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Year in Review  
 
A year ago, as I sat down to begin organizing this newsletter, we were in the third month 
of the Covid-19 pandemic.  Many things were shutdown, there were still a lot of 
uncertainties, and we were trying to figure out what we do next.  How things have 
changed in the year since, it really feels as if we’re about back to normal, or at least what 
may be considered the new normal.          
 
We did have a personnel change this past year, long time employee and deputy assessor, 
Brenda Uhl retired at the end of July, 2020.  I did appoint Jonathan Dykstra to be the 
new deputy assessor.  Jonathan will continue in his main role doing the bulk of the 
appraisal work, but will also assume some additional administrative duties.  In October 
we welcomed Kari Gonzales to our staff.  Kari is assisting in the real estate transfers and 
processing credit and exemption applications.  In the coming year we plan to expand 
Kari’s duties to include supporting Jonathan in the appraisal work, mainly with the 
agricultural and residential properties.  The idea being to keep our records more current 
and up to date.  With the continued growth in Sioux County it has become more difficult 
to do an overall review in a timely manner so we hope this change can make that process 
more efficient. 
 
With 2021 being a reassessment year (every odd year) there was a lot of review to be 
done to determine possible changes in the overall assessments.      
 
Covid did affect the timely delivery of the data needed to determine the agricultural land 
and building assessments.  In Iowa, these valuations are determined through a 
productivity and net earning capacity formula which utilizes a 5-year rolling average of 
production, income, and expenses for each county.  For the 2021 assessments, the crop 
years of 2015-2019 were used.  In the past, the Iowa Department of Revenue (IDR) has 
been very helpful in gathering this data and disseminating the information to assessors 
so it can be implemented prior to the April 1 assessment deadline.  The bulk of the 
information needed for the calculations  comes from the US Department of Agriculture 
and is typically available by the end of February.  But, due to staffing changes at both 
the state and federal levels, and of course, Covid shutdowns, not all the information was 
available until the end of March, too late for assessors to use for the 2021 valuations.  
But, there are members of our state assessor’s association who also do these calculations, 
and since the majority of the data was available, some did determine an estimated 
valuation for each county.  Assumptions were made in order to complete this process on 
time, (using four years of data instead of five) which is something IDR is not allowed to 
do.   
 
Applying the estimated numbers, we made some minor adjustments and lowered the 
overall ag value by 1½% for 2021.  Our hope was to curtail the amount of valuation loss 
and also remain within the required parameters.  The formula determines a per acre 
value, which is then multiplied by the number of agricultural acres, resulting in the total 
valuation for all agricultural parcels in the county.  The total building value is subtracted 
and the remaining amount is for the land, which is distributed using the CSR rating for 
the various soil types. 
 
 



Now that the official numbers have been calculated, the estimates were on the high side, 
the government payments were lower than expected (less income) and the input costs 
were higher (more expenses).  What this means is, there is a high probability Sioux 
County will receive an “equalization order” from IDR later this fall.  I’m expecting the 
order will be to reduce the ag values another five percent.  While not ideal, the good 
thing of it being a decrease is that we will not have to go through the time and expense 
of printing/sending notices to everyone, it can be done simply through publication in the 
local newspapers.    
   

 
 

As for the other property classifications, there were 31 arms-length commercial sales in 
Sioux County during 2020.  The commercial median ratio was at 97.2%, meaning no 
changes were required.  As has been the case since 2015, when we last made overall 
adjustments to commercial valuations, adding 12% at that time.  In actuality I do think 
we are probably low on commercial values, it’s hard to believe the market hasn’t changed 
in the past six years, when conversely residential assessments have increased 28% in 
that same period.  It’s just a matter of what commercial properties happen to sell (we 
average  26 “good” sales per year).  In 2020 the sales ranged from a $28,000 storage 
building to a $975,000 medical office.    
   

 



The most consistent real estate market to track in Sioux County (and probably statewide) 
is residential, obviously it’s much easier with the volume of sales compared to the other 
classes.  There were 519 sales used by IDR to determine the overall level of assessment 
for 2020, which was at 89.2%.  We made changes which added about 9% of valuation, 
otherwise IDR would have ordered us to increase by 12%.    A statewide survey last 
winter indicated that 90% of the assessors in Iowa planned to increase residential 
valuations for 2021 due to higher sale prices.  I’ll have more detail on residential sales 
later in this newsletter. 
 

 
 
The class with the least known for possible equalization is hands down, multi-residential.  
This is apartments, mobile home parks, nursing homes and assisted living facilities.  We 
only have 123 of these parcels and not a lot of sales.  Although, there were seven sales 
in 2020, which is considerably more than the three per year we averaged since the 
inception of the class in 2015.  The median ratio on those 2020 sales is 74.8%, which 
would require a 28% increase to be in compliance.  The X factor in all this, the results of 
modeled appraisals done by IDR.  Several years ago, the State paid an appraisal “expert” 
a lot of money to create a model where specific information about multi-residential 
properties could be input, and based on numerous location factors, a “market value” 
could be obtained.  This model was to be implemented for the 2019 equalization cycle 
where twelve random parcels were selected and run through the model.  The results had 
Sioux County needing to increase the valuations by 19%.  I had no issue with this, looking 
at apartment sales the previous few years I knew we were too low. (apartments make 
up 80% of the multi-residential parcels).  But, there were other jurisdictions that were 
looking at 50%, 60%, even 70% increases.  There were many appeals filed with IDR and 
a lot of assessors asking how they could justify that big of an increase to the taxpayers 
when there were minimal sales, if any, to substantiate it.  The end result was, other than 
a handful of jurisdictions with adequate sales data, all equalization increases were 
rescinded and no changes were to be made.  Well, for 2021 we are basically in the same 
boat, no real idea of what to do with multi-residential assessments.   



 
Some jurisdictions made changes with the hopes it was sufficient.  I decided not to make 
any changes, I didn’t want to increase them a certain percentage and then get an 
additional increase order this fall, or increase them too much and end up getting a 
decrease order.  So, we’re playing the waiting came and will find out on August 15 when 
tentative equalization orders are released.  The only silver lining in all this, after the 2019 
mess, the department of revenue decided having these properties in a classification of 
their own just wasn’t very workable, so legislation was introduced to eliminate multi-
residential as a classification and combine it with residential.  This was initially introduced 
in the 2020 legislative session, but with a pandemic altered session the bill did not move.  
But, in the recent 2021 session the bill was reintroduced, passed and signed into law by 
the Governor.  So, effective 1/1/22, there will no longer be a multi-residential 
classification.  But, we still have to go through the final equalization process.   
 

 
 
            
 
 
 
 
 
 
 
 
 
 
 
 



 
As I talked about last year, we had new aerial images done spring/summer 2020.  The 
flights were done in early June and we had access to the finished product by September, 
which was timely to do the crop/non-crop review for 2021.  
 

I also mentioned that due to Covid there was a backlog of getting flights done, so to 
compensate counties volunteering to delay the project and having “leaf on” conditions, 
they would do the entire county in a 3” resolution versus the rural areas typically being 
done in a 6” resolution.  Below demonstrates the difference in quality.           

 

 
2017 Images 

 
2020 Images 



Legislation 
 

I served on the Iowa State Association of Assessors (ISAA) Legislative Committee again 
this year.  I’ve always kept an eye on bills that could affect Iowa assessors, so this is a 
good fit for me.  There were six pieces of legislation passed which change some of the 
things assessor’s do, none of them real drastic.     
 

House File 418: As I referenced earlier, this eliminates multi-residential as a property 
classification beginning 1/1/22.  Those properties will now be classified as residential.  
They were changed from a commercial classification in 2013.  The intent was, since those  
properties were for human habitation, to treat them the same as residential properties, 
which would result in a lower tax bill.   
 

House File 765: Anything assessors are required or authorized to send by regular mail, 
we now must send electronically if requested.  The change here is assessors are now 
required to do it (shall) versus previously it was optional (may).  This change also affects 
boards of supervisors.   
 

House File 865:  Previously, when a commercial/industrial property owner would transfer 
a portion of a parcel, they were required to reapply for the Business Property Tax Credit 
on the remaining part.  This eliminates that need to reapply and the existing BPTC 
remains in place.  The new owner of the split portion must still apply for the credit.    
 

Senate File 342:  This is a multi-part bill where a portion of it could affect assessors and 
county recorders.  Certain individuals, if qualified under this legislation, can request their 
name be redacted from any electronic documents that are displayed for public access 
through an internet site.          
 

Senate File 366: A portion of this bill was for clean-up on legislation and rules written last 
year.  It confirms that the reappointment of an Iowa assessor must be approved by the 
Director of the Department of Revenue.  It clarifies properties that an assessor or deputy 
assessor cannot assess (any in which they have a financial interest).  It also spells out 
how an assessor reports to the Director, the hiring of outside counsel. 
 

Senate File 574: This allows military credits/exemptions to be shown on websites and 
paper records.  This had always been done before, but last year a bill to prevent 
counties/cities from disseminating mailing addresses for any veterans receiving property 
tax benefits was worded so that the credits could not be shown on websites or even 
public paper documents, i.e. tax statements.                
       

 



Real Estate Market 
 
As I stated in the letter sent with assessment notices, even Covid-19 didn’t slow the 
housing market.  The Iowa Association of Realtors website listed the statewide median 
sale price for single family residences from 2019 to 2020 increased 8.7%.   The Commerce 
Department reports that new homes sold in the U.S. reached its highest point since 2006, 
and was a 18.8% increase over 2019.  The Census Bureau also reports new home prices 
hit a record high average in 2020 of $355,900.      
 
The chart below has a breakdown of house sales by city.  The 589 total includes sales 
not consider arms-length by the Department of Revenue, i.e. estate sales, auctions, 
partial assessment, etc.  Including rural residential sales, there was a total of 623.     

 
Urban Sales Only 

Sales by Price – Urban and Rural 



 

 
 
 
 

We continue to see an upward shift in the price ranges with the most sales, which stands 
to reason with higher average selling prices.  The largest gain was in those selling from 
$200,000 to $400,000, which went from 156 sales to 218, a 40% increase.  The number 
of sales in excess of $400,000 also saw a slight uptick, from 16 to 19, while under 
$100,000 dropped from 111 to 94. 
 
Supply is a definite issue in driving the higher sales prices, a search of local realtor’s 
websites shows fewer houses listed in our larger towns than last year at this time, 47 
versus 75.  Mortgage rates remaining  low certainly continue to be a factor, too.            
 
 
 
 
 
 
 
 
 
 
 



Below are the latest numbers from the Iowa Land Survey done by Iowa State University. 
 

 
 

 



 
New Construction  
For agriculture, there was $3.74 million in new construction valuation added, the usual 
mix of bins, hog confinements, machine sheds and cattle sheds. (Reminder-ag buildings  
are assessed at 17% of depreciated cost.)  This was more than double of last year and 
pretty close to 2019, but still down from the more typical $5-$6 million we saw annually 
in the previous ten years.      
  

 
 

 



 
In the residential class (including ag dwellings) we added $45.38 million in new 
construction with 117 additional housing units, the most since 2016.  I was wondering if 
this would be a record for new construction valuation so reviewed past years.  In 2004 
there was $44 million in residential new construction (150 new housing units), adjusted 
to today dollars, that’s the equivalent of $67.2 million.   
 

Over the last few years there seems to be more spec homes being built/sold, including a 
few in Hawarden and more in Hull then I can remember.  It’ll be interesting to see if 
there is any impact on that market with the increase in lumber prices.  The National 
Association of Home Builders reported a 350% price increase from April 2020 to April 
2021.  Although, I did recently hear a story on the Bloomberg Business Report that lumber 
prices have fallen 40% from record highs in May.      
 
 

 
Spec Houses in Hull 

 



 
Spec Houses in Orange City 

 
 

 
Woodbridge Tower Condos – Sioux Center 



For multi-residential there was $6.76 million in new construction.  There were four new 
apartment buildings started and the assisted living facility in Rock Valley was rebuilt after 
the July, 2019 fire.  Apartment buildings have steadily been going up over the years, I 
checked back to 2015, when the multi-residential classification began, and we had a total 
valuation of $26.16 million.  For 2021 that number is $50.52 million, a 93% increase.  
The number of units during that time increased from 405 to 600.  That also includes three 
assisted living facilities built during that time.          
 

 
Four-unit apartment - Hull 

 

 
Riverview Ridge Senior Living Facility – Rock Valley 



There was $14.95 million in commercial and industrial new construction in 2020, which 
is down from the previous two years, but they included some big projects.   
 

 
New office and shop - Hawke & Co - Alton   

 
 

 
New restaurant in Boyden – Rok’s Bar and Grill 

 
 
 



 

 
D&K Door expansion (both end buildings) - Hull  

 
 

 
 

  
The usual smattering of storage units – Sioux Center  

 
 
 
 
 
 



 

 
 

815 Complex – Sioux Center  

This is the former Bomgaars building that has been renovated into high end office spaces (above) along 

with an adjoining brew pub being developed (below).       
 

 



 

 
New building – Outdoor Elements - Rock Valley 

 

 
Expansion for Reink, Inc. in Rock Valley 

 



 

 
Warehouse expansion – D&D Global – Rock Valley  

 

 
New office/warehouse – Frosted Frog – Rock Valley 



 

 
New shop – Carr Auto - Hawarden 

 

 
Office/warehouse/production expansion – Perdue Farms – Sioux Center 

 



 

 
Cafeteria/locker room addition – Diamond Vogel Peridium Powder plant – Orange City 

 
 
Board of Review 
With the changes we made for 2021 I was expecting a fairly busy board for review 
session.  It’s pretty typical in these years to get 60-70 appeals.  Well, I was pleasantly 
surprised when we ended up with only 17 appeals being filed.  Not sure how to explain 
it, people may be aware of what the housing market has been doing and not surprised 
by the increase, or are they simply relieved that we’re seemingly through the pandemic 
and getting back to normal?  Since 2016, taxpayers have the option of requesting an 
informal review prior to filing a formal appeal with the board of review.  For these, our 
office will take a look at similar properties, review comparable sales, and decide if a 
reduction is in order.  I wondered about the possibility of doing more of these in 2021 
than prior years.  There were changes to 34 properties, which is less than what we did 
in either 2017 or 2019, both equalization years where we made less of an overall change 
than in 2021.              
 
 
 
 
 
 
 



What is being built in China?  Hotels?  Apartments? 

 
 

 
 

No, these are high-rise pig houses!  I saw a story about them on the US Farm Report 
program and my first thought was, “How the heck is that going to work?”   
 
In 2018-19 the China hog industry was hit by the Africa swine fever which wiped out 50% 
of the country’s herds.  Some reports put the number in excess of 300 million hogs.      
 



To quickly replenish the supply, a major pork producer is building these high-rise 
buildings.  The company has designed higher-density automated farms, betting they can 
keep disease out while increasing efficiency to satisfy the country’s demand for pork.  
There are very high standards of biosecurity and sophisticated cleaning and disposal 
systems. This mega farm, which will eventually house 84,000 sows and their offspring, is 
by far the largest in the world, roughly 10 times the size of a typical breeding facility in 
the United States. It aims to produce around 2.1 million pigs a year. (in comparison, 
Sioux County produces close to 1.4 million per year.)  They will spend about 40 billion 
yuan ($6.24 billion in US dollars) this year on new pig farms.   
 

 
The white buildings are 7-story pig houses. In front: staff residence building, in the background: feed mill.  
 

While you never know, I don’t think we’ll be seeing anything like this in Sioux County any 
time soon.   
 

Well, that’s it for this year, and in the words of the Jo Dee Messina song, “Bring On The 
Rain”.   

 


