. Commercial development should be
prohibited and higher density should be discouraged.

Figure 31 : Study Area 6 Map
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Study Area 7 is comprised of 55 land parcels and 41
property owners. The land use in the block consists of 17
commercial properties and 38 residential properties. Sixty
two percent of the properties appear to be rental. The present
land uses include apartments, office, medical, retail, single
family dwellings, and multi-unit conversions.
Study Area 7 is a transitional zone, similar to Study Area 3.
This area does not have the live-work structures that are
found in Study Area 3; however, there is a much larger
number of single-family residences. This is understandable
as the further north in the corridor one travels, the less urban
and dense the developments become.
Development in Study Area 7 should concentrate with a dual
emphasis on commercial and residential development. The
results of a building condition survey found 17% of the
structures to be in poor condition, 30% were fair, 48% good,
and 5% were listed as excellent. Future street work in this
area is recommended to add the same aesthetic improvement
that was constructed in Study Area 3.
Mixed-use development should be promoted in this area and
medical offices designed to blend with residential uses are
appropriate. Heavy commercial uses and retail uses should
be discouraged.

Figure 32 : Study Area 7 Map
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Study Area 8 is comprised of 70 land parcels and 29
property owners. The land use in the block consists of 38
commercial properties and 32 residential properties. Twenty
six percent of the properties appear to be rental. The present
land uses include apartments, hospital, nursing home,
medical offices, single family residential, retail, and multifamily conversions.
Study Area 8 is the northern anchor of the Pierce Corridor.
The major property owners, St. Lukes Regional Medical
Center and Hy-Vee, own 55% and 6% of the land in Study
Area 8, respectively. The St. Lukes campus features the
largest and tallest buildings in the Pierce Corridor, two
parking ramps, and one of the busiest intersections in the
Corridor, Pierce and 27th/Stone Park Boulevard. Hy-Vee
proposed a redevelopment plan for the east one-half of the
block between 26th Street and Stone park Boulevard,
between Pierce and Douglas Streets. The City Council
approved the site plan in June of 2012.
Development in Study Area 8 should concentrate almost
entirely on commercial development. Redevelopment along
the west side of Pierce Street in this block should encompass
the entire block. Building frontages should face Pierce, with
parking located behind the structure. The results of a
building condition survey performed found 0% of the
structures to be in poor condition, 51% were fair, 40% were
good, and 9% were listed as excellent.
The future land use map for this area was revised during the
creation of the urban renewal area. The map was updated to
show the residential properties to the west of Douglas Street
as “Parkland.” These properties should eventually be
incorporated into Grandview Park through opportunity
acquisitions.

Figure 33 : Study Area 8 Map
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Plan Recommendations
To support the vision for the Pierce Corridor, a series of guiding principles were developed. The
principles aim to further define essential attributes key to implementing the vision of the Pierce
Corridor. While they were important in the creation of the Corridor Plan, they will also be
important in guiding efforts during implementation.
Scale, form and use of new development should be compatible with surrounding
development.
The Pierce Corridor lies at the heart of Sioux City, adjacent to residential neighborhoods and
downtown. Any new development within the corridor should respect the scale and character of
the neighborhoods and provide a mix of uses that support the livability of the surrounding
community.
Encourage new development to use human scale design features.
Particular attention should be given to address the needs of the pedestrian. Human scale should
be a priority when building height, mass and façade treatments are considered. Buildings that
include multiple building entries, shop windows, awnings, and court yards and other design
elements are highly
encouraged. Many
structures used a
court
yard
to
provide a unique
experience
upon
entering a facility.
Street
reconstruction and
redevelopment
should provide for
a pedestrian realm
to
allow
for
sidewalks, bump
outs, softscape, and
Figure 34 : Pedestrian Realm Example
other amenities.
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Strengthen the residential character of the corridor and provide a range of types and
affordability levels.
Community corridors
like Pierce Street can
be attractive to a
range of residents,
each with their own
preferences for a
living environment.
Most important, there
is no single dwelling
unit that can be a
universal fit; so, a
range of housing
choices must be
provided with a
Figure 35 : Row House Example
character befitting the corridor. As identified in the Study Areas, residential development in the
southern sections of the Pierce Corridor should be denser, multi-unit or mixed-use structures.
The further north in the corridor, single-family residential on suburban size lots is appropriate.
Promote alternative modes of transportation.
One of the common elements of any
vibrant urban neighborhood is that
choices are available – to live, work
and shop. In addition, choices for
different modes of transportation are
typically available. As stated earlier
in this document, a relatively large
number of people walk to work or
utilize the public transit system. This
is one of a few areas in Sioux City
where people live within walking
distance to most places they want to Figure 36 : Sioux City Transit Bus
visit, whether it is school, work, a grocery store, a park, church, a bank, retail shops, a drug store,
and so on. Maintaining the Pierce Corridor as a place that has a distinctive identity and character
that people want to visit, often referred to as a sense of place, is important.
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Support a land use pattern that is primarily residential, with commercial uses clustered at
intersections.
To be consistent with the goals
stated in 2005 Comprehensive Plan
and those expressed by the
community, the Pierce Corridor
should look toward development
that is primarily residential in scale
and pattern, but includes a greater
mix of uses – primarily shops and
services
that
support
the
community, such as medical
services,
at
neighborhood
commercial nodes.

Figure 37 : Commercial Cluster Example

Support the continued presence of small-scale retail uses that serve the surrounding
neighborhoods.
The blueprint of the Pierce Corridor is
that Pierce and Nebraska Streets are
lined with a mix of small-scale shops
and services that support the surrounding
residential neighborhoods, such as
coffee shops, barbers, and comic book
and hobby stores. The presence of Select
Food in the Pierce Corridor was a major
victory for the City and the neighboring
residents. Fresh foods and other goods
were difficult to obtain for residents on
an income with limited transportation
options. Further analysis of resident
needs and solutions; such as medical,
service, transportation, and recreational,
should
be
considered
during
redevelopment.

Figure 38 : Select Food Before and After
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Provide streetscape design and building uses that support a pedestrian-friendly
environment.
Building uses and
public
streets
should be planned
and designed with
the
goal
of
enhancing
the
pedestrian
experience.
Streetscapes
should be crafted
of materials that
provide interest,
ease of movement, Figure 39 : Streetscape Example
places to rest, safety and comfort from the elements. Ground level building uses can add vitality
to the street and should be carefully considered as the corridor develops.
Encourage the development of mixed-use buildings where appropriate.
The goal of future development
in the corridor should be to
create the greatest number of
activities
as
possible.
Historically,
active
urban
centers were places where
mixing occurred – where the
blacksmith, the doctor, the
saloon and the church all existed
in close proximity. There was
great vitality as a result of this
mixing; a vitality that would
serve the Pierce Corridor well.
Figure 40 : Mixed Use Building Example
As the corridor redevelops, it
should be a place where people can live, work, shop, walk and be entertained.
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Provide parking and management strategies that improve customer access, mitigate
impacts to neighborhoods and share use of parking facilities.
While an adequate
parking supply is
critical
to
the
success of any
commercial district,
parking should not
be a dominant land
use seen from the
public environment.
Surface
parking
lots, in particular,
can tend to separate
Figure 41 : Parking Layout Example
buildings and uses
creating inactive voids of space along the streetscape. Parking automobiles in shared lots behind
buildings can reduce the negative impacts of parking in the Corridor.

A range of open spaces from community parks and
mini-parks to plazas and E-squares should be
distributed along the corridor to strengthen
district identity and add development amenities.
People work, shop and play together. Healthy
communities tend to include a rich variety of public
spaces for social gathering, recreation and cultural
events. A park and open space system can even
become a key element contributing positively to the
identity of the community. The future of the Pierce
Corridor should include a range of usable public
spaces from sidewalk cafes to parks.

Figure 42 : Sidewalk Café Example
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Plan Implementation
Implementation of the Pierce Corridor Plan will be based on three primary strategies:
•
•
•

Establish plans to finance public improvements in the Pierce Corridor.
Utilize land use controls to guide the location, nature and character of private
development.
Use the urban renewal designation to continue a Pierce Corridor Façade Improvement
program to rehabilitate and stabilize existing building stock.

This section of the Pierce Corridor Plan describes these strategies to offer guidance on taking
steps toward the vision for the Pierce Corridor.

Figure 43 : Sioux City DesignWorks 20th and Pierce Street Before and After
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Figure 44 : Pierce Corridor Redevelopment Strategy
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Public Improvements

Figure 45 : 15th and Pierce Streets Streetscape Rendering

As of the writing of this document, the reconstruction of Pierce Street between 14th and 18th
Streets recently concluded. The reconstruction included a complete street reconstruction,
installation of new street lighting, and the addition of ornamental trees and an aesthetic bump-out
sidewalk design at intersections. These improvements should be extended throughout the Pierce
Corridor.
The current Capital Improvement Program includes the
complete reconstruction of Nebraska Street from 10th Street to
11th Street and 10th Street between Pierce and Nebraska Streets.
A second reconstruction plan is Jackson Street from 14th to 18th
Street. There are also plans to reconstruct Pierce Street from
24th to 29th Street in 2015. This project would be similar to the
Pierce Street reconstruction, with installation of new utilities,
sidewalk, street lights, and pavement. Further amenities such as
bump outs and landscaping should be considered as well.

Figure 46 : Department of
Transportation (DOT) Bump Out
Example

Future plans should be made for street reconstruction on Pierce and Nebraska Streets. According
to the Engineer’s survey (Figure 23) Nebraska Street north of 18th Street was shown in a
deteriorated condition. These areas should be given a high priority for reconstruction with
vehicular and pedestrian amenities.
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Figure 47 : 15th and Pierce Before and After
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Figure 48 : 16th and Pierce Before and After
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Zoning Analysis
The Pierce Corridor Plan provides the blueprint for implementing planning policies contained in
the City of Sioux City’s Zoning Ordinance. The Pierce Corridor Plan’s vision for creating a
cohesive, pedestrian-oriented, mixed-use district may require modifications to the City’s Zoning
Map. The City’s Zoning Ordinance is scheduled to be completely rewritten in 2012-2013. The
Zoning Ordinance currently contains base or primary zoning districts and overlay districts, as
well as other zoning regulations, such as
accessory uses and structures, off-street
parking and loading, site plan review,
nonconforming uses, signs, and specific
development standards. These regulations
will need to be studied for the Pierce
Corridor to ensure that the new designations
incorporate the unique urban form that is
present.
Figure 49 : Pierce Corridor Zoning Breakout

Residential
Presently, 32% of the properties in the Pierce Corridor are residentially zoned. The Pierce
Corridor is home to a wide variety of housing options, from single-family to single-family
attached to apartments. The future zoning designations will need to incorporate this wide range
of uses. Stakeholder comments included maintaining existing single-family residential structures
from being divided into multi-tenant apartments. Zoning districts should look to maintain the
single-family nature in existing structures, while still being flexible with new construction.
Mixed-Use
As stated previously, the Pierce Corridor is truly unique with live-work structures and existing
mixed use structures. Though this is a common site in the Pierce Corridor, the Zoning Ordinance
does
not
address
mixed-use
structures. There is currently no
zoning district for mixed uses,
however, most of the examples can
be found in the RG-20 (General
Residential, 2,000 square feet per
unit) and BC (Community Business)
zones. In 2011, the City Council
approved a text amendment to the
Figure 50 : Mixed Use Example
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Zoning Ordinance that would allow commercial uses in the main floor, and residential above the
main floor. Mixed use and zoning designations should be fully studied in the zoning rewrite.
Commercial
The majority of the parcels in the
Pierce
Corridor
are
zoned
commercially. Currently, 68% of the
district is zoned for commercial use.
The majority of the zoning (58%) is
zoned the light commercial BC
(Community Business) district.
Future zoning in the Pierce Corridor
should encourage higher density
spacing and built to street or
maximum setback requirements.
One option would be to grant Figure 51 : Commercial Development Scheme
parking space and lot coverage reductions for developments that meet setback or density
guidelines. This may come from a new zoning designation or by an overlay zone over the Pierce
Corridor.
Façade Improvement Program
During the summer of 2011, a Façade Improvement Program was approved for the Pierce
Corridor. The first applications were taken for Pierce Street businesses and residential properties
between 14th to 18th Street. Twenty six
applications were received, 10 residential
and 16 commercial properties. A total of
$436,583 in requests was made, with
$53,722 in private funds added in addition to
public dollars, totaling 12% of total project
costs coming from property owners.
The Façade Improvement Program is a
reimbursement grant program of the City of
Sioux City to prevent or eliminate slum and
blight in the Pierce Corridor, an Urban
Figure 52 : Façade Improvement Program Land Use
Renewal District designated February 25,
2008. This program has allocated Capital Improvement Program and Community Development
Block Grant funds for qualified projects to generally be awarded on a grant basis.
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Program Objectives
The purposes of the Façade Improvement Grant Program are:
1. To encourage the revitalization of structures in the entire Pierce Corridor.
2. To use Capital Improvement Program funds as a catalyst to stimulate redevelopment,
revitalization, and the elimination of the slum and blight in the Pierce Corridor area.
3. To remove unhealthy or hazardous exterior conditions in the Pierce Corridor, and to bring
the exterior of the structures into conformance with the Sioux City Building Code.
4. To preserve the existing building stock and to extend the life cycle value of the existing
buildings.
5. To conserve and enhance the city tax base.
6. To rehabilitate commercial and residential building exteriors.
7. To conserve and improve the Pierce Corridor.
8. Use rehabilitation funds to leverage and encourage private sector investment in the Pierce
Corridor.
9. To expand the City's program beyond the traditional emphasis on residential properties.
10. Identify and preserve historic structures, using standards and assistance from the State
Historic Preservation Office, as defined by the Historic Preservation Commission’s
survey of properties in the Pierce Corridor.
The following persons are eligible to apply and receive grant funds:
1. Property owners or tenants of residential buildings within the Pierce Street Urban
Renewal Area with property owner consent.
2. Business owners or tenants of commercial buildings within the Pierce Street Urban
Renewal Area with property owner consent.
Funds may be used for existing exterior façade improvements on eligible structures for
residential and commercial buildings in compliance with the Sioux City Design Works Design
Guidelines, an amendment to the Sioux City Comprehensive Plan. For the purposes of this
program, “façade” includes the exterior of any street facing building wall, but does not include
interior, roofing, structural improvements, or other site improvements except as specified below.
The types of eligible projects include:
1.
2.
3.
4.

Repair, restoration, or installation of exterior masonry and siding materials.
Repair, replacement, or installation of awnings, windows, trim, doors, gutters,
downspouts, stone and brick, or other architectural details.
Installation, repair or replacement of exterior lighting attached to a building or
illuminating a sign.
Repair or construction of entryways.
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5.
6.
7.
8.
9.

Cleaning, preparation, and painting exterior walls and trim.
Removal of barriers to access for people with disabilities.
Removal, replacement, or repair of exterior wall, freestanding, or projecting signs.
Site Landscaping.
Other improvements as approved.

Due to budget constraints, a total of 38.6% of
projects were not awarded funding. The Pierce
Corridor is designated an urban renewal area and
Federal Community Development Block Grant
funds were able to be utilized. At this time, there
is money planned in future Capital Improvement
Programs for fiscal years 2013 – 2015. There is
also the chance that federal dollars will be Figure 53 : Façade Improvement Program Request by Use
available in these years. It is the recommendation
of this plan to utilize all available funding sources to continue the Pierce Corridor Façade
Improvement Program given the success seen in 2011. It is recommended that focus areas be
designated to concentrate improvements in a drastic and visible manner. Further focus areas
could include Jackson Street from 14th to 18th Streets and Pierce from 24th to 29th Streets to
coincide with the planned street reconstructions.
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Appendix A: Citizen Involvement
Meetings:
September 9, 2010: Large Group “Kick-Off” Meeting
November 3, 2010: Street Reconstruct Meeting
March 2, 2011: Street Reconstruct Meeting
June 1, 2011: Street Reconstruct Meeting
July 7, 2011: Façade Improvement Meeting
July 14, 2011: Small Group Meeting
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