
1 

NAI LeGrand  &  Company 
COMMERCIAL REAL ESTATE SERVICES, WORLDWIDE • APPRAISALS 

ECONOMIC OVERVIEW OF THE SIOUX CITY METRO AREA 

The Sioux City urbanized area (known as Siouxland) has traditionally had a stable economy, 

with unemployment rates well below the national average.  Sioux City’s economic strength has 

always been concentrated in the agri-business industry due to the proximity of fertile land and 

abundant water resources. 

The biofuels industry is currently helping the rural Iowa economy experience a financial boom 

of high corn and bean prices and rising farmland values.  Ethanol made from corn and biodiesel 

made from soybeans contributed $12.7 billion to the state’s gross domestic product in 2007.  

According to the Iowa Renewable Fuels Association, South Dakota Corn Growers and 

Nebraska Ethanol Board, Iowa has 28 operating ethanol plants, fourteen are under construction 

and 2 plants are expanding.  Nebraska has 20 operating, 8 under construction and 22 are under 

consideration, while South Dakota has 13 operating plants, 3 under construction and 3 under 

consideration.  

Population 

The Metropolitan Statistical Area (MSA) is defined as Woodbury County, Iowa, Dakota 

County and Dixon County, Nebraska and Union County, South Dakota.  Although Woodbury 

County growth has been stagnant, Dakota County has been one of the fastest growing counties 

in Nebraska, with a 23% population increase between 1990 and 2006, while Union County, 

South Dakota had an even larger 35% gain.  The City of Sgt. Bluff in Iowa experienced a 41% 

increase during the same period.  

Population Trends:  

YEAR 1980 1990 2000 2007 

Sioux City MSA 135,529 131,350 143,063 142,418** 
 % Change --   -3.1%  +8.9% -0.1% 
Iowa*     2,914     2,777     2,926 2,988 
 % Change --    -4.7%   +5.4% +2.1% 
Nebraska*     1,570     1,578     1,711 1,774 
% Change --   +0.5%   +8.4% +3.7% 
South Dakota 690,178 696,004 754,844 796,214 
 % Change --   +0.8%  +8.5% +5.5% 
United States* 226,504 249,633 281,422 301,621 
 % Change -- +10.2%  +12.7% +7.2% 
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*Population figures stated per 1,000 people.  **NAI Site Right estimate. 
Source:  U.S. Census Bureau and NAI Site Right   

The 1990 census reported a 3.1% population loss over the previous ten year period.  Similar 

changes occurred in eight of Iowa’s ten largest cities and in 92 of the 99 counties.  The local 

population began to grow again in the 1990s due to extensive job growth resulting from 

expansions by local employers.  As a result, the 2000 MSA population recorded its largest 

increase in several decades. 

The local population trend turned downward once again in the early 2000s due to several 

corporate downsizings and relocations.  However, the City of Sioux City in 2006 experienced 

its largest increase in residents in ten years.  Despite a falling birth rate and reduction in 

household size consistent with national trends, the future population forecast is towards 

moderate growth of the Sioux City MSA – accompanied by the long-term pattern of a shrinking 

rural population creating a migration of people seeking employment in larger cities.  

Households 

Although housing demand closely follows community trends in population growth, the key 

factor triggering housing demand is the size and rate of new household formations.  The 

number of households in the Sioux City MSA (Woodbury, Dakota, Dixon and Union Counties) 

was 49,077 in 1980.  Despite the population loss, the number of households remained 

essentially stable at 49,131 in 1990, then increased by 9.1% to 53,586 in 2000.  The increase is 

attributable to people postponing marriage and starting families, more non-family households, 
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higher divorce rates, a larger portion of one-person households, and older people who are living 

longer in their own homes.  NAI Site Right estimates the 2007 household count to be 54,380. 

According to Census Bureau figures, the average household size in the Sioux City MSA fell 

from 2.76 people in 1980 to 2.60 in 1990, then remained stable at 2.61 people in 2000.  NAI 

Site Right estimates the average household size to be 2.56 in 2007, with a modest decline to 

approximately 2.51 people projected by 2012. 

Employment 

Due primarily to major lay-offs by Gateway, total MSA non-agricultural employment has 

fallen by 3,100 full time equivalent jobs since 2000.  However, the following graph 

demonstrates that the decline has reversed since 2004 – with a modest increase of 200 jobs in 

2005, followed by a strong increase of 1,000 jobs in 2006 and another 500 jobs in 2007.  

Expansions by Alorica, Qwest Communications and Interbake Foods, plus extensive retail 

development that started in 2005, have contributed to the improved local job outlook. 
 
 
Non-Agricultural Employment Trends (Woodbury, Dakota, Dixon and Union Counties): 

  
JOB SECTORS 2000 2007  % CHGE.  # CHGE. 

Goods Producing  18,300 16,300 -10.9% -2,000
Private Services 50,500 49,100 -2.8% -1,400
Government   7,400   7,700 +4.1%    +300
Total  76,200 73,100 -4.1% -3,100

 
Note:  The Sioux City MSA was redefined to include Dixon and Union Counties by the 2000 

Census.  Combined employment data for the new MSA is not available prior to 2000.  
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Source:  Iowa Workforce Development 
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It is clear that the local economy is continuing its recent positive growth trend, as highlighted 

by several large economic development projects:  

• Work is under way on a $400 million expansion by Beef Products Inc. on a 54 

acre site in South Sioux City.  It will be the largest single investment in 

Nebraska history and is expected to create 300 new jobs.  

• Specialty Protein Producers is building a $40 million organic soybean 

processing plant in South Sioux City next to the Beef Products facility.   

• Genebiotech, a Korean biotechnology firm, and Nutra-Flow Protein and Biotech 

Products, a Sioux City feed ingredient company, are building a $9 million high-

tech soy fermentation facility in North Sioux City, the first of its kind in the 

United States.   

• Gateway, Inc. leased over 100,000 sq.ft. of space at its North Sioux City 

complex to Alorica, Inc. for a large tech support center.  Alorica has a goal of 

1,400 employees for the call center. 

• Verizon (formerly MCI) closed its call center in Sergeant Bluff, with the loss of 

569 jobs.  However, Stream International promptly leased the entire facility and 

plans to employ 1,000 call center workers to fill tech support and telemarketing 

positions. 

• Northwest Airlines located a domestic reservation call center in the former J.C. 

Penney building in downtown Sioux City, where employment is expected to 

exceed 300 new jobs.   

The most significant economic development news is the announcement that Union County is a 

finalist for a $10 billion, 400,000 barrel a day oil refinery and energy center planned by 

Hyperion Resources of Dallas.  It would be the second largest construction project in the 
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history of the United States, could create as many as 10,000 construction jobs over a four year 

period, and more than 1,800 permanent jobs.  The company has obtained options on over 

10,000 acres of land, and a countywide voter referendum recently approved a rezoning petition.  

The last U.S. refinery was built in 1976.   

Unemployment rates are also a common indicator of local economic conditions.  Annual 

unemployment rates in the Sioux City metro area remained below 5.0% between the late 1980s 

and 2003.  Due to several major employer lay-offs, the local unemployment rate reached a high 

5.0% in 2004, but has since declined to 3.8% in 2007. 

Labor Force Trends (Woodbury, Dakota, Union and Dixon Counties): 
 

 LABOR       % TOTAL       %           % 
YEAR FORCE CHANGE EMPLOY. CHANGE UNEMPLOY. 

2000 77,300 -- 75,100 -- 2.9% 
2001 77,300 -- 74,900 -0.3% 3.1% 
2002 77,200 -0.1% 74,200 -0.9% 3.9% 
2003 76,200 -1.3% 72,700 -2.0% 4.6% 
2004 74,800 -1.8% 71,100 -2.2% 5.0% 
2005 74,900 +0.1% 71,300 +0.3% 4.8% 
2006 75,700 +1.1% 72,600 +1.8% 4.1% 
2007 76,800 +1.5% 73,900 +1.8% 3.8% 

Source:  Iowa Workforce Development 
 
 

Personal Income 

The amount and trend of personal income is another primary indicator of the health of the local 

economy.  Although the ability of the Sioux City area to create new jobs and generate 

economic growth over the past decade resulted in meaningful increases in both median 

household income and per capita effective buying power (disposable income), effective buying 

income in the Sioux City MSA continues to lag behind regional and national income figures. 

Approximately 36% of the local households have an annual income in excess of $60,000, 

compared to 38% of the households in Iowa, 42% in the region, and 43% in the nation.  Median 

household income of $46,992 in the Sioux City MSA falls 2% below the Iowa median and 9% 

below the regional and national levels, but is 9% above the South Dakota median.  
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Effective Buying Income: 

INCOME UNITED WEST  SIOUX   
     GROUP     STATES NO. CENT.* IA CITY MSA   

Under $19,999 17.8% 16.2% 17.2% 17.4% 
$20,000 - $39,999 20.9% 22.0% 23.8% 24.7% 
$40,000 - $59,999 18.7% 20.2% 21.3% 21.5% 
Over $60,000 42.6% 41.6% 37.8% 36.4% 

  PER AVG. HSHD MED. HSHD
      AREA CAPITA INCOME INCOME
 United States $25,232 $65,273 $51,680
 West No. Central $25,846 $62,201 $51,442
 State of Iowa $24,069 $56,843 $48,131
 State of Nebraska $23,822 $58,052 $48,650
 State of South Dakota $22,973 $54,791 $43,149
 Sioux City MSA $21,580 $54,699 $46,992

 
Effective Buying Income:  Personal Income less ‘in kind’ income such as food stamps, 

public housing subsidies, medical care etc.  
 

*West North Central region includes Iowa, Nebraska, South Dakota, North Dakota and 
Minnesota. 
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Source:  U.S. Census Bureau, Applied Geographic Solutions    
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Retail Sales 

Sioux City is the dominant retail influence in its region, and serves as the trading center for a 

surrounding three state rural territory.  The following chart reveals that taxable retail sales 

increased every year between 1990 and 2001, increasing from $823.1 million in 1990 to $1.27 

billion in 2001.  The annual increases ranged from a gain of only 1.4% in 1997 to a strong 

7.2% increase in 1994. 
 

A 0.5% decline in retail sales in 2002 followed by a 0.9% decline in 2003 provides further 

evidence of the soft economic conditions at the start of the decade due to job losses.  However, 

part of the reported decline was attributable to the reclassification of some utility sales as non-

taxable.  Excluding utilities, retail sales actually increased slightly.  Retail sales experienced a 

healthy 4.5% increase in 2006 followed by a 5.3% increase in 2007.  Union County and Dixon 

County sales figures were not included in the following chart since Sioux City (Woodbury 

County) and South Sioux City (Dakota County) currently serve as the primary shopping 

destinations for residents of Dakota Dunes/North Sioux City (Union County) and Dixon 

County. 

Taxable Retail Sales Trends: 
   

 WOODBURY DAKOTA TOTAL
YEAR COUNTY COUNTY SALES % CHGE
1990 $   736,919,712 $  86,161,289 $   823,081,001 +5.9%
1991 $   755,292,659 $  83,464,211 $   838,756,870 +1.9%
1992 $   790,551,007 $  90,294,267 $   880,845,274 +5.0%
1993 $   837,626,949 $  96,247,390 $   933,874,339 +6.0%
1994 $   898,319,797 $102,892,931 $1,001,212,728 +7.2%
1995 $   947,587,261 $107,591,118 $1,055,178,379 +5.4%
1996 $   991,630,033 $110,628,828 $1,102,258,861 +4.5%
1997 $1,006,885,520 $110,665,997 $1,117,551,517 +1.4%
1998 $1,059,067,725 $108,705,340 $1,167,773,065 +4.5%
1999 $1,111,273,446 $111,244,213 $1,222,517,659 +4.7%
2000 $1,130,618,047 $109,686,276 $1,240,304,323 +1.5%
2001 $1,155,544,828 $116,509,488 $1,272,054,316 +2.6%
2002 $1,147,698,184 $117,836,803 $1,265,534,987 -0.5%
2003 $1,143,254,465 $111,284,161 $1,254,538,626 -0.9%
2004 $1,166,768,177 $108,072,334 $1,274,840,511 +1.6%
2005 $1,193,115,717 $107,720,448 $1,300,836,165 +2.0%
2006 $1,239,908,750 $118,977,310 $1,358,886,060 +4.5%
2007 $1,297,432,501 $133,143,890 $1,430,582,408 +5.3% 
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Source:  Iowa and Nebraska Departments of Revenue 
  

Non-Residential Land Absorption 

The sale of commercial and industrial land in the Sioux City area has been very volatile over 

the years.  Less industrial land was sold in 2003 and 2004 than any year since 1990 due to soft 

local market conditions.  However, industrial land absorption has increased significantly over 

the last three years and 2007 was the most active year since 1999. 
 

The most significant vacant land factor in the Sioux City area is that the absorption of 

commercial land has remained near historical levels after falling to a severe low in 1998.  As a 

result, commercial land values in the best locations have shown significant signs of increase, 

and there is still upward price pressure in the best locations.  
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Vacant Land Sales Trends: 

 INDUSTRIAL  5 YR. % COMMERCIAL 5 YR. % 
YEAR SQ. FT. SOLD AVG. CHGE. SQ.FT. SOLD AVG. CHGE. 

1990 4,387,363 -- -- 2,705,832     -- --
1991 2,016,828 -- -- 1,152,052     -- --
1992 7,133,386 -- -- 4,922,841     -- --
1993 3,130,657 -- -- 1,062,264     -- --
1994 6,033,060 4,540,258 -- 1,335,500 2,235,698 --
1995 4,505,411 4,563,868 +0.5% 1,598,354 2,014,202 -9.9%
1996 6,353,396 5,431,182 +19.0% 3,959,578 2,575,707 +27.9%
1997 4,649,616 4,934,428 -9.1% 2,747,415 2,140,622 -16.9%
1998 3,957,862 5,099,869 +3.4% 865,223 2,101,214 -1.8%
1999 5,430,625 4,979,382 -2.4% 2,422,839 2,318,682 +10.3%
2000 1,832,569 4,444,814 -10.7% 1,434,368 2,285,885 -1.4%
2001 1,828,736 3,539,882 -20.4% 2,356,740 1,965,317 -14.0%
2002 2,302,146 3,070,388 -13.3% 3,217,876 2,059,409 +4.8%
2003 1,714,173 2,621,650 -14.6% 2,430,541 2,372,473 +15.2%
2004 1,009,060 1,737,337 -33.7% 2,366,467 2,361,198 -0.5%
2005 2,090,880 1,788,999 +3.0% 5,212,379 3,116,801 +32.0%
2006 3,162,935 2,055,839 +14.9% 1,891,191 3,023,691 -3.0%
2007 3,581,939 2,311,797 +12.5% 2,163,604 2,812,836 -7.0%

   
Total  65,120,642 =  1,494.96 acres 43,845,064 = 1,006.54 acres

Avg./Yr. 3,617,813 =  83.05 acres 2,435,837 = 55.92 acres
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Note:  Absorption is defined as a land sale to the ultimate user.  Purchases of raw ground by a 
developer are excluded. 

Source:  NAI LeGrand & Company, public records 
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Non-Residential Construction 

Office space availability is usually an important factor in economic growth, but internal 

mobility has been the major source of office leasing activity in the Sioux City area.  The 

following data indicates that over 1.6 million square feet of office space has been added to the 

local inventory since 1990 – an average of ±89,000 sq.ft. per year.  Government office 

buildings were not included.  The most significant office trend is that medical space has 

accounted for roughly 72% (±437,000 sq.ft.) of the total office building new construction in the 

Sioux City area since 2001. 
 

During the same eighteen year period, new industrial space has totaled over 5.3 million square 

feet – an average of approximately 296,000 sq.ft. per year.  Industrial building new 

construction started to decline in 1999 and the amount of new construction in 2006 was the 

second lowest of any year in the survey. 

Office, Industrial and Retail Construction Trends:  
   
 OFFICE 5 YR. % INDUSTRIAL 5 YR. % 

YEAR SQ.FT. BUILT AVG. CHGE. SQ.FT. BUILT AVG.    CHGE. 

1990 10,402 -- -- 142,980    -- -- 
1991 14,208 -- -- 205,472    -- -- 
1992 146,064 -- -- 351,185    -- -- 
1993 89,703 -- -- 167,860    -- -- 
1994 53,060   62,687 -- 384,640 250,427 -- 
1995 33,046   67,216   +7.2% 759,424 373,716 +49.2% 
1996 60,298   76,434 +13.7% 224,209 377,464  +1.0% 
1997 70,084   61,238  -19.9% 400,278 387,282   +2.6% 
1998 159,625   75,223 +22.8% 719,310 497,572 +28.5% 
1999 280,781 120,767 +60.6% 196,664 459,977   -7.6% 
2000 93,688 132,895 +10.0% 187,775 345,647  -24.9% 
2001 108,261 142,488   +7.2% 385,432 377,892   +9.3% 
2002 46,787 137,828    -3.3% 102,727 318,382  -15.8% 
2003 245,901 155,084 +12.5% 158,943 206,308  -35.2% 
2004   36,853 106,298  -31.5% 365,706 240,117 +16.4% 
2005 31,693   93,899 -11.7% 255,104 253,582   +5.6% 
2006 75,327   87,312   -7.0% 127,988 202,094 -20.3% 
2007 52,822   88,519 +1.4% 189,284 219,405 +8.6% 
Total 1,608,603  5,324,981   

 Avg./Yr. 89,367   295,832  
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     RETAIL 5 YR.   % 
YEAR SQ.FT. BUILT AVG. CHGE. 
 
1990  135,391 --   -- 
1991      -- --   -- 
1992   98,000 --   -- 
1993 150,835 --   -- 
1994   44,780 85,801         -- 
1995   72,957 73,314 -14.6% 
1996   63,590 86,032 +17.4% 
1997   24,000 71,232 -17.1% 
1998 103,600 61,785 -13.3% 
1999 191,416 91,113 +47.5% 
2000   42,027 84,927 -6.8% 
2001   24,351 77,079 -9.2% 
2002 345,242 141,327 +83.4% 
2003 547,055 230,018 +62.8% 
2004 181,175 227,970   -0.9% 
2005 647,500 349,065 +53.1% 
2006 331,307 410,456 +17.6% 
2007   11,112 343,630 -16.3% 
 
Total  3,014,338
Avg./Yr.  167,463
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Source: NAI LeGrand & Company, public records  
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The previous construction figures reveal that roughly 3.0 million sq.ft. of new retail space has 

been built in the Sioux City area since 1990 – an average of ±167,000 sq.ft. per year.  New 

properties containing less than 15,000 sq.ft. (excluding additions to existing properties) were 

not included in the survey because the smaller retail facilities do not constitute major space 

additions in the highly competitive local marketplace.  
 

One of the most troubling aspects of many retail markets is non-rational competition.  

Developers tend to overbuild and lenders sometimes lend without consideration of 

supply/demand relationships.  This was not the case in the metropolitan Sioux City area, as new 

retail construction generally reflected slowly growing demand during most of the 1990s.   
 

The local retail market experienced a major expansionary period between 2005 and 2006 when 

over 32% of the total retail space constructed since 1990 was built.  The new Lakeport 

Commons shopping center added roughly 400,000 sq.ft., the partial reconstruction of the 

Marketplace added another 110,000 sq.ft. of new retail and grocery store space, a third Wal-

Mart Supercenter in South Sioux City added 229,000 sq.ft., and a Home Depot in the former 

Stockyards area added another 105,000 sq.ft. during that time period.   
 

Developers also responded to the various retail market segments by constructing several 

smaller strip centers in suburban growth areas and along the city’s primary traffic arteries.  The 

absorption of smaller freestanding centers has been strong due to their high storefront visibility, 

competitive rents, convenient parking, and improved aesthetics – but tenant turnover of small 

retailers is also common.  
 
 
Residential Construction 

Housing performance provides another leading indicator of local economic activity due to its 

sensitivity to interest rates and prevailing market conditions.  Most real estate markets 

generally go through recurring cycles starting with an initial development phase, followed by a 

recessionary or overbuilt period, and then gradual absorption during the stages of economic 

recovery.  It can be seen from the following chart that the growth of the local new housing 
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market has also been cyclical over the years.  The historical data indicates that nearly 4,700 

dwelling units have been added to the Sioux City MSA since 1995 – an average of 358 new 

units per year.  The figures also demonstrate that, despite improved local economic conditions, 

residential construction fell to its lowest level in 2007. 
 
 
Housing Permit Trends (Sioux City MSA): 

     TOTAL % 5 YR 
YEAR 1 UNIT 2 UNITS 3-4 UNITS 5 + UNITS UNITS CHANGE AVG. 

      
1995 245 16 20 298 579 -- -- 
1996 295 16 7 109 427 -26.3% -- 
1997 237 16 4 357 614 +43.8% -- 
1998 221 12 8 24 265 -56.8% -- 
1999 243 4     0 50 297 +12.1% 436 
2000 245 14     8 12 279 -6.1% 376 
2001 232 10 3 49 294 +5.4% 350 
2002 256 12 3 0 271 -7.8% 281 
2003 342 42 28 25 437 +61.3% 316 
2004 336 18 67 24 445 +1.8% 345 
2005 222 10 12 0 244 -45.2% 338 
2006 276 20 14 0 310 +27.0% 341 
2007 152 10 31 0 193 -37.7% 326 
Total 3,302 200 205 945 4,655 
Avg/Yr. 254 15 16 73 358 
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Source:  Cities of Sioux City, South Sioux City, and Sergeant Bluff, Dakota Dunes Development Co., 

Union County Zoning Administrator 
 



14 

NAI LeGrand  &  Company 
COMMERCIAL REAL ESTATE SERVICES, WORLDWIDE • APPRAISALS 

Residential Values 

Despite the large drop in new residential construction, the Office of Federal Housing Enterprise 

Oversight ranked Sioux City 20th best among all metro areas in the country with a 5.6% 

increase in house prices for the 12-month period ending March 31, 2008.  The following charts 

show that average list prices continue to trend upward and sales volumes are steady, especially 

when compared to many other regions in the United States. 
 
Residential Home Price and Sales Trends:   
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Source:  Greater Sioux City Board of Realtors  



15 

NAI LeGrand  &  Company 
COMMERCIAL REAL ESTATE SERVICES, WORLDWIDE • APPRAISALS 

Business Climate 

Site Selection magazine is a national trade publication that conducts an annual independent 

survey of economic activity in the 500 largest U.S. metro areas.  The survey focuses on 

corporate economic development projects with significant financial impact, and excludes retail 

and government projects, schools and hospitals.  During 2007, the Sioux City metropolitan 

region ranked #1 in the entire nation in its population category due to strong activity in the 

agri-business and food processing sectors.  In 2006, the Sioux City MSA tied for third 

nationally among all metro areas with a population under 200,000 people, and was the only 

community west of the Mississippi River to be ranked in the top ten in its population category.  

Expansion Management is another national magazine that publishes an annual report on 362 

metropolitan areas across the country to provide CEOs and company executives a basis for 

comparing various communities for manufacturing and service companies.  A Quality of Life 

Quotient is obtained by ranking such major categories as housing, schools, crime, standard of 

living, adult education levels, traffic, air access and workforce.  In 2006, the Sioux City MSA 

was designated a top 20% Five Star Quality of Life Metro.  
 

Sioux City was selected as one of five national recipients of Expansion Solution Magazine’s 

2007 Award of Excellence in Food Processing.  The award recognizes metro areas that have 

made exceptional progress in economic development by successfully recruiting and retaining 

businesses in the food-processing sector.  
 

The Milken Institute publishes an annual Cost of Doing Business Index that compares each 

state’s comparative advantages or disadvantages in retaining and attracting businesses by 

measuring the cost of wages, taxes, electricity, and industrial and office space.  South Dakota, 

Iowa and Nebraska ranked first, second and fourth in the annual raking of the least expensive 

states in which to do business. 
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The Tax Foundation publishes an annual State Business Tax Climate Index.  According to the 

Tax Foundation, the state-local tax burden in 2007 as a percentage of state income was 11.9% 

in Nebraska, ranking Nebraska 9th highest in the nation.  Iowa’s state-local tax burden was 

11.0%, ranking Iowa 18th highest and the South Dakota state-local tax burden was 9.0%, 

ranking South Dakota 44th.  Nationally, the average state-local tax burden was 11.0% of 

income. 
 
According to the Tax Foundation, Nebraska’s state and local tax burden per capita was $4,549, 

ranking 9th highest.  Iowa’s tax burden was $4,085, ranking it 18th nationally.  South Dakota’s 

total tax burden per capita was not reported. 

The Tax Foundation also ranks the business tax climate of a state by measuring the impact on 

businesses of five major elements of the tax system:  the percentage of income taken by all 

taxes, individual income tax rates, corporate income tax rates, the sales tax rate, and the 

complexity of the tax system.  Under the Tax Foundation measures, South Dakota ranks 2nd in 

the nation in favorable business tax climate, Iowa ranks 45th and Nebraska 43rd. 
 
State Tax Rankings: 

 
 SO. DAK. IOWA NEBRASKA 
    
Overall Rank (All taxes) 2 45 43 

Individual Income Tax 1 45 33 
Corporate Income Tax 1 45 33 
Sales Tax 38 20 46 
Property Tax 11 31 42 
Unemployment Insurance 33 37 17 
 

Note:  The lower the score, the more favorable a state’s tax system is for business.   
 
Source:  Tax Foundation 2008 
 
 

The Tax Foundation also reports that Nebraska ranked 16th highest in local government 

property tax collections ($1,198 per capita), Iowa ranked 19th ($1,117 per capita) and South 

Dakota ranked 32nd highest ($936 per capita).  The national average is $1,134.  
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Transportation 

The Sioux City metro area has normal transportation access for a community of its size.  

Interstate Highway #29 (north-south) serves the region, but there is no east-west four lane 

highway providing a direct route from Chicago on the east to Denver on the west.  Although 

U.S. Highway #20 (east-west) is projected to be upgraded to a four lane route across Iowa, the 

timetable to finish construction in western Iowa is uncertain.  U.S. Highway #75 (north-south) 

is a four lane highway to LeMars, Iowa (±20 miles north) that serves as a vital link from 

Interstate Highway #29 north to U.S. Highway #60, Interstate Highway #90 and the Twin 

Cities.  U.S. Highway #60 was recently upgraded in Iowa to four lanes reaching the Minnesota 

border and has greatly enhanced access to Sioux City for rural residents in the surrounding 

trade area.  
 

Interstate Highway #129 is a four lane, east-west limited access by-pass that links South Sioux 

City and Dakota City, Nebraska on the west to Interstate Highway #29, U.S. Highway #20 and 

U.S. Highway #75 in Iowa to the east.  Nebraska Highway #35 is a two lane highway that 

connects South Sioux City to Norfolk, Nebraska and is projected to be upgraded to four lanes 

within the next decade.  
 
The only notable transportation deficiency in the Sioux City area has been limited commercial 

air service.  The Sioux Gateway Airport has long struggled to maintain convenient air service 

due to competition from the larger Omaha, Nebraska airport - which offers excellent service 

and often substantially lower fares.  For several years only Northwest Airlink (commuter 

service to Minneapolis) served the community, and roughly 70% of the travelers in the tri-state 

region had been using the Omaha airport.  Frontier Airlines began providing three daily non-

stop flights to Denver in early October, 2007 and passenger traffic quickly increased by over a 

150%.  However, Frontier discontinued serving Sioux City in May, 2008 due to a realignment 

in service caused by its bankruptcy and high fuel costs. 
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COMMUNITY CONCLUSION - ECONOMIC OBSOLESCENCE 

The Sioux City real estate market remains fundamentally sound, and most local demand 

generators such as population and employment growth are expected to maintain a moderate 

positive trend over the long-term.  However, real estate success will always be dependent upon 

the critical factors of price and the desirability of the location. 
 

If the proposed Hyperion Energy Center goes forward, the area is likely to experience an 

unprecedented economic boom.  A study prepared by Stuefen Research, LLC estimated the 

project would result in as many as 14,000 new full time jobs, would add $14 billion in annual 

economic activity for the region, and $1.2 billion in new wealth would be created each year 

after it becomes operational.   


