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Executive Summary 
Ag Expo & Learning Center 

 

 
The Ag Expo Center will be a unique and modern venue designed to: 

 

 Celebrate and leverage the rich agricultural history and spirit of our region - while at the 

same time highlighting the values and goals of the partners  

 Invest in and build new tourism and economic opportunities 

 Bring together education, entertainment and industry  

 Attract visitors with increased programming  

 Help address the challenges of workforce and attraction of young people in a compelling way 

 Improve connections - to our agricultural heritage , to the community, to the trail system and 

river, and to attract both rural and urban audiences 

 

The Reinvestment District plan is intended to: 

  

 Partner with the state of Iowa to capture and reinvest state hotel/motel and sales taxes in 

designated districts to create a unique development projects 

 The Sioux City Reinvestment District has received provisional approval, includes three major 

projects- a new Convention Center Hotel, the Virginia Square mixed-use development, and 

the Ag Expo & Learning Center. It will result in the use of an estimated $13.9 million in state 

benefits to leverage over $72 million in new investment in the district. 

 To create transformational change and a full revitalization of the area, build on and take full 

advantage of the Interstate 29 complete reconstruction.  

 Create a new image for Sioux City and the region, will create a series of green and vibrant 

commercial spaces launching a new era for the community 

 

Partners  

 

 Designed to bring together in a strong partnership the original Woodbury County Expo Center 

group and the City of Sioux City, Woodbury County, Western Iowa Tech Community College, 

the business community and Siouxland Chamber Foundation. 

 

To move the project forward and build on the planning and work done over the past few years we 

ask the partners enter into a Letter of Understanding 

 

 Site is available. 

 Continue planning and due diligence  

 Create a short-term Joint Project Management Team - using available resources, including 

legal and financial advisors, to recommend the final plan, financing plan, ownership and 

governance structure, and operational plan. 

 Commit to support the project with financial resources and to continue to work together to 

secure resources from various public and private sources to finance construction of the Ag 

Expo Center. Take needed steps to allow the agreement for the Iowa Reinvestment Program 

funding to move forward. 

 Enter into an agreement for the long-term ownership and management of the facility. 



2 
 

Iowa Reinvestment District Program 

 
 
Background Information – New Opportunity   

 In 2013 the State of Iowa adopted a new program to allow communities to create districts for 

the purpose of “improving quality of life, creating and enhancing unique opportunities and 

substantially benefit the municipality, region and state”. The state allocated $100 million in 

future hotel/motel and sales tax revenues to be “reinvested” statewide in designated 

districts.  

 

 Cities may create districts of up to 25 acres (street ROW can be used to connect parcels) for 

eligible projects, (typically new hotels, retail establishments, community attractions, and 

other similar projects). Essentially these districts act like TIF districts, except instead of 

property taxes a city is allowed to capture state hotel/motel and sales taxes generated for a 

20-year period, and invest these state funds in local development projects.  

 

Application process  

 The process includes several steps: provisional application, final application, and then 

ultimately an agreement. In 2014, the first year of the program, districts in three Iowa cities 

were approved for a total of $59 million (Des Moines, Waterloo, and Muscatine). Sioux City 

did not apply the first year. 

 

Sioux City Reinvestment District  

 In March of 2015, the City submitted an application to the IEDA to establish a Sioux City 

Reinvestment District, with three projects: a Convention Center Hotel, an Ag Expo & Learning 

Center in the Yards, and the redevelopment of three former industrial buildings on Virginia 

Street by Ho-Chunk, Inc. The total request for state assistance through the program was 

$13.9 million, with a total capital investment of $68 million. 

 

 In June 2015, the IEDA Board awarded Sioux City “provisional approval”, but initially reduced 

the award to $8.1 million in order to distribute the remaining $41 million in funds among five 

cities. Other cities approved in the second year were Davenport, Coralville, Mason City, and 

Grinnell. 

 

Current Application Status 

 In February of 2016, the IEDA informed the other cities that Davenport had decided to drop 

its application from the program, freeing up $10 million to be allocated to the remaining 

cities. The city then revised its application back to the original requested amount of $13.9 

million and submitted it to IEDA at the end of February. The IEDA has informed the four 

communities they move forward with their planned projects. 

 

 Since the final application was submitted, city staff has provided a presentation of the 

updated application to the IEDA Board, and has continued to provide monthly updates. Once 

city staff is able to provide the Board with proof of financing for all of the projects, the Board 

will proceed with final approval and draft the final agreement.   
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Community Impact and Benefits 

 Transformation. The Reinvestment District is designed to create a new image for our 

community. It will bridge the once bustling historic stockyards area to the downtown core 

through joint revitalization activities and is timed to be coordinated with completion of the 

Interstate 29 reconstruction project, as well as planned Riverfront Park improvements.  

 

 Shared Vision. A number of partners have organized around a shared vision and a set of 

three component projects to serve as activity centers to encourage a comprehensive, multi-

faceted revitalization effort. These projects include a mix of commercial, residential, cultural, 

and recreational reuses with new options for places to live, work, shop, visit, and participate 

in cultural activities. The three projects include a new Convention Center Hotel on Historic 

Fourth Street, Virginia Square the revitalization of a primary community gateway, and the Ag 

Expo & Learning Center.  

 

 Capital Investment. The Sioux City Reinvestment District will capture a minimum of $72.2 

million of new capital investment. This infusion of new public/private investments is 

designed to transform underperforming and underdeveloped, vacant properties into revenue 

generation centers. It will also drive additional capital improvements by private developers 

and land owners as they realize the ripple effect of how their properties are linked and 

connected to the three anchor projects.  

 

 State dollars invested locally. Through the Iowa Reinvestment District Program, the Sioux 

City Reinvestment District will generate and capture state sales tax and state hotel/motel tax 

for a 20-year period. This will allow the “reinvestment” of nearly $14 million of state funds 

into the community which would otherwise flow back to the state. This District has the 

tremendous opportunity to be a “game-changer” within our community, region, and state. 

 

 Economic Impact. The Reinvestment District will increase property values, stimulate local 

market and tourism traffic, and create and sustain jobs resulting from the ignition of new 

development starting with the three anchor projects. The economic impact of the three 

projects within the Sioux City Reinvestment District at full build-out is expected to create a 

total of 273 permanent jobs, $76 million in annual workers’ earnings, $23.4 million in 

annual economic output and sales for businesses, and increase the gross area product by 

$14.6 million. 

 

 Tax revenues. The District will generate significant revenues for the state and local taxing 

districts. Within the District, the current building value on the identified properties totals less 

than $2 million. At full build-out the combined taxable value of the project’s property within 

the District is estimated to be over $36 million. Also, over the next 20 years local taxable 

spending on which sales taxes will be collected is projected to be over $176 million and hotel 

room sales is projected to be $130 million. Based on these numbers, the District will have a 

significant fiscal impact on the region and the State. Overall, the District will generate $65.5 

million in total revenues over the 20-year period to the state and local taxing districts. 
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Moving Forward  

There is no better time than now to revitalize Sioux City, Woodbury County, and the region. 

Without the Iowa Reinvestment District Program the proposed projects would not be feasible, 

and without all three projects moving forward our community will forfeit the funds received by the 

state through this Program. The Sioux City Reinvestment District will insure the success of the 

two-decade long effort to revitalize the Sioux City Stockyards with a signature project that 

celebrates the proud heritage of the once prosperous area that first built Sioux City. It will 

capitalize on the I-29 reconstruction, creating an attractive and vital link to historic areas and the 

downtown business district. And it will renew the Convention Center and surrounding commercial 

and entertainment district, bringing new investment and visitors into Sioux City, Woodbury 

County and Iowa for many years to come. 

 

 

 

Funding Allocation 

 

 

 

 
 

 

 

 

 
 

 

 
 

 
 

 

 
 

 
 

 

Sioux City Reinvestment District 

Projects 

Total Project 

Cost 

IRD Funds 

Generated 

IRD Funds  

Used 

   Convention Center Hotel Project $   25,062,098 $     7,502,849 $    5,600,000 

   Virginia Square Project 24,231,263 3,248,975 1,624,488 

   Ag Expo & Learning Center Project 22,985,000 3,216,623 6,743,959 

TOTAL $ 72,278,361 $ 13,968,447 $ 13,968,447 
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Sioux City Reinvestment District 
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PROJECT 1 

Convention Center Hotel 

Project Overview 

Several public and private investments have rejuvenated Sioux City’s downtown over the last 

decade. However in contrast to the overall growth of downtown activity, the Sioux City Convention 

Center has seen a significant decrease in events and conferences for the past several years due to 

the lack of a quality hotel attached to the facility. 

 

Since the Sioux City Reinvestment District received provisional approval in June 2015, the city has 

pursued an aggressive strategy to develop a new high quality branded convention hotel, as well as 

the addition of ballroom space. The city worked with Hunden Strategic Partners (HSP) to create an 

RFQ to identify several interested and qualified parties. The city team then created an RFP to 

narrow it down to three prospective developers. Site visits from the interested developers were 

held in September 2015 and proposals were received in November. HSP and the city reviewed the 

proposals and identified a leading Midwest hotel development, management and ownership 

company headquartered in Iowa as the partner of choice for this development. 

 

The proposed project includes a quality branded hotel with full-service amenities (restaurant, bar, 

business and exercise centers) and 150 rooms to be developed on the east side of the Sioux City 

Convention Center and connected to the facility. The project will also include new “pre-function” 

space connecting the existing Convention Center to the Hotel, as well as renovated ballroom space 

located on the east end of the existing Convention Center. A new two-level parking deck will be 

constructed north of the hotel site to accommodate hotel and convention center parking. The city 

currently has a signed MOU with the developer and is in the process of drafting a development 

agreement and management agreement.  

 

Financial Overview 

Convention Center Hotel 

Proposed Funding Sources Amount 

   Private Investment $         14,266,885 

   City – Land                  265,000 

   City – Tax Rebates               4,930,213 

   Iowa Reinvestment District               1,069,787 

 TOTAL    $      20,531,885 

       

Parking Structure 

Proposed Funding Sources Amount 

   Iowa Reinvestment District $          3,057,409 

 TOTAL    $        3,057,409 

 

Pre-function Space 

Proposed Funding Sources Amount 

   Iowa Reinvestment District $          1,472,804 

 TOTAL    $       1,472,804 

 

 PROJECT 1 TOTAL: $     25,062,098 
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PROJECT 2 

Virginia Square 

Project Overview 

The ongoing reconstruction of Interstate 29 through downtown Sioux City will create a new primary 

entrance and highly visible gateway into the heart of the city at Virginia Street. This major new entry 

leads into an area of great historic significance and presents an opportunity to link together the 

Interstate with the Historic 4th Street District and the Sioux City Convention Center. Located along 

Virginia Street are three buildings are among the last remaining unrestored warehouses in Sioux 

City’s former wholesale district. For decades these structures have essentially acted as a blighted 

front door to Sioux City.  

 

Overall interest in redevelopment of historic buildings in downtown Sioux City has grown in the last 

several years. Recognizing the opportunity along Virginia Street in 2014 Ho-Chunk, Inc. acquired 

three former industrial buildings with plans to redevelop them into mixed-use retail, commercial 

and market-rate residential developments. These historic buildings were built in 1912 & 1913 and 

have deteriorated in value over the last 15 years. The redevelopment of these three buildings into 

“Virginia Square” will not only provide significant additional tax value in the area, but permanently 

transform the aesthetics of downtown.  

 

The redevelopment of these three buildings is already underway. Ho-Chunk has completed 

architectural and engineering design, as well as site preparation, asbestos removal, and interior 

demolition for the “Creamery” and “Hopper” buildings. The “Creamery” building will be the first of 

the three buildings completed. The project started in May 2015 and is expected to be completed in 

June 2016. The “Hopper” building renovation began in September 2015, with a completion date 

planned for December 2016. Demolition of the “Cold Storage” building occurred in March 2016, 

and will be followed by the construction of a new mixed-use building on the same site, which is 

scheduled to be completed by December 2017. 

 

Financial Overview 

Virginia Square 

Proposed Funding Sources Amount 

   Cash/Owner Equity $        3,500,000 

   City – Tax Rebates               781,198 

   Workforce Housing Program               300,000 

   Brownfield Program            1,000,000 

   Long-term Debt Financing          17,025,577 

   Iowa Reinvestment District            1,624,488 

 PROJECT TOTAL    $    24,231,263 

 

 

 

 

 

 

PROJECT 2 TOTAL:  $      24,231,263 
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PROJECT 3 

Ag Expo & Learning Center 

Project Overview 

Agriculture and food processing have historically had a profound and positive impact on Sioux City’s 

regional economy. At one time, more livestock was sold at the Sioux City stockyards than anywhere 

else in the nation. Today, Iowa is the second most significant State in the country in terms of the 

value of livestock and crops sold and the number one overall producer of hogs. Given its significance 

to the State and regional economy, the agricultural industry is identified by state and local 

stakeholders as a target market segment, and its continued growth will help broaden the Sioux City 

region’s economic base.  

 

The new Ag Expo & Learning Center is proposed to be located on the former John Morrell site and 

will bring the heritage of commerce in the historic stockyards to life in a modern expo venue. The 

Ag Expo & Learning Center will support the agriculture industry as well as provide a source of 

education and entertainment for attendees. The proposed facility will offer a 3,000 seat arena, a 

warm-up arena, space to house a retail operation, a stockyards hall of fame, and an additional 

exhibit space that will be used for stalling, equestrian, livestock, and farm show events. This multi-

use complex will provide a safe, fun and functional facility for family and youth-oriented agricultural 

organizations in the tri-state area. The facility will appeal to people of all ages by providing 

interactive educational elements, summer camps, 4H activities, hands-on learning experiences, 

community events, festivals, and more. The venue will offer diverse program elements, as well as 

host live events, such as horse and livestock shows, rodeos, tractor and trade shows, educational 

classes, seminars and clinics year-round. The proposed center will be a public/private partnership 

in terms of management and operations of the facility.  

 

In addition, a planned new recreational trail will directly connect the Ag Expo & Learning Center to 

a planned new phase of the Sioux City Riverfront Park. The pedestrian/bike trail will be connected 

with a new bridge across the Floyd River and will provide additional green space and increased 

recreation to compliment the area. These additional enhancements are being funding though 

separate public and private funds.  

 

Given the continued growth, evolution and specialization of agricultural industries, the demand for 

specially trained professionals is on the rise. Western Iowa Tech Community College (WITCC) intends 

to assist in meeting this demand by creating a new Veterinary Technician Program and providing 

increased training and other services to foster agriculture-related professions, including livestock 

and equestrian educational and research components. The proposed center will allow WITCC to 

utilize on-site classroom and lab space to conduct accredited classes within the facility, as well as 

offer students a combination of classroom instruction, agriculture/cooperative work experience, 

educational seminars, on-site internships and continuing education learning experiences in 

agriculture and other related industries. Those students interested in becoming interns will be able 

to provide veterinary care for the animals during the many events held year-round at the new Ag Expo 

& Learning Center, as well as forge contacts that will benefit them for future employment with the 

hopes of retaining their talents our region. 

 

The new facility, located directly off the newly enhanced Interstate 29, will have convenient interstate 

access and will act as an attractive visual gateway into our community. The new Ag Expo & Learning 

Center will be completely unique to the region and will have a positive impact on many aspects of our 

community. In addition to the events facility, a 60-room select-service hotel will be constructed to 

serve the traveling public and those attending the equestrian events. Sioux City, Woodbury County 

and the State of Iowa will all experience spin-off economic benefits as people travel to and from 

events, stay overnight in hotels, visit attractions and recreational establishments and make retail 

purchases.  
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Financial Overview 

Ag Expo & Learning Center 

Proposed Funding Uses Amount 

   Land $           300,000 

   Architectural/Eng. Design/Initial Op. Exp.           1,625,000 

   General Conditions              440,000 

   Earthwork              600,000 

   Utilities              150,000 

   Foundations              720,000 

   Structure           5,090,000 

   Roofing           1,220,000   

   Walls & Finishes              360,000 

   Elevator              150,000 

   Pens and Fences              650,000 

   Bleachers              160,000 

   Electrical           1,280,000 

   Plumbing              650,000 

   HVAC           1,200,000 

   Fire Sprinkler              350,000 

   Paving & Sidewalks              920,000 

   Landscaping                60,000 

 TOTAL    $   15,925,000  

 

 

Proposed Funding Sources Amount 

   Private Sector* $        3,875,000       

   City of Sioux City           2,000,000       

   City – Land              300,000       

   Woodbury County           2,000,000       

   MRHD           1,000,000       

   WITCC              250,000       

   Gilchrist Foundation              100,000       

   Brownfield Grant**           1,000,000       

   IA Reinvestment District           5,400,000       

 TOTAL    $   15,925,000      

 

*Over $1.1 million has been committed thus far from several businesses whose names 

we can make available upon request. 

  

** Will reapply in July 2016. 
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Ag Expo & Learning Center Hotel 

Proposed Funding Sources Amount 

   Private Investment $        6,656,041 

   City – Land                 60,000 

   IA Reinvestment District           1,343,959 

 TOTAL    $      8,060,000  

 

 

 

 

 

Economic Impact 

 

 

 

 

 

 

 

 

 

 

 

 

Ag Expo & Learning Center Range Per Year 

   Direct Spending $     2,824,000     -    $     3,659,000 

   Indirect/Induced Spending $     1,708,000     -    $     2,211,000 

   Total Spending $     4,532,000     -    $     5,870,000 

   Total Jobs              60             -                 70 

   Total Earnings $     1,492,000     -    $     1,932,000 

PROJECT 3 TOTAL:  $      23,985,000 



Memorandum of Understanding 
Ag Expo & Learning Center 

 
This Memorandum of Understanding (“MOU”) is entered into between the Woodbury County Expo 
Center, (“Expo Board.”), Woodbury County, (“County”), the City of Sioux City, (“City”), Western Iowa 
Tech Community College, (“WIT”), and the Siouxland Chamber Foundation (“Chamber”), herein after 
referred to as the “Parties”, to establish the commitments made by each party regarding the 
development of an Ag Expo & Learning Center in Sioux City, Iowa (“Ag Expo Center”).    
 
The Parties agree to make their best efforts on a collaborative basis to jointly develop an Ag Expo & 
Learning Center. The Ag Expo Center will be unique to the region and will have a positive impact on 
many aspects of our community, including commercial and retail development, tourism, event growth 
and educational outreach. The facility will allow our community to celebrate the rich history and culture 
of agriculture in our region, as well as invest in our future growth and prosperity. 
 
Whereas, the parties have worked together on an application to the Iowa Reinvestment District ("IRD") 
program through the Iowa Economic Development Authority, including feasibility and economic impact 
studies, and which application has received support and provisional approval from the IEDA; and   
 
Whereas, the Ag Expo Center will include a 3,000 seat arena, a warm-up arena, stockyards hall of fame, 
and additional exhibit space, and will provide a safe, fun and functional facility for family and youth-
oriented agricultural organizations in the tri-state area, as well as host live events, such as horse and 
livestock shows, rodeos, tractor and trade shows, educational classes, seminars and clinics year-round; 
and  
 
Whereas, the facility will include livestock and equestrian educational and research components, and by 
educating future leaders in the equestrian and livestock industries, will serve our community and 
existing employers, and enhance the agricultural industry and economic vitality of the City, County, and 
region; and  
 
Whereas, the facility will connect to and enhance the regional trail system and a planned new Riverfront 
Park,  provide additional green space and increased recreation to compliment the area, have convenient 
access off the newly enhanced Interstate 29, and will act as a transformational new  visual gateway into 
the community;  
 
Now therefore, the parties commit to work together to advance the vision, mission, and development of 
the Ag Expo & Learning Center by undertaking the following efforts:   
 

1. Site 
 The City is pleased to make available the approximate 20-acre site located in the former Morrell 
 property along Interstate 29, which has been enhanced through recent redevelopment efforts, 
 and improvements to the available utilities and infrastructure;  
 

2. Planning and Due Diligence  
 The parties agree to support continued joint site and facility planning efforts and due diligence 
 to advance the development and construction of the Ag Expo Center.  
 



3. Funding  
 The parties agree to continue to work together to secure resources from various public, private, 
 and philanthropic sources to finance construction of the Ag Expo Center. Significant resources 
 have already been committed to this effort, including feasibility and economic impact studies, 
 site and facility planning, and other efforts. Significant grants have been received 
 including a $1,000,000 MRHD Grant, and a $100,000 Gilchrist Foundation Grant. The Expo Board 
 will continue to lead the capital campaign to secure the necessary private resources. 
 
 A critical element of the financing is the IRD program.  The parties will work together to finalize 
 the financial plan, including the public and private financial participation, in order to secure final 
 approval from the IEDA and realize the benefits from the Iowa IRD program. City staff will 
 continue to facilitate the IRD process. 
 

4. Project Management Team 
 The parties agree to designate representatives to a project management team to finalize the 
 recommended project plan, financial plan, the governance structure and operational plan for 
 the Ag Expo. The parties will use their respective legal and financial advisors as part of the team 
 to recommend the best structure and to draft a final agreement.   
 

5. Ownership - Management  
 The Ag Expo Center will operate as a non-profit entity for the benefit of the parties and 
 community. It is anticipated that a 28E or similar type of agreement between the parties will be 
 drafted to govern the ownership and operation of the facility. A non-profit board with 
 representation from the parties will oversee the facility and will retain professional and 
 experienced management to operate the facility itself.  
 
All parties recognize that all commitments made in this Letter of Understanding are non-binding and 
done so for the express purpose of allowing work on this development to proceed under a shared 
understanding of the parameters of the project and according to a mutually-agreed set of expectations, 
to avoid any miscommunication, and maintain a development process free from delays. Final agreement 
is contingent upon execution of all necessary documents and final approval of these documents by the 
parties and the IEDA. 
 
 
 
______________________________   ________________________________ 
Woodbury County    City of Sioux City     
       
 
 
______________________________   ________________________________ 
Woodbury County Expo Center   Western Iowa Tech Community College 
 
 
 
______________________________ 
Siouxland Chamber Foundation    
 








