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This chapter examines important demographic
and regional trends that will affect Yankton as
it plans for its future.  This analysis will exam-
ine the community’s population and demo-
graphic dynamics, including an examination
of the city’s future population composition.  In
addition, it will analyze important regional is-
sues that will affect the quality of the city’s en-
vironment.

DEMOGRAPHIC CHARACTERISTICS

Population History and Characteristics

Population characteristics help to explain the con-
dition of a community.  This discussion will present
important changes in the characteristics and dy-
namics of Yankton’s population.  Table 1-1 exhib-
its historic population growth in Yankton, com-
pared to other regional cities.

Yankton’s early settlement coincided with the  mi-
gration of traders and early settlers along the Mis-
souri River Valley during the mid to late 1800’s.  Its

A PROFILE OF YANKTON
location within the Missouri River Valley provided
excellent farmland and a natural transportation
route.  Yankton has been able to sustain steady
population growth over the past forty years.  This
growth occurred through the 1980’s when cities
like Mitchell and Vermillion both experienced small
population declines.  In fact, the last time Yankton
experienced a population decline was in 1910.

- Yankton’s population grew at a faster rate than the

county during the 1960’s and 1970’s.  This trend has
slowly reversed over the years and by the 1990’s
the total increase within the county was greater
than that within the City of Yankton.

CHAPTER ONE
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- The percentage of population within Yankton County

outside the City of Yankton steadily decreased until the

1990’s when this trend reversed.  In 1960 47% of the
Yankton’s population lived outside the City of
Yankton and reached a low of 34% in 1990.  Dur-
ing the 1990’s this trend began to reverse climbing
back up to 38% in 2000.  This was supported by a
significant amount of development around the lake.

Population Dynamics and Migration

- During the 1990’s Yankton grew by only 6%.  This
increase was equal to that in Mitchell and greater
than Vermillion but was less than all the other re-
maining communities within Table 1.1.
Population change in a town is explained by three
basic factors:

- A comparison of births and deaths.  If more people
are born in a community than die, the population
of the town will increase.  Therefore, a city with
more population in younger age groups (particu-
larly with people in childbearing or family forma-
tion years) will tend to grow.
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- Migration patterns.  During any period in a city’s
life, people move in and out. If more people come to
the city than leave, its population will tend to in-
crease.  A community that is building new hous-
ing may experience significant in-migration, some
of which are residents new to the region, while
others are relocating from surrounding rural com-
munities.

- Annexation.  Annexation of large residential popu-
lations increases a community’s population.

In order to assess the dynamics of Yankton’s popu-
lation during the 1990s, the city’s expected popu-
lation based solely on natural population change
is calculated and compared with the actual out-
come of the 2000 census.

Calculations in Table 1.2 are based on the follow-
ing assumptions:

- Use of a cohort-survival method to develop pre-
dictions. A �cohort� is a group of people of a cer-
tain age range who are evaluated as a unit as
they age together.  Thus, the �cohort� of people
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between age 35 and 39 in 1990 will be counted in
the range from 45 to 49 in 2000.  This method
�ages� a five-year age range of people by com-
puting how many of them will survive into the
next five-year period.  The cohort survival rates
used in this model were developed by the U.S.
Bureau of the Census.

- Birth rates in the region tend to be in the range
of 15 per 1,000 residents.  However, overall birth
rates are related to numbers of people in various
age groups of the population.

The analysis in Table 1.2 would indicate:

- Yankton’s population increased at a more rapid rate

than expected during the 1990’s.  Natural popula-
tion change would have predicted a 2000 popula-
tion of 13,024 or 2.5% over the 1990 population.
The city’s actual 2000 population of 13,528 was
an increase of 6.5% over the 1990 population.  This
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would indicate a slight in-migration during the
1990’s.

- Yankton’s male population grew at a significantly

faster rate thn predicted. Much of this increase oc-
curred among those living in group quarters which
increased by a total of 389 persons.  Over 40% of
Yankton’s population increase occurred among
those living in dorms, nursing homes and in the
prison.  This population will have a negligible ef-
fect on Yankton’s future population, specifically
the city’s future housing demand.  The effect of the
increased prison population is also seen in a male/
female comparison.  The total male population in-
creased by 603 persons while the total female popu-
lation increased by only 222.  However, those liv-
ing within group quarters is still less than 10% of
the total population as compared to Vermillion,
with a large student population, that has over 16%
of its total population living in group quarters.

Further analysis examines the age groups that ac-
counted for the largest share of the city’s popula-
tion change during the 1990’s.  This helps to pre-
dict what the city’s population may look like if
current trends continue into the future.  In addi-
tion, it helps determine the types of services and
investments that will be most important for the city
during the current planning period.

Table 1.3 compares predicted and actual popula-
tion change for each age group in the city.  The
predicted population projects how many people
would be in each age group in 2000 if the city had
experienced neither migration nor population in-
creases caused by annexation.  The variance per-
centage shows how well this prediction agrees with
reality – whether people in a given age group
tended to move into or out of Yankton.
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- Yankton experienced an in-migration among the col-

lege age cohort during the 1990s.  The actual 2000
population indicated an in-migration of 96 resi-
dents between the ages of 20 and 24 years old.  Most
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communities experience an out-migration of this
population.  However, Mount Marty College is able
to attract a number of students within this cohort.

- Yankton’s in-migration among 25-29 year-olds oc-

curred solely among males.  Yankton experienced an
in-migration of 63 persons who were 25-29 year
olds, however closer examination reveals that this
in-migration occurs solely among the male popu-
lation.  There were actually 52 fewer females than
would have been predicted by natural population
change.  Some of this is likely due to an increase in
the prison population.

-Adults in their thirties decreased by 58 persons over

predicted estimates.  The decrease in population
among thirty year olds indicates that as young
adults completed college and began careers they
did not stay or return to Yankton.  The reciprocal
effect is usually a decrease in the number of chil-
dren under the age of 10 but Yankton actually saw
an increase in the number of children in those co-
horts.

-Except for a small drop among those 55-59 years old

Yankton was able to attract those over the age of 45.

This would indicate that those in their 40’s and
50’s were finding housing and jobs that met their
income needs while those in retirement age cohorts
were finding the services that they were looking
for in the city.

Table 1.4 illustrates changes in age distribution for
Yankton.

- The median age of Yankton’s population increased

during the 1990’s, from 33.9 in 1990 to 37.6 in 2000.
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This rise is attributable to a decline in the number
of young adults and an increase among those over
the age of 45.  Adults ages 25-34 made up the great-
est proportional decline within the total popula-
tion, accounting for 12% of all residents in 2000,
compared to 17% in 1990.  At the same time
Yankton’s population between 40 and 59 in-
creased by 40% during the 1990s.  This shift was
supported by an in-migration but also the move-
ment of the baby boom population into these co-
horts.

Like many communities across South Dakota,
Yankton lost young adults to attend college and
begin careers.  Attracting these residents back to
the city was a major issue identified by the com-
munity and necessary to facilitate continued popu-
lation growth.

In summary, Yankton’s age distribution indicates:

- Yankton continues to attract older adults through
its health services and housing options.

- Yankton has been unable to attract young adults
back to the city after attending college or establish-
ing careers.

- Yankton’s young adult population has been some-
what influenced by the prison system, a popula-
tion that is unlikely to figure into the future popu-
lation growth of the city.

Population Projections
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Population Dynamics
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Projecting the future size and makeup of Yankton’s
population helps predict the future demographic
character of the town.  This is critically important
for the city’s planning and policy decisions regard-
ing future investments and growth.

Future population for Yankton is forecast by:

- Basing population forecasts on 1990 Census sta-
tistics for age distribution.  As before, the cohort
survival method is used to project population,
utilizing birth and death rates developed by the
Bureau of the Census and the National Center
for Health Statistics.

- A migration model has been utilized to demon-
strate what likely occurred during the 1990’s.
Table 1.5 displays this model with a base (0%)
population forecast and a +4% migration sce-
nario, similar to what actually occurred during
the 1990’s.  The table also displays a second
method for predicting Yankton’s future popula-
tion through an annual growth rate of 0.6%, again
similar to what actually occurred during the
1990’s.

The experience of the 1990’s indicates that Yankton
was unable to attract young adults in their thirties
to the city but was able to attract residents over the
age of 45.  If the city provides opportunities for
economic growth, desirable residential sites, and
high quality education and medical support ser-

vices, it should be able to attract additional young
adults and sustain those transitioning from middle
age to retirement.  Because the community has set
a goal to attract additional young adults the more
aggressive 0.6% annual growth rate will be uti-
lized for planning purposes. This means a 2010
population of 14,362 and a 2020 population of
15,247.

Potential growth in Yankton could exceed present
trends.  Yankton may grow well beyond these pro-
jections because of its environment, the amenity of
its “small town” qualities, and the reputation of
the community as a center for learning and cul-
ture.  The continued development of the lake area
to the west and industrial development to the east
of the city may produce additional employment
opportunities.  Under such an alternative future
development scenario, the city’s future population
growth could accelerate.  The Yankton Plan land
use concept accommodates this potential by des-
ignating growth centers in the west, southwest and
east parts of the city that can be developed follow-
ing traditional town-building principles to meet
future growth demands.
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Economic Characteristics

Employment

Yankton’s economy is based on local employment
opportunities within the sales, office and manage-
ment occupations.   In 2000 most residents worked
within the city, or at sites just outside the city with
a mean travel time to work of 12.5 minutes.  This
section examines various economic characteristics
and dynamics of Yankton’s population.  Table 1.6
is a review of the city and county’s occupational
make-up in 2000.

- Yankton city and county residents are more likely to be

employed in sales and office occupations.  The educa-
tional, health and social services offered within
the community play a significant role in the em-
ployment make-up of the city.  These same indus-
tries also play a significant role in the higher per-
centage of residents employed in management and
professional occupations.
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- Yankton residents are least likely to be employed in

construction and farming occupations.  Despite the
agricultural base of the county or the influence of
Lewis and Clark Lake few city or county residents
are employed in these occupations.

Income

Table 1.7 displays 2000 income distributions for
Yankton, Yankton County, and South Dakota.

- In comparison to other areas, Yankton contains a larger

number of lower income residents.

In 2000, Yankton’s median income was estimated
at $31.843, which is lower than the county and the
state as a whole.  The largest percentage of
Yankton’s households earn between $15,000 and
$24,999, while the largest percentage of county
households earn between $35,000 and $49,999.

- Yankton has fewer households in the highest income

brackets as compared to the county and state as a whole.

- Over 20% of Yankton’s households earn less than 50%

of the state’s median income.

Yankton’s income distribution and employment
characteristics suggest that many of the profes-
sional and managerial workers earning higher in-
comes live outside the city limits.  Future residen-
tial development should attract these higher in-
come earners back into the city while providing
affordable housing opportunities for the signifi-
cant number of households earning below the state-
wide median.  Economic development efforts
should be concentrated on continuing to attract
professional and managerial sector but also draw-
ing in additional jobs in the manufacturing and
service sectors.

Economic Characteristics
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Yankton should provide quality areas to accom-
modate future growth. Growth should be man-
aged and directed to areas that will strengthen
and unite the community.

Yankton’s ability to grow and evolve is vital to its
future.  Overall city policy should encourage qual-
ity growth and assure that adequate land is avail-
able to accommodate anticipated development.
During the last forty years, the city has grown at a
steady rate, encouraged by community quality, city
policy, good transportation connections, and the
strong recreational and environmental asset of
Lewis and Clark Lake.  New residential develop-
ment has generally expanded to the north and west
of the base of the traditional town, while commer-
cial growth has tended to extend north along Broad-
way.  Although not within Yankton’s city limits,
lake-related residential development generally
along the Highway 52 corridor is also a signifi-
cant part of the area’s development picture. Dur-
ing the last forty years, physical expansion has

CHAPTER TWO

GROWTH AND LAND USE
AN ASSESSMENT OF LAND USE NEEDS AND POLICIES

been accompanied by moderate population
growth.  These historic trends suggest that steady,
moderate growth will continue to occur during the
time horizon of this plan.

This section of the Yankton Plan considers growth
and land to accommodate development projec-
tions for the next twenty years.  It places these
needs within the context of a development con-
cept with implementing policies, to assure that
growth is managed and works to the long term
benefit of the city.  Market trends will create de-
mands for new housing in Yankton and the sur-
rounding area, and in some cases, existing hous-
ing stock will leave the city’s inventory through
both public action and private development.  New
population and changing trends will also gener-
ate demand for new or changing commercial de-
velopment, while economic development efforts
will result in demand for new employment areas
with changing needs.  This chapter will quantify
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these demands, establishing the basic program for
growth in Yankton during the next twenty years.

At the same time, Yankton has the ability to shape
rather than merely respond to these growth de-
mands.  Development should not occur randomly,
and its past management has contributed to the
quality of the city. Such features from different pe-
riods like the divided boulevard of Douglas Av-
enue, the Mulberry Street Residential Historic Dis-
trict, the public riverfront, neighborhoods overlook-
ing the river valley, the historic downtown district,
and, more recently, Hillcrest Golf Course, Summit
Activities Center, Willow Ridge, Fox Run, and the
Auld-Brokaw Trail all add special distinction to
Yankton.  The continued quality of the city is im-
portant to future marketing and expansion efforts,
and new development can help define that qual-
ity.  Thus, growth should be directed to and en-
couraged in areas that meet such crucial objectives
as the building of a unified city.  New growth cen-
ters should be part of a coordinated policy leading
to a stronger community.

This section presents a strategy to guide the city’s
growth over the next two decades.  This strategy is
based on the premise that new growth is critical to
Yankton’s success as a community and that physi-
cal expansion of the city’s infrastructure, public
facilities, and community services should be de-
signed to serve growth efficiently.

GOALS

This chapter considers existing land use charac-
teristics in Yankton and projects the amount of
additional land that will be needed to achieve the
target population of over 15,000 within twenty
years.  It also identifies the growth areas that will
experience significant development during the next
twenty years.  In considering land use needs,
Yankton should:

•••••Direct growth to areas that can be efficiently

served by infrastructure and utilities.

•••••Assure that new development creates the great-

est advantages for maintaining and enhanc-

ing the character of the city.

•••••Encourage the conservation of the existing

neighborhoods and housing supply.
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LAND USE ANALYSIS

This section describes land use characteristics and
trends that will help determine the amount of land
needed to accommodate future development in
Yankton.  In addition, it will project the
community’s probable housing demand and resi-
dential land requirements for the next twenty years.

EXISTING LAND USE

The Existing Land Use Map and Table 2.1 summa-
rize current land uses in Yankton based on a 2002
field survey.  In addition to providing acreage and
percentage distributions by general land use cat-
egories, the surveys provide detailed information
on specific uses.  Table 2.2 compares land use in
Yankton with comparable non-metropolitan com-
munities in Iowa and Nebraska.  These compari-
sons include Ogallala, Beatrice and Norfolk Ne-
braska and Ottumwa, Iowa.  Although Ogallala is
considerably smaller than Yankton, it is also lo-
cated near a major multi-use lake (Lake McCon-
aughy) that generates significant development de-
mand outside of the city limits.  Beatrice, Nebraska
is about the same size as Yankton and is located
about the same distance as Yankton from a major
metropolitan center (Lincoln, Nebraska).  Ottumwa
is a little larger but a community with a strong
river history.  Finally, Norfolk’s nearness to
Yankton provides a more regional comparison.  A
comparison of Yankton’s land use distribution
with that of other communities offers additional
insights into the city’s growth patterns and its func-
tional specializations.

Residential Uses

Residential uses make up the second most perva-
sive land use within the city of Yankton.  Residen-
tial uses take up the most land area in most com-
munities; however, Yankton devotes an unusually
large amount of land to civic (public and nonprofit)
uses.  Most Yankton’s residential land is in single-
family development.  Multi-family and duplex de-
velopments account for 8% of the residential land
in the city, mostly located in the newer parts of the
city north of 10th Street.  Mobile homes and resi-
dential estates make up the smallest proportion of
residential land within the city.  However, these
uses are more significant in the region around
Yankton, and have a strong orientation to Lewis
and Clark Lake.  Very low-density residential de-
velopment in the vicinity of Yankton uses almost
as much land as urban residential development
within the corporate limits, yet accommodates a
far smaller population.

Compared to other communities Yankton main-
tains a relatively compact residential development
pattern.  Compactness is measured by number of
acres of residential land per 100 people.  Our expe-
rience indicates that communities with less than 8
acres per 100 people display relatively compact,
efficient development patterns; communities be-
tween 8  and 10 acres per 100 fall within a middle
range,  while cities over 10 acres per 100 people are
relatively dispersed. At 7.5 acres, Yankton rates as
a compact town, rather similar to neighboring
Norfolk.   This relative land efficiency is generated
by a compact city grid, contiguous development
patterns, and relatively few geographic obstacles
to development within the current corporate lim-
its.  External constraints, such as the Missouri River
on the south and flood-prone and poorly drained
areas on the east, also tend to encourage compact,
contiguous development.

Land Use Analysis
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Yankton’s traditional residential core generally is
contained by Burleigh Street, 15th Street, Summit
Street, and the Riverfront, although some newer
development occurs within this perimeter.  Older,
small-lot development also continues along the
Broadway corridor as far north as 21st Street.  In
Yankton and comparable communities, substan-
tial development occurred from the end of World
War II through about 1980, and is evidenced by
larger average lot sizes and more curvilinear or
irregular street patterns.  This development oc-
curred to the north and east of the established town,
and filled in areas to the west, to Summit Street.
Contemporary residential development has oc-
curred in the northeast sector, north of 21st and
east of Douglas Avenue; on the west edge of the
city, bounded by West City Limits Road; and in the
extreme northwest part of the community in the
Fox Run area.  Hillcrest, Fox Run and Willow Ridge
are recent residential developments, Hillcrest and
Fox Run are both strongly related to golf courses.

Commercial Uses

About 6.2% of Yankton’s developed land is found
in commercial and office developments.  Most of
this development occurs within the downtown and
along the Broadway (Highway 81) and 4th Street
(Highway 50) corridors.  Yankton’s historic down-
town developed near the river, and is generally
focused between 2nd, 4th, Douglas, and Broadway.
While 3rd Street is the district’s principal spine, its
relatively rectangular shape and commercial ori-
entation to north-south streets keeps overall walk-
ing distances manageable and has contributed to
the long-term viability of the area.

US Highway 81 or Broadway emerged as
Yankton’s major north-south trafficway, linked as
the Meridian Highway through the center of the
nation, although the Missouri River crossing at
the historic Meridian Bridge is offset two blocks to
the east.  Because of its regional role, Broadway
emerged as Yankton’s primary auto-oriented com-
mercial corridor.  A “strip” pattern of commercial
development extending ½ block east and west of
the road pervades north of 8th Street to 21st Street.
This pattern of shallow commercial frontages is
typical of early post-war development.  From 21st

Street north, commercial depth increases substan-
tially.  This area includes larger strip centers,
Yankton Mall, the Hy-Vee development, and a va-
riety of retail, service, and hospitality uses, and
has experienced some recent redevelopment.

Other commercial settings include:

•The East Highway 50 corridor.  Highway 50 east of
Burleigh Street is primarily an industrial and ser-
vice corridor, but includes substantial commer-
cial uses.  These including lodging and hospital-

Land Use Analysis
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ity, equipment sales, automobile-oriented devel-
opment, and some office uses.

•Fourth Street.  Highway 50 through the city be-
comes 4th Street between Burleigh and Summit
Streets and acts as the north edge of the city cen-
ter.  The street also accommodates commercial
and office development along this segment, mixed
with older residential areas.

•8th Street/Highway 52.  Eighth Street becomes High-
way 52 west of Summit Street and serves as the
primary link between Yankton and the lake.  Be-
tween Summit and West City Limits Road, are
commercial and office uses that are related to the
adjacent Avera hospital complex and Mount
Marty College.  West of City Limits Road, the cor-
ridor accommodates lake-related commercial de-
velopment and services.

seitinummoCrehtOdnanotknaY:esUdnaLevitarapmoC:2.2elbaT

aerAdepoleveDfo%

2002notknaY 1002alallagO 0002ecirtaeB 0002awmuttO 9991klofroN

laitnediseR %52 %72 %43 %44 %04

laicremmoC %6 %7 %5 %5 %01

lairtsudnI %7 %6 %5 %6 %4

civiC %92 %11 %32 %9 %01

ceR/skraP %41 %4 %6 %21 %8

noitatropsnarT %81 %64 %62 %52 %82

aerAdepoleveDlatoT %001 %001 %001 %001 %001

elpoeP001repsercA

2002notknaY 1002alallagO 0002ecirtaeB 0002awmuttO 9991klofroN

laitnediseR 05.7 75.01 12.9 10.11 46.7

laicremmoC 38.1 58.2 83.1 42.1 97.1

lairtsudnI 21.2 62.2 24.1 14.1 37.0

civiC 17.8 81.4 12.6 42.2 58.1

ceR/skraP 61.4 57.1 17.1 78.2 35.1

noitatropsnarT 92.5 30.81 70.7 13.6 43.5

aerAdepoleveDlatoT 16.92 46.93 00.72 32.52 88.81

Sources: The Ogallala Plan, 2002; The Beatrice Plan, 2001; The Ottumwa Plan, 2001; The Norfolk Plan, 2001; RDG

Crose Gardner Shukert, 2002.



 Chapter Two ... 21

Commercial area per 100 people can provide a
rough measure of the adequacy and extent of retail
development in a community.  In our experience, a
non-metropolitan city with a healthy commercial
market will display between 1.5 and 2.0 acres of
commercial use per 100 residents.  This factor may
drop for cities with exceptionally strong downtown
districts or for historic towns with a large amount
of compact, pedestrian-oriented retailing.  At 1.83
acres per 100 people, Yankton fits squarely within
this range and is comparable to Norfolk, a major
retail regional center.

Industrial Uses

Yankton has significant industrial areas both in
and out of its corporate limits.  Substantial indus-
trial use, as well as agricultural uses with indus-
trial impact, developed along the East Highway
50 corridor east of the Burleigh Street intersection.
This growth is influenced by both the highway,
with its direct link east to Interstate 29, and the
railroad corridor.  To the west, older industrial uses
developed along the riverfront, most notably be-
tween Riverside Drive and 3rd Street.  These uses
include significant agricultural industries, but have
contracted during recent years.  One of the largest
industrial installations, the Gurney Seed complex,
is now vacant and is owned by Yankton Area Pro-
gressive Growth.

Industrial uses also parallel the railroad corridor
along 8th Street through the center of the city, and
continues as the railroad turns northwest as it
crosses Broadway.  A substantial new industrial
corridor is developing between 21st and north of
23rd Street between Green Street and West City Lim-
its Road.  Industrial development is also occurring
at locations around the airport and in locations
along West Highway 52.

Yankton’s quantity and intensity of industrial de-
velopment within the city is comparable to other
cities in the sample presented by Table 2.2.  Some
communities (including Norfolk and Beatrice) may
appear unusually low in these measures, because
major industrial parks for each city are located
outside of city limits.

Civic Uses

Yankton includes an unusually large amount of
land in public and non-profit civic uses, making
this category the largest land use within the city.
Yankton’s large civic institutions, including the
Avera Medical Center, Mount Marty College and
associated uses, the federal corrections center,
Yankton Municipal Airport, Fox Run and Hillcrest
Golf Courses, city parks, schools, and other uses,
account for the over 1,000 acres of land within the
city.  The role of these large civic institutions, in-
cluding the South Dakota Human Services Center
just outside the city limits, is also reflected by the
large number of residents employed in education,
health and human services occupations.

Park and recreation development within the city is
also significantly higher than many of these other
communities.  A closer examination of the city’s
park facilities and service standards relating to
overall population is presented in Chapter 4 A
Recreation Lifestyle.

Land Use Analysis



22 ... Chapter Two

Growth and Land Use

LAND USE TRENDS

Land use surveys for the city were completed dur-
ing a previous comprehensive planning process,
conducted in 1986.  While differences exist in meth-
ods of collecting, tabulating, and interpreting field
information, we can draw general conclusions
about changes in the city’s land use patterns and
distributions over the past decade and a half.

Tables 2.3 and 2.4 summarize the evolution of land
use in Yankton during this period.  The most sig-
nificant changes during this period include:

- Significant annexation and conversion of vacant/ag-

ricultural land into developed land.

- Park and recreation services to the city.  In 1986,
Yankton had less than one acre of land devoted
to park and recreation for every 100 residents.
The traditional rule of thumb suggests 1 acre per
100 people (or 10 acres per 1,000) as a typical
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community standard.  Subsequent development,
most notably the development of Fox Run Golf
Course, has increased this to 4.16 acres per 100
people.

- A decrease in overall density within the city.  Yankton
now has 29.6 acres of urban land per 100 resi-
dents, compared with 22.55 acres per 100 in 1986.
This reflects a greater dispersion of uses, lower-
density residential and commercial development,
and growth of relatively space intensive uses like
golf courses and adjacent development.

-  A significant increase in residential land with expan-

sion of city infrastructure to open up new opportuni-

ties during the 1990s.  Between 1986 and 2002,
Yankton converted about 20 acres of land to resi-
dential uses annually.

- Conversion of almost 28 acres annually for civic uses.

This significant increase reflects the development
of the new High School and Summit Activity Cen-
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ter, and Fox Run Golf Course.  In addition, the
Federal Prison Camp opened on the site of the
former Yankton College after the completion of
the 1986 comprehensive plan.

- The decrease in total amount of vacant and agricul-

tural land within city limits would indicate a fairly

efficient land use pattern.  Although the city added
over 900 acres within its city limits in the 16-year
period it was able to continue to develop vacant
land located within the city.
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Construction Activity, 1992-2001

The 1990s experienced strong growth as new ar-
eas opened up to residential development.  As eco-
nomic growth continued through the decade, resi-
dential construction also experienced an up-swing.
As illustrated in Chart 2.1 the market has fluctu-
ated  below its 1998 peak, but has remained above
the low in 1995.  The entire period represents about
70 new residential units annually, including new
assisted living units for older adults.  This level of
building activity was adequate to meet the city’s
needs during the period and accounted for a
healthy 6% vacancy rate in 2000.
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Chart 2.1: Yankton Residential Building Permits
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Source: The City of Yankton, 2002

Land Use Trends
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LAND USE PROJECTIONS

This section will examine future development de-
mand for the city based on population projections
laid out in Chapter 1.    This forecast uses a 2020
projected population of 15,247 and existing land
use ratios to determine the future needs of the com-
munity.  Table 2.5 includes calculations of  the pro-
jected twenty-year housing demand based on this
population target.  The analysis is based on the
following methods and assumptions:

- To project annual demand,  the number of units
needed in a given year (number of households
plus projected vacancy rate) is compared with
the number of units available during that year
(housing supply during the year less the units
that leave the housing supply and must be re-
placed).  Twenty-year demands are based on
multiples of the five-year demand.

- Household size in Yankton is expected to decrease
minimally during the twenty-year period from
2.27 in 2000 to about 2.17 people per household
in 2020.  This continues the trend toward some-
what smaller households experienced since 1980.

- The city’s non-household population (people in
student dormitories, institutions, groups quar-
ters, or nursing homes) does not produce a de-
mand for conventional housing units.  These fore-
casts assume that the non-household population
will make up the same proportion of the popula-
tion in the future as in 2000 (about 9.8%).

- Yankton’s current vacancy of 6.64% will remain
constant during the planning period.

- The projection model assumes a replacement need
of 50 units per decade, compensating for hous-

ing  lost to demolition, redevelopment, or conver-
sion to other uses.  This rate is comparable to
other communities of similar size.

In 2000, about 60% of Yankton’s housing units were
owner occupied.  While single-family detached
units will remain dominant, future housing trends
suggest that:

- Higher-density housing forms that maintain
single-family characteristics (single-family at-
tached and townhouse configurations) will grow
in popularity, accommodating an aging “baby-
boomer” and empty-nest population.  Yankton
has begun to experience this trend in some newer
developments in the northern part of the city.

- A significant part of affordable housing develop-
ment will be in  townhouse and multi-family con-
figurations.

- Mobile homes will be a relatively small compo-
nent of Yankton’s housing supply.  Manufactured
housing on permanent foundations is categorized
as single-family housing.

Based on these projections and trends there will be
a cumulative demand of 1,068 residential units
during the next twenty years, or an average an-
nual rate of 53 units.  This is a slower rate then the
city experienced during the 1990s.  However, the
city’s numbers include assisted living units, which
are not part of the conventional housing units that
are being calculated here.  Also, after a decade or
more of stagnant housing development, the 1990s
were an exceptional decade for the city and might
be difficult to maintain during the early portion of
the new century.
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Required Residential Area

Residential land projections estimate the amount
of land that will be needed to accommodate growth
during the next twenty years.  Projections are based
on the following assumptions:

-Typical gross densities will be 3 units per acres
for single-family, 6 units per acres for attached
housing and 12 units per acres for multi-family.

-Land designated in the land use plan for residen-
tial development over a twenty-year period should
be about twice the area that new growth actually
needs.  This is necessary to preserve competitive
land pricing.

Table 2.6 presents the amount of new area that will
be required for additional development.  Annual
actual absorption of residential land will be in the

0202-0002dnaLlaitnediseRderiuqeR:6.2ELBAT

0102-0002
fo%

dnameD
stinU

ytisneDssorG
)A/ud(

sdeeNdnaL
detangiseD
)2x(dnaL

dehcateDylimaFelgniS %07 973 3 2.621 252

dehcattAylimaFelgniS %01 45 6 0.9 81

ylimaf-itluM %02 801 21 0.9 81

latoT %001 145 3.441 982

0202-0102

dehcateDylimaFelgniS %07 114 3 0.731 472

dehcattAylimaFelgniS %01 95 6 8.9 02

ylimaf-itluM %02 711 21 8.9 02

latoT %001 785 5.651 313

0202-0002latoT 821,1 103 206

Source:  RDG Crose Gardner Shukert, 2002

Land Use Projections



26 ... Chapter Two

Growth and Land Use

range of 15 acres annually.  Using the rule of desig-
nating land at a rate of two times the “hard de-
mand”, this suggests a total reservation of land for
residential development of about 602 acres over
the twenty-year planning period.

Commercial Development

This plan does not include a comprehensive retail
market analysis.  However, probable development
needs and the plan’s overall policy of encourag-
ing appropriate development suggests that
Yankton will require new commercial space dur-
ing the next twenty years.  Three methods can be
used to help project commercial land needs:

- A population service relationship.  This method re-
lates commercial growth to population projec-
tions.  It assumes that the absolute amount of
commercial land per 100 people will remain rela-

tively constant and that new commercial devel-
opment will grow in proportion to population
growth.

- Residential use proportion.  This assumes a con-
stant relationship between the amount of land
used for residential and commercial purposes,
thereby relating commercial growth directly to
residential development rates.

- A Straight line trend analysis, assumes that the
amount of land absorbed annually in the past
will continue into the future.  A weakness in this
method is its assumption that the last sixteen
years experience is a good predictor of future
needs.

Table 2.7 compares the results of these three meth-
ods, suggesting a need for between 32 and 84 acres
of commercial land during the next twenty years.
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In order to provide alternative sites, the land use
plan should designate 1.5 times the hard demand
for commercial land.  If the middle projection is
utilized than the city should designate approxi-
mately 110 acres of land for future commercial de-
velopment.

Industrial Development

The need for industrial land is not directly related
to population growth, making it much more diffi-
cult to predict.  A single major corporate decision
can dramatically increase (or decrease) the pro-
jected industrial demand in a community.  In addi-
tion, a decision by the city to pursue industrial
development aggressively can affect industrial land
needs.

However, the projection methods used to predict
commercial demand may also be used to approxi-
mate industrial needs.  A straight-line trend analy-
sis is not a reliable indicator of industrial demand.
New industry may also be attracted to sites along
East Highway 50, providing easy access to city

Source: RDG Crose Gardner Shukert, 2002
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services and good rail and road transportation.
These sites are outside Yankton’s current city lim-
its but within a reasonable distance for annex-
ation.

Table 2.8 below calculates additional industrial
land needs within the city.  Based on population
and residential use proportion methods described
above, Yankton should absorb between 37 and 80
acres of new industrial land.  In order to provide
maximum flexibility, the land use plan should des-
ignate about three times the “hard demand” for
industrial use.  Assuming that the midpoint of these
two methods is a reasonable 20-year calculation,
Yankton should provide at least 175  acres of in-
dustrial and business park land.

Land Use Projections
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DEVELOPMENT PRINCIPLES AND THE
LAND USE PLAN

This section presents land use strategies that will
enable Yankton to plan successfully for projected
growth and respond to the pressures of internal
land use change and external developments.  Over-
all development patterns should reinforce the func-
tional and aesthetic values and traditions of the
community, even as new development extends out
into the surrounding landscape. New development
should be designed to provide a high degree of
pedestrian and vehicular mobility.  In addition,
Yankton’s growth program should take maximum
advantage of existing resources and community
characteristics.  Features that form a strong foun-
dation for community planning include:

•A high degree of connectedness. Much of Yankton is
connected by a grid of collector and local streets,
making it relatively easy to move from one neigh-
borhood to another.  The grid is interrupted by
the railroad and Marne Creek, but development
policy has generally been able to preserve street
connections into new areas.

•The Missouri Riverfront.  Yankton is a river town,
situated along an exceptionally beautiful and
historic stretch of the Missouri River.  Riverside
Park, east of Walnut Street, and Paddlewheel Point
on the eastern edge of the city provide excellent
public river access.   To the west, a bluff marks the
riverfront, and with both houses and the Avera/
Mount Marty campus on the crest.  The bluffline
continues northwest and generally follows a line
between Highway 52 and West 11th Street.  The
historic Meridian Bridge, scheduled for replace-
ment by a new highway 81 bridge on the Broad-
way alignment, is a major symbol of Yankton’s
downtown waterfront.

•An historic downtown.  Yankton’s downtown is a
diverse and active area, covering about eight
square blocks.  The district underwent an attrac-
tive streetscape revitalization program in 2000,
and maintains a good combination of businesses
and services.

•Historic residential districts.  Yankton’s corridor of
historic neighborhoods, generally following
Mulberry Street and Douglas Avenue from 4th to
15th Streets, provides the city with a superb cen-
terpiece and in many ways defines its housing
stock.  Both principal streets of this corridor also
have special distinction.  Douglas is a divided
boulevard that is designed for low-speed, resi-
dential traffic, while Mulberry has an attractive
quality that has led to its designation as a major
pedestrian and bicycle route by the City.  The
former Yankton College campus, now a federal
correctional facility, has manicured and well-
landscaped grounds that enhance the quality of
surrounding historic neighborhoods.
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•Marne Creek and the Auld-Brokaw Trail.  The mean-
dering Marne Creek has always been a major fac-
tor in the center of Yankton.  Its influence has not
always been positive – the creek has historically
been flood-prone and much of its surrounding
land has been overgrown and poorly maintained.
However, a series of dramatic public investments
are making this creek corridor a key quality of life
asset for Yankton.  This process started with the
Marne Creek flood control project, which con-
trolled creek flooding and developed a series of
attractive flood control structures and bridges.
Between 2000 and 2003, the generosity of Yankton
natives Tom and Meredith Brokaw and the work
of the City and citizens of Yankton developed the
Auld-Brokaw Trail along the creek.  This unique,
multi-use trail connects the Missouri Riverfront
with the Summit Activities Center along the
Marne Creek corridor.  This lighted urban trail
will open the creek corridor to public use and
enjoyment and connect many of the city’s neigh-
borhoods and attractions with one another.  The
Rotary Nature Area, planned along the south side
of the trail east of Burleigh Street, will create an
environmental garden from a currently unused
open area.  These and other enhancements will
make Marne Creek into a central commons for
the city.

•Summit Activities Center and Yankton High School/

Yankton Arboretum.  An unusual partnership of
school district, city government, and private
charitable sector has produced this special com-
munity activity center in the western part of the
city, between Summit Street, Kellen Gross Drive,
15th Street and 21st Street.  The Summit Activities
Center combines the city’s high school, perform-
ing arts center, recreation center, and meeting fa-
cility under one roof, creating an intense focus
for community life.  This center is strengthened

by the development of the adjacent Arboretum,
and provides a bridge between established resi-
dential areas and new development on the west
side of the city.

•Avera Hospital/Mount Marty College.  The adjacent
hospital and college campuses, defined by High-
way 52 and a bluff overlooking the Missouri River,
are major community resources as well impor-
tant physical landmarks.  Westside Park and the
Dakota Territorial Museum, across Summit Street
from the hospital and college campuses, estab-
lish another signature green space for Yankton.

•Lewis and Clark Lake/Gavins Point Dam.  While out-
side of the city, the lake is clearly a critical recre-
ational, environmental, and economic resource.
The lake is less than four miles from the city and
is connected to it by both bicycle path and High-
way 52.  As such, it is quite literally a municipal
recreation area.

In light of growth trends, development projections,
and community assets, Yankton’s  growth program
should:

The Land Use Plan
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− Designate growth areas for residential develop-
ment, designed to provide the appropriate
amount of land for urban conversion.

− Use existing subdivision plats and infrastruc-
ture investments as first priorities toward meet-
ing the city’s development needs and objectives.

− Ensure that new development maintains conti-
nuity and linkages among neighborhoods.

− Encourage adequate commercial growth to re-
spond to potential market needs in Yankton.

− Provide adequate land to support economic de-
velopment efforts that capitalize on Yankton’s
historical and environmental attractions, and ex-
cellent transportation access.

−Maintain development patterns in lower density
areas that conserve the natural landscape and
preserve the long-term growth prerogatives of the
city.

−Prevent or discouraged uncontrolled development
that can siphon energy and investment away from
already established areas without adding to the
city’s net economy.

−Use Yankton’s special city assets and features to
best advantage in framing the character of exist-
ing and new neighborhoods.

The components of this program include:

•ADEQUATE LAND SUPPLY AND
DEVELOPMENT POLICY ZONES

� COMPACT DEVELOPMENT PATTERN
� GROWTH CENTERS
� USE OF SMART GROWTH TECHNIQUES
� MIXED USE URBAN CORRIDORS
� COMMERCIAL NODES
� INDUSTRIAL GROWTH AREAS
� RIVERFRONT GROWTH AND

REDEVELOPMENT
� TRANSPORTATION AND GREENWAY

LINKAGES
� LAND USE REGULATION TO IMPLEMENT

POLICY GOALS

Each component of land use policy is described
below.  The Development Concept Plan illustrates
the principles applied to new development areas
or special policy districts within the established
city.  The Land Use Plan maps the concepts pre-
sented in these policies and recommendations.
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ADEQUATE LAND SUPPLY AND
DEVELOPMENT POLICY ZONES
Yankton should anticipate providing enough land for

new development to accommodate an annual growth

rate of nearly 1% to the year 2020, corresponding to a

population of about 15,500.  However, the long-range

land use plan should plan for the phased development

of the area within the city’s urban area.

The land use forecasts in this section present the
amount of land needed for residential, commer-
cial, and industrial uses to accommodate a nearly
1% annual growth rate for Yankton.  In an era of
declining household size because of aging and
establishment of new, small households by the
children of “baby boomers,” maintaining this popu-
lation growth rate will produce a substantial in-
crease in the number of households, generating
substantial demand for new development.

The proposed land absorption approximates de-
mand closely enough to allow managed growth,
while providing adequate choices of sites to po-
tential developers.  The Yankton Land Use Plan
proposes six development policy zones, imple-
menting the principles of managed growth dis-
cussed previously in this section.  These zones cor-
respond generally to phasing and the types of in-
frastructure investments necessary to provide ur-
ban services.

• The Existing Urbanized Area, corresponding to the
built-up portion of Yankton.  This area provides
opportunities for infill development and, in some
situations, for upgrading or evolution of develop-
ment patterns.  Significant vacant sites that are
surrounded by existing development, or areas that
have been subject to preliminary platting, are also
included in the Urbanized Area development zone.
Thus, Fox Run’s residential component, although

only partially developed, is considered part of the
urbanized area.

• An Urban Development Zone.  This area corre-
sponds to the projected land needs in Yankton for
the next twenty years, with the multipliers dis-
cussed earlier (2x for residential land, 1.5x for com-
mercial development; and over 3x for industrial
development).  These areas can be feasibly pro-
vided with urban services.  The specific growth
centers for urban development are presented later
in this section.  All development that occurs within
the Urban Development Zone should be furnished
with urban services.   Except in exceptional cir-
cumstances, no developments should occur in
these areas that are served by individual water
supply and septic systems.

• An Urban Reserve Zone.  This corresponds to ar-
eas within the Yankton urban area that can be pro-
vided with city services, including sanitary sew-
ers in the long term, but are unlikely to experience
development until after the year 2020.  These ar-
eas, representing Yankton’s direction for long-term
growth, should generally be preserved in current
agricultural and open space use, with extension of
urban services programmed in the future.  Any
development that occurs in this area should be
designed to avoid conflicts with future urban
growth.

• Highway 52 Corridor Special Development District.

Significant lake-oriented development has oc-
curred naturally along Highway 52 between the
Yankton city limits and Crest Road (Gavins Point
Dam).  The typical development pattern has in-
cluded higher-end residential development in the
bluffs north of Highway 52, commanding river and
lake views; more modest residential development,
including mobile home developments, in the val-
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ley flatlands south of the highway; and commer-
cial development at various locations along the
road corridor.  Lake-related development will be a
continued market during the next twenty years,
although the extent of this growth will depend on
the future health of the lake itself.  In addition, the
extension of sewer and water utilities along the
Highway 52 corridor is also an emerging issue.
As a result, this area warrants attention as a spe-
cial development district, involving cooperative
city and county development policy and planning.

• Rural Development Zone.  These areas are located
in the Yankton jurisdiction, but are unlikely to re-
ceive urban services during the foreseeable future.
Within these areas, appropriate uses include lim-
ited agricultural uses and rural estate development.
Large lot rural subdivision should make maximum
use of conservation design techniques, which per-
mit clustering or use of smaller estate lots in ex-
change for maintenance of substantial areas of com-
mon open space.

New development in Yankton should be focused
in those areas designated by the Land Use Plan
and should generally follow a phasing program
that encourages use of existing infrastructure.
Such a disciplined approach will help to insure
cost-effective, efficient land use patterns that maxi-
mize the benefits of development to the commu-
nity by taking advantage of existing investments.
Additionally, development should occur within the
context of the transportation and open space frame-
work presented in this plan.

COMPACT DEVELOPMENT PATTERN
Yankton should encourage compact growth that gener-

ally grows incrementally from previously developed

areas.

A city that is more dispersed and decentralized
costs more to serve.  A very low-density city re-
quires more feet of sewer, water line, and street,
with both higher operating and maintenance costs
to serve a specific population than a more com-
pact, efficient city.  In addition, a decentralized
pattern spreads out public safety services, requir-
ing higher costs to maintain acceptable response
times.  Yet, citizens  rarely associate high taxes and
public operating costs with decentralized devel-
opment patterns.  When municipal resources are
limited, cities simply cannot afford a high degree
of decentralization and its consequent inefficien-
cies without substantial and unattractive trade-
offs.  Yankton in the past has displayed an effi-
cient and economical development pattern, evi-
denced by its relatively small ratio of residential
acres per 100 residents.  The city should generally
maintain this economic ratio by:

- To the greatest degree possible, defining and chan-
neling growth into development areas contigu-
ous to existing or planned infrastructure, exist-
ing developments, and with street patterns con-
sistent with the city development concept.

- As these areas develop, encouraging growth in
areas where infrastructure can be extended at rela-
tively moderate costs.

- Encouraging residential developments that build
from existing community investments.  The city
should encourage growth that uses existing sani-
tary sewers or takes advantage of improvements
which can have multiple benefits. Additional
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growth adjacent to remote developments on the
edges of the city’s urbanized area must be con-
tiguous to existing subdivisions and should not
exceed the carrying capacity of planned infra-
structure.  Major resources on the current edge of
the city, such as Summit Activities Center and
Fox Run Golf Course, should be the nuclei of in-
cremental new development areas.

- Limit outlying development in areas at odds with
the city’s development policies.   Yankton city
and county should work together to discourage
the expansion of urban density residential, com-
mercial, or industrial development beyond areas
served by existing or potential sewer extensions
except when identified for conservation devel-
opment.

GROWTH CENTERS
Yankton should establish a framework of growth cen-

ters connected to one another by collector streets and

greenways, designed to create better neighborhoods and

improved linkages.

The Development Concept is designed to accom-
modate potential growth while maintaining and
enhancing overall community character.  These
objectives can be realized viewing the city’s growth
areas as distinct growth centers, each providing a
balance of development types and community ser-
vices as essential parts of the whole, and each re-
quiring community investments and features that
create desirable living environments.

Growth centers in Yankton are located in all sec-
tors of the city.  However, the city’s predominant
growth direction will be to the west.  The airport,
industrial land use patterns, floodplain areas, and
the South Dakota Human Services Center tend to
make 31st Street the northern limit for development
during this plan’s twenty year time frame.  West-
ward development, on the other hand, builds off
the Summit Activities Center/Arboretum site and
serves the objective of compact growth.  The Growth
Center concept defines development areas as de-
finable neighborhoods, connected to one another
by collector streets and greenways.

Attributes of the Growth Centers include:

- A mixture of housing types and lot sizes.

- Organization of new neighborhoods around con-
tinuous street patterns, often including a commu-
nity parkway that links civic, educational and
park facilities.

The Land Use Plan
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- Dedication of new neighborhood parks, trails and
active recreation areas, designed as central open
spaces that are focuses of the neighborhood.

- Development of higher-density residential and
limited commercial, service, and civic uses at
nodes along parkways or major streets, adjacent
to open spaces, or at strategic locations that link
communities.

- Care in establishing setbacks, landscaping, and
streetscape standards along parkways to ensure
the appearance of a traditional community prom-
enade.

The elements of these systems are woven through-
out the themes of this plan.

The six principal Growth Centers are presented
below.

Northeast Growth Center

This area completes development on sites between
21st and 31st Street between Douglas Avenue and
Peninah Street.  These sites either have completed
urban infrastructure, or represent additional
phases of existing development, and include:

− Completion of the Hillcrest subdivision.  The pri-
mary site here is north of 23rd Street and west of
Peninah.

− A site for mixed density development directly
east of Hillcrest, between Peninah and Ferdig
Streets.

− Completion of the Willow Ridge development
area, north of Hillcrest Golf Course and east of
Douglas Avenue.  This area will require east-west
collector continuity between Douglas and
Peninah.

Fox Run Growth Center

This area completes development of the city-spon-
sored Fox Run development and adjacent areas,
again taking advantage of existing infrastructure
investments.  Development here includes:

− Completion of the southern phase of Fox Run,
adjacent to the Fox Run Municipal Golf Course.

− A new development area southwest of 31st and
West City Limits Road and adjacent to Marne
Creek.  This site can be connected to Yankton’s
open space system along a Marne Creek green-
way.  This area includes a looped connector road
linking 31st Street and West City Limits Road.
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West Growth Center

This area provides Yankton’s primary opportunity
for future development, and includes parcels both
east and west of West City Limits Road.  Primary
development sites include:

− Continuation of residential growth directly west
of the Arboretum/S.A.C. site between 15th and
21st Streets.  This area can accommodate both
single-family and  mixed density development.

− An area east of West City Limits Road between
12th and 15th Streets.  This site can accommodate
mixed density residential development.  Both of
these areas require a western extension of 15th

Street.

− A western growth area extending from West City
Limits Road to Highway 314.  This initial growth
area extends west to about the half-section line
between West City Limits Road and Deer Boule-
vard.  The concept proposes a parkway along
the half-section line between 11th Street and 31st

Street.  This parkway links individual develop-
ments in this growth center, provides adjacent
trail and linear park development, and is inte-
grated into the city’s open space system.  This
growth center includes a neighborhood mixed
use center around West City Limits and 21st Street,
and mixed use development with a residential
orientation along West City Limits.  Development
of this growth center also proposes:

− Extension of east-west collector streets, in-
cluding 15th, 21st, 23rd, and 25th, west of west
City Limits Road.

− Extension of a parkway along 19th Street, link-
ing the new growth center and west park-

way to the Arboretum and Summit Activities
Center.  The parkway concept is similar to
Yankton’s Douglas Avenue, a well-land-
scaped, community street that adds special
distinction to its adjacent neighborhoods
while accommodating both vehicular and
non-motorized traffic.

− Development of a multiple use community
park adjacent to the west parkway and Marne
Creek between 25th and 31st Street.

− Mixed use development east of the Majestic
Bluffs retirement community between High-
ways 52 and 314.

− Designation of areas west of the west park-
way to Timberland Drive as part of the urban
reserve zone, anticipating extension of ur-
ban services beyond the 20-year horizon of
this plan.

The Land Use Plan
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Riverfront Growth Center

This opportunity area includes development be-
low the bluff and south of Highway 52 between
West City Limits Road and Deer Boulevard.  This
area should be designed as a planned community,
featuring a public riverfront and a variety of land
uses.  Features of the concept include:

− A public riverfront, lined by houses facing the
Missouri with frontage along a new Riverside
Drive.

− A mixed use center at Deer Boulevard and High-
way 52.

− A neighborhood commons in the center of the
development area, linked by parkways to the
riverfront, the Highway 52/Deer Boulevard
mixed use development, and surrounding arteri-
als.  The commons includes a site for a neighbor-
hood park and adjacent elementary school.

− Mixed-density residential development adjacent
to the Deer Boulevard mixed use center.

USE OF SMART GROWTH TECHNIQUES
New development in Yankton should follow the prin-

ciples of smart growth, encouraging a variety of land

uses and efficient and appealing urban development

patterns.

At the beginning of the 21st Century, “smart
growth” has become a trendy phrase, accepted by
both developers and planners.   As is often the
case, such a concept means different things to dif-
ferent people.  In the context of this plan, smart
growth represents a variety of techniques that can
help Yankton accommodate market-based devel-
opment,  but to manage it in a way that maintains
a sense of order, efficiency, and unity.  Smart growth
represents a synthesis between the desire of devel-
opers and communities to take advantage of op-
portunities and public benefits of environmental
sensitivity, economic efficiency and enhancement
of community and civic life.  The goal of smart
growth is to implement land development policies
that are profitable for developers while being com-
munity-oriented, environmentally sensitive, and
contributing to a fiscally strong local government.
By establishing a vision for the community’s fu-
ture and practical principles to realize this vision,
the development process and protection of public
and environmental interests can be completely con-
sistent with one another.  In many ways, “smart
growth” applies Yankton’s traditional develop-
ment patterns to new development areas.

This section will discuss the principles of smart
growth and apply them to Yankton by establish-
ing a series of patterns that should guide the city’s
overall development policy.
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•Encourage Compact Building Design

Typical development during the last half of the
Twentieth Century frequently suffered from a lack
of scale and detail often found in traditional com-
munities.   For example, multi-tenant commercial
strip developments along Broadway provide a rich
variety of businesses that offer valuable services to
Yankton’s residents.  Yet, residents typically do
not view these places as attractive activity centers
to meet people or find delight or interest.  Part of
the problem lies in the lack of scale and building
detail, the distance between businesses, a lack of
public space and amenities, or separation from the
street.  Similarly, neighborhood commercial devel-
opment frequently means a convenience store,
rather than a business district.  In contrast,
Yankton’s historic downtown provides many of
these attributes.

Encouraging compact building design makes more
efficient use of land and resources, and  in the pro-
cess preserves more open space.  It allows people
to walk from place to place, and creates multiple
destinations for single vehicular trips.  Compact
building design also makes more efficient use of a
community’s resources and infrastructure.  On a
per-unit basis, it is less expensive to provide and
maintain services such as water, sewer, and other
utilities to more compact districts than to dispersed
communities.

•Mixed Land Uses

The principle of mixed land uses is the heart of
smart growth.  A development pattern that encour-
ages a mix of land uses provides a diversity of ac-
tivities.  It can increase the vitality and perceived
feel of security and increases the number of people
using public spaces.  A variety of uses closer to one

another can also reduce the number of miles that
people must travel by car to conduct their daily
lives.  A mixed land use pattern also opens up op-
portunities to build a variety of housing types.

• Create Housing Opportunities and Choices

While Yankton has apartments, mobile homes, and
attached units, 3,520 of the city’s 5,665 housing
units are single-family detached homes.  No single
type of housing can meet the needs of today’s di-
verse households and a growing city should pro-
vide a range of housing choices to its citizens.
These might include attached owner-occupied
housing for empty-nesters; moderately-priced units
to help young families build equity in a the com-
munity; and smaller lot single-family development
in innovative design settings, as well as “standard”
single-family development.  Attached housing can
mean a single-family units on separate lots, du-
plexes or townhouses. Residential development
may also be incorporated into mixed use projects
to reduce the separations between living places
and activity centers.  Yankton should be a commu-
nity of opportunities for people at all stages of life
and allow all households to find their niche in the
city.

The Land Use Plan
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• Create Walkable Districts

Within the last fifty to sixty years, community de-
sign moved away from attending to pedestrian
access.  Today’s development is more auto-depen-
dent and uses street patterns that can make pedes-
trian movement circuitous and sometimes unsafe.
Yet, Yankton’s new emphasis on trail development,
designated bicycle routes, and linkages to the
riverfront clearly indicate a commitment to creat-
ing a community that is friendly to both motorized
and non-motorized transportation.

Yankton should seek to place neighborhood com-
mercial services, schools, and other activity cen-
ters  within an easy and safe walking distance of
approximately five to ten minutes.  Walkable com-
munities also increase the opportunity for social
interaction and expand transportation options.
The pattern and design of development should
serve a range of users including pedestrians and
bicyclists, as well as motorists, moving them
around the community in a convenient and effi-
cient manner.

• Encourage Distinctive Communities with a

Sense of Place

A smart growth concept for Yankton will promote
development that reflects the character of the com-
munity.  The city should encourage construction
and preservation of buildings that contribute to
the character of the community over time, provid-
ing services and adding to the look and feel of the
community.  The city should also ensure that new
development is influenced by its context and rela-
tionship to other buildings, as well as by adjacent
traffic counts.  Good project design will create an
attractive atmosphere for prospective homeowners

and businesses and add value to Yankton as a resi-
dential and business address.

• Preserve Open Space and Critical Environmen-

tal Areas

By preserving open spaces,  Yankton can ensure
an adequate balance between the built and natu-
ral environment.   Open spaces provide important
community spaces, habitat for plants and animals,
recreational opportunities, and places of natural
beauty;  and preserve  environmental areas such
as floodplains.  Open spaces also add real prop-
erty value to adjacent development.

Yankton is successfully developing Marne Creek
from a liability into a community asset.  Maintain-
ing this greenway into new development areas can
continue to utilize this important resource.  The
preservation of public use along the Missouri
Riverfront and using development techniques that
conserve sensitive landforms such as the bluff en-
vironments west of town also fulfill this key prin-
ciple of development.  Good development practice
can encourage the preservation of important envi-
ronmental features, while permitting developers
and landowners to realize a reasonable yield on
their property.

• Diversify Transportation Modes

Many communities have begun to realize the need
to provide a wider range of transportation options.
A completely auto-dependent urban pattern limits
access of such groups as young people and se-
niors to features of a growing community. As
Yankton grows, distances between major features
will inevitably become greater.  Yet, this increase in
physical size should not bring a decrease in ac-
cess.  Techniques that increase the ability of all
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residents to move freely around the city include
better coordination between land use and trans-
portation, increasing connectivity within the street
network, and developing streets that accommodate
vehicles, bikes and pedestrians.

Creation of a convenient and pleasant pedestrian
and bicycle system involves establishing a network
of alternative routes, providing reasonable walk-
ing distances between destinations and keeping
parts of the city connected to one another. Yankton
is well on the way to developing trails and desig-
nated routes as an alternative transportation sys-
tem, as well as maintaining the recreational and
quality of life benefits of such a network.

• Achieve Community and Stakeholder Collabo-

ration in Development Decisions

The future growth of Yankton can continue its tra-
dition as a great place to live, work and play.  How-
ever, this development will need to reflect the needs
of the community as well as the desires of the de-
velopers.  Ideas developed by the community
through the strategic planning process and the
implementation of the smart growth principles laid
out in this section require the collaboration of ev-
eryone in the community.  Creating partnerships
between neighborhoods, developers, and the city
and county  will build stronger and more produc-
tive communication and facilitate implementation
of the Yankton Plan.  This type of collaborative
effort will be especially important in the planning
and development of the Highway 52 corridor.

MIXED USE URBAN CORRIDORS

Yankton’s major urban corridors should act as major

community spaces that connect to city entrances, ac-

commodate  mixed uses and provide  an attractive pub-

lic environment.

Yankton’s major urban corridors include Broad-
way, East Highway 50, and the Highway 50/52
system in the city, incorporating 4th Street, Summit
Street, and West 8th Street.  These corridors have
different roles in the community, and have some-
what different land use characteristics.  However,
they do accommodate the bulk of the city’s traffic,
as well as much of its commercial development.
As such, their appearance and function is very
important to Yankton.  Design characteristics of
these corridors are treated in the Urban Design
Chapter of the Yankton Plan. However, general land
use and development policies include:

- Implementing land use regulations that permit
mixed uses, generally including residential, office,
civic, and low impact commercial uses.   The ac-
tual mix of these uses depends on the character of
each corridor.  Specific uses include:

− On East Highway 50, a combination of in-
dustrial, service, and commercial uses.

− On Broadway, implementation of a mixed
use conservation district between 4th and 10th

Streets.  This area can include a mix of resi-
dential, office, and limited commercial uses.
Non-residential uses along this street segment
must be consistent in scale with houses and
residential properties.  South of 4th Street,
Broadway forms the edge of the city center
and will be primarily commercial and office
in character.  North of 10th, the corridor ac-

The Land Use Plan
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commodates commercial, office, and service
uses.

− Fourth Street from East Cornerstone (Burleigh
Street) to the west side of Broadway will ac-
commodate commercial, office, and residen-
tial uses.  Commercial uses in this mixed use
district should provide adequate buffering
along adjacent residential edges.  West of
Downtown to 8th Street, the corridor hosts
primarily residential, institutional, and park
uses.  Mixed use development, including lim-
ited scale commercial, office, and a variety of
residential types is appropriate along the
north side of the street, across from the Avera/
Mount Marty campuses.

- Adopting land development standards which
limit parking that is directly visible from the corri-
dors.  Better street definition and reduced property
setbacks are recommended along the 4th/Summit/
8th Street corridor in the city and along the Broad-
way corridor after the completion of the  Broad-
way reconstruction project.

- Instituting design standards and review of
projects, potentially implementing a performance
standard system to regulate development and land
use patterns.

- Maintaining a quality public environment, with
attractive sidewalks, landscaping, street graphics,
and lighting as appropriate.  A major focus of this
effort is an upgrading of the appearance of East
Highway 50, using city-owned property along the
corridor to accommodate improved landscaping,
buffering, and in some places parallel trail devel-
opment.  The treatment of East Highway 50 is con-
sidered in the Urban Design chapter of the plan.

- Along Broadway, completing an enhancement
program to upgrade the street’s appearance as part
of the current reconstruction program.
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COMMERCIAL NODES
Yankton’s commercial development should be located

within well-defined nodes or districts, each with a unique

and complementary role.

Commercial uses are important both economically
and as centers for community activity.  In order to
maximize its twin business and city-building roles,
commercial growth should occur in specific nodes
or districts, each with a specialized function.

Commercial strategies are linked to the function
that different commercial areas fill for the city. This
plan envisions a hierarchy of commercial areas,
with distinct roles to play. Growth of each area
will result from a combination of new construc-
tion, public improvements, changes to land and
building use, conversions and redevelopment, and
improved zoning and subdivision processes and
regulations.  Zoning regulations, specifically,
should be precise enough to describe the specific
roles of proposed commercial districts.

• Major Commercial Districts

Yankton’s  major regional commercial centers will
continue to be the historic downtown district and
the Broadway corridor north of Marne Creek.  Be-
tween 10th and 21st Streets, Broadway’s develop-
ment pattern should extend beyond its relatively
shallow depth to provide room for mixed use and
enhanced commercial development behind the
commercial frontage.

Within the Broadway commercial district, the plan
recommends redevelopment of Yankton Mall and
older strip commercial centers.  These facilities,
dating from the 1960s and 1970s are relatively dis-
engaged from the street and, in the case of the Mall,
are introverted and provide limited public expo-
sure.  Redevelopment or adaptation of these older

commercial facilities can make better use of the site
by providing opportunities for additional devel-
opment; improve the customer experience, creat-
ing additional business traffic; and improve pe-
destrian access to and within the projects.  Con-
cepts for redevelopment are considered in the Ur-
ban Design chapter.

• Neighborhood Commercial Areas

While most development in Yankton will be con-
centrated in these major commercial districts, other
areas should accommodate convenience commer-
cial uses and services.  These areas will accommo-
date neighborhood services and complement the
city’s major commercial centers by providing lim-
ited convenience and neighborhood services on
sites that are appropriately located in growth ar-
eas.  Potential neighborhood service nodes, related
to growth centers, include:

- Peninah Street and a proposed Northeast Con-
nector, connecting 31st Street with East High-
way 50.

- The 21st and West City Limits Road area, serv-
ing the West Growth Center and surrounding
areas.

- A mixed use center relating to the New
Riverfront growth center, at Timberland Drive
and Highway 52.

• Visitor Service Commercial

These areas cluster visitor-oriented commercial de-
velopment at strategic locations and nodes along
Highway 52 between Yankton and Gavins Point
Dam.

The Land Use Plan
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INDUSTRIAL GROWTH AREAS
Yankton should provide attractive sites for future in-

dustrial and business park development, placing spe-

cial emphasis on airport development.

Yankton must continue to provide diverse eco-
nomic opportunities for its residents.  Economic
development efforts  should take maximum advan-
tage of the community’s primary assets — its qual-
ity of life, physical environment, good regional air-
port facilities, a railroad, relative proximity to In-
terstate 29, and location on Highway 81.

The land use plan proposes expansion of
Yankton’s existing patterns of industrial develop-
ment.  Major industrial areas will include:

− Completion of the industrial corridor between
21st and 23rd Street from west of Broadway to West
City Limits Road.  Good landscaping is required
along West City Limits Road.

− Expansion and enhancement of an industrial
district along East Highway 50.  This area is ideal
because of its freight railroad access and direct
access to I-29 without passing through the city.

− New industrial areas east of Peninah and Ferdig
Streets, created by the proposed Northeast Con-
nector.  Planning of these areas should include a
greenway buffer along Ferdig Street, the edge be-
tween potential industrial and new and existing
residential development.

− Industrial areas on the perimeter of the Airport.

RIVERFRONT GROWTH AND DEVELOPMENT
Yankton’s urban riverfront is a primary land use redi-

rection area, providing a major mixed use redevelop-

ment opportunity for the city.

Yankton’s outstanding Riverside Park encourages
a high level of public access to the Missouri
Riverfront.  However, areas north of the public
riverfront, from East Cornerstone to Downtown
between Riverside Drive and 4th Street, include a
variety of uses, ranging from single-family residen-
tial to agricultural industrial activities.  Yankton’s
economic development corporation owns the now
vacant Gurney facility, providing an excellent
riverfront development opportunity.  This is a ma-
jor opportunity area, allowing the city to take ad-
vantage of one of its greatest assets, the Missouri
River.  Redevelopment must be planned on a com-
prehensive basis, and should incorporate residen-
tial, public, commercial, and office uses.  It should
also retain strong and contributing existing facili-
ties and businesses, but generally evolve from its
current industrial character.
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STREET CONNECTIVITY AND TRANSPORTA-
TION BALANCE
As it continues to grow, Yankton should maintain a

connected street network, providing options for move-

ment around the city and providing transportation al-

ternatives.

Yankton must maintain an effective transportation
framework to maintain good connections within
and between neighborhoods, between neighbor-
hoods and major activity centers, and for through
and regional traffic.  Elements of this system, con-
sidered in more detail in Chapter Three “Mobility
for All” of the Yankton Plan, include:

• Regional Arterials.  US Highway 81, Broadway, is
the city’s principal north-south arterial.  This road
is scheduled for major reconstruction within the
next five years.  Project design will reconstruct the
roadway and improve its functionality, while at-
tempting to maintain such aesthetic features as the
boulevard median in the segment between 4th and
10th Streets.  A new Missouri River Bridge will also
be developed on the Broadway alignment.   High-
way 50 provides continuous multi-lane express-
way access directly to Interstate 29, 33 miles east of
Yankton, and extends west along the 31st Street
alignment.  Highway 52 extends west to Lewis and
Clark Lake.  The Highway 50/52 system provides
the city’s primary east-west regional access.  High-
way 314 provides a diagonal route extending from
Highway 52 and West City Limits Road to inter-
sect with West Highway 50 between 435th and 436th

Avenues in Yankton County.

• Arterial system.  These streets complement the re-
gional arterial system by providing major cross-
town access.  East-west arterials include 31st Street,
21st Street, and 15th Street.  Second Street currently
functions as an arterial, but may change in role

with the completion of a new US 81 bridge.  The
north-south arterial system includes Peninah Street
north of 8th Street, Summit Street, and the North-
east Connector, linking 31st Street with East High-
way 50 at about Bill Baggs Road.  This proposed
arterial provides a key reliever to the in-city street
grid by providing a route from I-29 and eastern
development areas to the northern part of Yankton.
It also has important developmental benefits by
opening new industrial areas in the strategic east-
ern part of the city.

• Collector system.  The collector system is critical to
making an overall network work effectively and
providing alternatives to arterials for local trips
between neighborhoods and to local activity cen-
ters.  Traffic calmers such as circles or diverters
may be used at some locations to slow traffic along
collectors that may take on some of the speed and
load characteristics of arterials.  New development
in the west should provide for extension of the col-
lector network along 15th, 18th, and 21st Streets west
of West City Limits Road.

• Civic streets and parkways. These involve multi-
modal streets that will accommodate motor traffic,
bicycles, and pedestrians in an attractive public
environment.  Douglas Avenue is an existing ex-
ample of such a street, designed in a way that uni-
fies residential neighborhoods and combines the
characteristics of a functional arterial with an ur-
ban space.  The plan proposes a similar multi-
modal street in the west growth center, on the half-
section line between 11th Street and 31st Street.  This
parkway may ultimately extend northeast to North
Highway 81.

• Local street networks.  Developments should pro-
vide a web of local streets to provide well-distrib-
uted access.  Subdivision standards should estab-

The Land Use Plan
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lish minimum required levels of street connectiv-
ity.  One way of measuring connectivity is calcu-
lating the ratio of street segments to nodes (which
include intersections and street endpoints).

Pedestrian and bicycle links to activity centers.

Yankton’s pedestrian and trail system should be
functional as well as recreational, providing ac-
cess to significant activity centers.  In addition to
its defined trails, including the Auld-Brokaw, Riv-
erside, Arboretum, and Lewis and Clark (High-
way 52) Trails, the city should continue and ex-
pand its designation of local streets as bikeways
that connect trails and neighborhoods with major
community facilities.

Public transportation options.  The excellent Yankton
Transit system will continue to be a key part of the
transportation framework.  Opportunities for its
continued and evolving use with changing popu-
lation groups should be explored.  The system may
be expanded to provide a visitor shuttle during
peak seasonal travel periods.

CONNECTED PARK SYSTEMS
Yankton  should maintain  a comprehensive system of

parks that become major civic spaces and resources and

establish focuses for the growing city.  These parks are

linked to one another, to neighborhoods, and to major

community activity centers.

Park development will continue to be extremely
important to Yankton for reasons ranging from
quality of life to determining the form of the city.
Recreational uses are exceedingly important to the
community’s quality and include such signature
facilities as Lewis and Clark Lake, outside the city
but a major community attraction and amenity;
Summit Activities Center and the Arboretum; Me-
morial Park; Westside Park; and Riverside Park.

Major components of an expanding major park
system for Yankton will include:

- A northwest multi-purpose community park be-
tween Marne Creek and West City Limits Road
south of 31st Street.  This would be connected to
the city by an extension of the Auld-Brokaw Trail.

- A new riverfront park, providing public river ac-
cess in the west Riverfront Growth Center.

- Neighborhood parks serving each individual resi-
dential growth center.  These should be combined
with adequate land to accommodate an elemen-
tary school.  Particularly in the Riverfront area
southwest of West City Limits Road and High-
way 52 if school enrollment begins to grow.
Yankton is a leader in the co-location of schools
and recreational facilities.

- Neighborhood park and resource/conservation
areas adjacent to trail corridors.  The planned
Rotary park along the Auld-Brokaw Trail is an
example of such a development.
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The park system will also provide trail and green-
way linkages to all parks and major activity cen-
ters.  The Auld-Brokaw Trail will form the “trunk”
trail, extending from Paddlewheel Point to the pro-
posed Northwest Multi-use Park.  Other major trail
components include:

- The Riverside Park Trail, extending along the
riverfront from the East Cornerstone Trailhead to
Downtown.

- A James River Trail, extending east from the Auld-
Brokaw and using abandoned railroad right-of-
way to connect the city with the James River.

- The Lewis and Clark Trail, extending from
Westside Park to the lake along Highway 52.  Fu-
ture development in the Riverfront Growth Cen-
ter should also include a riverfront trail route.

- The West Parkway, a multi-modal street that in-
cludes a parallel trail.

- A Yankton Loop Trail that connects the north-
west and eastern ends of the Auld-Brokaw sys-
tem with trail development along West City Lim-
its Road, 31st Street, the Northeast Connector, and
the Ferdig Street greenway.

- Recreational use and historic adaptation of the
unique Meridian Bridge.  The state and city have
developed an agreement to address regular main-
tenance of the bridge.  Future Transportation En-
hancement (TE) funds may be needed to major
capital rehabilitation.

FRAMEWORK FOR DECISION-MAKING
Yankton’s  future land use map and policies should pro-

vide both guidance and flexibility to decision makers in

the land use process.

A Future Land Use Plan provides a development
vision for the city that guides participants in the
process of community building.  However, it can-
not anticipate the design or specific situation of
every rezoning application.  Therefore, the plan
should not be taken as an inflexible prescription of
how land must be used.  Rather, it provides a con-
text that helps decision-makers, including city ad-
ministrative officials, the Planning Commission,
and the City Commission, make logical decisions
which implement the plan’s overall principles.

The Land Use Plan establishes a number of cat-
egories of land uses, some of which provide for
single primary uses while others encourage mixed
uses.  The discussion below identifies various use
categories and establishes criteria for their appli-
cation.  Table 2.8 presents a land use compatibility
guide which assesses the relationships between
adjacent land uses and provides a basis for review
of land use proposals based on their surround-
ings.  These form a framework for findings by the
Planning Commission and City Commission that
provides both needed flexibility and consistency
with the plan’s overall objectives.

The Land Use Plan
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•Compatibility Rating Key

5: Identical to pre-existing land uses or totally com-
patible. Development should be designed consis-
tent with good planning practice.

4: The proposed use is basically compatible with
the pre-existing adjacent use.  Traffic from higher
intensity uses should be directed away from lower
intensity uses.  Building elements and scale should
be consistent with surrounding development.

3: The proposed use may have potential conflicts
with existing adjacent uses, which may be rem-
edied or minimized through project design.  Traf-
fic and other external effects should be directed
away from lower-intensity uses.  Landscaping,
buffering, and screening should be employed to
minimize negative effects.  A Planned Unit Devel-
opment may be advisable.

2: The proposed use has significant conflicts with
the pre-existing adjacent use.  Major effects must
be strongly mitigated to prevent impact on adja-
cent uses.  A Planned Unit Development is required
in all cases to assess project impact and define de-
velopment design.
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1: The proposed use is incompatible with adja-
cent land uses.  Any development proposal re-
quires a Planned Unit Development and exten-
sive documentation to prove that external effects
are fully mitigated.  In general, proposed uses with
this level of conflict will not be permitted.
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