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Executive Summary

Overview

This Citywide assessment of housing needs within Sioux Falls was authorized by
the City Council in February 2010.  Community Partners Research, Inc.,
completed the research and writing of this report between February and June
2010.

The final report is a large document that has been divided into 20 separate
sections.  At the end of this Executive Summary, a short synopsis of each
individual section has been provided.  Readers of this document should be
aware that the first few pages of each individual section provide a series of
highlights, offering a short, executive summary for each section.

Four of the sections near the end of the document are listed as “Findings and
Recommendations” sections, and address rental housing, home ownership,
other miscellaneous housing topics, and policy issues.  These four sections
analyze the resource information that has been collected and summarize the
conclusions of this Study.   

Readers should also be aware that the year 2010 represents a challenging time
to make future projections and forecasts regarding housing.  National and
regional economic conditions, combined with weaknesses in many segments of
the housing market, tend to represent fairly unique circumstances for the Sioux
Falls area.  This Study has generally attempted to view the assessment of
future housing needs through a longer-term perspective.  However, in some of
the issues identified in this Executive Summary, the possible conflicts between
long-term patterns and short-term events have been identified.

The following highlights are intended to provide a general overview of the
conditions found by the research for this Study.  Readers are strongly
encouraged to review the more detailed information provided within the
individual sections.

�  City of Sioux Falls Housing Needs Assessment - 2010  2



Executive Summary   �

Key Findings of the Study - Current Demographic and
Housing Situation

< Strong pattern of population and household growth - Sioux Falls
has benefitted from many decades of population and household growth. 
This has continued to generate demand for new housing, and substantial
new construction activity has resulted.  While growth, by the standards of
most communities, has remained strong over the past two or three years,
it is has been below the City’s longer-term average.  The Sioux Falls
Planning Department has generated estimates of annual population
growth.  Over the first five years of the last decade, the average annual
rate of population growth was 2.60%.  Over the most recent three-year
period, the annual average was 1.83%. 

< Domestic migration has contributed less to recent growth - The
Census Bureau provides information on the components of population
change.  Prior to 2008, domestic migration to the Sioux Falls area was the
largest contributing factor.  From 2006 to 2008, the Sioux Falls MSA
added more than 3,100 people per year through domestic migration. 
Between 2008 and 2009, domestic migration contributed fewer than
2,100 new residents, and natural increase (births exceeding deaths)
surpassed domestic migration as the largest single component of
population growth.  The scale of future growth will be somewhat
dependent on future patterns of in-migration.

< Evidence links in-migration to job growth - Making a direct
comparison of in-migration and jobs is difficult, since different sources
must be used, and different time periods are used for data reporting. 
Still, there seems to be a link between domestic migration and
employment growth.  Between 2007 and 2008, the net increase in the
number of employed people in the Sioux Falls MSA dropped when
compared to prior years.  Between 2008 and 2009, employment losses
occurred.  Census Bureau tracking of both domestic and international in-
migration also began to slow as employment opportunities changed.  
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< Slower growth has resulted in some decrease in demand for new
housing production - A very large volume of new housing construction
has occurred in Sioux Falls and the surrounding area over the past
decade.  In the 10-year period between January 1, 2000 and December
31, 2009, Sioux Falls issued building permits for more than 15,600 total
housing units.  When all types of housing are considered, the peak years
for production were 2001 and 2000.  The years with the lowest unit
volume were 2009 and 2008.  While Sioux Falls still added more than
1,100 new units in 2009, a combination of factors contributed to slowing
production activity.  First quarter permit activity in 2010 indicated that
this year will be more similar to 2008 and 2009, than the pace of
construction earlier in the last decade.

< While Sioux Falls has tended to outperform the nation, a minor
drop in home values seems to be present - In most national
comparisons, Sioux Falls still has a very strong housing market. 
However, there does seem to be some evidence of a minor retreat in
home values in recent years.  Both of the sources of home sale price
information showed a small drop in the median sale price between 2008
and 2009.  County sales records showed a decease of only $1,000, while
Multiple Listing Service annual reports showed a drop of nearly $3,500.  

< Rental housing occupancy rates are below the long-term average -
The South Dakota Multi-Housing Association has tracked vacancy rate and
rent patterns through a twice-yearly survey of their members.  This
provides an excellent source of both current information and historical
patterns.  The last survey, completed in January 2010, recorded a
vacancy rate for conventional rental units at 14.4%.  This was up from
the rate of 10.4% in July 2009, and the highest rate recorded for the
reporting periods dating back to 1996.  In real numbers, there were
1,145 conventional unit vacancies in the 7,976 units reporting.  Since the
total inventory of conventional units within the Sioux Falls area is 2.5 to 3
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times larger than the reporting sample, this would imply that many more
vacancies were present.  A new rental survey will be completed in July
2010, and will offer a chance to see if occupancy rates are improving. 
There is some past evidence of a cyclical pattern in Sioux Falls, where
above-average production results in a higher vacancy rate for the next
few years.

Key Findings - Projections

< This Study has used a forecast that Sioux Falls will add
approximately 1,400 households per year, creating ongoing
demand for new housing - Various projections exist for future
household growth.  The projections used in this Study expect the City to
add 1,400 households in an average year, over a five-year projection
period.  While this represents substantial growth, it is actually at the
lower end of the range of the projections that are available.  Other
sources, including the City Planning Department, are anticipating even
more household growth.  While past history would support an even faster
growth rate, recent housing construction and employment patterns
indicate that near-term growth will be below the five-year average.  Still,
growth of this magnitude will result in substantial demand for new
housing.  The rental and home ownership recommendations sections
include forecasts of future demand.

< Projections show an aging population - While Sioux Falls does better
than many communities in attracting younger families, demographic
patterns continue to show an aging population.  The strongest segments
of net household growth over the five-year projection period will be within
the age groups between 55 and 64, and 65 and 74 years old.  The
expected increases in these two age groups will represent more than half
of the net household growth in the entire MSA.  Much of this is a simply
the movement of the “baby boom” generation through the aging cycle. 
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Younger adult households, under age 35, and older senior households,
age 75 and above, will represent a relatively small share of the projected
change over the five-year period.  

Key Findings of the Study - Income, Employment and
Affordable Housing

< Household income patterns show growth among both lower
income and higher income groups - The primary income estimates
used for this Study are from the 2008 American Community Survey
(ACS), compiled by the Census Bureau.  The ACS is based on a relatively
small sample of households, and some caution needs to apply to the
interpretation of any trends that are identified.  Still, this data source
showed very solid gains in household income levels within Sioux Falls. 
When compared to the incomes reported in the 2000 Census, there were
more than 12,700 additional households in the City with an annual
income above $50,000, including 9,118 additional households with an
annual income of $75,000 or more.  However, the number of households
with very low incomes, below $20,000 per year, had also grown.  In
Sioux Falls, these lowest income ranges added more than 1,000 new
households, and in the entire MSA more than 1,600 lower income
households were added during the decade.  Households with incomes
below $20,000 have limited resources available for housing.

< 2010 Census data will need to be reviewed to determine more
updated trends - The ACS income information was from 2008.  Since
that time, a national recession and some increase in the local
unemployment rate could have contributed to an even higher number of
lower income households.  The release of 2010 Census information will
allow for a better examination of income trends.   
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< In 2008, significant cost burdens were present for lower income
renter households - A common standard used for affordable housing is
that no more than 30% of monthly income should be required for gross
rent.  In 2008, nearly 7,500 renter households in Sioux Falls had an
annual income below $20,000 and were paying more than 30% of their
income for rent.  This number of lower income renters had increased by
more than 1,100 when compared to the 2000 Census.

< Cost burdens for home owners have also been increasing - Sioux
Falls also had more than 7,600 owner households that also reported a
housing cost burden in 2008, with more than 30% of income required for
ownership costs.  The large majority of these households had an annual
income below $50,000.  When compared to the year 2000, approximately
3,000 more households had an ownership cost burden in 2008. 

< Despite some growth among low income households, most
households have had improving incomes due to a strong local
economy - Over the last decade, Sioux Falls has outperformed the
national economy in the area of employment.  The unemployment rate
has consistently been well below the national average.  For the period
between 2000 and 2008, the annual unemployment rate for the MSA was
always below 3.5%.  Between 2008 and 2009, the area’s unemployment
rate did increase, up to 4.7% for calendar year 2009.  Still, this rate was
approximately half the nationwide rate of 9.4% in 2009.  As stated above,
according to 2008 income information, the area has seen solid growth in
income for most households.  This has largely been due to employment
opportunities and a strong local economy.

< By comparative national measures, Sioux Falls represents an
affordable housing market - The Center for Housing Policy, a
Washington-based nonprofit group, produced a research report in March
titled Paycheck to Paycheck.  This document ranked available statistics on
affordable housing for 208 metropolitan areas across the country.  For
affordable ownership in 2009, Sioux Falls was more affordable than 128
of the metropolitan areas examined, but less affordable than 78 others. 
The analysis used a median home value for Sioux Falls of $137,000.  For
rental housing, the Sioux Falls market was viewed as very affordable
compared to other metropolitan areas.  Only 34 rental markets had a
lower rent for a two-bedroom unit, based on the HUD Fair Market Rent
standard used in the comparison. 
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Key Findings - Housing Achievements

< Significant unit production has occurred even during a national
recession - Despite national economic difficulties in recent years, and a
downturn in most major housing markets, Sioux Falls has continued to
produce hundreds of new housing units per year.  In 2009, the City added
more than 650 single family units and nearly 500 multifamily units.

< The City has steadily increased the rate of home ownership - Over
the course of the past two decades, the rate of home ownership has
steadily increased.  At the time of the 1990 Census, only 59% of the
households in the City owned their housing unit.  By the year 2000, the
ownership tenure rate had increased to 61%.  By the year 2008, the most
recent tenure estimates place the rate of home ownership at
approximately 63%.

< Moderate rent multifamily housing has been continually
developed - Sioux Falls has had more than 2,000 new rental units
constructed in recent decades utilizing low income housing tax credits. 
This housing tends to serve more moderate income renters and offers a
high quality product at a below-market price.  Local developers have been
very successful in producing this affordable housing product.

< Conventional rental housing production has been strong - Over the
past decade, thousands of new conventional rental units have been
constructed.  Many of the more recent projects offer features and
amenities that are appealing to higher income renter households. 
However, due to the volume of units produced, some softness was
present in the conventional rental market in 2010.

< Sioux Falls has a very successful private development community
- The private and nonprofit development community in the area has a
very successful record of producing high quality housing options at
competitive prices.  Most segments of the market are very well served,
including entry-level home ownership, which represents a large share of
the new construction activity.  Unlike many other cities, entry-level
ownership housing has been successful without any significant form of
public intervention or financing assistance.  Land availability and lot
development have also kept pace with market demands.  

< Rankings show the City to be affordable by comparative measures
- As cited previously, the City scores well in the provision of affordable
ownership and rental housing when compared to other metropolitan
areas.  Households at or near the median income level tend to have
attractive and affordable housing options available.
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Key Findings - Major Challenges

< Low rent housing options have not kept pace with the growth of
low income households - As identified previously, most Sioux Falls
households have had solid gains in income over the past decade.  The
notable exception is the increase in households with incomes below
$20,000.  As would be expected, these lower income groups are primarily
renters.  More than 73% of the households with incomes below $20,000
per year rent their housing.  The growth of very low income renters has
not been matched by growth in subsidized housing options or new low-
rent units.  As a result, significant pent-up demand is present and waiting
lists exist for very affordable rental housing.  In 2010, more than 3,500
households were waiting for assistance through the Housing and
Redevelopment Commission’s assistance programs.  The number of
renter households needing a unit priced below $500 exceeds the supply of
these units.  The situation is even more severe for households needing a
unit priced below $250 per month.

< The City largely relies on the private sector to generate affordable
rental housing - Sioux Falls has historically had a very limited public role
in affordable rental housing development and ownership, although the
City does have active nonprofit groups producing affordable housing. 
While private sector involvement may have many advantages, it also has
drawbacks.  Over time, some of the City’s most affordable rental
inventory has been converted from subsidized housing to conventional
housing, as for-profit owners look for better market opportunities.  There
has also been very little production possible to serve extremely low
income renters, below 30% of the median income level.  Private
developers cannot generally produce very low-rent units and still make a
profit without the use of public subsidies.
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< Lower income seniors needing services have structural barriers to
finding housing - Sioux Falls has developed an excellent inventory of
housing opportunities for seniors.  However one gap exists, for lower
income seniors needing services with their housing.  The cost of private-
pay assisted living is often too high for low income seniors, or seniors that
have depleted their assets over time.  The Medicaid/elderly waiver
program exists to assist qualifying households, but the reimbursement
rate makes it largely unusable in most of the assisted living projects in
Sioux Falls.  This is a complicated issue, and attempts to quantify the
unmet need were unsuccessful.  However, this issue was frequently
raised among providers of senior housing.  Like most of the other housing
issues facing lower income people, serving low income frail seniors
ultimately comes down to an investment of scarce resources to lower the
costs of housing.

< Revitalization/redevelopment of older neighborhoods will be a
continuing challenge - Sioux Falls has taken an aggressive approach to
neighborhood revitalization, which involves multiple initiatives and public
and nonprofit agencies.  In addition to the normal difficulties of
redevelopment, Sioux Falls has experienced ongoing success with the new
construction of moderately-priced single family housing.  Due to builder
efficiencies and volume, it is possible to buy a new house that is
sometimes in a similar price range to many older, existing homes.  This
may be a contributing factor to the ongoing conversion of some of the
City’s older homes into rental housing.  In some neighborhoods, City staff
estimate that the rental tenure rate is as high as 70%.  To be successful,
housing in older neighborhoods will generally need to have a distinct price
advantage when compared to new construction options.  Once again, for-
profit developers are less inclined to work in areas where greater risks are
present and rewards are limited.

< Home ownership cost burdens are growing for moderate income
households - As presented earlier in this section, a growing number of
home owners in the City are experiencing a cost burden, with 30% or
more of their income needed for housing.  The large majority of these
households have an annual income below $50,000.  While home prices
are generally well-matched to households at or near the median income
level in Sioux Falls, at lower income levels there are fewer affordable
choices available.  The estimated median income level for all households
was $53,256 in 2008.  However, the median income for all home owners
was $67,993, while the median income for renters was $32,287. 
Converting a household at the renter median income level into home
ownership will often require assistance programs to avoid a housing cost
burden.
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< Ownership rates for minorities, excluding Hispanic/Latinos, are
below-average - Some of the growth in Sioux Falls over the past decade
was due to international immigration.  The City has also grown more
diverse through domestic migration.  While the percentage of racial and
ethnic minorities is still relatively small, these groups represent a growing
share of the total population.  Based on Census estimates from the
American Community Survey, most racial and ethnic groups have below-
average rates of home ownership.  This creates an opportunity for
targeted programs to raise the home ownership rate.  The notable
exception is a high rate of ownership among Hispanic/Latino households,
as reported in the American Community Survey.

< Efforts to end homelessness are ongoing - Like most communities its
size, Sioux Falls has a homeless population.  A 10-year plan to end
homelessness, and other local efforts, have drawn attention to the
multiple issues related to this problem, but the most recent count showed
a growing number of homeless people.  Some of this may be due to
current economic conditions, but it is also a reflection of the costs and
challenges faced in creating housing options for the homeless.  Multiple
groups remain active in serving different subsets of the homeless
population, and some recent expansions have helped to broaden the
inventory of both shelter and transitional housing.

< In general, Sioux Falls has similar problems to other comparable
communities - The City faces many of the same issues being
experienced by other metropolitan areas across the country.  The
definition of affordable housing eventually becomes a comparison of
housing costs to household income.  For very low income households, it is
difficult to produce housing that is affordable without significant subsidies
being applied from outside sources.  This is true for both ownership and
rental housing.  
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Summary of Following Sections

This Study has been divided into the following sections:

Introduction - This section provides a short overview of the project along with
contact information for Community Partners Research.

Demographic and Projection Data - This section examines current and
historical information on population and household levels.  Available projections
are analyzed, including projections on changes by age groups.

Income Data - Information is presented on current and past income trends. 
Demographic components of household income are reviewed.

Affordable Housing Analysis - This section compares income information to
housing costs, with an emphasis on households paying a disproportionately
large share of their income for housing.  A comparative analysis of housing
costs is also included, based of the Center for Housing Policy’s review of 208
metropolitan areas across the country.

Minority Populations - This section provides information on racial and ethnic
minority populations living in the City.  Information from the Census Bureau is
presented along with locally-generated data.

Housing Construction Data - This section examines statistical information on
the physical inventory of housing constructed in recent years.  Summary
information is also provided on building permit valuations, demolition activity,
and the overall supply of lots and land for future housing construction.

Sales Data - This section examines information on the volume and prices of
single family home sales.  Census information on overall home values is
included.  Summary information of home foreclosure activity is provided. 

Rental Housing: Conventional - Conventional rental housing represents the
largest share of the rental market.  This section looks at available information,
on this segment of the market, much of it collected through South Dakota
Multi-Housing Association surveys. 

Rental Housing: Tax Credit - Since 1990, construction of rental housing
using federal low income housing tax credits has been a very active segment of
the market.  Extensive examination is provided into these affordable units.

Rental Housing: Subsidized - Subsidized rental housing represents the most
affordable option for extremely low income households.  An inventory of this
segment is provided.  

Rental Housing: Senior Housing with Services - As seniors move through
the aging cycle, they increasingly look for options that can allow them to live
independently.  This section examines the broad array of senior housing choices
offering some level of supportive services.
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Homelessness - Addressing homelessness has been a priority in the
community in recent years.  This section summarizes available information on
the issue.

Employment and Local Economic Trends - Much of the growth in Sioux Falls
in recent years has been due to economic opportunities.  This section provides
statistical information on job growth and wages.  

Findings and Recommendations: Rental Housing - This is a detailed
section of the document that provides an analysis of different rental housing
topics and issues, including a projection of demand for the various segments of
the local rental market.  Special emphasis has been placed on supply and
demand information from lower income households.

Findings and Recommendations: Ownership Housing - This is also a
detailed section examining information on the local home ownership market,
and includes demand projections to the year 2015.  

Findings and Recommendations: Other Housing Issues - This section
addresses housing related issues that are not necessarily related to rental or
ownership housing, including items such as neighborhood revitalization, housing
rehabilitation and homelessness.

Findings and Recommendations: Policy Issues - During the course of
research for this Study, a number of policy issues surfaced.  These have been
presented for community review.

Sioux Falls in Comparison - Previous studies completed by the City have
examined the competitive position of Sioux Falls in relation to other
metropolitan areas in the region.  This section provides information on housing
issues in comparison to Fargo, Des Moines and Rochester, as well as all of
South Dakota.

Program Models and Resource Section - This section provides examples on
programs and issues addressed in other communities that may be relevant to
future activities considered in Sioux Falls.

Agencies and Resources - This provides a short summary of public and
nonprofit organizations involved in housing in the Sioux Falls area.

Neighborhood Housing Condition Maps - As part of this project, a
“windshield” survey of exterior housing condition was completed in the City’s
older neighborhoods.  In total, more than 5,000 residential structures were
viewed and rated.  Maps of each neighborhood are provided in this section. 

�  City of Sioux Falls Housing Needs Assessment - 2010  13



Introduction   �

Introduction

Overview

In December 2009 the City of Sioux Falls issued a Request for Proposals for a
Citywide Housing Needs Assessment.  After a review of proposals and  an
interview, Community Partners Research, Inc., was hired by the City to
complete the project. 

Methodology

A variety of resources were utilized to obtain information for the Housing Study. 
Community Partners Research, Inc., collected and analyzed data from January
to June 2010.  Data sources included:

- U.S. Census Bureau
- Demographic estimates and projections from the State

Demographer
- Claritas, Inc.
- Records and data from the City
- Records and data maintained by Minnehaha and Lincoln Counties
- Interviews with elected officials and staff from the City
- Interviews with community leaders
- Interviews with people familiar with the area’s housing conditions

including bankers, realtors, property managers, and developers
- Area housing agencies
- State and Federal housing agencies
- Rental property owner surveys
- A visual windshield survey of housing conditions 

Limitations

This Housing Study Update represents an analysis performed with the data
available at the time of the research.  Any findings are based upon current
solutions and the best available information on future trends and projections. 
Significant changes in the area’s economy, employment growth, Federal or
State tax policy or other related factors could change the findings and
conclusions  contained in this Update.

In 2010, when the research for this Update was being completed, a number of
issues were negatively impacting housing markets.  Some of these issues are
identified below.  Many of these issues represent a significant departure from
past conditions, and have the potential to alter traditional supply and demand
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calculations for housing.  In most cases, this Update has not attempted to
project future economic conditions, but instead has relied on past patterns and
practices.  It is important to note that these are often national issues, which
may or may not be present in Sioux Falls.  

< High Rates of Delinquency and Foreclosure - The last three years have
witnessed a significant increase in the number of delinquent mortgages
and foreclosures.  As a result, there has been an above-average level of
housing turnover, caused by both “short sales” and bank sales.  

< Mortgage Market Liquidity - In response to rising delinquency and
foreclosure rates, the mortgage market has been altered, with both
primary and secondary mortgage lenders changing their standards and
the availability of credit.  The federal government has been forced to take
over Fannie Mae and Freddie Mac to help keep home mortgages available.

< National Retreat in Home Prices - After many years of steady gains, the
median value of single family homes has dropped in some major markets
in recent years.  This has multiple effects, including a removal of potential
buyers out of the market until conditions stabilize.

< Over Supply of Housing - Strong housing market conditions earlier in this
decade resulted in above-average activity in the housing development
markets, including both housing units and residential lots.  In areas where
an oversupply of inventory exists, this has resulted in downward pressure
on prices.

< Economic Recession - The economy of the United States has been in a
period of  recession.  This has reduced consumer demand in many areas,
including housing.

< Regulatory Changes in Washington - Two of the largest employment
sectors in Sioux Falls are in the medical and financial services fields.  Both
of these are areas of changing regulation at the federal level.  At the time
of this Study, it is not clear what impact that new regulations may have
on the growth prospects for employment in Sioux Falls.    

This study was prepared by:
Community Partners Research, Inc.

10865 32  Street Northnd

Lake Elmo, MN 55042
(651) 777-1813
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Demographic and Projection Data

Highlights of this Section

The following pages examine information about current and future population
and household levels.  The highlights of this analysis are as follows:

Various Estimating Sources Differ

< There are numerous sources for information on current population levels,
but there is some variation in the estimates that are available.

< Compounding the differences in the various analyses is that fact that a
range of years are also represented.  For example, estimates from the
City Planning Department are current to January 1, 2010, while some
Census Bureau estimates have an effective date of July 1, 2008.

< Differences also tend to exist on the geographical location of some recent
growth.  While some of the estimating sources may have similar numbers
for the entire Sioux Falls MSA, they may differ on how much of the recent
growth was inside or outside the City limits of Sioux Falls.

Working Population Estimates for this Study

< After examining the differing estimates that exist, Community Partners
Research believes that the City Planning Department’s population
estimate is the most reliable.  This places the City’s population at 154,100
on January 1, 2010.

< The historical estimates from the Planning Department show that the rate
of population growth has slowed in recent years. Over the first five years
of the last decade, the average annual rate was 2.60%.  Over the most
recent three-year period, the annual average was 1.83%. 

< For the entire MSA, a population range has been used, that places the
population of the four-County area between 235,564 and 238,122 people
in 2009.

< An estimate from the Census Bureau on the contributing components of
population growth shows that in-migration is still a significant contributor
to growth.  However, prior to 2008, domestic migration to Sioux Falls was
the largest contributing factor.  In 2009, natural increase (births
exceeding deaths) surpassed domestic migration as the largest single
component of population growth in the MSA. 
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Working Household Estimates for this Study

< There are once again variations present in the available estimates.  This
Study has used an estimate that Sioux Falls had 62,500 households on
January 1, 2010.  This estimate was calculated by Community Partners
Research, but is generally consistent with the Planning Department
population estimate for 2010.

< The number of people per household has a direct impact on both
population and household estimates.  The best available information
suggests that the average household size in Sioux Falls has remained
relatively stable in recent decades.  This would be counter to a broad
national trend showing an ongoing decrease in average household size.  It
implies that much of the City’s growth has occurred from families with
children. 

Working Projections Used for this Study

< Since the available demographic sources have different base-years and
starting estimates, this Study has focused on the projected annual
changes in population and households.

< For the City of Sioux Falls, the expected range of average annual
population growth is between 3,200 and 3,800 people.  For the entire
MSA, the expected range of average annual population growth is between
4,600 and 5,200 people.   

< For household projections, the City of Sioux Falls is expected to add
approximately 1,400 new households per year over a five-year projection
period.  The entire MSA is projected to add between 1,900 and 2,000 new
households per year.

< Age-based forecasts also exist.  These show that the strongest segments
of household growth over the five-year projection period will be within the
age groups between 55 and 64, and 65 and 74 years old.  The expected
increase in these two age groups will represent more than half of the net
household growth in the entire MSA.

< The expected increase in households in the age ranges between 35 and
74 will represent nearly 85% of the projected net growth for the MSA.  

< Younger adult households, under the age of 35, and older adult
households, age 75 and older, will each account for less than 8% of the
projected net growth in households.
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Population and Households

Overview

Demographic information for the City of Sioux Falls and the entire MSA is
available from a number of different sources.  There is information for both
current-year estimates of population and households and future projected
levels.  This section of the Housing Study presents information from the various
sources that exist, and then attempts to define the estimates and projections
that seem most reliable and appropriate for use in calculating future housing
demand.

Sources of Data

For current-year estimates, four sources have been examined.  These are the
Sioux Falls Planning Department, the U.S. Census Bureau’s American
Community Survey, the U.S. Census Bureau’s Annual Population Estimate
Program, and Claritas, Inc., a private data reporting service.

These demographic data sources vary in the effective date of their estimates. 
For example, the detailed information that is available through the American
Community Survey is for 2008, while the Census Bureau’s Annual Population
Estimates for the County and MSA are for 2009.  The estimates available from
Claritas are for 2009 and the City’s Planning Department estimate is for 2010. 
The variation in effective dates limits direct comparison of the estimates.  In
general, we have focused more on the average annual changes that are evident
between the sources when making any direct comparisons. 

Projection sources of future change in Sioux Falls area are more limited.  The
U.S. Census Bureau does not issue demographic projections.  For projection
information, we have examined information from the City Planning Department,
Claritas, Inc., and Community Partners Research has also generated
projections.  This Study also examined projections from the South Dakota State
Data Center but these were overly conservative and have not been used. 

Geographic Definition

Demographic information is generally available at the City and Metropolitan
Statistical Area (MSA) level.  In 2009, the Sioux Falls MSA includes the Counties
of Lincoln, Minnehaha, McCook and Turner.  However, at the time of the 1990
Census and the 2000 Census, the MSA only included Minnehaha and Lincoln
Counties.  In the following tables we have used the current, four-County MSA
geography, even when citing data from prior years.  We have added the
information for McCook and Turner Counties to the MSA that previously existed.
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Population Trends Analysis

Table 1 Population Trends  - 1990-2008

1990
Census

2000
Census

% Change
1990-2000

2008 ACS
Estimate

% Change
2000-2008

Sioux Falls 100,814 123,975 23.0% 151,855 22.5%

MSA 153,500 187,093 21.9% 232,647 24.3%

Source: U.S. Census Bureau; American Community Survey; Community Partners Research, Inc.

Since the 2000 Census was completed, Sioux Falls has grown at a very rapid
rate, adding nearly 28,000 new residents.  The lowest official estimate from the
Census Bureau is from the 2008 American Community Survey 1-year sample. 
This places the City’s population at 151,855 people, up 27,880 people from the
2000 Census.

A slightly higher estimate also exists from the Census Bureau.  This is taken
from a different program that issues annual population estimates only.  The
Census Bureau’s annual population estimate for the City was 154,997 people in
2008, up 31,022 people since the 2000 Census.  

While there is some variation in the available Census Bureau population
estimates for Sioux Falls, there is greater uniformity for the entire MSA.  The
American Community Survey’s estimate for 2008, at 232,647 people, is nearly
identical to the annual population estimate of 232,390 people.  For the entire
MSA, the annualized rate of growth has been above 2.6%.

At the time this Study was prepared, the most recent Census Bureau estimate
for the City’s population was for 2008, although some 2009 information was
being released for the entire MSA.  The 2009 MSA population estimate was
238,122.  This would imply that the City’s population will be between 155,000
and 156,000 when the 2009 city-level estimates are made available.

The release of the 2009 MSA estimate also included a revision of the previously
issued population estimate for 2008.  The original Census Bureau annual
estimate for the MSA had been 232,390.  The revised estimate was raised to
233,503, an increase of more than 1,100 people.  This would imply that the
2008 population estimate for Sioux Falls was also too low, and that information
contained in the 2008 American Community Survey should therefore be viewed
as conservative. 
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Comparison to Other Available Estimates

While the Census Bureau’s annual population estimate is viewed as the official
estimate for the City and MSA, competing estimates also exist from other
sources.  

Table 2 Comparison of Various Population Estimates - 2008 and 2009

2008/2009
Census Estimate 

2008 American
Community Survey

2009/10 City
Planning

2009
Claritas, Inc.

Sioux Falls 154,997 151,855 154,100 159,656

MSA 238,122 232,647 233,250 235,564

Source: U.S. Census Bureau; American Community Survey; City Planning Dept.; Claritas, Inc.;

Community Partners Research, Inc.

The City’s Planning Department prepares annual estimates for Sioux Falls. 
Their 2008 estimate for the City was 154,100.  The effective date of this
estimate was December 31, 2008.  This number would be reasonably consistent
with our expectation that the Census Bureau’s July 1, 2009 estimate for the
City will be between 155,000 and 156,000 when it is released.

The 2008 American Community Survey estimate reflects the “average value”
for the entire year.  The 2008 ACS population estimate for Sioux Falls, at 
151,855, reflects the lowest of the available estimates.  Still, the American
Community Survey 1-year estimate does show a margin of error that is +/-
3,726.  At the upper end of this range, the City’s population could have been as
large as 155,581.  

Claritas has generated the highest population estimate for the City of Sioux
Falls, at 159,656 people.  Claritas may have attributed some of the growth in
the immediate area to the City, rather than to other jurisdictions in the MSA.

After comparison of the best available estimates, it is clear that some level of
inconsistency will continue to exist between the different sources.  For the
purposes of this Study, the population estimates issued by the Sioux Falls
Planning Department are viewed as the best indicator of the annual population
level within the City.  An added advantage of the City-generated estimates is
that no significant “data lag” exists, as the Planning Department issues their
estimates in a very timely manner, while the Census Bureau releases their
information more than one year after the effective date of the estimate.
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The City’s Planning Department did generate an MSA estimate for 2010 of
233,250.  Based on other estimates generated by the Department, this appears
to represent the population level on January 1.  This is the lowest available
estimate for the entire MSA, based on its effective date.

The MSA estimate from Claritas, of 235,564, is lower than the Census Bureau’s
most recent 2009 estimate for the entire MSA.  When combined with the
Census Bureau’s 2009 MSA population estimate of 238,122, this forms a
reasonable range of the population level for the four-County area.   

Planning Department Historical Estimates

The Planning Department has issued annual population estimates for each year
over the past decade.  These estimates are presented in the following table. 
Since the effective date of the estimate is December 31  each year, they reflectst

the population that is present at the start of each calendar year.  As a result,
the table identifies the estimate with the calendar year that immediately
follows.

Table 3 Population Estimates for Sioux Falls - 2000 to 2010

Year Total Population Numeric Change
from Previous Year 

Percentage Change
from Previous Year 

2000 Census 124,158 N/A N/A

2001 127,900 3,742 3.0%

2002 131,000 3,100 2.4%

2003 134,600 3,600 2.8%

2004 138,000 3,400 2.5%

2005 141,000 3,000 2.2%

2006 144,600 3,600 2.6%

2007 148,200 3,600 2.5%

2008 151,300 3,100 2.1%

2009 154,100 2,800 1.9%

2010 156,500 2,400 1.6%

Source: Sioux Falls Planning Department; Community Partners Research
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The Planning Department calculates the annual population growth for the City
based in part on the creation of new housing units and the estimated vacancy 
rate in available housing.  As construction activity has slowed since 2006, the
rate of population growth has also been slowing.  Annual population growth has
been at an average rate of 2.36% over the past ten years.  However, this
average rate has varied from year to year.  Over the first five years of the
decade, the average annual rate was 2.60%.  In the last five years, this rate
dropped to 2.11%.  Over the most recent three-year period, the annual
average was even lower, at 1.83%.

Components of Population Change

The Census Bureau’s recent release of a 2009 population estimate for the Sioux
Falls MSA also included an estimate of the components of population growth. 
Examining the change between 2008 and 2009, approximately 46% of the net
growth in population was attributed to “natural increase”, as births exceeded
deaths in the MSA.  Migration patterns accounted for the remaining increase. 
Domestic migration represented approximately 45% of the net population
increase and international immigration the remaining 9%.   

The components of change have varied somewhat over the decade.  When the
increase in population is examined over the decade between 2000 and 2009,
then approximately 38% of the net growth was attributed to natural increase,
53% to domestic migration, and 9% to international migration.

The pattern showing a decrease in growth from domestic migration over the
past few years is not unique to Sioux Falls.  Other metropolitan areas also
experienced a slowdown in domestic migration, both in and out of the
communities.  This has generally been linked to economic conditions, as fewer
job opportunities have limited options for people to relocate, and weak housing
markets have made it more difficult for people to move if it requires selling a
house before relocating.
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Household Trends Analysis

Table 4 Household Trends  - 1990-2008

1990
Census

2000
Census

% Change
1990-2000

2008
Estimate

% Change
2000-2008

Sioux Falls 39,790 49,731 25.0% 60,819 22.3%

MSA 58,619 72,492 23.7% 88,273 21.8%

Source: U.S. Census Bureau;  American Community Survey;  Community Partners Research, Inc.

Household growth in the City of Sioux Falls has also been very strong.  Using
the estimate from the 2008 American Community Survey (ACS), the City added
more than 11,000 new households between the years 2000 and 2008. 
Reduced to an annual average, the ACS shows growth of nearly 1,400
households per year since 2000.  During this same time period, the entire MSA
added more than 15,700 new households, according to the ACS.  This estimate
places average annual growth at nearly 2,000 households per year between
2000 and 2008.

Household growth in Sioux Falls has tended to occur at a slightly faster rate
than in the remainder of the MSA.  Between 2000 and 2008, the percentage
increase in households in the City was 22.3%.  Excluding Sioux Falls, the
remainder of the MSA had household growth of 20.6% during this same time
period.

The City Planning Department includes a 2008 household estimate in the
Shape Sioux Falls comprehensive plan.  This estimate of 60,798 is very
similar to the ACS estimate for Sioux Falls in 2008.

Claritas, Inc., has also prepared household estimates.  In 2009, Claritas places
the City’s household count at 63,796.  For the entire MSA, Claritas estimates a
level of 91,359.  Both of these estimates are approximately 3,000 households
larger than those generated through the American Community Survey.  The
growth in the available housing stock between 2008 and 2009 would not have
accommodated 3,000 new households, so these estimates imply that Claritas
was starting from a higher 2008 household estimate than either the ACS or the
Planning Department.

Community Partners Research views the Planning Department estimates as a
very reliable source of information.  Using the methodology present in Shape
Sioux Falls, it is possible to convert the 2010 population estimate into
households.  This would yield a working estimate of approximately 62,500
households in the City on January 1, 2010.   
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Average Household Size

In most communities, household growth rates in recent decades have tended to
increase faster than population growth rates.  This has been due to a long-term
pattern of decreasing average household sizes.  With fewer people per
household, population growth has tended to occur at a slightly lower rate. 
According to the Census Bureau ACS, this has not been the case in the area.  

Table 5 Average Household Size Trends  - 1990-2008

1990
Census

2000
Census

% Change
1990-2000

2008
Estimate

% Change
2000-2008

Sioux Falls 2.43 2.40 -1.2% 2.43 1.3%

MSA 2.53 2.50 -1.2% 2.58 3.2%

Source: U.S. Census Bureau;  American Community Survey;  Community Partners Research, Inc.

The 2008 American Community Survey estimates actually show an increase in
the average household size between 2000 and 2008.  This would generally
imply that much of the growth in households is occurring among families with
children.  For Sioux Falls, the 2008 average household size is equal to the level
reported in the 1990 Census.  For the entire MSA, the average household size is
even larger than in 1990.  

While the American Community Survey represents the best available estimate
for this demographic item, there is some reason to believe that the average
household size estimates for 2008 are slightly larger than actual.  Although the
total population and total household portions of the equation seem reliable, the
group quarters population estimate that also impacts average household size
may represent an undercount.  

At the time of the 2000 Census, the group quarter’s population in Sioux Falls
was 4,802 people.  The 2008 ACS estimate was only 3,888 people.  While it is
possible that the City’s group quarters population did drop during the decade, it
would appear more likely that the limited sample reflected in the 1-year ACS
simply represents an undercount of group quarters’ residents.  

The City Planning Department estimated the City’s group quarters population at
6,300 people in 2008.  If this estimate is utilized along with the ACS population
and household estimates, then the City’s average household size would have
been 2.39 people.  However, even with some upward adjustment in the group
quarters estimate, the average household size has remained relatively stable
between 2000 and 2008, and is the reverse of the broader national and
regional trends that show average household sizes getting smaller.
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Demographic Projections

Projection information for the Sioux Falls area is available from various sources. 
This section compares the projections that exist for the City.  The primary
projection sources are the City Planning Department, Claritas, Inc., a private
data reporting service, and projections calculated by Community Partners
Research, based on information collected while researching this Study.

Population Projections

For the City of Sioux Falls, two secondary sources for information on projected
population growth have been reviewed.  The first projection was generated by
the City’s Planning Department.  Various growth scenarios have been examined
by Planning staff, and have been included in Shape Sioux Falls, the City’s
recently adopted Comprehensive Plan.

When average incremental growth between 2010 and 2015 is examined, the
possible range varies from a low of 3,400 people per year to a high of 4,400
people per year.  The middle range projection would anticipate average annual
growth of 3,800 people per year between 2010 and 2015.   

The second available source for population growth is Claritas, Inc.  Their
projection for the City is to the year 2014.  When compared to the Claritas
estimate for 2009, this projection expects average annual growth of 3,932
people per year.

In the opinion of Community Partners Research, both of the available
projections appear to be too optimistic, given the most recent regional and
national trends.  Both the Claritas projections and the scenarios calculated for
Shape Sioux Falls were calculated when the annual rate of growth had been
extremely strong.  However, in the past few years, the rate of growth appears
to have slowed, and any newly calculated five-year projection needs to
incorporate the most recent data.

For the period between 2000 and 2008, the City was averaging approximately
3,400 new residents per year.  However, there was no single year in the last
decade when the City actually added 3,800 new residents, the midrange
projected level in Shape Sioux Falls.  Over the most recent two-year period,
between 2008 and 2010, the City actually added an average of only 2,600
people per year, well below even the lowest projection calculation for future
growth.
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The average annual growth of 3,400 people per year through 2008 occurred
during a peak period of housing construction activity for the area.  As national
economy moved into a recession, and the housing boom of the early years of
the decade began to slow, the rate of population growth in the City was also
reduced.  Domestic in-migration to the Sioux Falls area had been the largest
contributor to population growth prior to 2008.  Over the last year, natural
increase has moved ahead of domestic migration as the largest component of
population growth.

While it may be argued that Community Partners Research is overreacting to
the slower pace of recent growth, we believe that some near-term caution is
appropriate.  In 2009, approximately 1,150 housing units were constructed in
the City.  Although 2010 activity is difficult to assess midyear, the pace of
construction in 2010 seems faster than 2008 and 2009, but still well below the
level in 2007, when the City was still growing rapidly.  

There is also some evidence of above-average rates of vacancy in the housing
stock, indicating that all of the new units have not been fully absorbed.  With an
average annual household size of approximately 2.4 persons per household, it
would appear that population growth for 2011 will be closer to the recent
average of approximately 2,600 new residents per year.  Over the five-year
projection period, average population growth of 3,200 people per year may be
more realistic.  This level of annual growth would be slightly lower than the
most conservative calculation in Shape Sioux Falls.  This would bring the
expected population to approximately 172,500 people by the year 2015.

Table 6 City Population Projections of Average Annual Growth

Area Community Partners
Research, Inc.

City Planning
Department

Claritas, Inc.

Sioux Falls 3,200 3,800 3,932

Source: Community Partners Research, Inc.;  City Planning Department; Claritas, Inc.

It is important to acknowledge that the Community Partners Research
projections do assume that the distribution of future population growth will
continue to occur both within the City limits and within the surrounding small
Cities, such as Brandon, Harrisburg and Tea.  If these past patterns shift, and a
larger share of growth occurs within the City limits, and less occurs in the
remainder of the MSA, then the projections contained within Shape Sioux
Falls are definitely attainable.  
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MSA Projections

The Sioux Falls Planning Department has also generated some projections for
the entire MSA.  While different growth scenarios were once again examined,
the projection utilized in Shape Sioux Falls expects the entire MSA to add an
average of 5,160 people per year between 2010 and 2015.

The Claritas projection for the MSA expects 262,877 people in the four-County
area by 2014.  When compared to their 2009 estimate, the MSA would need to
add an average of 5,463 people per year.

Table 7 MSA Population Projections of Average Annual Growth

Area Community Partners
Research, Inc.

City Planning
Department

Claritas, Inc.

Sioux Falls MSA 4,600 5,160 5,463

Source: Community Partners Research, Inc.;  City Planning Department; Claritas, Inc. 

Comparing these projections for average growth to past patterns indicates that
the Planning Department forecast is reasonably consistent with changes in the
MSA.  In the period between 2000 and 2008, the MSA had average annual
growth of 5,800 people.  Between 2008 and 2009, the incremental growth
dropped to 4,600 people.  The projected annual population growth of 5,160
people to the year 2015 would be lower than the fast-pace years of the early
part of the last decade, but would also assume some rebound from the current
slow-growth period of the past few years.  

The incremental growth projection from Claritas appears to be too high,
especially when compared to short-term patterns.  

The actual rate of growth within the City of Sioux Falls will directly impact the
growth of the entire MSA.  If the assumption made by Community Partners
Research is correct, and Sioux Falls has average annual growth of
approximately 3,200 people per year, then the projection for the entire MSA
would also need to be adjusted accordingly.  This would lower the projection to
approximately 4,600 people per year.  The remaining jurisdictions would need
to have average annual growth of approximately 1,400 people to achieve the
MSA forecast presented in Shape Sioux Falls. 

The Cities of Brandon, Harrisburg, Hartford and Tea have all adopted
comprehensive plans that include population growth projections.  Between
these four Cities, the combined forecast for annual population growth is
approximately 800 additional people per year.  This would seem to be 

�  Sioux Falls Housing Needs Assessment - 2010 27



Demographic and Projection Data   �

consistent with the Community Partners Research projection for the MSA.
Between 2000 and 2008, these four Cities had average annual population
growth of more than 1,100 people per year.  

It is evident that making projections for Sioux Falls and the surrounding area
are very difficult based on the current economic conditions.  Prior to the
recession, the area was growing at an extremely rapid rate.  Trending this pace
of growth forward results in the higher range projections that have been
calculated by the City’s Planning Department, and other demographic
forecasters, such as Claritas.  Conversely, if the most recent patterns are
sustained for a few years, then housing unit growth will be well below the
longer-term average, and it would be doubtful that the area would even reach
the projections derived from the low range calculations.  

Conclusion

For this Study, we have utilized a range of population forecasts.  The low end of
the range is from Community Partners Research, and adjusts for the slowdown
in growth that has been present since 2008.  The higher end of the range is
from the medium series projections prepared by the Sioux Falls Planning
Department that are contained in the Shape Sioux Falls document.  

For the City of Sioux Falls, the expected range of average annual population
growth is between 3,200 and 3,800 people.

For the entire MSA, the expected range of average annual population growth is
between 4,600 and 5,200 people.   
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Projected Population by Age

There are two secondary sources of information on projected population by age
that have been reviewed.  The City Planning Department has generated age-
based projections for Sioux Falls that are included in the Shape Sioux Falls
comprehensive plan.  The City projections are available for the five-year period
between 2010 and 2015.  Claritas has also generated age-based projections for
both population and households.  The Claritas projections exist for the City and 
for the entire MSA.  The Claritas projections cover a five-year period between
2009 and 2014.   

Age-Based Projections for Sioux Falls

The Shape Sioux Falls projections are for broad age ranges.  The following
table presents the information for 2010 and 2015, along with the net change
projected within the age grouping.

Table 8 Market Area Projected Persons by Age - 2010 - 2015

Age 2010 2015 Change 
2010 -2015

 0 - 4 11,130 12,015 885

5 - 19 32,595 36,045 3,450

20-39 51,278 56,960 5,682

40-64 44,918 51,175 6,257

65+ 19,080 21,805 2,725

Total 159,001 178,000 18,999

Source: Shape Sioux Falls;  Community Partners Research, Inc.

The City Planning projections between 2010 and 2015 expect growth to occur
within all of the age ranges.  Since most of the age groupings cover increments
of 14 years or more, there may be some subgroups that are changing more or
less than others.  Overall, most of the net population growth through the year
2015 will occur among people age 40 and older.  On this trend, Shape Sioux
Falls states the following:

The population under the age of 40 will experience increases in
population, but experience a slight decrease in the percentage of the total
population over the next 20 years. This is because of the more rapid
growth in the older age groups, until the “Baby Boom” generation are all
over 60 years old during the study period.
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The age-based projections from Claritas, Inc., are prepared for more narrowly-
defined age ranges.  Unfortunately, the age-breaks in the Claritas data are not
the same as those used by the Planning Department.  When combined with the
fact that Claritas projections cover a slightly different time period, it is not
possible to make a perfectly direct comparison of the information. 

Table 9  Sioux Falls Projected Persons by Age - 2009 - 2014

Age 2009 2014 Change 2009 -2014

 0 - 4 12,348 13,861 1,513

5 - 9 11,443 13,238 1,795

10 - 14 10,647 12,403 1,756

15 - 17 5,967 6,934 967

18 - 20 6,488 7,552 1,064

21-24 8,116 8,907 791

25-34 24,398 23,409 -989

35-44 22,860 25,532 2,672

45-54 22,018 23,874 1,856

55-64 16,656 20,841 4,185

 65-74 9,379 12,465 3,086

75-84 6,201 6,666 465

85+ 3,135 3,636 501

Total 159,656 179,318 19,662

Source: Claritas, Inc.; Community Partners Research

As stated earlier in the projections discussion, Claritas has the most optimistic
view of future population growth of all the forecasts reviewed for the City of
Sioux Falls.  As a result, their projections tend to show large growth in most of
the defined age groups.  The notable exception is the projected reduction in the
population age 25 to 34 years old.  Claritas expects this age cohort to decrease
in size by nearly 1,000 people.

Claritas projects very strong growth in the population of children in the City,
age 17 and younger.  When compared to their 2009 estimate, more than 6,000
additional children are expected by 2014.  The City-generated age projections 
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do not expect as much growth from children.  The Planning Department’s
projections actually cover an even broader age range, between 0 and 19 years
old, yet expect net growth of fewer than 4,400 children by the year 2015.

Claritas also projects very strong growth in the population in the age ranges
between 55 and 74 years old.  This would reflect the movement of the baby
boom generation through the aging cycle.  

The Claritas forecasts show that the population of seniors will grow, with more
than 4,000 additional people in the City by the year 2014 that are age 65 and
older.  However, more than 76% of this growth is among younger seniors, in
the age range between 65 and 74 years old.  Numeric growth in the older
senior ranges is limited. 

Table 10 MSA Projected Persons by Age - 2009 - 2014

Age 2009 2014 Change 2009 -2014

 0 - 14 51,500 58,426 6,926

15 - 20 18,829 21,278 2,449

21-24 11,929 13,057 1,128

25-34 34,653 34,867 214

35-44 32,611 35,161 2,550

45-54 33,348 35,248 1,900

55-64 25,098 31,292 6,194

 65-74 13,832 18,490 4,658

75-84 9,031 9,655 624

85+ 4,733 5,403 670

Total 235,564 262,877 27,313

Source: Claritas, Inc.; Community Partners Research, Inc.

The age-based projections for the Sioux Falls MSA show net growth in nearly all
age ranges.  The only exception is the 25 to 34 year old range, which will
remain relatively stable over the five-year projection period.  This young adult
age range is projected to decrease in size within the City of Sioux Falls, but
remains stable when the entire MSA is examined.
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Population growth is projected to be especially strong within the age ranges
between 55 and 74 years old.  Most of this will be due to the movement of the
large baby boom generation through the aging cycle.  These two age groups
are projected to account for nearly 40% of the net growth in the area’s
population.

While solid growth is projected in the population of senior citizens, this is due to
the rapid increase in younger seniors, under age 75.  The older senior age
ranges will experience limited numeric growth through 2015.  However, after
2015, this older senior group will begin to increase, and should increase rapidly
after 2010, as baby boomers begin to advance into the 75 year old and older
ranges.   
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Household Projections

Only limited projection information exists for households.  The City Planning
Department has included household projections for the City of Sioux Falls in the
Shape Sioux Falls plan. Claritas has also generated household projections for
both the City and the MSA.  Once again, the projections are based on a
different five-year time period, and start from different initial year estimates. 
As a result, we have focused on the projected annual change over the five-year
period.  

Table 11 Household Projections of Average Annual Growth

Area Community Partners
Research, Inc.

City Planning
Department

Claritas, Inc.

Sioux Falls MSA 1,400 1,621 1,561

Source: Community Partners Research, Inc.;  City Planning Department; Claritas, Inc.

The household forecasts created by the Planning Department expect that the
City will add 8,104 households, or an average of 1,621 new households per
year between 2010 and 2015.  To achieve this projection, the City would have
to return to a much faster pace of new housing construction.  There have only
been two years since 2002 that the City surpassed 1,600 new housing units in a
single year.  Over the past five years, total unit production has been less than
1,500 housing units per year.  

In general, new housing production in Sioux Falls will need to be commensurate
with household growth.  While some level of vacancy exists, this would be
quickly absorbed if household growth exceeds new unit construction.

Although Claritas generated the highest projections for population growth, their
household forecasts are more moderate.  They project that the City will have
average annual growth of 1,561 households per year between 2009 and 2014. 
The smaller household growth forecasts appear to be due to an assumption that
average household sizes will be larger than those used in the City Planning
calculation.

After reviewing construction and vacancy statistics, Community Partners
Research has generated a lower projection, which expects that the City will add
approximately 1,400 households in an average year to the year 2015.  This
assumes that new housing construction will rebound somewhat, and be higher
than in 2009 and 2010, but still below the levels that were present prior to
2002.
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It is important to note that the household projections issued by the City
Planning Department were created for a different reason than the intent of this
Study.  The Planning Department primarily uses the projections to make sure
that systems such as transportation and municipal infrastructure are adequate
to accommodate future growth.  If the City takes an overly-conservative view of
future growth, then adequate infrastructure may not be in place when needed. 

In contrast, this Study has attempted to calculate future household growth as a
basis for projecting future housing demand.  An overly-optimistic view of future
growth could result in excess construction of units, and resulting vacancies
within the housing stock. 

MSA Projections

The City Planning Department has not generated household projections for the
entire four-County MSA.  Projections for household growth are available from
Claritas.

Claritas expects that the entire MSA will add 10,633 total households between
2009 and 2014, or an average of 2,127 households per year.  When Sioux Falls
is removed from the aggregation, the remaining jurisdictions would need to add
an average of 566 households per year.  

Community Partners Research would project a slightly lower rate of annual
household growth for the entire MSA, of between 1,900 and 2,000 households
per year.  With our forecast that 1,400 of these households would be within the
City of Sioux Falls, then growth of 500 to 600 households per year would be
allocated to the remaining jurisdictions within the MSA.
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Household Projections by Age of Householder

Claritas, Inc., has also generated projections for both the City and the MSA on
households by age of householder.  The following table identifies the projected
net growth for each of the age ranges, for the time period between 2009 and
2014.

Table 12 Projected Growth in Households by Age - 2009 - 2014

Age Sioux Falls Net Growth in
Households

MSA Net Growth in
Households

 15-24 596 691

25-34 -450 130

35-44 1,496 1,425

45-54 1,105 1,096

55-64 2,484 3,616

65-74 1,946 2,863

75-84 320 426

 85+ 307 386

Total 7,804 10,633

Source: Claritas, Inc.;  Community Partners Research, Inc.

The age-based projections from Claritas show that more than half of the net
increase in households by 2014 will be due to growth among two specific age
groups.  The largest net increase will occur among households age 55 to 64
years old.  Between 2009 and 2014, more than 3,600 additional households will
be present within this near-senior age group within the MSA.  
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Substantial growth is also projected for the age range that is immediately older,
between 65 and 74 years old.  This group, referred to as younger seniors in this
Study, is projected to increase by nearly 2,900 households.  

When near-seniors and young seniors are combined, growth in the two age
ranges is expected to represent nearly 61% of the net growth in households for
the entire Sioux Falls MSA.

The number of younger adult households, age 35 to 44 years old should also
grow significantly.  Between 2009 and 2014, this group would be projected to 

add approximately 1,400 new households in the MSA.  The age group
immediately older, in the 45 to 54 year old range, also shows projected growth
of nearly 1,100 additional households. 

While very strong gains in the number of households are projected for the age
groups between 35 and 74 years old, there is much less growth expected at the
higher and lower ends of the household age range in the entire MSA.  Claritas
projects that fewer than 850 new households will be added in the age ranges
below 35 years old.  A net increase of only 812 new households is projected
among seniors age 75 and older through 2014.   

For the City of Sioux Falls, one age group is actually projected to decrease in
size between 2009 and 2014.  While it is very difficult to accurately project
where future households will actually choose to live, there is evidence that
communities such as Harrisburg and Tea have been active locations for entry-
level home construction.  If Sioux Falls is viewed as a more expensive location
for new starter-homes, then younger families may gravitate to jurisdictions that
are outside of the City limits.

Conversely, the Claritas projections also indicate that Sioux Falls will account
for all of the net growth in the 35 to 44 and 45 to 54 year old ranges.  This may
reflect the City as a preferred location for trade-up households that are
purchasing their second or third home.
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Income Data

Highlights of this Section

The following pages examine area income levels in detail.  The highlights of this
analysis are as follows:

Income Facts and Figures

< The estimated median household income for all households in the City of
Sioux Falls was $53,256 in the year 2008, according to the Census
Bureau’s American Community Survey.  Over the course of the  decade,
the median household income had risen at an average rate of nearly
2.9% per year.  

< Families (households with two or more related members) had done better
than non-family households.  The estimated median family income in
2008 was $69,419 in Sioux Falls.  The annual rate of income growth
during the decade had been nearly 3.2% for families.

< Claritas, Inc., another source for income information, estimates that the
median income is approximately $5,000 lower.  While the Claritas
information has been reviewed, and is presented later in this section, this
Study has utilized the Census Bureau data.  

< The ACS medians defined above represented the midpoint levels.  While
there were a large number of households near the median level, there
were also many households that differed significantly from the median.

< More than 16% of the City’s households had annual incomes below
$20,000 in 2008.  When standard housing cost thresholds were applied,
these households typically had less than $500 per month that could be
used for housing.  Housing cost burdens were a very real possibility for
these lower income people.

< Nearly 15% of all households in Sioux Falls made more than $100,000 in
2008, and had more flexibility in their housing options.  At 30% of
income, a household earning $100,000 could have applied $2,500 per
month to housing.
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Income Trends

< Between 2000 and 2008, the median household income had risen at an
average rate of nearly 2.9% per year.  With current economic conditions,
it is very possible that this rate of growth has slowed since 2008, but the
median household income level will probably be in a range between
$55,000 and $56,000 in the year 2010.

< Assuming some slowdown in the rate of growth for family incomes since
2008, the median family income in 2010 is probably between $73,000
and $74,000.

< The American Community Survey is based on a relatively small sample of
households, and some caution needs to apply to any trends that are
identified.  Still, this data source shows very solid gains in household
income levels within Sioux Falls.  When compared to the income levels
reported in the 2000 Census, there are more than 12,700 additional
households in the City with an annual income above $50,000, including
9,118 additional households with annual incomes of $75,000 or more.

< The number of households in Sioux Falls with an annual income below
$50,000 has dropped by more than 1,600 total households.  

< While the improving income levels are trending positive, there is one
significant negative issue apparent in the 2008 estimates.  The number of
households with very low incomes, below $20,000 per year has also
grown.  In Sioux Falls, these lowest income ranges added more than
1,000 new households, and in the entire MSA more than 1,600 lower
income households have been added during the current decade.

Demographic Details of Income

< As would be expected, the lower income groups are primarily renters. 
More than 73% of the households with incomes below $20,000 per year
were renter households.

< As household income increases, the rate of home ownership rises.  For all
income ranges above $35,000, the home ownership tenure rate is greater
than the rental tenure rate.  For households with incomes above $75,000
per year, the rate of home ownership exceeds 88%.

< Household income and household size show some interesting patterns. 
The median household income level rises as more household members
are present, until peaking at four household members.  It then begins to
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decline, and households with seven or more members have the second
lowest median income level, trailing only one person households.

< Median income by age shows a similar pattern, as income increases as
people age.  After peaking in the 45 to 64 year old age range, the median
then decreases as people enter their retirement years.

< Only limited information exists on income differences by race and
ethnicity, but income levels for non-white households are lower than for
white households, and income levels for Hispanic/Latino households are
lower than for households that are white and not Hispanic/Latino.
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Household Income Estimates - Data Sources

As part of this Study, Community Partners Research, Inc., has examined
household income estimates from two different sources.  The primary source of
information is the American Community Survey released by the U.S. Census
Bureau.  As a secondary source, we have obtained information from Claritas,
Inc., a private company that prepares and reports demographic data.  

The information from the American Community Survey is effective for 2008. 
After examining both the three-year sample estimates and the one-year sample
estimates, Community Partners Research has elected to use the one-year
sample.  While this is based on a smaller sample size, it represents the most
current data.  When compared to other demographic sources, it also appears to
have the best direct comparison for both the City of Sioux Falls and the entire
Metropolitan Statistical Area (MSA).

The income data obtained from Claritas are for both the City of Sioux Falls and
the entire MSA, and are for the year 2009.  

In the following pages, different specific items related to income have been
analyzed.  These topics start with more generalized information, such as
median household income and median family income.  Then finer levels of detail
are analyzed, such as income by age of householder, income by household size,
income by tenure and income by race/ethnicity.

The next section of this Housing Study examines Affordable Housing, and
includes a comparison of housing costs to income.   

Key Definitions:

• Median household income represents the midpoint annual income
level for all households - this includes people living alone, unrelated
people living together, and families

• Median family income represents the midpoint for households that
have two or more related individuals living together
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Median Income Levels - 2008 and Comparison to 2000

Median income represents the midpoint for all households.  This would include
families as well as single individuals that are living alone, and households with
two or more unrelated individuals living together.  A family is a subset of all
households, and requires that two or more individuals be related within the
household.  The median family income is typically much higher than the median
household income level. 

Table 1 American Community Survey Median Income Levels in 2008

Median Household Median Family

Sioux Falls $53,256 $69,419

MSA $56,890 $70,233

Source: ACS 1-year estimates 2008

As reported by the Census Bureau, the median household income within the
City of Sioux Falls was $53,256 in the year 2008.  The median level increased
to $56,890 when all households within the MSA are included.  

As expected, the median family income was higher, at $69,419 within Sioux
Falls, and at $70,233 for the entire MSA.  Since families by definition must have
two or more household members, there are more opportunities for income-
earners within the household.

A comparison of income change over time can be achieved by tracking the
change in income levels as reported in the 2000 Census.  The timing of the
Census in 2000 had asked households to provide income information for the
previous year.

Table 2 Median Household Income Comparison - 1999 to 2008

Median Household
1999

Median Household
2008

Percent Change

Sioux Falls $41,221 $53,256 29.2%

MSA $43,387 $56,890 31.1%

Source: U.S. Census 2000;  ACS 1-year estimates 2008

There has been solid growth in the median income level during the current
decade.  Within the City, the median level has increased by more than 29%,
and even faster growth has occurred within the entire MSA.
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Table 3 Median Family Income Comparison - 1999 to 2008

Median Family 1999 Median Family 2008 Percent Change

Sioux Falls $51,516 $69,419 34.8%

MSA $52,387 $70,233 34.1%

Source: U.S. Census 2000;  ACS 1-year estimates 2008

Families have seen even larger income gains during the current decade.  
Between 1999 and 2008, the City’s median family income level increased by
nearly 35%.
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Household Income Distribution - 2008 

The 2008 ACS from the Census Bureau also includes information by income
range for all households in both the City and the entire MSA.

Table 4 Household Income Distribution  - 2008

Income Range City of Sioux Falls Sioux Falls MSA

Number of
Households

Percent Number of
Households

Percent

Less than $10,000 3,446 5.7% 4,466 5.1%

$10,000 - $14,999 3,782 6.2% 4,793 5.4%

$15,000 - $19,999 2,582 4.2% 3,428 3.9%

$20,000 - $24,999 2,170 3.6% 3,145 3.6%

$25,000 - $29,999 2,966 4.9% 4,251 4.8%

$30,000 - $34,999 3,952 6.5% 5,274 6.0%

$35,000 - $39,999 3,770 6.2% 4,911 5.6%

$40,000 - $44,999 2,578 4.2% 3,656 4.1%

$45,000 - $49,999 3,319 5.5% 4,748 5.4%

$50,000 - $59,999 5,411 8.9% 7,785 8.8%

$60,000 - $74,999 8,666 14.2% 13,797 15.6%

$75,000 - $99,999 9,260 15.2% 14,162 16.0%

$100,000 - $124,999 3,010 4.9% 5,149 5.8%

$125,000 - $149,999 1,238 2.0% 2,481 2.8%

$150,000 - $199,999 2,559 4.2% 3,184 3.6%

$200,000+ 2,110 3.5% 3,043 3.4%

Total 60,819 100% 88,273 100%

Source:  U.S. Census ACS 1-year estimates 2008; Community Partners Research, Inc.

Within the City of Sioux Falls, more than 16% of all households had an annual
income that was below $20,000 in 2008.  This percentage dropped to less than
15% for the entire MSA.  Conversely, nearly 30% of all households in the City
had an annual income above $75,000, and nearly 32% of all households in the
MSA were in this higher income range.
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Household Income Distribution - 2008 and 1999 Comparison

Table 5 Household Income Comparison: 1999 to 2008

Income Range City of Sioux Falls Sioux Falls MSA

2000
Census

2008
ACS

Change 2000
Census

2008
ACS

Change

Less than $10,000 3,367 3,446 +79 4,191 4,466 +275

$10,000 - $14,999 2,827 3,782 +955 3,474 4,793 +1,319

$15,000 - $19,999 2,985 2,582 -403 3,672 3,428 -244

$20,000 - $24,999 4,161 2,170 -1,991 5,174 3,145 -2,029

$25,000 - $29,999 3,572 2,966 -606 4,511 4,251 -260

$30,000 - $34,999 3,561 3,952 +391 4,674 5,274 +600

$35,000 - $39,999 3,515 3,770 +255 4,559 4,911 +352

$40,000 - $44,999 3,273 2,578 -695 4,452 3,656 -796

$45,000 - $49,999 2,952 3,319 +367 4,149 4,748 +599

$50,000 - $59,999 5,319 5,411 +92 7,692 7,785 +93

$60,000 - $74,999 5,149 8,666 +3,517 7,771 13,797 +6,026

$75,000 - $99,999 4,526 9,260 +4,734 6,593 14,162 +7,569

$100,000 - $124,999 1,996 3,010 +1,014 2,753 5,149 +2,396

$125,000 - $149,999 1,060 1,238 +178 1,326 2,481 +1,155

$150,000 - $199,999 799 2,559 +1,760 1,016 3,184 +2,168

$200,000+ 678 2,110 +1,432 829 3,043 +2,214

Total 49,740 60,819 +11,079 66,836 88,273 +21,437

Source: U.S. Census 2000; ACS 1-year estimates 2008; Community Partners Research, Inc.

The American Community Survey is based on a relatively small sample of
households, and some caution needs to apply to any trends that are identified. 
Still, this data source shows very solid gains in household income levels within
Sioux Falls.  When compared to the income levels reported in the 2000 Census,
there are more than 9,118 additional households in the City with an annual
income above $75,000.
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Median Household Income by Household Size

The American Community Survey estimates for 2008 show median income
levels based on the number of people with the household.

Table 6 Median Household Income by Household Size - 2008

Household Size Sioux Falls Sioux Falls MSA

One Person $28,870 $28,312

Two Person $61,109 $62,290

Three Person $69,706 $72,050

Four Person $83,654 $85,449

Five Person $64,491 $63,852

Six Person $63,720 $64,346

Seven + Person $34,786 $50,859

Median - All Households $53,256 $56,890

Source:  ACS 1-year estimates 2008
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When median household income is reviewed by household size, some
interesting trends are evident.  As would be expected, one person households
have the lowest median income level.  However, the median income more than
doubles when a second household member is present, and continues to
increase up to households with four members.  Then the median income level
begins to decrease after more than four household members are present. 
Households with seven or more members have the second lowest median
income level, despite the potential for multiple income-earners being present in
the household.

Median Household Income by Age

The American Community Survey estimates for 2008 show median income
levels based on the age of the head of household.

Table 7 Median Household Income by Household Size - 2008

Age Range Sioux Falls Sioux Falls MSA

15 to 24 $30,271 $31,575

25 to 44 $58,126 $62,408

45 to 64 $64,964 $66,202

65 and older $34,989 $33,608

Median - All Households $53,256 $56,890

Source:  ACS 1-year estimates 2008

The Median household income level increases rapidly as households age
through their income-earning years.  The median income for households age 25
to 44 years old is nearly double the level for households age 24 and younger. 
The median income level then peaks for households age 45 to 64 years old,
before decreasing quickly as households move into retirement.
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Household Income by Housing Tenure

The following table examines household income distribution in 2008 by
ownership or rental tenure.  This information is only provided for the City of
Sioux Falls.  Approximately 83% of all renter households within the MSA reside
within the City limits of Sioux Falls.  

Table 8 Household Income Distribution by Tenure in Sioux Falls: 2008

Income Range Renters Owners

Number of
Households

Percent of all
Renters

Number of
Households

Percent of all
Owners

Less than $10,000 2,679 11.9% 767 2.0%

$10,000 - $14,999 2,864 12.7% 918 2.4%

$15,000 - $19,999 1,619 7.2% 963 2.5%

$20,000 - $24,999 1,192 5.3% 978 2.6%

$25,000 - $34,999 3,503 15.6% 3,415 8.9%

$35,000 - $49,999 4,376 19.4% 5,291 13.8%

$50,000 - $74,999 4,088 18.2% 9,989 26.1%

$75,000 - $99,999 1,535 6.8% 7,725 20.2%

$100,000 - $149,999 170 0.8% 4,078 10.6%

$150,000 + 474 2.1% 4,195 10.9%

Total 22,500 100% 38,319 100%

Source: ACS 1-year estimates 2008;  Community Partners Research, Inc.
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The household income by tenure patterns show that the large majority of lower
income households are renters.  In 2008, there were nearly 7,200 households
with incomes below $20,000 that were renting their housing.  In comparison,
there were approximately 2,650 households in this same income range that
owned their housing unit.  

The majority of households earning less than $35,000 per year were renters. 
Above $35,000, a majority of households within each income range were
owners.  

Despite the fact that households in the lower income ranges tended to be
renters, there were a large number of renter households with more moderate
incomes.  In the City, more than 47% of all renter households reported an
income of $35,000 or more, and nearly 28% of all renters reported an annual
income of $50,000 or more.  Using the standard of affordable rent based on
30% of income, a household with an income of $35,000 could afford a rent of
$875 without experiencing a rent burden.
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Household Income by Race/Ethnicity

The American Community Survey utilizes a small, random sample of households
to generate the annual estimates.  Since many of the racial and ethnic minority
populations in Sioux Falls are relatively small in size, the limited sampling does
not provide usable information.  In some cases, the income information is
suppressed to protect privacy.  In other cases, a large margin of error exists,
due to the small number of households contacted.  It is possible to derive
information for racial and ethnic minority households by subtracting the white,
non-Hispanic/Latino households from the Citywide totals.  

Table 9 Household Income Distribution by Race/Ethnicity - 2008

Income Range White, Not Hispanic/Latino
Households

Race other than White
and/or Hispanic/Latino

Number of
Households

Percent Number of
Households

Percent

Less than $10,000 2,419 4.4% 1,027 19.0%

$10,000 - $14,999 3,502 6.3% 280 5.2%

$15,000 - $19,999 2,433 4.4% 149 2.8%

$20,000 - $24,999 2,074 3.7% 96 1.8%

$25,000 - $29,999 2,647 4.8% 319 5.9%

$30,000 - $34,999 3,918 7.1% 34 0.6%

$35,000 - $39,999 3,555 6.4% 215 4.0%

$40,000 - $44,999 2,249 4.1% 329 6.1%

$45,000 - $49,999 2,691 4.9% 628 11.6%

$50,000 - $59,999 4,907 8.9% 504 9.3%

$60,000 - $74,999 7,611 13.7% 1,055 19.5%

$75,000 - $99,999 8,667 15.6% 593 11.0%

$100,000 - $124,999 3,002 5.4% 8 0.1%

$125,000 - $149,999 1,238 2.2% 0 0%

$150,000 - $199,999 2,559 4.6% 0 0%

$200,000+ 1,932 3.5% 178 3.3%

Total 55,404 100% 5,415 100%

Source:   Community Partners Research, Inc.; ACS 1-year estimates 2008;
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When income information for white households is subtracted from the Citywide
information, an estimate can be derived for all other racial groups.  This shows
that a disproportionately large share of the non-white households tend to be in
the lowest income range.  Although only 4.4% of all white, non-Hispanic/Latino
households had an income below $10,000 in 2008, approximately 19% of all
racial and ethnic minority households were in this income range.

Minority households also had lower percentages in the higher income ranges,
earning $75,000 or more per year.  While 31.3% of all white, non-
Hispanic/Latino households were in these higher ranges, only 14.4% of racial
and ethnic minority households were earning $75,000 or more.  

Minority households were well represented within the moderate income ranges,
between $40,000 and $74,999.  Overall, 46.5% of minority households were in
these middle ranges, while 31.6% of white, non-Hispanic/Latino households
were within these income groups.
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Claritas Income Estimates

Claritas, Inc., is a private data reporting service that also provides estimates
and projections on household income.  The most recent Claritas estimates are
for 2009.   Claritas has a much more conservative estimate of household
income levels than those presented in the 2008 American Community Survey.

Table 10 Comparison of Claritas and Census Median Income Levels

Claritas Median Household
Income 2009

Census ACS Median
Household Income 2008

Sioux Falls $48,250 $53,256

Sioux Falls MSA $51,650 $56,890

Source: Claritas, Inc.; 2008 American Community Survey 1-Year Data

Despite the fact that the Claritas estimates are one year later than those from
the Census Bureau, they are substantially lower.  For both the City and the
MSA, the Claritas estimated medians are approximately $5,000 lower.  A
reduction of this size would not represent a one-year correction due to
economic conditions.  Instead, Claritas believes that income growth within the
area has not been as strong as indicated by the American Community Survey.

Table 11 Household Income Comparison for Sioux Falls - Claritas and ACS

Income Range
Claritas 2009 Census ACS 2008

Number Percent Number Percent

Less than $15,000 6,423 10.1% 7,228 11.9%

$15,000 - $24,999 6,942 10.9% 4,752 7.8%

$25,000 - $34,999 8,349 13.1% 6,918 11.4%

$35,000 - $49,999 11,529 18.1% 9,667 15.9%

$50,000 - $74,999 14,268 22.4% 14,077 23.1%

$75,000 - $99,999 7,104 11.1% 9,260 15.2%

$100,000 - $149,999 5,975 9.4% 4,248 7.0%

$150,000 + 3,206 5.0% 4,669 7.7%

Total 63,796 100% 60,819 100%

Source: Claritas, Inc.; ACS 1-year estimates 2008; Community Partners Research, Inc.
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One of the differences between the two income-estimating sources is the total
count of households in the City.  Claritas estimated that 63,796 households
were present in 2009, compared to 60,819 in 2008, according to the ACS. 
Some of this difference could be attributed to growth between 2008 and 2009.

The Claritas estimate shows fewer households in the lowest income range,
below $15,000.  However, if the lowest two ranges are combined, the estimates
are very similar.  For households under $25,000 in annual income, Claritas
estimated 13,365 households in 2009, compared to 11,980 in the 2008 ACS.

The Claritas estimates show a larger number of households in the middle
income ranges.  In the income groups between $35,000 and $74,999, Claritas
had 25,797 households in 2009, while the ACS estimated 23,744 households in
2008.

In the higher income ranges, above $75,000, Claritas showed 16,285
households, compared to 18,177 households in the ACS. 

Claritas Projections

Claritas also generates income projections, to the year 2014.  Claritas projects
that the median household income in Sioux Falls will increase to $52,377, up
only 8.6% over the next five years.  If Claritas is correct, the annual rate of
increase would only be approximately 1.6%.  The projected median household
income from Claritas in 2014 is actually lower than the estimate generated by
the American Community Survey in 2008.

Although the Decennial Census in 2010 collected less detail than in the past,
household income information was included.  When 2010 Census information is
released it will provide more reliable information on income levels.
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Affordable Housing Analysis

Section Highlights

< This Study has utilized commonly accepted standards that housing should
require 30% or less of household income to be considered affordable. 
Since the calculation of what is affordable will change for households at
different income levels, various median levels have been examined.

< For a household at the Citywide median income level of $53,256 in 2008,
the affordable ownership level was approximately $127,000 to $158,000,
and was dependent in part on cash available for closing.  The affordable
rent threshold for a household at the median income level was $1,331.  

< Although these affordable housing standards apply to a household at the
midpoint income level in the City, most existing renter households are in
lower income ranges, and most current home owners are in higher
income ranges.

< At the median income level for renters, affordable rent was defined as
$807.  Half of the renter households can afford less per month and half
can afford to pay more.

< At the median level for home owners, affordable ownership was defined
as approximately $191,000 to $202,000.  Again, half of the existing
owners can afford less and half can afford more.  

< The number of lower income renter households that are not renting a unit
that is affordable at their income can be determined from American
Community Survey tables on housing cost burden.  In 2008,
approximately 8,000 renter households were paying 30% or more of their
income for housing.  The large majority of these households had an
annual income below $20,000.

< There has been substantial growth in the number of extremely low
income renters in Sioux Falls, with incomes below $15,000.  Between
80% and 90% of these households will typically have a housing cost
burden.

< Sioux Falls has more than 7,600 owner households that also reported a
housing cost burden in 2008.  The large majority of these households had
an annual income below $50,000.

< When compared to the year 2000, approximately 3,000 more households
had an ownership cost burden in 2008.
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Comparative Data from the Center for Housing Policy

< A 2010 report titled Paycheck to Paycheck provides comparative data
on housing costs for the 208 largest metropolitan areas in the U.S.  In
addition to Sioux Falls, eight other communities in Iowa, Minnesota,
Nebraska and North Dakota are included in the rankings.

< Sioux Falls rates well in offering affordable housing by national standards. 
For affordable ownership in 2009, Sioux Falls was more affordable than
128 of the metropolitan areas examined, but less affordable than 78
others.  The median home value for Sioux Falls was $137,000.

< For rental housing, the Sioux Falls market was viewed as very affordable
compared to other metropolitan areas.  Only 34 rental markets had a
lower rent for a two-bedroom unit, based on the HUD standard used. 
However, many of these were comparison communities within the region. 
Lincoln, Cedar Rapids, Davenport, Duluth, Fargo and Waterloo were all
ranked as more affordable rental markets.

< The rental analysis concluded that rental rates had increased slightly
between 2008 and 2009.  However, the situation had improved for
affordable ownership.  The Center for Housing Policy compared the
change in income between 2008 and 2009 that would be required to
purchase a median valued home.  The estimated median home value
dropped in Sioux Falls between 2008 and 2009.  As a result, the amount
of income required also decreased.  For Sioux Falls, the required income
had been $46,267 in 2008, but was reduced to $40,895 in 2009, a drop
of 11.6%.
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Affordable Housing Analysis

An adequate supply of affordable housing is often cited as one of the greatest
needs in communities throughout South Dakota.  An analysis of the supply and
demand for affordable housing was a primary reason that Sioux Falls elected to
complete this Housing Study project.  

Definition of Affordable

Affordable housing is a relative term, which depends on a given household’s
income and their ability to apply a certain portion of that income to housing
costs.  This Study has examined various standards that may be applied to
determine affordable rental and ownership housing.      

For rental housing, this Study has used the accepted definition of the U.S.
Department of Housing and Urban Development (HUD), which allows 30% of
adjusted gross income for housing costs.  This standard is also used by other
comparative research projects that examine affordable housing, including the
National Housing Conference’s Paycheck to Paycheck report, which is cited
later in this section.

The allowable standards for home ownership are not as well defined.  Since the
purchase of a home will most often involve outside financing, the ultimate
definition of what is and is not affordable is determined by the lending
institution.  In can be argued that generous interpretations of what is affordable
contributed to the home foreclosure crisis that has been present for the past
few years, as loans were made to home owners that could not afford the
monthly payments.  

For ownership housing, the calculation of an affordable monthly payment is
dependent upon the length of the loan, the interest rate, the property tax rate,
and the size of the down payment that is available.  This Study has used the
standard lending ratio of 28% of gross income for housing expenses of
principal, interest, property taxes and insurance (PITI).  This is also generally
consistent with the recent analysis in the Paycheck to Paycheck report, which
allows for comparison of Sioux Falls to other metropolitan areas. 

While both the rental and ownership definitions are commonly accepted
standards, many households will voluntarily opt to pay a higher percentage of
their income for housing.  For example, in the past Fannie Mae has offered
mortgage programs that allow households to pay up to 33% of their income for
PITI.  For lower income renters, HUD’s Housing Choice Voucher Program will
allow participating households to pay up to 40% of their adjusted monthly
income for rent in certain cases. 
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Different Income Estimates Exist

To compare housing costs to income, reliable income estimates must also be
available.  There are income estimates available from various sources.  This
Study has utilized the income information contained in the 2008 American
Community Survey 1-Year estimates (ACS) from the U.S. Census Bureau.   The
median household estimate for Sioux Falls was $53,256 and for the entire Sioux
Falls MSA was $56,890 in 2008. 

Income estimates have also been reviewed from Claritas, Inc., a private data
reporting service.  The median household income estimate for the Sioux Falls
MSA was $51,650 in 2009, approximately $5,200 lower than the ACS
estimates.  In terms of effective buying power for housing, the Claritas estimate
would result in a reduction of $131 per month that could be applied to housing
costs.

A third estimate that must also be acknowledged comes from the U.S.
Department of Housing and Urban Development (HUD).  This estimate is for the
entire Sioux Falls MSA and serves as the basis for income limits HUD housing
programs, including rent assistance Vouchers, subsidized rental housing, tax
credits, and Community Development Block Grants (CDBG).  HUD’s median
family income estimate for the entire MSA was $66,600.  Since this is a median
family estimate instead of a median household estimate, it would be expected
to be higher.  
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General Definitions of Affordable Housing at Median Household Income  

Using the median household income estimate from 2008, Community Partners
Research has calculated the following general standards for affordable housing.

Table 1 Median Income and Affordable Housing Calculation - 2008

Median Household
Income

Affordable Rent Affordable Ownership

Sioux Falls $53,256 $1,331 $127,400 to $158,500

MSA $56,890 $1,422 $127,400 to $168,400

Source: ACS 1-year estimates 2008; Community Partners Research

< Based on the ACS estimates for the City of Sioux Falls, rental housing
with a gross monthly rent of $1,331, or less, is considered to be
affordable for a median income household (with 30% of gross income available

for rent and housing costs).

< Ownership housing that has a purchase price from $127,400 or less is
considered to be affordable for a median income household (based on

5.625% rate, 30 year fixed rate mortgage, with $10,000 available for down payment

and closing costs, and $400 per month in other fixed debt). 

< The calculation of affordable housing for ownership is directly impacted by
cash available for closing.  The affordable ownership amount increases if
additional funds are available for a down payment.  If $15,000 is
available, the maximum purchase price increases to $158,500.  If
$20,000 is available, then the maximum purchase price increases to
$172,200.  

 

Key Definitions:

• Affordable Rental Housing is gross rent that is 30% or less of
monthly household income

• Affordable Ownership is 28% or less of monthly income applied
to principal, interest, taxes and insurance (PITI)
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General Definitions of Affordable Housing at Median Income by Tenure  

The previous table compared the median household income level to the amount
that could be applied to housing costs.  While this analysis applies to all
households, there is a significant difference in the median income level for
renters and home owners.  The following table looks at the amount of monthly
income that can be used for housing based on the median income by tenure.

Table 2 Median Income Levels by Tenure in Sioux Falls - 2008

Renter Median 
Income

Affordable
Rent

Owner Median 
Income

Affordable Ownership

Sioux Falls $32,287 $807 $67,993 $191,083 to $202,875

Source: ACS 1-year estimates 2008; Community Partners Research

< Based on the ACS estimates for the median income level for renter
households in Sioux Falls, rental housing with a gross monthly rent of
$807, or less, is considered to be affordable for a median income
household (with 30% of gross income available for rent and housing costs).

< For owner households, the median annual income was nearly $68,000 in
2008.  Ownership housing that has a purchase price from $191,083 or
less is considered to be affordable for a median income household (based

on 5.625% rate, 30 year fixed rate mortgage, with $15,000 available for down payment

and closing costs, and $400 per month in other fixed debt). 

< Once again, the calculation of affordable housing for ownership is directly
impacted by cash available for closing.  The affordable ownership amount
increases if additional funds are available for a down payment.  If
$20,000 is available, the maximum purchase price increases to $202,875.

< The affordable housing calculations presented are based on the mid-point
income level.  Half the households can afford more, and half can afford
less.   
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Renters: Income Trends and Housing Cost Burden

In addition to overall household income, sample data exists from the 2000
Census and the 2008 American Community Survey on income by housing
tenure.  The following table examines the changes in household income for
renters in Sioux Falls.

Table 3 Sioux Falls Renter Household Income Distribution - 2000 to 2008

Income Range 2008 ACS 2000 Census Numeric
Change

Number of
Households

Percent Number of
Households

Percent

Less than $10,000 2,679 11.9% 2,679 13.8% 0

$10,000 - $14,999 2,864 12.7% 1,924 9.9% +940

$15,000 - $19,999 1,619 7.2% 1,986 10.2% -367

$20,000 - $24,999 1,192 5.3% 2,478 12.8% -1,286

$25,000 - $34,999 3,503 15.6% 3,858 19.9% -355

$35,000 - $49,999 4,376 19.4% 3,424 17.7% +952

$50,000 - $74,999 4,088 18.2% 2,204 11.4% +1,884

$75,000 - $99,999 1,535 6.8% 475 2.4% +1,060

$100,000 - $149,999 170 0.8% 256 1.3% -86

$150,000 + 474 2.1% 113 0.6% +361

Total 22,500 100% 19,397 100% +3,103

Source: ACS 1-year estimates 2008; 2000 Census;  Community Partners Research, Inc.
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When the information from 2008 is compared to the patterns present at the
time of the 2000 Census, some distinct trends emerge.
  
From an affordable housing standpoint, there has been significant numeric
growth in the number of renter households with extremely low incomes. 
According to the ACS, the number of Sioux Falls renters with an annual income
below $15,000 has increased by 940 households.  At an annual income of
$15,000, a household would need a unit renting for $375 or less to avoid a rent
burden.

The growth in extremely low income households is somewhat mitigated by a
decrease in renters in the other lower income groups.  If the ACS is accurate,
then there are 1,653 fewer renter households in 2008 in the income ranges
between $15,000 and $24,999.

The ACS reports a substantial numeric increase in the number of renter
households with incomes of $35,000 or more.  When compared to the 2000
Census there are nearly 1,000 more households with incomes between $35,000
and $49,999.  At the lowest end of this income range a household can afford to
pay $875 per month for housing without experiencing a cost burden.

The largest increase in renter households has occurred in the income ranges of
$50,000 or more.  When compared to the 2000 Census, there were more than
3,200 additional renter households in the City by 2008.  This group can apply
$1,250 or more to monthly housing costs.

Rental Cost Burden

The household income and tenure information in the 2008 American Community
Survey can be analyzed to determine the number of lower income households
that experience a housing cost burden.  The goal of most housing assistance
programs is to keep housing costs at 30% or less of household income.  When
30% or more of income is required, it is the generally defined as a housing cost
burden.  Households applying more than 35% of income for housing may often
have a severe housing cost burden.

For housing costs, the 2008 ACS had fewer distinct income ranges provided. 
There are also some renter households that were not included in the
computations.  The percentages displayed in the following table reflect
households that have been included in the housing cost computation. 
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Table 4 Sioux Falls Renter Income and Housing Costs - 2008

Household Income Under 30% of
Income

30% or More of
Income

Percent with Cost
Burden

$0 - $9,999 201 2,388 92.2%

$10,000 - $19,999 871 3,563 80.4%

$20,000 - $34,999 3,098 1,543 33.2%

$35,000 - $49,999 3,794 505 11.7%

$50,000 + 6,193 0 0%

Total 14,157 7,999 36.1%
Source: 2008 American Community Survey 1-Year; Community Partners Research, Inc.

Overall, more than 36% of the renter households in Sioux Falls in 2008 had a
housing cost burden, with 30% or more of their income required for rent. 
Nearly all of these households were in the income ranges below $35,000.

For households earning less than $10,000 per year, more than 92% reported
paying more than 30% of their income for housing.  While it would be very easy
for an extremely low income household to pay more than 30% of income, this
statistic does contradict other available data.  

Many of the extremely low income households would either live in a subsidized
unit or utilize a rent assistance Voucher.  In both instances, the households
monthly rent contribution would be capped at 30% of income.  The fact that so
many households reported a cost burden would indicate that other monthly
expenses have been included in the calculation.  For example, it is possible that
respondents to the ACS survey included telephone, cable, or other monthly
expenses with their housing when asked about their gross housing costs.

The occurrence of a housing cost burden was also very high for households
earning between $10,000 and $19,999 in annual income.  More than 80% of
renters in this group also reported paying more than 30% of income for
housing.  Once again, a number of these households also would be utilizing
housing assistance programs that should cap their monthly contribution at 30%
of income.

As household income improved, the frequency of a cost burden decreased
rapidly.  For households earning between $20,000 and $34,999, only 33%
reported paying more than 30% of income for rent.  For households earning
$35,000 to $49,999 per year, only 12% reported a cost burden.
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Table 5 Sioux Falls Renter Cost Burden Comparison - 1999 to 2008

Household Income 1999
30% or More 

2008
30% or More

Numeric Change

$0 - $9,999 1,937 / 80.9% 2,388 / 92.2% +451

$10,000 - $19,999 2,882 / 75.5% 3,563 / 80.4% +681

$20,000 - $34,999 1,222 / 19.6% 1,543 / 33.2% +321

Source: 2008 American Community Survey 1-Year; Community Partners Research, Inc.

Between the 2000 Census and 2008, the number of lower income cost
burdened households increased in Sioux Falls.  For the income ranges below
$35,000, there more than 1,400 additional households that were paying more
than 30% of their income for housing costs.  Most of these households had an
annual income below $20,000 per year.

Although Sioux Falls does have an inventory of both subsidized housing and
rent assistance Vouchers, that inventory is not as large as the number of lower
income renter households.  Approximately 3,300 very low income renters have
access to a subsidized unit or Voucher, but there are more than 11,600 renters
households in the with an annual income below $35,000, including the nearly
7,500 reporting a rent burden.   

Rent Burden by Age of Householder

The American Community survey also provided some information about housing
costs by the age of householder.  The following table only examines households
that reported paying more than 30% of income for housing.  

Table 6 Sioux Falls Renter Cost Burden by Age - 2008

Age of Householder Number of Households
Paying 30% or More

Percent of All Renters
in Age Range

24 and younger 1,371 37.9%

25 to 34 1,308 22.9%

35 to 64 2,651 29.5%

65 and older 2,669 69.6%

Source: 2008 American Community Survey 1-Year; Community Partners Research, Inc.
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Renter households in all age ranges reported a housing cost burden in 2008. 
When compared to other renters within the same age range, senior households
had the highest rate of cost burden.  Nearly 70% of all renters age 65 and older
reported paying more than 30% of their income for rent.

Although seniors had a high percentage of cost burdened households, in
numeric terms there were approximately twice as many households age 64 and
younger that reported paying more than 30% of their income for housing in
2008.

One possible factor that needs to be considered for senior households is the
impact of specialized senior housing that has higher-than-average rents.  Sioux
Falls has a number of senior housing options that provide services along with
housing.  Some seniors will opt to pay a large share of their monthly income for
a housing option that may have daily meals, 24-hour staffing, emergency call
systems, or assistance with daily living.  While more than 30% of income may
be required to live in this type of housing, this age-appropriate unit may allow
seniors to live independently.

The Subsidized Housing section of this Study examines the waiting list that
exists for rent assistance in Sioux Falls, and fewer than 300 lower income
senior households are waiting for a Voucher.  This would seem to indicate that
most seniors with a cost burden are not lower income households, or they live
in a senior housing option, such as an assisted living facility, where rent
assistance could not be utilized.  
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Home Owners: Income Trends and Housing Cost Burden

The following table examines the changes in household income for home 
owners in Sioux Falls.

Table 7 Sioux Falls Owner Household Income Distribution - 2000 to 2008

Income Range
2008 ACS 2000 Census

Numeric
ChangeNumber of

Households
Percent Number of

Households
Percent

Less than $10,000 767 2.0% 732 2.4% +35

$10,000 - $14,999 918 2.4% 841 2.8% +77

$15,000 - $19,999 963 2.5% 998 3.3% -35

$20,000 - $24,999 978 2.6% 1,698 5.6% -720

$25,000 - $34,999 3,415 8.9% 3,251 10.7% +164

$35,000 - $49,999 5,291 13.8% 6,235 20.5% -944

$50,000 - $74,999 9,989 26.1% 8,365 27.5% +1,624

$75,000 - $99,999 7,725 20.2% 4,123 13.6% +3,602

$100,000 - $149,999 4,078 10.6% 2,790 9.2% +1,288

$150,000 + 4,195 10.9% 1,331 4.4% +2,864

Total 38,319 100% 30,364 100% +7,955

Source: ACS 1-year estimates 2008; 2000 Census;  Community Partners Research, Inc.
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For home owners, nearly all of the net growth has come from households in the
higher income ranges.   When the information from 2008 is compared to the
patterns present at the time of the 2000 Census, there were 1,423 fewer
ownership households in the income ranges below$50,000.  There were 9,378
additional home owners in the City with an annual income of $50,000 or more.

The trends present since 2000 reflect the economic condition in Sioux Falls over
the last decade.  The income statistics from the American Community Survey
show solid income growth, resulting in a larger number of households with
annual incomes above $50,000.  This is clearly reflected in the ownership
statistics.  At the same time, a continued increase in prices for both new and
existing homes has made it harder for lower income households to achieve
home ownership.  

Ownership Cost Burden

The household income and tenure information in the 2008 American Community
Survey can also be analyzed to determine the number of lower income home
owners that experience a housing cost burden.  

As stated previously, home ownership generally requires outside financing in
the form of a mortgage.  As a result, repayment ability is calculated at the time
of the transaction.  In many cases, a home owner that later experiences a
housing cost burden may indicate that the household income has decreased
after the purchase, or that the housing payment has increased, due to things
like an adjustable rate mortgage.

For housing costs, the 2008 ACS had fewer distinct income ranges provided. 
There are also some owner households that were not included in the
computations.  The percentages displayed in the following table reflect
households that have been included in the housing cost computation. 
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Table 8 Sioux Falls Owner Household Income and Housing Costs - 2008

Household Income Under 30% of
Income

30% or More Percent with Cost
Burden

$0 - $19,999 690 1,829 72.6%

$20,000 - $34,999 2,381 2,012 45.8%

$35,000 - $49,999 3,257 2,034 38.4%

$50,000 - $74,999 8,558 1,431 14.3%

$75,000 + 15,661 337 2.1%

Total 30,547 7,643 25.0%
Source: 2008 American Community Survey 1-Year; Community Partners Research, Inc.

Overall, one out of every four home owners in Sioux Falls in 2008 were paying
30% or more of their income for housing costs.  Most of these households were
in the income ranges below $50,000.  For households earning less than
$20,000 per year, nearly 73% reported paying more than 30% of their income
for housing. 

The occurrence of a housing cost burden was also high for households earning
between $20,000 and $34,999 in annual income.  Nearly 46% of owners in this
group also reported paying more than 30% of income for housing. 

As household income improved, the frequency of a cost burden decreased
rapidly.  For households earning between $50,000 and $74,999, only 14%
reported paying more than 30% of income for rent.  For households earning
$75,000 or more, only 2% reported a cost burden.

Table 9 Sioux Falls Owner Cost Burden Comparison - 2000 to 2008

Household Income 2000
30% or More 

2008
30% or More

Numeric Change

$0 - $19,999 915 / 52.0% 1,829 / 72.6% +914

$20,000 - $34,999 1,174 / 31.2% 2,012 / 45.8% +838

$35,000 - $49,999 753 / 14.9% 2,034 / 38.4% +1,281

Source: 2008 American Community Survey 1-Year; Community Partners Research, Inc.

In a previous table, information was presented that the number of owner
households in the income ranges under $50,000 had decreased during the 
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decade.  While fewer in number overall, there was a sizable increase in the
number with a housing cost burden.

Between the 2000 Census and 2008, the number of lower income cost
burdened owner households increased significantly in Sioux Falls.  For the
income ranges below $50,000, there more than 3,000 additional households
that were paying more than 30% of their income for housing costs.  The largest
net increase occurred from households in the $35,000 to $49,999 income
range.  

Owner Cost Burden by Age of Householder

The American Community survey also provided some information about housing
costs by the age of householder.  The following table only examines households
that reported paying more than 30% of income for housing.  

Table 10 Sioux Falls Owner Cost Burden by Age - 2008

Age of Householder Number of Households
Paying 30% or More

Percent of All Renters
in Age Range

24 and younger 100 52.1%

25 to 34 1,141 19.9%

35 to 64 4,449 18.8%

65 and older 1,953 22.6%

Source: 2008 American Community Survey 1-Year; Community Partners Research, Inc.

Some owner households in all age ranges reported a housing cost burden in
2008.  When compared to other renters within the same age range, young
adult households under age 25 had the highest rate of cost burden.  However,
very few young adults owned their home, so the actual number with a cost
burden was small.

Nearly 23% of senior households reported a cost burden.  Presumably, some in
this age range have seen their actual annual income drop in retirement.

In numeric terms, most of the households paying more than 30% of income for
housing were adults in the age ranges between 35 and 64 years old.  Still,
fewer than one in five households in these age groups had a cost burden.
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Comparative Data on Affordable Housing

The preceding pages of this section have provided a great level of detail on
income levels and housing costs within the City of Sioux Falls.  While useful, it
does not allow for comparison with the affordable housing situation that is
present elsewhere around the region or the entire U.S.  In an effort to allow for
a direct comparison with other communities, Community Partners Research has
examined a March 2010 report titled Paycheck to Paycheck, produced by the
Center for Housing Policy in Washington, DC.  

The Paycheck to Paycheck report examines home ownership and rental
housing markets for the 208 largest metropolitan areas.  A number of metro
areas available for comparison are in the neighboring states of Iowa,
Minnesota, Nebraska and North Dakota.  These include the Cedar Rapids,
Davenport, Des Moines, and Waterloo in Iowa, Duluth and Minneapolis-St. Paul
in Minnesota, Lincoln and Omaha in Nebraska, and Fargo, North Dakota. 
Rochester, MN, another comparable community to Sioux Falls was not large
enough to be included in the Paycheck to Paycheck report.

One of the ranking tables in Paycheck to Paycheck examined home
ownership in 2009, by most expensive to least expensive, based on the median
home price.

Table 11 Most Expensive to Least Expensive for Ownership - 2009

Metropolitan Area National Ranking Median Home Price

Minneapolis-St. Paul 80 $170,000

Des Moines 113 $143,400

Fargo 121 $139,800

Cedar Rapids 123 $139,400

Sioux Falls 129 $137,000

Lincoln 143 $130,500

Omaha 144 $130,400

Waterloo 169 $113,700

Duluth 172 $110,000

Davenport 194 $93,000

Source: Center for Housing Policy; Community Partners Research
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For home ownership based on the median home price, Sioux Falls was more
affordable than 128 other metropolitan areas examined, but less affordable
than 78 others.  The median home value for Sioux Falls was $137,000, and was
based on fourth quarter home sales in 2009.

The ranking for Sioux Falls placed it in a tie with Las Vegas, NE.  For national
comparison, the most expensive market was San Francisco, with a median
home price of $625,000, and the least expensive was Wheeling, WV, with a
median home price of only $72,000.

Regional communities that were less affordable than Sioux Falls included
Minneapolis-St. Paul, Des Moines, Fargo and Cedar Rapids.  More affordable
communities included Omaha, Waterloo, Duluth and Davenport.

The home price rankings also showed a one-year change in the median home
price for each market.  While this was not a ranked category, it does allow for
comparison between Sioux Falls and other nearby metro areas.

Table 12 Change in Median Home Price - 2008 to 2009

Metropolitan Area 2009
Median
Price

2008
Median
Price

2008
National
Ranking

Percent
Change in

Value

Minneapolis-St. Paul $170,000 $183,000 76 -7.1%

Des Moines $143,400 $149,700 117 -4.2%

Fargo $139,800 $140,100 128 -0.2%

Cedar Rapids $139,400 $136,900 133 +1.8%

Sioux Falls $137,000 $142,400 126 -3.8%

Lincoln $130,500 $133,100 138 -2.0%

Omaha $130,400 $129,700 151 +0.5%

Waterloo $113,700 $105,200 181 +8.1%

Duluth $110,000 $115,000 174 -4.3%

Davenport $93,000 $92,000 189 +1.1%

Source: Center for Housing Policy; Community Partners Research

Half of the comparison communities experienced an increase in the median
home value between 2008 and 2009.  Waterloo had the largest increase, with
the median price rising by more than 8%.  Cedar Rapids, Davenport and 
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Omaha also had an increase in the median home value between 2008 and
2009.

Four other metro areas joined Sioux Falls in a decline in the median price. 
Minneapolis-St. Paul had the largest decrease, at 7.1%, followed by Duluth at
4.3%.  The median price decrease in Sioux Falls was at 3.8%.  

Table 13 Most Expensive to Least Expensive Rental Markets - 2009

Metropolitan Area National Ranking Two-Bedroom Rent

Minneapolis-St. Paul 80 $899

Omaha 131 $766

Des Moines 143 $737

Sioux Falls 174 $682

Cedar Rapids 189 $658

Lincoln 191 $652

Davenport 192 $650

Duluth 199 $629

Fargo 200 $628

Waterloo 205 $606

Source: Center for Housing Policy; Community Partners Research

To rank affordable rental housing, the report utilized the HUD Fair Market Rent
(FMR) for a two-bedroom unit each metro area in 2009.

For rental housing, the Sioux Falls market was viewed as very affordable
compared to other metropolitan areas.  Only 34 rental markets had a lower
FMR for a two-bedroom unit.  However, many of these were comparison
communities within the region.  Lincoln, Cedar Rapids, Davenport, Duluth,
Fargo and Waterloo were all ranked as more affordable rental markets.

The larger metropolitan areas of Minneapolis-St. Paul, Omaha and Des Moines
all had higher rent structures.

The rental market rankings also showed a one-year change in the two-bedroom
FMR for each market.  While this was not a ranked category, it does allow for
comparison between Sioux Falls and other nearby metro areas.
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Table 14 Change in Median Two-Bedroom Rent - 2008 to 2009

Metropolitan Area 2009 FMR 2008 FMR 2008 National
Ranking

Percent
Change in

Rent

Minneapolis-St. Paul $899 $873 69 +3.0%

Omaha $766 $757 113 +1.2%

Des Moines $737 $727 130 +1.4% 

Sioux Falls $682 $673 162 +1.3%

Cedar Rapids $658 $649 174 +1.4%

Lincoln $652 $644 176 +1.2%

Davenport $650 $642 178 +1.2%

Duluth $629 $621 187 +1.3%

Fargo $628 $620 188 +1.3%

Waterloo $606 $599 193 +1.2%

Source: Center for Housing Policy; Community Partners Research

All of the comparison communities experienced an increase in the two-bedroom
FMR between 2008 and 2009, although the percentage increase was relatively
small.  In Minneapolis-St. Paul, the FMR increased by 3% between 2008 and
2009.  Still, that area’s national ranking dropped, meaning that it was viewed
as more affordable in 2009 when compared to other areas.

In the 2008 ranking, Sioux Falls had ranked 162  for metro markets.  By 2009,nd

the City had become more affordable in comparison to other markets, and was
ranked at 174 , with only 34 metro areas being more affordable.  However, fiveth

of these more affordable communities were in the region.

For a national comparison, the most expensive rental market in 2009 was San
Francisco, with a two-bedroom FMR at $1,760.  The least expensive rental
market was again Wheeling WV, with an FMR of $588.

The final data tables provided in the Paycheck to Paycheck report looked at
the amount of annual household income needed to purchase a home in each
market at the median price.  Standard lending criteria were used to make the
calculation, including 28% of income for principal, interest, taxes and insurance
(PITI) and $10,000 available for down payment.  The actual qualifying income
amount was not ranked, but does allow for comparison between communities. 
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Table 15 Qualifying Income Needed for Ownership - 2009

Metropolitan Area Median Home Price Qualifying Income

Minneapolis-St. Paul $170,000 $50,746

Des Moines $143,400 $42,806

Fargo $139,800 $41,731

Cedar Rapids $139,400 $41,612

Sioux Falls $137,000 $40,895

Lincoln $130,500 $38,955

Omaha $130,400 $38,925

Waterloo $113,700 $33,940

Duluth $110,000 $32,836

Davenport $93,000 $27,761

Source: Center for Housing Policy; Community Partners Research

The amount of income required to purchase a home at the median value shows
that a household would need an annual income of approximately $41,000 in
Sioux Falls.  In line with home values, the highest income would be needed in
Minneapolis-St. Paul, at nearly $51,000, while an income of approximately
$28,000 would be needed in Davenport.

Using the same methodology, the Center for Housing Policy compared the
change in income between 2008 and 2009 that would be required to purchase a
median valued home.  Since the estimated median home value dropped in
Sioux Falls between 2008 and 2009, the amount of income also decreased.  For
Sioux Falls, the required income had been $46,267 in 2008, but was reduced to
$40,895 in 2009, a drop of 11.6%.
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Racial and Ethnic Minority Populations

This section of the Housing Study examines details that are available about the
populations of racial and ethnic minority groups in Sioux Falls.  In addition to
Census Bureau data, locally-generated information has been used.

Section Highlights

< Between 2000 and 2008, Sioux Falls had population growth within most
racial groups.  The Black/African American population added nearly 2,600
people, for an increase of 116%. The Native American population
increased by more than 40%, with the addition of 1,061 people.  The
Asian population experienced growth of more than 85%, with an addition 
of 1,261 people.  The Census also has a designation of two or more races. 
The number of people in this group increased by 1,438, or 68%.  During
the same time, the White population added more than 21,000 people, or
an increase of 18.5%.

< Sioux Falls also added more than 4,000 new residents of Hispanic/Latino
ethnicity.

< The large majority of the growth in minority populations in the entire
Sioux Falls MSA occurred within the City of Sioux Falls.

< Although the rate of home ownership has improved for most racial
groups, the percentage of home owners is still well below the rate for
White households.

< Hispanic/Latino households have greatly improved their rate of
ownership.  According to the information contained in the 2008 American
Community Survey, the home ownership rate for Hispanic/Latino
households has reached 75%.  This is well above the rate for White
households that are not Hispanic/Latino.

< Racial and ethnic minority households tend to be over-represented in the
lower income ranges, and under-represented in the higher income
groups.  However, minority households were well represented within the
moderate income ranges, between $40,000 and $74,999.  Overall, 46.5%
of minority households were in these middle ranges, while 31.6% of
White, non-Hispanic/Latino households were within these income groups.
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< The Multi-Cultural Center estimates that there are nearly 24,000 racial,
ethnic and cultural minorities living in Minnehaha County.  This would
include a number of international immigrants that would be classified as
White.

< The total enrollment in the Sioux Falls School District ethnic and racial
minority population in 2009 was 5,017 students.  This represented 24%
of the total student population. The 2008 racial and ethnic minority
population was 21.8% of the total student enrollment.

< According to school district records, the racial and ethnic minority student
population has increased from 5.6% in 1991 to 24% in 2009.

< Based on the information available, Community Partners Research has
projected that the racial and ethnic population could increase by as many
as 1,360 people per year.

< This section also contains additional information collected locally in the
research process. 
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Housing Needs of Sioux Falls
Racial and Ethnic Minority Population

Introduction

This Section provides information on the housing needs of Sioux Falls and the
Sioux Falls Metropolitan Statistical Area’s (MSA) racial and ethnic minority
population.  Since the 2000 Census, Sioux Falls’ racial and ethnic minority
population has continued to increase and there are concerns regarding the
ability to obtain affordable, safe and sanitary housing.  Additionally, refugees
and immigrants continue to move into the Sioux Falls Area, which will increase
the racial and ethnic population over the next several years.

This Section provides the following information for the racial and ethnic minority
population:

< Demographic Data
< Employment
< Housing Choices
< Driving forces behind the growth of the minority population
< Problems and Barriers in securing housing
< Strategies in securing housing
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Demographic Data

The following demographic data provides racial and ethnic minority information
on population, households, tenure, school enrollment, population projections,
etc.  The specific contents for this section are as follows:

< Population by Race - City of Sioux Falls

< Population by Race - Sioux Falls Metropolitan Statistical Area (MSA)

< Household Estimates by Race - City of Sioux Falls

< Household Estimates by Race - Sioux Falls MSA

< Hispanic/Latino Populations - City of Sioux Falls

< Hispanic/Latino Populations - Sioux Falls MSA

< Household Tenure by Race - City of Sioux Falls

< Household Tenure by Race - Sioux Falls MSA

< Household Tenure by Ethnicity - City of Sioux Falls

< Household Tenure by Ethnicity - Sioux Falls MSA

< Language Spoken at Home - City of Sioux Falls

< Language Spoken at Home - Sioux Falls MSA

< Household Income by Race/Ethnicity - City of Sioux Falls

< Multi-Cultural Center’s Ethnic Population Estimate - Minnehaha County

< Sioux Falls School District 2009-10 Ethnicity Report

< Sioux Falls School District Enrollment History by Ethnicity (1991-2009)

< Ethnic and Racial Minority Population Projections - Sioux Falls MSA
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Population by Race - City of Sioux Falls

The 2008 American Community Survey from the U.S. Census Bureau provides
one-year estimates for geographic areas with populations of 65,000 or more. 
The following table compares the 2008 population estimate by race for the City
of Sioux Falls to the 2000 Census population by race. 

Table 1 City of Sioux Falls Population Estimates by Race 

Race 2000 Census 2008 Estimate Change

White 113,938 134,977 21,039 / 18.5%

Black/African American 2,226 4,806 2,580 / 116.0%

Native American 2,627 3,688 1,061 / 40.4%

Asian 1,479 2,740 1,261 / 85.3%

Hawaiian/Pacific Islander 68 0 -68 / -100.0%

Other race Alone 1,521 2,090 569 / 37.4%

Two or more races 2,116 3,554 1,438 / 68.0%

Total 123,975 151,855 27,880 / 22.5%

Source: American Community Survey - 2008 (1-year estimates); U.S. Census

< All races in the City of Sioux Falls, with the exception of Hawaiian/Pacific
Islander, experienced significant population increases from 2000 to 2008.

< In numeric terms, the largest minority population growth occurred in the
Black/African American population, which added 2,580 people for an
increase of 116%.  The Asian population experienced 85.3% growth, with
an increase of 1,261 people. The Native American population increased by
more than 40%, with the addition of 1,061 people.  The Census also has
a designation of two or more races.  The number of people in this group
increased by 1,438, or 68%.

< The White population added 21,039 people from 2000 to 2008, which is
an increase of 18.5%.

< The City’s Hispanic/Latino population grew by more than 4,000 people
between 2000 and 2008.  This group would be distributed in a number of
the racial groups listed above.  
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Population by Race - 
Sioux Falls Metropolitan Statistical Area (MSA)

The 2008 American Community Survey from the U.S. Census Bureau provides
one-year estimates for geographic areas with populations of 65,000 or more. 
The following table compares the 2008 population estimate by race for the
Metropolitan Statistical Area (MSA) to the 2000 Census population by race.  For
the 2000 Census population data, the MSA is defined as the counties of Lincoln,
McCook, Minnehaha and Turner, consistent with the MSA definition in 2008.

Table 2  Sioux Falls MSA Population Estimates by Race 

Race 2000 Census 2008 Estimate Change

White 175,994 214,315 38,321 / 21.8%

Black/African American 2,344 5,118 2,774 / 118.3%

American Indian 2,921 3,931 1,010 / 34.6%

Asian 1,632 2,841 1,209 / 74.1%

Hawaiian/Pacific Islander 80 0 -80 / -100.0%

Other race Alone 1,626 2,380 754 / 46.4%

Two or more races 2,496 4,062 1,566 / 62.7%

Total 187,093 232,647 45,554 / 24.3%

Source: American Community Survey - 2008 (1-year estimates); U.S. Census

< All races in the Sioux Falls MSA, with the exception of Hawaiian/Pacific
Islander, experienced significant population increases from 2000 to 2008.

< The Black/African American population added 2,774 people, which is an
increase of 118.3%. The American Indian population increased by 34.6%,
with the addition of 1,010 people. The Asian population experienced
74.1% growth, which is an increase of 1,209 people.

< The White population added 38,321 people from 2000 to 2008, which is
an increase of 21.8%

< The MSA’s Hispanic/Latino population grew by more than 4,200 people
between 2000 and 2008.  This group would be included in a number of
the racial groups listed above. 
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Household Estimates by Race - City of Sioux Falls

The following table compares the 2008 household estimates by race for the City
of Sioux Falls to the 2000 Census household estimates by race.

Table 3 City of Sioux Falls Household Estimates by Race 

Race 2000 Census 2008 Estimate Change

White 47,244 56,485 9,241 / 19.6%

Black/African American 699 1,267 568 / 81.3%

American Indian 560 1,061 501 / 89.5%

Asian 411 319 -92 / -22.4%

Hawaiian/Pacific Islander 15 0 -15 / -100.0%

Other race Alone 376 754 378 / 100.5%

Two or more races 426 933 507 / 119.0%

Total 49,731 60,819 11,088/22.3%

Source: American Community Survey - 2008 (1-year estimates); U.S. Census

< The Sioux Falls, White, Black/African American and American Indian
households experienced significant household increases from 2000 to
2008, while the number of Hawaiian/Pacific Islander and Asian
households decreased.

< The Black/African American number of households grew by 81.3%, an
increase of 568 households.  The number of American Indian households
increased by 501 households, a growth of nearly 90%.  The number of
Asian households decreased by 92 households, a loss of more than 22%.

< The number of households listed as “Other” race or “Two or More” races
both more than doubled between 2000 and 2008.  It is possible that
some of the households that may previously have identified themselves
as “Asian” or “Pacific Islander” may have opted for one of these other
racial groupings in 2008. 

< The number of White households grew by 19.6%, an increase of 9,241
households.
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Household Estimates by Race - Sioux Falls MSA

The following table compares the 2008 household estimates by race for the
Sioux Falls MSA to the 2000 Census household estimates by race.

Table 4 Sioux Falls MSA Household Estimates by Race 

Race 2000 Census 2008 Estimate Change

White 69,813 83,836 14,023 / 20.1%

Black/African American 724 1,270  546 / 75.4%

American Indian 615 1,099 484 / 78.7%

Asian 437 319 -118 / -27.0%

Hawaiian/Pacific Islander 17 0 -17 / -100.0%

Other race Alone 398 754 356 / 89.4%

Two or more races 488 995 507 / 103.9%

Total 72,492 88,273 15,781 / 21.8%

Source: American Community Survey - 2008 (1-year estimates); U.S. Census

< In the Sioux Falls MSA, White, Black/African American and American
Indian households experienced significant household increases from 2000
to 2008, while the number of Hawaiian/Pacific Islander and Asian
households decreased.

< The Black/African American number of households grew by 75.4%, an
increase of 546 households. The number of American Indian households
increased by 484 households, a growth of 78.7%. The number of Asian
households decreased by 118 households, a loss of 27%.

< The number of White households grew by 20.1%, an increase of 14,023
households.
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Hispanic/Latino Populations - City of Sioux Falls

The following table compares the 2008 Hispanic/Latino population estimate for
the City of Sioux Falls to the 2000 Census Hispanic/Latino population.

Table 5 City of Sioux Falls Hispanic/Latino Population

Race 2000 Census 2008 Estimate Change

Hispanic/Latino 3,013 7,071 4,058 / 134.7%

Source: American Community Survey - 2008 (1-year estimates); U.S. Census

The following table compares the 2008 Hispanic/Latino household estimate for
the City of Sioux Falls to the number of Hispanic/Latino households in the 2000
Census. 

Table 6 City of Sioux Falls Hispanic/Latino Household Estimate

Race 2000 Census 2008 Estimate Change

Hispanic/Latino 750 1,908 1,158 / 154.4%

Source: American Community Survey - 2008 (1-year estimates); U.S. Census

The following table compares the 2008 estimates for the language spoken at
home for the Hispanic/Latino population in the City of Sioux Falls to the 2000
Census data. This data depicts people five years and older. Of the population
that speaks Spanish, the table also depicts their ability to speak English.

Table 7 Sioux Falls Language Spoken at Home by Hispanic/Latino

Language 2000
Census

2008
Estimate

Change

Speak only English 932 686 -246 / -26.4%

Speak Spanish 1,527 5,961 4,434 / 290.4%

Speak other language 33 0 -33 / -100.0%

Total 2,492 6,647 4,155 / 166.7%

For Spanish Speakers

Speak English “very well” 598 3,560 2,962 / 495.3.2%

Speak English less than “very well” 929 2,401 1,472 / 158.4%

Total Spanish Speakers 1,527 5,961 4,434 / 290.4%

Source: American Community Survey - 2008 (1-year estimates); U.S. Census

� Sioux Falls Housing Needs Assessment - 2010 81



Racial and Ethnic Minority Populations  �

Hispanic/Latino Populations - Sioux Falls MSA

The following table compares the 2008 Hispanic/Latino population estimate for
the Sioux Falls MSA to the 2000 Census Hispanic/Latino population. 

Table 8 Sioux Falls MSA Hispanic/Latino Population

Race 2000 Census 2008 Estimate Change

Hispanic/Latino 3,437 7,696 4,259 / 123.9%

Source: American Community Survey - 2008 (1-year estimates); U.S. Census

The following table compares the 2008 Hispanic/Latino household estimate for
the Sioux Falls MSA to the number of Hispanic/Latino households in the 2000
Census. 

Table 9 Sioux Falls MSA Hispanic/Latino Household Estimate

Race 2000 Census 2008 Estimate Change

Hispanic/Latino 842 2,044 1,202 / 142.8%

Source: American Community Survey - 2008 (1-year estimates); U.S. Census

The following table compares the 2008 estimates for the language spoken at
home for the Hispanic/Latino population in the Sioux Falls MSA to the 2000
Census data. This data depicts people five years and older.  Of the population
that speaks Spanish, the table also depicts their ability to speak English.

Table 10 Sioux Falls MSA Language Spoken at Home by Hispanic/Latino

Language 2000
Census

2008
Estimate

Change

Speak only English 1,200 1,162 -38 / -3.2%

Speak Spanish 1,630 6,004 4,374 / 268.3%

Speak other language 44 0 -44 / -100%

Total 2,874 7,166 4,292 / 149.3%

For Spanish Speakers

 Speak English “very well” 667 3,575 2,908 / 436.0%

Speak English less than “very well” 963 2,429 1,466 / 152.2%

Total Spanish Speakers 1,630 6,004 4,374 / 268.3%

Source: American Community Survey - 2008 (1-year estimates); U.S. Census
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Household Tenure by Race - City of Sioux Falls

The most recent tenure by race information for the City of Sioux Falls is from
the 2008 American Community Survey.  However, because some of the racial
groups are small, the ACS information has been suppressed.

Table 11 City of Sioux Falls Household Tenure by Race - 2008

Race Owner Households Renter Households

Number Percent Number Percent

White 36,811 65.2% 19,674 34.8%

Black/African American 325 25.7% 942 74.3%

American Indian 299 28.2% 762 71.8%

Asian 141 44.2% 178 55.8%

Source: American Community Survey - 2008 (1-year estimates)

For other racial minorities, the most recent data is from the 2000 Census.

Table 12 City of Sioux Falls Household Tenure by Race - 2000

Race Owner Households Renter Households

Number Percent Number Percent

White 29,712 62.8% 17,574 37.2%

Black/African American 170 25.7% 491 74.3%

American Indian 123 20.3% 482 79.7%

Asian 155 41.7% 217 58.3%

Hawaiian/Pacific Islander 6 35.3% 11 64.7%

Other race Alone 79 23.9% 252 76.1%

Two or more races 119 24.3% 370 75.7%

Total 30,364 61.0% 19,397 39.0%

Source: U.S. Census

< Comparison of the 2000 and 2008 tenure information shows that gains
have generally been made in the rates of home ownership.  For White,
Native American, and Asian households, the home ownership rate
increased during the last decade.  The rate remained unchanged for
Black/African American households.  All racial minorities have a lower
home ownership rate than White households.
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Household Tenure by Race - Sioux Falls MSA

The most recent tenure by race information for the City of Sioux Falls is from
the 2008 American Community Survey.  However, because some of the racial
groups are small, the ACS information has been suppressed. 

Table 13 Sioux Falls MSA Household Tenure by Race - 2008

Race Owner Households Renter Households

Number Percent Number Percent

White 59,648 71.1% 24,188 28.9%

Black/African American 328 25.8% 942 74.2%

American Indian 305 27.8% 794 72.2%

Asian 141 44.2% 178 55.8%

Source: American Community Survey - 2008 (1-year estimates)

For other racial minority groups, the most recent information is from the 2000 Census. 

Table 14  Sioux Falls MSA Household Tenure by Race - 2000

Race Owner Households Renter Households

Number Percent Number Percent

White 48,112 68.9% 21,701 31.1%

Black/African American 191 26.4% 533 73.6%

American Indian 144 23.4% 471 76.6%

Asian 212 48.5% 225 51.5%

Hawaiian/Pacific Islander 6 35.3% 11 64.7%

Other race Alone 105 26.4% 293 73.6%

Two or more races 197 40.4% 291 59.6%

Total 48,967 67.5% 23,525 32.5%

Source: U.S. Census

< The tenure patterns for the entire MSA follow similar trends to the City of
Sioux Falls, especially for racial minority populations.  Between 2000 and
2008, White and Native American households had an increase in the rate
of home ownership.  Black and Asian households saw a small decrease in
the rate of home ownership.  
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Household Tenure by Hispanic/Latino Ethnicity
Sioux Falls and MSA

The most recent tenure by ethnicity information for the City of Sioux Falls is
from the 2008 American Community Survey. 

Table 15 City of Sioux Falls Household Tenure by Ethnicity - 2008

Ethnicity Owner Households Renter Households

Number Percent Number Percent

White - Not Hispanic/Latino 36,111 65.2% 19,293 34.8%

Hispanic/Latino - Any Race 1,431 75.0% 477 25.0%

Source: American Community Survey - 2008 (1-year estimates)

< According to the information contained in the 2008 American Community
Survey, the home ownership rate for Hispanic/Latino households has
reached 75%.  This is well above the rate for White households that are
not Hispanic/Latino.

< At the time of the 2000 Census, the home ownership rate for
Hispanic/Latino households was only 27.1%.

< Because the sampling size is relatively small in the American Community
Survey, the home ownership success within the Hispanic/Latino
community should be re-evaluated after the release of 2010 Census
results.

Table 16 Sioux Falls MSA Household Tenure by Ethnicity - 2008

Ethnicity Owner Households Renter Households

Number Percent Number Percent

White - Not Hispanic/Latino 58,821 71.2% 23,798 28.8%

Hispanic/Latino - Any Race 1,558 76.2% 486 25.5%

Source: American Community Survey - 2008 (1-year estimates)

< A large majority of the Hispanic/Latino households reside within the City
of Sioux Falls, so tenure patterns are generally similar.  The 2008 ACS
reported an ownership rate above 76% for Hispanic/Latino households.
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Language Spoken at Home - City of Sioux Falls

The following table depicts the 2008 estimates for the language spoken at
home for the City of Sioux Falls population five years and older.

Table 17 City of Sioux Falls Language Spoken at Home - 2008

Language Population 
(5 years and older)

Percent

Speak only English 127,208 90.1%

Spanish or Spanish Creole 6,978 4.9%

French (including Patois, Creole, Cajun) 237 0.2%

German or West Germanic languages 903 0.6%

Slavic languages 1,735 1.2%

Other Indo-European languages 1,051 0.7%

Korean 64 0.05%

Chinese 161 0.1%

Vietnamese 366 0.3%

Tagalog 182 0.1%

Other Asian or Pacific Island languages 815 0.6%

Other and unspecified languages 1,509 1.1%

Total 141,209 100%

Source: American Community Survey - 2008 (1-year estimates)

< A substantial percentage (90.1%) of Sioux Falls residents speak only
English at home.

< Spanish is spoken at home by 6,978 (4.9%) Sioux Falls residents.

< Although English and Spanish are spoken at home by 95% of the
residents of Sioux Falls, more than 7,000 residents speak other languages
at home.
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Language Spoken at Home - Sioux Falls MSA

The following table depicts the 2008 estimates for the language spoken at
home for the Sioux Falls MSA population five years and older.

Table 18 Sioux Falls MSA Language Spoken at Home - 2008

Language Population
(5 years and older)

Percent

Speak only English 199,079 92.8%

Spanish or Spanish Creole 7,412 3.4%

French (including Patois, Creole, Cajun) 282 0.1%

German or West Germanic languages 1,258 0.6%

Slavic languages 1,897 0.9%

Other Indo-European languages 1,289 0.6%

Korean 82 0.04%

Chinese 161 0.08%

Vietnamese 366 0.2%

Tagalog 182 0.08%

Other Asian or Pacific Island languages 815 0.4%

Other and unspecified languages 1,629 0.8%

Total 214,452 100%

Source: American Community Survey - 2008 (1-year estimates)

< A substantial percentage (92.8%) of Sioux Falls MSA residents speak only
English at home.

< Spanish is spoken at home by 7,412 (3.4%) of the residents of the Sioux
Falls MSA.

< Although English and Spanish are spoken by more than 96% of area
residents, there are 7,961 people that speak other languages at home.
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Household Income by Race/Ethnicity

The American Community Survey utilizes a small, random sample of households
to generate the annual estimates.  Since many of the racial and ethnic minority
populations in Sioux Falls are relatively small in size, the limited sampling does
not provide usable information.  In some cases, the income information is
suppressed to protect privacy.  In other cases, a large margin of error exists,
due to the small number of households contacted.  It is possible to derive
information for racial and ethnic minority households by subtracting the white,
non-Hispanic/Latino households from the Citywide totals.  

Table 19 Household Income Distribution by Race/Ethnicity - 2008

Income Range White, Not Hispanic/Latino
Households

Race other than White
and/or Hispanic/Latino

Number of
Households

Percent Number of
Households

Percent

Less than $10,000 2,419 4.4% 1,027 19.0%

$10,000 - $14,999 3,502 6.3% 280 5.2%

$15,000 - $19,999 2,433 4.4% 149 2.8%

$20,000 - $24,999 2,074 3.7% 96 1.8%

$25,000 - $29,999 2,647 4.8% 319 5.9%

$30,000 - $34,999 3,918 7.1% 34 0.6%

$35,000 - $39,999 3,555 6.4% 215 4.0%

$40,000 - $44,999 2,249 4.1% 329 6.1%

$45,000 - $49,999 2,691 4.9% 628 11.6%

$50,000 - $59,999 4,907 8.9% 504 9.3%

$60,000 - $74,999 7,611 13.7% 1,055 19.5%

$75,000 - $99,999 8,667 15.6% 593 11.0%

$100,000 - $124,999 3,002 5.4% 8 0.1%

$125,000 - $149,999 1,238 2.2% 0 0%

$150,000 - $199,999 2,559 4.6% 0 0%

$200,000+ 1,932 3.5% 178 3.3%

Total 55,404 100% 5,415 100%

Source:   Community Partners Research, Inc.; ACS 1-year estimates 2008
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< A disproportionately large share of the non-White households tend to be
in the lowest income range.  Although only 4.4% of all White, non-
Hispanic/Latino households had an income below $10,000 in 2008,
approximately 19% of all racial and ethnic minority households were in
this income range.

< Minority households also had lower percentages in the higher income
ranges, earning $75,000 or more per year.  While 31.3% of all White,
non-Hispanic/Latino households were in these higher ranges, only 14.4%
of racial and ethnic minority households were earning $75,000 or more. 

< Minority households were well represented within the moderate income
ranges, between $40,000 and $74,999.  Overall, 46.5% of minority
households were in these middle ranges, while 31.6% of White, non-
Hispanic/Latino households were within these income groups.
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Ethnic Population - Sioux Falls and Minnehaha County

The Multi-Cultural Center has provided the following ethnic population estimates
for Sioux Falls and Minnehaha County.

Table 20 Estimated Ethnic Population Breakdown 
in Sioux Falls and Minnehaha County - 2009

Race/Ethnicity Population

Native American 3,500

African American 1,600

Spanish Speaking Community 7,500

Sudanese 2,300

Bosnian 1,000

Russian 500

Ukrainian 800

Ethiopian 1,300

Asian 1,800

Eritrean 200

Kurdish 175

Somalian 750

Other Representation: Zaire, Djbouti, Libya,

Afghanistan, Iran, Iraq, Liberia, Burundi

2,500

Total 23,925

Source: Sioux Falls Multi-Cultural Center

< The above estimates display the diversity that exists in the Sioux Falls
Area.  In addition to native-born populations, refugees and immigrants
have migrated to the Sioux Falls Area from many countries throughout
the world.
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Sioux Falls School District
2009-10 Ethnicity by Level Report

End of September Enrollment
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< On the previous page, the Sioux Falls School District has provided the
Elementary, Middle School and High School ethnic enrollment report for
2008-09.

< The total school district ethnic and racial minority population in 2009 was
5,017 students, which is 24% of the total student population. The 2008
racial and ethnic minority population was 21.8% of the total student
enrollment.
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Enrollment History by Ethnicity 1991-2009
Sioux Falls School District

        Source: Sioux Falls School District

< This chart provides the ethnic and racial minority enrollment history for
the Sioux Falls School District.

< The racial and ethnic minority student population has increased from
5.6% in 1991 to 24% in 2009.
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Ethnic and Racial Minority Population Projections - 
Sioux Falls MSA

It is difficult to make projections on the population growth of the ethnic and
racial minority population over the next five years. A significant number of
population growth will be the result of international and domestic immigration
of refugees and immigrants.  In migration is based on many factors including
job availability, available support services, political and military conflicts around
the world, housing availability, etc.

Based on information from Lutheran Social Services, the Multi-Cultural Center,
the U.S. Census, Claritas and the American Community Survey, Community
Partners Research, Inc. estimates that the ethnic and racial minority population
will increase by approximately 1,360 people annually over the next five years.
The breakdown of this annual estimate is as follows:

   400 -  Net International In-migration
   600 -  Net Domestic In-migration
   360 -  Current population growth (births exceeding deaths)
1,360 -  Total (Annually)
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Employment

John Morrell & Company is the largest employer of racial and ethnic minority
individuals in the Sioux Falls MSA.  According to the company staff, Lutheran
Social Services and the Multi-Cultural Center, many refugees and immigrants
seek employment at John Morrell & Company when they move to the Sioux
Falls area. 

However, according to the stakeholders we interviewed, ethnic and minority
individuals are continually expanding their employment options and
opportunities.  The racial and ethnic minority populations are currently working
in manufacturing, health services, retail, service and hospitality, etc.  There are
also a substantial number of minority-owned businesses in the Sioux Falls area.

Housing Choices

A majority of the racial and ethnic minority households are renters.  Also,
approximately 29% of the minority households have annual incomes under
$25,000.  Most of the households live in the older established neighborhoods
that are in close proximity to employment, retail and services.  Although most
of the older neighborhoods have a significant racial and ethnic minority
population, Pedigrew Heights is considered the most diverse neighborhood in
the City of Sioux Falls.  Also, it is estimated that approximately 70% of the
housing units in Pedigrew Heights are rental units.

The Sioux Falls Housing Commission has provided information on its current
Housing Voucher waiting list.  There are 3,572 households on the waiting list. 
Of this total, 1,197 households are racial minority households, which is 34% of
the total households on the waiting list.  There are also 93 Hispanic/Latino
households on the waiting list.

The waiting list breakdown is as follows:

White - 2,375
Black -    438
Native American -    737
Asian -      18
Pacific Islander -        4
Hispanic/Latino -      93 Hispanic/Latino total is already included in racial group above

Total    3,572

Although the majority of racial and ethnic minority households are renters, over
30% of the households are homeowners and over 43% of minority households
have annual incomes over $50,000.
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Forces Behind the Growth of the 
Ethnic and Racial Minority Population

The major reasons for the continued growth of the racial and ethnic minority
population in the City of Sioux Falls are as follows:

< Jobs - Jobs continue to be the major reason why minority individuals
locate in Sioux Falls.  As indicated previously, John Morrell & Company
continues to employ a substantial number of minority employees. 
However, the minority population is working in virtually all employment
sectors in the Sioux Falls area.

< Housing Availability - Although the supply of housing is limited for
some income groups, the Sioux Falls area does have a high number of
available homes and rental units.  In 2010, the vacancy rate in rental
housing was high, and units were readily available.  The City also has
homes for sale in lower price ranges, although many of these homes may
need repairs.  

< Existing racial and ethnic minority populations - There already
exists significant racial and ethnic minority populations in the Sioux Falls
MSA. These existing residents may inform their friends and relatives of
job opportunities and other benefits that exist in the Sioux Falls area.
Also, immigrant and minority individuals and families are more
comfortable locating in a community that already has existing minority
populations as the existing population provides support, information, etc.

< Embracing diversity/support services - The Sioux Falls area has
embraced diversity and has developed a reputation as an open and
welcoming community. Also, the City has several support services and
organizations, such as Lutheran Social Services and the Multi-Cultural
Center, that assist racial and ethnic minority populations.
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Housing Problems and Barriers

Housing problems and barriers were identified that impact racial and ethnic
minority households which include:

< Same barriers as other low/moderate income households - A
significant percentage of minority households are low/moderate income
and experience the same barriers as many non-minority households, in
finding affordable, standard housing.

< Communication - Many minority individuals cannot speak English which
causes communication problems when searching for housing. 

< Cultural Differences - The minority households have cultural differences
which can conflict with generally accepted standards. For example, the
number of people per unit may be acceptable to the individuals, but is
considered overcrowding by the City Housing Code.

< Temporary residents - Some landlords require a six month or one year
lease. Some minority individuals are located in Sioux Falls on a short-
term basis and cannot sign a long-term lease.

< Transportation - Transportation is a problem because many minority
individuals do not have vehicles, a driver’s license or insurance.

< Deposit/Down payment - Some minority households do not have the
savings to pay a rent deposit or to make a down payment.

< Discrimination - There may be isolated cases of discrimination by
landlords against minority households. Although discrimination does exist,
minority households are also denied housing for legitimate reasons such
as no credit, no references, etc.

< Screening process - Some landlords have a screening process that
includes credit checks, criminal background checks reference
requirements, employment requirements, etc. It is difficult for low income
households to pass the screening process. Minority households often have
additional hurdles in that some minority households have no established
credit, have no references, etc.

< Lack of large apartments - Some minority households have large
families that require three, four or five bedroom units. Large apartments
are in short supply and are not meeting the demand.
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< Overcrowding - With the lack of affordable housing and many minority
households that are ‘Hard to House’ for the reasons stated in the Section,
some households are forced to double-up which causes an overcrowded,
often unhealthy living environment.

< Condition of rental units - During the interview process several
individuals stated that the presence of substandard rental units is an
ongoing problem. Many refugee and immigrant households may live in
substandard rental housing as these units are often the most affordable
and have minimal screening requirements.

< Rent Burden - According to the American Community Survey many
renter households in the Sioux Falls MSA are paying more than 30% of
their income for housing. This is considered a rent burden. It is assumed
that some of these households are minority households. 

< Lack of information - Many racial and ethnic minority households arrive
in the Sioux Falls area and have no knowledge of what information and
documentation they need to rent or purchase a home or how to begin the
process. Also, many of these households cannot speak English.
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Strategies in Securing Housing

Strategies to address the housing needs of the racial and ethnic minority
population include:

< Recognizing the impact the ethnic and racial minority population
has on the housing market - To address the needs of the minority
population, we must recognize the impact the minority population has on
the overall needs of the City. Often the minority population is
low/moderate income, younger in age, in need of a larger unit based on
family size and are often refugees and immigrants from distant locations.

< Continue support services - Lutheran Social Services (LSS) assists
refugees with settling in the community. LSS assists with housing,
medical, school enrollment, english-speaking classes, etc. Also, the Multi-
Cultural center assists with many programs. There are also other
agencies, organizations, churches, individuals, etc. that provide support
services.

< Employer Involvement - Employers should take an active role in
housing initiatives that address the housing needs of the minority
population.

< Renter Education Programs - One of the major barriers for the racial
and ethnic minority population is the inability to pass the screening
process. Also, some landlords have shown frustration with some minority
households as tenants for a variety of reasons. Several agencies provide
renter education and these efforts should be continued and expanded.

< Leadership among the minority populations - The racial and ethnic
minority populations must continue to develop strong leadership to
develop self help strategies and to work with agencies and governmental
jurisdictions to address the housing needs of the minority population.

< Financial institutions - The financial Institutions play a vital role in the
minority population’s opportunity to own a home and should continue to
develop initiatives to address the minority population’s financial needs.

< Consider enforcement of a Rental Inspection Program - A Rental
Inspection Program would substantially eliminate unsafe and unsanitary
living conditions. Many refugees and immigrants live in substandard
housing.
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< Develop large rental units - Large minority households have difficulty
finding a rental unit large enough for their families. The need exists to
develop large rental units.

< Mobile Home Programs - Initiatives could be developed to provide
Mobile Home Park owners with mechanisms to improve their parks and
we have recommended additional initiatives.

< Community education - Local agencies, the schools, the media and
employers should continue to educate the community at every
opportunity about diversity and minority populations. Education usually
results in more tolerance and understanding. Conversely, the minority
population must continue to educate themselves about Sioux Falls and
integrate into the community.

< English-speaking classes - English-speaking classes are offered and
minority individuals should continue to take advantage of these classes.

< Training & Education - Employers should provide training and minority
individuals should take advantage of this training and also seek other
education. Training and education usually results in a better job which
means a higher income. A higher income can solve many problems
including housing needs.

< Work with landlords that provide housing for the minority
populations - A number of landlords are providing housing for the
minority populations. The City or a local agency should meet and
communicate with these landlords to address their concerns and
determine how the City can work with the landlords to better address the
minority population’s housing needs. For example, the lack of
documentation often prevents minority households from passing a
screening process.

< Home ownership programs - Many minority households have an
interest in gaining knowledge on how to purchase homes and what
programs may be available to assist them in attaining home ownership.
Minority households should be encouraged to attend homeowner
education classes. Also, initiatives could be developed to provide
homeowner assistance for minority households.

< Rental Rehabilitation - As part of this Study, a housing condition
analysis was conducted in nine Sioux Falls neighborhoods. A significant
percentage of the structures were identified as needing minor or major
rehabilitation. Many of these structures are rental occupied single family
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homes and small and large rental complexes. Rental rehabilitation would
improve the housing quality for renters, including racial and ethnic
minority households.

< Transportation - During the interview process, transportation was
identified as a barrier. The lack of transportation often prevents
households from renting housing units in the newer neighborhoods which
are located on the outer edges of the city. Most of the new rental housing
has been constructed in the newer areas of the city. It was also stated
during the interview process that children living in some of the newer
neighborhoods do not have transportation to school.

< Neighborhood Revitalization - The City of Sioux Falls has been very
active in revitalization of the City’s older neighborhoods. These
revitalization efforts improve housing opportunities for racial and ethnic
minority households as a significant percentage of the households in the
older neighborhoods are minority households.

< Study Recommendations - Finally, most of the recommendations
included in this Study also pertain to the racial and ethnic minority
populations. 
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New Housing Construction Summary

This section of the Housing Study examines housing construction activity that
has occurred in Sioux Falls and the surrounding area in recent years.

Section Highlights

< In the 10-year period between January 1, 2000 and December 31, 2009,
Sioux Falls issued building permits for more than 15,600 total housing
units. 

< For all types of single family and multifamily housing, the peak year of
production was 2001, when 1,830 housing units were permitted.

< The low point for production during the decade was 2009, when 1,149
units were permitted.

< The peak year for single family construction, both detached and attached
units combined, was 2003, when 1,286 units were permitted.  The lowest
production year was 2008, when 649 single family units were permitted.

< The peak year for multifamily rental housing production was 2008, when
as many as 766 multifamily and duplex units were permitted.  The lowest
production year was 2005, when 301 multifamily and duplex units were
permitted. 

< Over the course of the decade, the five small Cities of Brandon, Crooks,
Harrisburg, Hartford and Tea also saw an increase in new housing
construction.  This activity level peaked in the three-year period between
2005 and 2007, when the cumulative total exceeded 500 units each year. 
In both 2008 and 2009, the cumulative total for the five Cities was below
300 units per year.

< Building permit valuations for single family homes can provide some
indication of the segment of the market being addressed.  Over the past
five years, the more modest price ranges have been consistently strong. 
For single family detached houses in Sioux Falls, approximately 74% of
the construction activity has been in the price ranges below $170,000
over the past five years.  

< Less information is available on attached single family housing, such as
town houses and twin homes, but it appears that 90% of the recent
activity has had a building permit value of less than $150,000. 

�  City of Sioux Falls Housing Needs Assessment - 2010 102



Housing Construction Data   �

New Housing Construction Summary

Over the past decade there has been a substantial amount of new housing
construction within the City of Sioux Falls.  This section has attempted to
analyze the units that have been built, including the best available information
about the type of housing and value information.

Building Permit Trends

In the 10-year period between January 1, 2000 and December 31, 2009, Sioux
Falls issued building permits for more than 15,600 total housing units.   The
City’s Planning Department has been tracking annual activity in its annual
development summary reports.  Community Partners Research has used these
reports, along with annual summaries provided by Building Services
Department, to create the following table, which identifies the units that have
been issued a building permit by type of structure.  

Although specific tenure information cannot be determined for all units, the
City’s reporting system does tend to allow for a reasonable estimate of renter-
occupancy versus owner-occupancy based on the classification of units.  For
example, town houses and twin homes that have a separate platted property
line between units are recorded differently from a duplex, where a shared tax
parcel exists.  The City’s multifamily classification could include both rental
apartments and condominium projects.  Later in this section, we have
attempted to better define the tenure use for multifamily projects.

Please note that there are some inconsistencies in the reported data.  This is
sometimes due to discrepancies in the number of reported units, or in the
attribution of units by structure type.  It may also be due to the possibility that
some permitted units never actually proceeded to construction.  In most years,
the differences between the various reports are less than 100 units. 
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Table 1 Sioux Falls Housing Unit Construction Activity - 2000 to 2009

Year Single Family
Detached

Single Family
Attached

Duplex Condominium Multifamily Manufactured
Homes

Total

2000 928 138 22 52 649 N/A 1,789

2001 917 198 14 8 693 N/A 1,830

2002 946 136 2 0 328 27 1,439

2003 1,024 262 0 24 351 6 1,667

2004 1,065 150 8 8 363 8 1,602

2005 1,041 111 18 16 283 12 1,481

2006 980 120 34 32 398 14 1,578

2007 889 234 108 8 426 10 1,675

2008 508 141 72 0 694 12 1,427

2009 513 165 0 0 464 7 1,149

Total 8,811 1,655 278 148 4,649 96 15,637

Source: Building Department; Planning Department; Community Partners Research, Inc.

Over the ten-year time period reviewed, there were 15,637 total housing units
that were issued a building permit within the City of Sioux Falls.  While not all of
these units may have actually proceeded to construction, the best available
information would indicate that there has been a substantial expansion in the
City’s housing stock. 

Average Annual Construction Activity

While Sioux Falls has seen strong construction activity throughout the decade,
there has been some variation in the annual production.  The two peak years
for new construction were early in the decade, with 1,830 total units permitted
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in 2001, and 1,789 total units permitted in 2000.  The lowest years for annual
production occurred most recently, with 1,149 total units permitted in 2009,
and 1,427 units permitted in 2008.

Table 2 Average Annual Housing Unit Production

10-Year
Annual
Average

5-Year
Annual
Average

3-Year
Annual
Average

2009 Unit
Construction

% of 10-Year
Average

1,564 units 1,462 units 1,417 units 1,149 units 73.5%

Source: Community Partners Research

Although 2009 represented the low point in the decade for new housing
construction in Sioux Falls, the total volume of units was still at nearly 74% of
the 10-year average.  When compared to the most recent 5-year period, the
total production in 2009 was nearly 79% of the average annual production.  

Housing Production Outside of Sioux Falls

The U. S. Census Bureau collects building permit issuance information from
individual jurisdictions.  Annual housing construction summary information is
available for the small cities that immediately surround the City of Sioux Falls. 
These are reported as unit totals, and not by type of structure.

Table 3 Housing Unit Construction in Small Cities - 2000 to 2009

Year Brandon Crooks Harrisburg Hartford Tea Total

2000 105 6 11 17 33 172

2001 91 14 14 21 62 202

2002 131 15 28 25 58 257

2003 126 25 145 14 88 398

2004 143 27 129 28 56 383

2005 177 20 198 29 86 510

2006 116 12 295 37 114 574

2007 213 8 139 62 100 522

2008 59 4 130 24 71 288

2009 124 N/A 91 12 63 290

Total 1,285 131 1,180 269 731 3,596

Source: U.S. Census Bureau; City of Brandon; City of Tea; City of Harrisburg; City of Hartford
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In the five small cities that immediately surround Sioux Falls there has also
been a substantial amount of housing construction over the last decade. 
Overall, nearly 3,600 new housing units were constructed between 2000 and
2009 in the Cities of Brandon, Crooks, Harrisburg, Hartford and Tea.  Brandon
had the largest increase in housing units, with permits issued for 1,285 units
during the decade.  Harrisburg added 1,180 units during the 10-year period.

The Census Bureau also tracks housing unit construction activity for entire
Counties.  This includes construction within individual cities as well as rural
areas.  It is important to note that the Census Bureau reports will often differ
slightly from reports maintained by individual cities, so the county-level totals
may not perfectly match other available summaries.  Still, these countywide
totals provide a good overview of construction activity for the Greater Sioux
Falls area.

Table 4 Housing Unit Construction in MSA Counties - 2000 to 2009

Year Minnehaha Lincoln McCook Turner Total

2000 2,133 168 32 25 2,358

2001 2,082 193 23 37 2,335

2002 1,796 197 30 25 2,048

2003 2,135 335 28 22 2,520

2004 2,105 265 3 5 2,378

2005 1,836 368 30 11 2,245

2006 1,802 456 24 14 2,296

2007 2,034 294 20 10 2,358

2008 1,587 234 17 26 1,864

2009 N/A N/A N/A 26 1,392

Total N/A N/A N/A N/A 21,794

Source: U.S. Census Bureau
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The Census Bureau did not have individual County totals available for 2009, but
did have a total for the entire MSA.  Over the 10-year period between 2000 and
2009, the Sioux Falls MSA added nearly 21,800 new housing units, according to
the Census Bureau’s tabulation of building permit issuance.  

Single Family Housing Construction

The reports for the Building Services Department allow for single family units to
be identified as either detached or attached units.  When an attached housing
structure is permitted, it is treated as a twin home or a town house if there is a
platted property line between each of the units.  It is assumed that these units
would therefore sell individually, and would typically be used for owner-
occupancy housing.  In contrast, attached housing structures that do not have a
plat line between units could not be sold individually, and are therefore grouped
as multifamily housing and would probably be used for renter-occupancy.

Over the past ten years, most of the single family construction in Sioux Falls
has been in the form of detached units.  Between 2000 and 2008, there were
8,811 detached homes that were issued a building permit, for an average of
881 per year during the decade.  The peak year for single family detached
construction was 2004, when 1,064 single family detached units were
permitted.   The years immediately after and before 2004 had the second and
third highest production totals, with 1,041 detached homes in 2005, and 1,024
detached homes in 2003.  These years tended to represent the strongest years
of the single family housing boom across the nation, before the market started
to decline in 2006. 

For detached single family houses the lowest years of production occurred most
recently, with 508 homes permitted in 2008 and 513 permitted in 2009.  When
compared to the 10-year average, these two years each represented less than
59% of the annual average of the decade.
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There were also a number of attached single family units permitted in the last
decade.  Between 2000 and 2009 there were 1,655 total attached houses
constructed, for an annual average of 166 per year.  Construction activity in
this segment of the market was more dispersed, with the peak year occurring in
2003, when 263 attached units were permitted.  The second highest annual
total was reached in 2007, when 234 attached units were built.  The lowest
year of attached single family construction was 2005, when the detached
housing market was very strong.  Only 111 attached single family homes were
permitted in 2005.

Over the past decade, attached single family construction has represented
nearly 16% of all single family activity.  However, as the detached single family
housing market has slowed in recent years, attached unit construction has
represented a larger share of all activity.  In the past three years, attached
single family housing has represented 22% of all single family construction in
Sioux Falls.  Over this 3-year period, the City has averaged 180 attached units
per year, a level above the 10-year average.

Condominiums

Building Permit reports identify a few condominium projects within the
multifamily permit activity, but the actual number of units is relatively small.  In
the 10-year period between 2000 and 2009, there were 148 total units
identified in condominium developments, for an annual average of
approximately 15 units per year.  However, most of this activity occurred within
the first half of the decade.  Since 2005, only 56 condominium units have been
constructed.  In both 2008 and 2009 there were no multifamily permits issued
for condominium projects.

It is assumed that most condominium units were constructed for owner-
occupancy.  However, there is no guarantee of owner tenure.  Some of the
rental management company web sites in Sioux Falls do list rental
condominiums.
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Manufactured Housing

The Sioux Falls Planning Department annual development summary reports
provide some information on manufactured homes.  Between 2002 and 2009,
these reports show 96 manufactured homes being added.  There was no
available information for 2000 or 2001.

As will be discussed later in this section, there has also been some loss of
housing during the decade.  According to City staff, there have been a
substantial number of mobile homes that were removed from three parks within
the City.  While an exact count of manufactured home losses in these parks is
not available, it appears that unit losses and unit gains have largely offset each
other, and very little growth has occurred within this housing type.

Duplex Units

The annual construction summary from the Building Services Department
identifies duplex units that have been permitted.  A duplex would differ from a
twin home if a platted property line does not exist between the units.  In total,
278 duplex units were permitted over the last decade, for an annual average of
approximately 28 units per year.   

There is no tenure information available for duplexes, but it is reasonable to
assume that more than half of these units would be intended for renter-
occupancy.  In many cases, it is probable that both halves of the duplex are
being used as rental housing.

Multifamily Units

A large number of the housing units constructed in Sioux Falls over the past
decade were in multifamily housing projects, with three or more units per
structure.  After dividing condominium developments from other multifamily
construction, Community Partners Research estimates that 4,649 total units
have been permitted.   Over the decade, Sioux Falls averaged 465 multifamily
units per year.

Presumably, nearly all of these units would have been intended for renter-
occupancy.  These multifamily permits range widely in style, from large
apartment structures with more than 100 units, to clusters of rental town
homes, that may be grouped as small as three or four units per structure.  

The highest single year of multifamily rental production occurred in 2008, when
694 multifamily units were permitted.  This strong rental production in 2008
occurred despite the decline that was present in single family housing starts in
that year.
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The second highest year of multifamily rental production was 2001 when 693
units were permitted.  The year 2000 had 649 permitted units, the third-highest
production year during the decade.   The years 2000 and 2001 were the peak
years for total housing unit construction in Sioux Falls during the decade, and
represented a time when both single family and multifamily construction totals
were strong simultaneously.  

The following chart has grouped both multifamily unit construction and duplex
construction together, and assumes that the large majority of duplexes are
used as rental housing.  

As the chart shows, there has tended to be a somewhat cyclical pattern of
development.  While this may be the result of multiple factors, including
financing, it may also be a reflection of unit demand.  
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Building Permit Valuations

In an attempt to better define the type of single family homes being
constructed each year in Sioux Falls, Community Partners Research has
reviewed the details of building permits for detached housing construction.  The
estimated construction value at the time of building permit issuance was used
as an indicator of overall value for the unit being built.  

The Building Services Department cautioned that permit values differ from fair
market values for a structure.  Building permit values are a calculated value
based on square footage and similar details of construction.  Still, this
information provides the best available indicator of the underlying value a home
may command if placed for sale.  

Over the past few years there have also been some changes in the value
calculation for building permits.  To make comparisons between years,
Community Partners Research has made adjustments to prior year values to
make them directly comparable to 2009.

To complete this analysis, some arbitrary divisions in value are required. 
Houses with a 2009 building permit value of $119,999, or less, are referred to
as “entry-level” homes.  Building permit values between $120,000 and
$169,999 are called “moderately-priced”.   Houses with a value between
$170,000 and $249,999 are called “trade-up” homes, and units with a permit
value of $249,999 are viewed as “luxury” houses.  It is assumed that the actual
sales value of the homes would be higher than the estimated cost of
construction for building permit issuance.  However, it is also assumed that the
potential markup in sales price would be somewhat proportional to construction
cost.

Table 5 Single Family Detached Houses by Market Segment Served

Year Entry-Level Moderate-Price Trade-Up Luxury Total

2005 370 / 35.6% 384 / 37.2% 232 / 22.5% 46 / 4.5% 1,032

2006 368 / 37.7% 337 / 34.6% 218 / 22.4% 52 / 5.3% 975

2007 324 / 36.4% 353 / 39.7% 157 / 17.7% 55 / 6.2% 889

2008 175 / 35.4% 166 / 33.6% 113 / 22.9% 40 / 8.1% 494

2009 217 / 42.3% 182 / 35.5% 93 / 18.1% 21 / 4.1% 513

Total 1,454 / 37.3% 1,422 / 36.4% 813 / 20.8% 214 / 5.5% 3,903

Source: Community Partners Research; Building Services Department
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The review of housing construction values over the past five years shows that
the large majority of houses are typically in the more modest price ranges, with
a building permit value less than $170,000.  Over the 5-year period,
approximately 74% of the activity has been within these ranges.

In percentage terms, the entry-level segment had been very stable between
2005 and 2008, and had represented between 35% and 38% of single family
detached construction activity.  In 2009, there was a percentage increase in the
number of new houses with a building permit value below $120,000.  This may
have been a reflection of increased demand for entry-level housing that was
caused by a federal tax credit available to first-time home buyers.  

While there has been a significant reduction in all construction activity since
2007, certain segments are showing some evidence of rebounding.  When 2009
is compared to 2008, there has been some increase in the number of homes
constructed in the two lowest-priced segments.  There has been a continued
reduction in volume in the two highest-priced segments.

Attached Single Family Permit Values

A similar examination of building permit valuations for attached single family
units was not possible to complete from the building permit records.  This was
due to the fact that individual unit values were often not available, as a number
of attached units were grouped into a single permit.  It was possible to draw
some general conclusions from the data for calendar year 2009.  Overall, more
than 50% of the attached single family units had a building permit value less
than $100,000, and would appear to serve the entry-level price ranges.  Most
of these units were in town house configurations.  More than one-third of the
attached construction had a building permit value between $100,000 and
$149,999.  These units were generally in the form of twin homes.

Less than 10% of the attached housing construction had a building permit value
above $150,000, representing a higher-priced segment of the market.  There
were no attached units that had a permit valuation above $250,000.
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Housing Demolition Activity

City records show ongoing demolition of housing units in Sioux Falls.  Exact unit
losses often need to be estimated, as some of the demotion permits only
identify the removal of an apartment building, without specifying the number of
actual housing units present.

After reviewing the best available information for the past decade, Community
Partners Research has used an estimate that approximately 500 total housing
units were demolished or removed between 2000 and 2009.  Approximately
311 of these losses were of single family homes, approximately 90 were mobile
homes, and the remaining units were in multiple unit structures with two or
more units. 

When demolition estimates are compared to housing construction estimates, it
is possible to generate a number on the net growth of housing in Sioux Falls. 
Between 2000 and 2009, this would yield an estimate of approximately 15,100
total housing units added Citywide.  This total would include units under
construction at the end of 2009 that might not have been suitable for
occupancy.

Housing Construction and Household Growth

To cross-check the growth in the available housing stock with other data
sources, we have also generated an estimate of the net growth in housing unit
availability between 2000 and 2007.  This yields an estimate of 12,600 housing
units being added.  Between 2000 and 2008, the Census Bureau estimates that
Sioux Falls added approximately 13,042 housing units, approximately 440 more
than the building permits would indicate.  However, the 2008 Census Bureau
estimate would also reflect some potential construction activity in 2008, so the
estimates appear to be very similar.  

The Census Bureau also estimates that actual household growth between 2000
and 2008 was approximately 11,088 total households.  This household growth
figure would be approximately 1,500 to 2,000 below the expansion of the
housing stock.  The difference is attributed to a significant increase of vacant
housing units, up more than 1,950 between 2000 and 2008.

Based on this comparison of data sources, it would appear that the Census
Bureau’s 2008 household estimate for the City of Sioux Falls is reasonably
accurate, compared to housing unit expansion.    However, actual number of
unoccupied housing units around the City would directly impact the actual
household count that was present.   
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Lots and Land

The City Planning Department keeps an active inventory of residential land and
subdivisions within the City of Sioux Falls.  This includes mapping capabilities of
residential development areas.  The Planning Department also tracks
consumption of land within the City limits.

On December 31, 2009, the Planning Department produced a report that
showed the following:

< There were 82 different residential developments within the City’s
approved development inventory

< These developments had 8,724 lots that appeared to be unused at that
time for single family and two-family home construction

< These developments had 4,236 unused lots for multifamily construction

< These developments had 130 unused lots for manufactured home
placement

It is important to understand that not all of the lots in these developments are
full improved and available for construction.  Many of the lots have only
proceeded through the preliminary platting phase.  The Planning Department
estimates that between 3,700 and 3,800 fully platted parcels exist in the City
that are zoned RS-2.  However, the lots in the preliminary platting stage are
available as needed for future construction activity, and it is assumed that
developers will proceed with their original plans as market condition’s dictate.

Since the Planning Department has prepared such detailed information on this
topic, Community Partners Research would refer readers to the City for
additional details.
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Home Sales, Home Values and Foreclosures

This section of the Housing Study examines available information about values
for owner-occupied housing units.  This includes home sale information and the
home value details collected by the 2008 American Community Survey.  The
final pages of this section contain information from various sources on home
foreclosure activity.  While foreclosures are different from value trends, the
volume of foreclosures can have an impact on house prices within the area.

Section Highlights

< There are two different estimates available of the median value of recent
residential sales.  Information maintained by the County Equalization
Departments show that the median sale price in Sioux Falls in 2009 was
$138,900.  The median price taken from Multiple Listing Service (MLS)
records showed $141,547 in 2009.

< For Sioux Falls, both of these sources showed a drop in the median sale
price between 2008 and 2009.  The County information had a decease of
only $1,000, while the MLS showed a drop of nearly $3,500.

< Additional MLS information was available for the entire Sioux Falls MSA,
including a five-year history.  According to the MLS, the median sale price
for the area reached its peak in 2007, and has since declined by
approximately 3.5%.

< The County information showed that the median price in Sioux Falls
reached its peak in 2006, before declining by 4.9%.

< The large majority of home sales in Sioux Falls occur in the price ranges
between $100,000 and $200,000.  Less than 20% of recent sales were
below $100,000, and fewer than 20% were above $200,000.  This largely
represents the sales activity of existing houses, not new construction.

< Home value information is also available from the Census Bureau’s 2008
American Community Survey (ACS).  This source places the median home
value for all owner-occupied houses in the City at $147,800.  This value
estimate is very similar to the sale prices being achieved in 2006 and
2007, when home values appear to have reached their peak.

< Since the national home foreclosure crisis is relatively recent, tracking
patterns and gathering consistent information is not always possible.  The
best information for Sioux Falls indicates that the problem is not very
large.  One possible troubling trend is the prospect that foreclosure
activity in 2010 will be higher than 2009, based on year-to-date
information.  
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Home Sales, Home Values and Foreclosures

Home Sales Data

Information on home values has been reviewed for Sioux Falls.  This section
examines home sale activity for single family houses, using both County sales
records and Multiple Listing Service data. 

Single Family Home Sales from County Records

One source of information on home sales is County records maintained by the
Equalization Departments.  The Counties primarily look at the sales of existing
homes.  The information is based on the comparison of taxable valuation to
actual sale price.  Since newly constructed houses typically do not have a prior
year tax value, they are not generally included in the sales sample. 

It is also important to note that the records maintained by the County only
include “good” sales.  This would exclude sales that were for less than fair
market value, such as distress sales, foreclosures, transfers between relatives,
and similar transactions.

The records supplied by both Minnehaha and Lincoln Counties allow for an
analysis by calendar year.  Information was made available that allows for a
tracking of the median sales price over a five-year period. 

Sales of condominium units, duplexes, residential units in commercial buildings
and manufactured homes have not been included in the following table. 
Detached and attached single family houses have been used to calculate the
median.  

Table 1 Median Value of Recent Single Family Sales - Sioux Falls 

Sales Period Number of Sales Median Price

2009 2,067 $138,900

2008 2,017 $139,900

2007 2,633 $144,000

2006 3,062 $146,000

2005 1,908 $136,000

Source: Minnehaha County; Lincoln County;  Community Partners Research, Inc.
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The data obtained from County sales records indicate that the median value in
Sioux Falls in 2009 was $138,900.  This value was down slightly from 2008,
and down approximately 5% from the peak, when the median sales price
reached $146,000 in 2006.

Based on County data, the volume of annual sales activity has fluctuated over
time.  When compared to the peak year of 2006, the number of good sales in
2009 was down more than 32%.  However, it is also possible that 2006 and
2007 represented years when an above-average level of activity was occurring,
as the annual sales volume in both 2008 and 2009 was very similar to the
County data for 2005.  

Single Family House Sales by Price Range

The County sales records can be divided into different price ranges.  The
following table presents information for 2009, and includes both attached and
detached homes, but excludes condominium units, duplexes, residential units in
commercial buildings and manufactured homes.  

Table 2  Sioux Falls’ Home Sales by Price Range  - 2009 

Value Number of Units Percent of Units

Less than $75,000 162 7.8%

$75,000 - $99,999  223 10.8%

$100,000 - $124,999 366 17.7%

$125,000 - $149,999  492 23.8%

$150,000 - $174,999 309 14.9%

$175,000 - $199,999 159 7.7%

$200,000 - $249,999 166 8.0%

$250,000 - $299,999 85 4.1%

$300,000+ 105 5.1%

Total 2,067 100%

Source: Minnehaha County; Lincoln County;  Community Partners Research, Inc.

More than 41% of all single family home sales in 2009 in Sioux Falls were
priced between $100,000 and $149,999.  Overall, more than 60% of sales were
for less than $150,000.  Approximately 17% were for $200,000 or more. 
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Sioux Falls’ Home Sales by Type of Structure

The sales records obtained from Minnehaha County provide information on the
type of residential structure that was sold.  The Lincoln County records did not
contain a field on structure type. 

The following table presents information for the Minnehaha County portion of
the City only, and provides median prices for different types of structures. Since
most of the sales in the Lincoln County portion of Sioux Falls are above the
Citywide median, their removal results in a slightly lower median price. 

Table 3 Median Sales Value by Structure Type - 2009 

Structure Type Number of Sales Median Price

Detached Single Family 1,897 $135,000

Attached Single Family 54 $115,500

Duplex 65 $160,500

Condominium 122 $102,900

Manufactured Home 51 $25,000

Source: Minnehaha County;  Community Partners Research, Inc.

The large majority of home sales in Sioux Falls in 2009 were in the form of
detached single family houses.  The number of “townhouse” sales was limited in
Minnehaha County records.  Community Partners Research has defined
townhouse sales as attached single family, to be consistent with the other
sections of this report.
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Multiple Listing Service Data for Sioux Falls

Only limited sales information was obtained from the Multiple Listing Service.
The reports were generated by the Realtors Association of the Sioux Empire. 
For Sioux Falls, only 2008 and 2009 data were included.  

Table 4 MLS Sales Information for Sioux Falls 

Year Number of Sales Average Price Median Price

2009 2,326 $164,328 $141,547

2008 2,175 $170,677 $145,000

Source: REALTOR Association of the Sioux Empire;  Community Partners Research, Inc.

According to MLS sales records, the median home sales price in 2009 was
$141,547, approximately $2,650 higher than the median derived from County
records.  The MLS median was calculated from approximately 250 more sales in
2009 than the County data.  Presumably, some of the sales used in the MLS
calculations were newly constructed homes.  Since these new houses would not
have had a prior-year tax value, they were excluded from the County reports.

Both sources show some drop in the median price between 2008 and 2009. 
The MLS statistics show that the median price decreased by approximately
$3,500.  County records show a decrease of $1,000 in the median sales price.

The MLS information also provides some additional insights into the home buyer
market.  The average number of days that a house was listed for sale in Sioux
Falls was 83 days in 2009, up slightly from an average listing time of 81 days in
2008.

The comparison of average sale price to the original listing price showed that
sellers received 95.7% of their original amount in 2009.  This was down slightly
from a 96.5% sale price to listing price in 2008.
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MLS Data for the Sioux Falls MSA

The entire MLS coverage area includes the four Counties of Minnehaha, Lincoln,
McCook and Turner.  This geography represents the Metropolitan Statistical
Area (MSA) designation used elsewhere in this Study.  Summary information for
the entire MSA is available for a five-year period.

Table 5 MLS Sales Information for the Sioux Falls MSA 

Year Number of Sales Median Price Change from Prior Year

2009 3,219 $139,900 -2.1%

2008 3,049 $142,900 -1.4%

2007 3,408 $145,000 +5.1%

2006 3,377 $137,900 +2.8%

2005 3,377 $134,125 N/A

Source: REALTOR Association of the Sioux Empire;  Community Partners Research, Inc.

For the entire Sioux Falls MSA, the median sale price in 2009 was $139,900,
compared to a median of $141,547 for Sioux Falls.  After reaching a high of
$145,000 in 2007, the median price has dropped slightly over the last two
years.  The volume of sales has also been below the high reached in 2007.  

During this same five-year time period there has also been a continuing
increase in the number of days the average property is on the market before it
is sold.  In 2005, the average time on the market was 62 days.  By 2007, the
time had grown to 82 days, despite the fact that 2007 had the largest number
of sales and the highest median sale price.  By 2009, the average time of the
market had increased to 92 days.

MLS Housing Supply Outlook

In December 2009, the REALTORS Association of the Sioux Empire issued a
report on the supply of houses listed for sale on the MLS.  This analysis also
included an estimate of the number of months required to absorb this supply,
based on the recent sales activity.  This information was divided into price
ranges.  

The following table examines this supply for existing homes, called “previously
owned” homes in the MLS report.  It includes all types of housing listed for sale,
but most of the units are single family detached houses.
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Table 6 MLS Supply and Absorption Estimate for MSA - Dec. 2009

Price Range Number of Units Months Supply

$100,000 or less 309 5.4 months

$100,001 - $150,000 350 3.8 months

$150,001 - $200,000 351 6.5 months

$200,001 - $300,000 265 9.4 months

$300,000 and above 351 17.2 months

Source: REALTOR Association of the Sioux Empire;  Community Partners Research, Inc.  

For the active listings by price, the MLS report indicated that the units with the
greatest demand among existing homes were those priced between $100,000
and $150,000.  The estimated supply would last fewer than four months based
on absorption patterns.

The supply of houses priced at $100,000 or less had the second greatest
demand, with an estimated supply of 5.4 months.  

As prices increased, the absorption time lengthened.  The units with the largest
supply were high-priced homes, above $300,000.  The inventory listed for sale
had an estimated absorption time of more than 17 months.  
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Census Bureau Home Value Data

The 2008 American Community Survey for Sioux Falls contained information on
home values.  Some of this information can be compared to 2000 Census
records to show changes that have been occurring over the past decade.

It is important to note that home value estimates are self-disclosed by the
owner, and may differ from true market value.

Table 7 Median Value of Owner-Occupied Housing Units - 2000-2008 

2000 Census Median 2008 ACS Median Percent Change

Owner-Occupied $101,700 $147,800 45.3%

Source: U.S. Census; 2008 American Community Survey 1-Year;   Community Partners Research

  

The home value information collected by the Census Bureau shows that the
estimated median value in 2008 was $147,800.  This value is higher than the
2009 median sale value, but it is generally similar to the median sale prices that
were present in 2006 and 2007.  Homeowners surveyed by the ACS in 2008
may have valued their home based on their understanding of recent sales
activity in the City.

The median value in 2008 was more than 45% higher than the median
recorded by the 2000 Census.  In the Income section of this Housing Study, we
had reported that Census records had shown an increase of 29.2% in the City’s
median income level between the 2000 Census and the 2008 ACS.  If both of
these data sets are correct, then home values in the City have been increasing
at a faster rate than incomes during most of the last decade.  Since home
prices may have retreated slightly from the 2008 levels, it is possible that the
disparity between the median income and the median home value has grown
smaller.

The Census information does not differentiate unit values by type of structure,
with the exception of mobile homes.  At the time of the 2000 Census, the
median value for owner-occupied mobile homes was $26,400.  By 2008, the
median value had dropped to $22,400, according to the American Community
Survey.

The 2008 ACS also provided a breakdown of owner-occupied units by value
range.
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Table 8 Owner-Occupied Units by Value Range  - 2008 ACS 

Value Number of Units Percent of Units

Less than $70,000 3,958 10.3%

$70,000 - $99,999 4,060 10.6%

$100,000 - $124,999 4,385 11.4%

$125,000 - $149,999 7,419 19.4%

$150,000 - $174,999 4,723 12.3%

$175,000 - $199,999 3,716 9.7%

$200,000 - $249,999 3,072 8.0%

$250,000 - $299,999 2,592 6.8%

$300,000+ 4,394 11.5%

Total 38,319 100%

Source: 2008 American Community Survey 1-Year Data;  Community Partners Research, Inc.

Based on the 2008 American Community Survey, approximately 21% of the
City’s owner-occupied housing stock was valued less than $100,000 in 2008. 
There were nearly 2,200 owner-occupied mobile homes in Sioux Falls in 2008
which would represent some of the units valued below $70,000.

More than 18% of owner-occupied units were valued above $250,000.  The
middle value ranges, between $100,000 and $175,000 represented more than
43% of all units. 

The American Community Survey also provided a median value for owner-
occupied units based on the year they were constructed.
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Table 9 Median Owner-Occupied Unit Value by Year Built - 2008 

Value Median Value Percent of Citywide Median

Built 2005 or later $205,800 139%

Built 2000 to 2004 $197,600 134%

Built 1990 to 1999 $182,000 123%

Built 1980 to 1989 $151,100 102%

Built 1970 to 1979 $146,700 99%

Built 1960 to 1969 $136,100 92%

Built 1950 to 1959 $118,300 80%

Built 1940 to 1949 $106,800 72%

Built prior to 1940 $111,000 75%

Source: 2008 American Community Survey 1-Year Data;  Community Partners Research, Inc.

The age of the unit had a direct impact on the value.  The median value for all
owner-occupied units in the City was $147,800 according to the 2008 ACS.  The
median values for homes built in 1980 or later were higher than the Citywide
median, while houses built before 1970 had lower median values.  Houses
constructed between 1940 and 1949 actually had the lowest median, at
$106,800.
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Home Foreclosures

In 2007, many national reports began to surface about the growing threat of
home foreclosures.  Initially linked to the popularity of adjustable rate
mortgages and the expansion of sub-prime mortgage lending, a foreclosure
crisis developed in some housing markets.  More recently, an above-average
foreclosure level has continued to occur, driven in part by rising unemployment
rates in many areas of the country.

While tracking events such as Sheriff’s Sales is relatively easy, predicting future
foreclosure activity is difficult.  Delinquent borrowers have a number of different
procedural steps that must be met before actual foreclosure occurs.  The
research for this Study looked at information that has been gathered by various
organizations, including staff in the City’s Community Development Department
which tracks activity starting in November 2007.  Since the rise in foreclosure
activity is relatively recent, the City has not kept annual records prior to 2007
that are readily available for comparison.  

A second source of information on foreclosure activity at the County level is the
Sioux Falls Business Journal, which tracked information on foreclosures back
to 2003. 

Community Development Department Reports

Staffs in the City’s Community Development Department have been tracking
home foreclosure activity in Sioux Falls over the past few years.  Information is
more readily available for the Minnehaha County portion of the City, and
information has been collected starting in November of 2007.  For the Lincoln
County portion of the City, information starts in May of 2008.  Less detailed
information is also available in Lincoln County, such as monthly breakdown of
Sheriff’s sale activity.

As stated above, accurately tracking a property from the start of the foreclosure
process to final settlement can be difficult, since the procedure can be
cancelled, and in some instances, the previous owner may regain ownership
through a redemption process.  

Community Development staff has indicated that some foreclosure proceedings
are not the result of a mortgage delinquency but can also occur due to unpaid
obligations, such as attempted collection of a mechanic’s lien.  As a result, there
is no assurance that some of the recent proceedings will actually result in
foreclosure and a transfer of ownership.
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Table 10 Home Foreclosure Proceedings - Sioux Falls

Nov-Dec 2007 2008 2009 2010

Sioux Falls (Minnehaha) 18 224 179 123 
(filings to July 7)

Sioux Falls (Lincoln) N/A 21
(May-Dec)

35 18
(filings to June)

Total 18* 245* 214 141*

Source: Community Development Department; Community Partners Research

*Partial year totals

Only short-term trend information is available, as the City has been tracking
foreclosure activity for less than three years.  On the positive side, the number
of foreclosures dropped Citywide between 2008 and 2009.  In the Minnehaha
County portion of the City, where full-year totals are available, the number of
proceedings decreased from 224 in 2008, down to 179 in 2009.

One possible negative trend that may be emerging is an increase in activity in
2009.  The filings for Sheriff’s sales have been published out to early July, and
within this time period, 123 actions have taken place in the Minnehaha County
portion of Sioux Falls.  It is probable that some of these sales will be cancelled,
but it is also possible that more will be added in the near-future.

The Community Development Department has compared the four-month period
of January through April to previous years.  This analysis indicates that there
were 87 Sheriffs’ sales in 2010, compared to 53 in 2009 and 70 in 2008 during
the same time period.  While it may be too soon to draw annual conclusions
from the partial-year activity so far in 2010, it appears that the number of
foreclosures may be higher than in 2009.  

In the State of Minnesota, a provision in State law requires that foreclosure
counseling agencies must be notified by lenders at the start of proceedings. 
This allows for easier and more standardized tracking of home foreclosures.  A
report issued in May 2010 indicated that activity in the first quarter of 2010 was
28% higher than in the same quarter in 2009.  Trends in Minnesota may not be
applicable to Sioux Falls, but the foreclosure data collected through the first
four months of 2010 do show a similar pattern of increasing volume.  In Sioux
Falls, the number of proceedings is up more than 60% when compared to same
period in 2009.  

The Sioux Falls Planning Department has taken the information on Sioux Falls
foreclosures and has mapped it using the GIS system.  According to staff, the 
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two neighborhoods with the highest number of foreclosures are Pettigrew
Heights and Whittier.  The 2010 foreclosure map follows, and maps for
additional years can be obtained from the Planning Department.

In May 2010, research will start on a project that will examine more details of
homes that have gone through the foreclosure process.  Augustana College will
work with City Planning on this project.  One of the goals of the research will be
to determine the final disposition of homes, including the tenure pattern after
resale.
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Sioux Falls Business Journal

In January 2010, the Sioux Falls Business Journal presented County-level
foreclosure activity between 2003 and 2009.  The research does not separate
residential foreclosures from business foreclosures.  However, the staff person
that conducted the research believes that the vast majority of the foreclosures
are residential properties. 

Table 11 Minnehaha and Lincoln Counties Foreclosures:  2003 to 2009

Year Minnehaha County Lincoln County Total

2009 236 64 300

2008 250 79 329

2007 256 57 313

2006 228 39 267

2005 208 44 252

2004 225 31 256

2003 174 34 208

Source: Sioux Falls Business Journal; Community Partners Research

As tracked by the Sioux Falls Business Journal foreclosure activity has been
ongoing over the last several years in the Two-County area.  Although there
was an increase in activity between 2006 and 2007, this jump in foreclosures
was not overly large.  Between 2003 and 2006, the area was averaging 246
foreclosures per year.  Between 2007 and 2009, the annual average increased
to 314 foreclosures, up approximately 28%.
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Realty Trac

One source of information that is often cited for national stories on home
foreclosures is Realty Trac, Inc.  On May 5, 2010, Community Partners
Research obtained the following information from Realty Trac on residential
properties that were in different stages of default or foreclosure.

For the City of Sioux Falls:

< Pre-Foreclosure/Default 115 properties
< Auction/Sheriff’s Sale 72 properties
< Bank-owned/Government-owned 224 properties

For all of Minnehaha County:

< Pre-Foreclosure/Default 141 properties
< Auction/Sheriff’s Sale 87 properties
< Bank-owned/Government-owned 257 properties

For all of Lincoln County:

< Pre-Foreclosure/Default 11 properties
< Auction/Sheriff’s Sale 1 property
< Bank-owned/Government-owned 8 properties

The Realty Trac information appeared to be changing daily, as the totals on May
5  were higher than were posted on the previous day.  Based on theth

information available on May 5 , there are 505 properties in Minnehaha andth

Lincoln Counties that are in some stage of foreclosure or liquidation.  While this
number is not necessarily large, based on the number of residential parcels in
the area, it does add to the number of houses that are available and for sale. 
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Conventional Rental Housing

This section of the Housing Study examines the general inventory of rental
units, referred to in Sioux Falls as conventional rental housing.

Section Highlights

< Conventional rental housing makes up the largest share of all rental units
in Sioux Falls.  In 2010, there are an estimated 26,000 rental units of all
types Citywide.  Conventional units represent approximately 20,000 of
these units, or nearly 77% of the total inventory.

< Production of new rental housing has been very strong over the last
decade.  Based on building permit issuance, approximately 4,600
multifamily housing units have been added since 2000.  The large
majority of these would be conventional rental units intended to serve the
general occupancy rental market.

< While the City has added thousands of new renter-occupancy households,
in 2010, the rental housing inventory exceeded demand, and vacancy
rates were at historic high levels.  A semiannual rental vacancy survey
conducted by the South Dakota Multi-Housing Association reported a
vacancy rate of 14.4% in conventional housing in January 2010.  This was
up from a rate of 10.4% in July 2009.

< The Multi-Housing Association survey found more than 1,100 actual
vacancies in the reporting units.  If this vacancy percentage is
extrapolated to the total conventional rental market, more than 2,000
vacancies could have existed in January 2010.  

< The ongoing creation of new rental units has generally exceeded growth
in demand for several years.  The last time the conventional housing
market had a sustained period of vacancy that was below 5% was back in
2000 and 2001.  Since that time, the vacancy rate has almost always
been above 5%.

< Rental rates have probably been somewhat suppressed by vacancy rates,
as competition for tenants limits rent increases.  Based on the Multi-
Housing Association survey, the average rent for a two-bedroom unit was
approximately $680 in January 2010.

< The 2008 American Community Survey provides detailed information on
the distribution of rents.  More than 68% of the City’s total rental
inventory is priced between $400 and $800 per month.
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< Only a small percentage of the City’s units are priced below $250 per
month.  The number of renter households that need a very low-priced
unit greatly exceeds the available supply.

< A better level of balance exists between renter households and units
priced between $250 and $499 per month.  Still, this comparison
assumes that renters will select a unit that is commensurate with their
income.  To the extent that higher income people rent some of these
moderately-priced units, then lower income households may be forced to
rent something that is beyond their preferred price range.

< The City has had strong net growth in the number of renter households
with an annual income of $40,000 or more.  The number of households
that can afford to pay $1,000 or more each month for rent greatly
exceeds the actual supply of these units in the inventory.  In recent
years, much of the construction of conventional housing has focused on
higher-rent properties.  Despite the strong prospect offered by higher
income renters, the vacancy rates in luxury rental units also remain high.

< Since Sioux Falls has grown rapidly over the past few decades, much of
the rental housing stock is relatively new.  Fewer than 25% of all rental
units predate 1960.  Still, a large share of the rental stock was
constructed between 1970 and 1989.  These units are now between 20
and 40 years old, and may require some level of investment to remain
competitive with more recently built housing. 
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Conventional Rental Housing

Estimated Unit Inventory

Sioux Falls has always had a large number of households that rent their
housing.  The most recent official tenure estimate, contained in the Census
Bureau’s 2008 American Community Survey, identified 37% of the City’s
households as renters.  At the time of the 2000 Census the rental tenure rate
was 38.9%.  In 1990, 41.2% of all households in the City were renters.

Although the City has been gradually moving to a higher rate of owner-
occupancy, the City still has more than 22,000 occupied rental units.  Growth of
the rental housing stock has also continued to occur over the last few decades
as the City has rapidly added new residents. 

The most recent occupancy tenure estimate, contained in the 2008 American
Community Survey (ACS), places the number of  renter households within the
City of Sioux Falls at 22,500, and the number of renter-occupied units in the
entire MSA at 27,060.  At the time of the 2000 Census, Sioux Falls had 19,361
renter households.  Despite the decreasing percentage of renter households,
strong growth in the City has still resulted in the addition of more than 3,100
additional renters.  Most of these reside in conventional rental housing.  

At the time the 2008 ACS survey was conducted there were also a number of
vacant rental units identified.  When vacant units are combined with occupied
units, Sioux Falls had a total estimated rental inventory of approximately
25,000 units, and the entire MSA had approximately 30,000.   

Additional rental construction has also been occurring since the ACS survey was
completed.  In 2008, building permit issuance in Sioux Falls included nearly 700
multifamily units that would appear to be intended for renter occupancy.   In
2009, more than 450 additional multifamily units were issued a building permit. 
In the first quarter of 2010, almost no new construction activity was occurring
in the multifamily segment of the market.

Before adjusting for any potential loss of units, and any additional construction
that may occur this year, the best available evidence would indicate that more
than 26,000 rental units will be present in Sioux Falls, and as many as 31,500
units in the entire MSA by later in 2010.

The large majority of the rental units in the City of Sioux Falls are classified as
conventional housing.  This stock charges market rate rents and serves the
typical general occupancy rental population, although some conventional
properties may be age-restricted to seniors and near-seniors (age 55+).
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Conventional rental housing does not have rent controls, income limits or
occupancy restrictions that are imposed by outside regulations or programs. 
Instead, it is market-driven, and largely responds to normal supply and demand
considerations.  Nearly all of the conventional housing within the City of Sioux
Falls is privately owned, and is operated on a for-profit basis.

Census Bureau statistics do not identify conventional units from other segments
of the market, but the research for this Study has found that approximately
2,050 units are in the tax credit program and approximately 1,400 units are in
subsidized rental projects.  Since these units have income limits and rent
restrictions, they are not considered to be part of  the conventional rental
market.  There are also approximately 1,500 units that provide senior housing
with some level of services.  Many of these projects are private-pay facilities
that charge market rates, but the inclusion of services orients these units to a
specialized population of frail seniors, rather than to conventional renters.  

Without adjusting for any other potential specialized segments of the market, it
is estimated that approximately 20,000 rental housing units within the City of
Sioux Falls would be classified as conventional rental housing in 2010.

Changes in Unit Supply

A separate section of this Study provides detailed information on housing
construction activity in Sioux Falls over the past decade.  Between 2000 and
2009, building permits were issued for more than 4,600 multifamily units that
would appear to be intended for renter-occupancy.  Most of these units would
be in the conventional segment of the market.  

The Planning Department has identified most of the larger multifamily projects
in an annual year-end summary report.  Community Partners Research has
identified the following projects as conventional rental housing. 

2009 Projects
< Auburn Manor - 65 units
< Roosevelt Estates - 65 units
< Miranda Manor - 53 units
< Heartland Fields - 52 units
< Harper Point - 41 Units

2008 Projects
< Foxmoor at Steeplechase - 107 units
< MacArthur Square Apartments - 50 units
< Sunnycrest Village - 60 units
< Windflower Apartments - 54 units
< West Briar Commons - 28 units 
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2007 Projects
< Foxmoor at Steeplechase - 108 units
< Northridge Estates - 48 units
< Donegal Centre - 38 units

2006 Projects
< Foxmoor Apartments - 107 units
< Diamond Valley - 50 units
< Bentley Park Apartments - 40 units
< Eastern Hills Apartments - N/A

In addition to these larger complexes, each year there are building permits
issued for small projects that would appear to be conventional rental housing. 
Sometimes, these units are in projects as small as duplexes, or four-unit
buildings.    

Vacancy Rates

The South Dakota Multi-Housing Association has tracked rental housing vacancy
information for the Sioux Falls area for many years through a semiannual
survey.  This information provides an excellent source of information that not
only provides a current picture of rental housing occupancy, but also a
perspective on longer-term trends.  The following chart presents the Multi-
Housing Association vacancy calculations dating back to the year 2000.  

The most recently completed vacancy survey was on January 15, 2010.  This
survey found the highest vacancy rate ever recorded over the past ten years, at
14.4% in conventional housing.  The survey included nearly 8,000 conventional
units and found 1,145 vacancies. Although this was an area-wide survey, more
than 97% of the reporting units were located in the City of Sioux Falls.
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People interviewed for this Study with knowledge of development patterns cited
the cyclical nature of rental production that has often been evident in the past
in Sioux Falls.  As the vacancy rate has risen, construction activity in
subsequent years tends to diminish. As vacancy rates begin to fall, it has been
typical to see an above-average level of construction.

The chart above shows all rental production, and both construction and vacancy
information is not limited to conventional rental housing.  Still, a pattern does
seem to be evident that after years of above-average unit production, vacancy 
rates tend to increase.

Since the total inventory of conventional units within the Sioux Falls area is 2.5
to three times larger than the reporting sample in January, this would imply
that as many as 2,500 to 3,000 conventional rental units could potentially be
unoccupied in 2010.

Going back to the year 2000, the reported average rate of vacancy has been
7.4%.  The general standard for rental housing vacancy is that a rate up to 5%
is considered acceptable.  A modest level of vacancy is desirable to allow tenant
movement in the market by providing choices for prospective renters.  It also
allows a community the chance to grow, as new households moving into the
area can locate a living unit.  

The last reporting period when the Sioux Falls area was below the 5% standard
in conventional housing was July 2006.  However, the rate only dropped below
5% for one reporting period.  The last sustained period of low vacancy dates
back to 2000 and 2001, when the vacancy rate ranged between 2.7% and
4.7%.
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Additional Vacancy Research

The research process for this Housing Study attempted to validate the accuracy
of the Multi-Housing survey across the broader market.  In interviews and
public meetings, rental property owners and managers were directly asked
about the reported rate of vacancy.  

In the opinion of Community Partners Research, there was widespread
agreement that the vacancy rate in the area is at an unprecedented level.  It
was stated that the only possible flaw in the Multi-Housing survey is that it is
overly conservative in estimating vacancy, as some large property managers
reported that their calculations were even higher in conventional housing.  It
was also pointed out that newly constructed units are not reflected in the Multi-
Housing survey, and would add even more unoccupied units.

There was some indication from property managers that the vacancy rate was
the highest in the most expensive rental stock, and tended to drop in the more
modest rental units.  Still, there appear to be vacancies in all segments,
regardless of price.  A visual inspection of the City’s older neighborhoods found
many “for rent” signs posted in the City’s older, and presumably less expensive
rental housing.

Vacancies were not restricted by bedroom size.  The Multi-Housing survey
reported a vacancy rate of 12%, or higher, for all units between studio
apartments to three-bedrooms.  The only segment with a low rate of vacancy
was in four-bedroom rentals, but these units are relatively rare, and only 1.1%
of the units included in the survey had four-bedrooms.

Rental Rates    

Information on rental rates is available from two sources.  The Multi-Housing
Association collects information in its semiannual survey.  This information is
from January 2010.  The U.S. Census Bureau includes rental information from
the American Community Survey.  Although the Census information is from
2008, it provides detailed information on the distribution of unit rents, and
allows for comparison back to the 2000 Census.

Multi-Housing Association Rental Rate Information

The Multi-Housing Association survey provides a current look at rental rates. 
This information is provided for different geographic segments of the City.
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Table 1 Conventional Housing Average Rental Rates - January 2010 

Unit Type Central Northwest Northeast Southeast Southwest All Areas

Studio $407 $360 N/A $409 $553 $436

1-Bedroom $509 $533 $533 $541 $575 $534

2-Bedroom $652 $640 $641 $714 $683 $680

3-Bedroom $761 $854 $756 $889 $864 $853

4-Bedroom $925 $750 N/A N/A $1024 $1,014

Source: SD Multi-Housing Association; Community Partners Research

When examining the average rent information for different portions of the City
it is important to note that the number of units surveyed may be small.  This is
especially true for studio units and four-bedrooms, which are less common than
one, two, and three-bedroom rentals.  For the entire Multi-Housing survey area,
the estimated average rent for a one-bedroom unit was $534, and was $680 for
a two-bedroom.  The average rent for a three-bedroom was $853.  

2008 American Community Survey Rental Rate Information

The 2008 American Community Survey (ACS) also included information on
gross rental rates for units in Sioux Falls.  Community Partners Research
believes that this 2008 information still represents a relatively accurate
reflection of the community.  Area vacancy rates have remained somewhat high
since 2008, which has a tendency to suppress increases in contract rents.  

The overall median gross rent level in Sioux Falls was $648 in 2008, according
to the ACS.  The ACS did not provide a median by unit size, but it is possible to
extrapolate a median for the distribution of rents provided.  

Table 2 Estimated Median Gross Rents - 2008

Studio 1-Bedroom 2-Bedroom 3-Bedroom+

Estimated Median $430 $540 $706 $831

Source: Community Partners Research; 2008 American Community Survey

The estimated median gross rents calculated by Community Partners Research
from the 2008 ACS are generally similar to those recorded in the Multi-Housing
Association survey from 2010.  The variation is less than $30 for all unit types.
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Table 3 Gross Rental Rates: 2008 Distribution in Sioux Falls

Rental Rate Number of Units Percent of All Units

Less than $100 140 0.6%

$100 - $149 153 0.7%

$150 - $199 197 0.9%

$200 - $249 121 0.5%

$250 - $299 544 2.4%

$300 - $349 160 0.7%

$350 - $399 326 1.5%

$400 - $449 1,684 7.6%

$450 - $499 1,512 6.8%

$500 - $549 1,429 6.4%

$550 - $599 2,157 9.7%

$600 - $649 2,834 12.7%

$650 - $699 1,273 5.7%

$700 - $749 1,598 7.2%

$750 - $799 2,723 12.2%

$800 - $899 2,006 9.0%

$900 - $999 1,068 4.8%

$1,000 - $1,249 1,101 4.9%

$1,250 - $1,499 93 0.4%

$1,500 + 1,127 5.1%

Total 22,246 100%

Source: Community Partners Research; 2008 American Community Survey

The rent distribution tables from the 2008 American Community Survey do not
differentiate between different segments of the market.  The table would
include subsidized units, tax credit units, and probably some specialized senior
housing.  However, the vast majority of units would represent conventional
housing. 
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According to the American Community survey, the large majority of rental units
in Sioux Falls have a gross monthly rent between $400 and $800 per month. 
Overall, more than 68% percent of the City’s units are within this range.  While
most of the units would represent conventional housing, nearly all of the City’s
tax credit inventory would be included.  It is also possible that subsidized units
would be reflected, if the market rent, rather than the subsidized rent, was
recorded by the survey.

Unit Distribution - Supply and Demand

Using the 2008 ACS information on income by tenure, it is possible to compare
the distribution of units to the housing needs of renters.  Since the income
ranges provided for renter households can be quite large, the rent ranges are
also fairly large.  The calculation of ability to pay assumes a goal that no more
than 30% of income is used for rent.

Comparing supply and demand, based on the price needed versus unit
distribution, shows some interesting trends.  First, there are many more low
income households that need a unit priced less than $250 than there are units
available.  This has also been documented in the Affordable Housing section of
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this report, where rental housing cost burdens were analyzed.  More than 2,300
income renter households that need a unit priced below $250 reported paying
more than 30% of their income for housing.  This is a group that generally
cannot be served by the conventional rental market, where very few units exist
in this price range.

Some gap also exists for units priced between $250 and $499 per month, but
the supply and demand are more closely balanced.  Still, it may often be the
case that some people needing access to a unit in this price range cannot
secure one.  As a result, nearly 3,600 renter households in this price range
were also paying more than 30% of their income for housing.

The unit supply in the price range between $500 and $899 is very large.  The
conventional rental market is very successful in producing units in this price
range.  It would appear that most of these units are being rented by higher
income households that can afford to pay more for housing, but choose to
spend less than 30% of their income for their housing.  For renter households
with incomes of $35,000 or more, fewer than 12% were paying more than 30%
of their income for housing.

In the highest rental price range there is a relatively small supply of units, when
compared to the potential demand.  As documented in both the Income section
and the Affordable Housing section of this document, there are a large number
of renter households in Sioux Falls with incomes above $40,000.  In numeric
terms, the largest net growth in renter households between 2000 and 2008
occurred in the income ranges between $50,000 and $100,000.  However, it
appears that many of these people “buy down” for housing.  According to
property managers contacted by this Study, the highest vacancy rate in Sioux
Falls is in the high-end portion of the conventional rental stock. 

Most of the new conventional rental housing constructed in Sioux Falls in recent
years has been oriented to higher-income renters.  This housing will often have
a high level of amenities, and charge a higher monthly rent than other
conventional housing.  According to rental income data, this higher-priced
housing is well positioned to serve the growing market of higher income
renters.  However, in 2010, it appears that many renters with incomes above
$50,000 are electing to rent a unit that requires a smaller portion of their
monthly income.  
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Rental Housing by Year of Construction

The 2008 American Community Survey presents information about the year of
construction for rental units.  Once again, this would include all rental housing,
and conventional units cannot be separated.  However, nearly all of the older
stock would be in the conventional segment of the market.  Subsidized housing
was typically constructed in the 1960s and 1970s.  All of the City’s tax credit
inventory, and most of the senior housing with services units were built after
1990.

Table 4 Sioux Falls Rental Units by Year of Construction

Year Built Number of Units Percent

2000 - 2008 2,905 12.9%

1990 - 1999 3,823 17.0%

1980 - 1989 4,186 18.6%

1970 - 1979 4,596 20.4%

1960 - 1969 1,564 7.0%

1950 - 1959 2,043 9.1%

1940 - 1949 919 4.1%

1939 and earlier 2,464 11.0%

Total 22,500 100%

Source: 2008 American Community Survey 1-Year; Community Partners Research

Due to strong household growth in recent decades, most of the City’s rental
housing is relatively new.  Only 11% of the units were constructed before 1940,
and less than 25% of the stock is pre-1960 construction.
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However, a large volume of units was constructed in the 1970s and 1980s. 
These units are now between 20 and 40 years old.  Some of this inventory may
be subsidized housing, but the large majority of these units would be
conventional rental.
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Tax Credit Rental Housing Summary

This section of the Housing Study examines affordable rental housing assisted
through the federal low income housing tax credit program, or similar
assistance.  This type of housing has income limits capped at 60% of the
median income level.  Tax credits are awarded in an annual competition by the
South Dakota Housing Development Agency (SDHDA).  

Section Highlights

< The first tax credit awards in South Dakota were made in 1987.  In the
time period from the original 1987 allocations through 2010, there have
been more than 70 separate tax credit projects that have received awards
within the City of Sioux Falls.

< Overall, there have been more than 2,900 total rental units that have
been assisted through the tax credit program in Sioux Falls.  Of these
units, more than 600 have been existing rental housing that utilized tax
credits for rehabilitation, and nearly 2,300 new construction units have
been assisted.  

< When compared to the City’s total rental housing inventory, as much as
11% of the rental housing stock was either constructed or rehabilitated
using federal low income housing tax credit assistance.

< Tax credit projects have a contractual obligation to provide affordable
housing for a defined period of time.  For the earliest projects, this was
15 years, and most projects from the 1980s and early 1990s have left the
program.  A number of additional projects built through the mid-1990s
may leave the program in the next few years.

< While new tax credit projects are being built each year in Sioux Falls, the
total inventory has remained relatively stable, as the number of units
leaving the program has often been similar to the number of new units
being built.

< More recent projects have a longer affordable compliance period, and to
get funded, will generally need to target some units to lower income
households, down to 40% of the median income level. 

< The rental survey conducted by Community Partners Research for this
Study found a vacancy rate of 7.7% in all tax credit units in Sioux Falls. 
General occupancy units had a vacancy rate of 8.4%, and units
designated for senior occupancy had a vacancy rate of 3.9%.
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< South Dakota Multi-Housing Association conducted a vacancy survey in
January.  That survey recorded a vacancy rate of 11.4%.  In their last 16
rental surveys, the Multi-Housing Association has only found a vacancy
rate below 5% on three occasions.

< Since tax credit units cannot generally serve extremely low income
households, rent assistance Vouchers are often used by tenants in tax
credit projects.  In 2010, between 450 and 500 Voucher-holders were
living in a tax credit project.

< Although federal law allows a higher rent, nearly all tax credit units in
Sioux Falls are well below the maximum allowable limits.  Most tax credit
projects do have the ability to serve households at or below 50% of the
median income level.  The lower rent structure may be a reflection of the
competition that exists for tenants, between tax credit projects and from
moderately-price conventional rental housing.

< A listing of all active tax credit developments is provided at the end of this
section.
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Tax Credit Rental Housing Summary

Overview

Since the late-1980s, the federal low income housing tax credit program (also
referred to as Section 42) has been the federal government’s primary financial
incentive for the production of more affordable rental housing.  Prior to the tax
credit program, the federal government had been active in creating housing
that could serve extremely low income people.  Referred to in this Study as
“subsidized housing”, the previous programs had generally allowed tenants to
pay rent based on 30% of their household income.  To assist extremely low
income households, these projects required deep subsidies, generally in the
form of project-based rent assistance.   When the tax credit program was
created, it was a shift away from subsidized housing for extremely low income
people to an affordable rental unit that serves a more moderate income renter
population.

The tax credit program provides a more “shallow” form of financial assistance to
developers.  Tax credits allow for the construction of attractive rental housing
that can serve moderate income renters, with an income limit capped at 60% of
the area’s median income level as set by federal guidelines.  However, unless
other forms of financial assistance have also been secured by the developer, it
is often very difficult to serve very low income households in tax credit projects. 
As a result, most tax credit rental housing has tended to serve a more narrow
band of income levels.  Tax credit units cannot accept households that earn
more than 60% of median income because their income is too high, and will
generally not accept households below 40% of median income because their
income is too low.   Rental rates for tax credit units are often very similar to the
moderate rent range within the conventional segment of the local market.

In South Dakota, the State’s Housing Development Authority (SDHDA) has
made annual awards of tax credits since 1987 for rental housing.  As the largest
City in the State, housing developers in Sioux Falls have received many
allocations over the years, and a large number of rental housing units have
been constructed or preserved due to the tax credit program.  

Basic Restrictions of Tax Credit Housing

In exchange for the tax credit assistance, housing developers are required to
meet certain income, rent and occupancy restrictions in the housing that is
created.  For income, all assisted units have to serve households that are below
defined annual household income levels, which are adjusted by household size. 
The maximum allowable income is based on 60% of the median family income
for the County, as estimated by the U.S. Department of Housing and Urban
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Development (HUD).  Some units may also need to meet an even lower income
level, such as 40% or 50% of the area median income.  Income limits for tax
credit housing are a very important operational component, as tenants must be
income-certified in order to reside in an assisted unit.

Gross monthly rental rates are also capped.  These maximum rents are set
annually by HUD and are based on the County and the unit size.  While the
maximum rent levels do exist, in Sioux Falls they rarely impact the operation of
assisted projects, as most tax credit units are charging monthly rents that are
well below the maximum allowable levels.

Occupancy restrictions also apply to tax credit units during the initial contract
compliance period.  These will restrict certain households from occupying a unit. 
For example, full-time students without an income-earner would not be eligible
to reside in a tax credit unit.  In Sioux Falls, these occupancy restrictions do not
necessarily have a major impact on projects, unlike communities with major
universities where students represent a large share of the rental population.   

History of Tax Credit Allocations in Sioux Falls

As stated previously, the first tax credit awards in South Dakota were made in
1987.  In the time period from the original 1987 allocations through 2010,
there have been more than 70 separate tax credit projects that have received
awards within the City of Sioux Falls.  Some of these awards do represent
multiple phases of a single rental complex, where allocations of credits and
construction schedules have been spread over a period of a few years.  

Overall, there have been more than 2,900 total rental units that have been
assisted through the tax credit program in Sioux Falls.  Of these units, more
than 600 have been existing rental housing that utilized tax credits for
rehabilitation, and nearly 2,300 new construction units have been assisted. 
When compared to the City’s total rental housing inventory, as much as 11% of
the rental housing stock was either constructed or rehabilitated using federal
low income housing tax credit assistance.

Community Partners Research could not locate a formal report detailing the
exact number of units that were placed in service each year.  In the chart
provided, we have attempted to compile this information from various sources
that do exist, including research compiled by the National Housing Trust and a
telephone survey of project owners and managers.  While the summary may
not be completely accurate, it does provide a good representation of the
introduction of new tax credit units into the City’s housing inventory.  
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It is important to note that the chart only reflects units that serve the general
rental population, including senior-designated projects.  We have not included
projects that target very specialized populations, such as people with
developmental disabilities, or supportive housing for people with severe and
persistent mental illness.   

In the first few years of the program, tax credit awards were often made for
rehabilitation of older, existing conventional rental projects.  While the
rehabilitation component has represented an important preservation effort, it
has not necessarily expanded the number of affordable housing units available
in the City.   

Likewise, a number of projects since 1999 have been rehabilitation/preservation
efforts for older subsidized housing.  HUD subsidized developments from the
1970s and 1980s have sometimes received tax credit awards to facilitate the
major renovation and transfer of ownership.  While the use of tax credits
required compliance with income and rent restrictions, these subsidized projects
already had many similar requirements already in place, and were serving an
even lower income group than other tax credit projects.  As a result, the
additional layering of tax credit requirements has not altered the type of
affordable housing that was already being offered.

Active Inventory of Tax Credit Housing

In exchange for the tax credit assistance, units must comply with program
requirements for a contractually-defined period of time.  With the allocations
made in the 1980s and the early 1990s, recipients of tax credits had to comply
with these requirements for a 15-year period.  As a result, all of the projects
placed in service in the 1980s have fulfilled their contractual requirements and
are no longer under tax credit program regulations. 
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Starting in the mid-1990s, some of the contractual requirements were changed,
and an additional 15-year period of extended compliance was added.  Projects
in South Dakota that were placed in service after the change in compliance
requirements may now be in the extended compliance phase or they may have
pursued a “qualified contract process” that is available.  Projects that complete
the qualified contract process requirements are then able to convert to
conventional housing.  Another option for projects at the end of the initial 15-
year compliance period is to apply for a new round of tax credits or other public
assistance for rehabilitation and start a new compliance requirement.  

In the following chart, Community Partners Research has attempted to define
the total active inventory of tax credit rental units in Sioux Falls through the
years.  We have not had access to actual contract documents, and this
represents our best interpretation of the status of units. 

Despite the fact that new construction and rehabilitation projects have added
tax credit units each year in Sioux Falls, the total inventory has remained
relatively stable over the past six or seven years.  This has been due to the
ongoing expiration of contractual requirements for projects from the 1980s and
first half of the 1990s.  Over the next few years it appears that there will
continue to be a number of units that will fulfill their tax credit requirements
and that will presumably convert to conventional rental housing.  For example,
in 1994 and 1995 there were more than 330 new construction tax credit units
that were placed in service in Sioux Falls.  These units should complete their
initial 15-year compliance period between 2009 and 2011.  Depending on the
specific project and ownership intent, it is very possible that many of these
units will begin the qualified contract process to convert to conventional rental
housing.

However, at some point in the future this pattern will change.  Staring with new
allocations in the early-2000s, the SDHDA changed its application scoring
process to reward projects that will stay in the tax credit program for up to 40
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years through extended compliance periods.  While some of the program
requirements may be relaxed after the initial 15 years are met, the extended
compliance for an additional 25 years will keep most of the recently funded
projects in the affordable housing inventory for many years. 

It is important to note that projects converting from tax credit housing to
conventional rental may still offer an affordable housing option in the future.  In
most cases, it is probable that the rental rates will change very little.  As stated
previously, none of the tax credit projects in Sioux Falls charges rents that are
even close to the maximum allowable under the federal limits.  Instead,
competitive market forces tend to keep rents in a range that is similar to
comparable housing options elsewhere in the City. The removal of maximum
rent caps should therefore have a minimal effect on contract rents.  What will
change is the occupancy restrictions and guarantees available during the tax
credit compliance period.  When a project converts to conventional housing, it is
no longer prevented from accepting higher income households.  Other
occupancy restrictions imposed by the federal program, such as a prohibition on
admitting full-time student households, would also disappear.  

Housing Choice Voucher Utilization

The Housing Choice Voucher Program is a tenant-based rent subsidy that is
funded by the U.S. Department of Housing and Urban Development (HUD). 
Income-eligible households that receive a Voucher pay a defined portion of their
household income (typically 30%) for their rent, and the Voucher assistance
contributes the additional amount needed each month.  Vouchers can be used
in any suitable rental housing unit, provided it can pass a Housing Quality
Standards inspection, and is below a defined gross-rent threshold.

Nearly all of the tax credit rental units in Sioux Falls would be acceptable for
Voucher usage, based on their condition and moderate rental rates.  As a
result, a large number of Voucher holders are actually utilizing their rent
assistance in a tax credit project.  In 2010, Sioux Falls had more than 1,600
households receiving Voucher assistance.  Between 450 and 500 of these
households, or more than 25% of all Voucher holders, were using the
assistance in a tax credit rental project.  

Without Voucher assistance, tax credit properties tend to serve a more narrow
band of moderate income renter households.  With Voucher assistance, even
extremely low income renters can afford to live in a tax credit unit.  Based on
our estimate of active tax credit units in 2010, between 25% and 30% of the
units in the City are being occupied by a Voucher holder.  Without Voucher
assistance it is probable that most of these households would not have
sufficient income to rent a tax credit unit. 
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Tax Credit Housing Rental Survey

As part of this housing study, a telephone survey was conducted of some
multifamily rental projects in Sioux Falls.  The telephone survey on tax credit
rental properties was conducted in February and March 2010. 

All of the active tax credit properties in the City were successfully contacted. 
The survey collected information from 51 different tax credit complexes, with
more than 2,500 total rental units or beds.  The breakdown of rental units by
type that were contacted by the survey is as follows:

< 1,652 units in 33 properties for general occupancy
< 310 units in eight projects that are designated for senior/disabled

occupancy
< 445 units in six projects that operate as subsidized housing
< 57  units in two projects that serve special needs households
< 58 beds in two facilities that serve special needs individuals

While all of these projects have received tax credit assistance, and are
operating under the program guidelines, some are more appropriately classified
within other segments of the rental market.  This Housing Study also has a
specific section that analyzes subsidized rental housing, and the six projects
that combine tax credits with federal subsidy programs have been included in
that section of the document.  The projects that serve special needs populations
have also been included in the analysis contained elsewhere in this document.

In the analysis that follows, the units intended for general occupancy and the
units that are age restricted for senior occupancy have been included.  Some of
the individual projects are still under construction, so the actual number of units
included in a calculation, such as the vacancy rate, may vary from other unit
totals.

Unit Mix in General Occupancy Projects

All of the tax credit properties in Sioux Falls that serve the general occupancy
segment are income-restricted, with all units serving households at or below
60% of the median income level.  The total unit count in the 33 general
occupancy properties is 1,652. 

< 3 efficiency units (0.2%)
< 60 one-bedroom units (3.6%)
< 735 two-bedroom units (44.5%)
< 796 three-bedroom units (48.2%)
< 58 four-bedroom units (3.5%)
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Since most of the active tax credit general occupancy properties in Sioux Falls
were created through new construction, there are a large percentage of units
for larger families.  Overall, nearly 52% of the units have either three- or four-
bedrooms.

Conversely, since general occupancy tax credit projects are primarily intended
to serve families, only a small percentage of units have fewer than two-
bedrooms.

Senior Occupancy Unit Mix

The tax credit units designated for senior occupancy have two basic age
restrictions.  Some of the units are age-designated for seniors age 62 and
older, while other projects will also admit near-seniors, age 55 and older.  Many
of the senior-designated properties will also allow disabled tenants to live in a
unit, even if they cannot meet the age requirement.  However, the number of
tenants below the age level may be limited.

The total count is 310 units in the eight senior-designated properties. However,
one of the rental projects, Cathedral Heights, is a mixed-income property, with
18 units subject to the tax credit requirements, and 12 units serving the
conventional rental market.  Since the tax credit units may be in either one-
bedroom or two-bedroom apartments, there is no clear definition of the tax
credit portion of the building.  In the following bedroom summary, all of the
units in Cathedral Heights have been included, even though 12 are not in the
tax credit program.

< 243 one-bedroom units (75.5%)
< 79 two-bedroom units (24.5%)

Occupancy/Vacancy

Not all of the projects contacted by the survey were fully available for
occupancy.  Two projects were still under construction.  Grant Square will not
be available for occupancy until summer of 2010.  Brooks Townhomes was
approximately 60% complete on the date of the survey, but it has also been
excluded since it was still in its initial occupancy phase.  

Excluding Grant Square and Brooks Townhomes, there were 1,540 general
occupancy units that provided occupancy information.  There were 130 vacant
units reported, for a vacancy rate of 8.4%.  In the 310 tax credit units
designated for senior occupancy, 12 vacancies were reported, for a vacancy
rate of 3.9%.  When general occupancy and senior occupancy tax credit units
are combined, the overall tax credit vacancy rate in Sioux Falls was 7.7%.  
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Comparative Vacancy Data

The South Dakota Multi-Housing Association has compiled occupancy
information for many years in the Sioux Falls area, through a semiannual
vacancy survey of the organization’s members.  The most recent survey, from
January 2010, collected information from 1,300 tax credit units in the City. 
There were 148 vacancies reported, for a vacancy rate of 11.4%.  For the
entire Sioux Falls Area, including communities within a 15-mile radius, the tax
credit vacancy rate was 11.3%.

There are many reasons why the two surveys may have found a different level
of unit vacancy.  These include differences in the date the survey was
conducted, the number of units surveyed, and the interpretation of what
constituted a vacant unit.  Community Partners Research did not count a unit as
vacant if it was committed to a tenant, even though the unit may have been
unoccupied on the day that the project was contacted.  There were a number of
cases where a manager would indicate that a new tenant had been certified and
would be moving in within the next few weeks.  Since these committed units
were not available to other prospective tenants, we did not count them as
vacant units.  Since the Multi-Housing vacancy information is self-reported by
managers, it is not known how committed units are counted in that survey.

Historical Vacancy Patterns

The Multi-Housing Association survey information for the Sioux Falls area is
available to the year 2002.  However, over this time period there is
considerable variation in the number of units that have participated in each
survey.  For example, in January 2006, only 296 tax credit units reported
occupancy information.  This small sample corresponded to the lowest recorded
rate of vacancy.  The largest unit sample was achieved in January 2008 and
January 2010, when 1,547 units participated.  
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The vacancy rate of 11.3% recorded in the January 2010 survey is the highest
of the 16 survey periods covered in the Multi-Housing reports.  The lowest
recorded vacancy rate of 1.4% in January 2006 may be an anomaly.  Only 296
units reported information in that period, and the vacancy rates in both the
preceding and succeeding surveys were 9.5% or higher.

By normal industry standards, a vacancy rate of 5% is considered acceptable,
although property owners and managers would like to achieve an even lower
rate.  Excluding the January 2006 survey, the vacancy rate has only been below
5% in two reporting periods, July 2003 and July 2008.

The 11.3% area-wide vacancy rate in January 2010 represents a sudden
upward spike in unit availability.  In the three previous surveys the reported
vacancy rates had been 5.9%, 6.6% and 4.2%. 

The telephone rental survey completed by Community Partners Research
provides some possible explanations for the increase in 2010.   Some of the
property managers reported that both current and prospective tenants had
been lost to home ownership.  The federal tax credit for first-time home buyers,
as part of the stimulus program, was attributed with generating some level of
tenure change.  While the number of households impacted was not large, many
projects reported that a few tenants had recently purchased homes.  

The other factor cited for the above-average number of vacancies was the
general state of the economy.   While Sioux Falls has outperformed the region
and the nation, there has still been some local impact on both job growth and
wages.  Some managers indicated that traffic from prospective tenants has
slowed with the economy.  Many of these managers also were aware that
waiting lists for subsidized housing and rent assistance Vouchers have grown,
again indicating that more renter households have been looking for a housing
option that charges rent based on a percentage of income.

Rental Rates

The federal tax credit program places maximum rent limitations on assisted
units.  All of the tax credit projects in Sioux Falls have estimated gross rents
that are well below the maximum limit.  The following rent summary includes
the identified range of gross unit rents reported to the Community Partners
Research telephone survey of tax credit properties.  The maximum rent limits
provided are for the Sioux Falls MSA and are set by HUD.  
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Unit Type Identified Range      Maximum - 60% Maximum - 50%

Efficiency    $460 - $475      $699 $582
One-bedroom    $471 - $575      $749 $624
Two-bedroom    $510 - $740      $898 $748
Three-bedroom    $590 - $900     $1,038 $865
Four-Bedroom    $645 - $975     $1,159 $966

The estimated gross rents for tax credit units in Sioux Falls tend to be well
below the maximum allowable limits for the tax credit program.  While a large
majority of the units can charge rents up to the 60% limits, almost no projects
actually exceed the 50% limitations.  

Tax credit units must compete with other rental options in the City.  Much of
the City’s conventional rental housing charges moderate rents, and the tax
credit ranges present in Sioux Falls are impacted by competitive positioning and
not federally-established limits. 

The survey completed by the Multi-Housing Association also identifies rental
rates for tax credit units.  Their January 2010 survey showed the following
range and average rents for tax credit units in the Sioux Falls area.

Unit Type Identified Range      Average Rent

Efficiency         $420                 $420
One-bedroom    $430 - $600    $515
Two-bedroom    $511 - $675    $593
Three-bedroom    $611 - $786    $699
Four-Bedroom    $666 - $812    $739

It would appear that the rents reported to the Multi-Housing Association survey
were generally contract rents, without the inclusion of the estimated costs of
tenant-paid utilities.  This would have the greatest impact on the upper end of
the rent range for three- and four-bedroom units, which are often in town
houses where tenants pay gas and electric in addition to the monthly contract
rent.

Potential Unit Losses to Contract Fulfillment

As presented earlier in this section, there have been tax credit units placed in
service in Sioux Falls each year since 1987.  While the specifics of each project
can differ, most of the projects placed in service in the 1980s and 1990s had a
15-year contractual compliance obligation.  
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To the best of knowledge, more than 300 tax credit units, assisted through
either new construction or rehabilitation, have completed their contractual
obligations within the last few years.  There are nearly 400 additional units that
appear to be in the process, or will soon begin the process of leaving the tax
credit program in the next year.  

Between 1996 and 2000, there were approximately 350 additional new
construction tax credit units that were placed in service in Sioux Falls.  Again,
the individual circumstances of these projects are not known, but all of these
should complete a 15-year compliance period between 2011 and 2015.  If these
projects pursue the qualified contract process, they too may convert to
conventional housing by 2015.  

As stated above, the fact that a project converts to conventional housing does
not necessarily indicate that it no longer provides an affordable rental option. 
Competitive market pressures remain, and it is doubtful that most former tax
credit projects will experience a dramatic increase in contract rents.  Still, if
occupancy restrictions and income limits no longer apply, there is no guarantee
that the same tenant group will be served in the future.  When income limits
were in place, all tax credit units had to serve low and moderate income
households.  Projects converting to conventional rental housing no longer have
this same obligation.

Pending Projects

In the last application cycle in calendar year 2009, tax credit awards made by
the South Dakota Housing Development Agency (SDHDA) included three
projects in Sioux Falls.  Grant Square Apartments is a 48-unit new construction
project intended for general occupancy.  Grant Square is nearing completion
and will begin initial occupancy in the summer of 2010.  This project was
contacted in the telephone survey and available information has been included
in the table that follows.

VOA Pettigrew Heights Apartments was also awarded tax credits and is also
under construction, with initial occupancy planned for summer 2010.  This
project will create 37 apartment units.  Community Partners Research views
VOA Pettigrew Heights as a special need’s housing project that will not be
available to the general rental population. This project will serve single women
and families with children as a permanent supportive housing option for people
leaving the VOA chemical dependency treatment programs.  

The third project has a similar name, Pettigrew Heights Apartments.  This
project received a partial commitment of tax credits in the last application cycle
in 2009.  When constructed, it will provide 57 units of senior housing and St.
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Joseph’s Catholic Housing will be the general partner.  St. Joseph’s already has
a somewhat similar project in Cathedral Heights Apartments.

In May 2010, SDHDA announced the most recent funding awards, for
applications submitted in February.  Five applications were submitted for
projects in Sioux Falls.  All five projects would involve new construction.  Three
additional applications were identified as coming from the Sioux Falls area.  

Two Sioux Falls projects were awarded tax credits.  The Pettigrew Heights
Apartments, which had received partial funding in the last 2009 cycle received
additional credits, as well as HOME and NSP funds.  Monterey Apartments, a
16-unit general occupancy project was also successful.

Two projects outside of Sioux Falls were also awarded credits in the most
recent round.  Drexel Place Apartments in Harrisburg will have 48 general
occupancy units.  Deer Hollow Apartments II in Hartford will add 32 general
occupancy units. 

With these most recent awards announced in 2010, there will be 96 general
occupancy tax credit units added in the Sioux Falls area, with an equal mix of
two- and three-bedroom units.  There will also be 57 senior-designated units. 
In total, 153 tax credit units will be constructed in the area in 2010, and
probably placed in service in 2011.

One of the projects that was not awarded tax credits in the May announcements
was a “service enriched” housing project for homeless individuals.  This facility
had been proposed by Minnehaha County as part of a homeless prevention
effort.  However, it appears that this project may receive future consideration,
and may be awarded funding through other available programs, such as HOME
or the Neighborhood Stabilization Program.
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Table 1 Tax Credit Inventory

Name Number of Units

/Bedroom Mix

Rent Vacancy/

Wait List

Tenant Mix Comments

Ashbury

Apartments

4700 E 6  Stth

24 - 2 Bedroom

24 - 3 Bedroom

48 Total Units

$635-$685

$735-$785

+electric

6 vacant 2

bedroom

units

All units at

60% of

median income

Tax credit New construction project awarded credits in

1991 and placed in service in 1992.  Project will

complete compliance requirements in 2010 and will

transition to market rate housing.  Two buildings in

complex with 3-levels and no elevator.  Amenities

include dishwasher, disposal, in-unit laundry or hook-

up, playground, patio/balcony and controlled access. 

Garages available for extra $35/month.  All units have

1 bathroom.  Rent includes heat, sewer, water and

garbage, but tenant pays electric.  Manager reports

vacancies in 2 bedrooms but stronger demand for 3

bedrooms - some of the current vacancies are due to

recent turnover. 

Brennan Hill

Townhomes

4536 E Brennan

Dr

32 - 2 Bedroom

30 - 3 Bedroom

62 Total Units

$620

$720

+heat, electric

No vacancies

All units at

60% of

median income

Tax credit new construction project awarded credits in

2001 and placed in service in 2002.  Building is 2-

story, town house design.  Amenities include

dishwasher, in-unit laundry, patio and playground. 

Rent includes sewer, water and garbage, but tenant

pays heat and electric.  Manager reports no vacancies

at time of survey.   

Bristol Court

Apartments

Hosta Avenue

20 - 2 Bedroom

20 - 3 Bedroom

20 - 4 Bedroom

60 units

$435-$630

$510-$728

$544-$788

+heat, electric

Two vacant

units

Six units at

40%, 19 units

at 50% and

remaining

units at 60%

of median

income

Tax credit project awarded credits in 2009 and placed

in service in 2009/2010.  Five buildings in complex

with 12 units each.  Two-level walk-up with apartment

units on each level.  Units have private entrances and

10 units have attached garage and 2 units have

detached garage per building.  Amenities include in-

unit laundry and community room.  Rent includes

sewer, water and garbage, but tenant pays heat and

electric.  Phased occupancy from Sept. 2009 to Feb.

2010.  Initial lease-up went very well and all units

were filled - two units have since turned over and

were vacant at the time of the survey.  Manager says

that many units are occupied by Voucher holders.  
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Table 1 Tax Credit Inventory

Name Number of Units

/Bedroom Mix

Rent Vacancy/

Wait List

Tenant Mix Comments

Brooks

Townhomes

54  Stth

36 - 2 Bedroom

28 - 3 Bedroom

64 units

$466-$600

$545-$690

+heat, electric

Initial

occupancy

phase - with

some units

ready for

occupancy

and some

under

construction

Seven units at

40%, 20 units

at 50% and

remaining

units at 60%

of median

income

Tax credit project awarded credits in 2009 and placed

in service in 2009/2010.  Ten buildings in complex

with 6 to 8 units per building.  Units are town house-

style with private entrance.  Amenities include in-unit

laundry and community room.  Rent includes sewer,

water and garbage, but tenant pays heat and electric. 

Six buildings have completed construction and 4 still

under construction.  Only five vacant units exist in

first 6 buildings, with the first occupancy beginning in

Nov. 2009.  Manager says that many units are

occupied by Section 8 Voucher holders.   

Country

Meadows

Apartments and

Town Homes

6200 W 43  Strd

46 - 2 Brm Apts

11 - 3 Brm Apts

42 - 3 Brm TH

99 Total Units

$649

$725

$725

+heat, electric

9 vacant two

bedroom

units

All units at

60% of

median income

Tax credit rental complex built in five phases between

1990 and 1993 - project received tax exempt bond

allocation in 2009 for ownership change and rehab

and now has new compliance period.  All five former

projects now under one project.  Project is a mix of 2-

level and 3-level apartment buildings and town house

units.  Rent includes water, sewer and garbage, with

tenants paying gas and electric.  Manager reports 9

vacant units at time of survey - all 2 bedrooms, with

good demand for larger units.

Brentwood

Apartments

(aka Elmwood

Estates)

601 N Elmwood

Dr

32 - 1 Bedroom

45 - 2 Bedroom

21 - 3 Bedroom

98 Total Units

$473

$575

$695

+electric

7 vacant units

- primarily 2

bedrooms

All units at

60% of

median income

Tax credit rehabilitation project awarded credits in

2000 and placed in service in 2002.  The project had

originally been constructed in 1970.  Four buildings

with 3 levels each and no elevator.  Amenities include

outdoor pool, patio/deck, and playground with garage

available for extra fee. All units have 1 bathroom. 

Rent includes heat, water, sewer and garbage, with

tenant paying electric. Manager reports 7 vacancies at

time of survey, primarily in 2 bedrooms which have

seen lower demand.  Part of the vacancy issue is

blamed on weather as it is difficult to fill units during

winter months. 
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Table 1 Tax Credit Inventory

Name Number of Units

/Bedroom Mix

Rent Vacancy/

Wait List

Tenant Mix Comments

Falls Terrace

Apartments

1301 Majestic

View Place

47 - 3 Bedroom

15 - 4 Bedroom

62 Total Units

$693

$751

+heat, electric

13 vacant

units -

primarily 3

bedroom

All units at

60% of

median income

Tax credit new construction project awarded credits in

2004.  Units have 3-level living with private

entrances.  All units are designated for households at

or below 60% of median income.  Tenants pay heat

and electric in addition to rent.  Manager reports 13

vacant units, primarily in 3 bedrooms.

 

Falls Park

Apartments

3601 N Career

Ave

59 - 3 Bedroom

14 - 4 Bedroom

73 Total Units

$684-$686

$702

+heat, electric

Approximatel

y 15 vacant

units

including 2 4-

bedrooms,

move in

specials being

offered

General

occupancy

with 15 for

households at

50% of

median and

remaining

units at 60%

of median

income

Tax credit project awarded credits in 2006 and placed

in service in 2008.  Buildings are two-level walkup

apartments.  Amenities include dishwasher, in-unit

laundry and playground.  Rent includes water, sewer

and garbage, with tenants paying heat and electric. 

Manager reports 20% vacancy rate, including two 4-

bedroom units.  Project has been open for occupancy

since late summer of 2008, and may not have

achieved full occupancy.

Grant Square

Apartments

41  St and Teast

Ellis Road

24 - 2 Bedroom

24 - 3 Bedroom

48 Total Units

$450-$665

$525-$790

+heat, electric

Occupancy

planned for

summer 2010

Manager

believes units

will be at 40%,

50% and 60%

of median

income

Tax Credit new construction project awarded credits in

2009 and initial occupancy planned for summer 2010. 

HOME funds also used.  Lease-up has not started, but

some units may be set at 40% of median income. 

Amenities include AC, dishwasher/disposal, in-unit

laundry and attached heated garage. Rent includes

water, sewer and garbage, with tenants paying heat

and electric. Manager says that initial interest in the

property is strong, and pre-leasing will begin soon.
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Table 1 Tax Credit Inventory

Name Number of Units

/Bedroom Mix

Rent Vacancy/

Wait List

Tenant Mix Comments

Hillview

Apartments and

Townhomes

5001-5033 E

26  Stth

1 - 1 Brm Apt

23 - 2 Brm Apt

6 - 2 Brm TH

12 - 3 Brm TH

42 Total Units

$495

$560-$585

$585-$605

$685-$705

+electric

10 vacant

units - 7 2-

Brm Apts and

3 3-brm TH

units

Some units at

50% of

median and

remaining

units at 60%

of median

Tax credit new construction project awarded credits in

1994 and placed in service in 1996.  Project includes a

24-unit apartment building that is 3-level without an

elevator, and 18 town house units.  Amenities include

dishwasher, coin laundry, storage units, in-unit

laundry hookups in some units and playground. 

Garages available for extra $30. Rent includes heat,

water, sewer, garbage and basic cable in apartments,

with tenant paying electric.  Manager reports 10

vacancies at time of survey - this is higher than a year

ago and reflects some loss of tenants to home

ownership due to federal incentives  

Homestead

Trails I & II N

Homestead

Circle

32 - 3 Bedroom

32 Total Units

$648

+utilities

Fully occupied

with 8

original

tenants

All units at

60% of

median income

Tax credit new construction project awarded credits in

1996 and placed in service in 1997.  Project is

designed as rent-to-own, with single family detached

houses with basements, attached two-car garage,

appliances, but only 1 bathroom. Occupants will be

given the chance to purchase the house in 2012 for

$60,000.  Original tenants will have no repayment

obligation.  More recent tenants must own the house

for five years or surrender any windfall profit.  Eight

tenants of 33 in Phase I & II are original occupants

from 1997.  During rental phase the tenant pays all

utilities and the first $250 of larger maintenance

items.  Tenants are also responsible for upkeep, such

as grass mowing and snow removal. 

� Sioux Falls Housing Needs Assessment - 2010 160



Multifamily Rental Housing Tables: Tax Credit  �

Table 1 Tax Credit Inventory

Name Number of Units

/Bedroom Mix

Rent Vacancy/

Wait List

Tenant Mix Comments

Majestic View

Townhomes

1210-1216 S

Majestic St

3 - Efficiency

25 - 2 Bedroom

10 - 3 Bedroom

38 Total Units

$420

$595

$675

+heat, electric

No vacancies

All units at

60% of

median income

Tax credit new construction project awarded credits in

1994 and placed in service in 1995.  Project will

complete initial compliance period within the next

year.  Rent includes water, sewer and garbage with

tenants paying heat and electric.  Amenities include

dishwasher/disposal, in-unit laundry, playground and

garage for additional fee.  Manager reports that all

units are leased at time of survey - large units, garage

and affordable rents make the project popular. 

North Cleveland

I

909 N

Cleveland St

1 - 1 Bedroom

11 - 2 Bedroom

12 - 3 Bedroom

24 Total Units

$485

$555-$640

$625-$640

+electric

2 vacant 3

bedroom

units

Some units at

50% of

median and

remaining

units at 60%

of median

Tax credit new construction project awarded credits in

1992 and placed in service in 1993.  Project will enter

extended compliance period in March 2010. This

project is for sale according to the SDHDA website. 

Three-level apartment building without elevator. 

Amenities include dishwasher, coin laundry, storage

unit, in-unit laundry hookups in some units and

playground.  Garages available for extra $30. Rent

includes heat, water, sewer, garbage and basic cable,

with tenant paying electric. Six vacant units in

Cleveland I and II is higher than in the past and

reflects tenants moving to home ownership.

North Cleveland

II

901 N

Cleveland St

1 - 1 Bedroom

11 - 2 Bedroom

12 - 3 Bedroom

24 Total Units

$485

$555-$640

$625-$640

+electric

4 vacant

units, with 3

2-Brm and 1-

3-Brm

Some units at

50% of

median and

remaining

units at 60%

of median

Tax credit new construction project awarded credits in

1992 and placed in service in 1993.  Project will enter

extended compliance period in March 2010. This

project is for sale according to the SDHDA website. 

Three-level apartment building without elevator. 

 Amenities include dishwasher, coin laundry, storage

unit, in-unit laundry hookups in some units and

playground.  Garages available for extra $30. Rent

includes heat, water, sewer, garbage and basic cable,

with tenant paying electric. Six vacant units in

Cleveland I and II is higher than in the past and

reflects tenants moving to home ownership.
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Table 1 Tax Credit Inventory

Name Number of Units

/Bedroom Mix

Rent Vacancy/

Wait List

Tenant Mix Comments

North Ridge

Apartments and

Townhomes

500-530 S Lyon

St

6 - 1 Bedroom

24 - 2 Bedroom

28 - 3 Bedroom

2 - 4 Bedroom

60 Total Units

$500

$555

$630

$680

+electric in

apts

+heat, electric

in TH units

4 vacant

units:

1 - 1 Brm

1 - 2 Brm

2 - 3 Brm

All units at

50% of

median income

Tax credit new construction project awarded credits in

1995 and placed in service in 1996; nonprofit general

partner.  All units serve households at or below 50%

of the median income level.  One and 2 bedroom units

are in apartment building, with 3 and 4 bedroom units

in town houses.  Rent includes water, sewer and

garbage - apartments tenants pay electric, and town

house tenants pay heat and electric.  Amenities

include dishwasher, playground coin laundry in

apartments and in-unit laundry in town houses.

Northern

Heights Estates

E 72  Stnd

50 - 3 Bedroom

50 Total Units

$648-$744

+all utilities No vacancies

60% of

median income

Tax credit new construction project awarded credits in

2004 and placed in service in 2005.  Project is

designed as rent-to-own, with single family detached

houses with basements, attached two-car garage,

appliances, but only 1 bathroom. Occupants will be

given the chance to purchase the house in 2020. 

During rental phase the tenant pays all utilities and

the first $250 of larger maintenance items.  Tenants

are also responsible for upkeep, such as grass mowing

and snow removal.    

Northern

Heights II

E 72  Stnd

 29 - 3 Bedroom

7 - 4 Bedroom

36 Total Units

$600 -$750

$812

+all utilities

No vacancies

60% of

median income

Tax credit project awarded credits in 2006 and placed

in service in 2007.  Project is designed as rent-to-

own, with single family detached houses with

basements, attached two-car garage, appliances, and

2 bathrooms. Occupants will be given the chance to

purchase the house in 2022.  During rental phase the

tenant pays all utilities and the first $250 of larger

maintenance items.  Tenants are also responsible for

upkeep, such as grass mowing and snow removal. 

Waiting list typically exists for 4 bedrooms.
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Wait List
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Northwestern

Apartments and

Townhomes

(aka Axtell

Apartments)

200-304 N

Western Ave

1 - 1 Brm Apt

17 - 2 Bedroom

 3 - 2 Brm TH

6 - 3 Brm Apt

15 - 3 Brm TH

42 Total Units

$475

$555-$580

$570

$645-$660

$695-$715

+electric

4 vacant

apartment

units

Some units at

50% of

median and

remaining

units at 60%

of median

Tax credit new construction project awarded credits in

1993 and placed in service in 1995.  Will enter

extended compliance period within the next year. 

Project includes a 24-unit apartment building that is

3-level without an elevator, and 18 town house units. 

Amenities include dishwasher, coin laundry, storage

unit, in-unit laundry hookups in some units and

playground.  Garages available for extra $30. Rent

includes heat, water, sewer, garbage and basic cable,

with tenant paying electric. Manager reports 4 vacant

apartments at time of survey - this project has

typically had better occupancy and has generally

maintained a waiting list.  

Pheasant View

3500 S

Sertoma Ave

10 - 1 Bedroom

10 - 2 Bedroom

20 - 3 Bedroom

40 Total Units

$550

$625

$675

+electric

1 vacant 3

bedroom unit

All units at

60% of

median income

Tax credit new construction project awarded credits in

1993 and placed in service in 1995.  Project will

complete initial compliance period within the next

year.  Two-level structure with private entrances. 

Amenities include garage, in-unit laundry and

playground.  Rent includes heat, water, sewer and

garbage, with tenant paying electric.  Manager reports

1 vacancy due to recent turnover, but units are

generally full and tenants like the private entrance

style units.

Quail Hollow

Townhouses

4600, 4610 E

3  Strd

22 - 2 Bedroom

22 Total Units

$530

+heat, electric

No vacancies

11 units at

50% of

median and 11

at 60% of

median income

Tax Credit new construction project awarded credits in

1998 and placed in service in 1999; project also

received HOME funding and half of the units serve

households at or below 50% of median.  Units are 2-

level town houses.  Amenities include in-unit laundry,

dishwasher, central AC and playground.  Rent includes

water, sewer and garbage, with tenant paying heat

and electric.  Manager reports no vacancies at time of

survey.
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Tenant Mix Comments

East Pointe

Townhomes

(aka Richmond

II )

4500 E 3  Strd

22 - 2 Bedroom

26 - 3 Bedroom

48 Total Units

$550-$570

$670

+heat, electric

2 vacant 2

bedroom

units

All units at

60% of

median income

Tax Credit new construction project awarded credits in

1994 and placed in service in 1994. Project will

complete 15 year initial compliance period in Oct.

2010.  Units are 2-level town houses.  Amenities

include garage, dishwasher, central AC and

playground.  Rent includes water, sewer and garbage,

with tenant paying heat and electric.  Manager reports

2 vacant units at time of survey.

Ridgeview

Apartments

2909 E 6  Stth

24 - 2 Bedroom

24 - 3 Bedroom

48 Total Units

$635-$685

$735-$785

+electric

7 vacant 2

bedroom

units

All units at

60% of

median income

Tax Credit new construction project awarded credits in

1994 and placed in service in 1994.  This project will

complete its initial contract requirements in Sept.

2010 and is for sale. Two buildings in complex with 3-

level apartment buildings with no elevator.  Amenities

include dishwasher, disposal, patio/balcony,

playground and in-unit laundry or hook-up in most

units.  Garages available for extra fee.  Three-

bedroom unit have 2 bathrooms.  Rent includes heat,

water, sewer and garbage, with tenant paying electric. 

Manager reports vacancies in 2 bedrooms but stronger

demand for 3 bedrooms - some of the current

vacancies are due to recent turnover.   

River Run

701-815 S

Lyons Ave

8 - 1 Bedroom

16 - 2 Bedroom

24 - 3 Bedroom

48 Total Units

$500

$550

$650

+heat, electric

1 vacant 2

bedroom unit,

waiting list

All units at

60% of

median income

Tax credit new construction project awarded credits in

1993 and placed in service in 1994. This project will

complete initial compliance requirement within the

next year.  Six 8-plexes that are two level with no

elevator.  Amenities include dishwasher, in-unit

laundry and garage for extra fee.  Rent includes

water, sewer, garbage and hot water, with tenants

paying heat and electric.  Project has international

immigrant population in residence.  Manager reports 1

vacancy due to turnover, but waiting list exists.
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RoseCrest

Townhomes

3316 Rambler

Place 

52 - 2 Bedroom

26 - 3 Bedroom

78 Total Units

$585-$605

$685-$705

+heat, electric

4 vacant 2

bedroom

units

16 units at

50% of

median income

and remaining

units at 60%

of median

Tax credit new construction project awarded credits in

2002 and placed in service in 2003.  Units are 2-level

town homes.  Sixteen units are designated for

households at or below 50% of median income.

Amenities include dishwasher, in-unit laundry,

community room and storage compartment.  Rent

includes water, sewer and garbage, with tenants

paying heat and electric.  Manager reports 4 vacant 2

bedroom units but a waiting list exists for 3 bedrooms

- vacancies are partly due to seasonal difficulty of

filling units.

South Ridge

Apartments and

Townhomes

1625 E

Northstar St

22 - 2 Brm Apt

8 - 2 Brm TH

30 - 3 Brm TH

60 Total Units

$510-$520

$535-$550

$630-$645

+electric in

apts

+heat, electric

in TH

8 vacant units

-

6 - 3 Brm TH

2 - 2 Brm TH

Approximately

half the units

at 50% of

median and

half at 60% of

median income

Tax credit new construction project awarded credits in

1998 and placed in service in 1999; nonprofit general

partner. Project includes apartment building and town

house units. Apartments are in 2 buildings with 11

units each; 2-level with no elevator.  Amenities

include in-unit laundry for town houses and coin

laundry for apartments, and playground.  Water,

sewer and garbage included in rent, with apartment

tenants only paying electric, and town house tenants

paying heat and electric.  Three units are accessible. 

Eight town house units vacant at time of survey -

project has lost tenants in past year to home

ownership tax credit.  Town house units are more

difficult to fill in winter, while apartments are more

difficult in summer.

Stoney Creek

Townhouses

7412 W Stoney

Creek

30 - 2 Bedroom

30 - 3 Bedroom

60 Total Units

$580-$620

$700-$745

+heat, electric

2 vacant 3

bedroom

units

All units at

60% of

median income

Tax credit new construction project awarded credits in

2001 and placed in service in 2002.  Units are 2-level

town homes.  Amenities include dishwasher, in-unit

laundry, playground and storage compartment.  Rent

includes water, sewer and garbage, with tenants

paying heat and electric.  Manager reports 2 vacant 3-

bedroom units - more demand for 2-bedrooms.
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Stoney Creek

Townhouses II

906 S Tayberry

Ave

24 - 2 Bedroom

12 - 3 Bedroom

36 Total Units

$580-$620

$700-$745

+heat, electric

7 vacant 3

bedroom

units

Eight 2

bedroom units

at 50% of

median and

remainder at

60% of

median income 

Tax credit new construction project awarded credits in

2003 and opened placed in service in 2004.  Units are

2-level town homes.  Amenities include dishwasher,

in-unit laundry, playground and storage compartment. 

Rent includes water, sewer and garbage, with tenants

paying heat and electric. Manager reports 7 vacant 3-

bedroom units - more demand for 2-bedrooms.

Sycamore Court

Apartments

(aka Duluth II)

4500 E 16  Stth

24 - 2 Bedroom

24 - 3 Bedroom

48 Total Units

$650

$725

+electric

2 vacant

units, 1 2-

bedroom and

1 3-bedroom

vacant

All units at

60% of

median income

Tax credit new construction project awarded credits in

1990 and placed in service in 1992.  Project is now in

extended compliance period.  Building is 3-level

apartment with no elevator.  Amenities include

garage, controlled access, AC and in-unit laundry

hookups in 38 units; units without laundry get double-

garage.  Heat, water, sewer and garbage are included

in ret with tenant paying electric. Two units vacant

due to move outs into home ownership.  Project once

had waiting list, but no waiting list currently.

West Point

Townhouses I

4400 W Briggs

Dr

12 - 2 Bedroom

18 - 3 Bedroom

30 Total Units

$570

$680

+heat, electric

3 vacant units

- all 3 Brm

Some units at

50% of

median and

remaining

units at 60%of

median income

Tax credit new construction project awarded credits in

2000 and placed in service in 2001; nonprofit general

partner. Some units are designated for households at

50% of median income. Amenities include central AC,

walk-in closet, in-unit laundry and playground.  Rent

includes water, sewer and garbage, with tenant

paying heat and electric.  Manger reports 3 vacant

units - partly due to difficulty of filling units in winter.

West Point

Townhouses II

4600 W Briggs

Dr

24 - 2 Bedroom

18 - 3 Bedroom

42 Total Units

$570

$680

+heat, electric

4 vacant

units:

l - 2 Brm

2 - 3 Brm

Some units at

50% of

median and

remaining

units at 60%of

median income

Tax credit new construction project awarded credits in

2001 and placed in service in 2002; nonprofit general

partner. HOME funds also utilized with units at 50% of

median income. Amenities include central AC, walk-in

closet, in-unit laundry and playground.  Rent includes

water, sewer and garbage, with tenant paying heat

and electric. Manger reports 4 vacant units - partly

due to difficulty of filling units in winter.
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West Point

Townhouses III

4301 Antelope

Dr

14 - 2 Bedroom

6 - 3 Bedroom

20 Total Units

$570

$680

+heat, electric

No vacancies

Some units at

50% of

median and

remaining

units at 60%of

median income

Tax credit new construction project awarded credits in

2002 and placed in service in 2003; nonprofit general

partner. Some units are designated for households at

50% of median income.  Amenities include central AC,

walk-in closet, in-unit laundry and playground.  Rent

includes water, sewer and garbage, with tenant

paying heat and electric.  Manager reports no

vacancies but no waiting list.

Williamsburg

Townhomes I

Wheatland Ave

42 - 2 Bedroom

12 - 3 Bedroom

54 Total Units

$620

$730

+heat, electric

8 vacant units

- 

7 - 2 Brm

1 - 3 Brm

All units at

60% of

median income

Tax credit new construction project awarded credits in

2004 and placed in service in 2005. Units are 2-level

town houses.  All units serve households at or below

60% of median income.  Amenities include

dishwasher, in-unit laundry, club house and

playground.  Rent includes water, sewer and garbage,

with tenant paying heat and electric.  Manager reports

8 vacant units, with only 1 3-bedroom vacant, but

occupancy rates tend to improve with better weather.

Williamsburg

Townhomes II

Wheatland Ave

42 - 2 Bedroom

14 - 3 Bedroom

56 Total Units

$499-$620

$597-$745

+heat, electric

5 vacant 2

bedroom

units

Six units at

40%, 11 units

at 50% and 39

units at 60%

of median

income

Tax credit new construction project awarded credits in

2006 and placed in service in 2007. Units are 2-level

town houses.  Project has some units serving lower

income households at 40% and 50% of median

income.  Amenities include dishwasher, in-unit

laundry, club house and playground.  Rent includes

water, sewer and garbage, with tenant paying heat

and electric. Five vacant 2-bedroom units - occupancy

rates tend to improve as weather gets better. 
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Senior-Designated

Bergeland

Apartments

2412 W 46  Stth

45 - 1 Bedroom

45 Total Units

$485-$525 No vacancies,

waiting list

Senior (55+)

occupancy

with some

units

designated at

50% and

remaining at

60% of

median

Tax Credit new construction project awarded credits in

1999 and placed in service in 2000. HOME funds also

utilized.  Some of the units are designated for

households at 50% or less of median income.  Project

is also designated for senior (55+) occupancy.  Three-

level apartment building with elevator.  Amenities

include community and activity rooms, coin laundry

and all utilities included in rent.  Manager reports full

occupancy and a waiting list.  

Cathedral

Heights

Apartments

720 W 5  Stth

22 - 1 Bedroom

8 - 2 Bedroom

30 Total Units

18 Tax Credit and

12 Market Rate 

$475-$630

$575 $755

2 vacancies,

with 1 tax

credit and 1

market rate,

waiting list

Mixed income

project for  

senior (55+)

occupancy

with some

units

designated at

50% and

remaining at

60% of

median

Tax Credit mixed income new construction project

awarded credits in 2005 and placed in service in

2006; nonprofit general partner. Twelve units are

market rate and 18 units are tax credit/HOME

assisted.  Some of the units are designated for

households at 50% or less of median income.  Project

is also designated for senior (55+) occupancy.  Three-

level apartment building with elevator.  Amenities

include community and activity rooms, in-unit laundry

and all utilities included in rent. Heated parking

available for $30 per month.  Manager reports 2

vacant units at time of survey, but a waiting list

exists.  This project is located near the Cathedral and

is popular with seniors..  

Gateway

Apartments

3511 S

Gateway Blvd

47 - 1 Bedroom

1 - 2 Bedroom

48 Total Units

$500

$560 2 vacant units

Senior (62+)

designated

with all units

at 60% of

median income 

Tax credit new construction project awarded credits in

1996 and placed in service in 1998.  Designated for

senior (62+) and disabled occupancy. Three-level

apartment building with an elevator.  Amenities

include community room, dining room, fitness center,

entertainment room and hair salon. Rent includes

utilities.  Manager reports 2 vacancies at time of

survey due to recent turnover, but building is

generally full.  
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Prairie Village

Senior

Apartments

4901 E 41  Stst

23 - 1 Bedroom

25 - 2 Bedroom

48 Total Units

$505-$515

$615

1 vacant unit,

waiting list

Senior (55+)

designated

with 4 units at

40% of

median, 15

units at 50%

of median and

remaining

units at 60%

Tax credit new construction project awarded credits in

2003 and placed in service in 2005.  Designated for

senior (55+) occupancy. Three-level apartment

building with elevator.  Amenities include dishwasher,

AC, community room, fitness center, guest suite and

all utilities included in rent.  Garages available for

extra $42.  Manager reports one vacancy due to

turnover, but good demand exists and waiting list is

maintained.  

Prairie Village II

Senior

Apartments

4907 E 41  Stst

13 - 1 Bedroom

18 - 2 Bedroom

31 Total Units

$471-$520

$620

 

No vacancies,

waiting list

Senior (62+)

designated

with some

units at 50%

of median and

remaining

units at 60%

Tax credit new construction project awarded credits in

2009 and placed in service in August 2009. 

Designated for senior (62+) occupancy. Two-level

apartment building with elevator.  Amenities include

dishwasher, AC, community room, fitness center,

guest suite and all utilities included in rent.  Garages

available for extra $42.  Manager reports no vacancies

and waiting list. 

West Creek

Woods

1700 S St.

Michael Circle

41 - 1 Bedroom

1 - 2 Bedroom

42 Total Units

$515-$535

N/A 5 vacant units

Senior (55+)

and disabled

occupancy, all

units at 

60% of

median income

Tax Credit new construction project awarded credits in

1996 and placed in service in 1997; nonprofit general

partner. Designated for senior (55+) occupancy with

20% of units available to younger disabled tenants. 

Three-level apartment building with elevator. 

Amenities include AC, dishwasher and community

room.  Rent includes all utilities.  Two units are

accessible and two are suitable for hearing impaired

tenant.  Five units vacant at time of survey - above

average turnover during winter when units are more

difficult to fill.
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Western

Comfort

2500 W Bethel

Place

24 - 1 Bedroom

24 - 2 Bedroom

48 Total Units

$510

$610

+electric

2 vacant 1

bedroom

units, waiting

list

Senior (62+)

and disabled

occupancy, all

units at 

60% of

median income

Tax credit new construction project awarded credits in

1994 and placed in service in 1995.  Project will

complete initial compliance period within the next two

years. Designated for senior (62+) and disabled

tenant occupancy. Three-level apartment building with

elevator.  Amenities include AC, dishwasher/disposal,

walk-in closet, community rooms, storage

compartments and garage parking for additional fee. 

Manager reports 2 vacancies due to recent turnover,

but waiting list exists.

Western

Heights II

2201 W 46  Stth

28 - 1 Bedroom

2 - 2 Bedroom

30 Total Units but

2 bedrooms are

for staff use only

$534

N/A 1 vacant unit Senior (55+)

and disabled

occupancy

Tax Credit new construction apartment project

awarded credits in 2001 and placed in service in 2003. 

Companion project to Western Heights I which is

HUD-subsidized and used tax credits for rehabilitation. 

Project is designated for senior (age 55 and older) and

disabled tenant occupancy.  Amenities include site for

noon meal program, weekly transportation and

community room.  Manager reports 1 vacant unit and

no waiting list.  Voucher availability is limited by long

waiting list which impacts occupancy by lower income

people.
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Special Needs

Accessible

Housing Group

Home

34 beds for

developmentally

disabled adults 

N/A N/A Developmental

ly disabled

adults

Tax Credit award in 2009 for housing project serving

developmentally disabled adults.  Two houses with 10

beds each were constructed and two houses with 7

beds each were acquired and rehabilitated.  Project

was completed in December 2009.  DakotAbilities also

has other housing and services for this client group.

Cayman Court

(aka My Home)

4101 W

Cayman St

24 unit licensed

Assisted Living

Center

N/A

Fully

occupied,

wait list with

15 names

People with

serious and

persistent

mental illness

Tax Credit award in 2006 for project serving people

with serious and persistent mental illness.  Managed

by SE Behavioral HealthCare. Licensed as an Assisted

Living Center and serving people with medical needs. 

According to administrator, the facility does not

generate positive cash flow.  While unmet need exists,

it would be difficult to replicate with long-term

contractual obligations of the tax credit program. 

VOA Pettigrew

Heights

Apartments

616 W 12  Stth

12 - Efficiency

4 - 1 Bedroom

21 - 2 Bedroom

37 Total Units

 

N/A

Under

construction -

occupancy in

Summer

2010

Permanent

supportive

housing -

chemical

dependency

families with

children 

Tax credit new construction project awarded credits in

2009 and scheduled for occupancy in Summer 2010.

HOME funds and NSP funds also used, with units at

50% and 60% of median income.  Four-level

apartment building in redevelopment neighborhood. 

Owned by Volunteers of America, Dakotas, this

project will serve low income families with children.

Many of these will be women and children in the

Volunteers of America, Dakotas New Start Program,

as a permanent supportive housing step from

chemical dependency. 
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Heartland

House II

(aka

Cumberland II)

3520 N 4  Aveth

1 - 1 Bedroom

9 - 2 Bedroom

7 - 3 Bedroom

3 - 3+Den Brm

20 Total Units

30% of income

No vacancies,

long waiting

list

Transitional

housing for

families with

children

Tax credit new construction project awarded credits in

1994 and placed in service in 1995.  In 2004,

ownership transferred to Inter-Lakes CAP and this

project now provides transitional housing for homeless

families.  Households can live in the project for up to

2 years.  Rent is charged based on 30% of income,

but ½ of rent paid is placed into a savings account

that is accessible at time of move-out. Case

management services provided, including budgeting. 

Housing is drug and alcohol free facility.  Waiting list

of 37 names.

505 S. Duluth 8 - Studio

8 Total Units

$310-$395 Under

construction

SRO for people

at 40% or less

of median

income

New construction project by the Sioux Falls HRC that

utilizes Neighborhood Stabilization Program funding to

create very affordable units.  Although this project did

not receive tax credits, it will still serve households at

or below 40% of the median income level.  The

project will open for occupancy in Spring 2010. 

Project is intended to provide low rent option for lower

income singles.

Source: Community Partners Research, Inc.; SDHDA; National Housing Trust
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Subsidized Rental Housing Summary

This section of the Housing Study examines very affordable rental housing,
which can charge rent that is substantially lower than conventional housing. 
This type of housing typically has some type of federal subsidy, provided
through the U.S. Department of Housing and Urban Development.

Section Highlights

< Sioux Falls has 45 different subsidized housing projects with 1,435 units. 
These include:
< 803 general occupancy subsidized units in 23 projects
< 486 senior/disabled occupancy subsidized units in 14 projects
< 146 special needs/disabled occupancy units in 7 projects

< Sioux Falls also has more than 1,600 households receiving tenant-based
Voucher rent assistance that can be used in conventional housing.

< Compared to the total number of renter households in Sioux Falls, those
with either a project-based or a tenant-based rent subsidy represented
nearly 13% of all renters.

< The rental survey completed by Community Partners Research for this
Study found a vacancy rate of 1% or less in the City’s stock of project-
based subsidized housing.  Nearly all of the identified vacancies were in
one-bedroom or efficiency units.  The vacancy rate in larger units was
nonexistent, and waiting lists exist.

< A separate rental survey completed in January by the Multi-Housing
Association found a higher rate of vacancy, but nearly all of the
unoccupied units were in one-bedroom or efficiency apartments.

< The tenant-based rent assistance program has a waiting list with more
than 3,500 names.  Detailed demographic information on waiting list
households is provided in this section.

< A listing of all project-based subsidized developments is also provided at
the end of this section.

< Over the past decade, Sioux Falls has been losing project-based units, as
some older developments have fulfilled their obligations, and have
converted into conventional housing.  Unit losses have exceeded unit
gains, as very few federal resources remain available to build new
subsidized housing.
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Overview

The term “subsidized housing” as used in this Study defines rental projects that
have utilized federal and/or State programs to provide housing for very low
income and extremely low income people.  In the City of Sioux Falls, nearly all
of the subsidized rental housing has used one or more of the various programs
available through the U.S. Department of Housing and Urban Development
(HUD).  Having access to either project-based rent assistance or direct
operating assistance, the subsidized units are generally able to charge rent
based on 30% of the tenant’s household income.  Most subsidized housing
serves households below 50% of the HUD-estimated median income level,
referred to by HUD as very low income and extremely low income renters.

Subsidized Inventory 

The research for this Study found as many as 45 separate housing projects in
Sioux Falls that meet the basic definition of subsidized housing.  Some of these
projects provide general occupancy, some are designated for seniors and/or
disabled tenants, and a few of the projects serve very targeted, special needs
populations.  In total, there are 1,435 units in Sioux Falls that offer subsidized
housing.  The distribution of these units by market segment is as follows:

< 803 general occupancy subsidized units in 23 projects
< 486 senior and/or disabled occupancy subsidized units in 14 projects
< 146 special needs/disabled occupancy units in 7 projects

In most cases, the subsidized units serving special need’s populations are not
available to the broader base of renter households in the community.  For
example, a number of the subsidized projects for special need’s groups serve
individuals with developmental disabilities, and are generally owned by
nonprofit organizations that provide supportive services.  In the analysis of
rental rates and occupancy patterns that follows later in this section, only the
projects identified as general occupancy or senior/disabled occupancy have
been examined.

In addition to subsidized properties that have project-based rent assistance,
residents of Sioux Falls also have access the HUD Housing Choice Voucher
Program.  Income-eligible households that receive a Voucher pay a defined
portion of their household income (typically 30%) for their rent, and the
Voucher contributes the additional amount needed each month.  Vouchers can
be used in any suitable rental housing unit, provided it can pass a Housing
Quality Standards inspection, and is below a defined gross-rent threshold.
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In February 2010, there were 1,631 households with Vouchers in Sioux Falls.  
When Vouchers are combined with the inventory of project-based units, there
were approximately 2,920 general occupancy and senior/disabled renter
households that had access to some form of subsidized housing.  Compared to
the total number of renter households in Sioux Falls, those with a subsidy
represented nearly 13% of all renters.

Unit Mix

Bedroom information was not available for all subsidized units.  Some of the
Mod Rehab projects could not be contacted, so a slightly smaller inventory has
been used for the following calculations.

< 133 (10.7%) efficiency units
< 782 (62.9%) one-bedroom
< 198 (15.9%) two-bedroom
< 100 (8.0%) three-bedroom
< 31 (2.5% ) four-bedroom

Although Sioux Falls does have more than 1,200 subsidized rental units for
general occupancy or senior/disabled occupancy, this inventory is heavily
oriented toward one-bedroom and efficiency apartments.  These small units,
generally suited to one or only two occupants, represent more than 73% of the
project-based subsidized units available.  

Efficiency apartments and one-bedrooms are typical in projects designated for
senior/disabled occupancy, but in Sioux Falls, many of the general occupancy
buildings also offer small units.  These buildings may have been constructed for
senior occupancy, and then later converted to general occupancy housing.

Occupancy / Vacancy

The rental survey of subsidized projects was conducted in February and March
2010.  The telephone survey was successful in collecting occupancy information
from all but 43 of the general occupancy and senior/disabled occupancy units.  
The survey identified 13 vacant units in the subsidized developments, for a
vacancy rate of approximately 1%.  However, three of the 13 units were in a
project that could not provide rent assistance to every tenant.  This project had
a long waiting list for deep subsidy units but some vacancies in the apartments
that charged a moderate rent.  Excluding these units, the vacancy rate dropped
to 0.8%.  
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Nearly all of the deep subsidy units that were reported as vacant on the date of
the survey were either one-bedroom or efficiency apartments.  Almost no
vacancies were reported in subsidized units that had two or more bedrooms. 

Many of the projects reported waiting lists and some even identified “long”
waiting lists, especially in projects that had two-, three- or four-bedroom units.

The findings of the Community Partners Research survey were somewhat
different from those reported by the South Dakota Multi-Housing Association in
their January 2010 survey.  They reported a vacancy rate of 5.4%, in 681 units
surveyed.  While they found more vacant units, they did report that 32 of 37
vacancies were found in one-bedroom or efficiency apartments.  

Rental Rates

Nearly all of the subsidized options in Sioux Falls area can charge rent based on
30% of the household’s income.  Three projects, Falls View, Meadowland and
River Tower do have some units without project-based rent assistance.  In
these buildings, a base rent does apply to a portion of the units.  The base rents
may be moderate but they do not allow extremely low income households the
opportunity to cap their rent at 30% of income.

Subsidized Unit Losses

Most of the project-based subsidized housing stock in Sioux Falls is owned by
private, for-profit investors.  Each development has its own contract, but in
general, these subsidized properties had an obligation to provide affordable
rental housing for a minimum number of years.  As these contractual
obligations are met, subsidized projects may have the option of terminating
their subsidy agreement, and may be converted to conventional housing.  The
research for this Housing Study identified some subsidized properties that have
recently converted to conventional housing, and one that is expected to convert
within the next few months.

One of the projects that recently ended its subsidy contract was Prospect
Heights.  This property had 14 total units, with four efficiency and ten one-
bedroom apartments.  At the time of the termination, only four tenants were
receiving rent assistance, and the Sioux Falls Housing and Redevelopment
Commission (HRC) was issued four additional tenant-based Vouchers when the
project-based subsidy ended.

Town Park I & II converted to conventional housing in November 2009.  At that
time, the project was sold, the HUD mortgage was prepaid, and the subsidy
contract ended.  All 70 units are now conventional housing.  The project has 42
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two-bedroom and 28 three-bedroom units.  The Sioux Falls HRC has received
an additional allocation of 12 Housing Choice Vouchers and expects to receive
16 more Vouchers to help mitigate the loss of project-based subsidies in Town
Park.  According to the new owner, the project was at full occupancy prior to
the conversion to conventional housing, and many calls are still received from
households looking for a subsidized unit.

There is some confusion on the current status of Falls View Apartments.  This
project had once been HUD subsidized.  In 2005, it received an award of tax
credits for rehabilitation, and does have income limits in place.  However, some
of the project-based rent assistance may have been lost.  This project has 48
total units, including eight efficiency units and 40 one-bedrooms.

There have been substantial losses of HUD Mod Rehab Program units over the
past few decades.  In the past, the Mod Rehab Program had helped to
rehabilitate older rental housing in the City.  Participating property owners were
then provided with project-based rent subsidies for their tenants.  According to
staff at the Sioux Falls HRC, the Mod Rehab Program once had 384 assisted
units in Sioux Falls.  In 2010, only 84 units were still participating, and these
property owners are given the opportunity each year to terminate their subsidy
contract and convert to conventional housing.  As with other subsidized losses,
the HRC has tended to gain Vouchers when subsidy contracts end, so existing
tenants are protected from the impact of the unit conversion.

The research identified one subsidized project that will be terminating its
subsidy agreement in 2010.  River Tower Apartments will convert to
conventional housing in June.  There are approximately 90 tenants in River
Tower that receive project-based rent assistance, and these tenants will instead
be provided with a tenant-based Voucher.

The loss of project-based subsidized housing in Sioux Falls has generally been
mitigated by the availability of tenant-based rent assistance Vouchers.  While
this does protect the tenants at the time of conversion, there is no guarantee
that the Vouchers will remain in the City.  The assistance is portable, and
moves with the household.  It is also the case that there has not been one-for-
one replacement of lost project-based units with Vouchers.  If a subsidized unit
is vacant at the time of the conversion, a Voucher is not issued.  Likewise, if a
tenant in residence has a higher income at the time of the conversion, a
Voucher may not be needed, and the project-based subsidy opportunity is lost.
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Tenant-Based Rent Assistance

The Housing Choice Voucher Program in Sioux Falls had 1,631 participating
households in February 2010.  There are also some other rent assistance
programs available to special needs’ groups, such as people with AIDS, disabled
veterans, homeless families, and homeless people with mental illness issues. 
When the various rent assistance programs are combined, between 1,800 and
1,900 households in Sioux Falls would have access to tenant-based rent
assistance.

The waiting list for Voucher assistance was extremely long, with more than
3,500 names.  According to staff at the Housing and Redevelopment
Commission, there were some identifiable factors that have contributed to the
length of the waiting list.  Economic conditions, including some increase in the
area’s unemployment rate, have contributed to demand.  At the same time, the
number of households leaving the Program had also slowed significantly, which
was also attributed to the economy.  In the past, a higher level of Voucher
turnover had been occurring, as households with improving incomes would
eventually leave the Program, and a new household would be selected from the
waiting list.  Voucher turnover slowed at the same time that new applicants
began applying for the waiting list.  As a result, the estimated waiting period for
receiving Voucher assistance was more than three years.

Since Voucher assistance can be portable, some communities will see their
waiting lists grow from “non-local demand” as people living in other Cities and
States will apply at various locations around the U.S.  According to staff, this is
not the case in Sioux Falls, as the vast majority of households on the waiting
list currently have a local address.  Sioux Falls does require that the recipient
household live in Sioux Falls for one year before a Voucher can be ported, which
helps to discourage people from applying with the intent of porting the Voucher
in a different community.

The Voucher Program in Sioux Falls does not have a preference system for
applicants, other than time and date of original application.  As stated above,
there are some specialized rent assistance programs that serve very targeted
segments of the population. 

Housing and Redevelopment Commission Waiting List Profile

The Housing and Redevelopment Commission maintains a detailed waiting list
for its subsidized housing programs.  Demographic reports were obtained and
analyzed to better define the characteristics of lower income households in
Sioux Falls.  The waiting list maintained by the Housing and Redevelopment
Commission had 3,572 total households listed on April 29, 2010.  To qualify for
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the waiting list, a household must have an income that is at or below 50% of
the HUD-established median income level for the Sioux Falls area, as adjusted
by household size.  The following income limits were for 2009, the latest
available.

Household Size 30% of Median 50% of Median 
One Person     $14,000     $23,300
Two Person     $16,000     $26,650
Three Person     $18,000     $29,950
Four Person     $20,000     $33,300
Five Person     $21,600     $35,950
Six Person     $23,200     $38,650

Table 1 Waiting List Characteristics: Income and Household Type

Less than 30% of

Median Income

31% to 50% of

Median Income

Total

Elderly 109 41 150

Elderly and Disabled 92 25 117

Total Elderly 201 66 267

Non-Elderly 1,865 429 2,294

Non-Elderly and Disabled 895 116 1,011

Total Non-Elderly 2,760 545 3,305

Total - All Households 2,961 611 3,572

Source: Sioux Falls Housing and Redevelopment Commission; Community Partners Research

The total waiting list had more than 3,500 names in April 2010.  Nearly 93% of
the households had a head-of-household that was under 62 years old. 
Although a large number of households had a qualified disability, more than
64% of the households on the list were non-elderly and non-disabled. 
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The waiting list also identifies the number of bedrooms required for each
waiting household.  Separate tables have been provided for elderly households,
including seniors with a disability, non-elderly disabled households, and non-
elderly without any disability.

Table 2 Waiting List Characteristics: Elderly by Bedroom Needs

Household Type One-Bedroom Two-Bedroom Three-Bdrm+ Total 

Elderly > 30% 94 7 8 109

Elderly > 50% 36 4 1 41

Total - Elderly/Non-Disabled 130 11 9 150

Elderly and Disabled >30% 75 11 6 191

Elderly and Disabled >50% 19 5 1 25

Total - Elderly and Disabled 94 16 7 216

Total - All Elderly 224 27 16 267

Source: Sioux Falls Housing and Redevelopment Commission; Community Partners Research

For households that are age 62 and older on the HRC waiting list, the
predominant need is for one-bedroom units.  Nearly 84% of elderly households
would qualify for a one-bedroom rental unit. 

Within the elderly age groups, there is a much higher rate of disabled
households.  Nearly 44 percent of all waiting list households identified as age 62
and older have a disability.
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Table 3 Waiting List Characteristics: Non-Elderly Disabled by Bedrooms

Household Type One-

Bedroom

Two-

Bedroom

Three-

Bedroom

Four-

Bedroom+

Total 

Disabled > 30% 659 113 93 30 895

Disabled 31% to 50% 50 39 21 6 116

Total - Non-Elderly/Disabled 709 152 114 36 1,011

Source: Sioux Falls Housing and Redevelopment Commission; Community Partners Research

The waiting list households that are under age 62 and disabled primarily qualify
for one-bedroom units.  More than 70% of these households need only one-
bedroom, and more than 85% need only one- or two-bedrooms.

The waiting list report obtained for this Study did not define the type of
disabilities being experienced by waiting list households.  Although the actual
number of disabled households needing three-or-more bedrooms is relatively
small, finding a large unit that is suitable to accommodate their disability may
be difficult.  Newer tax credit rental projects will typically offer some fully
accessible units that will often have three-bedrooms that may benefit this group
of waiting list households, provided they can secure a rent assistance Voucher.  

Table 4 Waiting List: Non-Elderly/Non-Disabled by Bedrooms

Household Type One-

Bedroom

Two-

Bedroom

Three-

Bedroom

Four-

Bedroom+

Total 

Non-Elderly/Non-Disabled > 30% 232 912 574 147 1,865

Non-Elderly/Non-Disabled > 50% 46 207 151 25 429

Total - Non-Elderly/Non-Disabled 278 1,119 725 172 2,294

Source: Sioux Falls Housing and Redevelopment Commission; Community Partners Research
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For waiting list households that are under age 62 and do not have a disability,
the predominant need for housing is in two-bedroom and three-bedroom units. 
Nearly 49% of waiting lis households need a two-bedroom rental, and nearly
32% of households need a three-bedroom unit.

Although the number of households needing a four-bedroom, or even larger
unit, is relatively small, there are 172 very large households that also have very
low incomes.  This group would have limited choices in the tax credit and
conventional market even if they have a Voucher.  In many cases, this group
would need to look for a larger single family house that has been converted to
rental use.
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Table 5 Subsidized Inventory

Name Number of Units

 /Bedroom Mix

Rent Vacancy/

Wait List

Tenant Mix Comments

General Occupancy

Baha

Townhouses

4617-4627 S

Baha Ave

13 - 2 Bedroom

8 - 3 Bedroom

21 Total Units

$766

$936

30% of

income

No vacancies,

long waiting

list

General

occupancy

Section 8 New Construction project built in 1981.  Units

are 2-story town homes.  Amenities include in-unit

laundry hook-up and playground.  All units have rent

assistance with rent based on 30% of income, up to

market rents listed. Manager reports waiting list of 2

years or more, with 37 names on 2 bedroom and 33

names on 3 bedroom list.

Blaine Avenue

Apartments

957-961 S

Blaine Ave

2 - 1 Bedroom

6 - 2 Bedroom

8 Total Units

$500

$600

30% of

income

No vacancies,

tenants

referred by

Housing

Commission

General

occupancy 

HUD Mod Rehab project in 1980s of older apartment

building.  All tenants have access to rent assistance that

allows rent based on 30% of income.  Contract

managed by Sioux Falls HRC which also refers tenants

when units are available.  Annual subsidy contract

renewal is required, but owner has maintained contract

for 41 total units for many years.  Always good demand

for subsidized units.

Eastview

Apartments

3300 E 11  Stth

24 - 1 Bedroom

24 Total Units

9 Subsidized and

15 Market Rate

$388

30% of

income

1 vacant unit 

Mixed-income

general

occupancy

property

Mixed-income apartments built in 1974.  Nine units

have project-based Section 8 rent assistance that allows

rent based on 30% of income; remaining tenants pay

market rent listed.  Some market rate tenants have

Voucher assistance.  Manager reports 1 vacancy at time

of survey.

Falls View

Apartments

(aka Tower

Apartments)

301-313 W 2nd

St

8 - Efficiency

40 - 1 Bedroom

48 Total

$375

$495

30% of

income

No vacancies,

waiting list

General

occupancy

with 28 units

at 50% of

median and

remaining at

60% of

median

FHA insured subsidized apartment project that was

awarded Tax Credits in 2005 for rehabilitation.  Manager

states that 26 units are designated for households

below 50% of median income and remaining units are

for households below 60% of median.  Manager says

that approximately 32 tenants have rent assistance that

is either project-based or tenant-based, and pay rent

based on 30% of income.  Remaining 15 tenants pay

market rents listed.  Small waiting list exists.
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Table 5 Subsidized Inventory

Name Number of Units

 /Bedroom Mix

Rent Vacancy/

Wait List

Tenant Mix Comments

Heritage

Apartments

1818 E 3  Strd

48 - Efficiency

48 - 1 Bedroom

96 Total Units

$411

$515

30% of

income

No vacancies,

waiting list

General

occupancy

LMSA/Section 8 project constructed in 1976 and

awarded Tax Credits in 1999 for rehabilitation; nonprofit

general partner. Building is 3-level apartment with

elevator.  All units have rent assistance that allows for

rent based on 30% of income, up to maximum rents

listed. Tenants also pay $15 per month for AC.  Manager

reports full occupancy and waiting list of 3 to 9 months.

L’Abri

Apartments

100 W 6  Stth

23 - 1 Bedroom

23 Total Units

$715

30% of

income

No vacancies,

waiting list

General

occupancy

HUD Section 8 subsidized apartments created through

substantial rehabilitation of old warehouse building in

1980.  All tenants have access to rent assistance that

allows rent based on 30% of income up to market rent

listed. Manager reports no vacancies and a waiting list.

Meadowland

Apartments

3601 S Marion

Rd

20 - 1 Bedroom

80 - 2 Bedroom

20 - 3 Bedroom

120 Total Units

$520

$572

$659

30% of

income

3 vacancies in

units without 

rent

assistance,

waiting list

for rent

assistance

General

occupancy

with 72 units

at 50% and 48

at 60% of

median income

HUD Section 8/Section 236 project constructed in 1975

and awarded tax credits in 2001 for rehab.  Project has

10 buildings with 12 units each.  Three-level buildings

without elevators.  100 Section 8 units have rent

assistance that allows rent based on 30% of income up

to maximum rents listed. Remaining 20 units are

Section 236 and must pay rents listed.  There is a mix

of income set-asides with 72 units at or below 50% of

median and 48 units at or below 60% of median.  Three

Section 236 units vacant at time of survey, but long

waiting lists exist for Section 8 units - 1 and 3 bedroom

wait time is 1 year or more.  More turnover occurs in 2

bedrooms, but waiting list still has 25 names.

Mod Rehab

Scattered Sites

Efficiency

1 Bedroom

2 Bedroom

3 Bedroom

43 Total Units

N/A

30% of

income

Waiting list

General

occupancy

Unable to contact individual property owners for

detailed information.  Units assisted through HUD’s Mod

Rehab Program in the 1980s.  Project-based rent

assistance available on an annual contract renewal

basis.  43 total units owned by three different owners,

with 7, 13 and 23 units.  Rent assistance is managed by

Sioux Falls HRC which also refers tenants from long

waiting lists for subsidized housing.
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Table 5 Subsidized Inventory

Name Number of Units

 /Bedroom Mix

Rent Vacancy/

Wait List

Tenant Mix Comments

Mod Rehab

313 N

Minnesota Ave

5 - 2 Bedroom

5 Total Units

$615

30% of

income

No vacancies,

tenants

referred by

Housing

Commission

General

occupancy

HUD Mod Rehab project in 1980s of older apartment

building.  All tenants have access to rent assistance that

allows rent based on 30% of income.  Contract

managed by Sioux Falls HRC which also refers tenants

when units are available.  Annual subsidy contract

renewal is required. Good demand for subsidized units.

Mod Rehab

112 North

Prairie

4 - 1 Bedroom

1 - 2 Bedroom

5 Total Units

$500

$600

30% of

income

No vacancies,

tenants

referred by

Housing

Commission

General

occupancy 

HUD Mod Rehab project in 1980s of older apartment

building.  All tenants have access to rent assistance that

allows rent based on 30% of income.  Contract

managed by Sioux Falls HRC which also refers tenants

when units are available.  Annual subsidy contract

renewal is required, but owner has maintained contract

for 41 total units for many years.  Always good demand

for subsidized units.

Murray

Apartments

2500 W

Madison St

1 - Efficiency

11 - 1 Bedroom

12 - 2 Bedroom

24 Total Units

N/A

$598

$669

30% of

income

2 vacant

units, waiting

list

General

occupancy

HUD Section 8/Section 221(d)3/LMSA project

constructed in 1969.  All tenants have access to rent

assistance that allows rent based on 30% of income, up

to maximum rents listed.  Manager reports 2 vacancies

at time of survey, but waiting list exists and will be used

to fill units.

 

Public Housing

Scattered Site 

22 - 3 Bedroom

3 - 4 Bedroom

25 Total Units

30% of

income

No vacancies,

long waiting

list

General

occupancy

HUD Public Housing scattered site project.  All units are

single family houses that were acquired in the late

1980s.  All tenants pay rent based on 30% of income. 

Units are fully occupied, and Sioux Falls HRC master

waiting list of more than 3,000 names is used to fill

available units.
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Table 5 Subsidized Inventory

Name Number of Units

 /Bedroom Mix

Rent Vacancy/

Wait List

Tenant Mix Comments

River Tower

111 E 7  Stth

50 - Efficiency

104 - 1 Bedroom

154 Total Units

$398

$503

30% of

income 

1 vacant 1

bedroom unit

- no waiting

list since

program is

terminating

its subsidy

contract

General

occupancy

with

approximately

90 units with

rent subsidy

and 64 units at

posted rates

HUD Section 221(d)3/Rent Supplement subsidized

highrise project - mortgage will be paid in June 2010

and subsidy contract will end.  Approximately 90

tenants receiving project-based rent assistance will then

receive tenant-based Vouchers.  Tenants with rent

assistance pay rent based on 30% of income, remaining

tenants pay rents listed.  Three units are accessible and

two units are equipped for hearing impaired.  Units are

small at 300 sq ft and 400 sq ft.  One unit vacant at

time of survey and 5 more units intentionally vacant due

to rehab.  No waiting list is maintained since project is

in the process of terminating its subsidy contract.

Riverview Park

3131 W 12  Stth

22 - 2 Bedroom

10 - 3 Bedroom

32 Family Units

with 18 additional

senior occupancy

30% of

income

No vacancies,

waiting list

32 units are

general

occupancy and

18 units are

for senior/

disabled

occupancy

HUD Section 8 New Construction project built in early

1980s.  Series of buildings in the complex with 32 for

general occupancy and 18 units for senior/disabled

occupancy. All tenants have access to rent assistance

and pay rent based on 30% of income.  Four units in

complex are accessible.  Waiting list exists for all units,

with stronger demand for family housing.

Rolling Hills

Townhomes

Lewis Ave and E

5  Stth

24 - 3 Bedroom

24 - 4 Bedroom

48 Total Units

$812

$930

30% of

income

No vacancies,

waiting list

General

occupancy

LMSA/Section 8 town house project constructed about

1980 and awarded Tax Credits in 1999 for

rehabilitation; nonprofit general partner. Units are town

house-style with basements.  All units have rent

assistance that allows for rent based on 30% of income

up to maximum rents listed.  Manager reports no

vacancies and waiting list time of 6 months to 1 year.

422-426 North

Spring

4 - 1 Bedroom

6 - 2 Bedroom

10 Total Units

$500

$600

30% of

income

No vacancies,

tenants

referred by

Housing

Commission

General

occupancy 

HUD Mod Rehab project in 1980s of two older

apartment buildings with five units each.  All tenants

have access to rent assistance that allows rent based on

30% of income.  Contract managed by Sioux Falls HRC

which also refers tenants when units are available. 

Annual subsidy contract renewal is required, but owner

has maintained contract for 41 total units for many

years.  Always good demand for subsidized units.
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Table 5 Subsidized Inventory

Name Number of Units

 /Bedroom Mix

Rent Vacancy/

Wait List

Tenant Mix Comments

Spring Hill

Apartments

(aka Valley

View)

932-945 S

Blaine

60 - 1 Bedroom

60 Total Units

$532

30% of

income

No vacancies,

waiting list

General

occupancy

HUD Section 8/221(d)3/LMSA subsidized project built in

the late 1980s and awarded Tax Credits in 2009 for

rehabilitation; nonprofit general partner. Three-level

apartment building but no elevator.  Project does have

central AC. All units have access to rent assistance with

rent based on 30% of income up to maximum rents

listed. Manager reports no vacancies and waiting list of

3 to 9 months.

Tartan Arms

Apartments

624-632 S 3rd

3 - 1 Bedroom

15 - 2 Bedroom

18 Total Units

$500

$600

30% of

income

No vacancies,

tenants

referred by

Housing

Commission

General

occupancy 

HUD Mod Rehab project in 1980s of three older

apartment buildings with six units each.  A fourth

building in the Tartan Arms complex is not in the Mod

Rehab program.  All 18 tenants have access to rent

assistance that allows rent based on 30% of income. 

Contract managed by Sioux Falls HRC which also refers

tenants when units are available.  Annual subsidy

contract renewal is required, but owner has maintained

contract for 41 total units for many years.  Always good

demand for subsidized units.

Terrawood

Townhouses

630 E 6  Stth

2 - 2 Bedroom

2 - 3 Bedroom

4 Total Units

$748

$822

30% of

income

No vacancies,

waiting list

General

occupancy

HUD Section 8 New Construction/SDHDA  project built in

1981.  All units have rent assistance with rent based on

30% of income up to maximum rents listed.  Manager

reports full occupancy and good demand with a waiting

list present.

Woodland Hills

800 N

Cleveland St

5 - 1 Bedroom

15 - 2 Bedroom

8 - 3 Bedroom

4 - 4 Bedroom

32 Total Units

$604

$678

$741

$817

30% of

income

No vacancies,

waiting list

General

occupancy

Section 8 New Construction project built in 1978 that

includes 5 four-plexes and 12 town houses.  All units

have access to rent assistance that allows rent based on

30% of income up to maximum rents listed.  Manager

reports no vacancies and shared waiting list with

Woodland Hills South.  Three and 4 bedrooms rarely

turn over; shortest waiting list is for 1 bedroom units. 
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Rent Vacancy/

Wait List

Tenant Mix Comments

Woodland Hills

South

800 N

Cleveland St

3 - 1 Bedroom

9 - 2 Bedroom

6 - 3 Bedroom

18 Total Units

$593

$673

$736

30% of

income

No vacancies,

waiting list

General

occupancy

Section 8 New Construction project built in 1979 that

includes 3 four-plexes and 6 town house units.  All units

have access to rent assistance that allows rent based on

30% of income up to maximum rents listed.  Manager

reports no vacancies and shared waiting list with

Woodland Hills.  Three and 4 bedrooms rarely turn over;

shortest waiting list is for 1 bedroom units. 

Senior/Disabled Occupancy

Baumgartner

Duplex

425-425 ½ N

Nesmith Ave 

2 - 1 Bedroom

2 Total Units

$716

30% of

income

No vacancies

Senior and

disabled

occupancy

Section 8 New Construction duplex built in 1977.  Both

units have access to rent assistance that allows rent

based on 30% of income.  Owner describes units as

one-bedroom, with in-unit laundry.  With only two units,

turnover is very limited, and tenants tend to be long-

term.

Beadle Plaza

Apartments

1000 E 14  Stth

44 - 1 Bedroom

44 Total Units

$715

30% of

income

No vacancies,

waiting list

Senior (62+)

and disabled

occupancy

Section 8 New Construction and SDHDA project built in

1982.  Multi-story building with elevator.  Amenities

include community room, coin laundry on each floor,

24-hour maintenance and central location on bus route. 

Units have 546 sq. ft.  All tenants have access to rent

assistance with rent based on 30% of income up to

maximum rent listed.  Four accessible units.  Manager

reports full occupancy and waiting list of 17 names

shared by Olive Grove and Canterbury Apartments.

Canterbury

Apartments

3501 S Terry St

50 - 1 Bedroom

50 Total Units

$502

30% of

income

No vacancies,

waiting list

Senior (62+)

and disabled

occupancy

Section 8 New Construction project built in 1980. 

Multistory building with elevator.  Amenities include

controlled access, coin laundry, 24-hour maintenance

and community room.  Five units are accessible. All

tenants have access to rent assistance with rent based

on 30% of income up to maximum rent listed. Manager

reports full occupancy and waiting list of 17 names

shared by Olive Grove and Beadle Plaza Apartments. 
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Collins

Apartments

520 N Spring

Ave

23 - 1 Bedroom

23 Total Units

$653

30% of

income

Two

vacancies,

waiting list

Senior (age

62+) and

disabled

occupancy

Section 8 New Construction project built in 1980. 

Three-level apartment building, with units of

approximately 700 sq ft.  All tenants have access to rent

assistance that allows rent based on income.  Most

tenants are seniors.  Two units vacant at time of survey

due to water damage to units, but otherwise would be

at full occupancy.  Waiting list exists but is often not

useful since limited turnover tends to happen and most

people do not want to wait for a unit.

Creekside

Apartments

4200 W

Creekside Circle

58 - 1 Bedroom

1 - 2 Bedroom

59 Total Units

30% of

income

No vacancies,

long waiting

list

Senior (age

55+) and

disabled

occupancy

HUD Section 202/PRAC project built in 2009.  All units

have access to rent assistance that allows rent based on

30% of income.  Owned by Good Samaritan and part of

a larger senior campus.  Manager reports very strong

demand with a waiting list of 2 years or more.

Crescent Villa

5501 W 46  Stth

40 - 1 Bedroom

40 Total Units

30% of

income

No vacancies,

long waiting

list

Senior (age

55+) and

disabled

occupancy

HUD Section 202/PRAC project built in 1998.  All units

have access to rent assistance that allows rent based on

30% of income.  Owned by Good Samaritan and part of

a larger senior campus.  Manager reports good demand

with a waiting list.

Huey

Apartments

112 N Phillips

Ave

44 - 1 Bedroom

44 Total Units

$503

30% of

income

No vacancies,

waiting list

Senior (62+)

and disabled

occupancy

HUD Section 8 New Construction project built in 1979. 

Designated for senior and disabled tenant occupancy. 

Approximately half of tenants are seniors.  Six-story

building with elevators located downtown. Five 

accessible units.  All tenants have access to rent

assistance with rent based on 30% of income, up to

maximum rent listed. Manager reports full occupancy

and a short waiting list.
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Olive Grove

Apartments

4904 Kirkwood

Circle

19 - 1 Bedroom

19 Total Units

$685

30% of

income

No vacancies,

waiting list

Senior (age

62+) and

disabled

occupancy

Section 8 New Construction project built in 1980    . 

Designated for senior-occupancy, age 62 and older. 

Multilevel building with elevator.  All units have access

to rent assistance with rent based on 30% of income, up

to maximum rent listed.  Amenities include controlled

access, community room, 24-hour maintenance and

coin laundry.  Two units are fully accessible.  Manager

reports full occupancy and waiting list of 17 names

shared by Beadle Plaza and Canterbury Apartments.

Riverview Park

3131 W 12  Stth

18 - 1 Bedroom

18 Senior Units

with 32 additional

general occupancy

30% of

income

No vacancies,

waiting list

18 units are

designated for

senior/disable

d and 32 units

are general

occupancy 

HUD Section 8 New Construction project built in early

1980s.  Series of buildings in the complex with 32 for

general occupancy and 18 units for senior/disabled

occupancy. All tenants have access to rent assistance

and pay rent based on 30% of income.  Four units in

complex are accessible.  Waiting list exists for all units,

with stronger demand for family housing.

Salem

Apartments

809 S Sherman

Ave

14 - 1 Bedroom

14 Total Units

30% of

income

2 vacant units

Senior

occupancy

 (age 55+)

Section 8 New Construction project built in 1976.  One-

level apartment building with no stairs, designed for

senior occupancy, age 55 and older.  All units have

access to rent assistance that allows rent based on 30%

of income.  Owner reports two vacancies and limited

demand - too much competition from other projects

that have been built.
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Sunnycrest

Retirement

Village

3900 S Terry

Ave

10 - Efficiency

10 - 1 Bedroom

20 Total Units

+ 202 market rate

units

$391

$466

30% of

income

No vacancies,

waiting list

for 1

bedrooms

Senior (age

62+) and

disabled

occupancy

HUD Section 8/Section 221(d) 3/LMSA mixed-income

rental project constructed in 1977.  Original building has

20 subsidized units and 30 market rate units.  Later

phases of construction have added 172 additional

market rate units to complex.  Section 8 units allow rent

based on 30% of income.  Some market rate units are

also occupied by people with tenant-based Vouchers. 

All of the subsidized units were occupied on the date of

the survey and a waiting list exists for 1 bedroom

subsidized units.  This project provides independent

living, but serves as site for a senior nutrition noon meal

program and also has scheduled transportation,

activities and scheduled outside services for seniors,

such as beauty/barber.  Three units can be occupied by

younger, disabled renters.

Tower of David

320 S 3  Averd

16 - Efficiency

64 - 1 Bedroom

80 Total Units

$560

$607

30% of

income

2 vacant

efficiency

units

Senior (62+)

and disabled

occupancy

HUD Section 8/Section 236/LMSA project built in 1977. 

All tenants have access to rent assistance which allows

rent based on 30% of income up to maximum rents

listed.  Most tenants are currently seniors but this can

change from year to year.  Two efficiency units vacant

at time of survey - one has been vacant for 2 months. 

Above-average rate of recent turnover has resulted in a

few vacancies.  Normally have a waiting list but not at

this time.

Wellington Park

(aka Maple

Creek) 

2815 E 11  Stth

12 - 1 Bedroom

11 - 2 Bedroom

23 Total Units

$747

$885

30% of

income

No vacancies,

waiting list

Senior and

disabled

occupancy

HUD Section 8/SDHDA subsidized project built in 1983 

and awarded Tax Credits in 2009 for rehabilitation;

nonprofit general partner. Project is designated for

senior and disabled tenant occupancy.   Three-level

apartment building with elevator.  All units have access

to rent assistance with rent based on 30% of income up

to maximum rents listed. Manager reports no vacancies

and a waiting list.
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Western

Heights I

2201 W 46  Stth

50 - 1 Bedroom

50 Total Units

$728

30% of

income

No vacancies,

waiting list

Senior (62+)

and disabled

occupancy

HUD Section 8/SDHDA project built in 1980 and

awarded Tax Credits in 2001 for rehabilitation.  Project

is designated for senior (age 62 and older) and disabled

tenant occupancy.  All units have access to rent

assistance that allows rent based on 30% of income, up

to maximum rent listed.  Amenities include site for noon

meal program, weekly transportation and community

room.  Manager reports full occupancy and waiting list.

Disabled/Special Needs

Brentwood Park

Estates

501 N Shepard

14 - 1 Bedroom

1 - Mgr Unit

14 Total Units

30% of

income

No vacancies,

waiting list

Housing for

people with

physical and

developmental

disabilities

HUD Section 811 project for people with disabilities,

constructed in 2009.  All units have rent assistance that

allows rent based on 30% of income.  Project offers

independent living and is popular with disabled tenants. 

All units are occupied and waiting list exists. 

Greenway

Apartments

3008 E 26  Stth

17 - 1 Bedroom

17 Total Units

30% of

income

No vacancies,

waiting list

Housing for

people with

physical

disabilities

HUD Section 8 New Construction project built in 1978

and owned by Sioux Falls Housing Corporation.  Project

is designed for people with physical disability

limitations, including seniors.  All tenants pay rent

based on 30% of income.  Full occupancy reported with

very limited turnover.  Vacancies are filled from master

waiting list from the Sioux Falls HRC.

Harvest

Apartments

3210 E 21  Stst

24 - 1 Bedroom

24 Total Units

30% of

income

N/A

Housing for

people with

developmental

disabilities

HUD Section 202/Section 8 subsidized housing for

adults with developmental disabilities.  All residents

have access to rent assistance that allows rent based on

income.  This project has housing available in two

locations with capacity for 12 residents at each site. 

These are congregate facilities with some shared living

areas.  24-hour staffing is provided.  Referrals from

State agencies, the school districts and other service

providers are used to fill units.
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Hawthorne Hall

Apartments

3210 E 21  Stst

10 - Efficiency

7 - 1 Bedroom

17 Total Units

30% of

income

N/A

Housing for

people with

developmental

disabilities

HUD Section 202/Section 8 subsidized housing for

adults with developmental disabilities.  Sixteen of the 17

residents have access to rent assistance that allows rent

based on income, remaining tenant currently has a

Voucher.  24-hour staffing is provided.  Referrals from

State agencies, the school districts and other service

providers are used to fill units.

Horizon

Apartments

4601 Tennis St

48 - 1 Bedroom

48 Total Units

30% of

income

N/A

Housing for

people with

developmental

disabilities

HUD Section 202/Section 8 subsidized housing for

adults with developmental disabilities.  All residents

have access to rent assistance that allows rent based on

income.  This project has housing available in four

locations with capacity for 12 residents at each site. 

These are mostly congregate facilities with some shared

living areas.  24-hour staffing is provided.  Referrals

from State agencies, the school districts and other

service providers are used to fill units.

Hospitality

Apartments

12 - 1 Bedroom

12 Total Units

30% of

income

N/A

Housing for

people with

developmental

disabilities

HUD Section 202/Section 8 subsidized housing for

adults with developmental disabilities.  All residents

have access to rent assistance that allows rent based on

income.  This project has housing available in two

locations with capacity for 6 residents at each site. 

These are congregate facilities with some shared living

areas.  24-hour staffing is provided.  Referrals from

State agencies, the school districts and other service

providers are used to fill units.

South

Sycamore

Estates

2016-2020 S

Sycamore 

16 - 2 Bedroom

16 Total Units

$420

+heat,

electric

No vacancies

Publicly-owned

housing for

households at

or below 60%

of median

income

Affordable apartment project owned by the Sioux Falls

HRC and financed through SDHDA loan.  Project was

built in 1996 and serves households at of below 60% of

the median income level.  Two-level apartment building

with no elevator.  Eight ground level units are fully

accessible. Tenants pay heat and electric in addition to

rent.  No vacancies and good demand for affordable

units.
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Wildflower

Estates

1010 N

Cleveland

14 - 1 Bedroom

1 - Mgr Unit

14 Total Units

30% of

income

No vacancies,

waiting list

Housing for

people with

physical and

developmental

disabilities

HUD Section 811 project for people with disabilities,

 constructed in 2007.  All units have rent assistance that

allows rent based on 30% of income.  Project offers

independent living and is popular with disabled tenants. 

All units are occupied and waiting list exists. 

Source: Community Partners Research, Inc.; SDHDA; National Housing Trust

� Sioux Falls Housing Needs Assessment - 2010 194



Rental Housing:  Senior Housing with Services   �

Senior Housing with Services

This section of the Housing Study examines senior rental housing that offers
some level of supportive service along with the housing unit.  This includes
assisted living, housing with light services, specialized memory care options and
nursing homes.  At the end of the section, an inventory of the housing options
is provided.

Section Highlights:

< The term “housing with light services” has been used in this Study to
define a type of housing that provides some services to seniors, such as a
daily meal, but does not offer full assisted living services.  Since this type
of housing does not require State licensing, it is more difficult to
accurately inventory.  However, Community Partners Research did
identify 11 projects that offer this type of housing, with a total of 600 to
700 light services units.

< Assisted Living Centers are licensed by the State of South Dakota.  There
were 13 Assisted Living Centers identified, with 817 total licensed beds. 
However, some of these are dedicated for special use, such as secured,
memory care housing.  After deducting specialized use units, there are
approximately 650 general-purpose assisted living units available.  One
project was being planned at the time of this Study, and will add 32 units.

< Most of the senior housing with services in Sioux Falls is available in
campus settings, where a range of care options may be available.  As a
result, a number of senior buildings offer “flexible” units that are licensed
for assisted living, but do not need to be occupied by a person needing
assisted living.  Since these flexible units can provide a range of housing
options, from nearly independent to very service-intensive, the system
has the ability to adjust to changes in demand.

< Memory care housing represents a specialized niche within the senior
housing market.  Memory care projects are licensed as either Assisted
Living Centers or Nursing Homes.  This Study identified eight providers of
this type of housing, with 189 licensed beds.  At the time of the research
for this Study, a new 48-bed facility was being planned which will
represent substantial expansion of capacity in this type of housing.

< Sioux Falls has very capable providers serving seniors.  Most of the
complexes in the City operate on a “continuum of care” model, where
seniors can age-in-place within a single campus.  As a result, these
providers are very aware of changes in demand within the senior market. 
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Most of the segments analyzed in this Study were well served in 2010. 
One notable exception was memory care housing, but during the course
of research, a proposal surfaced for a new, 48-bed memory care building.

< Sioux Falls has seven nursing homes with 747 total beds, including those
used for memory care.  The State of South Dakota has a moratorium in
place on new beds, and this segment of the market has not changed
significantly for many years.

< While the senior market is generally well served, there is a defined gap in
assisted living options for lower-income seniors.  The vast majority of
assisted living beds in Sioux Falls are private-pay.  The reimbursement
rate for seniors with Medicaid elderly waiver assistance is too low,
according to most providers, and is generally not accepted in Sioux Falls. 
This causes low income seniors to leave the community or search for
other housing options.

< This section also includes a comparison of available senior units to the
area’s population of senior citizens.  Over the next five years, there will
be somewhat limited growth in the population of seniors age 75 and
older.  However, over the longer-term, the area will see significant
growth.
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Senior Housing with Services

Specialized senior housing, which provides some level of services along with a
housing unit, has been a fast-growing segment of the local housing market over
the last two decades.  Sioux Falls has a number of senior retirement
communities and specialized projects that provide housing with supportive
services for an elderly population.  In a few cases, these housing options target
one specific segment of the market, and are “stand alone” facilities.   However,
in most of the Sioux Falls options, “continua of care” systems have been built
that allow seniors to age-in-place with a single housing provider, by starting out
in an independent or light service housing project, then eventually moving into
more service-intensive housing as they age.

To analyze the supply of units in and around Sioux Falls, Community Partners
Research examined licensing and registration records maintained by the South
Dakota Department of Health.  Projects that provide assisted living services are
licensed as “Assisted Living Centers”. 

Housing that caters to people with memory loss or Alzheimer’s Disease is
generally well defined, as this group is also licensed under the Assisted Living
Center designation or as a Nursing Facility.  

A greater degree of variation exists among housing projects that this Study
defines as “Housing with Light Services”.  South Dakota does have a
registration system for “Residential Living Centers”.  However, the registration
requirements for Residential Living Centers are not as stringent, and many
providers of housing with lighter service offerings are not listed on the State’s
website.  Providers of housing with light services have been identified through
internet searches, telephone interviews, or other local resources. 

Many of the projects that Community Partners Research classifies as housing
with light services identify themselves as “independent” rental housing for
seniors.  However, this group of properties does provide some services,
typically a daily meal or meals, periodic light housekeeping, an emergency call
system, and the availability of on-site staffing, often including skilled nursing
staff.  Rental rates in these light services projects reflect the amenities being
offered, as gross rental rates are generally well above the levels being charged
in purely independent senior living.
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For the analysis that follows, Community Partners Research has grouped the
senior housing with services providers into four separate categories:

< Senior housing with light services
< Assisted living
< Memory care
< Nursing homes

Although we have attempted to clearly define each housing project by the
categories above, there can be some overlap in units.  For example, a number
of the continua of care projects will offer a “flexible” unit, that can provide light
services or assisted living out of the same apartment.  The types of services
provided at any point in time are dependent on the needs of the occupant.  A
tenant can initially move in purchasing only a light services package, but
gradually add more intensive services as they age in place.  In addition to
providing a great deal of flexibility for the resident, they can limit the need to
physically relocate to a different part of the facility as more services are
required.  In the summary that follows we have attempted to identify these
flexible units, and have categorized them based on their current usage.  

Readers of this section of the Housing Study are encouraged to also review the
sections of the document that address subsidized rental housing and tax credit
rental housing.  The property inventories in these sections also identify a
number of projects that are designated for senior and near-senior occupancy
and that provide independent living options for lower income people.

Senior Housing with Light Services

Projects that have been classified by this Study as offering housing with light
services may be described differently by the provider.  Most of the facilities in
Sioux Falls that provide this form of housing will actually market it as
independent living.  Others may describe it as congregate senior housing.  

Community Partners Research has instead categorized these units as housing
with light services.  In this form of senior housing, the basic monthly rent
amount is inclusive of certain amenities and services, including one or more a
daily meals, emergency call systems that alert 24-hour staffing, and periodic
assistance with housekeeping and/or laundry.  A few projects make these
services available for a la carte purchase, rather than including them in the
basic rent package, but even in these cases, the unit is designed to make these
services readily available to the occupant.  
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The access to onsite meals and services makes this housing different from truly
independent living, where a senior renting an apartment in a conventional
multifamily property would need to assemble these services from various
outside providers and would have to contract separately for any services
delivered.  Even if the services are decoupled from the monthly rent, the rental
rates are substantially higher than a true independent living unit.

Although we have applied this basic definition to housing with light services,
there are always gray areas that exist, as some units come close to meeting the
definition, but still offer a different form of housing.  For example, in Sioux Falls
there is a large senior community known as Sunnycrest Retirement Village. 
This project has independent living apartments that are senior-designated, but
provides only limited services, such as scheduled transportation.  However, the
project is the host site for a senior nutrition program that serves a daily meal. 
While not included in the rent, a resident of this complex would have easy
access to some services not typically available in conventional rental housing.  
The highest gross rent for a one-bedroom unit in Sunnycrest would be
approximately $750 per month.  In a senior housing with light services unit,
where a meal(s) and other services would be included, the monthly fee would
probably be nearly double the amount charged in Sunnycrest Village.  We have
not included projects like Sunnycrest Village in this section of the Study, but we
do recognize that this also provides a form of supportive housing for seniors. 

Unit Inventory

Unlike assisted living, where State licensing helps define the supply of units,
Community Partners Research acknowledges that the inventory of housing with
light services units is somewhat arbitrary.  However, we did identify at least
eleven separate projects providing this type of housing, with an estimated 
inventory between 600 and 700 total units.

In nearly all cases, the light services units are provided in larger, campus
settings that offer a range of housing options for seniors.  Generally marketed
as independent living, these units typically offer the lowest level of services in
these continua of care developments.  Seniors can start with this form of
housing, but then “age in place”, as their senior community may also offer
assisted living, memory care housing, and/or a skilled nursing home care.  

In a number of the senior communities, including Trail Ridge, Inn on Westport,
Primrose and Waterford, light services housing is provided in a “flexible” unit
that may actually be licensed for assisted living.  These projects are willing to
offer the light services to residents with fewer needs, but then can upgrade
services to an assisted living package in the same apartment.  These flexible
units have the advantage of allowing in-house adjustments to market demand.  
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It is the opinion of Community Partners Research that the providers of flexible
housing would probably prefer to lease these units for assisted living, which
would generate a higher monthly fee for the same unit.  The fact that as many
as 130 to 150 licensed assisted living units are providing a lower level of care
than assisted living implies that supply exceeds demand for assisted living at
this time.   As a result, seniors looking for housing with light services are
benefitting by securing a unit within an assisted living facility with a lower level
of services and a lower monthly fee. 

Since housing with light services projects are not licensed like Assisted Living
Centers, and often may not register as Residential Living Centers, there is no
direct way to identify providers outside of the City of Sioux Falls.   There are
registered Residential Living Centers in communities like Hartford, Beresford,
Canton, Lennox, Salem and Viborg that would potentially provide light services
housing options.

Occupancy/Vacancy

A telephone survey was completed in April 2010 to collect information on
occupancy rates in senior projects.  This survey collected general information
about occupancy patterns.  While nearly all of the light services projects
reported that some vacant units were available, very few provided specific
vacancy information.  It was frequently stated that some level of vacancy was
typical, due in part to the ongoing turnover that occurs in units serving an older
senior population. On an annualized basis, many reported occupancy rates of
90% or higher.

The two newest projects created through new construction are Prairie
Crossings, constructed in 2006, and Washington Crossing, constructed in 2008.  
Both of these projects have not yet achieved full occupancy since they opened. 
In the case of Prairie Crossings, more than 70 tenants have been admitted over
time, but with unit turnover also occurring, there have always been some
available units.  Washington Crossing was offering move-in specials in 2010,
including reimbursement for moving personal property.

Based on the information collected, it does not appear that the vacancy rate in
this segment of the market is excessive, but it also appears that significant
unmet demand is not present, at least for units commanding the prevailing
market rate rents.  

Rental Rates

Rental rates for light services projects can vary, depending on what is actually
included in the monthly rent, and on the age of the project.   A few of the
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projects are willing to decouple the light service package from the unit rent, and
make services available on an ‘a la carte’ menu.  In these projects, it may be
possible to secure a studio apartment for less than $1,000 per month. 
However, since a daily meal and other services are most often included, the
lowest price available for a one-bedroom unit will typically start at $1,400 a
month or more, and in a number of newer facilities, an entry price above
$2,000 per month is typical.

Another requirement that is often present in this segment of the market is an
entry-deposit or membership fee.  At the time of move-in, the tenant will
deposit a large sum of money, which then results in a lower monthly
rent/service fee.  The lowest deposit amount identified was $41,000, and a
deposit above $100,000 is common for larger units.

This deposit is held for the tenant, and most, if not all of the money will be
returned at the time of move-out.  In many cases, the deposit is depleted at a
defined rate, such as 5% per year, and used to offset the monthly costs of
housing.  When an annual reduction is applied, this will typically end at a
defined point, such as a reduction of 20% or 30% of the original deposit
amount.  

The monthly cost-reduction impact of this deposit amount can be substantial. 
In one example, the monthly rent for a one-bedroom unit could be reduced by
as much as $800 per month if the entry deposit was made.

Pending Projects

There were no pending or proposed light services development projects
identified in Sioux Falls.  Of the 11 existing projects in Sioux Falls and Brandon,
only one was a stand-alone facility.  This was the Washington Crossing project
constructed in 2008.  All of the other providers of light services housing were
part of larger complexes that offered multiple levels of senior housing.  It is
therefore very likely that any future expansion of this type of housing will occur
from an existing provider that is already experienced in this particular segment
of the local market.

Even in the absence of new construction, the available inventory does have
some ability to increase or decrease based on the actual utilization of flexible
units, which can change between assisted living and light services housing.  In
2010, we would estimate that as many as 150 units licensed for assisted living
are being used for lower-service housing.  If demand were to increase for
assisted living, it is assumed that these flexible units would convert to the form
of housing generating the greatest revenue, and the supply of light services
housing would correspondingly decrease.  
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It is also possible that the reverse could happen, and additional units licensed
for assisted living could be made available to more independent seniors.  This
would most likely occur if new assisted living projects are built and the supply
grows faster than demand.  This could then result in more flexible units
converting to housing with light services.   

Assisted Living

Assisted living providers must be licensed through the South Dakota
Department of Health.  Under the Assisted Living Center license, projects are
able to offer a higher level of care and services for their senior residents.  

Most of the assisted living providers in Sioux Falls will offer various bundled
packages of services with the monthly rent.  Residents can select the package
that best meets their personal care needs.  In many cases, some services may
also be purchased ‘a la carte’ as needed by the resident.  Assisted living will
have 24-hour on-site staffing, and the availability of skilled nursing.  All meals
are provided, as well as the ability to assist with medications.

Nearly all of the assisted living providers in Sioux Falls are part of larger senior
continua of care complexes that include other types of senior housing.  In these
senior communities, a range of housing options may be available, from
completely independent housing to very service-intensive units.  Seniors have
the opportunity to “age in place” within a complex.  While the senior may need
to change rooms over time, they are not necessarily required to relocate to a
different facility as their needs for services change.
  
Unit Inventory

The research for this Study identified 13 Assisted Living Centers in Sioux Falls. 
These facilities are licensed for 817 total beds.  However, not all of these beds
have been included in the analysis of assisted living options contained in this
section.  Within this group there are 143 licensed beds that are used specifically
for memory care housing and this segment of the senior inventory has been
analyzed separately.  There is also one project, Cayman Court, that serves a
very specialized population of people with serious and persistent mental illness. 
This project has been removed from the senior analysis that follows.

Reducing the licensed beds by those that serve other targeted populations,
there are 650 licensed assisted living beds in Sioux Falls that serve traditional
senior renters in need of assistance with daily living.  However, not all of these
beds are actually being used for assisted living.  Within the assisted living
inventory in Sioux Falls there are a large number of “flexible” units.  At least
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four of the senior projects can offer a unit that can either be used for light
services housing or assisted living.  In all cases, the unit is licensed for assisted
living, but the occupant of the unit may not need an assisted living package. 
This flexible approach allows the supply of units to adjust to actual demand.  

Not all of the projects that offer flexible units could provide an estimate of
actual usage, so some estimating is required.  Based on the telephone surveys
and patterns of usage in other flexible units, Community Partners Research
would estimate that between 520 and 550 assisted living units are available for
occupancy in April 2010 in Sioux Falls.  However, the potential exists that as
many as 650 units/beds could be available, if needed, to serve seniors needing
assisted living services.

Although Sioux Falls has the largest inventory of assisted living units, many of
the smaller Cities in the Four-County MSA also have licensed beds.  In total,
there are 378 licensed assisted living beds identified in MSA that are outside of
Sioux Falls.  Once again, some of these beds may not actually be used for
assisted ling.  For example, the largest project outside of Sioux Falls, Bethany
Meadows in Brandon, has flexible occupancy in its assisted living units, and 20
or more apartments were actually occupied by households that do not need
assisted living.  Assuming that 300 or more of the assisted living options in the
smaller communities are available to seniors needing a higher level of services,
it is probable that between 950 and 1,000 assisted living units/beds are
available within the entire Sioux Falls MSA. 

Occupancy/Vacancy

There was a general perception among many of the providers of assisted living
that the market is adequately supplied with units in 2010.  Most of the projects
contacted in the telephone survey indicated that some vacancies existed, but
the exact number of available units was rarely disclosed.  As a result,
calculation of an actual vacancy rate was not possible.

Only a few of the assisted living providers actually reported unmet demand,
with both full occupancy and a waiting lists.  Some of the other projects did
maintain waiting lists, but these were often for a specific subset of their units,
such as apartments with large square footage, or units that were Medicaid-
certified.

It should be noted that assisted living units often have a high rate of turnover
due to the frail population that is being served, and there is sometimes a delay
while a new occupant makes arrangements to move into the facility.  Refilling
available units can also be negatively impacted by winter weather conditions.  
One project reported that as many as 40% of their assisted living units turnover
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each year, resulting in the presence of some available units each month.  A
number of projects reported that occupancy rates were improving as the
weather warmed.

With the constant turnover that can occur, one of the newest projects,
constructed in 2006, has not yet achieved initial full occupancy.  While no
specific vacancy information was provided, this project has never been at full
occupancy since opening.

Another indicator that an adequate supply of units exists is the fact that a
number of projects have licensed assisted living units are not actually leasing
the units to people needing assisted living services.  Projects that offer flexible
units are Primrose of Sioux Falls, the Inn on Westport, Waterford at All Saints
and Bethany Meadows in Brandon.  In each of these projects, a large
percentage of units, sometimes more than 50%, are being used for light
services housing rather than assisted living.  This appears to be due to limited
demand.  Assisted living tenants generate more revenue for the facility than
light services units, and it would generally be advantageous to provide the more
service-intensive housing.

Units that provide light services or independent senior housing, rather than
assisted living, are a valuable resource to the community and seniors looking
for an age-appropriate housing option.  Still, the licensing of these units to
allow for the provision of assisted living gives the ability for a fairly large
expansion of units, if needed, without any additional construction.  The research
for this Study would indicate that as many as 150 assisted living units already
exist in Sioux Falls and Brandon that could be utilized for a higher level of
services, if demand were to increase.

Rental Rates

Rental rates for assisted living can vary widely depending on the actual level of
services provided in the basic room and care package.  Many of the projects
offered three or four levels of care, in addition to the basic service package of
all meals and utilities, emergency call systems, 24-hour staffing, access to
skilled nursing staff, and weekly laundry and house keeping services.   Unique
or highly specialized services can often be purchased as needed on an ‘a la
carte’ basis.  

Since the bundle of services can vary greatly, meaningful comparison is nearly
impossible.  Most projects were asked only about the lowest price available for
an assisted living unit.  Nearly all of the projects disclosing rates started below
$3,000 per month, with the lowest identified pricing at approximately $2,400
per month.
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The large majority of units in Sioux Falls are private-pay housing, and are not
available to Medicaid recipients.  According to the representatives contacted in
the survey, the allowable Medicated reimbursement rate is too low, at
approximately $1,700 per month.  This rate is well below the typical pricing at
the lowest end of the range for an assisted living unit.  Even those projects that
will accept Medicaid recipients will often cap the number of Medicaid beds due
to the financial impact that results.  Medicaid beds are often in shared
occupancy rooms.

Some projects with Medicaid clients did not initially admit them while on the
program.  Instead, long-term residents may have depleted their assets over
time, and are now receiving Medicaid assistance.  Rather than forcing these
residents to move for financial reasons, they have been allowed to remain
under the Medicaid program.

One of the projects in Sioux Falls that does admit a larger share of Medicaid
recipients is Ward Enterprises Assisted Living.  This project has 80 of its 125
total licensed beds that are Medicaid-certified.  Helping Hand in the neighboring
City of Brandon will also admit Medicaid recipients, and does not cap the
number in occupancy.  This facility reported that Sioux Falls residents that
cannot find a unit in the City will then look at Brandon as a close alternative.

Although assisted living projects in the other small communities around Sioux
Falls were not contacted for rate information, there was some anecdotal
information that indicates that some of these projects may be more open to
accepting lower income seniors with Medicaid.  As a result, it appears that some
Sioux Falls residents may be forced to go farther than Brandon to secure age-
appropriate housing that they can afford.  For example, Greenleaf Assisted
Living in Sioux Falls will accept a limited number of Medicaid recipients.  If they
cannot accept a potential resident, they will refer them to their company-owned
assisted living facility in Flandreau. 

Pending Projects

There was one pending assisted living project that was identified in the
research.  The Good Samaritan Society will be constructing a 32-unit facility at
their Prairie Creek site.  This will add to the senior subsidized units and senior
housing with light services units that are already developed at that site.  This
project will start construction in 2010 and open for occupancy in 2011. 
Currently, Good Samaritan has four different senior housing locations in Sioux
Falls, but only one that offers assisted living.  The new project in 2011 will
expand their ability to offer assisted living to current residents of their other
housing.  The Good Samaritan Society also has a 20-acre parcel available for
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the future development of a new senior campus at a different location within
the City.

It is also very possible that additional senior housing projects may be developed
in the future.  As stated previously, many of the existing providers of assisted
living operate senior continua of care complexes that provide an array of senior
housing.  At many of these sites, there is additional land available for future
phases of construction, as dictated by demand.  However, there were no
identified plans in 2010 based on market conditions.

Most providers of senior housing are well aware of the impact that will occur
from the aging of the “baby boom” generation.  Born after 1945, the oldest of
the baby boomers are now in their mid-60s.  Starting after the year 2020, there
will be steady upward grow in the population age 75 and older, which will
generate increased demand for housing offering supportive services. 

Memory Care Housing

Memory care housing represents a very specialized segment of the senior
market.  People with health issues due to dementia, Alzheimer’s Disease, or
other causes may often be housed in assisted living centers, nursing homes, or
less service-intensive forms of senior housing in the earlier phases of memory
loss.  However, as problems develop, it may be necessary to provide housing in
special facilities that provide a secure environment and specialized care
targeted to memory loss residents.

Unit Inventory

The research for this Study identified eight area facilities that provide
specialized memory care housing.  Five of these are licensed as Assisted Living
Centers, and three are licensed as Nursing Facilities.  

The Assisted Living Centers offering specialized memory care housing are
Edgewood Vista with 28 beds, Inn on Westport with 27 beds, Ward Enterprises
Assisted Living with 45 beds, and Waterford at All Saints with 29 beds.  A 10-
unit facility also exists in Brandon at Bethany Meadows.  The three nursing
homes with secure memory care wings are Bethany Lutheran Home with 20
beds, Good Samaritan Village with 17 beds, and Southridge Healthcare with 13
beds.  Combined, these options can provide housing for 189 people with
advanced memory loss issues.  
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It should be noted that many additional facilities also house people with
memory loss issues. Nursing homes will often have a number of residents with
advanced memory loss, but due to their physical limitations, these people do
not need to be housed in a secure facility.  In the earlier stages of the disease,
many individuals with memory loss can also reside in non-secure facilities,
including assisted living or their own homes. 

Occupancy/Vacancy

Occupancy rates in the specialized memory care segment were generally very
high, with nearly all of the facilities reporting either full occupancy, or a high
rate of annual occupancy.  As with some of the other senior housing types,
there can sometimes be a delay in refilling units that turn over, as a frail elderly
population is often not prepared to move on short notice.  Most projects also
reported the existence of waiting lists, or the need to turn away inquiries due to
full occupancy.

The high rate of utilization of memory care beds in Sioux Falls may force some
people to leave the community.  There was some evidence that units are more
available in facilities in the small communities around Sioux Falls. 

Rental Rates

Due to the specialized needs of residents in memory care units, this type of
housing is typically at the higher end of the range for housing with services. 
Because of the specialized nature of this type of housing, no attempt was made
to collect comparative information on monthly rates.  

Pending Projects

Despite the strong demand, there was no indication that any expansion was
proposed for this segment of the market.  This may be due to the fact that
memory care wings are often relatively small in size, with six of the seven
identified facilities housing fewer than 30 residents each.  A small expansion to
add more memory care beds may not be feasible as a stand-alone construction
project.  One person familiar with senior housing development indicated that
financing was sometimes difficult to secure for new senior projects due to the
condition of national credit markets.

Memory care projects have higher-than-average costs for construction, because
of the security features.  These projects also require a higher level of staffing
and are very labor-intensive.  This also limits the number of providers that wish
to provide this form of housing.  
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There was also some concern expressed that absorption of new units can be
slow, despite the apparent demand for this type of housing.  There was a
perception that the most recent projects did eventually fill, but that full
occupancy did take some time.

The State moratorium on the construction of new nursing home beds is also a
barrier to the development of additional memory care units.  The three Sioux
Falls nursing homes with memory care wings must count these beds as part of
their overall license.  If more beds were devoted to memory care, then fewer
beds would be available for other purposes, such as longer-term residency or
rehab care.  Since demand is reasonably strong for traditional nursing home
beds, there is little incentive to undertake conversion projects.

Nursing Homes

Nursing homes have historically represented the most service-intensive form of
senior housing.  This segment of the market has been in transition, however, as
other forms of housing, such assisted living, have grown in availability, and
become the preferred option for many seniors.  With other options available,
people tend to move to a skilled nursing home at an even later stage in their
life.  As a result, nursing home residents are staying for shorter periods of time. 
As the length of stay has decreased, some nursing homes have designated a
share of their beds for short-term/rehabilitation stays, instead of the longer-
term stays that may have existed in the past.

There has been a development moratorium in place in South Dakota for many
years, and no new skilled nursing facilities have been constructed in the recent
past.  Since this does not represent a growing or changing segment of the
senior market, Community Partners Research did not collect extensive
information from this form of senior housing.  

We did attempt to contact the eight licensed nursing homes in Sioux Falls for
general information on their designation of beds.   Information was available
from seven facilities, with 747 licensed beds.  In these facilities, there were 50
beds in designated memory care wings, 625 available for longer-term
residency, and 72 identified for specialized use, such as rehab/recovery,
ventilator or respite care.

In the four Counties that form the Sioux Falls MSA there are 1,469 licensed
nursing home beds. While no information was collected from facilities outside of
Sioux Falls, there are 12 nursing homes in the smaller communities with 613
licensed beds.  
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While a development moratorium is in place on new unit construction, it is
possible to transfer beds within a facility.  The Bethany Lutheran Home will
initiate a project in 2010 that will transfer 58 skilled nursing beds to a new
building in Brandon.  The existing structure in Sioux Falls will convert its shared
occupancy rooms into private occupancy, and 54 units will remain in Sioux
Falls. 
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Market Share for Existing Housing with
Services Projects

Senior Demographics

Housing with services projects can serve seniors of any age, but typically have
the greatest utilization by older seniors.  To analyze the market share for the
various forms of housing in the Two-County area, Community Partners
Research has focused on demographic data for older seniors, age 75 and
above.

The Census Bureau population information for the year 2008 indicates that
there were 8,999 people in the entire MSA in the age ranges between 75 and
84 years old, and 4,672 people age 85 and older in the MSA.  Within the City of
Sioux Falls, there were an estimated 5,872 people age 75 to 84 years old, and
an additional 2,947 age 85 and older.  The older senior population living within
the City of Sioux Falls represented approximately 65% of the total for the MSA.  

The age-based population projections being used in this Study do not expect
large-scale growth among older seniors in the near-future.  Between 2008 and
2010, we would estimate that the entire MSA has added approximately 100
older seniors.  Between 2010 and 2015, we would project that the population of
older seniors will grow by approximately 8% to 9%.

For senior-headed households, there were approximately 9,400 total
households in the MSA with a head of household age 75 or older in 2008. 
Within the City of Sioux Falls, there were approximately 6,300 households
headed by an older senior citizen.

Once again, the growth since 2008 has been limited, and fewer than 100
additional households have probably been added to this senior group.  Between
2010 and 2015, it is probable that as many as 800 to 900 older senior
households will be added within the MSA, and between 500 and 600 of these
will reside in Sioux Falls.

The existing supply of specialized senior units can be compared to the current
and projected population of seniors in the area.  We have started with the
usage of the most service-intensive forms of senior housing.  Once occupied by
an older senior, it is less likely that they would leave and move to a less-
intensive form of housing.
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Nursing Homes

We would estimate that there are approximately 680 older seniors residing in a
longer-term nursing home bed within the City of Sioux Falls.  When compared
to the total population of older seniors in the City, approximately 7.5% to 8%
are residing in a nursing home in 2010.  For the entire MSA, we would estimate
that between 8% and 9% of older seniors live in a nursing home.  This
utilization rate could be lower if poor occupancy rates exist outside of Sioux
Falls.

Memory Care Housing

Within Sioux Falls, there are an estimated 189 beds that are specifically
devoted to people with special housing needs related to memory loss.  When
compared to the older senior population in the City, approximately 2.0 to 2.2%
of older seniors reside in a memory care facility.  

Less information is available on the total supply of memory care housing
outside of Sioux Falls, but it would appear that more than 10% of all older
seniors within the MSA reside in a very service-intensive form of housing,
including both memory care and nursing homes.

Assisted Living

When examining assisted living, calculations are generally compared to the
population, rather than households, in the older senior groups.  This is because
assisted living residents tend to be  older seniors that live alone, rather than as
couple or in multi-person households.

In the City of Sioux Falls there are approximately 8,900 older senior citizens
that form the primary target market for this type of housing.  However, this
population needs to be adjusted downward to account for seniors that are living
in a memory care unit or a nursing home on a permanent basis.  This results in
a potential target market of between 8,000 and 8,500 older senior citizens in
the City that would consider an assisted living unit.

Based on the current inventory of assisted living units that are in use in Sioux
Falls, the market penetration rate is between 6.5% and 7.0% of the target
population.  This ratio is based on the number of flexible units that are being
used for assisted living.  If all of the flex units were to provide assisted living, a
target market penetration rate of approximately 8% would be required to
achieve full occupancy.
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For the entire MSA, the ratio of assisted living options to target population is
even higher.  To achieve full occupancy in the licensed assisted living units,
between 7.5% and 8.0% of seniors in the target population would need to lease
a unit.  Actual utilization is assumed to be lower, due to vacancies, or use of
assisted living units for lower service forms of housing.

In the opinion of Community Partners Research, the ratio of assisted living units
to the primary target population is higher than average.  However, this speaks
to the City’s importance as a regional center and a medical destination for a
large trade area.  Even in regional centers, we would typically expect a rate of
between 5% and 6%.  

Housing with Light Services

For housing with light services, we have compared the current distribution of
available units to all older senior households, rather than senior population. 
Housing with light services can serve a more active and independent senior. 
While many tenants will still be one-person households, there will also be some
couples that reside in this style of housing.

Senior citizens residing in nursing homes and memory care housing are
generally not considered to be living in households, but are instead counted as
“group quarters” residents outside of households.  People residing in assisted
living would probably be classified as a household for demographic purposes. 
After adjusting for senior households that already reside in assisted living, we
would estimate the target market at approximately 5,800 older senior
households in Sioux Falls and approximately 8,450 in the MSA in 2010.  

We have estimated the inventory of light services housing in Sioux Falls to be 
between 600 and 700 total units.  The current inventory represents a market
penetration rate of 10.3% to 12.1% of target market households in the City. 
This relatively high percentage of units by comparable standards.  

Calculating a similar ratio for the entire MSA is difficult, since light services units
are not licensed by the State and may not be accurately identified through
secondary sources.  When the entire MSA is examined, it is probable that the
utilization rate by older senior households drops to between 9% and 10%, since
the large majority of units exist within the City of Sioux Falls.  

Projections to 2015

Although the projections used in this Study do not project large-scale growth in
the population of older seniors, the total population age 75 and older will grow
through the year 2015.  If the inventory remains stable, this will lower the
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ratios of units to population.  However, since some new construction is probable
over the next five years, it is also possible that the ratio of units to seniors will
increase.

While the older senior group will grow more slowly, through the year 2015,
there is significant growth projected among younger seniors, age 65 to 74. 
This age range has been less likely to access housing with services, but if
participation rates grow, this should result in a gradual increase in demand,
particularly for light services units from younger seniors who may elect to move
to these types of projects as they age.  Over the longer-term, the number of
older seniors will grow, especially after 2020, and demand for more service-
intensive housing should increase significantly over a 20-year time horizon.
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Table   Assisted Living Center Inventory

Name Number of Units

/Bedroom Mix

Rent Vacancy/

Wait List

Housing

Type

Comments

Assisted Living Centers

Avera Prince

of Peace

Oakwood

4504 Prince

of Peace

Place

32 - Studio

32 Total Units

$2,953 is

lowest rate

No vacancies,

waiting list Assisted

Living

Center

Assisted living apartment project that is part of the

Avera senior continuum of care project that also

includes a skilled nursing facility and independent

living.  Assisted living was built in 1995.  Units are

studio apartments with private bathroom but

kitchen facilities are limited to sink, refrigerator

and microwave.  Project is always in demand, with

full occupancy and waiting list.

Trail Ridge

Retirement

Community

3400 W

Ralph Rogers

Rd

Studio

1 Bedroom

Licensed for 30

assisted living

beds

Assisted

living

packages

start at

$2800+

Some level of

vacancy is

typical due to

high rate of

turnover

Assisted

Living

Center

Assisted living cottage and apartment units in

senior complex that also includes light services

housing;  constructed in phases between 1995 and

1997.  20 cottage units plus nine flex apartments

provide assisted living, and 103 apartments for

light services housing. Cottage units have

kitchenettes but no stove and apartments have

kitchens. Three levels of care available for assisted

living, starting at $2800 per month.  Medicaid

certified but most recipients are existing residents

who have depleted their assets.
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Table   Assisted Living Center Inventory

Name Number of Units

/Bedroom Mix

Rent Vacancy/

Wait List

Housing

Type

Comments

Dow

Rummel

Village

1321 W.

Dow

Rummel St.

Studio

1 Bedroom

2 Bedroom

64 Total Units

Assisted

living

packages

start at

$2677+

No vacancies,

waiting list

Assisted

Living

Center

Assisted living units constructed in 2005 in a

senior continuum of care project that includes

independent living, memory care and a nursing

home.  Entire complex is physically connected and

was built in phases between 1963 and 2005.  

Most units have kitchens or kitchenettes with

microwave oven.  Facility is private-pay, but

scholarships exist for residents that have depleted

their assets.  Initial buy-in deposit is generally

required and most is refundable at move-out. 

Various levels of care available based on needs. 

Project reports high rate of occupancy with only

occasional vacancies when units turnover - waiting

list exists.

 Good

Samaritan

Society

Hearthstone

Assisted

Living

4001 S

Marion Rd

1 Bedroom

2 Bedroom

32 Total Units

$2900+

$3900+

+specialized

services

No vacancies,

waiting list Assisted

Living

Center

Assisted living project that opened for occupancy

in 2008 - replaced 28 units that had existed in

Garden Stone which transferred 26 residents to

the new facility.  Units are 1 or 2 bedroom

apartments with kitchens.  Part of Good Samaritan

Village campus that includes a wide array of senior

housing options.  Project at full occupancy with

waiting list.  Project can accept a up to 8 Medicaid

recipients, but low reimbursement rate means that

number has to be limited.

Good

Samaritan

Society

Prairie Creek

Assisted

Living

32 Units N/A

Project will be

opened for

occupancy in

2011

Assisted

Living

Center to

be built

Assisted living project that will start construction

on Good Samaritan’s Prairie Creek campus in

2010.  Campus has senior subsidized housing and

housing with light services.  Good Samaritan

Hearthstone is nearby and maintains a waiting list

for occupancy.
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Table   Assisted Living Center Inventory

Name Number of Units

/Bedroom Mix

Rent Vacancy/

Wait List

Housing

Type

Comments

Greenleaf

Senior

Housing

3409 East

5th Street

Private Room

Shared Room

8 Apartments

46 Person License 

Assisted

living

packages

start at

$2800+

High rate of

occupancy,

waiting list

Assisted

Living

Center

Assisted living units built in 2003.  Most units are

studios or suites for private or shared occupancy

and have  private bathroom but no kitchen

facilities. Eight apartment units also exist.  Project

had previously allowed for flexible units for either

independent or assisted living, but demand has

resulted in all units now used for assisted living. 

Four shared rooms are available for Medicaid

recipients, but right now there are 11 recipients in

project.  Excess Medicaid demand is sometimes

referred to their facility in Flandreau.  Stand-alone

facility with no option for expansion on site. 

The Inn On

Westport

4000 S

Westport

Ave

Licensed for 140

assisted living

units but project

provides mix of

housing options

Assisted

living

packages

start at

$2745+

Just under

50% of

current

residents are

receiving

assisted living

Assisted

Living

Center

Senior continuum of care project that provides

assisted living apartments as well as memory care

and light services housing; constructed in 1996. 

Memory care is in dedicated wing, but assisted

living and independent units are integrated

throughout complex.  Four assisted living care

packages available, with lowest price starting at

$2745.  Typically about half of residents are

receiving assisted living, but in 2010 more than

half are independent. Occupancy can change, but

lately above 97%.  Private pay facility.
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Table   Assisted Living Center Inventory

Name Number of Units

/Bedroom Mix

Rent Vacancy/

Wait List

Housing

Type

Comments

Prairie

Crossings

1806 S

Dorothy Ave

14 Private

2 Shared

16 Total Units

N/A

Available units

in private

occupancy,

waiting list for

shared

Assisted

Living

Center 

Assisted living project owned by Good Samaritan

and Sanford Health; built in 1998.  Units are

studio apartments with private bathroom but no

kitchen.  Two units are for shared occupancy and

will accept Medicaid - very popular with waiting

lists. Few units in Sioux Falls will accept Medicaid. 

Some private occupancy rooms are generally

available. Project offers varying levels of care. 

Prairie

Crossings

1800 S

Dorothy Ave

14 Private

2 Shared

16 Total Units

N/A

Available units

in private

occupancy,

waiting list for

shared

Assisted

Living

Center 

Assisted living project owned by Good Samaritan

and Sanford Health; built in 1998.  Units are

studio apartments with private bathroom but no

kitchen.  Two units are for shared occupancy and

will accept Medicaid - very popular with waiting

lists. Few units in Sioux Falls will accept Medicaid. 

Some private occupancy rooms are generally

available. Project offers varying levels of care. 

Primrose of

Sioux Falls

7400 S

Louise Ave

Studio

1 Bedroom

2 Bedroom

Licensed for 60

Residents

Starting

base price of

$2545 +

services as

needed

Typically 40 to

50 assisted

living

residents

Assisted

Living

Center

Assisted living units in a senior complex that also

offers light services housing; constructed in 2002. 

Entire complex has 76 units, but licensed for 60

people in assisted living.  32 studio and small one-

bedrooms originally built for assisted living, but

residents can live in any apartment.  Small units

have private bathroom but no kitchens.  Project is

not licensed for Medicaid.  Typically have 40 to 50

residents on assisted living, with other units

providing light services housing. 
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Table   Assisted Living Center Inventory

Name Number of Units

/Bedroom Mix

Rent Vacancy/

Wait List

Housing

Type

Comments

StoneyBrook

Suites

4501 E

Pampas

Studio and Parlor

53 Total Units

N/A

Vacancies

exist - still in

initial

occupancy

phase

Assisted

Living

Center

Senior assisted living project constructed in 2006. 

Units are studio apartments with private

bathroom, but kitchen limited to refrigerator and

microwave.  Rent includes assisted living services. 

Undisclosed number of vacancies exist - project

has not yet achieved initial full occupancy since

opening in 2006.

Ward

Enterprises

Assisted

Living

130 N

Sycamore

80 Beds in

private, shared

and suite

configurations

Private-pay

assisted

living

packages

start at

$2800+

Approximately

92% overall

occupancy

rate

Assisted

Living

Center

Assisted living facility with three buildings

constructed between 1995 and 2000.  One building

with 45 beds has wander guard that can address

people with early memory loss issues.  Facility is

Medicaid certified and approximately 80 beds serve

lower income seniors - if Medicaid beds are utilized

then people can sometimes be placed outside of

Sioux Falls, such as Colton or Viborg.  Annual

occupancy rate is approximately 92%.

Waterford At

All Saints

111 West

17th

1 Bedroom

2 Bedroom

2 Bdrm+Den

96  Total Units

Assisted

living

packages

start at

$2400+

Some units

typically

available,

waiting list for

largest units

Assisted

Living

Center

Assisted living units in a senior continuum of care

complex that also includes memory care and light

services housing.  Project reclaimed historic

buildings in 1996, with new construction phase

after 2000.  Assisted living and light services units

are flexible, and can be used for either - no

estimate available on current percentage used for

each type of housing.  Facility is private-pay. 

Some units are typically available, but waiting list

exists for largest units.

Source: Community Partners Research, Inc.
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Table   Senior Housing with Light Services Inventory

Name Number of Units

/Bedroom Mix

Rent Vacancy/

Wait List

Housing

Type

Comments

Senior Housing with Light Services

Dow-

Rummel

Village

1321 W Dow

Rummel

Street

Studio

1 Bedroom

2 Bedroom

Custom Units

Cottages

137 Total Units

Prices range

from $967+

to $2860+

depending

on buy-in

amount

10 or more

vacant units,

but

occupancy

rate of 92%

or higher is

typical

Independent

senior

housing with

light

services

available

Independent living and light services housing

units in complex that includes assisted living,

memory care and nursing home - buildings are

physically connected.  Nine units exist in

separate cottages and 128 are in apartment

buildings.  Light services units were constructed

in phases between 1963 and 2003.  Basic service

package includes continental breakfast, light

housekeeping, emergency call system, 2-hour

staffing including skilled nurses, and access to

wellness facility.  Meals, personal care services

and other assistance available for a la carte

purchase.  Initial buy-in/membership fee of

$41,000+ is generally required and is partially or

fully refundable at moveout.  Occupancy rate is

under 90% in April 2010 but improving with

weather - typical occupancy rate is 92%+.
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Table   Senior Housing with Light Services Inventory

Name Number of Units

/Bedroom Mix

Rent Vacancy/

Wait List

Housing

Type

Comments

The Inn On

Westport

4000 S

Westport

Ave

Studio

1 Bedroom

2 Bedroom

106 Total Units for

independent and

assisted living

Independent

living

packages

start at

$2105+

Just over

50% of

current

residents are

on light

services

package

Independent

senior

housing with

light

services

Senior continuum of care project that provides

independent living with light services, assisted

living and memory care housing.  Memory care is

in dedicated wing, but independent and assisted

living are integrated throughout complex in

flexible units. Monthly rent in independent unit

includes 2 daily meals, light housekeeping,

emergency call system, transportation and 24-

hour staffing.  Typically about half of residents

are receiving assisted living, but in 2010 more

than half are independent. Occupancy can

change, but lately above 97%.  Private pay

facility.

Laurel Oaks

Apartments -

Avera Prince

of Peace

4510 Prince

of Peace Pl

Studio

1 Bedroom

2 Bedroom

3 Bedroom

74 Total Units

$800+

$1338+

$1539-

$2000+

$2455+

a la carte

services

available

Some

vacancies

typically exist

Independent

senior

housing with

light

services

available

Independent senior living apartment project that

is part of the Avera senior continuum of care

project that also includes a skilled nursing facility

and assisted living.  Independent units were built

in three phases between 1987 and 1995.  Basic

package does not include services, but meals,

housekeeping and other light services can be

purchased as needed.  Emergency call system,

scheduled transportation and activities included. 

Units range from studio apartments to large

three-bedrooms.  Although number of vacancies

was not available, project typically is not at full

occupancy - many seniors wait too long and then

need to move right to assisted living.
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Table   Senior Housing with Light Services Inventory

Name Number of Units

/Bedroom Mix

Rent Vacancy/

Wait List

Housing

Type

Comments

Meadow

Stone

3901 S

Marion Rd

1 Bedroom

2 Bedroom

 28 Total Units

$1488+

$1782+

+ additional

services

available

2 vacant

units, waiting

list

Senior

housing with

light

services 

Apartments constructed in 2001 offering light

services in Good Samaritan Village complex that

also offers independent living, assisted living,

memory care and skilled nursing beds. Package

includes noon meal, continental breakfast, light

housekeeping and linen service, emergency call

system and access to home health care services

on campus.  Two units vacant due to recent

turnover, but waiting list exists for units. 

Prairie Creek

Apartments

4400

Creekside

Drive

1 Bedroom

1 Bdrm+Den

2 Bedroom

2 Bdrm+Den

70 Total Units

Units start at

$2200 +

fees for

additional

services as

needed

10 vacant

units - project

has not yet

achieved full

occupancy

Senior

housing with

light

services

Apartments constructed in 2006 in senior

housing community that also includes town

house units for independent living and subsidized

senior apartments.  Units are have in-unit

laundry and underground parking is available. 

Services include noon meal and continental

breakfast, light housekeeping, emergency call

system, scheduled transportation, and home

health care services can be purchased a la carte. 

Ten units vacant at time of survey but project

has never been fully occupied in 4 years of

operation.  An assisted living facility will be

constructed on the campus in 2010, and this

addition is intended to improve the appeal of the

project as a senior community.
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Table   Senior Housing with Light Services Inventory

Name Number of Units

/Bedroom Mix

Rent Vacancy/

Wait List

Housing

Type

Comments

Primrose of

Sioux Falls

7400 S

Louise Ave

1 Bedroom

2 Bedroom

76 units in

complex but some

are occupied by

assisted living

residents

Starting

base price of

$2195+

depending

on unit

Typically 95%

in entire

complex,

including 

assisted living

Independent

senior

housing with

light

services

available

Senior housing with light services units in a

complex that also offers assisted living;

constructed in 2002. Entire complex has 76

units, but licensed for 60 people in assisted

living.  44 one- and two-bedroom units originally

built for independent living, but assisted living

residents can live in any apartment. 

Independent units have kitchens.  Light services

include noon meal, light housekeeping,

transportation, emergency call system, 24-hour

staffing and skilled nursing staff on-site. 

Independent living units are typically at 95%

occupancy or higher, and typically have 40 to 50

residents on assisted living. 

Trail Ridge

Retirement

Community

3408 W

Ralph Rogers

Rd

1 Bedroom

2 Bedroom

3 Bedroom

3 Bdrm+Den

102 Total Units

Rent ranges

from $1000

to $2500

plus initial

entry fee

Some level of

vacancy is

typical due to

turnover

Senior

housing with

light

services

Independent living with light services in senior

complex that also includes assisted living;

constructed in phases between 1995 and 1997.

Light services include 2 daily meals, light

housekeeping, transportation, emergency call

system and facility with 24-hour staffing

including skilled nurses.  Initial entry deposit of

$72,000 or more and monthly service fees range

from $1000 to $2500, depending on unit. Some

level of vacancy is typical due to ongoing

turnover of units.
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Table   Senior Housing with Light Services Inventory

Name Number of Units

/Bedroom Mix

Rent Vacancy/

Wait List

Housing

Type

Comments

Washington

Crossing

4709 E Sixth

St

1 Bedroom

1+Den Brm

2 Bedroom

2+Den Brm

48 Total Units

$1200+

$1300+

$1600+

$1800+

+services

Still in initial

occupancy

phase with

some units

available -

move-in

specials

offered

Senior

housing with

light

services

available for

purchase

Senior housing with services project that opened

for occupancy in 2008.  Base unit rents are as

listed, with light services available a la carte, or

full service option is $400-$600 more than base

rents.  Available services include one or more

daily meals, weekly linen service, twice monthly

housekeeping, access to 24-hour nurse,

transportation, and underground parking.  Buy-

in option also available for $110,000-$170,000

which reduces the monthly rate.  Project

amenities include fitness center, game room,

convenience store, community garden, and

beauty salon.  Still in initial occupancy phase -

move-in specials being offered that help pay for

costs of mover, or can purchase former home

based on a value negotiated from an appraisal.

Waterford At

All Saints

111 West

17th

1 Bedroom

2 Bedroom

2 Bdrm+Den

96  Total Units

Independent

living

packages

start at

$1800+

Some units

typically

available,

waiting list

for largest

units

Senior

housing with

light

services

Independent living units with light services in a

senior continuum of care complex that also

includes memory care and assisted living. 

Project reclaimed historic buildings in 1996, with

new construction phase after 2000.  Light

services and assisted living units are flexible, and

can be used for either - no estimate available on

current percentage used for each type of

housing.  Light services package includes daily

meal, light housekeeping, transportation,

emergency call system and 24-hour staffing. 

Some units are typically available, but waiting

list exists for largest units.

Source: Community Partners Research, Inc.
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Table   Memory Care Housing Inventory

Name Number of Units

/Bedroom Mix

Rent Vacancy/

Wait List

Housing

Type

Comments

Memory Care Housing

Bethany

Lutheran

Home

1901 S Holly

Ave

20 beds N/A

No vacancies,

waiting list

Memory

care housing

- Nursing

Home

Secured memory care housing wing of the

Bethany Lutheran Home skilled nursing facility. 

58 of the 112 licensed beds in this facility will

be moved to a new building in Brandon, and 54

will remain in Sioux Falls.  The existing rooms

will be converted from shared occupancy to

private occupancy.  The impact on the memory

care wing has not been defined.  Memory care

beds are full and a waiting list exists.  

Dow

Rummel

Village

1321 W.

Dow

Rummel St.

Private Occupancy

Shared Occupancy

14 Total Units N/A

No vacancies,

waiting list

Memory

care housing

- Assisted

Living

Center

Memory care units constructed in 2005 in a

senior continuum of care project that includes

independent living, memory care and a nursing

home.  Entire complex is physically connected

and was built in phases between 1963 and

2005.  Memory care units are fully occupied

with a waiting list - referrals sometimes need to

be made to options outside of Sioux Falls. 

Edgewood

Vista of

Sioux Falls

3401 Ralph

Rogers Rd

28 Total Units N/A

3 vacant beds,

but waiting list

is maintained

Memory

care housing

- Assisted

Living

Center

Memory care housing project built in 1997. 

Most residents have private occupancy rooms

but some shared occupancy also exists.  Three

beds unoccupied at time of survey - turnover

typically results in less than full occupancy, but

waiting list is also maintained.  Project has

some additional land but not expansion is

planned.

�  City of Sioux Falls Housing Needs Assessment - 2010  224



Senior Housing with Services Inventory   �

Table   Memory Care Housing Inventory

Name Number of Units

/Bedroom Mix

Rent Vacancy/

Wait List

Housing

Type

Comments

Memory

Care - Good

Samaritan

Village

3901 S

Marion Rd

17 beds N/A

Full utilization,

waiting list

Memory

care housing

- Nursing

Home

Secured memory care housing wing of the Good

Samaritan Village skilled nursing facility. Part of

the Good Samaritan Village campus that

includes a full array of senior housing options. 

High rate of utilization for memory care beds,

and ongoing demand.

Our Place -

The Inn On

Westport

4000 S

Westport

21 Private Rooms

3 Shared Suites

27 Total Beds

N/A

Full utilization,

waiting list

Memory

care housing

- Assisted

Living

Center

Memory care housing project in senior

continuum of care community that also includes

assisted living and light services housing. 

Memory care units are fully occupied and a

waiting list is maintained.

Ward

Enterprises

Assisted

Living

130 N

Sycamore

45 beds in secure

facility for

memory care

N/A

Approximately

92% overall

occupancy

rate in entire

facility

Memory

care housing

- Assisted

Living

Center

One building of three in an assisted living

facility constructed between 1995 and 2000. 

Memory loss building has 45 beds and wander-

guard system that can address people with

early memory loss issues.  Facility is Medicaid

certified and approximately 80 beds of 125

serve lower income seniors - if Medicaid beds

are utilized then people can sometimes be

placed outside of Sioux Falls, such as Colton or

Viborg.  Annual occupancy rate for entire facility

is approximately 92%.

Waterford At

All Saints

111 West

17th

29 beds in

secured wing

N/A

High

occupancy

rate and

waiting list

Memory

care housing

- Assisted

Living

Center

Memory care housing in a secured wing of a

senior continuum of care complex that also

includes assisted living and housing with light

services.  Memory care units created in new

construction phase in early 2000s.  Utilization

rate for memory care beds is high and waiting

list exists. 

Source: Community Partners Research, Inc.
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Homelessness

This section of the Housing Study examines information about homelessness in
Sioux Falls.

Section Highlights

< The City has a number of public and nonprofit groups that are active in
the areas surrounding homelessness.  These include housing and service
providers, as well as planning groups.

< In a partnership between the City and Minnehaha County, a Housing
Advisory Board was created.  This entity has a staff person.

< The City has developed a 10-Year Plan to End Homelessness.

< Despite the efforts of the community, the level of homelessness appears
to be growing.  A point-in-time survey completed in September 2009
found the highest level of homelessness in the past five years.  There is
more detailed information about the homeless count provided in this
section.

< Sioux Falls also has a number of shelter providers, and transitional and
supportive options that are identified in this section.

< Some recent expansions of shelter capacity have either been completed,
or are being planned.  These include an expansion of beds at the Union
Gospel Mission’s women’s facility, and a planned expansion at their men’s
facility.  A proposed single room occupancy project, known as Project
Safe Home has been submitted to the State for funding. 

< The City has also had some expansion of preventive options for the near-
homeless.  These include an 8-unit single room occupancy project
developed by the Housing and Redevelopment Commission, and
increased stimulus funding for a Homeless Prevention and Rapid Re-
Housing Program. 
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Homelessness

Homelessness in Sioux Falls is an issue that has received a great deal of
attention in recent years.  Part of the emphasis on the researching and
understanding homelessness is due to federal requirements attached to the
receipt of grant funds.  Part of the emphasis is also due to local efforts,
including an active Homeless Coalition, and an initiative launched by the
previous Mayor that resulted in the creation of a Homeless Advisory Board.

Among the research documents and plans that exist in Sioux Falls that address
homeless issues are the following:  

< Consolidated Plan for the City of Sioux Falls
< Sioux Falls 10 Year Plan to End Homelessness
< 2010 Continuum of Care
< South Dakota Balance of State 10 Year Plan to End

Homelessness (in process) 

These documents, as well as supplemental research compiled by various
organizations, provide a great level of detail on the nature and extent of
homelessness in the Sioux Falls Area, as well as a list of resources that are
available.

In addition to viewing the documents that are available, Community Partners
Research also contacted many of the groups and organizations dealing with
homelessness in Sioux Falls, including:

< Sioux Empire Homeless Coalition
< Homeless Advisory Board
< Housing for the Homeless Consortium/SDHDA
< Volunteers of America Dakotas
< St. Francis House
< Union Gospel Mission
< Sioux Falls Public Schools
< Inter-Lakes Community Action
< Sioux Falls Housing and Redevelopment Commission
< Sioux Falls Community Development
< SE Behavioral HealthCare
< Lloyd Companies
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2009 Homeless Count

In 2009, there were two point-in-time counts completed to measure the level of
homelessness in Minnehaha County.  The September 2009 count represents the
most recent information on the size of the homeless population in the Sioux
Falls area.  The most September count can be compared back to previous
homeless surveys.

Table 1 Minnehaha County Homelessness - 2005 to 2009

2005 2006 2007 Jan 2009 Sept 2009

Total Homeless 575 401 648 447 795

Source: Homeless Advisory Board

There has been some variation present in the homeless counts completed in
recent years.  Getting an accurate count of homeless people can be very
difficult, and some of the variation may be due to undercounts that could
potentially occur in a single year.  Weather conditions may also play a part.  

The first count in 2009, and the counts in 2005 and 2006 were completed in
January.  The second count in 2009 and the 2007 count occurred in September.

The count completed in September of 2009 recorded the highest level of
homelessness in recent years.  There were 148 more homeless people
identified than in the previous high count, completed in September 2007.  It is
recognized that a count in warm weather months tends to be higher than those
completed in January.  Still, the 2009 count was nearly 23% above the last
September survey.

The Homeless Advisory Board has additional demographic details from the
September 2009 count, as well as some additional comparative information to
previous counts.  Highlights of this information include:
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Age and Gender
< There were 193 children counted or 24% of all homeless people
< There were 602 adults - 29% were women and 71% were men

Race/Ethnicity (obtained from 298 individuals)
< 46% were White
< 35% were Native American
< 3% were Hispanic/Latino
< 11% were some other race/ethnicity
< 5% did not identify a race/ethnicity

Detailed Age (obtained from 298 individuals)
< 17% were between 16 and 25 years old
< 64% were between 26 and 55 years old
< 6% were age 56 or older
< 12% did not respond to age question

Frequency of Homelessness (obtained from 298 individuals)
< 50% indicated this was the first time they were homeless in past 3 years
< 47% indicated that they had been homeless two or more times
< 3% did not respond

People counted by the survey were given the opportunity to identify the cause
or causes of their homelessness.  Based on the responses to the cause of
homelessness, there was a mix of social reasons and economic reasons cited.
In order of frequency, the top five identified reasons were:

< Released from prison (60 responses)
< Inability to pay rent (56)
< Alcoholism (53)
< Lost job (50)
< Unemployment (44)

Information was also collected from all counted homeless people (including
children) on where they were sleeping at night:

< 44% were in a transitional housing facility
< 21% were in an emergency shelter
< 20% were stying in a hotel/motel
< 6% said “other”
< 5% were sleeping outdoors
< 2% were in a treatment facility
< 2% were living in a vehicle
< 1% were in other various locations
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Homeless Housing Options in Sioux Falls

The Consolidated Plan for Sioux Falls includes a list of housing options that can potentially serve homeless and

near-homeless populations.  Additional facilities have been added based on the research for this Study.

Table Housing Options Serving Homeless and Near-Homeless in Sioux Falls

Facility Capacity Target Demographic Special

Circumstances

Comments

Shelters

Children’s Inn 29 + beds Women and children Victims of domestic

violence

Emergency shelter for victims of

domestic violence, licensed group home

for children needing protective custody

Elizabeth House 2 beds Women “At Risk” women Facility can house two at-risk female

residents

My Sister Friends’ House 12 person

capacity

Women and children

Focus on Native

American victims of

domestic violence

House that can provide shelter to victims

of domestic violence - up to 85% of

clients are Native American

St. Francis House 39 beds Single adults and

families

Homeless

This facility serves both homeless adults

and families, with both shelter beds and

transitional units

700 East 6th Street 3 units Families Homeless Part of St. Francis House

Union Gospel Mission

(Men) 

70 beds Single adults, male Homeless Planned expansion will add 24 beds

Union Gospel Mission

(Women) 

48 beds Single adults,

female 

Homeless Recent expansion added capacity of 28

beds 

Volunteers of America

Dakotas 

32 beds Youth, male and

female

Homeless youth

VOA works with homeless youth and can

provide case management and life skills

education in addition to safe housing
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Table Housing Options Serving Homeless and Near-Homeless in Sioux Falls

Facility Capacity Target Demographic Special

Circumstances

Comments

Transitional Housing

Heartland House 16 units Families with

children

Homeless families Transitional housing for up to 2 years -

includes active case management 

Heartland House II 19 units Families with

children

Homeless families Transitional housing for up to 2 years -

includes active case management 

St. Francis House 39 beds Single adults and

families

Homeless

This facility serves both homeless adults

and families, with both shelter beds and

transitional units

Arch Halfway House 31 beds Adults  Drug/alcohol

addiction rehab 

Transitional housing for drug/alcohol

addiction rehab 

Glory House 52 beds Individuals and

families

Substance

abuse/criminal

backgrounds

Transitional housing program with

treatment programs for meth, alcohol

and other drugs

Permanent Supportive Housing

Dakota House 7 units Families Homeless Permanent supportive housing pilot

program

VOA Pettigrew Heights 37 units Individuals and

families 

Chemical

dependency

New project under construction in 2010

for chemical dependency recovery

Cayman Court 24 units Individuals

Homeless and near-

homeless with

medical needs

Licensed Assisted Living Center serving

vulnerable individuals with medical needs

Source: Community Partners Research, Inc.; Consolidated Plan
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Other Permanent Affordable Housing

Sioux Falls has a limited inventory of very affordable rental housing that can
provide an option for homeless or near-homeless.  This would include the
subsidized projects and rent assistance programs detailed in the Subsidized
Housing Section of this Study.  Additionally, HUD Shelter Plus Care Vouchers
administered by the Sioux Falls Housing and Redevelopment Commission can
often be used to serve people with special needs.  New projects and/or
programs that have recently been added that provide a very affordable
permanent option include: 

< 505 S. Duluth - 8 studio apartment units for singles making 40% or less
of median income

< Homeless Prevention and Rapid Re-Housing Program - rent
assistance and similar housing entry cost assistance for up to 40
homeless households funded through the federal stimulus program

Housing Strategies and Priorities for Family Homelessness

The homeless population in Sioux Falls represents different subsets of all
population groups residing in the City.  In general, there seem to be two
priority areas to address.  The first priority is homeless children, either in
families or as runaway youth.  The second priority appears to be people,
generally singles, that are living outside.

In February 2010, a summit was held in Sioux Falls to focus on priorities to
ending child and family homelessness.  The summit included 70 community
leaders who participated in the daylong event.  Priority areas for attention were
defined as affordable housing, transportation and education.  The specific
affordable housing strategies are listed below.

Strategy 1: Create a Housing Trust Fund
Strategy 2: Empower homeless coalition and service providers to

pursue and obtain all funding available through the
Veterans Administration

Strategy 3: Provide incentives and support so that property
management companies will increase affordable housing
units

Strategy 4: Pass a law or policy requiring that every affordable
housing unit torn down will be replaced, one-for-one

Strategy 5: Minnehaha County will provide office coverage during
hours more accessible to clients, including lunch time,
evenings and Saturdays
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Strategy 6: Identify and meet the emergency housing needs of
young adults, age 18 to 22

Strategy 7: Establish a policy and procedure for school district to be
first responder 

 
To help address the issue of homeless adults living outside, a development
project is being pursued that would create a 32-bed single room occupancy
facility known as Project Safe Home.  This would provide case management and
would replace some existing, older facilities, but would represent a net gain of
12 units.

The Union Gospel Mission also has just expanded its women’s facility to 48
beds, and hopes to expand its men’s facility by 24 beds in the next few years.
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Employment and Local Economic Trends

This section of the Housing Study provides summary information related to
employment and wages.  Most of the information is collected by the South
Dakota Department of Labor.

Section Highlights

< Over the last decade, Sioux Falls outperformed the national economy in
the area of employment.  The unemployment rate was consistently well
below the national average.  For the period between 2000 and 2008, the
annual unemployment rate for the MSA was always below 3.5%.  During
this same time period, the national rate never went below 4.0%.

< Between 2008 and 2009, the area’s unemployment rate did increase, up
to 4.7% for calendar year 2009.  Still, this rate was approximately half
the nationwide rate of 9.4% in 2009.

< Between 2008 and 2009, the number of employed people in the MSA
went backward for the first time in the decade.  Between 2000 and 2008,
the number of people employed in the MSA had increased by more than
17,000.  However, between 2008 and 2009, the number of people
employed decreased by nearly 1,700.  

< Only first quarter employment statistics are available for 2010, so no
direct conclusions can be formed.  However, the unemployment rate for
the first quarter of 2010 is higher than the first quarter of 2009, and the
number of employed individuals has dropped.

< Although the last few years have not been as strong for the local
economy, there are still more people employed than in 2006.

< As might be expected, there does seem to be a link between job growth
and migration patterns to the community.  Although the information
comes from different sources, there does appear to be a slowdown in
domestic migration as fewer job opportunities have been created.

< The average annual wage for all industry in 2008 was $36,981 for the
Sioux Falls MSA.   The highest wage sector was Financial Activities, with
an annual wage of $45,285.  The lowest average wage was paid in the
Leisure and Hospitality sector, at $13,352.
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Employment and Local Economic Trends

While many factors influence the need for housing, employment opportunities
represent a predominant demand generator.  Without jobs and corresponding
wages, the means to afford housing is severely limited.  Much of the household
growth that has occurred in Sioux Falls in the past decade is the direct result of
job opportunities available in the City.  The type of employment, wage level,
and working conditions will each influence the kind of housing that is needed
and at what level of affordability.  

Major employers in Sioux Falls include:

< Sanford Health 7,225 employees
< Avera 5,169 employees
< Wells Fargo 3,615 employees
< John Morrell & Company 3,200 employees
< Citigroup 3,000 employees
< Sioux Falls School District 3,000 employees
< Hy-Vee Stores 2,102 employees
< First PREMIER/PREMIER Bankcard 1,272 employees
< WalMart/Sam’s Club 1,211 employees
< City of Sioux Falls 1,121 employees
< Evangelical Lutheran Good Samaritan Society 1,109 employees
< Dept. of Veterans/Medical & Regional Office    860 employees
< Raven Industries/Aerostar International    796 employees
< Midcontinent Communications    795 employees
< Midwest Coast Transportation     760 employees
< Lewis Drug, Inc.    750 employees
< HSBC    725 employees
< CIGNA Tel Drug    700 employees
< Esurance    617 employees
< United Sates Postal Service    588 employees
< LodgeNet Entertainment Corporation    566 employees
< Midland National Life Insurance Company    539 employees
< Sunshine Food Markets    531 employees
< Minnehaha County    520 employees
< Children’s Care Hospital and School    515 employees
< Qwest Communications    500 employees
< South Dakota Achieve    500 employees
< StarMark Cabinetry    500 employees

Source: Community Profile. Sioux Falls Development Foundation
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Work Force and Unemployment Rates

Employment information is available for both the City and the MSA.  We have
reviewed the information back to the year 2000.  Data in the tables that follow
have been obtained from the South Dakota Department of Labor.

Table 1 Sioux Falls MSA Annual Labor Statistics 2000 -2010*

Year
Labor
Force

Employed Unemployed Unemployment
Rate

Unemployment
Rate - SD

Unemployment
Rate - US

2000 111,195 108,865 2,330 2.1% 2.7% 4.0%

2001 112,945 110,135 2,810 2.5% 3.1% 4.7%

2002 114,480 111,305 3,175 2.8% 3.3% 5.8%

2003 116,510 112,955 3,555 3.1% 3.5% 6.0%

2004 118,790 114,790 4,000 3.4% 3.7% 5.6%

2005 120,545 116,645 3,900 3.2% 3.7% 5.1%

2006 123,290 119,970 3,320 2.7% 3.1% 4.6%

2007 127,585 124,380 3,205 2.5% 2.9% 4.6%

2008 129,525 125,995 3,530 2.7% 3.1% 5.8%

2009 130,466 124,334 6,132 4.7% 5.2% 9.3%

2010* - - - 5.4% 5.4% 10.4%

Source: South Dakota Department of Labor; Community Partners Research, Inc.

Not seasonally adjusted

* 2010 data are through March

After experiencing very low rates of unemployment for most of the last decade,
the rate for the Sioux Falls MSA increased rapidly between 2008 and 2009. 
However, in comparison to national patterns, the unemployment rate in the
area was still very low, and was nearly half of the national average for 2009.

At the time of this Study, only limited information is available for 2010. 
Through the first quarter of 2010, the MSA unemployment rate was at 5.4%. 
For comparison, the unemployment rate for the first quarter of 2009 was at
5.0%.

In terms of the employment level, 2009, marked the only year during the
decade that the number of employed people dropped in a year-to year
comparison.  There were 1,661 fewer employed individuals in 2009 than in
2008.  In the first eight years of the decade, average annual employment
growth had been above 2,100 new jobs per year.
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The Department of Labor also reports employment information for the City of
Sioux Falls.  However, City information started becoming available in calendar
year 2006, so a longer-term review is not possible.

Table 2 Sioux Falls’ Annual Labor Statistics 2000 -2010*

Year
Labor
Force

Employed Unemployed Unemployment
Rate

Unemployment
Rate - SD

Unemployment
Rate - US

2006 82,910 80,610 2,300 2.8% 3.1% 4.6%

2007 86,205 84,000 2,205 2.6% 2.9% 4.6%

2008 87,565 85,090 2,475 2.8% 3.1% 5.8%

2009 88,422 83,972 6,132 5.0% 5.2% 9.3%

2010* - - - 5.7% 5.4% 10.4%

Source: South Dakota Department of Labor;  Community Partners Research, Inc.

Not seasonally adjusted

* 2010 data are through March

The unemployment rate in the City of Sioux Falls has tended to be slightly
higher than for the entire MSA.  In 2009, the rate in the City was at 5%,
compared to 4.7% in the four-County area.

Between 2008 and 2009, the City lost 1,118 jobs, the only net loss in
employment during the time period reviewed.  A comparison of the first quarter
in 2010 to the first quarter of 2009 shows that there were fewer employed
people in the City in 2010.  On an average monthly basis, the employment
count had dropped by 1,060 between 2010 and 2009.
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Employment Growth and Population Growth

As identified in the demographic section of this report, most of the population
growth for the Sioux Falls MSA over the past decade was due to gains from in-
migration.  This included both domestic migration and international migration,
as more people moved into the area than moved out.  Much of this was directly
due to employment opportunities.  The following chart examines growth in
employment, as tracked by the South Dakota Department of Labor, and net
growth from migration, as tracked by the Census Bureau.

There is a timing difference between the two sources of information.  The
annual increase in the number of employed people is based on the calendar
year, while the net gain from in-migration is tracked from July 1, or the middle
of each calendar year.  Even with some inconsistency in the reporting periods, it
does appear that job growth and migration growth have followed a similar
pattern.  However, even though there was a net loss in the number of people
employed in the City, there still was growth from both domestic and
international migration.  The amount of growth was lower than in the years
when the area was adding jobs.
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Employment and Wages by Industry

The following table shows the annual employment and average annual wages
by major employment sector in 2008, the last full year of data. It is important
to note that the major employment sectors listed do not represent all
employment, as some classifications, such as self-employed workers, are not
included.  This information is for all of the Sioux Falls MSA.

Table 3 MSA Average Annual Wages by Industry Detail - 2008

Industry 2008 Employment Average Annual
Wage

Total All Industry 132,985 $36,981

Natural Resources, Mining 421 $30,166

Construction 7,690 $41,079

Manufacturing 13,529 $39,834

Trade, Transportation, Utilities 28,451 $32,790

Information 3,139 $44,978

Financial Activities 16,623 $45,285

Professional and Business Services 11,236 $42,609

Education and Health Services 23,231 $43,543

Leisure and Hospitality 13,077 $13,352

Other Services 3,512 $24,776

Government 12,078 $39,046

Source: South Dakota Department of Labor

The average annual wage for all industry in 2008 was $36,981 for the Sioux
Falls MSA.   The highest wage sector was Financial Activities, with an annual
wage of $45,285.  The lowest average wage was paid in the Leisure and
Hospitality sector, at $13,352.

In terms of actual employment, the largest single sector was Trade,
Transportation and Utilities, with 28,451 people.  This is a broad sector, with a
wide variation in annual wages for sub-sectors.  The Retail Trade sub-sector,
which accounted for nearly 59% of all employment within this sector, had an
average annual wage of only $23,890.  
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Regional Unemployment Rates and Wages

Most local reports indicate that much of the domestic migration that comes to
the Sioux Falls area originates from the immediately surrounding region.  With
strong job growth over most of the last decade, the Sioux Falls MSA provided a
good relocation for people living in the surrounding states.  In an effort to
examine the employment situation, we have compared the Sioux Falls MSA to
other large employment centers in the region, as well as the four neighboring
States.  Information on unemployment rates is for 2009, while average wage
information is from 2008, which is the last full year of data.    

Table 4 Regional and State Unemployment and Wage Data

Area Unemployment Rate
2009

Average Annual Wage
All Industry - 2008

Sioux Falls MSA 4.7% $36,981

Rochester, MN  MSA 6.5% $48,048

Des Moines MSA 5.6% $43,919

Fargo-Moorhead MSA 4.4% $36,764

Omaha MSA 5.0% $40,621*

Minneapolis-St. Paul MSA 7.8% $52,364**

South Dakota 5.2% $32,821

Nebraska 4.6% $35,786

Minnesota 8.0% $45,812

Iowa 6.0% $36,963

North Dakota 4.3% $35,100

Source: Various sources including State Departments of Labor and the Federal Bureau of Labor

Statistics

* Wages are for Omaha Consolidated which only includes the Nebraska portion of the MSA

** Wages are for the Seven-County Twin Cities Area, not the 13-County MSA

For calendar year 2009, the Sioux Falls MSA had a low rate of unemployment
when compared to other major cities in the region.  Only the Fargo MSA posted
a lower unemployment rate for the year.  However, at the Statewide level, both
North Dakota and Nebraska had lower unemployment rates than Sioux Falls.
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There is a greater data lag for wage information, and only partial-year
information has been posted for 2009.  In 2008, the average wage for all
industries was $36,981.  This was only slightly above the average wage being
paid in the Fargo MSA, of $36,764.

When compared to Statewide average wages, the Sioux Falls average was
higher than those in any of the neighboring States except for Minnesota.   The
Statewide average in Minnesota was nearly 24% higher.  However, Minnesota
also had the highest rate of unemployment of any of the areas reviewed.
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Other Employment Studies and Resources

In 2009 and 2010, a series of studies was completed for the Future Sioux Falls, 
Development Foundation.  These studies were prepared by Market Street
Services, of Atlanta, Georgia.  

The published reports resulting from this project included:

< Competitive Assessment
< Marketing Review
< Target Business Analysis
< Final Strategy

These reports are available at http://www.futuresiouxfalls.com/documents.html

Readers of this Study are encouraged to consult those reports for additional
insight on labor, workforce and growth issues.
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Rental Housing Findings and Recommendations

This section of the Housing Study specifically addresses the findings and
recommendations concerning rental housing needs.  Topics addressed include:

< Demand from Extremely Low Income Renters
< Demand from Very Low Income Renters
< Demand for Moderate Rent/Tax Credit Rental Housing
< Demand for Conventional Rental Housing
< Demand for Assisted Living Units
< Demand for Assisted Living for Low Income Seniors
< Demand for Senior Housing with Light Services
< Demand for Memory Care Housing Options
< Issues Related to “Hard to House” Tenants

Section Highlights

The combination of factors reviewed for this Study have resulted in a projection
that rental housing demand in the City of Sioux Falls will grow by an average of
460 to 480 households per year.  This is an average, annual projection over a
five-year time period to the year 2015.  Within any single year, this demand
may fluctuate, but on an annualized basis, Community Partners Research has
allocated this into the following market segments:

Table 1 Projected Demand for Rental Housing to 2015 - Sioux Falls

Market Segment Calculated Annual Demand from
Growth

Level of Pent-
Up Demand

Extremely Low Income
below 30% of median income

150 to 200 households Extensive

Very Low Income Households 
between 31% and 50% of median

25 to 50 households Extensive

Tax Credit Households
up to 60% of median

50 to 120 households
(some overlap with lower income groups)

Limited

Conventional Rental Households
no income limit

280 to 320 households Limited

Assisted Living
private-pay

15 to 20 households Limited

Assisted Living
Medicaid-eligible

Not quantified Significant

Senior Housing w/Light Services
private-pay

25 to 30 households Limited

Source: Community Partners Research, Inc.

�  City of Sioux Falls Housing Needs Assessment - 2010  243



Findings and Recommendations: Rental Housing   �

Although we have projected annual demand at these levels, this does not
directly translate into specific construction recommendations.  Readers of this
Study are asked to consult the detailed recommendation for each type of
housing that follows later in this section.  A short summary for each segment of
the market is as follows:

Rental Housing for Extremely Low Income Households - This segment of
the renter population will generally have an annual income below $15,000 and
will probably need a subsidized housing unit or a rent assistance Voucher. 
There are thousands of Sioux Falls Households that have extremely low
incomes and must pay more than 30% of their income for housing.  Yet only a
modest unit recommendation has been made, in recognition of the fact that a
large amount of financial subsidy will be required for every unit produced.  With
high vacancy rates in the conventional market, a rent assistance program
represents a better near-term approach to assisting this income range.

Rental Housing for Very Low Income Households - This segment of the
renter population has an annual income between 30% and 50% of the median
income level.  This group is income-eligible for both subsidized units and rent
assistance Vouchers, and competes for these scarce resources.  At the upper
end of this income range, lower priced tax credit units also represent an
affordable option.  While this group is not growing rapidly in size, there is
significant pent-up demand, as many of these households have a housing cost
burden.   Once again, a modest recommendation was made, due to the
significant subsidy amount that will be needed to address the needs of
households below 40% of the median income level.

Tax Credit Rental Housing - Tax credit units can serve households up to 60%
of the median income level.  While Sioux Falls developers have been very
successful in constructing tax credit housing, only a limited number of units can
serve households as low as 40% of median income, and even lower income
groups can only afford a tax credit unit if they bring a rent assistance Voucher. 
Despite some level of vacancy in this segment of the market, ongoing
production is justified, especially for units that can address the lower income
ranges.  We would also expect to see growing demand for senior-designated
units, although these are at a disadvantage in the application scoring system.

Conventional Rental Housing - The large majority of rental units in Sioux
Falls are conventional housing.  The inventory of units has continued to grow
through both new construction and conversion projects.  In 2010, this segment
of the market has a rate of vacancy that is well above historical patterns.  While
growth of the community will result in increased demand for this type of rental
housing, in the near-term, this demand can be met through unoccupied units. 
We would project that below-average new construction activity will exist until
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vacancy rates drop, but with growing demand of 300 or more units per year,
new construction activity should increase later in the five-year projection
period.

Assisted Living - This service-intensive form of senior housing generally has a
balanced market, with an adequate supply of units to meet demand.  There will
be growth in the older senior market over the next five years, but this growth
will be modest, and our projected increase in demand indicates only 15 to 20
additional units per year will be required in the private-pay segment.  In 2010,
there are licensed assisted living units that are occupied by tenants that do not
need assisted living services.  The growth in demand may be met by conversion
of these underutilized units to serve assisted living residents, or it may require
a modest level of new construction.

Assisted Living for Lower Income Seniors - Assisted living options for low
income and low asset seniors are very limited in Sioux Falls.  There is
State/Federal assistance in the form of a Medicaid elderly waiver, but the
reimbursement rate makes it largely unusable in most of the assisted living
projects in Sioux Falls.  This is a complicated issue, and attempts to quantify
the unmet need were unsuccessful.  While no readily available solutions exist,
like most of the other housing issues facing lower income people, serving low
income frail seniors ultimately comes down to an investment of scarce
resources to lower the costs of housing.

Senior Housing with Light Services - This type of housing acts as a bridge
between completely independent living and assisted living.  Sioux Falls has a
number of active providers in this segment of the market, and supply and
demand seems to be well balanced in 2010.  Going forward, there will be strong
growth in the number of younger senior households in Sioux Falls, and modest
growth in the number of older senior households.  This will continue to raise
demand for light services senior housing.  Our projections expect demand to
grow by 25 to 30 households per year.  The actual need for new construction
will be somewhat dependent upon the use of “flexible” senior units, which can
change back and forth from assisted living to light services housing.  To the
extent more flexible units convert to assisted living, the need for light services
construction will increase, but the reverse is also possible.    

The following specific recommendations also address memory care housing,
which is very specialized, and a finding has been added about “hard to house”
populations.
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Rental Housing Findings and Recommendations

Supply Overview

Sioux Falls, and the surrounding jurisdictions that form the MSA, have a large
supply of rental housing units.  The most recent occupancy tenure estimates,
contained in the 2008 American Community Survey (ACS), place the number of 
renter households within the City of Sioux Falls at 22,500, and the number of
renter-occupied units in the entire MSA at 27,060.  

The 2008 ACS survey also contained a vacancy estimate.  When vacant units
are combined with occupied units, Sioux Falls had a total estimated rental
inventory of approximately 25,000 units, and the entire MSA had approximately
30,000.   

Additional rental construction has also been occurring after the effective date of
the ACS.  In 2008, building permit issuance in Sioux Falls included nearly 700
multifamily units that would appear to be intended for renter occupancy.   In
2009, more than 450 additional multifamily units were issued a building permit. 
In the first quarter of 2010, almost no new construction activity was occurring
in the multifamily segment of the market.

Before adjusting for any potential loss of units, and any additional construction
that may occur this year, the best available evidence would indicate that more
than 26,000 rental units will be present in Sioux Falls, and as many as 31,500
units in the entire MSA by later in 2010.

Demand Overview

Calculations for total future housing needs are generally based on three
demand generators: household growth, replacement of lost housing units, and
pent-up, or existing demand for units that is not being served.  In the Sioux
Falls area, the biggest contributing factor to the future demand for rental
housing will come from household growth.  Growth could be generated from
households moving into the community from other locations, as well as new
household formation that occurs within the existing population.

To project future demand from net household growth, Community Partners
Research has examined several different methods to predict anticipated needs. 
The methods include calculations based on past tenure patterns, trends that
have been evident during the most recent decade, and various analyses of
household tenure preferences based on age.  These methods have yielded a
range of possible rental housing demand over a five-year period.  
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All of the various scenarios have been based on an assumption that average
household growth within the entire MSA will be approximately 2,000 households
per year.  Approximately 1,400 of these households would be expected to
locate within the City of Sioux Falls.  To the extent that actual growth exceeds
or falls short of this annual projection, the calculated rental demand would need
to be adjusted accordingly.

The lowest calculation for rental housing based on MSA growth yielded demand
from approximately 2,250 renter households over a five-year period.  The
highest calculation resulted in the potential demand from 3,250 rental
households.  Within this broader range, the most realistic scenario resulted in
growth-generated demand from approximately 2,800 rental households within
the MSA.  Although this demand could be dispersed within a number of area
communities, the most reliable calculations indicated that between 2,300 and
2,400 of these renter households would be oriented to the City of Sioux Falls. 
On an average annual basis, this would equate to demand from 460 to 480
renter households in a typical year.  

Using the age-based projections presented earlier in this Study, most of the net
demand generated by household growth will come from households age 55 and
older.  Approximately 52% to 55% of demand will be from these older adult
households, while the remaining 45% to 48% will be from households age 54
and younger. 

Another factor that needs to be examined when projecting future demand is
unit replacement.  In the opinion of Community Partners Research, replacement
of older rental units will not contribute a significant amount of additional
demand in Sioux Falls.  Although there have been unit losses to demolition in
recent years, there appears to have been an even greater level of rental
conversion, as structures previously used for other purposes have been turned
into rental units.

The primary source of conversion has probably been owner-occupancy housing
that has changed tenure into renter-occupancy use.  In some of the City’s older
neighborhoods, the rental tenure rate has grown very high in recent years.  If
more older housing units are converted to rental use than are lost from the
inventory, then part of the future demand will be met by the housing stock that
already exists within the City.  Our calculations have assumed that between 50
and 70 rental units each year will be added through conversion, rather than
new construction, over the five-year projection period.

Although an actual net loss of older rental housing from the City’s inventory
does not contribute to a need for unit replacement, it can be argued that some
actively rented units should be removed.  A number of people interviewed as
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part of the research process for this Study acknowledged the existence of
substandard rental housing in the City.  Sioux Falls does not have a rental
housing inspection program or Citywide standard for rental units.  However,
some units are inspected for housing quality as part of area rent assistance
programs, and other units may be inspected as part of a “complaint-driven”
investigative process for rental housing.

It can also be argued that the ongoing conversion of older housing into rental
use should be stopped.  In some of the City’s older neighborhoods, attempts
are being made to decrease the rental tenure rate by promoting home
ownership.  The future success of these efforts could reverse the patterns of
growing rental use that have been present.  

The final demand-generator that is typically applied to future recommendations
is pent-up demand, related to a current under-supply of units resulting in
unmet demand.  In Sioux Falls, there are many segments of the rental market
where pent-up demand does not exist in 2010.  The City has an estimated
vacancy rate in conventional rental housing that is above 14%, the highest
recorded level in the past decade.  The tax credit, moderate rent segment of
the market, also has a rate of vacancy that is above the generally accepted
level of 5%, again indicating little or no pent-up demand.  

The segment of the rental market where pent-up demand does exist in 2010 is
in the most affordable, subsidized rental inventory.  In subsidized units with two
or more bedrooms, the vacancy rate is essentially nonexistent, and waiting lists
for occupancy are maintained.  

There are also some portions of the senior housing with services market, such
as Medicaid-certified units, where evidence of unmet demand is present.  Since
these under-served portions of the market are very specific, the additional
needs created by pent-up demand will be addressed within the specific
recommendations that follow.

Projected Demand Versus Currently Vacant Units

For the City of Sioux Falls, the overall market calculations presented above
would indicate annual demand for approximately 470 total rental housing units
in an average year to address the expected increase in demand over the five-
year projection period.  After adjusting through gains from conversion of
existing housing, we would project the annual need for approximately 390 to
430 units through new construction.  However, market conditions present in
2010 may suppress near-term expansion in certain portions of the rental
market, most notably conventional rental housing which is the predominant
segment in market share.  
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Rental vacancy data collected by the South Dakota Multi-Housing Association
calculated the vacancy rate for conventional rental units at 14.4% in January
2010.  This was up from the rate of 10.4% in July 2009, and the highest rate
recorded for the reporting periods dating back to 1996.  In real numbers, there
were 1,145 conventional unit vacancies in the 7,976 units reporting.  Since the
total inventory of conventional units within the Sioux Falls area is 2.5 to 3 times
larger than the reporting sample, this would imply that as many as 2,500 to
3,000 conventional rental units could be vacant in 2010.

The research process for this Housing Study attempted to validate the accuracy
of the Multi-Housing survey across the broader market.  In interviews and
public meetings, rental property owners and managers were directly asked
about the reported rate of vacancy.  There was widespread agreement that the
vacancy rate in the area is at an unprecedented level, and that the only
possible flaw in the Multi-Housing survey is that it is overly conservative in
estimating vacancy, as some large property managers reported that their
calculations were even higher in conventional housing.  It was also pointed out
that newly constructed units are not reflected in the Multi-Housing survey, and
would add more unoccupied units.

Community Partners Research also attempted to contact the largest rental
property management companies in the area.  Although the level of vacancy
may have differed between these companies, they reported an above-average
level of vacancy in their conventional housing portfolio.  

Based on this information, Community Partners Research believes that the
Multi-Housing Association surveys provide an accurate representation of the
overall market, and that conventional housing vacancies in 2010 are high, by
past standards in Sioux Falls.

Faced with a large inventory of vacant units, the first quarter construction
activity in Sioux Falls was below average for multifamily housing.   Between
January and March, only four multifamily units were permitted in Sioux Falls,
compared to 118 units and 95 units in the first quarters of 2009 and 2008. 
While this slowdown in new construction may simply be a timing issue that is
unrelated to vacancy, there is widespread knowledge in the community that
vacancy rates are high in existing projects, and that unit absorption in some
newer projects is proceeding slowly.

Despite the calculations contained in this Study that demand will continue to
grow for rental housing, it is very probable that actual unit creation in Sioux
Falls will be lower than the 470 unit demand that we have projected.  Until the
vacancy rate drops, it is likely that new construction will remain below-average. 
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This cyclical nature of rental production is a pattern that has been evident in the
past in Sioux Falls.  As the vacancy rate has risen, construction activity in
subsequent years tends to diminish. As vacancy rates begin to fall, it has been
typical to see an above-average level of construction.

It is important for readers of this Study to understand that Community Partners
Research has evaluated the larger rental housing market in the City.  The
findings may not apply to a specific rental project.  For example, some of the
most recently constructed rental developments in the City have occupancy rates
that are much better than the overall market.  This broad look at housing issues
Citywide cannot evaluate the potential market success of a single development. 
If a new project is placed in an attractive location, offers amenities and features
that are superior to its competition, offers attractive pricing, or has a
combination of these factors, it will probably be very successful, even though
high vacancy rates may be present in other properties.  

The success of new projects will often contribute to lower occupancy rates in
less competitive housing.  While Community Partners Research believes that
certain segments of the Sioux Falls rental market are currently over-served,
there will undoubtedly be additional construction activity from developers who
believe that they can deliver a superior housing product.  For example, within
the last few years, a number of new, one-bedroom apartments have been
constructed that offer attractive features, including in-unit laundry.  Some of
these have been located near post-secondary education facilities and marketed
to students.  The best available information indicates that these units have been
well-received in the local market, and occupancy rates are high.  This is in
contrast to the Multi-Housing survey which showed a vacancy rate of nearly
13% in conventional one-bedroom units in the area in January 2010.

The following pages address the specific findings and recommended actions
within the various sub-markets of rental housing that exist in Sioux Falls.  

�  City of Sioux Falls Housing Needs Assessment - 2010  250



Findings and Recommendations: Rental Housing   �

1. Findings on Demand for Rental Housing from Extremely Low
Income Households

Summary of Findings:  As explained in the Affordable Housing data section
provided earlier in this Study, the term “affordable” is a function of household
income in relation to costs for housing.  As the income level for a household
increases, the amount each month that is available for housing grows, and
housing options that are affordable are greatly expanded.  However, for
extremely low income households, there are generally very few available
options that are affordable.

In December 2009, the City of Sioux Falls adopted a “Consolidated Plan”,
covering the period between 2010 and the end of 2014.  This Plan is a
requirement of certain federally funded housing and community development
programs available through the U.S. Department of Housing and Urban
Development (HUD).  The Plan references standard HUD terminology, including
a definition of extremely low income households as those earning less than
30% of the HUD-estimated median income level.  Community Partners
Research has attempted to utilize the basic definitions of income levels
contained in the Consolidated Plan in an attempt to remain consistent with
previously completed research.

The Consolidated Plan utilized income data taken from the 2000 U.S. Census. 
As cited in the Plan, Sioux Falls had nearly 3,600 renter households with
incomes below 30% of the HUD median income level.  Approximately 73% of
these households reported a housing cost burden, with 30% or more of income
required for rent.  Most of these households actually reported a severe rent
burden, with 50% or more of income required for monthly housing costs.  

The rent burden statistics presented in the Consolidated Plan are not surprising,
given the income levels for extremely low income households.  In the year
2000, a two-person household with an income below $12,750 would have been
classified as extremely low income.  This household would have needed a
housing unit with a gross monthly rent below $320 to avoid a cost burden.

A review of more recently released income information from the Census Bureau
indicates that the housing problems for extremely low income households have
grown during the past decade.  The 2008 American Community Survey (ACS)
income information for Sioux Falls showed an increase in the number of
extremely low income households.  While the 2008 ACS income tables do not
provide household income distribution information by tenure and household
size, there are clear patterns of growth within the lowest income ranges.  
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At the time of the 2000 Census, the City had approximately 4,600 renter
households with incomes below $15,000 per year.  When adjusted by
household size, approximately 78% of these were below the 30% of the HUD
median income limits in place at the time.

By 2008, the number of Sioux Falls renter households with incomes below
$15,000 had increased to nearly 5,600 households.  With higher income limits
in place in 2008, more than 90% of these households would be classified below
30% of median income, and meet HUD’s definition of extremely low income.  

Through the first eight years of the decade, the City added at least 1,500 renter
households that meet the definition of being extremely low income.  At an
annual income of $15,000, a household would need to secure a rental unit with
a gross monthly rent of $375, or less, to avoid a housing cost burden.  

The income ranges used for rental housing cost burden calculations in the
American Community Survey are not as well defined, but there were
approximately 6,000 renter households in Sioux Falls in 2008 that reported an
annual income below $20,000 and a housing cost burden, with 30% or more of
their income applied to housing.  In 2000, there were approximately 4,800
renter households with incomes below $20,000 and a housing cost burden.  

The statistical information about income patterns and housing cost burdens
indicate that Sioux Falls would have needed to add more than 1,000 very
affordable rental housing units over the past decade to keep pace with demand. 
This level of production did not occur.  Instead, evidence would suggest that the
supply of very affordable rental housing decreased at the same time that
demand was growing.

The most affordable rental option for extremely low income households is in a
federally-subsidized project.  The section of this Study that analyzes subsidized
rental housing identified approximately 3,300 rental units in the City that have
some form of subsidy that can allow rent based on a standard of 30% of
household income.  This includes buildings with project-based subsidies, as well
as the portable, tenant-based rent assistance Vouchers that can reduce the cost
of conventional housing.

The best available information indicates that this supply of very affordable
rental housing has not increased through new construction, as only three
project-based subsidized housing developments, Creekside Apartments,
Brentwood Park and Wildflower Estates were constructed in the last decade. 
Combined, these projects added 86 units for senior and/or disabled tenant
occupancy.  No general occupancy subsidized units have been constructed since
2000.
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A number of older subsidized projects have completed their contractual
obligations to provide affordable housing and have converted to conventional
rental housing.  Tracking the status of recent conversions is not easy, but it
appears that more than 500 project-based subsidized units have either left the
subsidy program or are in the process of leaving.  Some of the loss has been
mitigated by the issuance of tenant-based rent assistance Vouchers, but there
has not been a one-for-one replacement based on total units.

The growing demand and shrinking supply have resulted in low rates of vacancy
in subsidized housing, and the presence of long waiting lists for some programs
and projects.  Most notably, the waiting list maintained by the Sioux Falls
Housing and Redevelopment Commission had more than 3,500 names when the
research for this Study was being completed.

If a subsidized unit is not available, an extremely low income renter needs to
look for lower-rent housing in the conventional market.  However, the supply of
very affordable conventional housing has grown smaller over the last decade. 
At the time of the 2000 Census, Sioux Falls had nearly 4,200 rental units with a
reported gross rent of less than $400 per month.  The 2008 American
Community Survey reported only 1,641 units less than $400, a reduction of
nearly 61% from the number present at the start of the decade.  The median
gross rent for all rental units in 2000 was $521.  By 2008, the median gross
rent had increased to $648 per month, an increase of more than 24%.

The statistical information that is evident in the 2008 American Community
Survey is strongly supported by the waiting list details provided b the Housing
and Redevelopment Commission.  In April 2010, there were 3,572 households
waiting for a Voucher or other assisted housing.  Nearly 83% of these, or
approximately 3,000 households, were classified as extremely low income,
below 30% of the HUD income limits.   

Recommended Actions: While it is relatively easy to document the need for
affordable housing to serve extremely low income renters, it is very difficult to
actually develop new units.  Based on demand from extremely low income
households, an expanded supply of 1,000, or more, very affordable units can be
justified in Sioux Falls.  

Although this Study would recommend the construction of very affordable rental
housing, it is recognized that a large-scale expansion of subsidized housing
cannot be accomplished with the resources currently available.  A more modest
goal would need to be established that would attempt to address a portion of
the problem over a number of years.  A goal within a range of 20 to 50 units
annually may be practical, given the significant investment required to produce
each unit.  
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The subsidized rental complexes in Sioux Falls and the Housing Choice Voucher
Program are both funded through the federal government, primarily from the
U.S. Department of Housing and Urban Development (HUD).  In the past two
decades, very few HUD resources have been available for new construction
projects.  Over the last 10 years, the only significant unit addition in Sioux Falls
has been the Creekside Apartments, developed by the Good Samaritan Society
for senior occupancy.  This project added 59 senior apartments with rent based
on 30% of income.  It was constructed in 2009 and already has a waiting list
that is approximately two years long. 

Without federal subsidies, it is very unlikely that units can charge rent based on
30% of household income.  With a large federal deficit and mounting pressure
to reduce government spending, the prospects of additional subsidy resources
from Washington are not expected to increase, and could actually diminish over
the next five years.

The most realistic opportunities to gain a modest expansion of extremely
affordable rental housing would be a combination of approaches, including the
following:

< Look to Expand the Supply of Rent Assistance Vouchers - Housing
Choice Vouchers are tenant-based rent subsidies.  They compliment the
private rental market by utilizing existing conventional and tax credit
rental housing, but use the monthly rent supplement payment to make
the unit more affordable for extremely low income renters.  With the
current rate of vacancy that is present in Sioux Falls, additional Vouchers
would benefit both low income renters and owners of conventional units
that are vacant.  The chances of expansion within this federally funded
program are very limited, but any new incremental assistance should be
pursued as it is made available.

< Look to Construct Additional Project-Based Subsidized Housing -
While difficult to secure, there has been a limited amount of funding for
new construction projects, such as the Creekside Apartments, funded
through HUD’s Section 202/PRAC Programs, and constructed in 2009. 
The Volunteers of America Dakota organization was able to construct two
14-unit projects for disabled tenants needing supportive housing through
HUD’s 811 Program.  This Study did not identify any federally subsidized
housing for families that has been built in Sioux Falls in the past 10 years. 
The City may need to work with area nonprofit groups that could pursue
resources for any general occupancy subsidized housing that may exist.
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< Preserve Existing Subsidized Resources - While adding very
affordable units is the primary goal, it will be important not to lose
existing subsidized housing in the City.  A later recommendation
elaborates on this issue, and identifies other resources that exist for
preservation.

< Look for Opportunities to Create Extremely Affordable Units in
Future General Occupancy Tax Credit Developments - The federal
low income housing tax credit program has been widely used in Sioux
Falls to generate new units for more moderate income renters.  A
separate recommendation is provided later in this section that provides a
greater level of detail.  The tax credit program does not create housing
for extremely low income renters that are below 30% of the median
income level.  In recent years, the South Dakota Housing Development
Agency (SDHDA) has awarded bonus points to projects that set aside a
portion of the units for households at 40% of the median income level. 
For example, Brooks Townhomes, which has just completed construction,
has seven of its 64 total units designated for households below 40% of
the median income level.  We did not identify any tax credit projects in
Sioux Falls that specify units for households at or below 30% of median
income.  To get units that are affordable for extremely low income renters
into new tax credit projects, it is likely that direct public financial
assistance would need to be provided.  This could take different forms,
such as land donations, tax increment or tax abatement assistance, or
direct construction subsidies from public sources.  Since all of the new
construction tax credit projects in Sioux Falls have been developed by
private or nonprofit general partners, any effort to add units for
extremely low income renters would require a public-private collaborative
effort.

< Continue to Look for Opportunities to Replicate Projects Like VOA
Pettigrew Heights - In 2010, construction will be completed on a 37-
unit apartment project on a redevelopment site in the Pettigrew Heights
neighborhood.  The project is being developed by Volunteers of America
Dakota, and will provide housing for a population with unique needs.  It
will operate as a permanent supportive housing option for single women
and families with children leaving the VOA chemical dependency
treatment programs.  Although it is not available to the general
population of extremely low income renters in the City, it does serve as a
potential model for layering various funding sources and organizations
into a single development project.  However, even with the funding
sources used, the projected rent levels will not be affordable to
households below 30% of median income without some additional
subsidies, in the form of a locally-generated rent assistance fund.
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< Support Projects like 505 South Duluth - In 2010 the Sioux Falls
Housing and Redevelopment Commission will open an eight-unit
affordable project that will provide low-rent single room occupancy units. 
This project represents a unique opportunity that was made available
through some one-time funding, including the federal stimulus program. 
While this project represents some of the most affordable units created in
Sioux Falls in recent years, it still targets singles at the 40% of median
income level.  It is recognized by Community Partners Research that this
project has generated some level of opposition within the community,
including from the private rental property market that opposes public
involvement in the ownership of rental housing.  While that philosophical
argument is open to debate, the number of units created, and the price
range and income targeting that apply, do not make this type of project a
significant competitor to private market housing in the Sioux Falls area,
that currently has as more than 25,000 rental units.  This type of project
may represent one of the few options available to create very affordable
units in the community.

The examination of the Housing and Redevelopment Commission waiting list
also defines the segments of the extremely low income population that are
experiencing the greatest level of need.  In terms of age, only 7% of the
waiting list represents elderly households, while 93% are households below age
62.  For unit size, more than 80% of the waiting list needs a two-bedroom or
three-bedroom unit among non-elderly households that are extremely low
income.  Subsidized housing that offers two or more bedrooms, and that is
designated for general occupancy will have the greatest impact on the unmet
need.

2. Findings on Demand for Rental Housing from Very Low Income
Households

Summary of Findings: The Sioux Falls Consolidated Plan utilized the HUD
definition of very low income households as those earning more than 30% but
less than 50% of the HUD-estimated median income level.  In 2008, a very low
income household with four people would need an annual income between
$19,550 and $32,550 to meet this definition. 

The Consolidated Plan utilized income data taken from the 2000 U.S. Census. 
As cited in the Plan, Sioux Falls had nearly 3,300 renter households with
incomes between 30% and 50% of the HUD median income level. 
Approximately 67% of these households reported a housing cost burden, with
30% or more of income required for rent, although only 13% reported a severe
rent burden, with 50% or more of income required for monthly housing costs.  
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The income information from the 2008 American Community Survey is not
directly comparable to the HUD standards used in the Consolidated Plan, since
household size by tenure and income is not available.  However, some general
comparisons can be made to the HUD income ranges.  Nearly all of the
households with an income between $15,000 and $25,000 in 2008 would have
been within the very low income group.  Additionally, households with two or
more people could have been above the $25,000 income level and still have
been under the 50% HUD limits.  For estimating purposes, it is assumed that as
many as 3,500 renter households in the City would have been in the ranges
between 30% and 50% of median income in 2008.  

If the estimate is correct, then there has not been much household growth
within the very low income range between 2000 and 2008.  Cost burden data
for households in 2008 is also limited, but the percentage of renter households
paying more than 30% of income for housing decreases rapidly as household
income grows above $20,000.  For a household earning $25,000 per year, the
30% of income calculation results in $625 available for monthly housing costs,
which is close to the median gross rent that was being charged in the
community.

The estimates made from ACS data for very low income households would
seem to be supported by the information contained from the Housing and
Redevelopment Commission waiting list.  In April 2010, the number of very low
income households waiting for assistance was much smaller than the number of
extremely low income households.  Of more than 3,600 households, only 611
had an income between 31% and 50% of the HUD median, and meet the
definition of very low income.  

Although the number of renter households classified as very low income may
not have grown substantially during the decade, there are still a large number
of these households with a cost burden.  In 2000, there were 2,200 cost-
burdened households and in 2008, the ACS information would imply that at
least 2,000 cost-burdened households remain.  Most of these households have
not applied for the HRC assistance programs despite the cost burden that they
may be experiencing. 

A logical argument can also be made that both income and cost burden
statistics have worsened since 2008 for very low income renters.  An increase
in the unemployment rate and possible reductions in hours worked would
directly impact people at the lower end of the area wage scale who are being
paid on an hourly basis.  

Very low income households still represent a primary target group for
subsidized housing programs.  Households at or below 50% of the HUD median
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income level are income-eligible for both project-based and tenant-based
subsidies.  Very low income renters are therefore in direct competition with
extremely low income renters for these subsidized resources.  

As highlighted in the previous recommendation, Sioux Falls has approximately 
3,300 rental units that have some form of subsidy that can allow rent based on
a standard of 30% of household income.  This includes buildings with project-
based subsidies, as well as the portable, tenant-based rent assistance
Vouchers.  The estimated count of all income-eligible renter households in the
City would be between 8,500 and 9,100 renter households, or more than 2 ½
times greater than the supply of subsidized units.

The supply of subsidized rental housing has not grown over the past decade,
but some of the very low income renter households would have benefitted from
the expansion that has occurred in the tax credit rental inventory in Sioux Falls. 
By regulation, tax credit housing must serve households below 60% of the
median income level.  Most projects have a rent structure that can serve
households at 50% of median income, and newer projects often designate
some units for households as low as 40% of median.  The expansion of tax
credit housing options may explain why there does not appear to have been a
substantial increase in the number of very low income households with a cost
burden, despite the fact the conventional rental rates continued to increase
during the last decade.

If a subsidized unit or tax credit unit is not available, an extremely low income
renter does have some options in the conventional market.  At the time of the
2000 Census, there were more than 10,600 rental units in the City with a
monthly gross rental rate between $400 and $649 per month.  A very low
income household with an income of $16,000 per year could afford a monthly
rent of $400.  A household with an income of $26,000 could afford a monthly
rent of $649 per month without experiencing a cost burden.  Most of the
households defined as very low income would have been within these basic
income ranges in 2008.

This supply of rental housing within the more moderate rent ranges has
decreased since 2000, but the percentage reduction is not as severe as
experienced in the very low rent segment.  In 2008, there were still
approximately 9,600 rental units in Sioux Falls with a monthly gross rent
between $400 and $649 per month.  This represents a reduction of
approximately 9% to 10% in this price range.  While tax credit units would only
represent a portion of the market, the rent and income restrictions imposed by
the tax credit program have probably contributed to some level of stability
within this rent range.

�  City of Sioux Falls Housing Needs Assessment - 2010  258



Findings and Recommendations: Rental Housing   �

Despite the fact that options do exist in Sioux Falls for very low income renters,
it must be recognized that 2,000 or more still have a housing cost burden, and
more than 600 are waiting for a rent assistance Voucher or similar assistance. 
The median gross rent for all rental units in 2000 was $521.  By 2008, the
median gross rent had increased to $648 per month, an increase of more than
24%.  Households near 50% of the HUD income level may still be able to avoid
a housing cost burden, but those closer to the 30% income level will probably 
have a difficult time finding a unit that they can afford.

Recommended Actions: Within the income ranges defined as very low income
there is good news and bad news.  The good news is that this group does not
appear to be growing as rapidly in size as the extremely low income group. 
This group also has a lower incidence of housing cost burden and more
available housing options, especially near the higher end of the income range.

The bad news is that a large number of households between 30% and 50% of
median income do have a housing cost burden, and must apply more than 30%
of their income for housing.  This Study would estimate that at least 2,000
renter households could benefit from more affordable housing options, and
more than 600 have already applied for housing assistance but cannot be
served.

Even though this Study has differentiated the very low income group from the
extremely low income group, it is important to acknowledge that all households
below 50% of the HUD median income limits are income-eligible for federally
subsidized housing programs.  As a result, the strategies for additional unit
development are essentially the same as those presented in the previous
recommendation, which focused on extremely low income households.

The notable difference is the ability to serve a portion of this very low income
group with existing resources.  Most of the active tax credit projects in Sioux
Falls have a rent structure that can serve households at or near 50% of the
median income level, and a number of projects have a portion of their units
that must serve households at this income limit.  The most recently constructed
projects have been awarded bonus points at the time of application if some
units are dedicated to an even lower income group, set at 40% of the HUD
income limits.  While most new projects have only 10% of the units designated
at the 40% income limit, tax credit projects do represent unit creation that can
address the needs of very low income renters.  

Some of the other affordable projects cited previously, including VOA Pettigrew
Heights and 505 South Duluth, also target the 40% of median income level.   
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Serving very low income renters between 40% and 50% of the HUD median
level is difficult, yet possible with existing resources.  Still, between VOA
Pettigrew Heights, 505 South Duluth, and the City’s three most recent general
occupancy tax credit projects, fewer than 70 units have been constructed that
can serve households at 40% of the HUD median income level.  

Similar to the recommendation for extremely low income housing, making a
large-scale impact within this segment of the rental market is impractical,
unless a substantial dedication of financial resources would be made available.
With potential demand from as many as 2,000 very low income households with
a housing cost burden, a more modest goal would need to be established that
would attempt to address a portion of the problem over a number of years.  A
goal within a range of 50 to 70 units annually may be practical, given the fact
that only limited resources exist to serve households below 50% of the HUD
median income level.

A demographic profile for very low income households can be obtained from the
HRC waiting list.  Approximately 89% of waiting list households are under age
62, and most do not have any disabled household members.  For unit size,
more than 83% of these non-elderly and non-disabled households need a two-
bedroom or a three-bedroom unit.  Within the younger disabled population,
more than half need a two-bedroom or three-bedroom unit.  Housing for very
low income renters would have the greatest impact if it offers two or more
bedrooms and is dedicated to general occupancy.

3. Findings on Moderate Income/Tax Credit Rental Housing

Findings:  A separate section of this Housing Study document has been
devoted to an analysis of the inventory of rental units created through the low
income housing tax credit program.  While tax credits are not the only means of
producing more affordable rental housing, over the past two decades, most of
the affordable projects in Sioux Falls have utilized tax credits as part of their
project financing.

Tax credit rental housing cannot serve all renter households.  There are
occupancy restrictions concerning household composition.  There are also
income limits that apply to all tax credit-assisted units.  Households earning
more than 60% of the HUD median income level, as adjusted by family size,
cannot reside in a tax credit unit.  

Since nearly all tax credit units have a moderate gross rent, there is also a
lower effective income limit, as households below 40% of the HUD median may
not be able to afford the monthly rent.  This lower limit can be eliminated if the
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household has a rent assistance Voucher from the Housing and Redevelopment
Commission which allows them to pay rent based on income.  Nearly one of
every four tax credit units in Sioux Falls is occupied by a Voucher holder in
2010.

The upper income limits that are imposed by HUD, and the effective limits that
are created by ability to pay, limit the number of renter households that will
consider a tax credit unit.  This is sometimes referred to as the “narrow band”
of eligibility by tax credit property managers.

Despite the limitations imposed by tax credit regulations, the program has been
widely used to construct new rental units in Sioux Falls.  Including the most
recent awards, announced in May 2010, there have been approximately 2,400
new construction tax credit units in the City since the program was created in
the late 1980s.  Approximately 600 additional units have benefitted from the
tax credit program through awards designed to rehabilitate older rental
housing.  Since the year 2000, Sioux Falls has had an annual average of 90
new construction tax credit units per year.  There have also been units
constructed just outside the City, including Brandon, Harrisburg, Hartford and
Tea.

Despite the annual additions that have been made to the tax credit inventory
through both new construction and rehabilitation projects, the total count of
units operating under the tax credit regulations has not necessarily grown.  This
is due to the expiration of contractual requirements, which obligate the rental
project to comply with program rules for only a defined period of time.  

Projects awarded tax credits in the 1980s and early 1990s have generally
fulfilled their contractual obligations, and have been allowed to convert to
conventional rental housing.  These projects will still generally provide
affordable rental housing, but there are no longer any restrictions imposed by
federal regulations that restrict rents, tenant income or household composition. 
After the initial  compliance period, these projects are no longer limited to the
“narrow band” of eligibility that had previously been in place.

Understanding tax credit contract compliance is a confusing proposition.  At
some point in the mid-1990s, the State rules changed, and awards made after
the change were given bonus points at the time of application if they agreed to
extend the compliance period beyond the initial 15-year requirement. 
However, many of the projects placed in service in the first half of the 1990s
appear to have only a 15-year compliance requirement, and most have been
converting into conventional housing once the compliance term has been met. 
As a result, it appears that the total number of units operating under the tax
credit regulations in Sioux Falls has remained relatively stable in recent years. 
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New units placed in service have largely replaced units that completed
compliance and converted to conventional housing.  

Over the next few years it appears that there will continue to be a number of
units that will fulfill their tax credit requirements and that will presumably
convert to conventional rental housing.  For example, in 1994 and 1995 there
were more than 330 new construction tax credit units that were placed in
service in Sioux Falls.  These units should be at or near the end of their initial
15-year compliance period.  Depending on the specific project and ownership
intent, it is very possible that many of these units will begin the qualified
contract process to convert to conventional rental housing. 

However, at some point in the future this pattern will change.  Staring with new
allocations in the early-2000s, SDHDA altered its application scoring process to
reward projects that will stay in the tax credit program for up to 40 years
through extended compliance periods.  While some of the program
requirements may be relaxed after the initial 15 years are met, the extended
compliance for an additional 25 years will keep most of the recently funded
projects in the affordable housing inventory for many years. 

This understanding of contractual obligations is important for determining future
demand for tax credit units.  For at least the next few years, new tax credit
units will be needed both to accommodate household growth in the area and to
help replace expiring units that convert to conventional housing.  However,
once all of the existing projects are operating under the extended compliance
requirements, any new projects will compete more directly for the same narrow
band of eligible tenants, and unit replacement will be less of a factor.  

Like most of the other specific segments of the Sioux Falls rental market, there
was some level of unit vacancy in 2010.  A survey completed by the South
Dakota Multi-Housing Association in January 2010 found a tax credit vacancy
rate of 11.4% in Sioux Falls, and within a 15-mile radius, the tax credit vacancy
rate was 11.3%.  These were the highest levels of vacancy recorded in this
segment of the rental market since the Association began specific tax credit
reporting in 2002.  

The tax credit rental survey completed for this Study was done in February and
March.  For all tax credit units in Sioux Falls, we found a vacancy rate of 7.7%. 
The rate was lower in units designated for senior occupancy, at 3.9%, and
higher in general occupancy projects, at 8.4%.  There are some differences in
the data collection.  Community Partners Research did not count a unit as
vacant if it had been committed to a future tenant, even though the unit was
technically unoccupied on the day of the survey.  If all unoccupied units had
been included, our vacancy rate would have been higher.
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Although the vacancy rate recorded by Community Partners Research was
lower than the rate found by the Multi-Housing Association, both are above the
generally accepted level.  Based on the Community Partners Research survey,
this above-average vacancy rate is in general occupancy, not senior-designated
units.

There were possible explanations for the higher-than-average vacancy rate in
tax credit housing.  One factor was the economy, which caused some
households to look for lower-priced units and may have slowed in-migration to
the area.  Another factor was the federal tax credit to first-time home buyers,
which encouraged younger families to buy instead or rent.  While this did
appear to have some impact, there was evidence that the vacancy rate was
rising even before the home ownership incentives were announced.  The final
factor affecting tax credit occupancy is the high vacancy rate in conventional
housing.  With move-in specials and rent concessions being offered elsewhere
in the local market, any price advantage in a tax credit unit may be negated. 

Rental rates for most tax credit units in Sioux Falls are very moderate.  This
may be due to the vacancy rate that exists, which tends to suppress rent levels. 
It also may be due to competition with conventional units, many of which also
tend to have a modest rent structure.  In 2009, the maximum allowable gross
rent for a two-bedroom tax credit unit in Sioux Falls was $749, according to the
federal regulations.  In comparison, the 2008 American Community Survey
found that the median gross rent for all types of units in Sioux Falls was $648. 
Any tax credit unit that would attempt to charge the maximum allowable federal
limit would find itself above the rates typically charged in much of the
conventional market.

In addition to competition, State regulations on tax credit projects also
contribute to the moderate rent structure.  First, SDHDA requires that 40% of
the units in each new project be available to rent assistance Voucher holders by
having gross rental rates that are at or below the HUD Fair Market Rent (FMR)
Standard.  For Sioux Falls, the two-bedroom FMR was $673, and $879 for a
three-bedroom in 2009.  

The State also awards bonus points in the application scoring system for
projects that dedicate a portion of the units in each new project to lower income
ranges.  Over the past decade, projects that set aside 10% of the units for
households at the 40% of median income level and 10% of the units at the
50% of median income limits would have a better chance of being selected for
funding. 

The rental survey completed for this Study found that the rent range for 
two-bedroom tax credit units in Sioux Falls is between $510 and $740 per
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month.  Units at the lower end of the range have been developed to serve
households at the 40% of median income level.  The identified rent range for
three-bedrooms was between $590 and $900 per month for gross rent.

Recommendation: Tax credit rental housing has been a very successful part
of the Sioux Falls housing market for more than two decades.  Many high
quality, yet moderate rent housing projects have been construction with no
direct City involvement, outside of projects located in redevelopment areas. 
The for-profit and nonprofit development community is very adept at producing
new projects and in scoring well in State competitions for these limited financial
resources.  Going forward, continued household growth within the City will
generate additional demands for affordable rental housing to serve households
below 60% of the HUD median family income level.  

Since the first new construction units were placed in service in the City in 1990,
Sioux Falls has averaged approximately 110 new units per year, with some
additional tax credit preservation units awarded to existing projects.  Since the
year 2000, the average annual production of new construction tax credit units
has been closer to 90 units per year in Sioux Falls.  

One of the reasons that annual production has dropped somewhat in Sioux Falls
is because it has become somewhat more common to see projects located in
the smaller surrounding communities, including, Brandon, Harrisburg, Hartford
and Tea.  In the most recent awards announced in May 2010, there were 80
combined units in new construction projects in Harrisburg and Hartford. 
Developers looking to lower their costs have sometimes looked to the
surrounding communities where the land and infrastructure may be lower than
in Sioux Falls.

Going forward, our projections would indicate that between 50 and 120
additional tax credits per year can be absorbed by the expected increase in
rental housing demand.  This recommendation is for a five-year projection
period.  This range is somewhat broad because the type of units developed will
have a direct impact on absorption.  

Earlier in this section we had promoted the use of tax credits to address the
City’s needs for very affordable housing, ideally to serve even extremely low
income households, at or below 30% of median.  This will not happen with tax
credits alone.  To serve a substantial number of households in the 30% and
40% of median income groups, other financial assistance will need to be
combined with tax credits.  This financial assistance could come from many
different sources, including outside grants, contributions from major area
employers, community-generated philanthropy, or direct public involvement,
such as City subsidies, tax abatement, or tax increment financing.  To achieve
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significant unit development for very low and extremely low income households,
it is probably that a combination of these outside funding sources will be
necessary.

To the extent that no additional subsidies are made available to lower the rent
structure for some units, our recommendation at the lower end of the range
would apply.  With an above-average rate of vacancy in existing rental housing,
and a number of new tax credit units in the development pipeline, traditional
tax credit demand in the next few years will be somewhat limited.  Later in the
projection period this should improve, as some older tax credit projects convert
to conventional rental housing, and growth helps to lower the overall vacancy
rate.

If a substantial number of new units can be assisted and achieve rents serving
households below 40% of median income, then the higher end of our range
would apply, as significant pent-up demand is present from rental households
that need a unit in the range between $350 and $500 per month.

One other factor that could also push annual production to the higher end of
our range is senior-designated tax credit units.  For the entire Sioux Falls
market area, our tenure-based demand calculations show that more than 50%
of the net growth in demand for rental housing by the year 2015 will be due to
households age 55 and older.  

The SDHDA scoring criteria currently give bonus points to projects serving
families with children.  Even though senior-designated projects are at a scoring
disadvantage, some do get funded, including the Pettigrew Heights project just
awarded credits in May.  Since senior-designated units should see stronger unit
absorption, the ability to construct more of these projects in Sioux Falls will
allow for a higher level of annual production.

It is also important to note that the South Dakota Housing Development Agency
requires that a project-specific market study be prepared for each application. 
As a result, the specific details of every new project are closely examined and
only those that can demonstrate market potential will proceed.  The research
for the specific market study must be closely timed to the date of application. 
As a result, any future proposed projects in Sioux Falls will have the ability to
assess and respond to the current market conditions, and may find different
trends in place at that point in time.

The recommendations contained in this Study concerning tax credit housing are
based in part on two factors that could very possibly change within a short
time.  First, is the vacancy situation in existing general occupancy units, which
in January 2010 was the highest on record in the Multi-Housing Association
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survey.  The second factor is job creation.  The period 2008 to 2009 is the only
year in the past decade when negative job growth was present in Sioux Falls. 
This appears to have had some impact on household in-migration and
occupancy rates for rental housing.  Reversal of these negative trends would
once again create faster absorption of affordable housing units.

   
4. Findings and Recommendations on Conventional Rental Housing

Findings:  The large majority of the rental housing in Sioux Falls can be
classified as general occupancy, conventional rental housing.  Conventional
units are generally free of any specific occupancy restrictions, other than some
projects that are senior-designated.  Conventional rental housing does not have
any maximum income limits in place, and tenants are accepted based on their
ability to pay.  Conventional rental housing does not have any form of rent
controls, other than those imposed by the competitive marketplace.

There is no readily available inventory of the number of conventional units in
Sioux Falls.  However, based on Census records and information collected on
other segments of the rental market, Community Partners Research estimates
that there are approximately 20,000 rental housing units within the City of
Sioux Falls would be classified as conventional rental housing.

A specific section of this Housing Study has focused on conventional rental
housing, and readers are encouraged to review this section for additional details
on this portion of the local housing inventory.

New construction activity in the conventional segment of the market has been
relatively strong over the past few years in Sioux Falls.  Tracking the occupancy
status and usage of each multifamily building permit is not possible from City
records, but some general conclusions can be made.  Between 2000 and 2009,
the City issued building permits for more than 4,600 multifamily units that
would appear to be intended for renter-occupancy.  Most of these units would
be in the conventional segment of the market.  

The City does maintain a listing of the largest projects each year.  In 2009, the
five largest conventional rental projects added 276 new units.  In 2008, the five
largest conventional projects added 299 new units.  There were fewer large-
scale developments in both 2007 and 2006, but the three biggest projects in
each of those years added approximately 200 units per year.  In all of the
recent years there have been many small construction projects, such as four-
unit buildings or eight-plexes that added a number of additional conventional
rental housing units.
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The ongoing production of new conventional housing, combined with an
economic downturn, have contributed to a current oversupply of units in the
local market.  The South Dakota Multi-Housing Association’s survey completed
in January 2010 found a vacancy rate of 14.4% in conventional housing.  This
survey included nearly 8,000 conventional units and found 1,145 vacancies on
the date of the survey.  Although this was an area-wide survey, more than 97%
of the reporting units were located in the City of Sioux Falls. This was the
highest rate of vacancy recorded over the past 10 years, and the only reporting
period where the vacancy rate topped 11%.

The last reporting period when the Sioux Falls area was below the 5% vacancy
standard in conventional housing was July 2006.  However, the rate only
dropped below 5% for one reporting period.  The last sustained period of low
vacancy dates back to 2000 and 2001, when the vacancy rate ranged between
2.7% and 4.7%.

Since the total inventory of conventional units within the Sioux Falls area is 2.5
to 3 times larger than the reporting sample in January, this would imply that
more than 2,000 conventional rental units could potentially be vacant in 2010. 

In response to the sudden rise in vacancy numbers, new construction activity
for 2010 appears to have slowed significantly.  Based on building permit
issuance in the first four months of the year, fewer than 50 new multifamily
units had been issued a permit.

People who track rental housing development, including the City Planning
Department, are well aware of the cyclical nature of rental housing
development in Sioux Falls.  After sustained periods of new unit creation, it is
typical to have above-average vacancy rates.  This then serves to limit
additional multifamily development until the surplus is absorbed, and vacancy
rates begin to drop.  Developers then plan new projects and the process can be
repeated.  A chart showing unit creation and vacancy patterns was presented
earlier in this section.   

Rental rates in the conventional market can vary widely.  Some of the older
rental stock, which may also be in poor condition, can be in the lower rent
category, but most units are in a moderate range, between $400 and $800 per
month.  In the overall rental market, more than 75% of the rental units have a
gross monthly rent of $500 or above.

The best information on typical rental rates by unit size would show that the
average one-bedroom rental unit in Sioux Falls would have a monthly rent of
approximately $530 per month, and the average two-bedroom unit would be
between $680 and $700 per month.  Prices tend to increase rapidly for larger
units, with the average three-bedroom rental at $830 to $860 per month.
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Most of the recent new construction of conventional rental housing has been at
or above the prevailing rates in the community.  Many new projects have
catered to the luxury segment of the market, and offer attractive amenities to
justify the higher prices.  The income analysis included in this Study would
support this high-quality rental housing development.  Most of the net growth in
renter households over the last decade was either due to renters with annual
incomes above $50,000, or renter households with annual incomes below
$20,000.  At even 25% of monthly income, a household earning $50,000 has
more than $1,000 available each month for housing.

Despite the strong growth in higher income renter households, the vacancy rate
is reported to be the highest in the upper rent segment of the market.     This
may be due to economic uncertainty, as even people who can afford to pay
more are conserving their income.  It may also be due to the fact that
competitive pricing due to vacancies has made less expensive housing a very
attractive option, even for higher income renters.

The lower end of the income range, renters below $20,000, is a difficult market
to serve with conventional housing.  The earlier recommendations in this
section, addressing subsidized and tax credit units, have attempted to define
needs for lower income people.  There does appear to be some growth,
however, in conventional rental housing that is created through conversion of
existing structures.  Often, this may be conversion of owner-occupancy units to
renter-occupancy.  The best available information from Census records
indicates that between 70 and 90 net units may be added each year through
conversion.  These units would tend to be more closely aligned to the prevailing
rental range.

Recommendations: Conventional rental housing has been another segment of
the market that has been very successfully addressed through the private-
sector housing market.  No public involvement has been required, other than
planning and zoning approvals, and the provision of adequate land for
development.

Going forward over the next five years, the projections used for this Study
would expect annual demand for conventional housing to increase by 280 to
320 units per year in Sioux Falls.  This is based on the projection that the City
will add approximately 1,400 additional households in an average year.

In the near-term, we would project that this growth in demand will primarily be
met by existing rental units, or those under construction, that are not currently
occupied.  The vacancy rate in conventional housing in 2010 appears to be well
above the long-term average, and well over 1,000 conventional units are
believed to be available for immediate occupancy.  
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As the current inventory of vacant units is absorbed, new unit creation will once
again be required.  Over the past 10 years, Sioux Falls has averaged between
300 and 400 new conventional rental units in a typical year, and the private
development community will respond to the identified demand in this segment
of the market.

It is once again important to state that our recommendations for conventional
housing are based on a broad market review of supply and demand.  We cannot
offer an opinion on competitive market positioning for a single proposed
project.  Although the conventional rental vacancy rate in Sioux Falls is quite
high in 2010, there are examples of new rental projects that are significantly
outperforming the larger market.  A newly constructed project may have the
potential to achieve market success, based on location, rent structure and unit
type.  However, the success of new projects could have a detrimental effect on
less competitive housing.  

As new conventional rental projects are being planned, there are some
demographic trends that should be considered.  First, the projections reviewed
for this Study indicate that more than half of the net growth through the year
2015 will be from households age 55 and older.  Within this older adult
segment, growth in the 55 to 74 year old ranges will be the largest contributor.  

Future rental housing that is oriented to the needs of empty-nesters and
younger seniors should find an expanding market.  Longer-term, these aging
patterns will continue, as a large segment of the area population will move
through the senior citizen age ranges by the year 2020 and beyond.

Sioux Falls does have some housing development projects that are age-
designated for households 55 and older.  Over the next five to 10 years, we
would project increased activity in this specific segment of the market.

The other emerging trend in rental housing is the widening income disparity
mentioned above.  Increasingly, renter households tend to have improving
incomes, at $50,000 or more, or they have very low incomes, under $20,000. 
The growth in renter households with incomes above $50,000 will continue to
create market potential for higher quality rental units that offer amenities and
can command a higher contract rent.

The growth in higher income renter households can probably be attributed to
multiple reasons.  Part of the growth would be connected to the increasing
number of households age 50 and older, which tend to have higher annual
incomes.  Another factor could be growth in younger professionals, who may
prefer to rent rather than own their housing.
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Despite the growth in the number of renters in the moderate to higher income
ranges, many vacancies do exist in the higher-rent segment of the market.  As
the national economy improves, we would expect to see this segment of the
market grow stronger.

5. Findings and Recommendations on Assisted Living Centers

Findings: Sioux Falls has a large inventory of units in Assisted Living Centers. 
Assisted living providers must be licensed through the South Dakota
Department of Health.  Under the Assisted Living Center license, projects are
able to offer a higher level of care and services for their senior residents. 

In terms of overall supply and demand, the assisted living market is very well
served in the Sioux Falls area.  Over the past 15 years, this has been a very
active segment for new construction activity, both in the City of Sioux Falls and
in the surrounding small communities.  

The inventory of units compiled for this Study identified approximately 650 
licensed assisted living units in Sioux Falls that are not designated for special
subsets of the market, such as memory care.  However, not all of the licensed
beds are actually being used for assisted living.  Within the assisted living
inventory in Sioux Falls there are a large number of “flexible” units that can
either be used for light services housing or assisted living.  The flexible units
are licensed for assisted living, but the occupant of the unit may not need an
assisted living package.  

After adjusting for flexible units and assisted living projects that serve special
needs groups, Community Partners Research would estimate that between 520
and 550 traditional assisted living units are available for occupancy in April
2010 in Sioux Falls.  However, the potential exists that as many as 650
units/beds could be available, if needed, to serve seniors needing assisted living
services, if flexible units are used for assisted living. 

Additional assisted living units are present in surrounding communities in the
MSA.  With an estimate that 300 or more of the assisted living options in the
smaller communities are also available to area seniors needing a higher level of
services, it is probable that between 950 and 1,000 assisted living units/beds
are available within the entire Sioux Falls MSA.  

The telephone survey of assisted living providers indicated that some level of
excess capacity currently exists in Sioux Falls in this segment of the senior
market. The presence of flexible units further indicates that a shortage of
assisted living units is not an issue.  Since assisted living generates a higher
monthly fee for the housing unit, it is assumed that these units would be used
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for assisted living residents if demand were present.  Detailed information about
the vacancy survey is contained in the Senior Housing with Services Section of
this Study.

Pent-up demand may exist for certain specific projects, but is not present in the
broader assisted living market.  Future demand for this type of senior housing
will be driven by expected growth within the target market of seniors needing
services.  

While there will be strong growth in the senior population age 65 and older,
most of this growth will be from younger seniors, age 65 to 74 years old.  Much
less growth is projected in seniors age 75 and older, the primary demographic
for assisted living.

The comparison of assisted living units to the elderly senior target population in
Sioux Falls shows that a market penetration rate of 6.5% to 7% exists in 2010.  

Recommendation: The age-based projections used in this Study do not expect
that substantial growth will occur within the older senior age ranges over the
next five years.  However, even with only modest growth, we would project
that additional demand for between 75 and 90 additional senior assisted living
units will be present over the five-year projection period.

It is very possible that the expected increase in demand will be absorbed by the
current projects that offer assisted living.  This could easily occur if some of the
existing vacant units are used, and if a portion of the flexible units, currently
offering lighter services housing, convert back to assisted living.  

There is also one pending project which will create 32 new assisted living units
at Good Samaritan’s Prairie Creek site.  Good Samaritan also has land
assembled for another senior campus in Sioux Falls, although no firm plan or
time line appear to exist for this potential development project.   

Based on our analysis and projections, Community Partners Research does not
view conventional assisted living units as a significant housing issue for Sioux
Falls in the near-future.  Longer-term, after the year 2020, there should be a
significant increase in the population of older seniors in the Sioux Falls area,
which will generate a higher level of demand.  However, the City has an
excellent group of senior housing providers, most of which operate senior
campuses offering a range of housing options.  This group is well positioned to
adjust to changes within the market, and respond to demand changes over
time.
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Although we do not see substantial unmet demand for assisted living Citywide,
it must be noted that some individual projects are full and have waiting lists. 
We view this as competitive positioning between projects, not a lack of capacity
in the larger inventory.  

It is very possible that additional assisted living projects will be proposed in
Sioux Falls within the next five years.  Our findings and recommendations are
not intended to discourage new projects from proceeding.  An individual
proposal would need to be evaluated for its ability to compete within the
marketplace.  Unit cost and amenities, geographic location, reputation of the
health services provider and other factors may well indicate that a new project
will achieve market success, even though unused capacity may exist in less
competitive projects.

It is also important to note that this recommendation only addresses
conventional assisted living.  There is evidence of unmet demand for assisted
living units that serve low income seniors eligible for Medicaid.  The following
recommendation provides greater detail on that issue.

6. Findings and Recommendations on Assisted Living for Low
Income Seniors

Findings: As part of the research for this Study, all of the Sioux Falls providers
of assisted living were contacted.  In addition to questions about their specific
units, respondents were asked about gaps or unmet needs in the senior housing
system in the City.  The most frequently mentioned issue concerned lower
income seniors that require assisted living services, but that do not have
adequate financial resources to pay for a conventional unit.

South Dakota does have a Medicaid waivered services option for lower income
seniors.  This is a complex program, but essentially three tests must be met. 
First, the senior has to be below the allowable income standard.  Second, the
senior must have health care needs that can be met in an assisted living
facility.  Third, if the waiver to access these services in assisted living is not
granted, the senior would then need to live in a nursing home using Medicaid
assistance.  

If these tests are not met, then the waivered services option is not available.  If
the tests are met, then the low income senior may be able to use the assistance
in an assisted living facility, if the provider will accept the waivered services fee
structure.  The monthly reimbursement to the assisted living facility is capped
at approximately $1,700 per month, part of which is paid by the senior, and
part through Medicaid.
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While this waivered services program would appear to be a good option for
lower income seniors, the use of the program is very limited in Sioux Falls.  This
is due to the capped reimbursement rate, which in nearly all cases, is well
below the private-pay fee structure in place at Assisted Living Centers in the
City.  The lowest bundled services rate identified in the telephone survey was
approximately $2,400 per month, and most facilities were even higher.

With a significant dollar difference between the private-pay rate and the
waivered services capped rate, few Assisted Living Centers in Sioux Falls will
accept seniors with the waivered services option.  Even those projects that will
accept Medicaid recipients will often limit the number of beds due to the
financial impact.  Medicaid beds are often in shared occupancy rooms.

Some projects with waivered services clients did not initially admit them while
on the program.  Instead, long-term residents may have depleted their assets
over time, and are now receiving Medicaid assistance.  Rather than forcing
these residents to move for financial reasons, they have been allowed to remain
under the program.

One of the projects in Sioux Falls that does admit a larger share of Medicaid
recipients is Ward Enterprises Assisted Living.  This project has 80 of its 125
total licensed beds that are Medicaid-certified.  Helping Hand in the neighboring
City of Brandon will also admit Medicaid recipients, and does not cap the
number in occupancy.  This facility reported that Sioux Falls residents that
cannot find a unit in the City will then look at Brandon as a close alternative.

Recommendation: There is no easy solution to this issue.  With budget
limitations, it would be cost-prohibitive to fund the waivered services program
at a higher rate.  There is also no mechanism to require assisted living
providers to accept seniors with waivered services.

Attempts to actually quantify the extent of the issue in Sioux Falls were
unsuccessful.  Because of the specific requirements required to qualify, there
was no estimate of the number of Sioux Falls seniors that could meet all three
of the basic qualification tests.  Still, this issue is one that is very prevalent
among providers of assisted living services, who receive frequent requests from
seniors looking for a unit.  

The City of Sioux Falls has not provided any financial assistance to Assisted
Living Centers in the past.  If, however, any request for public assistance is
received in the future, it may be appropriate to consider that any such
assistance is tied to a provision of some units that are Medicaid-certified and
available to lower income seniors.
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7. Findings and Recommendations on Senior Housing with Light
Services

Findings:  This category of senior housing often serves as a bridge between
completely independent living, and the more service-intensive forms of senior
housing, such as assisted living.  Projects providing housing with light services
do include certain features and amenities in the basic rent package, such as a
daily meal, an emergency call system, and the availability of weekly services
such as light house keeping and laundry.

Light services projects generally are not licensed to provide assistance with
daily living or skilled medical services, but may facilitate the delivery of these
services through a contracted home health care provider.  In Sioux Falls, many
of the light services units are in senior campus settings, where a higher level of
services are readily available.  In some cases, light services units are
intermingled with assisted living units in the same building, but a flexible option
allows the unit to be used for lighter or heavier service housing.  In these
flexible units, a State license for an Assisted Living Center may exist, even
though assisted living services are not actually being provided to the current
tenant.

Unlike assisted living, where State licensing helps to define the supply of units,
Community Partners Research acknowledges that the inventory of housing with
light services compiled by this Study is somewhat arbitrary.  However, we did
identify at least eleven separate projects providing this type of housing, with an
estimated inventory between 600 and 700 total units.  However, between 130
and 150 of these units are flexible units that are licensed for assisted living.  If
demand for assisted living increases in the future, it is probable that they will
be converted from light services housing, and the available options for more
independent seniors will be reduced.

In nearly all cases, the light services units are provided in larger, campus
settings that offer a range of housing options for seniors.  Generally marketed
as independent living, these units typically offer the lowest level of services in
these continua of care developments.  Seniors can start with this form of
housing, but then “age in place,” as their senior community may also offer
assisted living, memory care housing, and/or a skilled nursing home care. 

Since housing with light services projects are not licensed like Assisted Living
Centers, there is no direct way to identify providers outside of the City of Sioux
Falls.  There are registered Residential Living Centers in communities like
Hartford, Beresford, Canton, Lennox, Salem and Viborg that would potentially
provide light services housing options.
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Similar to the findings for assisted living, the telephone survey completed as
part of this Study found vacancies in the existing supply of light services
housing.  The vacancy rate does not appear to be alarming, but there is unused
capacity that exists in nearly all of the light services buildings, and waiting lists
are rare.

With no real evidence of unmet need in 2010, changes in demand for light
services housing will primarily come from two factors.  First will be potential
growth due an increase in the number of senior households in the primary
target market.  Second, will be the potential to achieve a greater market
penetration rate, by convincing more independent seniors to move into a light
services option earlier in their retirement years.

Recommendation: The age-based projections used in this Study do not expect
that substantial growth will occur within the older senior age ranges over the
next five years.  While older seniors will form the primary market for any
housing with services project, light services senior housing can also appeal to
younger seniors.  There will be substantial growth among senior households in
the 65 to 74 year old age range.  As a result, our calculations indicate that
annual demand for senior housing with light services will increase by between
25 and 30 additional households per year over the next five years.  By the end
of the five-year period, this equates to 125 to 150 additional households
utilizing this form of senior housing.

Initially, we would expect that the increase in demand will be met by existing,
unused capacity in the City’s current buildings.  Nearly all have some level of
vacancy in 2010, and two of the most recently constructed projects have not
yet achieved full occupancy since their date of opening.  However, as current
vacancies are absorbed, there will be new unit development that will be
necessary.  At the time that research was completed on this segment of the
senior market there were no pending or proposed light services projects
identified. 

Any recommendation for light services units in Sioux Falls gets complicated by
the presence of flexible units within some of the senior campuses.  The flexible
units are licensed for assisted living, but the occupant may instead purchase
only a light services package if they do not need assisted living.  The research
for this Study indicates that as many as 150 current light services units exist
within Assisted Living Centers.  

Over time, if these flexible units convert back to assisted living then the
available inventory of light services housing decreases accordingly, and the
need for future units could grow.  It is also possible that the reverse could
happen, and additional units licensed for assisted living could be made available 
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to more independent seniors.  This would most likely occur if new assisted living
projects are built and supply grows faster than demand.  This could then result
in more flexible units converting to housing with light services.   

In the opinion of Community Partners Research, it is more likely that flexible
units currently used for light services housing will convert to assisted living, and
that this will increase the future need for light services housing production. 
However, any potential project will need to evaluate the situation that is
present prior to the start of construction.

Similar to conventional assisted living, Community Partners Research does not
view the future development of light services housing as a significant housing
issue for Sioux Falls.  As stated previously, the for-profit and nonprofit
development communities are well positioned to address this segment of the
local senior market.  Most of the existing light services projects are part of
senior campuses that offer a continuum of care approach to housing.  The
existing providers can adjust to changes within the market, and respond to
demand as needed.

Once again, our analysis is based on supply and demand calculations, and not
competitive positioning.   Light services housing, in particular, can benefit from
being part of a larger, continuum of care senior complex.  Seniors will often
prefer to initially move in under a light services package, but know that as they
age, more intensive services can be purchased without having to relocate to a
different senior complex.  This is why many of the projects in the area have
combined light services housing along with assisted living in the same building.  

8. Findings and Recommendations on Memory Care Housing

Findings:  Memory care housing represents a very specialized segment of the
senior market.  People in the earlier phases of memory loss due to dementia,
Alzheimer’s Disease, or other causes may often be housed in assisted living
centers, nursing homes, or less service-intensive forms of senior housing. 
However, as the disease progresses, it is often necessary to provide housing in
specialized facilities that provide a secure environment and care targeted to
memory loss residents.

In Sioux Falls, memory care housing providers are licensed either as Assisted
Living Centers, or as Nursing Homes.  The research for this Study identified
eight area facilities that provide specialized memory care housing, including one
in Brandon.  There is capacity for 139 residents in assisted living centers, and
50 residents in nursing homes.
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Memory care housing was one of the only segments of the market that
appeared to be under served in 2010.  Nearly all of the providers reported 
either full occupancy, or a high rate of annual occupancy.  Most projects also
reported the existence of waiting lists, or the need to turn away inquiries due to
full occupancy.

Shortly before the draft of this Study was completed, a proposal surfaced to
construct a new memory care housing complex in the City.  According to the
Sioux Falls Business Journal, Esprit of Sioux Falls will break ground in 2010 for
a 48-unit project devoted exclusively to memory care.  The site could include a
later expansion that would eventually allow for a 100-unit project.

Recommendation: The research for this Study would support additional
development of memory care housing options in Sioux Falls.  There is evidence
of pent-up demand, as current demand exceeds supply.  There is also growth
within the market that will occur over the next five years, the projection period
analyzed for this Study.

The proposed project that is advancing in 2010 would add 48 new units, an
expansion of approximately 25% when compared to the existing supply of
units.  While this proposed project has the potential to expand in the future, it
is probably a longer-term plan, recognizing the substantial growth in the older
senior population that will begin to occur later in the current decade, and
especially after 2020.

While the projections used in this Study expect more modest growth in the
population of older seniors over the next five years, this growth will generate
additional demand for memory care housing.  At current market penetration
within the older senior age ranges, growth alone will generate demand for
between 25 and 30 additional memory care units.  Since the current market is
under served, and shows pent-up demand, the proposed 48-unit project should
be able to address much of the pent-up demand and the projected growth in
demand for this segment of the market.

With the proposed project representing a unit increase of more than 25% when
compared to the current market, we would not recommend any further
expansion of conventional memory care units at this time.  If all of the newly
created units are successfully absorbed, and waiting lists start to build, it would
be appropriate to consider another expansion of memory care housing in the
future.
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9. Findings on Hard-to-House Renter Populations

Findings:  Like every City, Sioux Falls has a part of the renter population that
can generally be described as “hard to house”.  Reasons vary, but some hard-
to-house renters may have poor rental histories, bad credit, chemical
dependency issues or criminal backgrounds.  These households may not be able
to secure affordable housing, even when it is readily available, due to their
inability to pass tenant screening tests.  In Sioux Falls, where there are a
number of large-scale property management companies operating, diligent
tenant screening practices are often used.

The problems of the hard-to-house can be compounded in Sioux Falls with the
presence of the State Penitentiary.  Many people interviewed as part of the
research process commented about the ongoing release of people from the
corrections system, and the difficulty that these people can have in finding a
permanent, affordable rental option.  Based on local reports, former prisoners
with a history that includes a violent crime or a sexual offense will have almost
no options in the general housing market, unless the landlord is not aware of
the issue.

Various approaches have been attempted over time to reduce the number of
hard-to-house tenants.  The University of Wisconsin, among others, developed
a tenant education training curriculum that was made available to communities. 
In some cases, rental property owners in some Wisconsin communities were
willing to accept lower damage deposits from renters that had completed the
training.

In Minnesota, the State Housing Finance Agency had launched a Rental Housing
Pilot Program in 2002 that was designed to assist with the problem of “high
risk” renters.  The pilot program did not evolve into a permanent program,
although this may have been due to funding restrictions.

One of the most successful initiatives to deal with this segment of the renter
population is the Tenant Education and Self-Sufficiency Program (TESS) utilized
in Sioux Falls.  TESS is administered by the InterLakes Community Action
Partnership.  It is a very labor-intensive program that includes active case
management, especially in the financial affairs of the participating household. 
By all reports, this approach has tended to be very successful, and is highly
regarded by some property managers who have worked with program
graduates.

Recommendation: There is no easy housing solution available to address this
social problem.  This issue is raised in the rental housing recommendations
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section of this Study to acknowledge that some affordable housing problems are
caused by the tenant, not the housing market.

Although large-scale solutions may not be possible, there are some successful
options to address a portion of the problem.  For households with
financial/credit issues, the TESS Program appears to be one of the best
solutions available.  However, this program is limited in scope.  At any given
time, fewer than 30 households are participating, due to staffing and budget
limitations.  Since active case management is a key component of the
approach, staff would need to be added if the program were to expand.  

There may also be a possible program to help address issues raised by releases
from the State correctional system.  The State recently received funding
through a Second Chance Grant Program.  These funds are being used to help
with advance release planning efforts and staffing.  The funds can also be used
for short-term rent assistance or emergency housing assistance.  According to
State staff, Rapid City already has already put in place a program that can
provide rent assistance to help people released from the correctional system in
finding stable, affordable housing.
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Ownership Housing Findings and Recommendations

This section of the Housing Study specifically addresses the findings and
recommendations concerning owner-occupied housing needs.  Topics addressed
include:

< Demand for more Affordable, Entry-Level Home Construction
< Findings on Community Incentives/Assistance Programs to Promote

Entry-Level Housing Construction
< Demand for Moderately-Priced Home Construction
< Demand for Trade-Up Housing Construction
< Demand for High-Priced Housing Construction
< Demand for Attached Housing Construction
< Findings on Residential Lot and Land Availability 
< Findings on Home Ownership Assistance Programs
< Findings Lease-to-Purchase Ownership Programs
< Findings on Community Land Trusts 
< Findings on Purchase/Rehabilitation Programs for Neighborhood

Revitalization
< Opportunities for Expansion of Home Ownership Among Minority

Populations
< General Findings on Affordable Ownership Housing in Sioux Falls

Section Highlights

The combination of factors reviewed for this Study have resulted in a projection
that ownership housing demand in the City of Sioux Falls will grow by an
average of 700 to 800 households per year for single family detached units, and
from 170 to 220 attached single family units.  This is an average, annual
projection over a five-year time period to the year 2015.  

All of the various scenarios have been based on an assumption that average
household growth within the entire MSA will be around 2,000 households per
year.  Approximately 1,400 of these households would be expected to locate
within the City of Sioux Falls. 

Within any single year, this demand may fluctuate, but on an annualized basis,
Community Partners Research has allocated this into the following new
construction market segments.  Please note these are approximate price-points
in 2010.  Actual sales prices can be higher or lower depending on add-ons
ordered by the home buyer.  We have attempted to keep the price ranges
roughly approximate to price breaks used in an MLS report prepared at the end
of 2009 that identified supply and demand considerations.
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Table 1 Projected Demand Owner-Occupancy Housing in Sioux Falls to 2015

Market Segment Calculated Annual
Demand from Growth -

Detached Units

Calculated Annual
Demand from Growth -

Attached Units

Entry-Level Construction
Less than $160,000

230 to 260 90 to 110

Moderately-Priced Construction
between $160,000 and $220,000

270 to 300 60 to 70

Trade-Up Construction
$220,000 - $300,000

160 to 180 20 to 30

Higher-Priced Housing
$300,000+

40 to 60 0 to 10

Source: Community Partners Research, Inc.

Although we have projected annual demand at these levels, actual construction
will vary from year to year.  We would expect that 2010 and 2011 will be below
most of these projected totals, with production increasing in 2012 and later
years.  Readers of this Study are asked to consult the detailed recommendation
for each type of housing that follows later in this section.  

In addition to unit demand, this section has provided information on other
topics related to home ownership.  A short summary of these items includes:  
 
Community Incentives/Assistance Programs to Promote Entry-Level
Housing Construction - There are various models of community involvement
designed to generate higher levels of housing production and home ownership. 
The models examined in this Study look at direct financial involvement to write-
down the cost of housing.

Residential Lot and Land Availability - Sioux Falls has a private
development community that has been very active in creating residential lots. 
While this topic has been examined, it does not appear to be an area of concern
that will require any public intervention.

Home Ownership Assistance Programs - Sioux Falls has in place a set of
public and nonprofit agencies that work on home buyer education and entry-
cost assistance programs.  With continued demand expected for lower-priced
homes, these programs will continue to serve a valuable role in providing
affordable housing.
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Lease-to-Purchase Ownership Programs - In an effort to extend home
ownership options to even more residents, a local nonprofit is looking at lease-
to-purchase options.  This model has worked in the past in Sioux Falls, despite
some strict regulations that applied to the financing program.

Community Land Trusts - Some affordable housing advocates are interested
in using the community land trust model in Sioux Falls.  There are successful
land trust models in comparable communities.  While the concept could work in
Sioux Falls, the current downturn in housing markets has negatively impacted
some land trusts, and would need to be considered before proceeding.  

Purchase/Rehabilitation Programs for Neighborhood Revitalization -
Sioux Falls is looking to promote both home ownership and neighborhood
revitalization.  A coordinated purchase/rehab loan program could be used to
achieve both goals.

Expansion of Home Ownership Among Minority Populations - The
population of racial and ethnic minorities continues to grow in Sioux Falls, but
home ownership rates are below-average.  This provides opportunities for
expanded home ownership, and the possibility of additional neighborhood
revitalization.

Affordable Ownership Housing in Sioux Falls - By comparative measures,
Sioux Falls has an ownership housing stock that is relatively affordable. 
However, converting low and moderate income renter households into owners
will require ongoing programs and assistance.
  
Detailed recommendations follow in this section.

�  City of Sioux Falls Housing Needs Assessment - 2010  282



Findings and Recommendations: Home Ownership   �

Home Ownership Recommendations

Overview

The expansion of home ownership opportunities has been a great success in the
Sioux Falls housing market.  Over the course of the past two decades, the rate
of home ownership has steadily increased.  At the time of the 1990 Census,
only 59% of the households in the City owned their housing unit.  By the year
2000, the ownership tenure rate had increased to 61%.  By the year 2008, the
most recent tenure estimate places the rate of home ownership at
approximately 63%.

One of the key components in achieving this success has been the ongoing
production of attractive housing that is available for sale.  If the incremental
growth is examined between the years 2000 and 2008, nearly 72% of the net
growth over the last decade was due the households that owned their housing. 
During this same time period, the City had a very active home-building market,
primarily producing detached single family houses.    

An earlier section of this Study provides detailed information on the housing
construction activity in Sioux Falls over the past ten years.  During this time
period, the City had more than 10,700 new housing units constructed that were
intended for owner-occupancy.  Over the 10-year period, the City averaged
approximately 881 new construction detached houses per year.

Attached single family houses, in the form of twin homes and town houses,
contributed approximately 166 units per year.  Condominium construction was
limited, with an average of only 15 units per year, and nearly all of these were
built before 2005.

While the level of new home construction was very impressive, much of it was
achieved in the first six years of the decade.  In the period between 2000 and
2005, the City had average annual construction of 1,171 owner-occupancy
units.  Between 2006 and 2009, average annual production dropped to 898
owner-occupancy units per year.  If only the past two-years are examined,
average annual production drops to 664 units per year.  While it is still early in
2010, the level of activity year-to-date is more similar to the past two years,
than the high production levels that were present in the early and mid-2000s.  

While it is relatively easy to track intended tenure for new construction units,
there is much less statistical information available about home ownership rates
in the supply of older housing in the City.  However, a comparison of Census
records between 2000 and 2008 shows that the level of home ownership of has
stayed relatively constant in houses that existed prior to the year 2000.  While
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there is concern that some of the City’s older neighborhoods have become
heavily oriented to renter-occupancy housing, overall there appears to have
been a great deal of stability in the rate of home ownership in older housing,
even in units that were constructed prior to 1940.

Projected Demand 

To project future demand from net household growth, Community Partners
Research has examined several different methods to predict anticipated needs. 
The methods include calculations based on past tenure patterns, trends that
have been evident during the most recent decade, and various analyses of
household tenure preferences based on age.  These methods have yielded a
range of possible ownership housing demand over a five-year period.  

All of the various scenarios have been based on an assumption that average
household growth within the entire MSA will be around 2,000 households per
year.  Approximately 1,400 of these households would be expected to locate
within the City of Sioux Falls.  To the extent that actual growth exceeds or falls
short of this annual projection, the calculated housing demand would need to be
adjusted accordingly.

For owner-occupancy housing, the predictions used in this Study would indicate
that demand within the City of Sioux Falls will be for approximately 850 to 980
additional owner-occupancy units per year.  Over the five-year projection
period, this would total 4,250 to 4,900 owner-occupancy units.

This is a difficult demand projection to make in 2010, due to both economic
conditions and the state of housing markets.  Annual average demand at the
lower end of our projected range would be well above the production levels
achieved in 2008, 2009, and probably 2010.  However, this projection is also as
much as 200 units per year below the 10-year average of the last decade.
 
Over the five-year projection period, Community Partners Research has
assumed that a gradual improvement will occur in the level of housing
construction.  In the first two or three years of the projection period, we would
expect that annual demand will be below the average of 850 units, the lower
end of our projection range.  However, by 2014, production should probably
exceed this level.  

Many national housing experts do not expect any substantial turnaround in
housing markets in 2010 or 2011.  Recent Wall Street recommendations have
identified 2014 as the year that normalized earnings will return to large home
builders and materials suppliers.  Although Sioux Falls has the potential to
outperform the national housing market, the next few years will probably see
production levels that are below the longer-term average. 
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Age-Based Components of Home Ownership Demand

The Demographic and Projection Data section of this Housing Study provides
additional details on the expected changes in the Sioux Falls area.  Using the
age-based household projections, the largest growth of any age segment will be
generated by households age 55 and older.  Approximately 52% to 55% of the
net increase in demand will be from these older adult households, while the
remaining 45% to 48% will be from households age 54 and younger. 

Among younger potential home buyers age 34 and younger, this Study does
not project any significant increase in demand.  The number of home owners
within these younger ranges may actually decline by 25 to 40 households per
year in Sioux Falls.  However, any possible reduction is rather minimal, and we
would expect fairly steady demand from this segment of the market through
the year 2015.

There will be solid growth in the number of households in the age ranges
between 35 and 54 years old.  The projections used in this Study would indicate
that between 350 and 375 additional ownership households per year will be
present in these age ranges between 2010 and 2015.  This middle-aged adult
group already has a high rate of home ownership.  Growth within this age range
should improve demand for moderately-priced and higher-valued houses.

The largest growth of any demographic segment will occur from households in
the 55 to 74 year old age ranges.  On an average annual basis, growth within
these age segments will add approximately 680 to 720 additional owner-
occupancy households per year through 2015.  Much of this increase represents
the movement of the baby boom generation through the aging cycle.  Once
again, rates of home ownership tend to be very high.  Income levels also tend
to be high, especially for households age 55 to 64 years old.  More households
in these age ranges should generate increased demand for both higher-priced
housing and age-appropriate options.

Some modest growth will occur within the older senior age groups, but home
ownership demand changes will be limited.  The projections indicate
approximately 50 to 60 additional home owners per year within these older
senior ranges.  This growth will tend to have more impact on specialized senior
projects than on general home ownership demand.

Specific segments and issues within the ownership housing market will be
examined in the following findings and recommendations.
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1. Findings and Recommendations on More Affordable, Entry-Level

Home Construction

Findings: Sioux Falls has had a great deal of success with the construction and
sales of affordable houses.  For the purposes of this Study, and entry-level new
home would generally be priced at $160,000 or less.  The production of new
houses within this basic price range has occurred through both attached and
detached single family construction.

Sioux Falls has both for-profit and nonprofit land developers and home builders
that have been active in this segment of the market for many years.  In many
communities in the region, the entry-level segment of the market was often
overlooked by private builders.  When housing construction activity was
reaching its peak in the period between 2000 and 2006, many builders were
gravitating toward custom home construction, serving higher income buyers. 
Entry-level construction was viewed as having greater risk and smaller rewards. 
In a number of Cities, this resulted in nonprofit groups filling the void, such as
the creation of the Homes Are Possible, Inc., (HAPI) in Aberdeen.

In Sioux Falls, a number of for-profit builders stayed focused on this segment of
the market.  Through efficiency and volume, these builders were able to
produce a large number of homes at very reasonable prices for new
construction.  In the high production years of the mid-2000s, there were as
many as 350 to 400 new entry-level detached single family homes being
constructed in Sioux Falls each year.  Additional construction activity was also
occurring in the nearby communities of Harrisburg, Hartford, Tea and Crooks in
this segment of the market.

Due to the efficiency of the local builders, and the availability of reasonably-
priced lots, there are new houses being constructed and sold in the Sioux Falls
area in the price ranges between $120,000 and $135,000.  In many other
communities, getting any new construction within this basic price range has
required direct intervention, such as buyer subsidies, tax increment financing
assistance, or public land cost write-downs.  Sioux Falls, and the surrounding
small towns, have been able to reach this lower price-point with limited outside
assistance.  

The attractive pricing available through new construction has resulted in very
little difference in the cost of an existing home and the entry price for a newly
constructed home.  In 2009, the estimated median home sales price in Sioux
Falls was approximately $138,900.  A few years earlier, the median home sale
price peaked in the mid-$140,000s.  For many potential home buyers, it is
possible to buy a new home for a lower price than the average existing home. 
The absence of a significant price difference between new and existing housing
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is also viewed as a contributing factor to the large market share achieved by
entry-level new construction in the last decade.

While production continues, since 2007, the volume in this segment of the
market has slowed, following the overall trends for new construction.  In late
2009 and early 2010, there was some increase in entry-level construction
activity, which was spurred by a federal tax credit available to first-time home
buyers.  Local builders were cautious about the impact that this would have for
the remainder of 2010, fearing that some home buying activity was accelerated
to capture the tax credit, and that the market would slow after its expiration.

A demographic review of households by age shows that the increased level of
entry-level construction in the first half of the last decade largely coincided with
solid growth in the number of younger adult households, age 25 to 34 years
old.  Between 2000 and 2005, more than 3,000 new, young adult households
were added in the MSA.  In the age range between 25 and 34 years old, there
tends to be a steady progression in change of tenure, with a  strong preference
for home ownership emerging during these years.

After 2005, the growth within this young adult age range largely stopped.  The
projections used for this Study indicate that no significant growth is expected
within this age group through the year 2015.  In the City of Sioux Falls, it is
possible that the number of young adult households may actually decrease
slightly over the next five years.

While young adults are not the only buyers of entry-level homes, this is a group
that is targeted for this style of construction.  Many of the lower-priced homes
will offer unfinished space in the lower level, where bedrooms can be added as
young families grow.

Recommendations:  Over the next five years, demand for entry-level new
construction should be reasonably steady when compared to the recent past. 
The projections used for this Study would expect annual demand for
approximately 230 to 260 entry-level detached homes in Sioux Falls, and for 90
to 110 entry-level attached single family units.  This would be well below the
peak years of the mid-2000s, but above the level achieved in the years after
2007.  

Due to the large volume of affordable homes constructed in the last decade, we
would expect to see some level of competition generated from recently built
housing that becomes available for resale.  The aging patterns of the area show
growing demand for housing from households age 44 and older.  These were
often the entry-level buyers in the past.  As these households attempt to trade-
up to higher priced housing, they will often need to sell their current home,
which may be in an affordable price range.  
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Increased competition will also be present within the older, existing housing
market.  As the local economy has slowed somewhat, existing home sale prices
have dropped slightly.  In 2009, approximately 1,000 single family homes were
sold in Sioux Falls for $135,000 or less.   

In December 2009, a report issued by the Board of Realtors showed that there
were 765 previously owned homes and 147 new construction homes for sale in
the Sioux Falls MSA that were priced at $150,000 or less.  According to their
review of recent sales volume, this represented a unit supply of 4.6 months for
the existing homes, and 7.1 months in the new construction homes.

Since the MLS report was prepared in December, there has probably been an
above-average level of sales within this price segment of the market, due to a
federal tax credit.  It is therefore very possible that some of this inventory has
been reduced in size.

There are a few other key findings that relate to future construction of entry-
level housing.  One concerns the location where future houses will be built. 
Increasingly, home builders and land developers point to price advantages in
the smaller Cities around Sioux Falls, particularly in Harrisburg and Tea.  Raw
land prices tend to be lower and infrastructure may also be less expensive in
the near-term.  Community Partners Research has attributed the share of the
entry-level market that is generally consistent with past distribution.  To the
extent the smaller Cities gain a competitive advantage in this share of the
market, a lower level of activity could occur within the Sioux Falls city limits.

Another important factor to recognize is the significant competition that exists
within this segment of the new construction market.  When volume was larger
in the last decade, there were multiple builders achieving success in the entry-
level segment.  As volume has decreased, some of these builders have been
less successful.  Going forward, strong competition will remain, as builder
capacity developed in the last decade may exceed the future level of
construction activity.

One final issue is the location of actual subdivisions.  In 2010, an affordable
subdivision developed by a local nonprofit was having difficulty attracting
buyers, even though land and house prices were serving entry-level buyers. 
Even with the incentive offered through the federal tax credit, this project did
not compete well for first-time buyers.  Even though some low and moderate
income households are looking for a home that they can affordable, these
households will still weigh location, quality, builder reputation, and future resale
considerations into their decision.  With strong competition present for entry-
level buyers, decisions about location and house product will still be as
important as pricing.  
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2. Findings on Community Incentives/Assistance Programs to
Promote Entry-Level Housing Construction

Findings: As referenced in the preceding recommendation, some communities
have taken an active role in an effort to generate more affordable new home
construction.  This has taken different forms.  In some Minnesota Cities, public
agencies have developed affordable subdivisions, or constructed speculative
homes for sale.  In some South Dakota communities, direct public financial
assistance has been used to write-down costs, so that homes can be sold for a
lower price.  Other approaches have also been used, including local financing
incentives that encourage buyers to purchase a new home.

One of the models that may be most applicable to Sioux Falls is the First Homes
concept that was developed in Rochester, MN.  Like Sioux Falls, Rochester was
experiencing job growth and labor shortages in some of its key industries,
including the medical field. 

The Sioux Falls in Comparison section, presented earlier in this Study, provides
information about Rochester.  The comparison shows that Rochester has a
higher median income than Sioux Falls, but also has substantially higher home
values.  Concern about the ability of moderate income workers’ ability to
purchase a home resulted in an income-targeted approach to subsidize home
ownership.

The First Homes project for new home construction worked with both builders
and home buyers.  First, the Program worked closely with specific, qualified
developers to build quality homes at more affordable prices.  Second, First
Homes also offered home buyers financial assistance to reduce monthly
mortgage payments, making home ownership affordable to families on a limited
budget. 

Financial assistance was available to individuals and families that met certain
maximum and minimum income requirements based on family size.  The
income limits by family size were based on 80% of the statewide estimated
median income level.  The assistance was provided as a “gap loan”, which was
a low-interest deferred loan that allowed homeowners to have a smaller
primary mortgage.  This kept the monthly mortgage payments manageable for
households with limited incomes.  Gap loans are repaid as the home is sold in
the future.

Much of the success of the First Homes initiative was due to the fact that home
buyers were receiving an up-front financial discount at the time of purchase. 
The gap loan assistance effectively lowered the home purchase price by
$15,000 or more, with repayment of this subsidy deferred until a point in the
future.  While cost-saving measures were also applied to other aspects of home
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development, it was primarily the financial assistance to the end buyers that
helped to generate the high level of interest in the program.  

First Homes was very successful in the Rochester area, but it also was well-
timed.  Starting in 1999, First Homes was offered during the boom years for
new housing construction.  The Program did require a substantial amount of
outside funding, starting with pledges of $1 million from the Rochester Area
Foundation and $4 million from Mayo Clinic.  

More detailed information about First Homes has been provided in the Best
Practices section of this Housing Study.  Included are the design criteria for new
homes that helped to assure that a quality product was being produced.

Another possible model for community incentives is available through the
Homes Are Possible, Inc., (HAPI) program in Aberdeen.  Since 2003, HAPI has
been very successful in developing affordable lots and constructing affordable
homes.  HAPI’s first subdivision included the development of 25 affordable lots
and the construction of 25 affordable homes.  HAPI’s 2  phase development nd

included 58 acres and 112 affordable lots, and has largely been completed.  The
HAPI Subdivisions have utilized Tax Increment Financing assistance to help pay
for infrastructure development costs.

There are a variety of homes in the HAPI Subdivision in Aberdeen.  The prices
of the homes have ranged from approximately $127,500 to more than
$220,000.  Multiple programs from several agencies have been used to provide
down payments, low interest mortgages, deferred loans, and other financial
assistance to help income-qualified households with purchasing these homes. 
The HAPI Subdivisions have included Governor’s Houses, homes developed
through the Rural Development Self Help Program, modular homes and stick-
built houses constructed by local builders.  Most of the recent construction has
been in the form of stick-built homes.  While some cost savings could be
achieved using Governor’s Houses, HAPI believes that this amount is only
$3,000, and has been primarily using a stick-built product. 

The Best Practices section also contains further details on the HAPI approach,
including risk guarantees offered to home builders.  Some of these approaches
could be useful in Sioux Falls, especially in redevelopment areas.  Interviews
with area home builders and developers point to a concern about the financial
risks with building in older neighborhoods.  Some of the builder guarantees
offered by HAPI could potentially be modified for redevelopment projects.

Recommendation: In an effort to generate an even greater level of home
ownership, Sioux Falls could consider the development of a buyer/builder
incentive program.  Direct financial incentives to lower purchase prices can
have both a real and perceived impact.  For example, the recently expired
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federal tax credit for first-time home buyers generated above-average levels of
home buying activity for an $8,000 incentive.

Many of the entry-level buyers that would benefit from assistance programs
would have household incomes below $50,000.  Financial assistance programs
could have a direct impact on the ability to purchase a home.  Using some
standard qualifying assumptions, a household in Sioux Falls would need an
income of at least $41,000 to afford a home priced at $137,000.  A $10,000
purchase price reduction could lower this qualifying income to approximately
$38,000.  

Although this type of program can be considered, it is important to recognize
that Sioux Falls has already achieved great success in promoting home
ownership and generating a high level of new construction.  This was done
without any special incentives being offered.  

One of the nonprofit builders that was active in 2007 in First Homes was
building homes with a total estimated development cost between $166,000 and
$171,000.  TIF assistance was used to lower the sales price by $10,000 to
$15,000 per home.  Buyers then had access to as much as $15,000 in gap
financing, effectively lowering the final purchase price to approximately
$140,000 to $145,000.

Likewise, the HAPI approach in Aberdeen was lowering house prices to
approximately $127,500.  The total development cost for these houses is often
above $150,000.  In Sioux Falls, efficient home building practices have been
creating purchase options in these price ranges without financial assistance. 

The City has historically taken a very conservative approach to involvement in
the private housing market.  Any change in this approach would need extensive
discussion.  While the Rochester model did have some direct public
involvement, much of the funding was supplied by contributions from
organizations like the Mayo Clinic and Rochester Area Foundation.

Sioux Falls has demonstrated the ability to have success with local fund-raising
efforts.  If the First Homes concept was replicated, it would take a large pool of
funds to provide gap financing to buyers, and other forms of financial assistance
to builders.  Since public funds are limited, much of this would probably need to
be raised through contributions from business, medical facilities and individuals.

A final issue that would need to be considered by policy makers concerns
competition.  Any time financial incentives are provided, there tend to be
winners and losers.  At the public input sessions conducted for this housing
study, representatives of the Multi-Housing Association were critical about
public efforts to assist with home ownership.  The rental industry viewed this as
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a contributing cause to the high rate of vacancy being experienced.  Any new
incentives offered to promote home ownership would need to be evaluated for
potential negative consequences.
 
3. Findings and Recommendations on Moderately-Priced New Home

Construction

Findings: In an attempt to differentiate between segments of the home
ownership market, Community Partners Research has utilized some basic
definitions based on home values.  As used in this Study, moderately-priced 
homes in Sioux Falls would tend to sell within a range between $160,000 and
$220,000.  This segment of the market offers more features and amenities than
an entry level home, and would probably utilize a higher-priced lot.  

In recent years, this segment of the market has been very strong in Sioux Falls,
especially for detached single family houses.  In some years, the volume has
been equal to or greater than the construction of entry-level homes.

The Income section of this Housing Study presented data from the 2008
American Community Survey.  At that time, the City’s median household
income was estimated to be $53,256.  Using standard lending assumptions, a
median income household could afford to purchase a house priced at $158,500,
if $15,000 is available for down payment and closing costs.  If $20,000 is
available, then the maximum purchase price increases to $172,200.  Based on
this calculation, more than half of the City’s households are income-qualified to
purchase a home in the moderate price range.   While many buyers can also
afford an even higher-priced home, the moderately-priced segment of the
market has been very popular, especially as housing prices have weakened and
economic uncertainty has been present.

The projections used for this Study expect solid growth in the number of
households in the age ranges between 35 and 54 years old.  Our projections
would indicate that between 350 and 375 additional ownership households per
year will be present in these age ranges between 2010 and 2015.  This middle-
aged adult group already has a high rate of home ownership.  Growth within
this age range should improve demand for moderately-priced and higher-valued
houses.

Recommendations:  Over the next five years, demand for moderately-priced
new construction should increase slightly when compared to the past few years. 
The projections used for this Study would expect annual demand for
approximately 270 to 300 moderately-priced detached homes in Sioux Falls,
and for 60 to 70 attached single family units.  This would be below the peak
years of the mid-2000s, but well above the level achieved in the years after
2007.  
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From a public perspective, this segment of the market does not require any sort
of involvement or intervention.  The private real estate market can produce
homes within this price range without any subsidies or incentives.  Typical
buyers will have incomes above $50,000 per year, and many will carry forward
equity from the sale of their previous home. 

In December 2009, a report issued by the Board of Realtors showed that there
were 370 previously owned homes and 84 new construction homes for sale in
the Sioux Falls MSA that were priced between $150,000 and $200,000. 
According to their review of recent sales volume, this represented a unit supply
of 6.5 months for the existing homes, and 7.6 months in the new construction
homes.

While the volume of listed houses was smaller in this price range, when
compared to houses priced below $150,000, the absorption time was projected
to be slightly longer.  With some evidence of minor reductions in home prices,
potential buyers may be somewhat hesitant to enter this market in 2010. 
However, over the next five years, we would project improvement in the overall
market, and demand for moderately-priced houses should continue to grow.

4. Findings and Recommendations on Trade-Up New Home
Construction

Findings:  As used in this Study, trade-up homes in Sioux Falls would tend to
sell within a range between $220,000 and $300,000.  This segment of the
market represents a high-quality home, with significant features and amenities. 
  
When compared to the peak years for home construction, activity in the higher
price ranges has been impacted more significantly than in lower price ranges. 
Based on building permit data, the level of new construction activity may have
decrease by nearly 60% between 2005 and 2009 in this price range.  When
2009 is compared to 2008, there was also a continued reduction in activity,
while lower priced segments showed some rebound in 2009.

Potential buyers of higher-priced homes may have been impacted by both the
economic recession, and the potential decline in home values nationwide.  In
most areas of the country, price corrections have been most evident in higher-
valued properties.  The most recent reports on national price trends show
continued reductions in the average home value in 2010.  National experts are
now predicting that these trends may continue into 2011.

The large majority of the construction that has taken place within this price
range has been in the form of detached single family houses.  In Sioux Falls, a
large majority of the attached unit construction tends to be in the moderate to
lower prices, with few attached housing units in the higher price ranges.
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The Income section of this Housing Study presented data from the 2008
American Community Survey.  At that time, one of the trends most evident in
the Sioux Falls area was the solid growth that had occurred among higher
income households.  When compared to the 2000 Census, the MSA had added
15,500 households in the income groups above $75,000.  Approximately 8,000
of these households, had been added in the income ranges of $100,000 or
more.  Substantial growth in these higher income ranges yields significant
potential for the sale of higher-valued homes.

However, higher income households in Sioux Falls tend to “under consume”
when purchasing their housing.  According to the 2008 American Community
Survey, the median percentage of income applied to home ownership in Sioux
Falls was 19.4%.  Nationwide, the median percentage of income applied to
ownership housing was 21.4%.   

Although the higher-priced home market has been somewhat soft in recent
years, the projections used for this Study expect solid growth in the number of
households in the age ranges between 35 and 54 years old.  Very strong net
growth is projected in the age range between 55 and 64 years old.  Income
estimates by age show that households between 45 and 64 years old have the
highest median income of any age range in Sioux Falls.  Growth within the
middle-aged and empty-nester age ranges should improve demand for higher-
valued, trade-up houses.

Recommendations:  Over the next five years, demand for trade-up, higher-
priced new construction should increase when compared to the past few years. 
The projections used for this Study would expect annual demand for
approximately 160 to 180 detached homes in Sioux Falls, and for 20 to 30
attached single family units.  This would be below the peak years of the mid-
2000s, but nearly double the level achieved in the past two years.
  
From a public perspective, this segment of the market does not require any sort
of involvement or intervention.  The private real estate market can produce
homes within this price range without any subsidies or incentives.  Typical
buyers will have incomes above $75,000 per year, and the large majority will
bring equity from the sale of their previous home. 

In December 2009, a report issued by the Board of Realtors showed that there
were 275 previously owned homes and 64 new construction homes for sale in
the Sioux Falls MSA that were priced between $200,000 and $300,000. 
According to their review of recent sales volume, this represented a unit supply
of 10 months for the existing homes, and 9.8 months in the new construction
homes.
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The estimated time to absorb the available inventory shows how slow the sales
activity has been in the higher price ranges in Sioux Falls.  Until there is
confidence in the economy, and evidence that houses are again appreciating in
value, the volume of sales may remain low.  

Like other projections made in this Study, we have provided demand
calculations based on an annual average over a five-year time period.  It
appears that new construction activity in this higher price range will be below
our projection in 2010 and possible 2011.  However, over the next five years,
we would project continued strengthening in this segment of the market, as age
and income patterns show growing demand for trade-up housing.

5. Findings and Recommendations on High-Priced New Home
Construction

Findings:  As used in this Study, high-priced homes in Sioux Falls would tend
to sell for more than $300,000.  This is almost always a custom-built, single
family detached house, with high-quality features and amenities.    

Until 2009, activity in this segment of the Sioux Falls new construction market
had held relatively steady.   One possible explanation is that this price segment
represents a very high income home buyer that wants a custom home, and is
willing to proceed with construction even in a down economy.  However, the
volume of high-priced construction did drop significantly in 2009.  The
slowdown in activity last year may have been caused by the realization that
resale activity in this segment of the market had slowed significantly.

As stated in the previous recommendation, the Sioux Falls area has had solid
growth in the number of higher-income households.  When compared to the
2000 Census, the MSA had added approximately 8,000 households in the
income groups above $100,000.  An income above $90,000 would typically be
required to purchase a home priced at $300,000.  Substantial growth of
households with incomes above $100,000 yields significant market potential for
the sale of higher-valued homes.

The projections used for this Study expect solid growth in the number of
households in the age ranges between 35 and 54 years old.  Very strong net
growth is projected in the age range between 55 and 64 years old.  Income
estimates by age show that households between 45 and 64 years old have the
highest median income of any age range in Sioux Falls.  Growth within the
middle-aged and empty-nester age ranges should yield improved demand for
higher-priced houses going forward.
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Recommendations:  Over the next five years, demand for luxury homes,
priced above $300,000, should increase when compared to the past few years. 
The projections used for this Study would expect annual demand for
approximately 40 to 60 detached homes in Sioux Falls.  This would be at or
above the peak years of the mid-2000s, and more than double the level
achieved in 2009.  

More than any other price range, recovery in the high-priced home market will
be dependent upon economic conditions.  The accuracy of the projection made
by this Study assumes that housing markets improve and the national recession
ends.  If home values continue to slide, especially in the higher-price ranges,
construction activity will be somewhat suppressed.

From a public perspective, the high-priced segment of the market does not
require any sort of involvement or intervention.  The private real estate market
can produce homes within this price range without any subsidies or incentives. 
Typical buyers will have incomes above $100,000 per year, and the large
majority will bring equity from the sale of their previous home. 

In December 2009, a report issued by the Board of Realtors showed that there
were 370 previously owned homes and 84 new construction homes for sale in
the Sioux Falls MSA that were priced above $300,000.  According to their
review of recent sales volume, this represented a unit supply of 15 months for
the existing homes, and 17.3 months in the new construction homes.

The estimated time to absorb the available inventory shows how slow the sales
activity has been in the highest price ranges in Sioux Falls.  Until some of this
existing inventory gets absorbed, there will be limited incentive for additional
new construction in this segment of the market.  

Like other projections made in this Study, we have provided a demand
calculation based on an annual average over a five-year time period.  It
appears that new construction activity in this higher price range will be below
our projection in 2010 and possible 2011.   However, over the next five years,
we would project continued strengthening in this segment of the market, as age
and income patterns show growing demand for higher-priced housing.
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6. Findings and Recommendations on Attached Single Family
Housing

Findings: Over the last decade, construction of attached single family housing
in twin home and town house units has represented less than 16% of the single
family housing starts in Sioux Falls.  However, as the detached single family
housing market has slowed in recent years, attached unit construction has
represented a larger share of all activity.  In the past three years, attached
single family housing has represented 22% of all single family construction in
the City.  Over this 3-year period, Sioux Falls has averaged 180 attached units
per year, a level that is higher than the 10-year average.

While attached single family construction has grown in relative market share, in
real numbers it has also seen a reduction from the peak years.  In 2009, there
were 165 attached single family units that were permitted in Sioux Falls.  The
highest level of production occurred in 2003, when 263 attached units were
issued a building permit.

A review of the most recent construction activity in the attached single family
market indicates that this type of housing tends to be focused on the lower and
more moderate price ranges.  Approximately half of the recent construction has
been oriented to the entry-level market, with pricing below $150,000.  This
would often represent town house units.  Between 80% and 90% of recent
construction appears oriented to the entry-level, or moderately-priced segment
of the market, at $200,000 or less.  Many of the moderately-priced units
appear to be in the form of twin homes.  Very little of the recent construction
appears to be oriented to the higher price ranges.

One of the reasons that most of the recent attached construction has been in
the low to moderate price range is the fact that higher-priced units appear to be
very slow to sell.  The December 2009 MLS report included an estimate of the
length of time necessary to absorb the available listings.  For attached single
family units, including condominiums, that were priced between $200,000 and
$300,000, the available stock represented a 19.1 month supply.  For units
priced at $300,000 or more, the supply was adequate for the next 114 months. 
Only 38 units were priced at $300,000 or more, but at current absorption rates,
this was viewed as a supply in excess of nine years.

According to this research from the REALTORS Association of the Sioux Empire,
the current market for attached single family housing is very weak in the higher
price ranges.  This probably is an assumption on the part of potential buyers
that these units are not likely to appreciate in value, and a fear that they may
actually lose value.
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Despite the current state of the market, there is reason to believe that attached
single family housing will grow in overall market share in the future.  This is
largely driven by the aging patterns for the area.  Between 2010 and 2015,
there will be a large increase in households age 55 and older.  Most of the
increase will be due to empty-nester households, age 55 to 64 years old, and
young senior households, age 65 to 74 years old.  Both of these age segments
create demand for age-appropriate housing, including attached single family
options.  

There has been no condominium development in Sioux Falls in the past two
years, and over the past five years, the City has averaged fewer than 12 new
condos per year.  Interviews with area real estate experts indicate that this
type of housing has been directly impacted by changes in financing
requirements.  Nationwide, condominium projects that were built before the
national housing downturn were unable to fund their associations when sales
slowed.  As a result, there is now an emphasis on either pre-funding the
condominium associations, which is expensive for developers, or delaying the
start of construction until most units are pre-sold.  This has had the effect of
stopping most development activity in this segment of the market.  

Recommendation: Our projections would indicate that attached single family
housing will account for 20% to 25% of all ownership housing construction in
Sioux Falls by the year 2015.  This would typically be in the range of 170 to 210
units per year.  

For the next few years, we believe that approximately 80% of this production
will serve the entry-level to moderately-priced segments of the market, priced
at $200,000 or less.  Given the large supply and slow absorption of higher-
priced units, based on the MLS reports, there will be limited near-term activity
in the higher price ranges.  

It is very possible that demand for higher-priced units could change, and this
segment of the market could grow over the next five years.  It appears to be a
function of home buyer confidence, not ability to pay.  The Sioux Falls area has
a large number of empty-nester and senior households with higher incomes. 
This group has the financial ability to purchase higher-priced units, but with
current market conditions, seems unwilling to do so.

One trend that continues to emerge in attached housing is the concept of
“detached” town house units.  Instead of sharing a common wall, these units
are detached structures, but are part of an association that addresses
maintenance and improvements.  This concept has been more marketable in
some communities, especially in the higher price ranges.  The disadvantage
with these units is that the cost savings normally achieved by density, common
walls and smaller foot prints tends to be lost.
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7.  Findings on Residential Lot and Land Availability 

Findings:  As part of this Study, Community Partners Research examined
available information on residential lots and subdivisions to determine if an
adequate inventory exists.  Information was obtained from the City Planning
Department and from local real estate experts.

With the vibrant housing construction market that has been present in the
Sioux Falls area over the last decade, there has been extensive development of
residential lots.  Sioux Falls has an active, private-sector real estate community
that is very adept at bringing lots into the marketplace.  Additionally, the City’s
Planning Department continually tracks development activity, land usage and
infrastructure extensions to keep development moving forward.

The Planning Department provided a report that provides detailed information
on the approved development inventory, effective December 31, 2009.  That
report showed that there were 8,724 lots for single family and two-family units,
4,236 lots for multifamily construction, and 130 lots for manufactured home
placement.

The Planning Department was clear in stating that not all of this inventory was
actually improved and available for construction.  Most of the lots in this
inventory have gone through the preliminary planning phase.  However, these
lots are staged for development, and could be improved and brought into the
active market.  Based on the recent rates of consumption, Planning Department
calculations show that the combined inventory of platted lots and lots in the
preliminary planning process represent an adequate supply for approximately
six to eight years of building activity.  

Although most of the private land developers and home builders are also aware
of a large inventory, or potential inventory of lots, some point out that this
should not necessarily limit future platting.  There are competitive market
demands that may lead to new land development to serve specific needs. 
Location can also play a big factor in the decision to develop additional lots.

Recommendation: Based on the limited research done on lot and land
availability, Community Partners Research does not view this issue as an area
of concern for future housing development in Sioux Falls.  The City has lots
available in varying price ranges to meet near-term construction needs. 
Longer-term, the potential supply of lots in the preliminary platting phase can
address future demand.  As the available inventory is absorbed, the City’s for-
profit developers will respond and bring additional lots into the local market.
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This is also an area where limited direct public involvement appears to be
required.  The private development market can address the overall needs of the
community.  A nonprofit agency has also been active in developing affordable
subdivisions.

The one potential role for public involvement would be to consider some further
lot cost reductions for affordable housing.  In the Best Practices section of this
Study, information has been provided on the HAPI Subdivisions in Aberdeen.  In
the HAPI model, tax increment financing assistance was used to help pay for
infrastructure development costs, in an effort to lower the end purchase price
for affordable homes.  

It is once again important to state that our recommendations for lot
development are based on a broad market review of supply and demand.  We
cannot offer an opinion on competitive market positioning for any  proposed
project.  Although there is a large supply of lots in various phases of
development, new projects may have the potential to achieve market success,
based on location, amenities and pricing.  However, the success of any new
project would further delay the absorption of other lots in the local inventory.    

8. Findings and Recommendations on Home Ownership Assistance
Programs 

Findings: Public and nonprofit housing agencies in Sioux Falls provide
assistance programs to promote home ownership.  Some of this assistance is in
the form of education and training for households and potential home buyers. 
There is also direct financial assistance that is available, in the form of entry-
cost loan and grant programs.

The Sioux Empire Housing Partnership, Lutheran Social Services and InterLakes
Community Action Partnership all provide education programs, including
assistance with household financial management.  Each of these models has
been successful, and has worked with a number of potential home buyers.

The City’s Community Development Office operates its Home Ownership
Assistance Program using annual HUD allocations of Community Development
Block Grant funds.  The Program has an annual goal to assist 65 households,
although more have been assisted in some years.  Down payment assistance
can be provided to first-time home buyers, depending on income and need.  As
the City has become more focused on revitalizing core neighborhoods,
additional funding has been made available for the purchase of homes in
designated areas of the City.
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The Sioux Empire Housing Partnership also offers different forms of financial
assistance to home buyers.  The Partnership has both deferred loans and low-
rate interest loans to assist with down payment and closing costs. The
Partnership has also worked with large area employers to offer employer-
assisted home ownership assistance programs.

Recommendation: Like most communities, Sioux Falls is already active in
assisting with home ownership, and has multiple agencies working with income-
qualified people.  These programs continue to be successful and help marginal
home buyers achieve home ownership.  Like many of the other affordable
housing programs in Sioux Falls, the largest barrier tends to be available
funding.  The City has active agencies, but limitations on the number of
households that can be assisted each year.

The Community Development Program is working toward a second goal of using
entry-cost assistance to promote neighborhood revitalization.  Within specified
neighborhoods, the down payment assistance can be doubled. 

It must be noted that this type of assistance is not always supported.  In the
community input sessions held for this Housing Study, representatives of the
Multi-Housing Association voiced opposition to the City’s efforts to assist
marginal home buyers.  It was their belief that this has contributed to the
above-average rate of vacancy in the City’s rental housing stock.

9. Findings and Recommendations on Innovative Home Ownership
Approaches: Lease-to-Purchase 

Findings:   The Sioux Empire Housing Partnership has been an active nonprofit
agency in developing affordable home ownership options.  They had developed
a new residential subdivision on the western side of the community at about the
same time that the local housing market began to slow.  With lot sales
proceeding at a slow pace, the Partnership has been examining different
innovative models for home ownership.  This Study has collected some
information regarding lease-to-purchase options that could be used by the
Partnership, or others interested in promoting affordable housing.

There is already a very successful model of a lease-to-purchase program
operating in Sioux Falls.  In 1996, a group of private investors was awarded
federal low income housing tax credits for a lease-to-purchase project, known
as Homestead Trails.  Detached single family houses were constructed, with
occupancy starting in 1997.  

Because the tax credit program has a 15-year affordable rental requirement,
tenants will be given the chance to buy their unit in 2012.  Original tenants
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have the first right to buy the home for $60,000.  This project is still
proceeding, and eight original tenants still remain in occupancy.

Following on the success of the original Homestead Trails, three additional
phases of development were completed, and in total, 118 lease-to-purchase
units were constructed.  The two most recent phases will not be eligible to
convert to home ownership until 2020 and 2022, respectively.  

The investors behind the tax credit lease-to-purchase projects are considering
additional phases of development.  However, the tax credit rules in South
Dakota have been modified, and there may be additional time restrictions
imposed before the units can be sold.  

Since all of the lease-to-purchase units in the tax credit program are being used
for rental housing in 2010, they were included in the rental housing telephone
survey completed for this Study.  All reported full occupancy as rentals, and
were outperforming the remainder of the tax credit market for occupancy. 
Additionally, the eight existing tenants in Homestead Trails indicate the strong
interest that this group has in moving toward home ownership.    

Recommendation: The lease-to-purchase model has already proved
successful in the Sioux Falls market, even though the use of tax credits has
meant that the tenure transition takes 15 years.  In a more traditional approach
to lease-to-purchase, the goal is to move the household from renter to owner
status within a three-year time period.  

This model will often be used with a household that cannot currently purchase a
home, but that has the potential to make the move in the near-future.   A
three-year time period is viewed as a window of opportunity to establish a
successful employment history, clear up poor credit issues, or save money
toward a down payment.  If any problems cannot be addressed within three
years, then the household may not be a suitable candidate to buy a home.

The program concept developed by the Sioux Empire Housing Partnership would
involve the South Dakota Housing Development Authority, and could potentially
serve as a pilot program for use elsewhere in the State.  SDHDA would provide
interim financing for up to three years.  Houses secured through the Governor’s
House program would be used.  HAPI in Aberdeen is also planning two houses
for the lease-to-purchase model.

A proposed lease payment of approximately $820 a month would be charged. 
For comparison, the most recent tax credit lease-to-purchase project has a
monthly contract rent of $750 for a three-bedroom home.  Tax credit
regulations cap the maximum household income at 60% of the HUD median at
the Homestead Trails project.  The proposed Housing Partnership project would
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also target lower income households, but would not necessarily be capped at
the 60% limits. 

The program would start with only two homes.  Based on the demand from
entry-level home buyers documented previously, and the success of other
lease-to-purchase models in Sioux Falls, this proposed project should prove to
be well received by potential home buyers.

10. Findings and Recommendations on Innovative Home Ownership
Approaches: Community Land Trust 

Findings: The Sioux Empire Housing Partnership has also expressed an interest
in exploring the community land trust approach to both create and preserve
affordable ownership options.  This Study did not identify any previous attempts
to use the land trust approach in Sioux Falls.  

The first community land trust created in South Dakota is the Dakota Land
Trust (DLT) in the Black Hills area.  DLT is a nonprofit organization that was
formed in 2007.  It was created in response to growing concerns about a
shortage of affordable housing options in many communities in the Black Hills. 
During the earlier years of the decade, home values had been rising rapidly,
often in the range of 8% to 13% for annual price appreciation.  The land trust
model was viewed as an opportunity to create affordable ownership options and
to preserve this affordable housing into the future.

The land trust approach separates the land acquisition cost from the structure
acquisition price.  The initial entry-price cost savings to the home buyers has
typically been between $26,000 and $35,000, depending on the specific Black
Hills community.  Even with the land cost removed, typical new construction
home prices have ranged from $115,000 to $125,000.  The DLT land trust
concept has been used for 10 new construction houses and one existing house. 
Most home buyers are at or below 80% of the area median income level.

One of the features of the land trust approach is that the initial cost savings are
partially preserved through subsequent sales of the home.  In the DLT
approach, the family selling a land trust home can capture only 25% of their
share of the home’s appreciated value.  Dakota Land Trust will also typically
capture up to 25% of their share of the appreciated value in the future sale as a
developer fee to support ongoing operations.  While it is assumed that any
future sale will be for a higher price than the original sale, most of the
appreciated value will remain in the property, allowing future owners to also
buy at a discounted rate.

�  City of Sioux Falls Housing Needs Assessment - 2010  303



Findings and Recommendations: Home Ownership   �

There are some operational and organizational issues impacting land trusts. 
First, DLT had to assemble funds to initiate the project.  Much of this came from
a $300,000 fund-raising effort that was matched by a State grant.  DLT
indicates that it will eventually need as many as 200 units to be a self-
sustaining operation.  DLT currently collects $25 per month from each property
as a land lease.  They are also able to capture a share of equity appreciation as
units are sold.  A portfolio of 200+ properties would yield an income stream
from both lot rent and expected annual sales activity.

As part of the research on this topic, Community Partners Research also
contacted three community land trusts in Minnesota.  One of the more
successful models is the Northern Communities Land Trust in Duluth.  This land
trust has operated for 20 years, and now has 200 properties.  Most of these are
existing houses, although some new construction has also been used.  One of
the key features in Duluth is their attempt to keep as many fees as possible in-
house.  They have a wholly-owned subsidiary that does construction and
renovation work.  They also have an in-house real estate brokerage to capture
all or part of the real estate fees.  In these ways, they are able to add to the
normal revenue stream available to staff and operate the land trust.

The First Homes Community Land Trust in Rochester, MN, also has 200
properties, most through new construction.  This model has found that 200
properties does not guarantee self-sustaining operations.  As home prices in
Rochester have stagnated, the land trust has actually lost some money on
recent transactions, primarily due to fees.  Their model had guaranteed the
home buyer at least a return of their original investment amount.  Units that
are selling with limited price appreciation can result in a loss for the land trust.

The final model examined was a community land trust in Northfield, MN.  Based
on second-hand reports, this land trust appears to have declared bankruptcy,
and has been dissolved.  Northfield is located reasonably close to the Twin
Cities Metropolitan Area, and had experienced rapid appreciation in home
values.  When home prices later retreated, it appears that some land trust
properties were significantly devalued, resulting in losses for the community
land trust.

Additional information on the community land trusts has been included in the
Best Practices section of this Study.

Recommendations: The community land trust model has been successfully
implemented in many communities.  This concept could be successful in Sioux
Falls for both new and existing houses.  In addition to the Dakota Land Trust in
South Dakota, there are operating models in many Minnesota Communities,
including Rochester and Duluth. 
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While Community Partners Research believes that the land trust approach
would be successful in Sioux Falls, there are issues that must be considered. 
First, the land trust approach often gets used in communities that have two
features present: high land prices and rapidly rising home values.  By removing
the land cost from the transaction, a land trust approach can help mitigate the
impact of high land prices.  In the Sioux Falls area, lot costs are generally very
reasonable.  While some cost savings can be achieved, the impact is not as
large as in some urban markets.

The second problem that community land trusts attempt to address is rapid
appreciation in property values.  The DLT website provides a sample transaction
which assumes that the land trust property has appreciated by $50,000 in each
subsequent sales transaction.  While price appreciation may be a future issue in
Sioux Falls, over the past few years it appears that home prices have been
stable, or have declined slightly.  Once again, any near-term savings achieved
through the land trust approach may be limited.

The operational details provided by DLT would also take some further
investigation.  Although the DLT model is based on 200+ properties being
involved to become fully self-sustaining, the experience in Rochester indicates
that this is no guarantee of operational stability.  

11. Development of Purchase/Rehabilitation Programs for
Neighborhood Revitalization

Findings: Sioux Falls has placed a high priority on the preservation and
improvement of its older core neighborhoods.  Multiple approaches are being
used, including clearance of substandard structures, construction of new infill
housing, the creation of a Housing Resource Center, and the availability of
special tax abatement offerings to promote owner-initiated building
improvements.  Another key feature being used in neighborhoods such as
Pettigrew Heights, is to promote owner-occupancy in housing.  

Since these older neighborhoods tend to contain a large number of older
housing structures in need of repair, boosting the rate of home ownership can
be difficult.  There is a general standard that seems to exist within the local real
estate community that any house in Sioux Falls that is priced below $100,000 is
not in “move in” condition.  While no direct information was available on home
prices at the neighborhood level, most of the houses in Sioux Falls valued below
$100,000 are believed to exist in the older neighborhoods.  In neighborhoods
like Pettigrew Heights, this has probably contributed to the ongoing conversion
of residential structures into rental housing.
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A purchase-rehabilitation loan program may provide an opportunity to
encourage more of these houses to be used for owner-occupancy, by combining
the loans into a single transaction that is borrower-friendly.  Among the
potential difficulties of the purchase-rehab approach is the potential that the
after-improvement value of the home will be less than the amount invested in
the mortgage and rehabilitation loan.  If this is the case, then some or all of the
rehabilitation assistance may need to be offered as a deferred payment loan,
recaptured at resale, or possibly forgiven over time.  Any program structured as
a deferred loan or grant would probably need to involve City CDBG or HOME
Program assistance.

The other administrative difficulty with the purchase-rehab approach is assuring
that the improvement work actually gets completed in a satisfactory manner by
the home owner.  This requires staff time after the initial sale transaction, and
monitoring of the use of the rehab portion of the loan.

Recommendation: The research for this Study did not find any active,
publicly-sponsored purchase/rehab program operating in Sioux Falls.  This may
be a program worth considering as the City attempts to convert rental housing
in older neighborhoods back into owner-occupancy.

While there are numerous loan products developed to meet the need for
purchase/rehab, the City may have a unique opportunity to work with the
banking industry to craft a special program for use in Sioux Falls.  The large
banking presence in the City has already resulted in some special public-private
collaborations to assist with housing projects.  Purchase/rehab in older
neighborhoods may offer another possibility.

In the past, both FHA and Fannie Mae have had purchase/rehab loan products
available.  Individual banks have also made these types of loans.  For example,
Wells Fargo Bank offers a special loan called Purchase & Renovate.  This loan is
specifically structured to allow borrowers to use the home’s value after the
improvements are made when qualifying. 

The possibility exists that a public-private partnership could be created in Sioux
Falls to promote the purchase and rehabilitation of older homes.  This could
directly involve some of the large banks that have a significant presence in the
City.  In the past, these financial institutions have been willing to get involved in
affordable housing projects.  To make the program workable, some City
assistance would also be likely.  This would potentially mean diverting some of
the CDBG and HOME funds currently used for other programs into a new
initiative.
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12. Opportunities for Expansion of Home Ownership Among Minority
Populations

Findings: Sioux Falls has continued to add population and households that are
racial and/or ethnic minorities.  Some of these populations have been arriving
from international destinations, as part of refugee resettlement efforts.  Others
have moved to Sioux Falls from other locations within the U.S., attracted by job
opportunities or the quality of life offered in the community.  An earlier section
of this Study provides a great deal of detail on the City’s racial and ethnic
minority groups.

While minority populations are growing, they still represent a relatively small
portion of the total population, at least based on official estimates.  According to
the 2008 American Community Survey, approximately 11% of the City’s
population identified themselves as a race other than “White”.  When the entire
MSA is examined, the percentage of the racial minority population is
approximately 8%.  For Hispanic/Latino ethnicity, the American Community
survey lists approximately 5% of the population.

It is very possible that minority groups have been undercounted in estimates
released after the 2000 Census.  The 2010 Census will provide a new
benchmark for measuring the growth of racial and ethnic minorities in the City.

The projections contained in the Minority Populations section of this report do
expect continued growth, from both domestic and international destinations. 
Over the next five years, it is possible that more than 25% of the net
population growth in the MSA will come from racial and ethnic minority groups
and/or international immigration.  Some of the international immigrants may be
“White” for race, but will have cultural and language barriers.

Due to the relatively small size of some specific racial and ethnic minority
groups, Census details are often suppressed.  However, a few key demographic
details are available.  

Racial and ethnic minority households tend to be over-represented in the lowest
income ranges, and under-represented in the highest income groups.  However,
in 2008, minority households were well represented within the moderate
income ranges, between $40,000 and $74,999.  Overall, 46.5% of minority
households were in these middle ranges, while 31.6% of White, non-
Hispanic/Latino households were within these income groups.  Households in
this income range have the potential to own their housing unit.

From a tenure perspective, most racial minority groups tend to have a below-
average rate of home ownership.  While the percentage of minority home
owners has generally grown since 2000, only 26% of Black/African American
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households, and only 28% of Native American households owned their housing
unit in 2008.  These were the City’s two largest racial minority groups.  In
contrast, the rate of home ownership for White households in the City was
above 65%.

Hispanic/Latino households have been more successful in buying their housing. 
Information from 2008 shows that  75% of Hispanic/Latino households owned
their unit.  This was higher than the ownership rate of 65% for White
households that were not of Hispanic/Latino ethnicity.  Some caution may need
to be applied to the ACS survey results, since they are based on a small
sample, and can have a wide margin of error.  The accuracy of this home
ownership statistic can be verified when 2010 Census findings are released.

Recommendation: Sioux Falls is attempting to promote home ownership
options in the community.  Part of these efforts should continue to be directed
to the growing number of racial and ethnic minority households in the City, who
tend to have a below-average rate of ownership.  Many of these households are
within a moderate income range, and appear to have the potential to buy their
housing.

In Minnesota, concerted efforts have been made over the past few years to
specifically improve the home ownership rate among minority households.  The
State created a specific program, called the Emerging Markets Homeownership
Initiative (EMHI).  Although this program has not achieved success to date,
considerable research has been applied, and this may serve as a resource for
Sioux Falls as it explores available options.  The EMHI program has been
included in the Best Practices section of this Study.

The City is also attempting to promote higher rates of home ownership in the
older core neighborhoods.  Maps in the City’s Consolidated Plan show that the
highest concentrations of minority populations exist in some of the high priority
core neighborhoods.  This represents the chance to achieve multiple goals, by
promoting ownership opportunities to households already living within areas of
the City where special assistance programs may be available for
redevelopment.

13. General Findings on the Status of Affordable Ownership Housing
in Sioux Falls

Findings: A primary goal of the City Council in requesting that a Housing Study
be completed was to better understand affordable housing in Sioux Falls.  The
research for this Study has collected extensive information on the topic.
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As explained in the Affordable Housing section of this report, affordable is a
relative term based on both housing costs and household income.  For most
households in Sioux Falls, ownership housing is relatively affordable.  With a
median household income of $53,256 in 2008, a household at the midpoint
level could afford a home in the price range between $127,000 and $158,000. 
In 2008, the median sale price for existing homes in the City was $139,900. 
The estimated median value for all owner-occupancy units in the City was
$147,800 in 2008. 

By relative standards, ownership is achievable and affordable in Sioux Falls for
most households.  The 2008 American Community Survey information showed
that the median percentage of income needed for ownership housing in Sioux
Falls was 19.3%.  This was below the nationwide median percentage of 21.6%. 

Another comparative measure has been provided by the Center for National
Housing Policy in 2009.  Titled Paycheck to Paycheck, the report compared
housing costs in 208 metropolitan areas.  For ownership housing, Sioux Falls
ranked as the 79  most affordable metropolitan area in the country.  A numberth

of the communities that are more affordable than Sioux Falls are in
economically troubled parts of the country, where home prices are very low.

A final measure of affordable ownership can be obtained from looking at
housing cost burden, defined as more than 30% of income applied to housing. 
For owner households, one out of every four home owners in Sioux Falls in
2008 was paying 30% or more of their income for housing costs.  Most of these
households were in the income ranges below $50,000.  For households earning
less than $20,000 per year, nearly 73% reported paying more than 30% of
their income for housing. 

While there are a number of households with a cost burden, this is largely a
function of lower income.  As household income moves above $50,000, the
frequency of a cost burden drops substantially.  The challenge to any
community is to provide ownership options to households in the lower income
groups.   At an income of $20,000, a household can only apply $500 per month
to housing costs.  Finding ownership options in this price range can be limited.
  
While households at or above the median income level can generally afford the
costs of housing, and most current home owners can afford their unit, a
challenge remains with renter households.  More than 36% of all renters had a
cost burden in 2008.  The median income level for renters was also
substantially lower.  In 2008, the midpoint income for renter households was
only $32,287.  Converting the median income for renters into home ownership
opportunities is limited.  Ongoing efforts will be necessary if more low and
moderate income households are to move into home ownership.
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Other Housing Issues

This section of the Housing Study presents findings and recommendations on
some general housing issues.  These topics are not directly related to Rental or
Ownership Housing, presented in the previous sets of recommendations.

Specific housing-related issues contained in this section include:

< Findings on Homelessness
< Findings on Neighborhood Revitalization
< Findings on Housing Rehabilitation
< Findings on Acquisition and Clearance of Substandard Properties
< Recommendations on Employer Involvement in Housing
< Housing Issues of Immigrant Populations
< Findings on Agencies and Program Delivery

Section Highlights

< Homelessness - Extensive research has been completed on this topic
and a recent point-in-time survey helps to define the scope of the
problem.  Multiple needs can be defined, ranging from emergency shelter
to permanent affordable housing.  This section contains summary
information on the multiple findings on this topic.

< Neighborhood Revitalization - The City has placed a high priority on
revitalizing core neighborhoods, and has developed an extensive plan for
Pettigrew Heights.  Major accomplishments have already been achieved. 
This recommendation contains some additional program ideas.

< Housing Rehabilitation - This Housing Study project included a detailed
housing condition analysis in seven older neighborhoods.  This
information will help the City assess the level of need.

< Acquisition and Clearance of Substandard Properties - The City has
been actively clearing substandard structures.  In many cases, the
cleared land has been used for affordable housing redevelopment.  The
housing condition survey also collected information on houses that are
candidates for future demolition.

< Employer Involvement in Housing - Much of the growth of the City
over the past few decades has been the direct result of employment
opportunities.  The large employers operating in Sioux Falls should have
an interest in expanding the supply of affordable housing, and may
represent a financial resource for future projects.
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< Immigrant Populations - Sioux Falls continues to grow from in-
migration, some of it originating from international destinations.  The City
is also becoming more diverse.  Some of the key housing and income
observations of the racial and ethnic minority populations have been
presented.

< Agencies and Program Delivery - Sioux Falls has a group of agencies
that actively deliver housing programs.  This system generally works well,
but often lacks adequate funding to address the identified needs.
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Other Housing Issues

1. Homelessness Findings and Recommendations

Findings:  The causes of homelessness are varied and complex.  As evidenced
by the responses to the recent point-in-time surveys of homeless populations,
the problem may be caused by social/behavioral issues, medical reasons,
economic limitations, or often a combination of these and other factors.  As a
result, no single solution to the problem exists.  

Despite significant resources and effort being applied in both Sioux Falls and the
State of South Dakota, the problem of homelessness persists.  Based on the
most recent survey, completed in September 2009, the homeless population
has actually grown larger within the City of Sioux Falls.

The research for this Study attempted to talk to key informants with knowledge
of this issue and the efforts that are underway to reduce or eliminate the
underlying problems of homelessness.  From this consultation process, it is
evident that certain factors will continue to make Sioux Falls a destination for
homeless populations, and the primary location for the problem Statewide.  

Sioux Falls is the employment center of the State, which contributes to the
ongoing migration of residents to the community from other parts of the
surrounding region.  The City is also the primary location for services and
support networks that are needed by vulnerable populations.  Exacerbating the
problem is the location of the State Penitentiary within the City.  A constant
flow of discharged inmates adds to an existing population of City residents that
have issues that make them “hard to house”, and potentially expands the
number of people needing emergency shelter or supportive housing.

In 2009 and 2010, economic conditions have added to the problem of
homelessness in the community.  While future improvement in the economy
and the job market has the potential to correct part of the recent increase in
homelessness, it is evident that this will not solve the causes of homelessness
for a segment of local residents.  

The Income and Affordable Housing Sections of this Study provide details on a
growing number of extremely low income households in Sioux Falls.  Even
through relatively strong economic periods earlier in the last decade, there was
growth in the number of households with annual incomes below $15,000.  This
low income group can be very susceptible to becoming homeless, if permanent
affordable housing is not available.
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Observations and Recommendations:  After talking with community leaders
and agency representatives who are knowledgeable about homelessness, this
Study has attempted to identify some general themes for local policy makers
that summarize the key issues.

< Permanent affordable housing will help to serve some of the
homeless population - While homeless populations may be identified as
a specific group with special needs, it must also be recognized that many
still have the same basic housing need as other low income people, which
is access to permanent, affordable housing.  

An earlier recommendation in this Study discussed the need for additional
housing options for very low and extremely low income people.  Ideally,
this housing would allow payment of rent based on income, through
either a portable rent assistance Voucher, or through an expansion of
subsidized housing that allows rent based on 30% of income.  If this type
of housing/housing assistance were readily available, some of the
individuals and families currently homeless or near homeless would be in
more stable living situations.  Existing subsidized housing is generally full
with waiting lists, and rent assistance Vouchers are fully utilized and have
an extremely long waiting list.

One of the few new resources available is the Homeless Prevention and
Rapid Re-Housing Program funded through federal stimulus dollars.  While
providing a beneficial intervention to help prevent homelessness, this
program will not represent a permanent affordable solution as the
monthly assistance can only be made available for 18 months.  Another
proposed resource that has been identified is the creation of a Housing
Trust Fund to support the development of permanent, affordable housing.

< Permanent supportive housing will be needed for some people
with “hard to house” issues - It is clearly recognized that some
homeless and near-homeless populations would not benefit from very
affordable, permanent housing, even if it were readily available.  A
portion of the homeless population will have issues that make them
extremely hard to house, including problems such as mental illness,
chemical dependency, or criminal backgrounds.  For some in these groups
to be successfully housed, there will often need to be a service
component offered with the housing.  

Active case management and services may allow otherwise homeless
people to move into a stable housing situation that can be successful. 
The Sioux Falls community has been active within this realm of housing in
the recent past.  Projects such as the new VOA Pettigrew Heights 
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Apartments will directly address the need for permanent supportive
housing.  Another recent example is  Cayman Court, an Assisted Living
Center for older vulnerable individuals that need a medical component
with their housing.  Both of these projects utilized federal low income
housing tax credits, as well as other financial resources, and represented
partnerships between the public, nonprofit and private sectors.

The most recent attempt at building a new facility, known as Project Safe
Home, was not awarded tax credits but is still competing for other funding
resources.  Future projects are also being discussed, including a possible
project serving veterans.  Shelter Plus Care Vouchers administered by the
Housing and Redevelopment Commission can also be used to assist with
permanent supportive housing.

< Some very hard to house populations may not be served with
available options - A number of people interviewed for this Study
identified a subset of the “hard to house” population that will not
necessarily benefit from an expansion of housing options, including
permanent supportive housing.  This group would include people with
serious criminal background issues, such as people that committed violent
crimes or sex offenders.  This group will generally not be accepted into
some housing even if supportive services or active case management is
made available.

Any potential solution for this issue will probably need to directly involve
representatives from the State Corrections Department.  There are some
groups in the City that would be willing to work with these populations,
but funding would need to be available.  The State has received a recent
Second Chance Grant that can be used for funding housing and treatment
options for released prisoners.     

< Transitional housing works for some groups to move out of
homelessness - The transitional housing model does help individuals and
families move from a state of homelessness or precarious housing into
stable, permanent housing.  One of the successful models in Sioux Falls is
Heartland House I and II, which helps homeless families with children. 
This approach provides housing for a defined period of time, up to two
years in the Heartland House model, while providing active case
management that will help the family live independently in the future. 
Education, training, financial management and lifestyle skills are improved
during the transitional period.  

Similar to many of the permanent supportive housing options, transitional
projects like Heartland House utilized tax credits and other resources, and 
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represented a collaborative effort between public, nonprofit and private
entities to be developed and operated.  Other providers of transitional
housing have been listed earlier in this section.

< Pre-homeless intervention can work but resources are limited -
Addressing some of the potential causes of homelessness before it occurs
can be very beneficial.  One program in Sioux Falls that takes a
preemptive approach is the Tenant Education and Self-Sufficiency (TESS)
Program through Inter-Lakes Community Action.  This program involves
active case  management of financial issues, and attempts to prevent
financial problems with low income families.  While successful, the
program is limited in scope, with an active caseload of fewer than 25
families.  

The Homeless Prevention and Rapid Re-Entry Housing Program
mentioned earlier also attempts to intervene before a family becomes
homeless.  Once again this program is limited in size and serves
approximately 40 households at any time.  Funding to expand or even
continue these types of preventive programs can be difficult to secure.   

< Identification of the homeless problems and possible solutions do
not need to be reinvented - A great deal of time and effort has been
devoted to the issues surrounding homelessness in Sioux Falls.  Existing
studies and plans exist, including a City 10-Year Plan to End
Homelessness and a comparable Statewide plan that is nearing
completion.  This Housing Study has not attempted to duplicate the
efforts that have already been completed on this topic.  

For the City Council and other decision-makers within the community, the
best source of information on the problems and the solutions will come
from the provider agencies that are actively operating within the
community.  This will also be the best source of information on unmet
needs and changes that will occur over time within the different subsets
of the resident population dealing with homelessness and near-
homelessness.  Existing providers have creative solutions but often lack
necessary funding.

< While difficult to eliminate, the quantified scope of the homeless
problem indicates that some impact can be achieved  -
Homelessness has been and will continue to be a very difficult problem to
solve.  Still, the quantified scope of the problem does give some promise
that a meaningful impact can be achieved by future projects.  In the
September 2009 survey, there were 795 homeless people counted in
Minnehaha County.  There were 37 adults, but no children, living 
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outdoors.  There were 12 adults and 6 children living in vehicles.  There
were 5 adults and no children living in abandoned buildings.  While many
of the other homeless people were sleeping in precarious arrangements,
such as emergency shelters or hotels/motels, the scope of the problem
appears somewhat manageable, at least for people living outside. 

Likewise, queries posed to provider agencies also tended to show that
individual projects could have a large impact.  Staff at VOA indicated that
a 15 to 20 bed shelter facility for homeless young adults would address
much of the known need.  Heartland House maintained a waiting list of 37
names when contacted.  While this would necessitate a doubling of the
existing facilities, a single new project could once again have an
immediate impact.

< The community must recognize the balance that exists being
creating a homeless facility and funding the sustained operations
- Discussions with provider agencies indicate the difficulty with funding for
the ongoing operations of projects that serve the homeless and near-
homeless.  While difficult to actually build, some of the existing facilities
have found it even more difficult to sustain their delivery of supportive
services and case management.  For example, while it may be possible to
replicate a development project like Cayman Court, which is an Assisted
Living Center providing permanent supportive housing for people with
mental health issues.  However, SE Behavioral Health, which operates the
facility, has indicated that the model cannot generate positive cash flow. 

Any proposed future projects that create shelter beds, permanent
supportive housing or transitional housing will need to secure adequate
funding for both construction and sustained operation.

< Minnesota tax credit regulations may offer an additional program
opportunity for permanent supportive housing - In the State of
Minnesota, tax credit applicants receive bonus points in the ranking
system for proposals that set aside a minimum of 5% of the total units,
but no fewer than 4 units, for households experiencing long-term
homelessness.  To meet this requirement, it is often necessary for the
application sponsor to secure a rent assistance and a supportive services
commitment to proceed.  Because applications for tax credits are very
competitive, much like South Dakota, this opportunity for bonus points is
often included in a project.  Sioux Falls does not have the ability to add
this requirement to the SDHDA allocation process, but the City could
choose to add this type of requirement before any City financial support
would be provided.  
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Recommended Actions: Ultimately, the lack of necessary funding is the
biggest obstacle to addressing unmet homeless needs in Sioux Falls.  This
includes funding for both unit creation and ongoing operations.  

Like many of the other housing needs in Sioux Falls, adequate funding to fully
address the problem is very unlikely.  As a result, priorities for action will need
to be combined with the realities of available program opportunities that
emerge.  

Sioux Falls has an established group of providers that serve the housing needs
of homeless and near-homeless populations.  There are also community-based
coordinating organizations such as the Homeless Coalition and the Homeless
Advisory Board.  The systems are in place to serve most of the subsets of the
homeless populations, but capacity is very often exceeded by demand. 
Generally speaking, the various facilities were operating at or near full capacity. 
Some facilities may have excess beds or units at certain times in the year, but
may also have times when some people must be turned away, or placed in a
temporary bed.

The scope of the unmet need is most accurately defined by the provider
agencies that serve specific populations.  They will identify needs for all types of
emergency shelter housing, all types of transitional housing and permanent
supportive housing.  These needs are evident by gender, age, and family
composition.  Based on recent actions within the City, it appears that assisting
homeless families with children, and homeless adults that may otherwise live
outside are the highest priorities.

While unmet needs exist, we will re-state the opinion that individual projects
can have a significant impact on homeless needs.  For many subsets within
homeless populations, an expansion of 10 to 15 beds or living units would
address a substantial portion of the current unmet need.  For example, the
Union Gospel Mission’s women’s shelter just expanded from 20 person capacity
to 48 person capacity.  As a result, this facility should move from always being
full, to having beds available to address emergency situations.

2. Findings and Recommendations on Neighborhood Revitalization

Findings:  Sioux Falls has prioritized some of its older, core neighborhoods for
revitalization efforts.  One of the first neighborhoods that has been highlighted
for attention is Pettigrew Heights.  In 2009, the City prepared a detailed plan
for this neighborhood.  This plan is available on the City website. 

The City has developed multiple strategies for revitalization.  A Neighborhood
Resource Center has been created.  Extensive clearance and subsequent 
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redevelopment efforts have been pursued that have resulted in the construction
of infill single family homes, a town house project and some larger multifamily
apartment buildings.  The neighborhood plan also meets State requirements for
providing property tax incentives, allowing a tax abatement program to be
offered.

The City has also devoted available funding resources to programs that assist
with neighborhood revitalization.  The Community Development Department
uses annual CDBG and HOME funds for activities such as owner-occupied
housing rehabilitation and down payment assistance.  Within the targeted
neighborhoods, including Pettigrew Heights, the amount of down payment
assistance can be doubled to income-qualified households.  

The City has employed a coordinated effort between area agencies that work on
housing.  The redevelopment projects in Pettigrew Heights have involved
Community Development and City Planning.  The Sioux Falls Housing and
Redevelopment Commission and their nonprofit subsidiary, Sioux Falls Housing
Corporation, have been involved, including assistance in creating infill housing. 
Local nonprofit groups, including the Sioux Empire Housing Partnership, VOA
Dakotas, and St. Joseph’s Catholic Housing have also been active in larger-scale
housing development.  Habitat for Humanity has been constructing houses on
infill lots.

Recommendation:  Sioux Falls has developed and implemented a multifaceted
approach to neighborhood revitalization, and has already had some significant
achievements, including the construction of VOA Pettigrew Heights Apartments,
and the future construction of Pettigrew Heights Apartments for seniors.  The
research completed for this Study would indicate that a few additional program
options could be explored.  

The first is the development of a purchase/rehabilitation loan product.  This
could be used by potential home buyers that are looking at an older home in
need of repair.  One of the difficulties with this type of program is the possibility
that the combined costs of purchase and rehab could exceed to value of the
property, even when the repair work has been completed.  As a result, this 
type of program may need a deferred loan component, funded with CDBG or
HOME resources.  In addition to improving the housing stock, a purchase/rehab
program could help the City achieve its goal of raising the rate of owner-
occupancy in neighborhoods like Pettigrew Heights.

The second possible program option is a publicly-funded rental rehabilitation
program.  The City has not offered rental rehab for many years.  Although there
are valid reasons why the City has elected to use its resources elsewhere, the
neighborhood revitalization program would benefit from this activity.  By City 
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estimates, 70% of the housing units in Pettigrew Heights are for renter-
occupancy.  Without rental rehabilitation options, it will be hard to have a major
impact on housing conditions.

3. Findings on Housing Rehabilitation

Findings: A major part of this Housing Study was a visual housing condition
survey in seven targeted neighborhoods in Sioux Falls.  Community Partners
Research representatives viewed and rated more than 4,800 residential
structures.  The condition rating is parcel-specific, and will be entered into the
City’s GIS system.  This will allow for mapping and spatial analysis of housing
conditions.

The seven targeted neighborhoods were:

< All Saints
< Axtell Park
< Beadle
< Pettigrew Heights
< North End
< West 12  Streetth

< Whittier

Recommendation: The data collected within the seven target neighborhoods
will allow for better City analysis of overall housing conditions.  It will also help
the City target properties that may be beyond repair, and suitable for
acquisition and clearance.

The City has completed similar condition surveys in the past in these same
neighborhoods.  Although different people have completed each survey, it may
be possible to do a neighborhood-level comparison of the condition ratings over
time.

4. Findings on Acquisition and Clearance of Substandard Properties

Findings: The City of Sioux Falls has been active in acquiring and clearing
substandard properties.  The City’s Community Development Department runs
an acquisition and clearance program as part of its neighborhood revitalization
efforts.  The goal is to acquire approximately eight improved properties per
year.  The cleared sites are then used for infill redevelopment.  Typically, a
home will be constructed and sold to an income-eligible home buyer.
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A second approach that can address blighted properties in the core
neighborhoods is through the City’s code enforcement process.  When a
deteriorated property meets appropriate criteria, the City will take the step of
removing hazardous structures.  These properties remain in private ownership,
but the cost of structure removal is assessed back against the property for
future collection.  In 2009, approximately 12 parcels were cleared using this
approach.

Infill parcels that are vacant will generally not be acquired by the City, unless
needed for an aggregated redevelopment site.  Instead, groups like Habitat for
Humanity may become involved, and reuse infill sites for affordable home
construction.

As identified in the previous recommendation, a major part of this Housing
Study was a visual housing condition survey in seven targeted neighborhoods in
Sioux Falls.  The rating system used included a determination that some
properties appear to be suitable for acquisition and clearance.  The condition
rating is structure-specific, and will allow the City to target future acquisition
priorities.

Recommendation: Despite relatively high home values in Sioux Falls, there
are a number of properties that are in very poor condition, and are appropriate
for clearance.  In certain neighborhoods, there are also homes that could be
described as “functionally obsolescent”.  These houses may be in reasonable
condition, but because of poor placement, limited square footage, or similar
factors, these structures have very limited potential.  Ongoing efforts to acquire
and clear substandard structures is recommended.  With a successful record of
redevelopment, these cleared parcels can be put back into productive use.

One problem that was identified in the research was the removal of structures
under the City’s code enforcement process, which creates potential barriers to
successful redevelopment.  A parcel that is already in distress and that has
deteriorated beyond the point of repair now has an added financial assessment
due to the costs associated with structure removal.  In some cases, the
assessed costs may be as high as $40,000, which severely impacts the reuse
potential.

City staffs are looking for opportunities to provide incentives to private property
owners for redevelopment.  However, unless the debt created by clearance
costs can be reduced or eliminated, there is an added hurdle to successfully
reuse the property in the future.  It would seem logical that some of these
properties may eventually enter tax forfeiture status, if the assessed charges
exceed the value of the parcel.
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It should be noted that this problem has been exacerbated by the financial
crisis of recent years and the rise in property foreclosure activity.  In some
cases, these are bank-owned properties that may be complicated to resell, and
the deterioration of the structures has been a result of title transfer issues.  As
foreclosure activity and bank failures ease, the volume of parcels impacted by
City code enforcement should decrease.  Still, there will probably be some level
of activity in the future, and an appropriate public response to revitalization of
these properties may be required.
 

5. Findings on Employer Involvement in Affordable Housing

Findings: Sioux Falls in an employment destination for the surrounding region. 
As stated numerous times in this Study, job opportunities within the community
have been the catalyst for significant household growth.  Although the current
unemployment rate is high, by Sioux Falls’ standards, it is well below the
national rate.

The City has a number of very large employers.  These are listed in the
Employment and Economic Trends section presented earlier.  Like most
communities, Sioux Falls recognizes the connection between economic
development and housing availability.  Over the last decade, when
unemployment rates were very low, this was an increasingly important issue as
the area continually needed to attract new workers.  The newly arriving workers
needed access to housing options.

Sioux Falls has had some success in involving local employers in housing
solutions.  The Sioux Empire Housing partnership has operated the EMAP
Program, which involves select employers that have assisted with the provision
of low-interest loans to their employees that were income-eligible. John Morrell
& Company, and CitiBank have both participated in EMAP.

The City’s numerous financial institutions have also been active in supporting
affordable housing.  They have helped form loan pools for Housing Partnership
projects.  They have also been active participants in the tax credit market, even
when other parts of the country were having difficulty with placing tax credits.

Avera has also been involved in housing.  In the late 1990s, they made 56
houses available to be moved as part of a hospital expansion plan.  In addition
to donating the houses, Avera also provided a $5,000 per house allowance to
defray moving costs.

�  City of Sioux Falls Housing Needs Assessment - 2010  321



Findings and Recommendations: Other Housing Issues   �

Recommendation: This Study has identified many program opportunities that
exist to support affordable housing.  To adequately serve lower income people,
many of these initiatives will need financial assistance.  In South Dakota, some
of the funding may be available from public sources, such as the South Dakota
Housing Development Agency, or the City of Sioux Falls, but traditionally, public
sources have been limited.  Community involvement, including financial support
from major employers, may be part of the solution to providing affordable
housing.

In many communities, employers have been willing to contribute to funding
pools that provide for affordable projects.  Tax credit rental developments in
communities with employee shortages have often received financial assistance
from employers that want to see the community grow.  Likewise, affordable
ownership subdivisions have sometimes received employer support.

Admittedly, the involvement of employers will be more difficult to achieve in
2010, when unemployment rates have risen, and labor shortages are not an
immediate issue.  However, in the longer-term, as employment growth returns,
finding adequate resources to provide more affordable housing may be
dependent upon the support of the private sector.

6. Strategies to Assist Immigrant Populations in Securing Housing

Findings: Over the past several years, Sioux Falls has added a number of new
residents through international immigration.  The City has also added a number
of new residents from domestic locations that may have language barriers.  The
Multi-Cultural Center estimates that there are nearly 24,000 people within
different racial and ethnic minority groups in Sioux Falls.  While many of these
individuals are not immigrants, there is a large contingent that arrived from
international locations.  The Multi-Cultural Center also estimates that the
Spanish-speaking population in Minnehaha County may be as large as 7,500
people.

The recently conducted 2010 Census should provide a more accurate analysis
of the City’s demographic components, provided that minority and immigrant
populations are fully counted. 

There are multiple reasons for the growth of international populations within the
City.  These include the Lutheran Social Services Refuge and Immigration
Programs.  LSS has helped families and individuals arriving from Bosnia,
Kosovo, the Ukraine, the former Soviet Union, Sudan, Ethiopia, Somalia, Iraq,
Iran and other countries.  The City also has an active Multi-Cultural Center that
also works with minority and immigrant populations. 
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The availability of jobs has played a role.  Through most of the last decade, the
City was adding jobs at a rapid pace.   According to people interviewed for this
Study, many refugees and immigrants initially seek employment at John Morrell
& Company when they move to the Sioux Falls area.  However, minority
populations are continually expanding their employment options and
opportunities, and are currently working in all job sectors.  There are also a
substantial number of minority-owned businesses in the Sioux Falls area.

Available housing in Sioux Falls has also facilitated resettlement efforts.  While
some of this housing may not be viewed as affordable, and some units may be
in poor condition, Sioux Falls has typically had options where people could live. 
A review of the Multi-Housing Association vacancy records shows that rental
vacancies have been above 5% for most of the past decade.  In some rapidly
growing communities, finding vacant housing can be difficult.  Strong unit
production in Sioux Falls has kept pace with growth, and housing can generally
be located for newly arriving households.

By all indications, the City’s population of racial and ethnic minorities will
continue to grow for the foreseeable future, including international immigrants
and people relocating from other parts of the U.S. 

Recommendations: A specific section of this document has been prepared
that contains additional information about racial and ethnic minorities living in
Sioux Falls.  In traditional demographic data sources, it is not possible to
separate international immigrants from the native-born minority populations, so
specific analysis is limited.  For some racial and ethnic groups, data is actually
suppressed, to protect the privacy of the population.  However, based on the
information that is available, the following housing-related observations can be
made:

< Racial and ethnic minority households tend to be over-represented in the
lower income ranges, and under-represented in the higher income
groups.  Minority households are present on the subsidized housing
waiting list maintained by the Housing and Redevelopment Commission,
and are at a higher percentage rate than their overall distribution in the
population.  The creation of very affordable rental housing opportunities,
including general occupancy subsidized housing, will directly benefit
minority households.

< With one exception, ownership tenure rates tend to be well below the
average for White households.  This creates an opportunity to expand
home ownership through the creation of specially developed programs. 
This recommendation has also been included in the Home Ownership 
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Recommendations of this report.  The tenure exception appears to be
Hispanic/Latino households, which have a home ownership rate of 75%,
according to the American Community Survey from 2008.  There are only
93 Hispanic/Latino households on the subsidized housing waiting list,
lending support to the data that suggests that many households own their
housing.

< According to 2008 income information, minority households were well
represented within the moderate income ranges, between $40,000 and
$74,999.  Overall, 46.5% of minority households were in these middle
ranges, while 31.6% of White, non-Hispanic/Latino households were
within these income groups.  These income ranges do provide for housing
choices, including home ownership.

< Map information from the City’s Consolidated Plan shows that many racial
and ethnic minority households reside in the core neighborhoods.  While
many of them appear to be renting within these neighborhoods, it does
raise the possibility that home ownership could be encouraged.  There is
no guarantee that these households would elect to buy within the same
part of the City, but to the extent they are connected to their current
neighborhood, it may be a way for the City to improve home ownership
rates within the core areas.

< During the interview process, transportation was identified as a barrier for
immigrant populations that may not have access to a reliable vehicle. The
lack of transportation can prevent households from renting housing units
in the newer neighborhoods which are located on the outer edges of the
city.  Improved public transportation would benefit many lower income
households. 

< Newly arriving immigrant populations have most  of the same housing
problems as longtime residents of the City.  In addition, they may have
language barriers and cultural considerations that also impact their
employment and housing options.  Ongoing support services, including
housing, medical, school enrollment, and English-speaking classes should
be encouraged.  There are also traditional housing programs, including
tenant education and home buyer training that can be adapted to serve
this group.

The section of this Study that addresses minority issues provides additional
strategies and insights that may apply in Sioux Falls.
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7. Findings on Agencies and Program Delivery

Findings: As part of the research process for this Housing Study, Community
Partners Research contacted one or more representatives of the primary
housing agencies operating in Sioux Falls.  With larger agencies, face-to-face
meetings were held.  With some of the specialized agencies, telephone
interviews were conducted.  These are both public entities and nonprofit
organizations, and most are active in housing program delivery.  The specific
list includes:

< Community Development Department
< Housing and Redevelopment Commission/Sioux Falls Housing Corporation
< Sioux Empire Housing Partnership
< Interlakes Community Action Partnership 
< Habitat for Humanity Greater Sioux Falls
< Lutheran Social Services
< Volunteers of America Dakotas
< South Eastern Council of Governments
< Sioux Empire Homeless Coalition
< Homeless Advisory Board
< St Francis House
< Union Gospel Mission
< Children’s Inn
< DakotAbilities
< South Dakota Achieve
< Southeast Behavioral HealthCare
< South Dakota Housing Development Authority

In addition to learning about active program delivery, the research also looked
for gaps in the system, including program delivery problems.  Information
about gaps and under-served needs has been used in forming the issues
addressed in the Findings and Recommendations sections of this Housing Study. 

In terms of program delivery, there were some issues identified.  However, in
the opinion of Community Partners Research, few of these were structural.  The
biggest single barrier to adequate program delivery revolves around adequate
funding.  

Many of the operating agencies have successful programs with more clients
than they can serve.  This is due to lack of program funding.  An example would
be the Heartland House, a transitional, supportive housing facility for homeless
families with children.  This model is in place and is successfully serving
households.  However, there is a waiting list of more than 30 families hoping to
live in the project.  Constructing an additional multifamily building to house 
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more families would be expensive, and at the time of this Study, was not being
planned due to financial constraints.

In addition to actual program funding, financial limitations also limit operational
abilities, including staffing.  Many of the facilities that serve vulnerable
populations, including the homeless and near-homeless have ongoing issues
with providing operational services.  For example, Cayman Court is a 24-unit
Assisted Living Center serving vulnerable populations with medical needs. 
While this facility was recently built and has full occupancy, SE Behavioral
Health, which operates the facility, has indicated that the model cannot
generate positive cash flow for operations.

Although funding is the primary concern impacting the delivery system, there
were some other issues.  One involves coordination/information sharing 
between agencies.  With housing programs dispersed between public and
nonprofit groups, there is always the possibility that information is not fully
exchanged.  Once again, this is not viewed as a structural barrier, but a
communication issue.  A recent community forum on homeless issues appears
to have generated an affordable housing task force.  Interaction between
agency and community representatives will facilitate future sharing of program
information.

This Study has identified some housing programs that are not available in Sioux
Falls, such as a publicly-sponsored rental housing rehabilitation program. 
Where programs are absent, we believe it to generally be a conscious decision. 
In the case of rental rehabilitation, a policy decision was made that the City will
not become involved in this for-profit portion of the housing market.  

Priorities for funding can also impact which programs are offered.  Since the
City’s available Community Development Block Grant and HOME allocations are
limited, each year a decision needs to be made about the highest priority
needs.  This may result in a conscious decision to drop certain programs and
activities.

Recommendation: Research on the housing delivery system in Sioux Falls was
limited.  The best source of information was generally the active agencies that
operate programs.  Their perceptions of needs and gaps form the primary basis
for the ideas contained in this recommendation.  Community Partners Research
did not have access to program audits or monitoring reports from State or
Federal agencies that may oversee program delivery.

In general terms, providing additional funds for housing programs will lead to
an expansion of activity.  The community discussion that is likely to result from
the release of this Housing Study will help the City in determining future
priorities for action related to housing.
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Policy Issues

Through the course of research for this Housing Study, a number of policy-
related issues were identified that directly relate to housing.  This section of the
document has attempted to provide a short summary of these topics.  

The reader should be aware that most of these issues are not newly discovered. 
In fact, many of them have been actively discussed and debated over time. 
However, one goal of this Study is to help bring an assortment of topics into a
single document where they can be examined by people interested in the state
of housing in Sioux Falls.  In general, these issues have been presented without
any recommendation or opinion from Community Partners Research.

The specific topics addressed include:

1. City Impact Fees for Public Improvements are Still Controversial
2. Competition from Surrounding Communities
3. One-for-One Unit Replacement of Affordable Housing
4. Redevelopment Projects May Require Additional Subsidies 
5. Property Tax Incentives for Rehabilitation
6. Tax Increment Financing not Available for Housing
7. The Absence of a Rental Housing Rehabilitation Program Impacts

Neighborhood Redevelopment Efforts
8. Recent Foreclosure Problems Have Resulted in Questions About Home

Ownership for Lower Income Households
9. Very Limited Public Ownership of Affordable Housing
10. Rental Housing Registration Program has Limited Use
11. Limitations on Public Transportation Impacts Housing Choices for Lower

Income People
12. Annual Allocation of Federal Housing and Community Development

Resources 
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1. City Impact Fees for Public Improvements are Still Controversial

Over the past few years, the City of Sioux Falls has modified its policy for
recovering costs associated with extending public utilities into new development
areas.  The real estate and development community generally refers to these as
“impact fees”.  The intent for the policy change was to make new development
projects absorb a larger share of the actual cost of providing services.  The
impact fees have added to the costs of new housing subdivisions.  In the past,
some of the cost of infrastructure extension had been paid through the general
fund. 

Community Partners Research recognizes that this issue has been extensively
debated, and that the City has fully examined its current policies, including cost
comparisons with other communities.  However, this issue was raised by
numerous people interviewed for this Study, and is still being actively discussed
by builders and developers.  

The Home Builders Association of the Sioux Empire has estimated that impact
fees and other regulation have added more than $9,000 to the cost of a new
home in the City.  Some of the private developers indicated that the costs for
these fees are lower in the surrounding small communities, causing some
developers and builders to look outside the City for cost savings.

Some of the controversies surrounding impact fees are simply due to the
change in policy, which shifted more of the infrastructure costs to the
developer.  The issue was probably compounded by the fact that housing
construction activity was slowing at the same time, putting land developers and
home builders into a more difficult market position.   
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2. Competition from Surrounding Communities

Although Sioux Falls has been the primary location for housing construction in
the region, the five surrounding small Cities of Brandon, Crooks, Harrisburg,
Hartford and Tea have all captured part of the market over the last decade.  In
the three-year period between 2005 and 2007, these five Cities had a
cumulative total exceeding 500 new housing units per year.  However, since
2008, the total production in these Cities has dropped to less than 300 new
units.

The interviews that were conducted with builders and developers frequently
included discussions about the competitive position of Sioux Falls compared to
these small Cities.  There is a general opinion that development costs are
higher in Sioux Falls.  This is a function of both land costs and City recovery
costs/impact fees.  Some people in the development community estimated that
the costs in Sioux Falls can be $14,000 per acre more than in the surrounding
small Cities.   

There is also the perception that some of the small Cities are more “developer
friendly”.  This extends to a greater willingness to use financial tools such as tax
abatement to assist with multifamily housing development.  

Although the small Cities continue to capture a share of housing construction,
there is no recent evidence to show that their share has grown in the past four
years.  In the year 2000, approximately 9% of all unit creation for the six-City
area was located in the five small Cities.  By 2005, approximately 26% of the
new unit construction was in the five small Cities.  By 2009, this percentage had
decreased to less than 21%.  In general, patterns in the small Cities have
tended to be similar to those in Sioux Falls.

�  City of Sioux Falls Housing Needs Assessment - 2010  329



Findings and Recommendations: Policy Issues   �

3. One-for-One Unit Replacement of Affordable Housing

Each year the City of Sioux Falls is actively involved in projects that remove
substandard structures, including housing.  Some of these are redevelopment
projects, where structures are acquired and cleared to make a site available for
re-use.  Earlier in the last decade, some older mobile home parks were closed,
and the substandard mobile homes were removed.

There has been some opposition in the affordable housing community to
projects that result in a net loss of housing.  A recent community summit
working on ending family homelessness identified one-for-one replacement of
lost affordable housing as a future strategy for the City.

It is not clear how often a net loss occurs.  When the removal of a structure
results in a useable lot, the Community Development Department may work
with Sioux Falls Housing Corporation to create a new, affordable house on the
lot.  

There have also been some larger-scale projects where bigger tracts of land
have been assembled and cleared.  The VOA Pettigrew Heights project and the
future Pettigrew Heights Apartment project both involved clearance of some
older housing.  While it is possible that a net loss of housing occurred, these
projects will add more than 90 affordable apartments.  It is possible that some
other clearance efforts, including the mobile home park closures, caused a loss
of units.  

Depending on the funding source, it may be a requirement that one-for-one
replacement occurs.  But State and locally funded projects may not have this
same requirement.
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4. Redevelopment Projects May Require Additional Subsidies 

The City has placed emphasis on preservation and improvement of the “core”
neighborhoods, where a large majority of the older structures are present. 
There are multiple approaches that are being used to identify blighted parcels
and to help put these properties back into productive use.  This Study included
a windshield survey to help locate structures that may be suitable for clearance. 

One approach to redevelopment is the City’s Neighborhood Revitalization
Program, funded through the City’s Community Development Department.  One
activity involves the acquisition and clearance of blighted structures, using
available federal funding, such as the Community Development Block Grant
Program (CDBG).  The Community Development Department has a goal of
clearing approximately eight properties per year.  Community Development 
identifies properties eligible for acquisition, determines options for the potential
reuse of the site and establishes a feasible purchase price.  

The cleared parcel can be used for new housing construction.  Community
Development prepares building plans for the home as well as the bid
specifications.  Community Development will often partner with the Sioux Falls
Housing Corporation, the nonprofit arm of the Housing and Redevelopment
Commission.  A new house will typically be sold for $120,000 to $125,000.  The
City attempts to recapture the cost of new construction, but does not recapture
the costs associated with acquisition and clearance. 

Another redevelopment approach used by Community Development is to work
with Habitat for Humanity or other nonprofit builders.  If a parcel is already
vacant, the Neighborhood Revitalization Program will not pursue acquisition. 
However, organizations such as Habitat for Humanity may become involved,
and will attempt to reuse these parcels for new residential construction.

Nonprofits have also been involved in some of the larger-scale redevelopment
projects in older neighborhoods.  St. Joseph’s Catholic Housing has constructed
both Cathedral Heights Apartments and the future Pettigrew Heights
Apartments.  VOA Dakota is constructing the VOA Pettigrew Heights project.    

The City has made private-sector developers and home builders aware of the
redevelopment opportunities that exist.  However, the private sector is cautious
about becoming involved in redevelopment within older neighborhoods without
additional financial assistance being available.  For-profit builders tend to
believe that a price disparity exists, and that there is less risk associated with
building in new neighborhoods.  To entice private redevelopment activity, it
may be necessary for the City to provide additional financial assistance or
guarantees. 
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5. Property Tax Incentives for Rehabilitation

The State of South Dakota does allow for certain tax incentives to be offered in
qualified “redevelopment neighborhoods”.  These incentives provide for
deferred  property taxes that may result from investments made to improve
properties within the designated neighborhood. These special tax provisions do
apply to some of the City’s targeted neighborhoods in the core area of the City.

In the past few years, attention has been focused on the Pettigrew Heights
neighborhood.  In 2009, a detailed Neighborhood Plan was created for
Pettigrew Heights.  One of the identified issues was a below-average rate of
owner-occupancy housing, as many of the residential structures had converted
to rental use.  In many cases, larger houses had been divided into multiple
rental units.  One incentive that is being planned for Pettigrew Heights is
property tax incentives that would encourage properties to be acquired and
improved for owner-occupancy.  A tiered property tax system that would allow
for 80% of property taxes to be forgiven the first year, and then diminishing the
level of forgiveness by 20% per year for the next three years, would be offered. 
 
In other neighborhoods, a similar property tax incentive is available for
multifamily rental housing projects with four or more units.  In these instances,
property owners that make $30,000 or more in improvements to their taxable
value can receive the same type of graduated tax forgiveness for a four-year
period, with full taxation returning in the fifth year.  

While this property tax incentive can be a useful tool for promoting investment
activity into existing housing, there are some factors that limit its use.  First,
the property owner must go through a formal application process.  Enrollment
is not automatically triggered by the issuance of a building permit or a
reevaluation of taxable market value.  As a result, it is necessary that a
property owner actually be aware of the program and the process for
application.  

It does appear that many issues surrounding this program opportunity are
directly within City control, including promotion, applicability and the incentive
specifics that are offered within the eligible neighborhoods.  Periodic revisiting
of these incentives may be appropriate to ensure that the intended objectives
are being achieved.
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6. Tax Increment Financing not Available for Housing 

South Dakota law allows cities and counties to use tax increment financing
(TIF).  Eligible TIF uses include land acquisition and relocation, demolition, and
public infrastructure, such as roads, sewer systems and drainage
improvements.

Although TIF has not been used in Sioux Falls for housing-related projects, it
has been used elsewhere in the State.  The HAPI subdivision model, detailed
earlier in the Best Practices section of this Study, has utilized TIF as a way to
offset some of the infrastructure development costs in affordable subdivisions.

Cities in the Black Hills have used TIF for housing.  The City of Spearfish used
TIF to pay for land acquisition costs associated with lots used by the Dakota
Land Trust.  By using TIF proceeds, the City was able to lower the sale price of
lots to the Land Trust by $21,000 per lot.

In Sioux Falls, TIF has only been used for commercial/industrial development
projects.   
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7. The Absence of a Rental Housing Rehabilitation Program Impacts
Neighborhood Redevelopment Efforts

The City of Sioux Falls does not offer a publicly-funded rehabilitation program
for rental housing.  The City does offer assistance to owner-occupants that want
to rehabilitate their single family home.  According to staff in the Community
Development Department, the City has offered rental rehabilitation programs in
the past, although this may have been more than 20 years ago.

The lack of a public rental rehabilitation option will limit the effectiveness of
neighborhood revitalization efforts.  By City estimates, as much as 70% of the
housing in the Pettigrew Heights neighborhood is renter-occupied.  Attempting
to improve the quality of the neighborhood housing stock without offering
assistance to rental units may prove difficult. 

There are multiple reasons for the absence of a public program to help improve
rental housing.  The first reason is based on the general philosophy in Sioux
Falls that rental housing primarily represents a commercial use, and that public
assistance is not appropriate for repairs made to privately owned structures
that are operated as for-profit businesses.  

Another identified reason is the belief that past efforts at rehabilitating rental
units through public programs were largely unsuccessful.  The properties that
were most likely to participate were lower-rent structures that were in poor
condition before the rehabilitation work was started.  Although improvements
were made, these properties again were likely to deteriorate, especially if
privately funded maintenance and improvement efforts were subsequently
deferred.

There is also a belief that some of the lower quality rental housing serves a
functional role in the marketplace.  Due to condition, this housing commands a
lower contract rent, which is affordable to lower income people.  There is a
concern that if significant improvements are made, then rental rates may
increase, causing potential displacement of occupants.

There are countervailing arguments that can be made to each of these points. 
Proponents of rental housing rehabilitation will identify the need to address
health and safety concerns for renter-occupants.  Neighborhoods can also be
negatively impacted if rental housing deteriorates over time.  It is also evident
that the City does expend funds each year to clear substandard structures that
are beyond repair, some of which may be rental housing.  Improving these
units before they deteriorate may prove to be more cost-effective than
demolishing them at a later time.
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When the City had offered rental rehabilitation options in the past, it had been a
separately-fund program available through HUD.  If a new program is created in
at the City level, the most likely funding sources would be federal HOME or
Community Development Block Grants.  Both of these sources have seen
decreased federal allocations in recent years, and the funds that the City
receives are allocated to other program activities.

�  City of Sioux Falls Housing Needs Assessment - 2010  335



Findings and Recommendations: Policy Issues   �

8. Recent Foreclosure Problems Have Resulted in Questions About
Home Ownership for Lower Income Households

Sioux Falls has generally been very supportive of promoting home ownership. 
In addition to an active private home building industry, the City has nonprofit
groups that also have been working to promote and assist with home
ownership.  Going forward, one of the attempts at neighborhood revitalization
will be focused on increasing the ownership tenure rate in some of the core
neighborhoods.

Until the last few years, it had generally been the philosophy of most
communities to promote home ownership.  While this still is a worthy goal, the
substantial rise in foreclosures in recent years has raised some questions about
whether home ownership is appropriate for some lower income households. 
When purchasing an older home, unexpected costs can surface, and people with
limited incomes may find it hard to own and maintain a property.

In the public input meetings held for this Housing Study, there was some
concern expressed by people in attendance about efforts made to assist lower
income buyers with home ownership.  The City typically devotes some of its
annual Community Development Block Grant funds to home ownership.  The
opponents to this approach did not believe that the City should help people with
home purchase assistance, and that these lower income households were better
served in the rental market.
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9. Very Limited Public Ownership of Affordable Housing

In most communities across the country, there is an active public role in the
ownership and management of affordable housing for very low income people. 
From the 1950s through the 1980s, there were often large-scale programs
available to local units of government to develop rental housing.  This was most
often in the form of Low Rent Public Housing through the U.S. Department of
Housing and Urban Development.  

Sioux Falls has historically maintained a position that public agencies would not
actually own and manage physical housing assets.  As a result, the Sioux Falls
Housing and Redevelopment Commission and Sioux Falls Housing Corporation,
a nonprofit subsidiary, have a relatively small physical inventory of housing
units.  There are only 25 scattered site Public Housing Units, the 16-unit South
Sycamore Estates, the 17-unit Greenway Apartments, and eight units at 505
South Duluth, which are still under construction.  

Even though public ownership of rental housing is very limited, it still creates
some controversy.  At the public input sessions for this Housing Study,
representatives of the South Dakota Multi-Housing Association voiced
opposition to the new eight unit project on South Duluth.  They viewed this as a
public intrusion into a private housing market.    

The small inventory of publicly-owned housing in Sioux Falls is in contrast to the
other comparable communities examined earlier in this Study.  The Fargo
Housing Authority has 579 Public Housing units.  In addition, a nonprofit
subsidiary corporation has been created that owns hundreds of additional
affordable housing units in Fargo, many created through the low income
housing tax credit program.  

The Des Moines Housing Authority has an inventory of 531 Public Housing units. 
The Olmsted County (Rochester) Housing Authority has 110 Public Housing
units and also has developed additional publicly-owned rental housing using
local funding sources.

Instead of public ownership, Sioux Falls does have some active nonprofit
organizations that own affordable housing, including St. Joseph’s Catholic
Housing.  In total, this group has more than 500 housing units and is planning
the 57-unit Pettigrew Heights senior tax credit project.  In addition to new tax
credit development, St. Joseph’s has also helped to preserve some subsidized
projects.  St. Joseph’s views their involvement in preservation projects as case-
by-case, which depends on the type of housing and the financial details.     
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Most of this federally subsidized housing in Sioux Falls is owned by the private
sector.  Privately-owned projects can be at risk of leaving the subsidy program
as contracts expire.  This potential problem is much less evident when public or
nonprofit ownership exists, as these organizations tend to have an affordable
housing mission, and preserve the units in the subsidy programs.  

The decision by Sioux Falls to limit the public ownership of rental housing
cannot be reversed for new construction subsidized opportunities, since very
few production programs are still available for Public Housing.  However, there
are other opportunities that still may exist for new construction, including low
income housing tax credits, HOME Program funding and the Community
Development Block Grant Program.  There may also be future opportunities for
a public agency to acquire existing projects in an effort to preserve affordable
housing options.
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10. Rental Housing Registration Program has Limited Use

Within the last few years the City of Sioux Falls has instituted a rental housing
registration program.  This is largely a voluntary effort.  While owners of rental
housing are asked to register there is no penalty for failure to comply.  There
are also no registration fees or any other requirements, such as the need for a
periodic unit inspection.  The registration is good for three years before the
need to renew.

City staff in charge of the program estimates that between 50% and 60% of the
City’s rental properties have registered.  In February 2010 there were 2,750
separate properties registered.  Additions to the list may occur when a permit is
issued, such as a building permit, and the use information identifies the
property as rental housing. 

As implemented in Sioux Falls, the rental registration program serves a very
limited function.  It only provides an address listing of some of the City’s rental
stock.  Other communities have taken a much more active approach with rental
registration programs.  In some cities where a high rate of compliance exists, it
can be used to monitor changes in the available rental housing supply.  In many
communities, a mandatory inspection component has been added that allows to
the monitoring and enforcement of health and safety problems that can be
present.  These more expansive programs often will add a registration fee that
is charged per unit to offset the administrative costs of the program.  It should
be noted that the programs with fees and/or inspection requirements generally
meet extensive opposition from rental property owners.
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11. Limitations on Public Transportation Impacts Housing Choices for
Lower Income People 

A number of people interviewed for this Housing Study talked about the link
between public transportation and housing options for lower income people. 
While Sioux Falls does have a public transit system, there were concerns that
the City’s most affordable housing was often located far away from some of the
most available employment options.  Lower income renters without reliable
private transportation rely heavily on public transportation systems.  It was
suggested that an expansion of transit service would help lower income people.

At a recent community summit that focused on ending family homelessness,
transportation was the second highest priority area identified.  A number of the
transportation strategies addressed public transportation options. 

Public transportation was also raised by advocates for the elderly.  It was
recommended that bus lines be extended to serve senior retirement
communities.  Since some of these campus facilities were built on developing
edges of community, seniors need transportation options to the central area of
Sioux Falls where many services are available.
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12. Annual Allocation of Federal Housing and Community
Development Resources 

Each year the City of Sioux Falls receives an allocation of federal funds through
the U.S. Department of Housing and Urban Development (HUD).  The primary
federal programs are the Community Development Block Grant (CDBG)
Program, and the HOME Program.  The City then allocates these funds to
specific activities related to housing and community development.  An elaborate
planning process is used to help determine priority uses.  In 2009, Sioux Falls
adopted a Consolidated Plan, covering the five-year period between 2010 and
2015.

In it most recent allocation, Sioux Falls received approximately $865,000 in
CDBG funds, and approximately $529,000 in HOME funds.  In addition to the
annual funding, Sioux Falls carries forward a revolving fund created from
program income and recapture from previous grants.  The revolving fund will
typically have between $400,000 and $500,000.  While annual allocations are
substantial, they are lower than the amounts that Sioux Falls had received in
previous years.  As federal budgets have become more restricted, the
entitlement grants made to metropolitan areas have grown smaller.

At the City level, the CDBG and HOME funds are administered through the
Community Development Office.  In many cases, housing and community
development activities are delivered through Community Development staff. 
Some funding is also sent through to sub-grantees, including area nonprofit
organizations that also administer eligible activities.

Within the Community Development Office, primary programs include owner-
occupied housing rehabilitation, first-time home buyer assistance, and
neighborhood revitalization.  The City also may use some funds for emergency
repairs to mobile homes, and emergency furnace replacement/energy
efficiency.

CDBG and HOME funds that have been recently allocated to sub-grantees
include Habitat for Humanity for land acquisition for affordable homes, St.
Francis House for land acquisition for transitional housing, the Housing and
Redevelopment Commission for educational expenses offered through their
Family Self-Sufficiency Program and for rent assistance to homeless and near-
homeless households, the Home Builders Association for accessibility
improvements to houses, and the Prairie Freedom Center for accessibility
improvements to rental units.

As part of this Study, Sioux Falls has been compared to other metropolitan
areas in the region, with Fargo, Rochester and Des Moines offering the most
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direct comparison.  Inquiries were made in each of these three Cities to collect
basic information on the use of federal resources.  In general, these Cities tend
to fund relatively similar activities to those in Sioux Falls.  This is partially due
to the fact that both the HOME and CDBG Programs have eligible and ineligible
activities, and both programs also target most housing-related assistance to
lower income people.

The City of Rochester, MN, represents a smaller urban area, and therefore
receives a smaller allocation of HUD funding.  Approximately half of the City’s
CDBG allocation is used for housing activities.  The primary housing activity is
an ongoing owner-occupied housing rehabilitation program.  This is the only
large-scale program administered by the City.  Most of the remaining funds for
housing and community development are sub-granted to nonprofit groups, in
relatively small awards.  Each year the City typically has between 18 and 20
nonprofits that receive a CDBG allocation.

The City of Fargo is also smaller than Sioux Falls, and receives slightly smaller
annual entitlements through CDBG and HOME.  Like Sioux Falls, Fargo places
some of its funding into owner-occupancy housing rehabilitation and home
buyer assistance programs.  However, Fargo has also used their funding for
some innovative projects that may be applicable to Sioux Falls.

Fargo recently used CDBG funds for land acquisition for an international market
project, as a job creation public benefit.  Like Sioux Falls, Fargo has a large
international immigrant community.  The international market will be aimed at
creating small businesses and jobs around this international community.

Another innovative use of funds in Fargo revolves around assistance provided to
Beyond Shelter, Inc., a local nonprofit, organized as a Community Housing
Development Organization (CHDO).  Beyond Shelter is the only CHDO operating
in Fargo, and typically receives between 15% and 20% of the City’s annual
HOME allocation.  This has allowed a number of affordable housing projects to
be built, including workforce housing for families, affordable rental units for
seniors, and an SRO to serve homeless and near-homeless.  The homeless
facility, known as Cooper House, is somewhat similar to the Project Safe Home
development that has been proposed in Sioux Falls.  

Des Moines is a significantly larger metropolitan area, and receives
approximately $1 million each year in HOME funds, and $4 million in CDBG.  All
of the HOME funds and $1 million in CDBG is typically provided for housing
activities.  Like Sioux Falls, Des Moines uses some of its allocation for owner-
occupied housing rehabilitation, first-time home buyer assistance and
emergency repair loans.  However, there are also some significantly different
uses of funds.
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Des Moines typically uses up to 40% of its HOME allocation, or approximately
$400,000, to further assist tax credit rental projects.  An annual competition is
held for these funds, and the goal is to get assisted units down to the 40%
income and rent limits of the tax credit program.  Des Moines also operates an
ongoing rental housing rehabilitation program with its HOME and CDBG
assistance.

From a policy perspective, Sioux Falls does have some program examples
available, primarily in Fargo and Des Moines, that could be replicated.  It is
important to recognize, however, that the available funding is limited.  If new
activities and programs are developed, this may often mean that existing
activities would need to be dropped.  For example, while Des Moines uses a
substantial amount of its annual HOME funding to assist with rental housing
development, it does not offer a tenant-based rent assistance program.  In
Sioux Falls, approximately 20 homeless and near-homeless households are
assisted each year with this locally-funded program.  Diverting current funding
into new activities will have an impact on programs that may then need to be
discontinued or downsized.
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Sioux Falls in Comparison

This Section utilizes several housing and income indicators to compare Sioux
Falls with selected Cities within the region.  

In October 2009, Forward Sioux Falls commissioned a series of studies
designed to enhance the competitiveness and livability in the community.  The
first report in this series was a Competitive Assessment of the community which
compared Sioux Falls to comparable Cities, as well as the State of South Dakota
and United States.  The Cities that were used were considered to be direct
competitors with Sioux Falls for future employment and population growth.  The
Cities used were:

< Des Moines, IA
< Rochester, MN
< Fargo, ND

Community Partners Research has used these same areas for a comparison of
demographic and housing data.  

Sources of Information

The majority of the comparison data was obtained from the American
Community Survey, which are annual estimates provided by the U.S. Census
Bureau.  The most recent American Community Survey data is from 2008. 
Data and information were also obtained from the Center for Housing Policy and
the Department of Housing and Urban Development.

The indicators selected for comparison include:

Population Data

< Total Population - 2008
< Total Population Percent Change - 2000-2008
< Total Households - 2008
< Total Households Percent Change - 2000-2008
< Median Age - 2008
< Percent of population growth due to domestic migration
< Percent of population that are minorities
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Income Data

< Median Household Income - 2008
< Median Household Income Increase - 2000-2008
< Average Annual Age - 2008
< Unemployment Rate - 2009 (City MSA’s)
< Median owner occupied housing cost as percent of income
< Median gross rent as percent of income
< Affordability of rental unit ranking based on 208 metro areas
< Affordability of owner occupied homes based on 208 metro areas

Housing Data and Information

< Value of owner occupied units
< Median gross rents
< Tenure (percent owner/percent renter)
< Median year structures built (owner occupied and renter occupied)
< Number of single family units constructed - 2000-2008
< Number of single family units constructed - 2008

HUD Subsidized Rental Units (Cities and City MSA’s)

< Low income tax credit
< Public housing
< Housing vouchers
< Other including:

< Section 8 Moderate Rehabilitation
< Section 8 New Construction
< 202/8 Projects
< Section 236 Projects
< Multi-family assisted properties with FHA insurance or a HUD

Subsidy
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Comparison of Basic Demographic Data

Table 1 Basic Demographic Data

Sioux Falls

SD

Des Moines

IA

Rochester

MN

Fargo

ND

South Dakota United States

Total Population - 2008 154,997 200,010 101,413 97,863 804,194 304,059,728

Rank 2 1 3 4 N/A N/A

Total Population Percent Change 2000-2008 25.0% -0.83% 17.0% 3.2% 6.5% 8.0%

Rank 1 6 2 5 4 3

Total Households - 2008 60,819 82,925 40,718 44,948 319,926 113,101,329

Rank 2 1 4 3 N/A N/A

Total Households % Change 2000-2008 22.3% -3.0% 19.4% 14.5% 10.2% 7.2%

Rank 1 6 2 3 4 5

Persons Per Household - 2008 2.43 2.33 2.41 2.00 2.42 2.62

Rank 2 5 4 6 3 1

Median Age - 2008 34.8 34.8 35.1 30.4 37.6 36.9

Rank 4 4 3 6 1 2

% of Growth from Domestic Migration 54.6% 37.6% 13.6% 38.4% 10.9% N/A

Rank 1 3 4 2 5 N/A

% Minority Population 9.6% 14.2% 11.5% 8.2% 13.9% 34.4%

Rank 5 2 4 6 3 1

Source: American Community Survey - 2008 (1-year estimates); U.S. Census; Community Partners Research, Inc.

< Based on the comparison population data, Sioux Falls has experienced significantly more population

growth than the comparison cities.  Between 2000 and 2008, the City’s population increased by 25%. 
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Rochester was the only other comparison City to have double-digit population growth during that 8-

year period.

< Sioux Falls also ranked first for percentage household growth.  Between 2000 and 2008, the

percentage increase exceeded 22%.  Rochester and Fargo also had double-digit percentage growth in

the number of households.

< The City of Sioux Falls had the largest average household size among the comparison communities.  A

larger average household size typically is an indication of a large number of children in the population.  

< Sioux Falls is in the middle of the comparison Cities for median age, at 34.8 years.  Fargo had the

youngest median age, at 30.4 years.

< Sioux Falls has experienced significantly more growth from domestic in-migration than the comparison

Cities.  According to Census Bureau records, more than 54% of the population growth in Sioux Falls

was from domestic in-migration.  Both Des Moines and Fargo also saw significant growth from domestic

migration, but in both of these Cities, the percentage was below 40% of all growth. 

< Although Sioux Falls has experienced significant international in-migration over the past several years,

Sioux Falls’ minority population percentage ranked third among the four comparison cities.  Only Fargo

had a smaller percentage of population that was a racial minority.
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Comparison of Income and Housing Costs

Table 2  Income and Housing Cost Data

Sioux Falls,

SD

Des Moines,

IA

Rochester,

MN

Fargo,

ND

South

Dakota

United States

Median Household Income - 2008 $53,256 $43,583 $66,197 $41,181 $46,032 $52,029

Rank 2 5 1 6 4 3

Median Income % Increase 2000-2008 29.2% 13.5% 34.8% 16.0% 30.5% 23.9%

Rank 3 6 1 5 2 4

Average Annual Wage - 4  Qtr 2008 $36,981 $43,919 $48,048 $36,764 $32,821 N/Ath

Rank 3 2 1 4 5 N/A

Unemployment Rate - 2009 (MSA) 4.7% 5.6% 6.5% 4.4% 5.2% 9.4%

Rank 2 4 5 1 3 6

Median Owner Housing Costs as % of Income 19.3% 21.4% 19.0% 21.3% 18.4% 21.6%

Rank 3 5 2 4 1 6

Median Gross Rent as % of Income 24.9% 31.1% 28.2% 25.7% 24.9% 29.9%

Rank 1 6 4 3 1 5

Paycheck to Paycheck - Affordable Rental 

Ranking Based on 208 Metro Areas

*208 = most affordable

174 143 N/A 200 N/A N/A

Rank 2 3 N/A 1 N/A N/A

Paycheck to Paycheck - Affordable

Ownership Ranking Based on 208 Metro Areas

*208 = most affordable

129 113 N/A 121 N/A N/A

Rank 1 3 N/A 2 N/A N/A

Source: American Community Survey - 2008 (1-year estimates); U.S. Census; Center for Housing Policy; Community Partners Research
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< Sioux Falls ranks well in the median household income comparison.  Only  Rochester had a higher

median income in 2008, according to the American Community Survey.  The lowest median household

income was in Fargo.

< In terms of income growth between 2000 and 2008, the City once again was behind Rochester.  The

median income level in Sioux Falls increased by 29.2%, compared to growth of 34.8% in Rochester. 

The median household income in South Dakota also increased at a slightly faster rate. 

< The annual average wage for all industry in Sioux Falls ranked third among the comparison cities.  This

statistic was from the fourth quarter of 2008, and was used in the Future Sioux Falls Competitive

Assessment.

< The American Community Survey provides a comparison of income to housing costs.  For Sioux Falls,

the median percentage of annual income spent on rent  was 24.9%, the lowest percentage of the

comparison Cities.  In Des Moines, more than 31% of income was required for rent.  

< The same comparison can be made for owner-occupancy housing.  Among the comparison Cities, only

Rochester had a lower percentage of income required for home ownership.  

< Based on a comparison of income to housing costs, Sioux Falls is a relatively affordable community for

both renters and owners at the median levels.  

< Sioux Falls also ranks as very affordable in the Paycheck to Paycheck report prepared by the Center

for Housing Policy.  Among the 208 largest metropolitan areas in the country, only 34 areas were more

affordable for rental housing, and only 79 metro areas were more affordable for ownership housing. 
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Comparison of Housing Data and Information

Table 3 Housing Data and Information

Sioux Falls, SD Des Moines, IA Rochester, MN Fargo, ND South Dakota United States

Median Value of Owner Units $147,800 $119,700 $175,400 $147,200 $126,200 $197,600

Rank 3 6 1 4 5 2

Median Gross Rent $648 $654 $721 $580 $569 $824

Rank 3 4 5 2 1 6

Tenure - % Owner 63.0% 65.0% 72.3% 45.1% 69.2% 66.6%

Rank 5 4 1 6 2 3

Tenure - % Renter 37.0% 35.0% 27.7% 54.9% 30.8% 33.4%

Rank 2 3 6 1 5 4

Median Year Built - Owner 1980 1954 1982 1978 1972 1976

Rank 2 6 1 3 5 4

Median Year Built - Renter 1979 1956 1977 1984 1975 1973

Rank 2 6 3 1 4 5

No. of Single Family Units

Constructed 2000 thru 2008

9,620 3,009 6,216 3,740 N/A N/A

Rank 1 4 2 3 N/A N/A

No. of Single Family Units

Constructed - 2008

586 165 287 404 N/A N/A

Rank 1 4 3 2 N/A N/A

Source: American Community Survey - 2008 (1-year estimates); U.S. Census; Community Partners Research, Inc.

< The median owner-occupied home value in Sioux Falls was the second highest among the comparison
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Cities at the time of the 2008 American Community Survey.  Rochester had the highest home value.

< The median gross rent in Sioux Falls was the second lowest among the comparison Cities.  Fargo had

the lowest median rent and Rochester had the highest.

< The rate of home ownership in Sioux Falls ranked third behind Rochester and Des Moines.  Fargo had

the lowest rate of owner-occupancy, with more than 54% of households renting their unit.

< Sioux Falls’ number of single family homes constructed from 2000 thru 2008 is significantly higher than

the comparison cities.  The City also had the highest level of home construction in 2008, when activity

was slowing in many communities.
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HUD-Assisted Rental Units

The following chart provides data on the number of HUD-assisted rental units in the four comparison Cities

and in each City’s Metropolitan Statistical Area (MSA).

The breakdown of the HUD subsidized units is as follows:

< Low Income Housing Tax Credit

< Low Rent Public Housing

< Housing Choice Vouchers

< Other

< Section 8 Moderate Rehabilitation

< Section 8 New Construction

< 202/8 Projects

< Section 236 Projects

< Multi-family assisted properties with FHA insurance or a HUD subsidy

There may be subsidized rental units in the cities that were financed with funding sources other than HUD,

such as state funds or local funds.
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HUD-Assisted Rental Units

The first number in each column indicates the number of subsidized units. The second number in parentheses

indicates the percentage of total units compared to all renter households in the City or MSA. 

Example: The 2,131 tax credit units in Sioux Falls are 9.5% of the total 22,500 renter households in the City.

Table 4 - HUD Subsidized Rental Units

Tax Credit Public Housing Housing Vouchers Other Total

Sioux Falls 2,131 (9.5%) 25 (0.11%) 1,661 (7.4%) 1,487 (6.6%) 5,304 (23.6%)

Sioux Falls MSA 2,552 (9.4%) 100 (0.37%) 1,781 (6.6%) 1,731 (6.4%) 6,164 (22.8%)

Des Moines 1,948 (6.7%) 531 (1.8%) 2,325 (8.0%) 1,971 (6.8%) 6,775 (23.4%)

Des Moines MSA 4,278 (7.2%) 577 (0.97%) 3,522 (5.9%) 2,594 (4.4%) 10,971 (18.5%)

Rochester 663 (5.9%) 110 (0.98%) 421 (3.7%) 1,152 (10.2%) 2,346 (20.8%)

Rochester MSA 815 (5.3%) 258 (1.7%) 570 (3.7%) 1,388 (9.0%) 3,031 (19.7%)

Fargo 899 (3.6%) 576 (2.3%) 1,296 (5.3%) 598 (2.4%) 3,369 (13.7%)

Fargo MSA 1,803 (5.2%) 1,003 (2.9%) 2,081 (6.0) 997 (2.9%) 5,884 (16.9%)

South Dakota 5,755 (5.8%) 1,647 (1.7%) 5,864 (6.0%) 6,864 (7.0%) 20,130 (20.4)

United States (4.4%) (3.1%) (5.9%) (4.5%) (17.9%)

Source: Department of Housing and Urban Development; Community Partners Research, Inc.

Note: 1  number - Total units, 2  number - percentage of total rental units in the City or MSAst nd

< Sioux Falls has the highest number and percentage of tax credit units among the comparison Cities.

< Sioux Falls has the lowest number and percentage of public housing units among the comparison Cities.

< Sioux Falls has the second highest percentage of Housing Choice Vouchers, behind Des Moines.

< Sioux Falls has the highest total percentage of HUD-assisted units among the four comparison Cities.
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Model Programs in Affordable Housing

The City of Sioux Falls is interested in collecting “real world” information on
affordable housing approaches used in other jurisdictions.  This section presents
the findings of our research in other communities in the region.  In some cases,
these may not actually be models that Sioux Falls would wish to replicate.  But
these are models that can be examined, for both their positive features as well
as potential areas of caution.  Information was obtained from the following
cities, nonprofit organizations, agencies, and private companies:

< First Homes Program, Rochester, MN
< Dakota Land Trust, Deadwood
< Northern Communities Land Trust, Duluth, MN
< Homes Are Possible, Inc. (HAPI), Aberdeen
< Greater Minnesota Housing Fund, St. Paul, MN
< Fargo Housing Authority/Beyond Shelter, Inc.
< Minnesota Housing Finance Agency
< League of Minnesota Cities
< Carver County (MN) Community Development Agency
< City of Stillwater (MN) Planning Department
< Putnam Planning & Design, Hudson, WI
< New Hampshire Housing Finance Agency

This section provides findings on the following topics:

< Model for Community Involvement in Affordable Housing Development
< Community Land Trust Models 
< HAPI Affordable Ownership Model
< Examples of Tax Increment Financing and Tax Abatement
< Model Home Designs for Infill Construction
< Nonprofit/Public Agency Model of Lease-to-Purchase Program 
< Model for Replacement of Scattered Site Public Housing
< Model for Acquisition/Preservation of Older Subsidized Housing 
< Housing Trust Fund - Minnesota Model
< Model for Sustained Funding for Housing Authority Operations
< “New Urbanism” Approaches to Neighborhood Development 
< Model for Creating Permanent Supportive Housing using Tax Credits
< Model of Manufactured Home Initiatives
< Model for “New Urbanism” Approach to Neighborhoods
< Model of Emerging Markets Homeownership Initiative

We focused our research on the four states that immediately border with
eastern South Dakota. While we did review information from some other states,
there were often significant differences in architectural style and housing unit
density that did not seem appropriate for the City of Sioux Falls.  

� Sioux Falls Housing Needs Assessment - 2010 354



Housing Program Models   �

Model for Active Community Involvement in Affordable
Housing Development: First Homes in Rochester

One of the most comparable communities to Sioux Falls in the region is
Rochester, MN.  Although Rochester is substantially smaller in size, both
communities have a large employment presence in the medical field.  

The City of Rochester, MN, is home to the Mayo Clinic, as well as a number of
other large employers.  In the late 1990s, the City became concerned about a
housing shortage that existed in the immediate area.  The First Homes Program
was developed in response to the area’s housing needs.  

First Homes was a housing initiative designed to promote the creation of
workforce housing in and around the City of Rochester, MN.  First Homes was
linked closely to the Greater Minnesota Housing Fund (GMHF), and some of the
funding for the buyer subsidy programs was provided by GMHF.  While GMHF
makes statewide efforts in Minnesota to promote affordable housing
construction, First Homes was a local effort that utilized community financial
contributions in addition to Statewide resources.  

Although First Homes has evolved over time, the approaches used in the initial
years of the program were described as follows:

The Rochester Area Foundation's First Homes initiative was launched in
1999 as an effort to alleviate a severe housing shortage by creating 875
housing units for working families in a 30-mile radius of Rochester.

First Homes is a public-private collaborative to build 600 single-family
homes and 275 rental townhomes over a five-year span.  It was kicked
off with pledges of $1 million from the Rochester Area Foundation and $4
million from Mayo Clinic.

Partnering with First Homes are area residents, lenders, state agencies,
other foundations, cities and counties, builders, organizations, regional
authorities and professional groups. 

Including the initial leadership gifts from the Rochester Area Foundation
and Mayo Clinic, more than $14 million in pledges has been received from
community residents, businesses and organizations.

With community firmly behind the project, First Homes has been able to
realize major investments from state, federal and private charitable
sources.  The Greater Minnesota Housing Fund and the Minnesota
Housing Finance Agency have partnered with First Homes in offering
guidance and experience.
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Local governments have played an important role in First Homes' success,
too. The leadership of public officials in Rochester and nearby
communities has enabled the leveraging of additional community
resources in tax increment financing and other incentives.

Since 1999, $14 million has been raised, which has helped leverage an
additional $115 million in additional donations and funds from other
agencies to assist income-qualified home buyers purchase starter homes.
Additionally we have had many individual donors that have contributed to
First Homes. 

First Homes is well on it way toward its goal of 875 new residences. Since
funding kicked off in 2000, more than 650 new residences have been built
with First Homes’ funds.  The total includes more than 420 new single
family homes and more than 225 new below-market-rate rental units.  Of
those single-family totals, more than four dozen are community land trust
properties.

Program Structure

The First Homes project for new single family housing construction helped home
buyers in two primary ways.  First, the Program worked closely with specific,
qualified developers to build quality homes at more affordable prices.  Second,
First Homes also offered home buyers financial assistance to reduce monthly
mortgage payments, making home ownership affordable to families on a limited
budget. 

Financial assistance was available to individuals and families that met certain
maximum and minimum income requirements based on family size.  The
income limits by family size were based on 80% of the statewide estimated
median income level.  The assistance was provided as a “gap loan”, which was
a low-interest deferred loan that allowed homeowners to have a smaller
primary mortgage.  This kept the monthly mortgage payments manageable for
households with limited incomes.  Gap loans are repaid when the home is sold.

Much of the success of the First Homes initiative was due to the fact that home
buyers were receiving an up-front financial discount at the time of purchase. 
The gap loan assistance effectively lowered the home purchase price by
$15,000 or more, with repayment of this subsidy deferred until a point in the
future.  While cost-saving measures were also applied to other aspects of home
development, it was primarily the financial assistance to the end buyers that
helped to generate the high level of interest in the program.  

As the Program proceeded, the amount of gap assistance was lowered to
$7,500, and the initiative shifted from individual home ownership to the land
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trust model.  While land trust housing development is much more complicated,
and possibly more expensive initially, it does help to assure that the housing
created maintains a longer-term level of affordability, by capping the owners’
equity capture at the time of resale.  

The land trust approach was started at a time when the housing market was
near its peak.  Land prices were rising and values for existing homes were
increasing.  The land trust model helps to remove these two cost components
from the initial and subsequent sale transactions.  

The First Homes concept was very dependent upon the local financial
contributions that were made.  The multimillion dollar donations from the
Rochester Area Foundation and the Mayo Clinic allowed financial incentives to
be offered to home builders, rental housing developers and individual home
buyers.  

The similarities between the Mayo Clinic involvement in First Homes and the
presence of Sanford and Avera in Sioux Falls make this a possible model to
replicate.  In addition to the large medical presence, Sioux Falls has also
demonstrated the ability to raise funds for community initiatives through the
banking industry and other major employers and benefactors.

Design Criteria

The First Homes Program was also cognizant of the need to develop attractive
houses and neighborhoods.  First Homes did not provide any model floor plans
for single family homes.  Instead, individual builders supplied the home designs. 
However, First Homes did mandate some design criteria, including the following
standards, to help assure that quality homes were constructed.  The design
criteria were partly based on those developed by the Greater Minnesota
Housing Fund.

The overall street scene of the Development shall be arranged to ensure
that identical Dwellings or similar colored Dwellings are not adjacent to
and do not align directly across the street from each other.  Floor plans
for the Dwellings in the Development must be varied and reversed to
avoid repetitive elevations along the street scene.

Homes that are located on Lots that do not abut alleys and which use
side-attached garages, the garage must be set back from the front facade
of the Home.  Front attached garages are not allowed.

The Developer shall create Home Plans for the Homes that minimize the
visible impact of garages constructed in connection with the Homes.  
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The Developer shall avoid using large flat wall planes on the Homes;
instead using deep set windows and doors, and trim work which varies
from the main color or siding style of the Home.

Front doors on the Homes must be enhanced with windows, raised
panels, transom windows above or beside the doors, double or 8' tall
doors, or other similar decorative treatments.  

The entry of the Homes shall be articulated as a focal point of the front
elevation through the appropriate use of roof elements, columns,
porches, pilasters, urns, windows, or other architectural features.

All Homes shall be designed to be sensitive to and compatible with the
surrounding Dwellings with respect to architectural style, massing,
proportion, scale, materials, colors, textures, building orientation, garage
and driveway placement, building height, mass, roof pitch and air
conditioning, utility meter, and chimney locations.

Home Plans shall be developed to enhance the appearance of the
Dwelling from the street.

Details such as vegetation, porch design, shutters, color and window
treatments shall be used to enhance the Dwelling’s appearance.  The
Architectural Review Committee (ARC) shall review and approve all Home
Plans, landscape plans and exterior detailing.

The ARC must review and approve all siding and trim colors and
treatments for the Homes prior to Developer’s application for a
building permit. The Developer shall provide a mix of Home colors
within the Development. 

Each Home shall contain at least four colors, including the colors of
the roof, the main siding, accent siding, and the trim. The roof color
shall be considered a color only if it is a color other than black or
grey. Of the four colors, at least one must be a rich color.

All accessory structures are to conform to the colors selected for the
Home on the same Lot.

Exterior trim shall consist of shutters or window wrapping, and
other detail to the approval of the ARC.

Unless otherwise approved by the ARC, the Developer must have at least
$500 landscaping budget for foundation plantings for each Dwelling. 
Minimum landscaping requirements are as follows: a seeded yard and one
ornamental tree in the front yard, not including boulevard trees.
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Some of the design concepts utilized by First Homes were the result of a “new
urbanism” approach to development that was being promoted by the Greater
Minnesota Housing Fund.  This included an emphasis on placing the garage
away from the front facade of the home.  Some of these criteria may not be
appropriate for neighborhoods in Sioux Falls.

More detailed information about First Homes can be obtained from Sean Allen
at (507) 287-7117.
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Land Trust Model

Dakota Land Trust
Northern Communities Land Trust
First Homes Community Land Trust

Dakota Land Trust

The Dakota Land Trust is a nonprofit organization that was formed in 2007 as
the first community land trust in South Dakota.  It was formed in response to
growing concerns about a shortage of affordable housing options in many
communities in the Black Hills.  During the earlier years of the decade, home
values had been rising rapidly, often in the range of 8% to 13% annual price
appreciation.  The land trust model was viewed as an opportunity to create
affordable ownership options and to preserve this affordable housing into the
future.

The land trust approach separated the land acquisition cost from the structure
acquisition price.  The initial entry-price cost savings to the home buyers was
typically between $26,000 and $35,000, depending on the specific Black Hills
community.  Even with the land cost removed, typical new construction home
prices have ranged from $115,000 to $125,000.  The land trust concept has
been used for 10 new construction houses and one existing house.  Most home
buyers are at or below 80% of the area median income level.

One of the features of the land trust approach is that the initial cost savings are
partially preserved through subsequent sales of the home.  The family selling a
land trust home can capture only 25% of their share of the home’s appreciated
value.  Dakota Land Trust will also typically capture up to 25% of their share of
the appreciated value in the future sale as a developer fee to support ongoing
operations.  While any future sale will be for a higher price than the original
sale, most of the appreciated value will remain in the property, allowing future
owners to also buy at a discounted rate.

In order to get the land trust approach in operation, Dakota Land Trust was
able to secure the following resources and donations:

< Black Hills Vision (similar to Forward Sioux Falls) was able to raise
$300,000 in contributions to be used for affordable housing.

< This $300,000 amount was matched by South Dakota Housing
Development Agency through a special grant.

< Local developers have been willing to sell the land trust some lots at or
below cost.  The land trust will work with the developer in the subdivision

� Sioux Falls Housing Needs Assessment - 2010 360



Housing Program Models   �

planning process so that lots for the land trust are identified.  This may
yield some density bonuses for the developer.

< Tax Increment Financing has also been used for land acquisition.  The
City of Spearfish acquired lots for the land trust project and sold the lots
at a $21,000 discount to Dakota Land Trust.  The City recovered their
land investment through TIF recapture.   

Northern Communities Land Trust

The Northern Communities Land Trust (NCLT) is based in Duluth, MN, and
works in communities in that area.  NCLT was created in 1990, although only
limited activity took place until 1998.  After 1998, the Land Trust grew more
active, and now has 200 properties in the portfolio.  NCLT views this as an
important milestone for achieving self-sufficiency.

The majority of the properties in the NCLT are existing houses.  Approximately
60 to 65 new construction properties have been added, but the remainder are
older structures that have been converted to the land trust model.

One of the unique features of the NCLT is their integration of related services. 
They have a construction company that is a wholly-owned subsidiary.  This
construction company can keep proceeds from repair or new construction
projects in-house.  They also have a wholly-owned subsidiary that is a real
estate brokerage, so transaction fees at time of sale are also captured.

First Homes Community Land Trust

The First Homes Program in the Rochester, MN area was originally created to
assist with affordable home construction.  As the Program progressed, a change
was made to become a community land trust.  The actual creation of the land
trust dates to 2001, but most of the activity took place in the middle years of
the decade.  First Homes Community Land Trust (FHCLT) now has
approximately 200 properties in its portfolio.  Most were new construction units.

FHCLT expressed some points of caution for future land trust operations.  First,
they stated that the model worked well when there was consistent appreciation
in home values.  That has not been the case within the last few years.  Under
their model, the home owner was guaranteed that they would at least recapture
their original investment.  After fees, some recent transactions have therefore
resulted in a real dollar loss for the land trust.

Another caution was that the creation of the land portfolio should proceed over
a number of years.  Much of the FHCLT was done within a few years.  They are
now finding that this is causing a high level of their portfolio to turn over at the
same time, requiring a constant stream of new potential buyers.
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With current market conditions, the FHCLT has attempted to minimize fees in
resale transactions.  They do not have an in-house brokerage, but do have a
licensed realtor on staff.  They attempt to sell units without listing them without
involving relators, but when realtors are involved, they attempt to capture a
portion of the commission.

Land prices in the Rochester project were often in the $20,000 range, but
FHCLT would often take an even larger equity stake in the property, up to
$40,000.  This larger percentage of ownership has served to widen their
exposure to losses if properties do not appreciate in value.

Even though the FHCLT has a portfolio of 200 properties, they do not consider
this a self-sustaining level.  With fees on recent sales transactions erasing most
or all of their expected proceeds, their model has not generated the income
once anticipated.

FHCLT also became involved with the Community Land Trust in Northfield, MN. 
This land trust was much smaller, and was recently dissolved in bankruptcy. 
Northfield had experienced a larger real estate “bubble” than many other
communities, and their land trust properties often declined significantly in
value.    
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HAPI Affordable Ownership Model in Aberdeen

Homes Are Possible, Inc. (HAPI) is a nonprofit developer that has constructed
affordable houses and subdivisions in Aberdeen since 2003.  HAPI’s first
subdivision included the development of 25 affordable lots and the construction
of 25 affordable homes.  HAPI’s 2  phase of development included 58 acresnd

and 112 affordable lots.  The second phase is now nearing completion.

Their subdivisions in Aberdeen utilize Tax Increment Financing assistance to
help pay for infrastructure development costs.  HAPI has also integrated a
variety of houses and construction styles into their subdivisions to promote
mixed-income neighborhoods.  Since 2007, between 70 and 100 new homes
have been constructed, most by private builders.

One of the housing programs that was originally used in Aberdeen is the
Governor’s House Program.  The basic home was often modified to add
amenities, such as an attached garage.  However, most recent homes have
been stick-built, and the added cost is estimated at only $3,000 compared to
Governor’s Houses.

This is a 960 square foot Governor’s
House that was built into a split level, with
a two-car attached garage.  It has two
bedrooms, a kitchen, a living room and a
bathroom on the main floor, and 
two bedrooms, laundry, bathroom and a
family room in the lower level.  This
model has been successful in the HAPI 
subdivisions.

There are a variety of home prices in the HAPI Subdivisions.  The prices of the
homes range from approximately $127,500 to $220,000.  Various programs
from several agencies provide down payment assistance, low interest
mortgages and deferred loans to assist income-qualified households with
purchasing a home in the HAPI Subdivisions.  Approximately 70% of the houses
have received Rural Development financing.

In addition to providing assistance to the end buyer, HAPI also works with home
builders.  Incentives offered to builders to construct homes in the HAPI
Subdivision include:

< Builder pays only initial $2000 amount for the lot until the homes sells
< Builder does not pay water/sewer hook up fees or building permit fees

until the home sells
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< A risk pool has been set up by Absolutely Aberdeen that assists with
interest payments on the builder’s construction loan if the home does not
sell in a reasonable period of time.

The price for the lots in the current HAPI Subdivision ranges from $7,900 to
$14,900 for low income households, and from $17,900 to $24,900 for higher
income buyers. The HAPI Subdivision is in a tax increment district which has
assisted with keeping lot prices affordable.  TIF recapture is used to pay for the
cost of public infrastructure.   

HAPI is developing a third phase of which will create approximately 65 to 70
lots on 20 acres.  HAPI is considering attached housing and rental housing in
this phase.  HAPI may also purchase additional land for development in the
future.

HAPI also plans to have two houses in a lease-to-purchase program, through
the South Dakota Housing Development Agency.
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Examples of Tax Increment Financing and Tax Abatement

South Dakota law allows cities and counties to use tax increment financing. 
Eligible TIF uses include land acquisition and relocation, demolition, and public
infrastructure, such as roads, sewer systems and drainage improvements.

Although TIF has not been used in Sioux Falls for housing-related projects, it
has been used elsewhere in the State.  The HAPI subdivision model, detailed
earlier in this section, has utilized TIF as a way to offset some of the
infrastructure development costs in affordable subdivisions.

The City of Spearfish used TIF to pay for land acquisition costs associated with
lots used by the Dakota Land Trust.  By using TIF proceeds, the City was able
to lower the sale price of lots to the Land Trust by $21,000 per lot.

Tax abatement is also allowable for residential improvements.  Tax abatement
has been used in Sioux Falls in certain qualified redevelopment neighborhoods,
including Pettigrew Heights.  In both Lead and Edgemont, tax abatement has
been used to promote the construction of new homes, in addition to offering an
incentive for property improvements.

In both Harrisburg and Tea, tax abatement programs have been established to
assist with the development of affordable rental housing.  Projects must have
four or more units in order to qualify.  In the 2010 tax credit awards, a 48-unit
general occupancy project received an allocation for new construction in
Harrisburg.
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Model Home Designs for Possible Infill Construction: 
Greater Minnesota Housing Fund

The Greater Minnesota Housing Fund has developed detailed floor plans and
construction drawings for different styles of affordable homes.  According to
GMHF staff, split entry, split level and two story designs that have multiple
bedrooms on a single floor have proved to be the most popular designs with
younger buyers.  Families with children are generally reluctant to purchase a
home that would require children to sleep on a different level of the house than
the parents.  These houses also tend to offer more usable square feet of space
for younger families.

The Greater Minnesota Housing Fund has been active in promoting “new
urbanism” design concepts and has developed many plans with back-loaded
attached garages or detached garages off of alleys.  Their most recent designs
also incorporate “green” building concepts.  Although these house plans were
often intended for new subdivisions, the concepts may be usable in older
neighborhoods in Sioux Falls where redevelopment projects continue to occur.

Two Story 1.1 Green
Two house with two bedrooms and 1 ½ 
bathrooms, and a rear attached garage - 675
sq. ft. per level
Home footprint: 60'10" x 22' 0"

Split Level 1.1 Green
This split level home has two bedrooms and
one bathroom on the main level, with the
potential to add two bedrooms and a
bathroom in the lower level.  It has a rear
attached garage.  981 sq. ft. per level
Home footprint: 34' 8" x 53' 4"
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One Story 1.1 Green
This one story home has two bedrooms and
one bathroom on the main level, with the
potential to add two bedrooms, a bathroom
and a family room in the basement.  It has a
plan of a side attached garage.  987 sq. ft.
per level
Home footprint: 41' 0" x 25' 0"

A complete set on construction drawings for these homes and other designs can
be down loaded from: www.gmhf.com/programs/bbn/default.htm 
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Nonprofit/Public Agency Model of Lease-to-Purchase Using
Tax Credits

The lease-to-purchase concept using federal low income housing tax credits has
already been used successfully in Sioux Falls.  In 1997, the first phase of
Homestead Trails was placed in service.  Within the next two years, the 15-year
compliance period will be completed, and the units will be sold.  Homestead
Trails, and subsequent lease-to-purchase projects in Sioux Falls, were privately
developed.

A model program also exists for a public agency or a housing nonprofit to
develop a lease-to-purchase program.  The Fargo Housing Authority and its
nonprofit subsidiary, Beyond Shelter, have successfully developed numerous
projects.  In recent years, it completed a housing development project using
federal low income housing tax credits and the lease-to-purchase approach. 
The Housing Authority created a 30-unit development on six acres, with units in
single family detached and twin home housing styles.   All 30 units were pre-
leased prior to the completion of construction, and an extensive waiting list
exists for occupancy.

The project financing included the use of federal low income housing tax
credits.  As a result, some strict income limits apply to the project, based on
50% of the County median income level.  The use of tax credits also requires
that a 15-year rental compliance period be met.  These units will not convert to
home ownership until the start of the sixteenth year of occupancy.

During the rental compliance period, tenants will pay rent, generally set at the
HUD Fair Market Rent standards for the Fargo area.  The Housing Authority will
deposit 5% of the monthly rent amount into a special escrow account that is
established for each tenant household.  Tenants becoming fully vested in the
escrow account after two years of occupancy in the project.  The escrow
account can be used for a down payment on a home purchase, either in the tax
credit development in the sixteenth year, or for the purchase of a different
home outside of the development.

The project utilizes four different floor plans and two different roof lines.  Units
are slab-on-grade construction.
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Model for Sale of Scattered Site Public Housing/
Replacement with New Construction

The Fargo Housing Authority owned 24 scattered site public housing units
around the City.  Many of these had been acquisition/rehab projects of older
single family houses.  These units were successful, with a high rate of
occupancy and waiting lists.  However, the Housing Authority viewed them as
expensive to manage and maintain, and in many cases, repairs were required
to keep these older housing units in sound condition.

The Fargo Housing Authority worked with the North Dakota Housing Finance
Agency and the area HUD Office on a plan to replace the older, scattered site
units with new construction.  The existing units were sold, sometimes under a
lease-to-purchase arrangement, to the tenants in occupancy.  The proceeds of
the sale were applied to the development of new town houses.  An allocation of
tax credits was secured from the State.  The public housing operating subsidies
were transferred into the new construction project.

Fargo’s experience appears relevant to Sioux Falls.  The Housing and
Redevelopment Commission’s public housing inventory of 25 units is located in
scattered site single family houses and duplexes.  Although there was no
indication that the existing arrangement is not working, the Fargo model may
be worth considering as a way to both encourage home ownership by families
living in public housing, and modernizing the inventory of publicly-owned units. 
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Model for Acquisition/Preservation of Expiring Project-
Based Subsidized Housing Using Tax Credits

Many of the individual subsidized rental housing projects in Sioux Falls are
privately owned, on a for-profit basis.  Under the original terms at the time of
construction, these properties were obligated to provide subsidized housing for
a contractually-defined period of time.  Some of these properties have now met
their obligations to provide affordable housing, and are leaving the subsidy
program and converting to conventional rental housing.

The State of South Dakota has a plan to preserve some of this housing. 
According to research completed by the National Housing Trust, South Dakota’s
2008-2009 Qualified Allocation Plan (QAP) allocated 60% of the total annual tax
credits for rehabilitation and/or acquisition and rehabilitation properties.  The
QAP specifically states “an analysis will be made to determine the risk of
prepayment or opt out of any existing federal rental subsidy contract (e.g., HUD
Section 8 contract) and therefore the risk of losing affordable housing supply.
Those properties that are financially feasible are located in a market with
substantiated need and indicate the greatest risk for converting to market-rate
housing will be given priority for funding.” 

In the City of Aberdeen, the Housing Authority has become involved in
preservation efforts using tax credits.  In 2007, the Aberdeen Housing Authority
was awarded tax credits for the acquisition and preservation of the 32-unit
Lawson Townhomes project.  Originally known as Mel-Ros Village II, the project
had been constructed in the mid-1970s using HUD Section 236 and Section 8
New Construction Programs.  

There have also been successful preservation efforts in Sioux Falls, completed
by St. Joseph’s Catholic Housing.  The preserved projects include Heritage
Apartments, Rolling Hills Townhomes, Spring Hill and Wellington Park.  These
projects have also utilized tax credits.  

While St. Joseph’s has preserved a number of subsidized projects, others have
left the subsidy programs and converted to conventional housing.  The City
does have a public housing agency in the Sioux Falls Housing and
Redevelopment Commission that could get involved in future contract expiration
projects, and utilize the tax credit program’s priority on preservation to limit
losses in the area’s supply of very affordable housing.  
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Model for Creation of Permanent, Supportive Housing in
Tax Credit Projects

In 2004, Minnesota established a plan to end long-term homelessness by 2010. 
To help achieve this goal, the State developed methods to help create 4,000
additional housing opportunities with support services for long-term homeless
individuals and families.  As of March 31, 2010, the Minnesota Housing Finance
Agency has financed 2,800 permanent supportive housing opportunities.

One of the approaches to creating permanent supportive housing is through
awards of federal low income housing tax credits.  In the Minnesota ranking
system, tax credit applicants receive bonus points for proposals that set aside a
minimum of 5% of the total units, but no fewer than four units, for households
experiencing long-term homelessness.  

To meet this requirement, it is often necessary for the application sponsor to
secure a rent assistance and a supportive services commitment to proceed.  For
example, HUD Shelter Plus Care Vouchers can be project-based to make sure
that the unit is affordable.  Because applications for tax credits are very
competitive, much like South Dakota, this opportunity for bonus points is often
included in a project.  

Sioux Falls does not have the ability to add this requirement to the SDHDA
allocation process, but the City could choose to add this type of requirement
before any City financial support, such as TIF, tax abatement or direct financial
assistance would be provided.  
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Model Manufactured Home Initiatives

The City of Sioux Falls has a large inventory of mobile homes.  As part of the
research, we also looked for innovative approaches for manufactured homes.

The State of New Hampshire is highly regarded in its approach to using
manufactured homes as an important part of its affordable housing strategy.  In
2004 the New Hampshire Housing Finance Authority added manufactured
homes as eligible for its home ownership assistance programs.  However, only
mobile homes that are located on resident-owned or resident-controlled land
can qualify for the assistance programs.  Mobile homes on leased lots are not
eligible.   In the State of New Hampshire, cooperatively-owned mobile home
parks are becoming much more common over time.  A State law was enacted
that gives residents the first right to purchase a privately-owned park if it
comes up for sale. 

While manufactured housing was viewed as one of the most affordable options
for New Hampshire residents, there were very limited long-term financing
options available for buyers, before the NHHFA became actively involved in this
segment of the market.  Private mortgage financing that was available was
often at a high interest rate.  NHHFA’s use of first-time home buyer mortgages
allowed for below-market financing for mobile home buyers.  NHHFA staff
estimated in 2007 that up to 15% of the first-time home buyer loan portfolio
was provided to manufactured housing units.

There are also some community-level initiatives that have been used to address
condition issues in mobile home parks.  The City of Faribault, MN, has had
success with some of the following approaches:

< Operation Safe Mobile Home Park - Owners of substandard mobile
homes are given the option of voluntarily selling their substandard mobile
home to the City or a housing agency for a fixed minimum price.  The
mobile homes are then removed from the park and demolished/salvaged. 
The owner can use the funds from the sale to help purchase a new home.

< Time of Sale Inspection Program - This designed to provide safe living
conditions to mobile home park residents through the identification and
elimination of basic life/safety hazards in older mobile homes.  Mobile
homes are subject to inspection prior to their sale.  All identified safety
hazards must be corrected before the unit is sold and/or occupied.

< Cooperative/Land Trust - Some mobile home parks have created a
cooperative or a land trust which enables the mobile home owners to own
the mobile home park land and facilities.  This ownership often creates
pride which results in a clean, safe park atmosphere.
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Housing Trust Fund - Minnesota Model

The following information was obtained from the Minnesota Housing Finance Agency. 
The full guidance document can be viewed at
http://www.mnhousing.gov/idc/groups/public/documents/document/mhfa_002031.pdf

The Minnesota Legislature established the Housing Trust Fund (HTF) in 1988 to
support the development of affordable housing for low-income persons and
families. HTF is funded by state appropriations and interest earnings on real
estate broker's trust accounts, interest accrued on revenue bond application fees
and forfeited fees. Substantial program changes to expand the use of the fund
were approved by the legislature in 2001 and implemented by the agency in
2002. Eligible uses of HTF include: capital loans, and grants for operating
subsidy, and rental assistance. 

Statute requires that 75% of the HTF program funds be used for the benefit of
households whose income at the time of initial occupancy does not exceed 30%
of the metropolitan area median income for a family of four as determined by
HUD and adjusted for families of five or more. The HUD metropolitan area
median income limits are applied statewide. A household with Section 8 project-
based or voucher assistance is deemed to meet these income requirements. The
agency has elected to reserve up to 70% of the HTF fund for proposals that
create permanent rental housing opportunities with support services for
households experiencing long-term homelessness. 

In 2005, HTF rules were modified to add a funding priority for developments and
programs that serve households experiencing long-term homelessness in
response to the State's Business Plan to End Long-Term Homelessness. In
support of the State’s Business Plan, the Agency Board approved the
amendment of the 2004-2005 Affordable Housing Plan on May 27, 2004, to
establish a new funding source, The Ending Long-Term Homelessness Initiative
Fund (ELHIF). ELHIF is administered through the HTF Rules and the use of this
funding source is to create permanent rental housing opportunities with support
services for households experiencing long-term homelessness. Eligible activity
types of funding under ELHIF include: capital loans, and grants for operating
subsidy, and rental assistance. 

In 2008, the Legislature approved the Governor’s Capital Budget Request for
501(c)(3) Bonds to finance the capital costs of permanent supportive housing
for households experiencing long term homelessness. The 2010 State Bonding
Bill increased the 501(c)(3) bond authorization granted in 2008 by an additional
$6 million. The additional bond proceeds may be used for either permanent
supportive housing or for acquisition and/or rehab of foreclosed or vacant
properties and rented to low and moderate income households. The 501(c)(3)
Bond funds will be administered through HTF rules.

The Trust Fund in Minnesota is primarily funded through annual appropriations from
the State Legislature.  In 2009, approximately $19 million came from the State.  Less

than $200,000 was obtained from sources such as real estate broker trust account
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interest or from revenue bond application fee interest or forfeiture.  In past
years, these non-State sources have been larger contributors, but even in
2007, when real estate transactions were near a peak, the revenue generated
Statewide from broker trust accounts was less than $1 million. 

Although Minnesota does not capture mortgage registry and deed taxes for its
Housing Trust Fund, this is another potential revue source that is sometimes
dedicated for housing related programs.
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Model for Sustained Funding for Housing Authority
Operations

In the State of Minnesota, a Housing and Redevelopment Authority (HRA) is
granted taxing authority as a “special taxing district”.  Under State law, an HRA
has the “power to levy and collect taxes or special assessments”.  

The League of Minnesota Cities provides the following summary of HRA taxing
authority in its Handbook for Minnesota Cities, Chapter 15:

HRA power to levy and collect taxes or special assessments is limited to
the power provided in state law. Subject to a resolution of consent from
the city council an HRA may levy a tax upon all taxable property within
the city. (The council may give a consent that covers a series of years if
they so choose or council may pass a resolution authorizing an HRA levy
for a set amount of time, for example, the entire term of the bonds
secured in part by an HRA levy and in part by a city levy.) State law
recognizes the distinct nature of HRAs and designates them as “special
taxing districts.” The maximum general allowable operational levy of
HRAs is 0.0185 percent of the previous year’s taxable market value of all
property in the city. The city’s total taxable market value is available from
the county assessor. An HRA raises its own levy because it is a separate
political subdivision and not a “local governmental unit.” Therefore, an
HRA levy is not subject to levy limits but is subject to the 0.0185 percent
market value limit. Levies collected by an HRA must be used only for
purposes listed in the HRA Act. 

This power to levy taxes has become a very useful tool, allowing many HRA’s to
plan for ongoing program delivery or administration.  In some cases, tax
receipts may be dedicated to a special program or fund operated by the HRA.  

Carver County is the smallest of the seven primary Counties in the Twin Cities
Metropolitan Area, with a 2009 population of approximately 92,000 people.  It
had a total market valuation for property taxes of approximately $11.1 billion in
2009.  Under Minnesota’s HRA tax levy authority, Carver County raises more
than $2 million per year for housing programs.  Their calculated impact on a
home valued at $300,000 is approximately $50 to $55 per year.   

In Sioux Falls, the Housing and Redevelopment Commission does not have
taxing authority.  It would probably require special legislation to approve the
possibility of a tax levy for housing programs.  For comparison, the taxable
valuation in Sioux Falls for pay 2011 will be approximately $9.7 billion.  At the
HRA levy rate authorized in Minnesota, a Housing and Redevelopment
Commission levy would potentially raise $1.8 million for housing activities.
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Models of New Urbanism Housing Development

New urbanism is a design concept introduced in the late 1980s.  New urbanism
is based on a design approach for new home construction that includes such
traditional features as front porches, back-loaded garages that are accessed by
alleys, multi-use buildings and compact neighborhoods that include both
housing and commercial development.  The design approach is intended to
foster a strong sense of community closeness.  One of the most well-known
new urbanism projects is the Walt Disney Company’s Celebration, FL.  

New urbanism projects often use features that are consistent with attempts to
lower housing development costs, including smaller lot sizes, narrow streets,
and shallow front yard setbacks.  However, the examples of new urbanism
neighborhoods that we found did not offer affordable homes.  Many of the cost
saving features are offset by other investments in the project, such as
architectural design features and extensive landscaping that provide for an
attractive development.  

Liberty on the Lake was one of the first new urbanism projects constructed in
the Minneapolis/St. Paul Metropolitan Area, with 300 single family homes and
60 town houses.  However, the average sale price of these homes was
$439,000.  According to the designers of this project, higher priced housing was
not the original goal, but market demand for the product resulted in price
escalation and higher valued homes being constructed.

Putnam Planning & Design, based in Hudson, WI, did the planning and design
work for the Liberty project.  This firm has gone on to promote traditional
neighborhood design as a way to promote affordable and sustainable housing
and neighborhoods.  They believe that many of the cost-saving approaches that
are used in traditional neighborhood development can result in affordable
housing in very attractive settings.  

Some of the model home design concepts presented earlier in this section are
from the Greater Minnesota Housing Fund, and they incorporate new urbanism
approaches.  The most recent plans also attempt to utilize green building
materials and concepts.
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Emerging Market Homeownership Initiative

Early in the last decade, the State of Minnesota became concerned about the
low rates of home ownership that existed in some racial and ethnic minority
populations.  In response, the Emerging Market Homeownership Initiative
(EMHI) was created.  The Minnesota Housing Finance Agency website presents
the following summary of the EMHI Program:

The Emerging Markets Homeownership Initiative (EMHI) is a collaborative
public-private partnership to close the homeownership gap in Minnesota
with participants from about 50 organizations. Governor Pawlenty
officially launched the initiative on June 28, 2004, with the charge of
developing a business plan that will increase homeownership in
communities of color throughout the state "significantly and dramatically"
by 2012. 

Despite the lofty goals, the Initiative has had difficulty in improving the rate of
home ownership in communities of color.  However, much of this is due to
general housing market and economic conditions.  After peaking in 2005, the
rate of home ownership in Minnesota has dropped, based on the most recent
estimates.  Foreclosure rates have tended to be higher in communities of color,
according to research completed by the Minnesota Housing Finance Agency.  
The EMHI Program had previously operated as a stand-alone organization.  In
2009, it merged with the Minnesota Home Ownership Center.  

Although the success of the Initiative in Minnesota may not necessarily indicate
that it is a successful model, it has the potential to be a valuable source of
information for Sioux Falls.  With a growing population of international
immigrants, Sioux Falls will have opportunities to promote home ownership and
other housing programs to these emerging markets.

The Minnesota Home Ownership Center website can be found at
http://www.hocmn.org/en/index.cfm
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Housing Agencies and Resources

The following local and state agencies administer programs or provide funds for
housing programs and projects:

Sioux Falls Housing and Redevelopment Commission
630 South Minnesota Ave.
Sioux Falls, SD 57117
Contact: Shireen Ranschau
(605) 332-0704

Subsidized Housing Programs - Project-Based

< Low Rent Public Housing - 25 scattered site units
< Section 8 Mod Rehab - contract administration for 84 privately-owned

units
< Huey Apartments - Section 8 New Construction contract administration

Subsidized Housing Programs - Tenant-Based

< Housing Choice Voucher Program - approximately 1,630 participating

households
< Shelter Plus Care Vouchers - 44 households

< HCV Mainstream - 100 households
< HOME-funded Vouchers - approximately 30 households

< Tri-State HELP (HOPWA) - approximately 43 households in Statewide
usage

< HUD Veterans’ Affairs Supportive Housing - 35 households

Affordable Rental Housing

< South Sycamore Estates - 16 units serving 50% or less of median
income, including disabled

< 505 South Duluth - 8 single room occupancy units serving 40% or less of
median income

Family Self-Sufficiency

< Family Self Sufficiency Program - case management and services for 100

households
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Sioux Falls Housing Corporation (nonprofit affiliated with Sioux Falls

Housing and Redevelopment Commission
360 South Minnesota Ave.
Sioux Falls, SD 57117
Contact: Shireen Ranschau
(605) 332-0704

Affordable Rental Housing

< Greenway Apartments - 16 project-based subsidized units for mobility

disabled

Affordable Home Ownership

< Neighborhood Revitalization Program - infill affordable ownership housing
construction
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Sioux Falls Community Development
235 West 10  Streetth

P.O. Box 7402
Sioux Falls, SD 57117
Contact: Randy Bartunek, Director
(605) 367-8180

HUD Community Development Block Grant (CDBG)

< Owner-occupied housing rehabilitation - approximate annual goal of 40
houses

< Home Ownership Assistance Program - approximate annual goal of 65
home owners

< Emergency Mobile Home Repair Program - approximately 4 per year
< Neighborhood Revitalization Acquisition and Clearance - goal of 8

clearance projects per year, with infill new construction completed by
Sioux Falls Housing Corporation

< Furnace Replacement Program - approximate annual goal of 25 per year
< Vacant Land Acquisition/Habitat for Humanity - approximately $80,000

per year
< Land Acquisition/Special Projects - land acquisition for special projects as

needed
< Family Self Sufficiency - administered by Housing and Redevelopment

Commission
< Accessibility Improvements/Home Builders Association - materials

purchase for volunteer accessibility program
< Accessibility Improvements/Prairie Freedom Center - accessibility

improvements for low income renters

HUD HOME Program

< HOME-funded Vouchers - transitional rent assistance program for
homeless/near-homeless administered by Housing and Redevelopment
Commission

< Homeless Fund - rent/security deposit fund to help prevent homelessness
administered by Inter-Lakes Community Action
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Sioux Empire Housing Partnership
200 North Phillips Ave., #303
Sioux Falls, SD 57117
Contact: Jim Schmidt, Director
(605) 339-0942

Home Ownership Assistance and Training

< Home Buyer Education Program - training and education for first-time
buyers, including financial management

< Down Payment Assistance - entry cost assistance for first-time buyers
< Employer Mortgage Assistance Program - employer matching fund for

select companies
< Pettigrew Housing Resource Center - joint effort with City and VOA to

promote neighborhood revitalization

Affordable New Construction

< Affordable Subdivision Development/Hayward Meadows - affordable lots
for single family homes

< Affordable New Home Construction - Speculative construction of entry-
level single family homes

< Governor’s House Program - State-built affordable homes
< Lease-to-Purchase - new program being developed to encourage home

ownership
< Neighborhood Revitalization - infill new home construction in Pettigrew

Heights 
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St. Joseph Catholic Housing
523 North Duluth Ave.
Sioux Falls, SD 57104
Contact: Mike Bannworth, Secretary/Treasurer
(605) 988-3759

Subsidized Housing Programs - Project-Based

< Spring Hill Apartments  - preservation and rehabilitation of 60 units
< Wellington Park Apartments - preservation and rehabilitation of 23 units

< Rolling Hills Townhomes - 48 units

< Heritage Apartments - 96 units

Affordable Rental Housing

< Cathedral Heights - 30 unit mixed income senior project
< West Creek Woods - 42 unit senior project

< North Ridge Apartments and Townhomes - 60 unit general occupancy
project

< South Ridge Apartments and Townhomes - 60 unit general occupancy
project

< West Point Townhouses - 92 unit general occupancy project
< Pettigrew Heights - 57 unit affordable senior project to be constructed in

2010

Support Services

< Supportive services offered at housing projects including ESL, assistance

with job search, parenting classes, agency referral 
< they are waiting on additional tax credit award in April 2010 before they

can proceed with Pettigrew Heights - 57 senior units
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InterLakes Community Action Partnership
505 North Western Ave.
Sioux Falls, SD 57117
Contact: Tammie Denning, Director
(605)334-2808

Transitional Rental Housing

< Heartland House I and II - 35 transitional housing units for homeless
families with children

< Active case management
< Tenant education and training including financial management
< Parenting classes and child care

Tenant Education and Self-Sufficiency (TESS)

< Tenant education program that includes active case management of
financial issues

< TESS Guarantee Fund - Special fund that can guarantee last month’s rent
or additional damage claim for hard to house renters

Supportive Housing/Homeless Prevention

< Homeless Prevention and Rapid Re-Housing Program - Transitional rent
assistance program to prevent homelessness

< Homeless Rent/Deposit Assistance - CSBG-funded rent/security deposit
fund to help prevent homelessness - had also been HOME-funded in the
past

Energy Programs

< Weatherization Program - energy efficiency improvements

�  City of Sioux Falls Housing Needs Assessment - 2010  383



Agencies and Resources   �

Volunteers of America Dakotas
1309 West 51  Streetst

Sioux Falls, SD 57117
Contact: Pam Bollinger
(605) 339-1199

Subsidized Housing Programs - Project-Based

< Brentwood Park Estates - 14 units serving disabled tenants

< Wildflower Estates - 14 units serving disabled tenants

Permanent Supportive Housing

< VOA Pettigrew Heights Apartments - 37 units for transition from chemical
dependency

< Various options for people with developmental disabilities
< Various options for people with physical disabilities

< Supportive services provided to tenants in other housing projects

Shelter Housing

< Youth (age 16 to 21) safe housing option

Support Services

< Independent living skills housing option for disabled populations
< Chemical dependency treatment

< Pregnant/parenting teens
< Pregnant/parenting women with chemical dependency issues

< Youth case management and life skills training
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Habitat for Humanity Greater Sioux Falls
721 East Amidon St.
Sioux Falls, SD 57117
Contact: Sue Olson, Director
(605) 332-5962

< Builds housing for families in need of affordable homes
< Operates the Restore, which provides new and lightly used home

improvement materials and appliances
< Provides exterior painting and landscaping through the Brush with

Kindness Program

Lutheran Social Services
705 East 41  St.st

Sioux Falls, SD 57117
Contact: Betty Oldenkamp, President
(605) 357-0100

< Provides counseling, refugee and immigration programs and variety of
housing services

South Eastern Council of Governments
500 North Western Avenue, Suite 100
Sioux Falls, SD 57104
Contact: Lynne Keller Forbes
(605) 3672-5390

< SEDF Home Loan Program
< Governor’s House Program
< Housing technical assistance

Salvation Army
800 North Cliff Ave.
Sioux Falls, SD 57117
Contact: Major Michael Mills, Director
(605) 338-6649

< Provides clothing, household items, counseling, referrals and financial
assistance
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Sioux Empire Homeless Coalition
515 North Main Ave.
Sioux Falls, SD 57117
Contact: Melanie Bliss, Director
(605) 367-6012

< Provides assessment of needs and assets to meet those needs, facilitates
interaction of organizations and individuals, coordinates fundraising and
grants writing and coordinates projects to end homelessness

Homeless Advisory Board
425 North Dakota Ave.
Sioux Falls, SD 57117
Contact: Stacey Tieszen, Coordinator
(605) 367-4218

< Advises the City Council on policies to assist the homeless population
< Communicates to the City and City Council the needs of the homeless

population
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Homeless/Shelter Providers

St. Francis House
1301 East Austin Street
Sioux Falls, SD 57117
Contact: Julie Becker, Manager
(605) 334-3879

< Shelter housing for single males and females

< Transitional housing for single males and females
< Transitional housing for families

Union Gospel Mission
701 North Weber
Sioux Falls, SD 57117
Contact: Fran Stenberg, Director
(605) 357-8271

< Shelter housing for single males and females

Children’s Inn
409 North Western Ave.
Sioux Falls, SD 57117
Contact: Erin Daggert, Director
(605) 338-4880

< Domestic violence shelter housing for women and children

< Licensed Group Home for children in protective custody

My Sister Friends’ House
317 South Cleveland Ave.
Sioux Falls, SD 57117
(605) 731-1950

< Domestic violence shelter primarily serving Native Americans
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Housing for Disabled Populations

DakotAbilities
4000 S. West Ave.
Sioux Falls, SD 57117
Contact: Robert Bohm, Director
(605) 334-4220

Special Needs Housing

< Housing for people with developmental disabilities in various buildings
including tax credit housing - 85 total beds

< Supportive services to clients in other affordable housing projects

South Dakota Achieve
4100 South Western
Sioux Falls, SD 57117
Contact: Anne Rieck-McFarland
(650) 336-7100

Subsidized Housing Programs - Project-Based

< Harvest Apartments - 24 units for people with developmental disabilities
< Hawthorn Hall Apartments - 17 units for people with developmental

disabilities
< Horizon Apartments - 48 units for people with developmental disabilities 
< Hospitality Apartments - 12 units for people with developmental

disabilities

Special Needs Housing

< Other housing and service options for people with developmental
disabilities, ranging from group homes to more independent living units
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Southeast Behavioral HealthCare
7000 South Summit Ave.
Sioux Falls, SD 57117
Contact: Jill Baldwin
(605) 336-0503

Permanent Supportive Housing

< Cayman Court - Assisted Living Center for adults with mental illness

issues and  medical needs

Special Needs Housing

< Support services for people with mental illness issues
< Case management on mental health issues

< Housing options for young adults with developmental disabilities
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State Agencies

South Dakota Housing Development Authority
221 South Central Ave.
Pierre, SD 57501
Contact: Mark Lauseng, Executive Director
(605) 773-3181

< Provides funding for all types of housing projects and programs
throughout South Dakota
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Neighborhood Housing Condition

As part of the Sioux Falls Housing Needs Assessment project, a housing
condition survey was completed within seven defined neighborhoods in the City. 
The neighborhood geographic definitions have been prepared by the City for
planning and redevelopment efforts.  The neighborhoods are known as:

< All Saints
< Axtell
< Beadle
< North End
< Pettigrew
< West 12th

< Whittier
 
The housing condition rating was based on a “windshield” view of exterior
features of the structure.  A rating scale was developed by the City of Sioux
Falls, which is consistent with previous condition surveys completed over the
past few decades.  The basic definitions of the ratings are as follows:

< Sound - A building which requires minor corrective maintenance

< Minor Problems - An under-maintained unit which has economically
correctable deficiencies

< Major Problems - A unit that has major deficiencies which would be very
costly to repair

< Sub-Standard - A unit with serious deficiencies that rehab by the owner
is usually not economical

< Terminal - A structure that has deteriorated to the extent that demolition
is the only suitable course of action

It is important to note that the interpretations of these ratings can be
somewhat subjective.  As rated by staff of Community Partners Research, a
Sound house was generally in very good condition with almost no discernable
exterior flaws.  In contrast, a house that was also in generally good condition
for most features, but may have had evidence of bad shingles on the roof,
would have been rated within the Minor Problems category.

To receive a rating of Major Problems, a structure would have to show
multiple major deficiencies, such as bad windows and bad siding.  However,
these deficiencies would need to be considered correctable.
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The most difficult ratings categories were the Sub-Standard and the Terminal
ratings.  Often there was a very fine line between these two categories.   For
example, a Sub-Standard house that was located in a poor location, such as
surrounded by commercial/industrial land uses, may have been rated as
Terminal because of its condition and location.  Users of the rating results
should be aware that both Sub-Standard and Terminal structures are in poor
exterior condition, and ultimately, interior features may determine whether
major rehab or demolition is most appropriate.  When acquisition and clearance
activities are being planned, it would be appropriate to revisit the ratings for
structures receiving either of these lowest two rankings.

When aggregated, the seven neighborhoods yielded the following totals.  This
table only includes residential structures that received a rating.  Vacant parcels,
non-residential parcels, and a few structures that may have been under
construction at the time of the viewing, have been excluded. 

Table 1 Neighborhood Housing Condition Survey Results

Neighborhood Number of Structures Percent of All Structures

Sound 1,435 27.8%

Minor 2,992 58.1%

Major 621 12.0%

Sub-Standard 92 1.8%

Terminal 14 0.3%

Total 5,154 100%

Source: Community Partners Research, Inc.; Community Development Department
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Overall, nearly 86% of all rated structures were judged to be in Sound
condition, or showed only Minor Problems.  However, there were more than
700 structures rated within the three lowest condition categories, with more
than 100 judged to be either Sub-Standard or Terminal.

Maps of each neighborhood follow.
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VE

S H
IG

HL
AN

D A
VE

N C
ON

KL
IN

 AV
E

N  K RO HN  PL

E FALLS PARK DR

N H
OM

ES
TE

AD
 CI

RN L
 

S F
RE

NC
H A

VE

E STO CKYARD PL

S I
ND

IAN
A A

VE

N S
T P

AU
L A

VE

N O
MA

HA
 AV

E

N B
LA

UV
EL

T A
VE

E 5TH ST

E 7TH ST

N S
T P

AU
L A

VE

E 2ND ST

E 1ST ST

I22
9 R

AM
P

E 1ST ST

N W
AY

LA
ND

 AV
E

E 3RD ST

N C
HI

CA
GO

 AV
E

E 2 ND ST

N HIGHLAND AVE

I22
9

N M
AB

LE
 AV

E
N M

AB
LE

 AV
E

N F
AIR

FA
X A

VE

N V
AN

 EP
S A

VE

N H
IG

HL
AN

D A
VE

E 5TH ST
E PEARL ST

E 2ND ST

E 11TH ST

N W
AY

LA
ND

 AV
E N M

AB
LE

 AV
E

N F
AIR

FA
X A

VE

N L
OW

EL
L A

VE

N F
RE

NC
H A

VE

E 7TH ST

N O
MA

HA
 AV

E

Whittier Neighborhood Housing Condition

Condition Code
N/A
1
2
3
4
5
Vacant

Z

500
Feet



S 1
ST

 AV
E

S 3
RD

 AV
E

S 2
ND

 AV
E

E 14TH ST

E 18TH ST

E 19TH ST
S 4

TH
 AV

E

S 7
TH

 AV
E

S D
AK

OT
A A

VE

S P
HI

LL
IPS

 AV
E

S M
AIN

 AV
E

S M
IN

NE
SO

TA
 AV

E

W 18TH ST

W 19TH ST

W 20TH ST

W 13TH ST

W 14TH ST

W 17TH ST

S 6
TH

 AV
E

S C
EN

TE
R A

VE

E 15TH ST

E 13TH ST

S 5
TH

 AV
E

E 15TH ST
S M

AIN
 AV

E

S 6
TH

 AV
E

E 13TH ST

S 5
TH

 AV
E

All Saints Neighborhood Housing Condition

Condition Code
N/A
1
2
3
4
5

Z
250

Feet



W 9TH ST

W 7TH ST

W 8TH ST

W 12TH ST

N W
ES

T A
VE

W 5TH ST

N S
PR

IN
G A

VE

W 10TH ST

N P
RA

IR
IE 

AV
E

N D
UL

UT
H 

AV
E

N W
ES

TE
RN

 AV
E

W BURNSIDE ST

N M
IN

NE
SO

TA
 AV

E

N E
UC

LID
 AV

E

N C
OV

EL
L A

VE

N G
RA

NG
E A

VE

N M
EN

 

FR
ON

TA
GE

 

N T
RA

PP
 AV

E

W 2ND ST
S H

OL
LY

 AV
E

S W
ES

T A
VE

N H
OL

LY
 AV

E

S W
AL

TS
 AV

E S S
PR

IN
G A

VE

N S
UM

MI
T A

VE

S P
RA

IR
IE 

AV
E

S S
UM

MI
T A

VE

W 6TH ST

S D
UL

UT
H 

AV
E

S G
RA

NG
E A

VE

S L
AK

E A
VE

 
 

S E
UC

LID
 AV

E

N L
 

S W
ES

TE
RN

 AV
E

 
 

N W
AL

TS
 AV

E

W LEGION DR

S C
OV

EL
L A

VE

W 3RD ST

S M
EN

LO
 AV

E

N STARLITE PL

S M
IN

NE
SO

TA
 AV

E

N HAWTHORNE AVE

S W
ILL

OW
 AV

E

W 11TH ST

W 4TH ST

N PARAMOUNT PL

N SIGLER AVE

W DISNEY PL

S H
AW

TH
OR

NE
 AV

E

W U NIV ERSAL PL

N T
ER

RA
C

 

N R KO PL
N W

ILL
OW

 AV
E

W 11TH ST

N WILLOW AVE

W 3RD ST

N H
AW

TH
OR

NE
 AV

E

S  MEN LO AVE

W 6TH ST

FR
ON

TA
GE

 

N S
UM

MI
T A

VE

W 4TH ST

N S
UM

MI
T A

VE

N G
RA

NG
E 

N L
AK

E A
VE

N W
AL

TS
 AV

E

W 5TH ST

  

W 11TH ST

Axtell Neighborhood Housing Condition

Condition Code
0
1
2
3
4
Vacant

Z

500
Feet



S C
LIF

F A
VE

E 10TH ST

E 17TH ST

E 9TH ST

E 14TH ST

S 7
TH

 AV
E

E 16TH ST

S 9
TH

 AV
E

E 12TH ST

S W
AY

LA
ND

 AV
E

S 1
0T

H A
VE

E RIVER BLVD

S V
AN

 EP
S A

VE

S F
AIR

FA
 

E PROSPECT ST

S 6
TH

 AV
E

E 18TH ST

 SH
ER

MA
N A

VE

E NYE ST

S F
RA

NK
LIN

 AV
E

E 11TH ST

E SIOUX ST

E 15TH ST

S 8
TH

 AV
E

 
 

 
 

E 13TH ST

E 18TH ST

 
 

S SHERMAN AVE

E 11TH ST

 
 

 

E 15TH ST

E 13TH ST

Beadle Neighborhood Housing Condition

Condition Code
N/A
1
2
3
4
5
9

Z
500

Feet




