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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, 8
th
 Street to the 

south, and 29
th
 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 2008-

0172). In several instances, adjacent 

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 1 : Row Housing in the Pierce Corridor  

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

Demographics 1  

 

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 17
th
 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. 



} Pierce Corridor Plan 

 

 

4 

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 Cityôs 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 

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.   

Figure 6 : Looking North on Pierce Street  
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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.  

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 

completed; the General Plan 

to 1980, the Vision 2020 

Plan, and the 2005 

Comprehensive Plan. Each 

plan consistently shows 

commercial development 

along Pierce Street frontage, 

with varying amounts of 

abutting high-density 

residential. (Figure 8 shows 

the existing breakout of land 

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.) 

EXISTING CONTEXT 

Commercial 
43% 

Residential 
52% 

Institutional 
5% 

Land Use 

Figure 8 : Land Use Breakout  
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Figure 9 : Future L and 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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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 owner-

occupied single-family homes. Residential 

uses are primarily located in the north end 

and in the east and west fringes of the study 

area.  

 

Two Family 

14% 

General  

Commercial 

9% 

Apartments 

5% 

Home for the Elderly 

1% 

Sgl-Fam Dwlg 

33% 

Vacant Land 

16% 

Bank 

<1% 

Multi Family 

10% 
Office 

5% 

Church 

2% 

Medical 

4% 

Public/Private School 

<1% 

Occupancy  

Two Family 

General 

Commercial 
Apartments 

Home for the 

Elderly 
Sgl-Fam Dwlg 

Vacant Land 

Bank 

Figure 13  : Residneti al Structure in Pierce Corridor  
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Commercial  

Most commercial uses in the area can be found along the entire length of Pierce Street and 

Nebraska Street south of 18
th
 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 off-

street parking and on-site 

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, 

and employment amenities for a large number of people both inside and outside of the study 

area. 

Figure 14  : Commercial Structure in Pierce Corridor  

Figure 15  : Church Structure in Pierce Corridor  
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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. 

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 

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  

Figure 17  : Former School Administrative Building  

Figure 16  : Former Central Campus  
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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 23
rd

 Street on the north to 15
th
 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 15
th
 Street, Lincoln Elementary 

north of 23
rd

 Street and west of Pierce Street, and Bryant Elementary north of 23
rd

 Street and east 

of Pierce Street. 

 

Figure 19  : Map of School Boundaries  
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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 

ómedical corridorô 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 

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 

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 

EXISTING CONTEXT 

EXISTING CONTEXT 

Figure 20  : Image of St. Lukes  

Figure 21  : Image of Siouxland Medical Education Foundation  
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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 2007-

2008, totaling approximately $9 million in construction. 

Transportation  

Current traffic patterns are defined by a grid system of streets and alleys with the exception of 

14
th
 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  : 10 th  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 ópoor,ô orange is óbelow average,ô yellow is óaverage,ô green is 

óabove average,ô and dark green is ógood.ô As can be seen in Figure 23, the ópoorô designations 

are an opportunity for reconstruction and streetscaping. The poor section on Pierce Street, 

EXISTING CONTEXT 
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between 14
th
 and 18

th
 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 ï Jackson 

Route begins at the Martin Luther King Transportation Center, passing north on Nebraska Street, 

over to Pierce Street on 18
th
 Street, then north on Pierce Street to 27

th
 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 single-

family 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 1800ôs to early 1900ôs 

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 areaôs 

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 14
th
 

to 18
th
.  

 

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, multi-

family 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. Single-

family 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 18
th
 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 

18
th
 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 20
th
 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 mixed-

use 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 right-

of-way. 

  

Figure 30  : Study A rea 5 Map  








































