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 » Asbury is both an old place and a new 

community. It was founded during the 

1830s but was a rural hamlet through 

the first 2/3 of the 20th Century.

 » As Dubuque grew westward with more 

auto-oriented development, Asbury 

became a major growth center, with 

its population increased by almost 

five times during the 1970s. But the 

population more or less plateaued 

between 1980 and 2000. 

 » The economic revitalization of 

Dubuque during the 1990s and 

after 2000 created another major 

growth spurt as Asbury became the 

area’s center for new residential 

development. 

 » Note that population growth rates naturally 
decrease as the population base gets larger. 
A suburban community at Asbury’s stage of 
development will generally grow at an annual 
rate from 2 to 3%, although that could change 
with a significant economic event.

Population
Period 

Population 
Change

% Change 
During 
Decade 

Annual 
Growth Rate

1960 71
1970 410 339 477.5% 19.17%
1980 2,017 1,607 392.0% 17.27%
1990 2,013 -4 -0.2% -0.02%
2000 2,450 437 21.7% 1.98%
2010 4,170 1,720 70.2% 5.46%
2019 5,557 1,387 33.3% 3.24%

2000-2019 3,107 - 4.18%

Asbury Population Change by Decade
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2000 2010 2019 Annual Growth 
Rate 2000-19

% of Dubuque 
Co Growth 

2000-19

% of Dubuque 
MSA Iowa Cities 
Growth 2000-19

Asbury 2,450 4,170 5,557 4.77% 39.64% 56.36%
Dubuque 57,686 57,637 57,941 0.02% 3.25% 4.63%
Peosta 651 1,377 1,910 6.16% 16.06% 22.84%
Dyersville 4,035 4,058 4,130 0.13% 1.21% 1.72%
Epworth 1,334 1,537 1,592 0.99% 3.29% 4.68%
Farley 1,428 1,860 1,967 1.80% 6.88% 9.78%
Manchester 5,257 5,179 5,019 -0.30%

Dubuque Co. 
Cities

67,584 70,639 73,097 0.44% 70.33% 100%

Dubuque 
County

89,143 93,653 96,982 0.44% 100%

Regional Population Change, 2000-2019
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2000 2010 2019 Annual Growth 
Rate 2000-19

% of Dubuque 
Co Growth 

2000-19

% of Dubuque 
MSA Iowa Cities 
Growth 2000-19

Asbury 2,450 4,170 5,557 4.77% 39.64% 56.36%
Dubuque 57,686 57,637 57,941 0.02% 3.25% 4.63%
Peosta 651 1,377 1,910 5.72% 16.06% 22.84%
Dyersville 4,035 4,058 4,130 0.25% 1.21% 1.72%
Epworth 1,334 1,537 1,592 1.23% 3.29% 4.68%
Farley 1,428 1,860 1,967 1.75% 6.88% 9.78%
Manchester 5,257 5,179 5,019 -0.30%

Dubuque Co. 
Cities

67,584 70,639 73,097 0.44% 70.33% 100%

Dubuque 
County

89,143 93,653 96,982 0.44% 100%

 » Dubuque County since 2000 has grown at 

an average annual rate just under 1/2%. 

Dubuque County cities in the MSA accounted 

for about 70% of this growth and together 

grew at an annual rate of about 0.8%. Asbury 

and Peosta together accounted for about 

56% of the County’s growth and about 70% 

of the sample of Iowa cities in the MSA.

 » The influence of Dubuque area growth 

appears to end at the county line, evidenced 

by Manchester’s relatively flat  performance 

since 2000

 » Of the more rapidly growing area cities, 

Peosta has grown at a somewhat higher rate 

than Asbury, largely due to its smaller base 

population.

 » Note: This calculation is important because 
Asbury’s growth is tied to growth in a larger 
metropolitan area. Asbury is primarily 
a residential community for a regional 
employment base. 

Regional Population Change, 2000-2019
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 »Assuming a normal housing market, Peosta will 

continue to be a growth leader in the Dubuque 

area. The county appears to be experiencing 

an average annual growth rate of about 0.5%, 

which is in itself a great improvement over a 

previous period of decline. In contrast, Peosta 

has appears to be growing at an average annual 

rate of 4%, still very high because of its still 

relatively small population base.

 »We believe that a 4% AGR is sustainable over 

the next decade. This ultimately produces a 

population of 5,000 people in 25 years, or by 

2045 – identified by people during stakeholder 

listening sessions as an ideal population for the 

city.

Source
Annual 
Growth 

Rate
2020* 2025 2030

Natural Change 5,550 5,524 5,504

2010-2020 AGR 3.24% 5,782 6,781 7,953

2000-2020 AGR 4.40% 5,782 7,171 8,894

Continued MSA Urban 
Growth with Asbury Share 
at 2000-2019 Rate

3.00% 5,782 6,703 7,771

Slow Growth 2.00% 5,782 6,383 7,048

*2020 estimate is based on building permit data, average people per house-
hold, and 2018 American Community Survey estimate
Source: RDG Planning & Design

 » The most probable population 

scenario assumes that urban 

Dubuque County will continue 

to grow steadily at its 2000-

2019 annual average growth 

rate of 0.44%; and that Asbury 

will continue to capture a 56% 

share of that overall urban 

growth. This corresponds to an 

annual growth rate of 3%. 

 » Several factors could change 

this projection, including 

a very large housing or 

economic development 

project that either adds to 

overall demand or skews its 

geographic distribution.

2030 Population Scenarios
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Age Group 2000 Actual 2010 
Predicted 2010 Actual % Variance

0-14 621 445 1,164 161.3%

15-19 107 205 292 42.2%

20-24 422 208 165 -20.6%

25-34 259 303 425 40.1%

35-44 110 273 658 141.2%

45-54 47 392 559 42.5%

55-64 7 395 496 25.4%

65-74 51 221 270 22.2%

75-84 11 76 117 54.3%

85+ 4 21 24 13.3%

Positive Difference

Negative Difference

 » This analysis compares a projection of 
population for a specific period based 
on natural population change against 
the actual or estimated population for 
that period. It reveals which age groups 
affect the city’s growth for that period.

 » As Asbury’s population increased by 
70% between 2000 and 2010, its growth 
was dominated by growing families of 
householders in their late 20s to mid 
40s with relatively young children. 

 » While they represented smaller cohorts, 
older age groups also were attracted 
to Asbury in significantly larger than 
expected numbers. Lutheran Manor’s 
development undoubtedly contributed 
to this trend. 

 

Predicted vs. Actual Population Change, 2000-2010
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Age Group 2010 Actual 2018 
Predicted

2018 
Estimate % Variance

0-14 1,164 730 1,578 116.1%

15-19 292 407 275 -32.4%

20-24 165 428 245 -42.8%

25-34 425 453 520 14.8%

35-44 658 420 690 64.1%

45-54 559 642 678 5.5%

55-64 496 524 727 38.7%

65-74 270 421 615 46.1%

75-84 117 187 179 -4.2%

85+ 24 53 50 -6.2%

Positive Difference

Negative Difference

 » Based on 2019 ACS (2018 Census 

estimates), the attraction patterns of 

the first decade changed somewhat. 

Families with young to middle-school 

aged children were accounted for a 

large amount of community growth 

since 2010.

 » The other substantial area of “in-

migration” to the city (if not 

necessarily the region) were middle-

aged adults. This pattern is typical 

of a “move-up” market made up of 

people either buying more expensive  

homes or in some cases downsizing to 

high quality settings.  

 » The older adult population estimates 

are very much in line with projections.

Predicted vs. Estimated Population Change, 2010-2018 estimate
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Building Permit Activity 2010-2018

2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 Total

Residential Units 82 57 57 55 42 50 39 30 34 32 31 509

Total 82 57 57 55 42 50 39 30 34 32 31 509

 » Before 2010, Asbury was the primary 

focus of new residential development 

in the Dubuque area, reflected by 

the 82 unit output in 2010. Since 

then, production has decreased, with 

plateaus at two levels – 50 to 60 units 

annually between 2011 to 2015; and 30 

to 40 units between 2016 and 2020. 

Discussions during listening sessions 

indicated some reasons for this gradual 

decline, including building cost and land 

availability.

 » The bulk of development in Asbury has 

been in single-family detached and 

attached configurations.
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2010

$100,000

$200,000

2011 2012 2013 2014 2015 2016 2017 2018 2019 2020

$300,000

$400,000

 » The value of new units built in 

Asbury since 2010 remained 

relatively stable through 2016, 

and actually dipped in 2017. 

However, since 2018, value has 

climbed significantly,  increasing 

bu about 10% in 2018 and 16% in 

2019. 

 » Reported construction cost for 

those same years increased by 

23% in 2018, but were stable in 

2019.

 » New housing value increased by 

about 42% between 2010 and 

2020, while construction cost 

increased by 52%.

Value of New Housing in Asbury, 2010-2020
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2000 2019

Change 
2000-2019

Annual 
Average 

Change. 2000-
2019

Number % of Occupied 
Units Number % of Occupied 

Units

Total Units 33690 38,210 4,520 238

Owner-Occupied 24747 73.5% 28,023 73.3% 3,276 172

Renter-Occupied 8943 26.7% 10,187 26.6% 1,244 65

Total Vacant 1815 3,089 1,274 67

Vacancy rate 6.3% 8.0%

2000 2019

Change 
2000-2019

Annual 
Average 

Change, 2000-
2019

Number % of Occupied 
Units Number % of Occupied 

Units

Total Units 846 1,921 1,075 57

Owner-Occupied 738 87.2% 1,729 90.0% 991 524

Renter-Occupied 108 12.8% 192 10.0% 84 4

Total Vacant 21 96 75 3

Vacancy rate 2.4% 4.9%
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 » In contrast to many parts 

of the country, Asbury has 

retained and even increased 

its character as a city made 

up largely of homeowners. 

According to the ACS 

estimates, ownership has 

remained stable and even 

increased to 90% of all units. 

 »
 » Vacancy was almost non-

existent in 2000 and remains 

at a low level. A certain 

amount is structural, caused 

by float in the market and 

can fluctuate because of the 

margin of error in the ACS 

sample,

Housing Occupancy: Asbury and the County
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Median 
Household 

Income

Median 
House Value

Value / 
Income 
Ratio 

Annual 
Income  to 

Afford Median 
Value*

Median 
Gross Rent

Asbury $100,871 $255,500 2.53 $93,514 $766

Dubuque $54,234 $143,500 2.65 $63,171 $791

Peosta $87,393 $234,166 2.68 $93,879 846

Dyersville $61,400 $159,200 2.59 $68,654 $733

Epworth $70,238 $167,400 2.38 $61,782 $704

Farley $78,750 $160,500 2.04 $63,683 $806

Manchester $51,773 $110,400 2.13 $54,169 $576

Assumes 5% annual increase in home value from 2017 estimate to 2020, and 

supportable cost = 2.75 x income

 » On the whole, housing 

in the Dubuque area is 

attainable to the majority 

of residents. Asbury fits 

within this spectrum.

 » The median home in 

Asbury requires an 

annual income just above 

$100,000. This suggests 

a potential focus on 

products priced below 

the typical home now 

being built in the city.

2.42.83.3

Attainable 
for existing 
residents

Undervalued for 
existing residents

Borderline 
burden

Probable 
burden

Comparative Affordability: Asbury and the Region
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Income Distributions and Housing Affordability Ranges

* HH = Households 
Source: U.S. Census, 2018 American Community Survey; RDG Planning & Design

Income Range
# HHs 

in Each 
Range

Affordable 
Range for 

Owner Units

# of 
Owner 
Units

Affordable 
Range for 

Renter 
Units

# of 
Renter 
Units

Total Balance

$0-25,000 121 Less than 
$60,000 14 $0-499 26 40 -81

$25,000-
49,999 262 $60,000-

124,999 78 $500-999 111 189 -73

$50,000-
74,999 300 $125,000-

199,999 299 $1,000-
1,499 52 351 51

$75-99,999 258 $200,000-
249,999 430 $1,500-

1,999 3 433 175

$100-150,000 540 $250,000-
399,999 759 $2,000-

2,999 0 759 219

$150,000+ 440 $400,000+ 149 $3000+ 0 149 -291

 » Relatively few households in Asbury 

appear to be burdened by housing cost, 

generally because of the very high degree 

of ownership. The affordability analysis 

suggests that about 150 households are 

burdened by lack of availability. 

 »  Based on the affordability analysis, based 

on current income distribution, Asbury 

still has some room “at the top.” Upper 

income owners are clearly finding good 

value in the city.

 » Price ranges affordable to the existing 

population are not necessarily affordable 

to other potential markets – millennial 

families with children, workers workers 

who we have come to understand as 

“essential.” The inventory in these ranges 

is not large and not necessarily available.
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2021 Housing Value Estimates: Asbury North

Over 400,000

$300-400,000

$250-300,000

$200-250,000

Under $200,000

Typical values found on a 
block. Values of individual 
units may vary from these 
ranges.
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2021 Housing Value Estimates: Asbury South

Over 400,000

$300-400,000

$250-300,000

$200-250,000

Under $200,000

Typical values found on a block. Values of 
individual units may vary from these ranges.
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» The population forecast, recent construction
activity and assumptions about people per
household generates a ten-year overall housing
demand.

» Income ranges are matched with affordability
price points, based on housing costs equal
to 30% of adjusted gross income. The initial
assumptions project the same relative income
distribution as the existing population. These
are modified by a projection capturing some of
the Dubuque area’s demand for more attainable
price points.

Projecting Demand
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Development Projection: Status Quo Base

» A 3% growth rate for Asbury

generates annual average housing

production of about 80 units per

year over a ten-year period. This

essentially restores production to

pre-2010 levels.

» This level of construction assumes

stable average household size and a

slight increase in vacancy to provide

additional housing choice. This tends

to increase demand for new units

and more housing diversity.

» This level maintains Asbury’s 56%

current share of Dubuque County’s

urban housing production.

  2020 Base 2021-2025 2026-2030 Total

Population  
at End of Period 5,782 6,703 7,771

HH Population  
at End of Period 5,782 6,703 7,771

Average PPH 2.90 2.90 2.90

HH Demand  
at End of Period 1,994 2,311 2,679

Projected  
Vacancy Rate 4.0% 5.0%

Replacement Need - 10 15

Unit Needs  
at End of Period 2,034 2,408 2,834

Cumulative Need 
During Period 374 426 800

Average Annual 
Construction 75 85 80
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Housing Development Program

» This analysis assumes a 70/30 split

of owner and rental construction

during the period to 2030. 

Attainable owner-occupancy could 

use different methods of building 

equity.

» The model is based on existing

income distribution. However,

these more moderately priced

products are not being produced

in Asbury.

Source: RDG Planning & Design

2020-2025 2026-2030 2020-2030

Total Need 374 426 800

Total Owner Occupied 262 298 560

Affordable Moderate: 
Under 200,000 82 93 175

Moderate Market: 
200-250,000 38 43 80

Market:  
250,000-350,000 79 89 168

High Market:  
Over $350,000 64 73 137

Total Renter Occupied 112 128 240

Affordable:  
$500-1,000 62 70 132

Market:  
$1,000-1,500 27 31 58

High Market: 
Over $1,500 24 27 51
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Conventional 
SF

“Small Lot” 
SFD/SFA SFA/TH TH/MF

Typical Density <4du/A 6 du/A 8-10 du/A >12 du/A

Total Owner 
Occupied 
Affordable 
Moderate:  
Under 200,000 

0 40% 40% 20%

Moderate Market: 
200-250,000 20% 40% 40% 0

Market:  
250,000-350,000 60% 20% 20% 0

High Market:  
Over $350,000 70% 20% 10% 0

Total Renter 
Occupied 
Affordable:  
$500-1,000 0 20% 40% 40%

Market:  
$1,000-1,500 0 30% 40% 30%

High Market: 
Over $1,500 0 40% 40% 20%

Maplewood Drive
3.4 du/A (net)

Sunnyslope Drive
11 du/A (net)

Future Development Density and Building Types
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Conventional 
SF

“Small Lot” 
SFD/SFA SFA/TH TH/MF

Typical Density <4du/A 6 du/A 8-10 du/A >12 du/A

Total Owner 
Occupied 213 163 149 35

Affordable 
Moderate:  
Under 200,000 

70 70 35

Moderate Market: 
200-250,000 16 32 32 0

Market:  
250,000-350,000 101 34 34

High Market:  
Over $350,000 96 27 14

Total Renter 
Occupied 0 64 96 80

Affordable:  
$500-1,000 0 26 53 53

Market:  
$1,000-1,500 0 17 23 17

High Market: 
Over $1,500 0 20 20 10

» This table displays a model that

distributes the projected unit

demand by types of buildings and 

density ranges. It will be useful in 

terms of more detailed land use 

planning and may provide guidance 

to area developers.

Townhomes (TH)

Single-Family Detached (SFD)

Multifamily (MF)

Single-Family Attached (SFA)

Future Development Scenario by Building Types
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Housing Assets
» Location
» Parks and Public Facilities
» Market Demand
» Senior Housing Resources

» Area Within Corporate Limits

» Housing Quality
» Developer Interest
» The “Duplex Phenomenon”
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Asbury’s location is one of its greatest assets -- with major community commercial 
assets and conveniences literally on its front door, significant nearby employers, and 
quick access to the center of Dubuque and to the entire region. The new Southwest 
Arterial also will be beneficial with its direct access to Highway 151. 

  » Location

  » Parks and Public 
Facilities

  » Market Demand

  » Senior Housing 
Resources

  » Undeveloped Area 

  » Housing Quality

  » Developer Interest

  » Duplex Phenomenon

Assets
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Asbury’s parks and public facilities, including Asbury Park, Althaus Pond and 
trails, Oxus Grotto, Cloie Creek Park, and the Public Library, are regarded as major 
attractions for local residents. They provide a real sense of common territory, 
accessible both to neighborhoods and, especially in the case of Asbury Park, to 
the entire city. Paths and trails provide a foundation for further development and 
pedestrian/bicycle connections.

» Location

» Parks and Public
Facilities

» Market Demand

» Senior Housing
Resources

» Undeveloped Area

» Housing Quality

» Developer Interest

» Duplex Phenomenon

Assets
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Lutheran Manor is a centerpiece of Asbury’s Civic Center district and provides a 
continuum of senior living that includes independent and assisted living and a 
skilled nursing facility. This investment ensures that older adults will continue to be 
a significant population in the city. In addition, Lutheran Manor intends to expand its 
Asbury campus.

  » Location

  » Parks and Public 
Facilities

  » Market Demand

  » Senior Housing 
Resources

  » Undeveloped Area 

  » Housing Quality

  » Developer Interest

  » Duplex Phenomenon

Assets
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Asbury’s corporate limits incorporate large amounts of open land. While some of 
this land is topographically difficult, other large areas are quite developable and are 
contiguous to existing urban development. In theory, this allows the city to grow 
significantly without further annexation. However, other land issues, discussed later, 
make this more of a long- and than short-term proposition.

Assets
  » Location

  » Parks and Public 
Facilities

  » Market Demand

  » Senior Housing 
Resources

  » Undeveloped Area 

  » Housing Quality

  » Developer Interest

  » Duplex Phenomenon
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As a relatively new community whose primary growth did not take place until the 
last quarter of the 20th Century, Asbury’s housing stock is generally in very good 
condition and most neighborhoods, even more affordable ones, have retained their 
value. Most of the city’s more attainable housing is found in these 1970s/1980s 
residential areas, and their continued conservation is very important to the city’s 
range of housing prices.

Assets
  » Location

  » Parks and Public 
Facilities

  » Market Demand

  » Senior Housing 
Resources

  » Undeveloped Area 

  » Housing Quality

  » Developer Interest

  » Duplex Phenomenon
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Assets

As at least a moderately growing metropolitan area, Dubuque has a substantial 
development community, and Asbury’s high desirability in the marketplace makes it 
a subject of considerable interest. Developers see obstacles to working in the city, 
especially related to land availability and development cost, but an ability to sell 
their product – especially in this high demand period – is not a major concern.

  » Location

  » Parks and Public 
Facilities

  » Market Demand

  » Senior Housing 
Resources

  » Undeveloped Area 

  » Housing Quality

  » Developer Interest

  » Duplex Phenomenon
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Assets

An interesting recent trend in Asbury involves a homebuyer purchasing a duplex 
(or single-family attached) building, living in one of the units and renting the 
other unit to assist with mortgage payments on the house. This creative technique 
benefits both the homeowner and the rental tenant, and helps produce new housing 
relatively affordable to both households. This is particularly valuable in a city that 
has a very limited supply (and possibly limited appetite for) conventional multi-
family development.

  » Location

  » Parks and Public 
Facilities

  » Market Demand

  » Senior Housing 
Resources

  » Undeveloped Area 

  » Housing Quality

  » Developer Interest

  » Duplex Phenomenon
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Challenges and 
Opportunities

  » Land Shortage

  » Housing “Monoculture”

  » Attainable Housing

  » Connectivity

  » Infrastructure Cost and Risk

  » Debate: Starter versus Move Up

»  Covid-19
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  » Land Shortage

  » Housing “Monoculture”

  » Attainable Housing

  » Debate: Starter versus 
Move Up

  » Infrastructure Cost and 
Risk

  » Connectivity

  »  Covid-19

Housing Challenges and Opportunities

Despite what appears to be abundant land available for development within and around 
the city limits of Asbury, builders and developers identify land availability as a significant 
disincentive to growth in the city. Some open land has difficult topography, more conducive 
to very low-density uses than to urban development. Other developable acreages are still 
being farmed and, with high land value and commodity prices,  owners seem content to 
maintain them in agricultural uses. Contiguity to Dubuque limit Asbury’s eastward expansion 
opportunities. As such, developable, available land is in short supply and commands high 
prices.
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Housing Challenges and Opportunities

The Land Availability Paradox
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  » Land Shortage

  » Housing 
“Monoculture”

  » Attainable Housing

  » Debate: Starter versus 
Move Up

  » Infrastructure Cost and 
Risk

  » Connectivity

  »  Covid-19

With some notable exceptions, Asbury’s housing inventory is almost entirely in single-
family detached homes. As mentioned above, two-unit attached structures are an 
emerging trend, and some developers report that they are converting some single-family 
lots to this use. But except for some older buildings, a sample of townhome structures, 
and Lutheran Manor’s multi-unit building, there is relatively little variety in the housing 
stock. In the face of high construction and infrastructure costs, new housing forms and 
higher densities are increasingly needed to keep prices affordable.

Housing Challenges and OpportunitiesHousing Challenges and Opportunities
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  » Land Shortage

  » Housing “Monoculture”

  » Attainable Housing

  » Connectivity

  » Infrastructure Cost and 
Risk

  » Debate: Starter versus 
Move Up

  » »  Covid-19

Housing Challenges and Opportunities

While Peosta is universally regarded as a great and highly supportive family 

Housing Challenges and Opportunities

While Asbury is universally regarded as a great and highly supportive city for families, 
the cost of housing is rising and increasingly unaffordable to many households. the 
average housing value for new construction has risen above $300,000 and the typical 
value of existing housing is between $275,000 and $350,000. Homes with a value 
below $200,000 are still very close to that level.   Increasing housing values are not a 
bad thing and help build wealth for citizens of the city. But it raises a significant policy 
question for the city, presented below. This raises an important question for community 
housing policy, presented below.  

  » Land Shortage

  » Housing “Monoculture”

  » Attainable Housing

  » Debate: Starter versus 
Move Up

  » Infrastructure Cost and 
Risk

  » Connectivity

  »  Covid-19



34

Housing Challenges and Opportunities

The question of attainable housing raises a significant debate: are current housing trends fine, 
or should the city adopt policies and programs that respond to the needs and means of younger 
households, the regional workforce (including workers who in this time have demonstrated their 
essential importance), and independent seniors. In short, is Asbury’s future and regional role to 
be a “move-up” community, offering more expensive housing to people moving from other parts 
of the Dubuque area or other places? Or should it strive for greater population and economic 
diversity and implement policies that move in that direction? Meeting the second goal will 
require a concerted effort because of construction, land, and public improvement costs.

  » Land Shortage

  » Housing “Monoculture”

  » Attainable Housing

  » Debate: Starter versus 
Move Up

  » Infrastructure Cost and 
Risk

  » Connectivity

  »  Covid-19
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Housing Challenges and Opportunities

After land cost, infrastructure cost and financing is seen as a major obstacle to new housing 
development in Asbury and elsewhere. Infrastructure development (local streets, sewers, 
water distribution, and so forth) appear to be privately financed, entailing substantial front end 
exposure for developers. Even in a small metropolitan area, carrying costs on infrastructure can 
drive up housing cost and risk.  Somewhat paradoxically, some contemporary developments 
appear to be on large lots (10,000 to 15,000 square feet), which drive up per unit infrastructure 
cost and direct construction to higher-cost units.

  » Land Shortage

  » Housing “Monoculture”

  » Attainable Housing

  » Debate: Starter versus 
Move Up

  » Infrastructure Cost 
and Risk

  » Connectivity

  »  Covid-19
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Housing Challenges and Opportunities

Connectivity – the web of street connections that link communities and neighborhoods 
together – is not strictly a housing issue, but has an influence on the type of living 
environment that a city offers. Asbury has two valuable paths - the Forest Hills Trail 
loop and the Althaus Pond path, sidewalks on neighborhood collectors, and walks in 
new subdivisions. But some earlier developments, especially north of Asbury Road, 
lack sidewalks and do not have good connections to major community resources. Major 
streets like Radford Road, Asbury Road, and Seipel Road, also present barriers. Listening 
session participants defined greater connectivity as a community priority. 

  » Land Shortage

  » Housing “Monoculture”

  » Attainable Housing

  » Debate: Starter versus 
Move Up

  » Infrastructure Cost and 
Risk

  » Connectivity

  »  Covid-19
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Housing Challenges and Opportunities

It is impossible to consider the future of ourselves and our communities without thinking about this plague 
that dominates our lives today, and whose effects will be with us for a good long time. It is very difficult to 
project its impact on housing markets, preferences, and forms, or the arc of our economic recovery. It does 
seem that the housing and real estate industries are in fact still moving forward, but we cannot tell how 
long this might last. But we believe that several trends will emerge:

1. Covid will affect the physical preferences of housing consumers, a potential benefit to a low 
density suburban community like Asbury - but low density environments tend to be expensive. 

2. New housing forms and products must deal with ways to reconcile the dual preferences of 
higher density for affordability and lower density for “distancing.”

3. The crisis is pointing out the critical nature of an under-appreciated workforce and the 
responsibility to provide attainable housing opportunities

4. Housing will be a critical part of the economic recovery.

  » Land Shortage

  » Housing “Monoculture”

  » Attainable Housing

  » Debate: Starter versus 
Move Up

  » Infrastructure Cost and 
Risk

  » Connectivity

  »  Covid-19
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Directions 
Forward
The following section is based on an 
analysis of current market trends, 
and a site visit and stakeholder group 
discussions.
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Strategic Objectives
Since its growth took off in 1970, Asbury has 
been the Dubuque area’s fastest growing city. 
After a 140 year history as a tiny hamlet, it grew 
over the last half-century into the mature and 
vital community of 2021. Asbury has great assets 
– great parks and facilities; new, conveniently 
located schools; an optimum location; and a 
generally excellent housing inventory. 

Yet its development output has leveled off and 
even declined in regional market share over 
the last ten years.  As we look at this period 
analytically, we think that the reasons for this are:  

• A lack of available land for development, despite 
substantial open areas within or adjacent to city 
limits.

• A focus on two major development forms – 
higher-end single-family development and 
high quality housing and services for senior 
adults. This makes the city attractive to a 
move-up market, older adults, and higher-
income managerial and professional families. 
But it is less attainable for the growing cohort 
of millennial and Gen Y households who are 
establishing families.

A significant and promising trend that points a 
way to address these issues is the demand for 
single-family attached units, with the owner 
household living in one unit and renting the 
other to support the purchase. But even this is 
somewhat limited to people who are bankable for 
a relatively large mortgage and renters who can 
afford a substantial housing cost.
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Strategic Objectives

In addition, these new generations are increasingly 
displaying preferences for different and more 
diverse products – greater connection, walkable 
and bikeable settings, higher densities and smaller 
lots that require less time for maintenance, and 
smaller but high quality floor area. 

Our analysis, if correct, places Asbury at a 
crossroads. The city will sustain itself economically 
maintaining its status as a “move-up community” 
or home for new upper-income residents moving 
to the area. Or it can supplement this character 
by  providing residential opportunities for a 
complete life cycle of residents, including a focus 
on attainable homeownership for moderate/middle 
income and young family households.

But given current development and construction 
costs and economic conditions, this will require 
significant policy initiatives by the city. The 
following discussion provides ideas for this path. 
But some of these ideas may also be useful if the 
city chooses the first fork in this road to the future.
These objectives include:

Helping to provide a reasonable supply of land.
Reducing the private the risk of building 
infrastructure.
Encouraging more diverse new residential 
products.
Conserving the city’s limited supply of existing 
“affordable” housing.
Improving connections of all neighborhoods to 
community assets.
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Growing Up Starting Out Settling Down Prospering Aging

• Safe, nurturing 
homes for growing 
up as a person

• Secure 
neighborhoods

• Places to try and 
experiment

• Housing within 
one’s means

• Economic 
opportunity

• Places to put down 
roots and gain 
equity

• Vesting in the 
community

• Housing within 
changing means

• Room to grow

• Options

• Settings that adapt 
to stages in life and 
growing financial 
capacity

• Options

• Settings that adapt 
to stages in life

• Downsizing/places 
for continuing 
independence

• Places for growing 
old in dignity

The Life Cycle of Housing Needs
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• Land Availability
• Cost of infrastructure
• Compatibiility
• Risky economics
• Product types
• Regulatory framework
• Housing conservation

Attainable Housing Issues
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Owner

Renter

Renter

Conventional 
SF

“Small Lot” 
SFD/SFA SFA/TH TH/MF

Typical Density <4du/A 6 du/A 8-10 du/A >12 du/A

Owner Occupied 71 27 19 4

Renter Occupied 0 11 12 7

Total 71 38 31 11

Land Needs Model
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• Work with a development-oriented local 
owner of a unified property on a legacy 
project.

• Negotiate a phased program that gradually 
transitions from agriculture to urban use

• Identify underused or available properties 
in potential redevelopment areas. 
Complete test-fit development concepts to 
demonstrate benefits to owners.

• Consider reuse of surplus public lands or 
public sites that may become available 
following replacement projects.

SOLUTIONS

Attainable Housing Approaches

• Land Availability

• Cost of infrastructure

• Compatibility

• Risky economics

• Product types

• Regulatory framework

• Housing conservation



45

• Land Availability

• Cost of infrastructure

• Compatibility

• Risky economics

• Product types

• Regulatory framework

• Housing conservation

• City participation in public improvement 
financing, calibrated to specific objectives
• Use of infrastructure “bank” for front end financing, special 

assessment, TIF to reduce private financing risk and 
exposure.

• Amount of assistance relates to amount housing in 
targeted price ranges

SOLUTIONS

Attainable Housing Approaches
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• Identify and implement sites that support 
diverse mixed density and mixed price 
housing that will avoid perceived land use 
conflicts. These can include:

• Sites that transition to higher intensity areas

• Sites large enough to place higher density in the center, 
with intensity of use transitioning down to single-family 
density adjacent to existing neighborhoods.

• Potential mixed use corridors like Asbury Road

• Predesignated sites in new subdivisions

• Encourage development types that are 
consistent with the scale of neighborhoods

SOLUTIONS
• Land Availability

• Cost of infrastructure

• Compatibility

• Risky economics

• Product types

• Regulatory framework

• Housing conservation

Attainable Housing Approaches
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Somerset, Ames

Towns at Little Italy, Omaha

The Cottages of Possum 
Creek, De Soto, KS

Attainable Housing Approaches

Small lot single-family Blue Springs, MO
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Attainable Housing Approaches

Small Building Multifamily: Bungalows at Prairie Queen
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• Land use plan that identifies specific
standards and locations for different
housing types, developed with an inclusive
community process.

SOLUTIONS
• Land Availability

• Cost of infrastructure

• Compatibility

• Risky economics

• Product types

• Regulatory framework

• Housing conservation

Attainable Housing Approaches
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• Form partnerships with local development 
corporations to execute projects consistent with 
community objectives.

• Specific example of such a project is the East Central 
Development Corporation’s Pocket Neighborhood 
Program.

• Assemble local support -- financial and marketing

• Through ECDC, consider establishing a shared equity 
program (rents on a unit generate equity to provide 
the down payment)

SOLUTIONS
• Land Availability

• Cost of infrastructure

• Compatibility

• Risky economics

• Product types

• Regulatory framework

• Housing conservation

Attainable Housing Approaches

Shared equity housing, Omaha

ECIA Pocket Neighborhood, Maquoketa
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• Permit single-family attached units
as a use by right in new single-family
neighborhoods with the same density
standards.

• Encourage and expedite conversion of
single-family detached to attached lots
without changing density standards.

• Permit auxiliary dwelling units on large
lots.

• Re-examine planned unit development
ordinances to encourage mixed density
housing development.

SOLUTIONS
• Land Availability

• Cost of infrastructure

• Compatibility

• Risky economics

• Product types

• Regulatory framework

• Housing conservation

Attainable Housing Approaches
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• Identify a housing conservation district
designed to conserve house and
encourage reinvestment in an area of the
city that now provides relatively lower
cost housing.

• Work with ECIA (or other appropriate
agency) and area lenders to establish
a rehabilitation/home improvement
financing program and apply for
appropriate grants or funding assistance.

• Identify this area as a focus for
preferential first time homebuyer
programs.

SOLUTIONS
• Land Availability

• Cost of infrastructure

• Compatibility

• Risky economics

• Product types

• Regulatory framework

• Housing conservation

Attainable Housing Approaches
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Housing Asbury
A Community Housing Assessment Team Study 
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