been retained to provide redevelopment options. The City will adhere to a process beginning after a
SHPO and BHPC response to this case report. The City Council will then hold a public hearing on the
issue and vote on the question of upholding or modifying their previous action.

(4)

A statement explaining how projects adversely affecting the historic property were brought to
the attention of a state entity or political subdivision.

This impending project was brought to the attention of the Brookings City Council through
community-wide desire, interest, and need to provide open space in the downtown district to serve
active and passive uses. As a result, the City undertook a comprehensive site analysis of potential
downtown locations. The conclusion was that the best location was the Armory site.
(5)

A description of potentially affected historic property with any relevant physical, economic, or
situational information on the property

Brookings has a current population of approximately 23,402. It is the county seat of Brookings County
and home to South Dakota State University, the largest public higher education institution in the State
of South Dakota. The median household income is $41,000, while the median family household income
is $54,000.
The U.S. Department of Interior’s National Park Service describes the WPA-financed Armory/Auditorium
(#31) building as part of the Brookings Commercial Historic District. This district is composed of 59
buildings that are located on low-lying, level land in the heart of the central business district. The
majority of the buildings front on Main Avenue, between the railroad tracks and Sixth Street.
Predominantly influenced by the Early Twentieth Century Commercial architectural style, the district
also contains isolated vernacular examples of Early Nineteenth Century Commercial, Beaux Arts
Classicism, and Art Deco styles. The primary building material is brick, with contrast provided by stone,
terra cotta, and ceramic tile. Currently and historically, the district has provided commercial goods and
services for residents of the community. Over twenty-five percent of the buildings were built on two lots
or more, with the largest scale buildings being the Post Office (#57), the F.W. Woolworth/Stration Shoe
Repair Shop (#10), and the Armory/Auditorium (#31).
The National Parks Service published a brief description of the WPA armory/auditorium: built at a cost
of $35,000, with funds furnished through the government WPA project, the National Guard occupied
the building until 1976. It is a 75x120 foot structure of poured concrete with a full basement. Art Deco
influence can be seen in the angular front entrance and the relief decorations around the building.
Several windows occur irregularly on all sides of the building. A plaque on the inside of the front door
identifies the date of construction as 1937. An original interior feature of the building is a moveable wall
between the two, second floor meeting rooms. A 1986 entry addition is somewhat distracting to the
original character of this building. (National Register of Historic Places, Section 7, Page 7.)
The owner realizes this building generates little or no economic activity for the district, downtown, and
the community. Limitations on physical design and construction have inhibited the owner’s ability to

make it a viable public facility. As a result, the owner believes there is a better use for the parcel. The
building is not dependably ADA accessible or compliant due to chronic mechanical failures with the chair
lift. Since accessibility is compromised by design, there is no feasible manner in which to achieve full
compliance with regard to accessibility standards.
(6)

A description of the potential effects of a proposed project on historic property and the basis
for the determinations of effect

The Brookings City Council voted to pursue with demolition of this municipally owned building and
undertake a redevelopment project that would ultimately convert the parcel into a public outdoor space
for a combination of active and passive uses. In effect, the WPA armory/auditorium would be
completely removed from the Brookings Commercial Historic District.
(7)

A historic preservation plan or description and evaluation of all feasible and prudent
alternatives which a state entity or political subdivision proposes in order to minimize adverse
effects of a project on historic property and alternatives which the state entity or political
subdivision has examined and rejected. The reasons for rejection must be included. This
section of the case report must clearly substantiate that all possible efforts to minimize harm
to the historic property have been undertaken. Alternatives to aspects of the project which
may adversely affect the historic property must:
a. Receive consideration based on factual reports, research, tried methods, and
professional and lay preservation advice;
b. Explore alternatives beyond the immediate project, taking into account broad
community or regional issues in which the historic resources may play a contributing
role;
c. Take into account the impact of potential adverse effects on surrounding historic
resources, community preservation plans, and long-range community opportunities;
d. Be based on professional assessments of the value and basic structural condition of
the affected property and estimates of a range of rehabilitation or mitigative options
prepared by people experienced in historical preservation work; and
e. Provide adequate periods of time for information to be prepared and for preservation
options to be attempted.

Recent history of the issue: The City of Brookings, as owner of the structure, initially considered private
sector proposals that would transfer the property to a private party who would undertake a
comprehensive restoration and historic preservation project while converting it to another use. The City
issued a Request for Proposal (RFP) in an attempt to solicit interest from private parties for the project.
In March, 2016, the City received two proposals; each was very different in their end-use concept. The
City Council took public testimony on the proposals and tabled further consideration of the matter after
giving each a tepid response.
Within a few weeks, the City Council received public comments about the need for open/green space in
the downtown central business district in order to encourage a combination of active and passive uses.
In August, 2016, the City Council directed City staff to undertake a research analysis of possible locations
in the Downtown CBD for open/green space. Since most property is already developed and the only
open space that exists in the target area are parking lots, the option of acquiring an existing structure(s)
deemed to be under-utilized, undertake demolition, and re-develop for the desired end-use project for

open/green space, became obvious. As part of this process, all existing parking lots were also examined
to assess their feasibility. The research concluded the best option was to demolish the existing Armory
building and convert that location for the desired project.
At that time, an anonymous donor who offered to pay for 100 percent of the demolition and fifty
percent (50%) of the re-development cost contacted the Mayor. One of the two private sector
proposals previously submitted was subsequently withdrawn by the proposer.
The City Council directed City staff to provide an estimate of probable construction costs to repair the
basic building systems of the Armory. Such systems included repairs to the roof structure, heatingventilation-plumbing-electrical systems, disability compliance, upgrade of restrooms, mold and asbestos
mitigation, and other repairs essential for building operations. It should be noted this analysis did not
include renovation costs associated with improving or changing the adaptive re-use of the building to
improve or increase its usefulness or purpose.
Cost estimates for renovation: In November, 2016, City staff completed the cost estimate range for
renovation between $1.863 million and $2.848 million depending upon the extent of deterioration of
the roof, which was unknown at that time of the assessment and remains unknown to-date. Structural
engineers, contractors, and building construction experts have undertaken some inspections of the
structure and provided assessments resulting in such cost estimates. For the alternative, the cost of
demolition was estimated at $237,250 and the range for re-development of the site to the open/green
space was $1.254 million to $1.731 million depending upon the extent of the design options developed
by the consulting landscape architect. (Exhibit 2)
What’s more, additional renovation would be necessary to adapt the building for a purpose that
provided higher usage or an adaptive re-use such as commercial, residential, public or some other
usage. There could be substantially more costs than the basic status-quo cost described in the previous
paragraph directly associated with change in use.
Efforts to maintain the structure: The City has taken reasonable and prudent steps to maintain the
structure for basic functionality. In recent years, the building had exterior tuck-pointing and masonry
repair done followed by re-painting of the entire building exterior. The roof is experiencing chronic
leaks. Intermittent patching of the roof, where deficiencies can be found, have been undertaken.
Perimeter drainage improvements were made to alleviate the basement moisture problems. The
basement underwent a mold mitigation effort to help control, but not eliminate, the mold. By the time
the mold was discovered, it became so pervasive that complete removal of the structure is the only
absolute method to insure complete mitigation. At that point, the basement was closed to the public.
The ADA chair lift is repeatedly fixed but frequently malfunctions, and periodic maintenance to the
electrical, mechanical, and ventilation system has been, and continues to be done.
Alternative options for preservation: Through a public advertisement process, two private options were
received and one was subsequently withdrawn. The second would have had a detrimental effect on the
District because it would have covered the balance of the block with a multi-story apartment complex
attached to the Armory. The alternative of a restoration/preservation undertaken by the City as the
current owner was not cost-effective given the utilization limitations of the amenities contained within
the structure. The most viable option is removal. The owner recognizes that such removal will have an
adverse effect on the District as it would result in eliminating an historic structure from the District.

However, the ability to quantitatively measure, assess, or otherwise determine the extent of such impact
is speculative at best.
Usage and community benefit: With regard to usage, the building has only two usable amenities; a
meeting room on the second floor and a single-court basketball gymnasium. The basement is no longer
available for public use due to its condition and is only used for storage. The City Park and Recreation
Department makes the meeting room and gymnasium available for public use. The meeting room is
used periodically by community athletic and recreational partners of the Department for board
meetings, registration, and other similar functions. The gymnasium is used primarily for open
gym/drop-in times, small group activity rentals, walkers, and other assorted uses. The gym is scheduled
daily and while the schedule varies significantly, there is some activity generally a minimum of two hours
daily. In 2015, total hour usage of both amenities was 1040 hours of scheduled usage. The City Park
and Recreation Department incurs approximately $14,000 annually in utility operating expenses. This
excludes any costs of staffing or significant repairs and maintenance. Personnel and building supervision
expenses offset what little rental revenue is available from some of the user groups. The building is
currently facing a significant repair bill yet again for the ADA chair lift of ranging from $1,182-$1,933.
Alternative sites were examined for the various user groups. While several potential alternative
locations do exist, the availability will be more limited as they compete with more users. More creativity
and flexibility with regard to scheduled uses would be required than users have typically been
accustomed to in the Armory. In addition, the cost to users would certainly be higher as none of the
alternative locations, with the exception of the open gym times for City use, would be free or for such
low rent as the City is currently making available at the Armory. Alternative locations include school
gymnasiums already scheduled by the Park and Recreation Department, National Guard Armory, several
churches with gymnasiums, the Boys and Girls Club, and other private locations.
At the time these costs were publicly presented, the City Council heard public testimony about the
future of the Armory building. Written comments were received from the Brookings Area Chamber of
Commerce and Brookings Convention and Visitors Bureau supporting demolition and site redevelopment. Written comments were also received from the Brookings Historic Preservation
Commission opposing demolition and encouraging renovation. Verbal testimony was also provided on
both sides of the issue.
Cost-benefit analysis conclusion: Based on the current utilization of the building and the availability of
options for such use, and the costs to undertake a meaningful restoration with little or no appreciable
increase or improvement in the usability of the building, the feasibility of renovating a structure just for
historic purposes, was deemed as impractical. It would be much more prudent to invest significantly
less than the renovation costs into an adaptive reuse that had a much higher purpose for community
benefit. The costs substantially outweigh the benefit of the continued use and operation.
Preliminary City Council decision: At the November 8, 2016 City Council meeting where public comment
was received, the Council ultimately voted four in favor and three opposed on a motion to proceed with
demolition of the Armory and re-development of the site for open/green space. Staff immediately
began the required 11.1 review process.
Re-development plan to include acknowledgement of site history: The public open space
redevelopment plan is intended to salvage and incorporate the building’s cast eagle emblem at the west
peak of the roofline into a ground-level art display along with an informational/educational kiosk

describing the site’s history as a WPA-era, Department of War Armory building. The site will also
incorporate an informational/educational kiosk describing the site’s early history as a commerce center
for the railroad and an early-era farmers market before the Armory was built. It should be noted the
building’s historical significance has been diminished by the 1986 addition of the front entry portico.
This fact has been documented by the National Park Service. (Exhibit 3)
Preliminary plans have been developed to convert the space to public outdoor open space to service the
Downtown Central Business District for a variety of active and passive uses for the area. (Exhibit 4)
(8)

Documentation of consultation with the Office of History regarding the identification and
evaluation of historic properties, assessment of effect, and any consideration of alternatives
or mitigation measures.

Through letter filed with the State Historic Preservation Office on December 6, 2016 and response
received from Kate Nelson, Restoration Specialist, documentation is on file with the SHPO. The
consultation received directed the owner to provide a full case report to the SHPO detailing the possible
threats to this historical building and its historical integrity. The owner has determined demolition of the
building would completely remove the building from the historical district under which it is currently
listed. Alternatives considered were remediation of lead-based paint, mold, and asbestos abatement. To
make the building suitable for public use, accessibility improvements were also considered.
Unfortunately, the owner determined there is no feasible manner to achieve accessibility due to the
design and construction of the building. Major alterations of the building would need to occur to make
the building more suitable for accessibility upgrades. By altering the structure, the owner risks and
threatens the historical integrity, character, and structure of the building.
(9)

A description of the efforts of a state entity or political subdivision to obtain and consider the
views of affected and interested parties.

The Brookings City Council received public comment on the demolition of the WPA armory/auditorium
on March 22, April 26, and November 8, 2016. This case report will be part of a future public hearing
after the Brookings Historic Preservation Commission provides a response pursuant to number 10.
(10)

Documentation that a local historical preservation commission constituted under SDCL 1-19B
with jurisdiction in the city or county where the affected historic property is located was
provided a specified period of time to examine plans for proposed projects. Official comments
of the commission must be included. The Office of History shall specify periods of time not to
exceed 180 days to be given local historical preservation commissions to examine plans and
may specify such periods for each set of revised plans submitted for a project. The commission
shall:
(a) Agree with the findings of the case report;
(b) Disagree with the findings of the case report; or
(c) Decline to comment on the findings of the case report

Exhibit 1
Photographs of Armory Building

Exhibit 2
Remediation and Design Estimates
Redevelopment Estimates

Exhibit 3
National Register of Historic Places
Documentation of Entry Portico
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approximately 1908 to enable the construction of the Government
Building
(#57) in Brookings.
Work started in 1913
with the
building ready for occupancy in January, 1915.
This structure
typifies Beaux Arts Classicism with its Ionic columned portico
entrance trimmed with decorative dentils, its massive
scaling,
and
ornamental
terra
cotta
motifs.
Constructed of Bedford
limestone at a cost of $75,000, the
Government
Building/Post
Office forms a prominent corner anchor.
The original building
dimensions were 57 by 74 feet, with a large addition to this
one-story
building constructed in 1972.
Although the original
foundation was
gray
granite,
the
addition
utilized
poured
concrete
for the foundation and used the Bedford stone as a
cladding to the entire building, which is a reinforced concrete
system. The original oak frame windows were replaced with black
anodized
aluminum
frame
windows.
This
property
has
been
classified by the State Historic Preservation Office as National
Register Eligible.
CIVIC STRUCTURES

Property #31 - 1937
An important public project in 1937 was the massively
scaled
Armory /Auditorium,
built
at
a
cost
of $35,000, with funds
furnished through the government WPA project.
The National Guard
occupied the building until 1976. It is a 75x120 foot structure
of poured concrete with a full basement. Art Deco influence can
be seen in the angular front entrance and the relief decorations
around the building.
Several windows occur irregularly on all
sides of the building.
A plaque on the inside of the front door
identifies the date
of
construction.
An
original
interior
feature of the building is a moveable wall between the two second
floor meeting
rooms.
A
1986
entry
addition
is
somewhat
distracting to the original character of this building.
SOCIAL ORGANIZATION HALLS

Property #30 - Late Nineteenth Century Commercial
The oldest building in the district, the Masonic Temple/ Skinner
Block (#30), was dedicated in 1894, with plans for the structure
beginning in the early 1890' s.
A December 12, 1894, Brookincrs
Register reports that the foremost person responsible for
the
completion
of
the
building
was
W.H.
Skinner,
the city's
postmaster. They add that he was joined by Wm. M. Brooke, Robt.
F. Kerr, P.C. Murphy, and other members of the Masonic Order in

Exhibit 4
Preliminary Plans for Outdoor Open Space

Redevelopment Concept 1

Redevelopment Concept 2

