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May 2", 2016

Adam Lincoln

City of Sergeant Bluff
401 4™ Street

Sergeant Bluff, IA 51054

Dear Mr. Lincoln,

Thank you for your application to receive designation as a distressed workforce housing
community under the Workforce Housing Tax Incentive program.

Per program guidelines, determination as to whether a community is considered a distressed
workforce housing community is within the discretion of the authority. The determination is
made after considering the ten factors outlined in section 48.4(2) of the program rules.

At this time, IEDA has determined the City of Sergeant Bluff, lowa meets the minimum
qualifications and shall be designated a distressed workforce housing community for a period of
one year from the date of this letter. This designation allows the program to assist with
Greenfield development projects within the city, all other program requirements will also apply.

If you have any questions regarding this designation, please contact your WHTIP Project
Manager, Steven Benne, at 515-725-3066 or at steven.benne@iowa.gov.

IEDA looks forward to working with you to help meet Iowa’s housing needs.

Sincerely,

Tim Waddell

Division Administrator
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INTRODUCTION

The City of Sergeant Bluff is located in northwest lowa along the Missouri River and bordering the
southern boundary of the City of Sioux City. Sergeant Bluff has become a burgeoning community that
supports the Siouxland metro’s growing workforce. The quality of life and well-respected school district
are what attract most families to Sergeant Bluff. There are many who want to live in the community but
cannot afford the single family housing prices. Rental housing is currently at capacity with waiting lists for
entry. In addition, the City's 208-unit Mobile Home Complex is at 95% capacity.

The City of Sergeant Bluff continues to see great interest from businesses who want to relocate to the
community or expand their operations. Over the last two years, Sergeant Bluff added five new businesses
with over $14 million in new valuation and over 60 full time jobs. Many of these new jobs are well-paid
positions, however, residents still cannot afford a $250,000+ home and are looking for both rental and
owner-occupied affordable housing opportunities. Two major projects in Sergeant Bluff include:

e Seaboard-Triumph is currently constructing a $264 million pork processing plant just one mile
north of Sergeant Bluff. There are an estimated 1,200 construction jobs required to build the facility
by the projected completion date of fall 2017. Once the plant is open there are approximately
1,100 hourly and salaried workers slated for operations.

e CF Industries and Ag Processing, located two miles south of Sergeant Bluff and sponsored by
the lowa Economic Development Authority (IEDA), is another business in Sergeant Bluff that is
undergoing expansion projects which are bringing both construction and permanent jobs to the
area.

Sergeant Bluff receives calls from these employers and others that have employees looking for affordable
housing opportunities in the community.

Affordable housing options in Sergeant Bluff, especially rental units, continue to be hard to come by as
more metro residents seek out the community's small-town charm. Land, utilities and other development
costs in the area make it difficult for local developers to create affordable housing opportunities. The
incentives available to the City, such as tax abatement, are not enough to allow the return on investment
to be palatable to local developers. This study will demonstrate a need for assistance to develop more
affordable workforce housing options.
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StupY PROCESS

The Sergeant Bluff Distressed Housing Study was completed by JEO Consulting Group in cooperation
with the City of Sergeant Bluff. Additional assistance and participation was provided by the Siouxland
Chamber of Commerce and the Sergeant Bluff Community Development Corporation (SBCDC).

The first step in the process was to collect all available data deemed appropriate for this study. The
Workforce Housing Tax Incentive Program's (WHTIP) administrative rules provided by the lowa Economic
Development Authority (IEDA) outlined the primary data points to be considered a “distressed workforce
housing community” for the most recent three-years (2012-2014) of data collected. The criteria is
outlined below with an overview of those findings available at end of this report.

DATA

1. Annual number of building permits issued in the
community for the most recent three-year period

SOURCE

Sergeant Bluff Building Inspections

American Community Survey 5-Year Estimates

2. Homeowner vacancy rate in the community (2012-2014)

3. The annual volume of homeowner unit sales in the

. . MLS Database*
community for the most recent three-year period

4. The annual average length of time it takes to sell

homeowner units in the community for the most
recent three year period

MLS Database*

5. The annual average rental vacancy rate in the
community

American Community Survey 5-Year Estimates
(2012-2014); Survey of Local Rental Companies

6. The annual average length of time it takes to lease
rental units in the community for the most recent

Survey of Local Rental Companies

three-year period

MLS Database*; Survey of Local Rental

7. The average housing costs in the community Companies

8. The average unemployment rate for the community Bureau of Labor Statistics

9. The laborshed wage applicable to the community lowa Workforce Development

* Data via Christine Stultz, President SBCDC/Property Pros Realtor

OTHER HousING STuDIES
2010-2015 Housing Market Study (April 2010)

The City of Sergeant Bluff partnered with Siouxland Interstate Metropolitan Planning Council (SIMPCO)
to conduct a comprehensive market study of housing needs for community. The vision for this study
focusing on "choice" and providing "a variety of housing options and employment opportunities" to all
residents of the community. The findings, however, identified a number of disparities the City hoped to
remedy as a result of this study.
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One of the primary concerns highlighted by this study was providing housing choice for low income
families and individuals. It noted that a number of residents were experiencing a cost overburden as
renters which resulted in a negative impact on their capacity to one day own their own property.

Without making housing options available for persons on fixed incomes, there is little

hope for these households to improve their housing situation. Therefore, down payment

assistance or houses designed for low-income families in Sergeant Bluff is a necessity.
-Page 15, 2010-2015 Housing Market Study (April 2010)

The study also noted a number of great economic opportunities including new biorefineries as an
indicator for future growth. With that said, many of these employees would be priced out of the Sergeant
Bluff housing market if new affordable housing options, both single family owner-occupied and rental
units, are not built in the next five years.

Below are additional markets conclusions taken from the report:

e Surveys showed there was a high demand for every type of rental property in Sergeant BIuff.

e The City has been developing its infrastructure - water, sewer, electric and fiber optic - to attract and
support more business and industry which, in tum, increases the demand for additional housing units
in all categories.

e Housing needs for the senior citizen population was not being met.

e The City knows that good quality housing stock with different options for every age cohort is absolutely
necessary for continual growth.

e The City is not in a floodplain according to the Federal Emergency Management Agency's updated
floodplain map. Changes on levees and a drainage ditch near Sergeant Bluff kept the city from being
included in a floodplain which removes the need for costly flood insurance.

Senior Housing Market Assessment (September 2014)

The need for new senior housing was a direct outcome of the 2010 Housing study. As a result, the City
solicited consulting services from Senior Housing Consultants, Inc. (SHC) to complete a comprehensive
market assessment to analyze the community’s needs and capacity for Assisted Living, Independent
Living and Memory Care senior housing and services within Sergeant Bluff, lowa.

Their survey and analysis identified a potential demand for 20 service-based senior housing units
within the City. These units would include a combination of memory care or independent living which
are services currently needed in the City. The SHC study also identified a potential demand for an
additional 40 independent living senior housing units within the City. Of these 40 units, there is a need
for a combination of senior apartments, condos and duplexes that include maintenance services, but
little or no additional health service assistance.

By building new housing units for seniors, this provides the opportunity to free up single family housing
currently occupied by retired residents and expand the existing market of available housing options for
families and others looking to move Sergeant Bluff.
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Study Outcomes

Based on the findings of the 2010 Housing Study and the 2014 Senior Housing Market Assessment, the
City of Sergeant Bluff has tried a number of ways to increase affordable housing options in the community:

e The City reached out to local housing developers to encourage the development of new affordable
housing options. Developers have voiced concern that the cost of land and the associated
infrastructure improvements make it difficult to accommodate new housing below a sale price
of $200,000. Furthermore, the current demand for new homes in Sergeant Bluff are priced well
above $200,000 and remain at this high price point so developers choose to meet those demands
based on a higher return on investment.

e The City helped identify 17 lots along the railroad tracks in a new subdivision where duplex
townhomes could be constructed. These lots were originally platted as single family lots, but were
not selling for the current market value. The City stepped in and helped negotiate a lower land
cost with the developer. To date the result has been the development of 24 duplex townhome
units valued between $170,000 and $225,000 per unit.

e The City is currently negotiating a rehabilitation and land swap agreement with the owner of the
Oak Hills apartment complex. This project would provide additional areas to construct up to six
new duplex rental units.

e The City has actively been soliciting developers for a 23-unit project to provide single level homes
to accommodate senior housing needs identified by the 2014 Senior Housing Needs Study. As a
result, this would open up older, existing housing stock for low to moderate income households.

e The City has approached developers to construct new rental housing to reduce the number of
people on the long waiting lists who need access to rental properties. Incentives used by the City
address tax abatement which helps homebuyers lower the overall cost of entry to a new home
and reduce the operating expenses for multifamily rental developers.
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DisTRESSED HouUSING
COMMUNITY ASSESSMENT

Up until 1960, the growth of Sergeant Bluff seemed inextricably linked to Sioux City and the greater
metropolitan area. When the larger metro saw gains, so did Sergeant Bluff. However, the population of the
metro as a whole peaked in the 1960s while Sergeant Bluff experienced expansive growth throughout the
1970s and continues today. Much like other suburban communities, many residents saw Sergeant Bluff as an
opportunity to enjoy the small town lifestyle of this suburban community while having direct access to major
employers in and around Sioux City.

Figure 1. Sergeant Bluff Historic Population
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HousING PERMITS

According to the American Community Survey's Five-Year Estimates (2010-2014), the City of Sergeant
Bluff has an existing housing stock of 1,560 units. Nearly 50% of the current housing stock was built in the
last 35 years which strongly correlates with the population growth of the City. New single-family housing
made up a majority of these new units.

While a majority of available housing units is newer, nearly 30% of Sergeant Bluff's housing was built
prior to 1960 or is at least 50 years old. Older homes can have electrical, plumbing and mechanical
systems that do not meet current building code standards. Age factors not only bring to light the issues
of housing condition, it also implies the style of the building and whether or not it fits present day needs.
For instance, many older homes use older, less energy-efficient heating and plumbing systems which
increases the utility costs to the homeowner.

Figure 2. Housing Stock Ages: Total of Built Housing Units by Decade
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* 103 housing units added babween 2013-2015 (Sergeant Bluffs Permit Data]
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Compared to Woodbury County and the State of lowa housing units, Sergeant Bluff has a larger share
of its housing being built after 1990 which makes it an outlier when compared to most communities
in lowa. All three geographies experienced a housing boom in the 1990s, however, Sergeant Bluff far
surpassed the County and State and continued rapid growth through today. These newer housing units
help attract new employers to the metro and new residents to Sergeant Bluff.

Figure 3. Housing Stock Ages: Comparison of Total of Built Housing by Decade Units by Decade
Year Built Sergeant Bluff Woodbury County State of lowa
1939 or earlier 76 4.9% 13,806 33.3% 360,187 26.7%
1940 to 1949 102 6.5% 2,507 6.0% 79,920 5.9%
1950 to 1959 121 7.8% 5,353 12.9% 147,020 10.9%
1960 to 1969 176 11.3% 4,866 11.7% 144,243 10.7%
1970 to 1979 226 14.5% 5,458 13.2% 198,172 14.7%
1980 to 1989 109 7.0% 2,251 5.4% 97,481 7.2%
1990 to 1999 235 15.1% 4,434 10.7% 145,633 10.8%
2000 to 2009 396 25.4% 2,624 6.3% 159,768 11.9%
2010 or later 119 7.6% 164 0.4% 15,727 1.2%

TOTALS 1,560 100% 41,463 100% | 1,348,151 100%

Source: American Community Survey 5-Year Estimates (2010-2014)

To better understand the new construction housing market, the Sergeant Bluff Department of Building
Inspections provided the residential permit data for the most recent three-year period. When all housing
permits were totaled, the average annual housing permit volume accounted for 2.2% of the existing
housing stock. This exceeds the threshold outlined in the workforce housing program's administrative
guidelines (1% or less of the City’s 1,567 currently available housing units). Note, all new housing units
were single-family units with no new duplex or multi-family housing units. This trend demonstrates a
need for a greater diversity of housing to provide options for residents of all income levels.

Figure 4. Issued Permits (2013-2015)

. . Multi-family . Total Housing
Year Single Family Barmoe U Duplex Units Permits
2013 38 0 0 38
2014 30 0 0 30
2015 35 0 0 35

Source: City of Sergeant Bluff, Department of Building Inspections
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HomeowNER VAcCANCY RATES

When reviewing the vacancy rate for Sergeant Bluff, Woodbury County and the State of lowa were
used as comparison. According to the American Community Survey five-year estimates, the State of
lowa’s vacancy rate steadily decreased during the three-year study period (2012-2014). Sergeant Bluff's
homeowner vacancy rate was consistently lower than the state figure although it fluctuated between
a rate of 1.2% in 2012 to 1.6% in 2013 and then decreased to 1.4% in 2014. This fluctuation follows a
similar trend to that of Woodbury County. This minor fluctuation in vacancy rates may have been the
result of a closure of a major employer and a loss of population due to temporary lack of employment
opportunities.

Figure 5. Homeowner Vacancy Rates: Comparison
Sergeant Bluff | Woodbury County State of lowa
2012 1.2% 1.7% 1.9%
2013 1.6% 1.8% 1.8%
2014 1.4% 1.3% 1.7%

Source: American Community Survey 5-Year Estimates (2010-2014)

ANNUAL VOLUME OF SALES

When collecting this data for Sergeant Bluff, the Sergeant Bluff Community Development Corporation
(SBCDC) was consulted to gather the most accurate MLS data available. Their data demonstrates a steady
three-year annual average sale of 49 single family units sold during the study period of 2013-2015.

Figure 6. Annual Volume of Sales
Single Family
Housing Units
2013 46
2014 48
2015 55

Source: MLS Database via Christine
Stultz, Property Pros Realtor

This study identified two cities and their housing markets to comparisons to Sergeant Bluff- Eldridge,
lowa and Pleasant Hill, lowa. Both of these communities are located on the fringe of metropolitan areas
(Quad Cities and Des Moines, respectively) and experienced expansive growth over the past 20 years.
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The table below compares the total home sales (all types) in each of the three communities. Since
population varies between the communities, annual sales as a percentage of existing units was calculated
to provide a baseline to compare each city. All three communities showed a strong housing market with
a high volume of sales relative to their existing housing stock. With that said, Pleasant Hill and Eldridge
outperformed Sergeant Bluff in both number and percentage of homes sold relative their respective
markets. If this home sales data were paired with the low vacancy rate of owner-occupied units, this
could be an indicator Sergeant Bluff has the demand to build additional new owner-occupied housing
units.

Figure 7. Annual Volume of Sales: Comparison
Sergeant Bluff, 1A Pleasant Hill, 1A Eldridge, IA
Population: 4,417* Population: 9,159* Population: 6,162*
Year of Sale
Existing Units Per Existing Units Per Existing Units .
.- . - . o New Units
Units Sold Capita Units Sold Capita Units Sold
2013 46 3.2% 207 5.9% 91 4.1%
2014 1,457 48 3.3% 3,482 198 5.7% 2,242 90 4.0%
2015 55 3.8% 206 5.9% 90 4.0%
3-Year Total 149 10.2% 611 17.5% 271 12.1%
*Data from American Community Survey 5-Year Estimates (2010-2014)

Source: MLS Database

LENGTH OF TIME ON MARKET: FOR SALE

Single family home sales averaged 59 days on the market during this three-year study period. The state
and national three-year averages are more than 30 days greater than Sergeant Bluff. In comparison to
the peer cities, Sergeant Bluff is keeping pace and even outcompeting Eldridge in the Quad Cities housing
market. This pace of sale demonstrates a strong local housing market, especially for new construction
which accounts for four out of every five homes sold in Sergeant Bluff.

Figure 8. Annual Average Length of Time to Sell Homeowner Units
Peer Cities
Sergeant Bluff, IA| State of lowa us Pleasant Hill, IA Eldridge, IA
2013 53 116 105 50 54
2014 51 105 99 48 77
2015 74 98 81 54 76
3-Year Average 59 106 95 51 69

Source: MLS Database via Christine Stultz, Property Pros Realtor; Zillow/Yahoo! Real Estate
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ANNUAL AVERAGE RENTAL VAcCANCY RATE

As of 2014 Sergeant Bluff had 291 available rental units, including both multi-family and single family
homes. According to the American Community Survey (ACS) Five-Year Estimates, the rental vacancy
rate for the City has been zero which means there are no rental vacancies recorded. Furthermore, ACS
calculates the share of rental to owner-occupied units is 20/80 while the County and statewide ratio is
30/70. This lack of availability and low share of rental housing units demonstrates a need for greater
rental housing options in Sergeant Bluffs.

Figure 9. Annual Average Vacancy Rate: Rental
Sergeant Bluff Woodbury County State of lowa
2012 0.0% 5.5% 6.4%
2013 0.0% 5.6% 6.3%
2014 0.0% 5.2% 6.2%

Source: American Community Survey 5-Year Estimates (2010-2014)

In addition to the ACS data, this study organized a rental housing survey to collect information from the
local rental property landowners and their management staff. According to the ACS data, there are 291
occupied rental units in Sergeant Bluff, and this survey was able to collect information representing 249
units or 86% of the available units. These units are primarily apartment units with six duplex units. The
remaining 42 rental units in Sergeant Bluff can be attributed to single-family housing units.

The survey results provide further evidence that Sergeant Bluff needs more affordable housing. The
survey participants reported that their rental properties have less than 2% vacancy at any given time.
As businesses grow and more workers enter the metro area, the demand for temporary and permanent
housing units will rise to accommodate this influx of new residents.

Figure 10. Typical Rental Vacancy Rate (Rental Housing Survey)
Vacancy Rate Total Units Percent
Less than 2% 249 100%

2% to 5%

5% to 10%

10% to 15%

Greater than 15%

Source: JEO Consulting Group, Survey of Leasing Companies (April 2016)
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LENGTH OF TIME ON MARKET: RENTAL

In addition to the vacancy rate feedback, the rental housing survey also requested feedback on the length
of time it takes to lease a vacant unit. Similar to the situation with for sale properties, rental units do not
stay vacant long. Survey participants identified that their rental units are filled within 15 days. Coupled
with the low vacancy rate, it is difficult to gain access to apartment rentals in Sergeant Bluff, further
demonstrating a need for new rental option in the community.

Figure 11. Typical Length of Time to Lease Rental Units (Rental Housing Survey)
Time to Lease Unit Total Units Percent
Less than 15 Days 249 100%
15-30 Days - -
30-60 Days - -
60-90 Days - -

More than 90 Days

Source: JEO Consulting Group, Survey of Leasing Companies, April 2016

ANNUAL AVERAGE HousING CosTs

Housing value is tied to a number of factors including the location, or proximity to employment centers
and amenities, and quality of the available housing stock. The available housing in Sergeant Bluff is largely
dominated by new housing units with a higher price point compared to existing housing units. As a result
the median housing sale price is much higher than experienced across the state of lowa.

Figure 12. Average Sale Price (2013-2015)
Housing Units . . . State of lowa
Sold Average Sale Price Median Sale Price Median Sale Price
2013 53 $235,543 $236,827 $134,130
2014 51 $223,553 $222,993 $132,065
2015 74 $227,176 $230,892 $134,420

Source: MLS Database via Christine Stultz, Property Pros Realtor

Household income is also an important factor when it comes to housing and the health of a community.
The general rule of thumb for housing is to pay less than 30 percent of one’s household income towards
monthly expenses (renter or owner occupied). Exceeding that standard threshold could result in an
excessive financial burden to the renter or homeowner.
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When comparing Sergeant Bluff to Woodbury County and the State of lowa, residents in Sergeant Bluff
pay a lower share of their household income toward their mortgage while renters put a greater share
of their household income (35% or more) toward monthly rental costs. Eldridge, lowa, and, to a lesser
extent, Pleasant Hill follow this same trend as Sergeant Bluff. In addition, both homeowners and renters
pay a higher median cost of housing with a median of $1,438 for homeowners and $815 for renters.
These two factors indicate a relatively high household income for both renters and homeowners and high
demand of housing units. Providing new affordable housing options to meet the demand of Sergeant
Bluff residents could help reduce this high median costs and provide a more stable environment for

current and future residents.

Figure 13. Cost of Housing as Percent of Household Income (2014): Homeowners
Peer Cities

Mortgage as % of HH Income Segiesfnt Wgsj:tlilry State of lowa|Pleasant Hill, IA| Eldridge, IA
Less than 20.0 percent 61.7% 50.9% 49.9% 42.6% 63.7%
20.0 to 24.9 percent 17.6% 16.0% 17.2% 24.1% 12.6%
25.0 to 29.9 percent 4.1% 11.0% 10.5% 8.2% 7.6%
30.0 to 34.9 percent 11.3% 6.0% 6.6% 7.7% 6.4%
35.0 percent or more 5.3% 16.1% 15.9% 17.4% 9.7%

Median (dollars) $1,438 $1,030 $1,181 $1,538 $1,345

Source: American Community Survey 5-Year Estimates (2010-2014)

Figure 14. Cost of Housing as Percent of Household Income (2014): Renters
Peer Cities
Rent as % of HH Income Seé?j;nt Wg;)j:tt:/ry State of lowa|Pleasant Hill, IA| Eldridge, IA

Less than 15.0 percent 4.8% 16.5% 17.1% 20.0% 0.0%
15.0 to 19.9 percent 35.4% 13.0% 14.3% 12.1% 29.3%
20.0 to 24.9 percent 15.5% 12.2% 12.6% 14.8% 14.4%
25.0 to 29.9 percent 0.0% 10.5% 11.0% 13.5% 7.4%
30.0 to 34.9 percent 0.0% 9.0% 8.4% 10.2% 11.2%
35.0 percent or more 44.3% 38.8% 36.7% 29.3% 37.8%

Median (dollars) $815 $660 $689 $818 $579

Source: American Community Survey 5-Year Estimates (2010-2014)

To further demonstrate the demand for workforce housing, a comparison was made between the Housing
Affordability Index (HAI) for the Midwest as a whole and Sergeant Bluff. This monthly housing affordability
index established by the National Association of Realtors provides a way to track whether housing is
becoming more or less affordable for the typical household over a period of time. HAI incorporates
changes in key variables affecting affordability: housing prices, interest rates, and income.
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The HAI index has a value of 100 when the median-income family has sufficient income to purchase
a median-priced existing home. A higher index number indicates that more households can afford to
purchase a home. Sergeant Bluff’s HAI for 2015 was 175.2 indicating that the typical household had
196.1 percent of the income necessary to purchase a home at median value of $230,892. The HAI for the
Midwest region for February 2016 is 219.6 which means Sergeant Bluff currently has a less affordable
housing market than the average community in the Midwest.

See the formula below:
Formula:
Sergeant Bluff:

HAI = (Median Family Income / Qualifying Income) * 100
197.1= (585,339 / $43,305.77) * 100

The Median Family Income used for this study originated from the American Community Survey Five-
Year Estimates (2010-2014). The Qualifying Income was calculated from the monthly payment on the
median-priced existing home, at the effective mortgage interest rate for each given year. The HAl assumes
borrowers make a 20 percent down payment and that the maximum mortgage payment is 25 percent of
gross monthly income for the household.

Note, the 2010 Housing Market Study identified affordable housing as a key issue for the future growth of
Sergeant Bluff. The high HAI provides evidence low-income families and individuals are still experiencing
a cost overburden and are unable to purchase a home when the qualifying income is set at its current
level. Creating a more diverse market with a greater variety of owner and rental housing options is one
way to resolve this issue.

ANNUAL AVERAGE UNEMPLOYMENT

The population of Sergeant Bluff is below the threshold for the Bureau of Labor Statistics to track
unemployment rates so the Sioux City metropolitan statistical area (MSA) was used for this part of this
study. The Sioux City (MSA), Woodbury County and the State of lowa all experienced a stable decline
in their unemployment rates during the three-year study period. When making this comparison to
metropolitan area of the peer cities, Des Moines (Pleasant Hill) had a slightly lower rate while the Quad
Cities (Eldridge) experienced a higher rate of unemployment overall. On a positive note, all three metros
saw consistent decline in their unemployment rates demonstrating growth in their local economies.

Figure 15. Annual Average Unemployment (2013-2014): Metro, County and State of lowa
Sioux City MSA | Woodbury County | State of lowa*
2013 4.8% 4.8% 4.7%
2014 4.4% 4.5% 4.1%
2015 3.6% 3.7% 3.6%
*Not seasonally adjusted figures

Source: U.S. Bureau of Labor Statistics
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Figure 16.

2013
2014
2015

Annual Average Unemployment (2013-2015): Peer Cities

Sioux City MSA Des Moines MSA Quad Cities
4.8% 4.7% 7.0%
4.4% 4.2% 6.3%
3.6% 3.5% 5.5%
*Not seasonally adjusted figures

LABORSHED WAGE

Source: U.S. Bureau of Labor Statistics

In addition to the unemployment rate, potential residents will consider how much they will make if they
move to a specific place. When comparing the Sioux City MSA to the State of lowa, salaried positions in
Finance, Manufacturing, Public Administration and Wholesale/Retail Trade exhibit higher rates of pay
throughout the Sioux City metro (highlighted in green). These factors can be attributed to its geographic
location as a logistics hub for this portion of the upper Midwest as well as the tax incentives for financial

services observed in bordering states.

The major employment opportunities on the horizon are in construction and food processing (i.e.
Manufacturing). These jobs have wages that pay well, but likely not enough to afford the housing currently

available in Sergeant Bluff.

Figure 17. Laborshed Wage: Sioux City MSA vs State of lowa
Sioux City MSA (2014) State of lowa (2013)
Industry Annual Salary | Hourly Wage | Annual Salary | Hourly Wage
Agriculture, Forestry & Mining ** ** $50,000 $12.87
Construction ** $20.50 $50,000 $19.00
Education $50,000 $12.46 $53,000 $12.50
Entertainment & Recreation *ok *ok S41,000 $10.39
Finance, Insurance & Real Estate $90,000 $14.50 $65,000 $15.45
Healthcare & Social Services S55,000 $14.93 S55,000 $17.00
Manufacturing $80,000 $14.50 $70,000 $17.51
Personal Services $30,000 $9.25 $41,500 $11.00
Professional Services *ok $9.75 $62,000 $13.06
Public Administration & Government $68,500 $23.00 $64,900 $20.88
Transportation, Communication & Utilities S45,000 $24.00 $58,000 $19.67
Wholesale & Retail Trade $51,000 $10.90 $50,000 $10.05

Source: lowa Workforce Development, 2014
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DisTRESSED HousING ComMmuNITY: CONCLUSIONS

The information provided in this report clearly demonstrates a need for new housing units in Sergeant
Bluff to attract and retain a quality workforce as well as new employers. The following statements are an
overview of the reported findings:

e High permits, high demand: Added 103 new housing units or increased number of available units

by 6.6% during this three-year study period;

Steady volume of sales: continued increase of property sales during three-year study period;

Low homeowner vacancy rates: consistently low rates demonstrate a tight housing market;

No rental vacancies: little or no options for new renters to enter the market;

High cost of housing: Both rental and owner-occupied units far exceed rates seen at the county

and state level; and

e Cost Overburden for Renters: 44% of rental continue to pay 35% or more of theirincome towards
rental costs which demonstrates a need for new affordable rental units.

By submitting this report, we request your consideration for Sergeant Bluff to receive designation as a
distressed housing community under the lowa Economic Development Authorities Workforces Housing
Tax Incentive Program. It is understood this does not provide direct funds for new housing, but provides
an opportunity for developers and community builders to apply for funds when available.
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1.

Annual Number of Permits

PERMITS ISSUED

Year Single Family IRl 17 Duplex Units Total Ho_usmg
or more) Permits
2013 38 0 0 38
2014 30 0 0 30
2015 35 0 0 35

Source: City of Sergeant Bluff, Department of Building Inspections

2. Annual Homeowner Vacancy Rate
Sergeant Bluff | Woodbury County State of lowa
2012 1.2 1.7 1.9
2013 1.6 1.8 1.8
2014 14 1.3 1.7
Source: American Community Survey 5-Year Estimates (2010-2014)
3. Annual Volume of Sales (Owner Occupied)
Single Family Percent of Existing
Housing Units Housing Units
2013 46 2.5%
2014 48 2.0%
2015 55 2.2%
Source: MLS Database via Christine Stultz,
Property Pros Realtor
4, Annual Average Length of Time to Sell Homeowner Units
Sergeant Bluff State of lowa us
2013 53 116 105
2014 51 105 99
2015 74 98 81
3-Year Average 59 106 95

Source: MLS Database via Christine Stultz,
Property Pros Realtor; Zillow/Yahoo! Real Estate
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5a. Annual Average Rental Vacancy Rate

2012
2013
2014

Sergeant Bluff Woodbury County State of lowa
0.0% 5.5% 6.4%
0.0% 5.6% 6.3%
0.0% 5.2% 6.2%

Source: American Community Survey 5-Year Estimates (2010-2014)

5b. Typical Rental Vacancy Rate (Rental Housing Survey)

Vacancy Rate Total Units Percent
Less than 2% 249 100%
2% to 5% - 0%
5% to 10% - 0%
10% to 15% - 0%
Greater than 15% - 0%

Source: JEO Consulting Group, Survey of Leasing Companies (April 2016)

6. Typical Length of Time to Lease Rental Units (Rental Housing Survey)
Time to Lease Unit Total Units Percent
Less than 15 Days 249 100%
15-30 Days - 0%
30-60 Days - 0%
60-90 Days - 0%
More than 90 Days - 0%

Source: JEO Consulting Group, Survey of Leasing Companies (April 2016)

7. Annual Average Housing Cost

2013

2014
2015

Housing Units

Average Sale Price

Median Sale Price

State of lowa

Sold Median Sale Price
53 $235,543 $236,827 $134,130
51 $223,553 $222,993 $132,065
74 $227,176 $230,892 $134,420

Source: MLS Database via Christine Stultz, Property Pros Realtor
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8. Annual Average Unemployment

Sioux City MSA | Woodbury County | State of lowa*
2013 4.8% 4.8% 4.7%
2014 4.4% 4.5% 4.1%
2015 3.6% 3.7% 3.6%

*Not seasonally adjusted figures

9. Laborshed Wage: Sioux City MSA

Source: U.S. Bureau of Labor Statistics

some Le\{el . Undergraduate | Annual Hourly
Industry Beysiuti:llgh Associate Degree Degree or Higher | Salary ($) | Wage ($)

Agriculture, Forestry & Mining 47 5.90% 35.30% o o
Construction 47.10% 5.90% 5.90% ok 20.5
Education 90.50% 4.80% 79.40% $60,000 12.46
Entertainment & Recreation o *x *k ok *E
Finance, Insurance & Real Estate 76.30% 7.90% 44.70% $90,000 14.5
Healthcare & Social Services 87.70% 18.50% 45.70% $55,000 | 14.93
Manufacturing 63.60% 12.10% 31.80% $80,000 14.5
Personal Services 67.60% 5.90% 38.30% $30,000 9.25
Professional Services 80.60% 0.00% 45.20% * 9.75
Public Administration & Government 75.70% 8.10% 43.20% $68,500 23
Transportation, Communication & Utilities 71.90% 31.30% 25.00% $45,000 24

** No income survey data available.

Source: lowa Workforce Development, 2014
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