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National and Local Trends

5

Established Families 
and Boomers

MillennialsYoung and Diverse 
Families

Baby Boomers (46-64) will 
constitute a senior pop. 
unprecedented in size.  
They will look for homes 
where they can age-in-
place.

Millennials (Gen Y) may 
rent far longer than 
previous generations.  
They prefer walkable, 
urban neighborhoods.

Minority status. These 
households will seek 
homeownership and may 
move to less expensive 
areas of the region in 
order to achieve it.  

Existing housing market 
conditions

Changes in income and 
affordability

Population growth

Changes in demographics

Factors that will affect housing demand in 
Brookings
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Boomers Becoming Seniors

More than 40 percent of 
population growth between 
2010 and 2040 will be persons 
aged 65 and older

-Arthur C. Nelson, Reshaping 
Metropolitan America

Singles Leading the Way

8

By 2040, more than 40 
percent of growth in 
households will be 
single-person 
households.

-Arthur C. Nelson, Reshaping 
Metropolitan America
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Millennial Preferences

Source: RCLCO

Nationally, 40% of the market demand is for 
more compact, walkable  development

Sylvan Park, Nashville 
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Walkable Communities are popular nationwide

Source:National Association of Realtors 2011 

How important 
is it to live close 
to:

Renting on the Rise

12

Half of the growth in households will 
be renters.

-Arthur C. Nelson, Reshaping Metropolitan 
America
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Starting Families Later, Or Not at All
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Source:  Arthur C. Nelson, Presidential Professor & Director of Metropolitan Research,   University of Utah.

No Kids Yet

Population by Demographic Group
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Millennials to Overtake 
Boomers in 2015

Declining Boomer 
influence

Millennial decisions will 
dominate real estate 
future trends 

¢ƘŜ ƴŜǿ άŀŘǳƭǘǎέ

Size Matters
Even Relatively Small Shifts on a Huge Base can Change Markets
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Suburban Demand

At least 50% of the Millennial Market
will want Walkable Neighborhoods 
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Demand for Single Family Homes

17

Half of all new housing 
demand will be for attached 
homes and the other half for 
small lot homes.  Demand for 
large-lot homes will decline 
below 2011 levels.

-Arthur C. Nelson, Reshaping 
Metropolitan America

What is Balanced Housing?
Housing supply that meets the needs of future residents based on their age, income, and preferences.
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Census-Derived Data

AAMPO Forecast

American Community Survey

American Housing Survey

Shifting preferences based on research by 
Dr.Arthur C. Nelson
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What kind of Neighborhoods do we want and need?

Brookings, SD 
(Co and City)
HOUSING CHARTS

SOURCE: ENVISION TOMORROW BALANCED HOUSING MODEL WITH 
2014 ACS (5 YEAR ESTIMATES)
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Housing Mix: County
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Housing by Household Income: County
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Percentage of Household Income on Rent: 
County
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Housing Affordability: County

Affordable
50%
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Future Balanced Housing Profile: County estimate
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Housing Mix: City
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Housing by Household Income: City
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Interviews and Tour of County and City
Talked to approximately 25 people:
VECSDR Board of Directors
VStaff, elected and appointed representatives from:
ÁCounty 
ÁCity
ÁEDC 
ÁBrookings School District
ÁSDSU
ÁUtilities

VAffordable housing interest groups
VBuilders
VDevelopers
VBusiness representatives

Toured County as well as Brookings, 
Aurora, and Volga 

What interviewees said: Existing conditions

ÁRange of wealthy to people in run down trailers with deplorable living 
conditions

ÁHigh percentage of household income goes to housing at all levels

ÁMore affordable in smaller towns, outside of Brookings

ÁDifferent geologic conditions create varying development costs 

ÁAffordable housing and mid-range housing needed

ÁNo inventory of houses less than $150,000

ÁWater and sewer services are gate keepers for growth

ÁEast Brookings has mixed use potential 
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What interviewees said: Existing conditions

ÁSchool district does not have land to expand +800 students in next 10 years

ÁBuyer expectations - people want what their parents have 

ÁCollege kids scoop up affordable housing as soon as it is built

ÁYoung workers live in Sioux Falls and commute in; industries have buses

ÁBig demand for larger (24,000 sf) lots

ÁReactive development market

ÁHave about 2,500 new units recently

ÁCommunity has not understood how great an asset the university is

ÁMarket does not supply what is needed

What interviewees said: Economic issues

ÁNeed to attract skilled workforce ςgrowing communities have jobs to fill

ÁWhile Brookings has good paying jobs, need to attract higher paying jobs

ÁKeep graduates in Brookings ςneed amenities, housing, transportation, etc.

ÁNeed to match development and jobs

ÁGrowing work force ςhave 800 open jobs to fill

Á500 to 1000 jobs available at any time ςpay in 25,000 / year range

ÁEmployers losing key candidates due to lack of housing choice and 
community amenities

ÁBuild community to retain workers
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What interviewees said: Needs

ÁSmaller lot choices

ÁMixed uses

ÁMixed-income neighborhoods

ÁMixed use walkable developments and neighborhoods

ÁBuild back older neighborhoods

ÁBike friendly community 

ÁA variety of housing types: Veterans housing; affordable housing for young 
professors; retiree housing (to keep retirees in Brookings)

ÁHigher densities with open space 

What interviewees said: Needs

ÁMore inspections to ensure safe and appropriate conditions for kids

ÁCity rehab program + additional code enforcement staff

ÁCreative public private financing, alternative financing solutions

ÁSubdivision design improvements

ÁRegional drainage system tied to parks and trails

ÁReduce street widths

ÁSidewalks on both sides of street

ÁAmenities and lifestyle to retain workers
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What interviewees said: Needs

ÁRecognize two primary assets: university that brings talent and the interstate 
that brings services to the community so that industry can locate here

ÁConnect the university to jobs ςadditional interstate crossing

ÁCoordinate utility installations so not digging up new streets

ÁVariety of housing types at all income levels

ÁProtect older historic uses and encourage single family in those units

ÁLook at how Omaha pays for trail system

ÁReduce road and lake setbacks in some areas of the county

What interviewees said: Impediments to 
affordability

ÁChallenging geography; high water table, tributaries, streams

ÁLocation of campus; SDSU ownership blocking growth to north

ÁOnly place for Brookings to grow is south

ÁLand values high ςagricultural uses drive prices high

ÁSmall scale of development increases construction costs

ÁConnecting to utilities add to cost of lots

Á Infrastructure costs are too high ςadds $22,000 a lot
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What interviewees said: Impediments to 
affordability

ÁHigh utility connection costs drive affordability

ÁZoning requirements ςlandscaping etc., street widths, sidewalks an issue

ÁWide roadway requirements add to cost (local + arterials)

ÁHave shortage of buildable lands

ÁPerception of Brookings as a closed community ςonly local builders 
welcome

ÁCost of drainage studies for every development required ςproduce overall 
drainage plan

Á Increased street requirements from 3 inches to 4 inches of asphalt

Existing housing strategies

42

ÁDevelopment corporations/Tax Increment Financing (TIF) districts for 
infrastructure, to keep houses under $150,000
Á5ŜǾŜƭƻǇŜǊ ǎǳōǎƛŘƛŜǎ ǘƘǊƻǳƎƘ ŎƛǘȅΩǎ ƎŜƴŜǊŀƭ ŦǳƴŘ
ÁSpecial assessments
ÁCoordination of developers for service installation
ÁUse of sales tax growth to provide incentives 
ÁFirst Bank and Trust Housing Preservation Program
ÁROW reduction: require 31-foot street in 60 feet of ROW; have reduced to 27-

foot street in 45 feet of ROW
ÁICAP, Habitat for Humanity and other nonprofits
ÁSouth Dakota Housing Finance Agency ςloan assistance +
ÁRental registration program ςmultifamily and single family rentals
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Source: Stronger Economies Together
Community Projects Presentation

Aurora ςlot cost reduced

Aurora ςloft housing

Brookings ςStandard Street TIF/ 
energy efficient

ICAP TIF

Source: Stronger Economies Together
Community Projects Presentation

Brookings ςthe lofts mixed useBrookings ςsmall lot home 1,100 sf

Valley View ςTIF, narrow streetsPrairie View townhomes - subsidized Laurel Lane ςsmall lot, market
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Strategies suggested by 
interviewees

45

ÁIdentify and address barriers to affordable housing ςregulatory and 
programmatic
ÁProvide incentives for affordable mid-range housing
ÁDevelop public/private tool box to address affordable/workforce housing issues
ÁIncentivize developers to build more mid-range market housing
ÁExtend existing multi-family and commercial tax abatements/discretionary 

taxes to single-family purchases
ÁAllow joint city/county developments that are built to city standards
ÁAllow 5-acre lots in joint jurisdiction areas
ÁCreate a vision for affordable housing, with housing distributed throughout the 

city

Strategies suggested by 
interviewees, continued

46

ÁFoster utility and developer partnerships to identify lowest cost way to serve 
new development
ÁCreative financing program ςhome finance assistance, soft second
ÁQuality master plan ςlook at mixed use opportunities
ÁCity to provide shovel-ready land available for affordable housing
ÁPrepare a long term comprehensive plan and updated master street plan ςshow 

where utilities and roadways will be located
ÁComprehensive master facility planning ςwhat are need for existing facilities and 

long term needs
ÁPrepare a clearly defined visionary plan of action for the future
ÁMake housing vouchers and other existing programs available to residents in 

need
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National examples of housing and 
affordability strategies

47

Note: these are not all recommended strategies for Brookings, 
but examples of ideas used in other cities, towns and counties 
throughout the US. Scale of urban areas may be greater, but 
basic concepts  still applicable.

They are intended to provide ideas for potential tools that 
ŎƻǳƭŘ ōŜ ŎǳǎǘƻƳƛȊŜŘ ǎǇŜŎƛŦƛŎŀƭƭȅ ŦƻǊ .ǊƻƻƪƛƴƎǎΩ ŎǳƭǘǳǊŜ ŀƴŘ 
needs.

Promote mixed use, walkable neighborhoods

AksarbenVillage, Omaha
West Village, Dallas

1
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Strengthen Downtown Areas
ÁMain Streets are the heart of the 

city

ÁPromote downtown residential

ÁReview development regulations 
to permit desired development

ÁReview parking requirements and 
create a parking management 
plan

Á Infill in vacant buildings and lots

ÁPromote retail, office and 
commercial uses downtown

Encourage a wider range of housing types to 
meet emerging preferences

ÁAllow single family housing on small lots. Make them easy to 
permit, with a goal of dramatically increasing housing for all 
income levels 

ÁPromote alternative housing options for home-ownership such 
as cottage homes, courtyard homes and townhouses

ÁHold an architectural design contest for innovative designs that 
expand the palette of infill and small lot housing options

50

2
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The Missing Middle

Courtyard Housing 
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Cottage Homes

Detached Cottage Cluster Housing
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Duplexes

Multiple Accessory Dwelling Units



8/12/2016

29

Large House Conversions

Horizontal Stacking
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Vertical Stacking

Affordable Street of Dreams
Á/ǊŜŀǘŜ ŀ ά{ǘǊŜŜǘ ƻŦ 5ǊŜŀƳǎέ ǘƘŀǘ ƛǎ ŀŦŦƻǊŘŀōƭŜ ǘƻ ƳƛŘŘƭŜ ƛƴŎƻƳŜ ƘƻǳǎŜƘƻƭŘǎΣ 

sponsored by the development community

ÁInfill 4 to 6 properties on several blocks in transitioning neighborhoods

ÁTest approval process and prove the market for  innovative housing types not 
common in the market today

Pilot/Demonstration Program:
Affordable Street of Dreams program that 
builds quality, affordable homes in a 
transitioning neighborhood, using city-
owned or land bank properties.
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ÁIncrease the number of eligible mortgage loan 
applicants.

ÁExpand home ownership programs to reach a broader 
range of potential homebuyers.

ÁEncourage infill development and existing home 
improvements in target neighborhoods to attract and 
retain homeowners.

61

Homeownership Programs3

Incentivize builders and buyers 
by increasing mortgage assistance

ÁOpen mortgage assistance. 

ÁDevelop programs to promote down payment savings.

ÁPartner with banks to expand levels of support to a broader 
range of incomes (address 81% to 140% of AMI) 

ÁReduce the homebuyer gap for lower middle income families
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Develop private sector partnerships to 
fill the gap for housing options up to $200K

Find creative ways to develop 
products that are affordable 
to a wider range of 
homeowners, working with 
real estate associations, home 
builders, non-profit affordable 
housing developers and 
financing institutions.

63

Expand mortgage assistance programs to 
attract homebuyers and market rate builders

Identify and expand affordable housing 
mortgage assistance options offered by 
the banks, City, local and State entities. 
Also, Create a database of available 
low-mod and market rate mortgage 
products.

64
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Increase the number of eligible loan applicants

65

Partner with local mortgage loan entities to host 
home buyer education events.  Invite agencies 
that provide financial education classes, down 
payment assistance and mortgage assistance, as 
well as affordable and market rate housing 
developers.

Housing Trust Funds and Land Banks
üReliable funding and land for affordable housing programs and projects
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Strengthen neighborhoods
ÁCreate a neighborhood identity and branding program

ÁHome improvement incentive programs 

ÁEliminate barriers to infill development 

ÁPromote a city of neighborhoods and publicize neighborhood 
assets and programs.

ÁSupport and leverage school quality and school choice 
programs.

ÁDispose of City-owned and land bank properties more 
strategically and efficiently.

ÁEnhance neighborhoods desirability by improving 
infrastructure, housing stock, recreation and safety.

4

Make neighborhoods more desirable through 
improved recreation and other amenities

Make neighborhood 
improvement a key economic 
development priority through 
targeted investments.

68

Preston Ridge Trail

Katy Trail Salado park
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Eliminate barriers to infill development 
ÁEliminate code barriers such as minimum lot size, excessive setbacks, excessive 

parking requirements

ÁAudit the development process to identify processing, permitting, platting and 
other issues that make infill more difficult, uncertain or costly.

ÁIdentify vacant lots available for infill and create plans to encourage  
redevelopment

69

Can we be more efficient in our land use?
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Expand homeownership by increasing infill 
housing development

West Dallas Vacant Land 2005
Recent Infill Activity

Expand infill housing 
programs to promote 
homeownership in areas 
with significant vacant lots.

71

Strengthen neighborhoods: Home 
improvement incentive program

Provide one-time incentive payments to 
qualifying residents who make home 
improvements to encourage reinvestment in 
neighborhoods. 

Lowers the financial burden on homeowners, 
encourages reinvestment in neighborhoods, and 
incentivizes prospective home buyers. 

72

EXAMPLE: Provides a one-time incentive 
paid to the homeowner equal to 10x the 
increase in city taxes based on the property's 
pre-construction and post-construction 
appraised value


