
(Continued) 
****************************************************************************** 
DRAFT MOTION 20160511_6-F:  I move approval of SDSU’s preliminary facility statement 
for a public-private partnership request for proposal for south university neighborhood 
redevelopment. 

SOUTH DAKOTA BOARD OF REGENTS 
 

Budget and Finance 
 

AGENDA ITEM: 6 – F 
 

DATE: May 11-12, 2016 
  

****************************************************************************** 
 
SUBJECT: SDSU Public-Private Partnership Request for Proposal for South University 
Neighborhood Redevelopment – Preliminary Facility Statement 
 
 SDSU is requesting approval to issue a request for proposal (RFP) to improve on-campus 
housing options for upper division and graduate students.  The project would likely take the form 
of a ground lease with a private developer who would build one or more contemporary apartments 
in the south neighborhood of campus which is currently the site of married student housing.  The 
details of the project from SDSU can be found in Attachment I. 
 
 The RFP process will market-test opportunities to engage in a public/private partnership 
for the purpose of financing, constructing, and operating a private, contemporary, apartment 
project.  Potential private partners will be invited via the RFP process to show their capacity to 
provide capital for the project and to demonstrate their expertise in developing, building and 
operating such a facility.   
 
 The university has done considerable work in testing the feasibility and need for an 
apartment facility configured to serve upper-division and graduate students.  The market analysis 
continues to show a need for at least 400 beds at the 10-acre site currently occupied by two family 
student housing complexes housing a total of 88 students.   
 
 A similar effort was pursued in 2012 with interest from developers.  The project was put 
on hold at that time due to concerns about the impact to the auxiliary system and our overall bond 
rating.   These issues remain and there are specific action items built into the tentative schedule to 
address them.  The university and board staff will engage the rating agencies before an agreement 
is signed to better understand how this might impact the auxiliary system.  While the proposed 
project will likely be considered part of BOR debt when doing our rating analysis, requiring the 
project to include a significant amount of equity investment should minimize the impact.  The 
proposed timeline for the RFP process can be found as Attachment II. 
 
 According to SDSU, the research and market analysis provides compelling evidence that 
this type of project has the potential to significantly improve the university’s ability to retain upper-
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division and graduate students by providing an on-campus housing option.  In the fall of 2015, 
there were 9,817 SDSU students enrolled in at least one class on campus at SDSU; of that amount 
4,023 students were being housed on-campus.  That leaves about 5,794 students living at home, 
commuting or living off campus.   
 
 SDSU’s housing occupancy for fall 2015 was 92.29%.  There were 336 unfilled beds.  
SDSU believes that this is directly related to the limitations placed on where upper-class students 
can live.  Fall 2016 data should give us a better sense if this was driven by policy or by the market.  
SDSU also housed 349 upper-class students not including married-student housing (the capacity 
of married student housing is 88 students that will be replaced under this proposal).  There is a 
concern relative to the auxiliary system that the new apartment complex could attract students 
away from the residence halls.  These are issues that will be monitored and addressed in the 
planning for the contemporary apartment complex. 
  

Attachment III provides a site map of the south neighborhood university. 
 



 

 

South Dakota State University 

Public-Private Request for Proposal for South University Neighborhood Redevelopment 

Preliminary Facility Statement 

 

Request: We request the appointment of a building committee to undertake and management 

the RFP process, evaluate responses and make appropriate recommendations to the Board of 

Regents for their consideration. 

 

South Dakota State University requests that the Board of Regents authorize the issuance of a 

request for proposals (RFP) to improve on-campus housing options for upper division and 

graduate students by means of a ground lease with a private developer who would have full 

responsibility for financing, constructing, maintaining and operating any approved project.   

 

1. General Programmatic Needs to be Addressed: 

The Updated Residential Life and Dining Services Master Plan (2011-2018), presented to 

the Board in March 2011, consists of three phases.  Phases I and II are complete and 

resulted in the construction of the seven residence halls comprising Jackrabbit Village 

and Jackrabbit Grove.  The remaining substantial project articulated in this Master Plan is 

to consider the construction of a private, contemporary apartment in an upper-division 

neighborhood, (see page 38 of the Master Plan). This distinct neighborhood also aligns 

with the university’s recently refreshed (September 2015) Student Success Plan.  

Extensive literature (Pascarella and Terenzini, How college affects students, 2005) 

suggest that living on campus is positively associated with increased retention and 

graduation rates.   

 

Furthermore, on-campus options are essential to improve the University’s competitive 

position in attracting the best graduate students critical to advancing grant and contract-

funded research.  Such on-campus housing options are also important in sustaining the 

university’s recent enrollment growth in international students. 

 

To develop the private, contemporary apartment project the Master Plan identifies the 

need to employ a RFP process to market-test opportunities to engage in a public/private 

partnership (P3).  Such a P3 would be constituted to finance, construct and operate a 

private, contemporary apartment project.  Potential private partners will be invited via the 

RFP process to show their capacity to provide capital for the project and to demonstrate 

their expertise in developing, building and operating such a facility. 

 

The university has conducted considerable research into the feasibility of an apartment 

facility configured to serve upper-division and graduate students. Highlights of this effort 

include: 

 In 2009 consultants Brailsford & Dunlavey conducted an initial feasibility study. 

 In 2011 local, regional and national development companies presented workshops 

regarding apartment construction. 

 In 2012 site visits are conducted to P3 projects at Bowling Green University, in 

Ohio; Clarion University in Pennsylvania and Indiana University/Purdue 

University Fort Wayne, Indiana (IPFW). 

ATTACHMENT I     3



 

 
 

 In 2012 consultant Millane Partners were retained to lead an RFP process that 

attracts proposals from local, regional and national firms. 

 In 2013 real estate consultants Robert Charles Lesser & Company (RCLCO) 

repeated a market study and confirmed demand for a private, contemporary 

apartment complex. 

 In 2015 RCLCO examined the potential for the current family student housing 

complex site to serve as location for private, contemporary apartment complex.  

 

A conclusion of the research, site visits, and continued market studies is that unmet 

demand for private, contemporary apartment housing remains consistent and sustained 

over time.   

 

2. Analysis of the Student Body or Constituents to be Served:  

The research and market analysis, which has been ongoing since 2009, provides 

compelling evidence that a private, contemporary apartment has the potential to 

significantly improve the university’s ability to retain upper-division and graduate 

students by providing an on-campus “freshman-to-diploma” housing option.  This style 

of rental housing in the south university neighborhood will fill a gap identified by the 

analyses in the Brookings rental housing market.   

 

In fall 2015, there were 5,794 SDSU students enrolled but not required to live on-campus 

under the two-year on-campus residency requirement.  The forecast for fall 2016 is at this 

level or slightly higher.   

 

According to the 2013 market analysis completed by RCLCO which was updated in 2015 

market demand exists to support at least 400 beds at the 10-acre site currently occupied 

by two family student housing complexes housing a total of 88 students.   

 

3. Additional Service to be Provided: 

Specific design details such as unit scope, configurations and amenities as well as 

market-derived rental rates will be determined through the competitive RFP process. 

 

Greek Village expansion will also be a potential for this site.  The east end of the State 

Village complex is in close geographical proximity to Greek Village.  At least three but 

no more than five Greek chapter house lots could be configured within the re-

development plan.  Construction of chapter houses on the lots designed into the re-

development would occur when fraternity housing corporations are positioned for 

building a new chapter house.  There are two chapters that could build within 24 months. 

 

4.  Compliance with Campus Master Plan: 

A successful project would support the university’s fall 2015 refreshed Student Success 

Plan, and would be in compliance with the university’s 2015 Design and Master Plan, 

and the updated Residential Life and Dining Services Master Plan (2011-2018). 

 

5. Analysis of Needs Assessment Based on Facilities Utilization Report: 
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The South Edge Parcel Development Opportunity Analysis, by RCLCO (December 

2015), indicates demand for a private, contemporary apartment facility for junior, senior 

and transfer and graduate students, located on-campus and different from any options 

now available in the Brookings rental market. Such a housing option has the potential to 

substantially improve the university’s ability to retain upper-division students.    

 

The RCLCO study further states, “The unique cluster of four potential development sites 

on the corner of campus creates a place-making opportunity for the University.  A cluster 

of diverse uses in this area could drive a transformation of the south edge of campus and 

create a new University gateway.” (RCLCO study, page 5). 

 

6. Location: 

The Project centered on the approximately 10-acre re-development site will be an anchor 

for the re-development of the university’s southeastern campus neighborhood along 8th 

Street bounded on the east by a private apartment complex at 1730 8th St.; on the west by 

University Lutheran Center (1404 8th St.); and on the south by the 1400 block of 7th 

street, 1600 block of 7th street and the 600 block of Faculty Drive.  Additional 

opportunity is provided by the boulevard and the university parking lot north of 8th Street.  

There is additional potential for incorporating SDSU Foundation owned property that is 

in this neighborhood. 

 

7. Reallocation of Old Space if Any: 

The existing State Village (1971 stick-built construction on an approximately five-acre 

site with legislative approval to raze, and is not in the Auxiliary System) and State 

Village (1959 brick construction on an approximately five-acre site that is in the 

Auxiliary System) would be razed preparing the site for re-development.  Off-site 

parking maybe contracted for with the university. 

 

8. Proposed Funding Sources: 

Private capital, a requirement of the competitive RFP process for a project to proceed in 

that the successful private partner:  1) must finance the project construction on a site 

under a ground lease with the university, and 2) must agree to market-based ground lease 

terms and conditions.  Any RFP issued shall clearly state that the university shall not, 

under any conditions release either freshmen or sophomore students required by Board 

policy to live on-campus in university-owned and managed residential life facilities.  The 

university will not be responsible for any financing, construction, maintenance, 

management or operations.  Such will be the obligation of the private partner, as 

determined through negotiations, and codified in the terms and conditions of any 

partnership agreement arising from the RFP process recommended by the project’s 

building committee to the Board of Regents for consideration. 

 

9. Budget for Development of a Plan: 

There will be no cash costs to the university for the RFP process except the possibility of 

retaining a consultant to assist in evaluation and negotiation.  Such costs, if incurred, 

would be funded by Residential Life initially and reimbursed as part of the project costs 
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by any developer awarded the project by the Board of Regents resulting from the 

competitive RFP process. 
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South Dakota State University 
South University Neighborhood Redevelopment Public-Private Contemporary Housing Project 

Preliminary Project Timeline 
April, 2016 

 
May 2016 BOR approves Preliminary Facility Statement 

Building Committee appointed. 

 

May-June 2016  Building Committee finalizes RFP 

 

June 2016   RFP issued 

 

August 2016 RFP responses/Development Proposals submitted (45 days from 

issue) 

 

August – September 2016 Building Committee reviews/analyzes Development Proposals 

Building Committee in communications with ratings agencies 

(Moody’s) to evaluate project and determine “credit impact.” 

 

September 2016 Building Committee selects Development Proposal 

Board approves Proposal and Facility Program Plan  

 

November 2016 Board reviews credit impact and gives final approval of project 

 

January 2017 Building Committee recommends Development Agreement and 

Management Agreement to BOR for approval   

BOR approves Facility Design Plan  

Developer’s Architect and Engineer authorized to proceed  

Authorization to Draft Private Placement Memo (30-45 days)  

   

March 2017   Developer’s Construction Loan Application submitted 

Preliminary Loan Approval Received 

    Appraisal Authorized (6 weeks) 

 

April 2017   Developer Commences Equity Raise (30-45 days) 

    Preliminary Plans Submitted to Building Committee for Review 

 

May 2017 Building Committee recommends plan to BOR 

BOR provides final approval 

Equity Raise Complete and Loan Closing 

Site Demolition 

 

June 2017 Construction Commences (12 – 14 months for construction) 

 

February 2018  Models Available for Showing/Leasing Commences 

 

August 2018   Tenants Move In 
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Proposed Site Layout

Source: Google Maps; RCLCO
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