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Executive Summary

Huron experienced a period of relatively strong population growth in the 2010s, growing by
13% over the decade. Since 2020, growth has slowed to an estimated 0.4% annually.
Population growth has been concentrated among children and working-age adults, consistent
with patterns of economic migration and family formation. At the same time, the number of
older adults is increasing as large generational cohorts age. While Huron remains a growing
community, its recent trajectory is more moderate than trends from the 2010s, and future
growth may be more volatile, especially given the city’s immigration-driven growth.

Compared to the city’s population growth through the 2010s, household growth has remained
persistently slow. This imbalance has accompanied a steady increase in average household
size, reflecting both changing household composition and possible constraints on household
formation. Huron’s population is expected to continue growing modestly through 2030, but
projected household growth remains low. However, given the historical gap between
population and household growth, these projections may understate true housing demand. If
housing supply were to expand, enabling households to form at rates more consistent with
population growth, household growth would be significantly higher than current projections
suggest.

Huron’s income and employment profile reflects a relatively strong labor market with wages
that, while slightly below statewide averages, have grown at a faster pace than those in the
rest of the state. Despite indications of upward mobility, a majority of households remain
below the $75,000 threshold, indicating continued demand for housing affordable to
moderate-income households. At the same time, the local labor market is tight, with low
unemployment (around 2%) and labor force participation rates comparable to the state,
indicating limited slack in the workforce and potential constraints on further economic
expansion without in-migration and its associated housing demand. At the same time, Huron
experiences a modest net inflow of approximately 170 workers per day, a pool of potential
residents who may choose to relocate to Huron if suitable housing is available.

Looking ahead, Huron’s income growth is projected to continue, with median household
income expected to rise about 10% by 2030, alongside further upward shifts in the income
distribution. Employment growth is also anticipated, with local projections indicating the
addition of several hundred jobs in the near term, particularly in manufacturing.

Huron has lower rates of homeownership than the state overall: as of 2020, 59% of households
in Huron owned their homes. The composition of owner households suggests an aging
homeowner base. Compared to renters, homeowners are more likely to be in family
households, especially married couples without children living at home, pointing to a share of
older, empty-nester households. While homeownership rates among white householders (66%)
are broadly in line with statewide averages, rates are substantially lower among Asian
householders (46%), those identifying as other or multiple races (around one-third), and
Hispanic or Latino households (32%). In general, homeowners have higher median incomes and
are more concentrated in upper income brackets, while renters are disproportionately
represented at lower income levels. Despite this, monthly housing costs for owners and
renters are relatively similar on average.



Since 2010, residential construction in Huron has been characterized by steady, modest
production of single-family homes alongside periodic surges driven by larger multifamily
developments. Overall, the city has added a balanced mix of unit types, with 47% of
permitted units consisting of single-family homes, 11% in small multifamily structures, and
42% in larger multifamily projects.

Huron’s owner-occupied housing stock is characterized by limited growth, an aging inventory,
and relatively low home values. From 2010 to 2020, the number of owner-occupied units
increased by less than 1%, while vacancy rates declined, reaching 2.2% in 2020. The lack of
meaningful expansion in owner-occupied supply points to structural constraints in
accommodating new or emerging homeowners. Nearly one-third of owner-occupied homes
were built before 1940, and about 79% were built before 1980. Only a very small share
(around 3%) has been added since 2010. While this older stock contributes to relatively lower
home values and can provide some degree of natural affordability, it also raises concerns
about ongoing maintenance needs and long-term viability. Additionally, Huron’s homes tend
to be smaller, a notable constraint in light of increasing household sizes and the growth of
family households. Home values in Huron remain well below statewide levels, creating both
affordability advantages and development challenges. Despite recent increases in value,
Huron’s home values have not kept pace with statewide appreciation. As of 2024, roughly
two-thirds of homes were valued below $200,000.

Huron’s rental housing stock has expanded over time, outpacing new construction of owner-
occupied housing. As production of rental housing declined during the 2010s, Huron’s rental
vacancy rate fell from 26.6% in 2010 to 14% in 2020. While this remains higher than state and
national averages, it suggests tightening conditions relative to the past. The rental survey
conducted for this study suggests the vacancy rate has continued to fall. The makeup of the
rental stock is relatively balanced across structure types, including a mix of larger apartment
buildings, single-family rentals, and smaller multifamily properties. At the same time, the age
profile of the rental stock presents challenges: although nearly half of rental units have been
built since 1980, a sizable share (38%) predates 1960, which could indicate ongoing needs for
rehabilitation and reinvestment. In recent years, rent levels have risen sharply, and a general
upward shift in the rent distribution has resulted in far fewer low-cost units and a growing
concentration of units renting for $1,000 per month or more.

Housing affordability in Huron is mixed for both owner-occupied and rental housing.
Compared to statewide benchmarks and standard affordability measures, homeownership in
Huron is relatively affordable. Nevertheless, about 21% of homeowners are cost burdened,
and 6% are severely cost burdened. Rental affordability presents more acute and complex
challenges. Nearly half of renter households (44%) fall at or below 50% of median family
income (MFI), compared to just 20% of homeowners. There is a shortage of an estimated 238
units affordable to the city’s lowest-income renters, and recent trends indicate that cost
burdens are increasing among more moderate-income renters earning less than $20,000
annually, those earning between $20,000 and $35,000. At the same time, higher-income
renters are able to rent below their means, which provides a high level of affordability, and
also suggests potential unmet demand for higher-cost, higher-amenity units. Overcrowding is
elevated, particularly among renters, with rates four times the statewide average.
Additionally, a nontrivial share of renter households lacks complete plumbing or kitchen
facilities, pointing to quality concerns within the existing stock.
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Huron was compared with 10 similar-sized regional communities to assess population growth,
economic conditions, and housing affordability. Huron ranks near the top in population growth
during the 2010s, though like many peers, has seen growth slow in recent years. Huron’s
growth has been driven largely by international migration. Demographically, Huron stands out
as younger and more family-oriented than many of the comparison communities.
Economically, Huron has relatively low wages paired with strong labor force participation. In
terms of housing affordability, Huron performs unevenly. Despite relatively low home values,
it ranks among the least affordable communities for homeowners when measured as a share
of income spent on housing, suggesting that lower incomes offset any advantage from lower
prices. For renters, Huron sits closer to the middle of the pack, though cost burden remains
widespread, particularly among lower-income households. Overall, the city ranks poorly in
terms of the total share of residents experiencing housing cost burden.

Input from 11 local stakeholders in October 2025 adds context to this data. Stakeholders
highlighted recent progress and new developments, but also shared concerns about housing
affordability and supply, housing quality, and a mismatch between available units and the
needs of a diverse workforce. In the ownership market, stakeholders pointed to several
subdivisions and development efforts that demonstrate capacity for growth, but also noted
constraints such as nearing build-out in some areas and infrastructure costs. Inventory has
improved modestly, yet shortages remain, particularly in the affordable and starter home
market and among larger, higher-quality homes. The rental market has expanded, most
notably through the Wheatgrass development, but remains tight for units in good condition.
Across both tenure types, quality emerged as a defining issue for stakeholders, with the
prevalence of quality issues contributing to a perception of scarcity even when units are
technically available.

A survey of 426 Huron residents conducted from December 5 through February 2, 2026,
highlighted residents’ housing priorities, which include expanding affordable options for first-
time buyers, improving the quality of existing housing through rehabilitation and code
enforcement, increasing overall supply, and ensuring that housing options support Huron’s
ability to retain young residents and working families. The survey also points to constrained
mobility in the market. Nearly half of renters (48%) indicated an interest in purchasing a
home in Huron, most within the next 3 years, suggesting a pool of potential first-time
homebuyers. At the same time, 53% of homeowners expressed interest in moving. However,
both groups reported similar barriers: limited availability of housing, affordability concerns,
and difficulty finding homes that meet their needs or preferences. Overall, the survey
findings point to unmet demand across multiple segments of the market. On one end,
respondents saw a need for more affordable housing, including subsidized options and units
priced in line with local wages. On the other, there is evidence of demand for higher-quality,
higher-amenity housing that can attract and retain professionals and younger households.
Rather than pointing to a single gap, the results suggest a housing market where supply
constraints, affordability challenges, and quality concerns intersect.

Huron’s recent household growth has been low relative to population growth. As a result,
recent trends likely understate true demand. Additionally, there are indications of pent-up
housing demand. To account for this uncertainty, projections are presented under two
scenarios: a low-growth scenario, which assumes continued constrained household formation,
and a higher-growth scenario, where household formation keeps pace with population growth.
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Growth is expected primarily among middle-aged and older households, particularly those
aged 35 to 54 and 75 and older. These groups are more likely to drive demand for owner-
occupied housing, including both family-sized homes and senior-friendly options. At the same
time, the number of higher-income households is projected to increase, while the number of
lower-income households may decline modestly. This suggests that future demand will be
weighted toward higher price points, though existing affordability challenges will remain.

For rental housing, demand driven by population growth alone is expected to be modest,
particularly under the low-growth scenario. Projected demand is concentrated in market-rate
units, though pent-up demand exists at the lowest income levels as well. Rehabilitation and
preservation of existing units are likely to be important strategies in this segment. In total,
including replacement of aging stock but not including additional units to address existing
pent-up demand, projected rental demand is approximately 12 to 15 units annually under the
low-growth scenario and 16 to 19 units under the higher-growth scenario.

Demand for owner-occupied housing is expected to be stronger. Based on projected growth,
Huron would need approximately 6 to 7 new owner-occupied units annually under the low-
growth scenario and 17 to 18 under the higher-growth scenario, in addition to 16 to 17 units
per year to replace aging stock. This results in a total annual need of roughly 22 to 24 units
(low scenario) to 33 to 35 units (higher scenario). Demand is expected to be concentrated
among middle- and higher-income households, though there is also evidence of pent-up
demand among renters seeking entry into homeownership, particularly in the $250,000 to
$400,000 range.

The following recommendations are offered as suggestions for further housing investments in
order to meet the demand projections:

¢ Improve the existing housing stock by expanding homeowner preservation and home
repair initiatives and by creating a rental rehabilitation program.

¢ Expanding housing options across price points by strengthening the supply, quality, and
diversity of the rental market; expanding entry-level and missing middle options for
homeownership; supporting housing across the housing cycle and enabling mobility;
and aligning incentives with community priorities and economic development.

e Support pathways to homeownership.
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Introduction

This study was commissioned by the Greater Huron Development Corporation. The purpose of
this study is to analyze housing needs by compiling data on current demographic and
economic characteristics of the community and projecting future demographic change. This
study includes an analysis of current housing conditions, including inventory, affordability,
and quality of housing stock. It also examines current patterns of housing production in order
to identify housing needs.

The data for this report were compiled from a variety of sources, including records and data
from the City of Huron, the South Dakota Department of Revenue, the South Dakota
Department of Labor and Regulation, the U.S. Census Bureau, and the U.S. Bureau of Labor
Statistics.

Community input was collected during a forum of community leaders and by interviewing
housing stakeholders and surveying community residents. A rental property phone survey was
used to gather up-to-date information about rental vacancy rates and rent levels.

Like all studies, this one has some limitations. It is based on data available at the time of the
study. Projections are based on careful study of historical patterns and present conditions,
but projections are subject to change due to unanticipated economic or policy changes or
other unanticipated events.

Much of the demographic data is derived from the 2020 Census and the American Community
Survey. Both include data collected during the COVID-19 pandemic, which affected data
collection operations. Additionally, the American Community Survey is a sample survey with a
margin of error, and the numbers presented are best estimates within those margins.
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Section 1: Population Patterns and Projections
1.0 Key Findings

Huron experienced a period of relatively strong population growth in the 2010s, followed by a
noticeable slowdown in recent years. From 2010 to 2020, the city’s population grew by 13%,
outpacing both state and national trends and adding roughly 1,670 residents. However,
estimates since 2020 indicate slower growth, with annual growth falling to approximately
0.4%. This shift suggests that while Huron remains a growing community, its recent trajectory
is more moderate than trends from the 2010s, and future growth may be more volatile.

Population growth in Huron and Beadle County has been driven primarily by international
immigration, which has offset persistent domestic out-migration. Natural increase has also
contributed to growth, but to a lesser extent in recent years. As a result, Huron’s population
is both growing and becoming increasingly diverse, with substantial increases in Asian,
multiracial, and Hispanic or Latino populations and a relatively high share of foreign-born
residents. Population growth has been concentrated among children and working-age adults,
consistent with patterns of economic migration and family formation. At the same time, the
number of older adults is increasing as large generational cohorts age. These dynamics have
implications for housing demand across life stages.

Huron’s household growth trends diverge from its population patterns in important ways.
Compared to the city’s population growth through the 2010s, household growth has remained
persistently slow, coming in at just 2% from 2010 to 2020, or about 0.2% annually. This
imbalance has accompanied a steady increase in average household size, rising to 2.48 in
2024. The increase in household size reflects both changing household composition (i.e.,
growth in families with children and multi-person non-family households) and, potentially,
constraints on household formation. While vacancy rates suggest that changes in household
structure are a primary driver, the divergence between population and household growth still
points to the possibility of latent demand that is not fully captured in observed household
formation.

These dynamics are critical for interpreting projections. Huron’s population is expected to
continue growing modestly through 2030, but projected household growth remains low,
reflecting recent trends in housing production and formation. This results in projections of
continued increases in household size, implying that future population gains will be absorbed
within existing households rather than through new household formation. However, given the
historical gap between population and household growth, these projections may understate
true housing demand. If housing supply were to expand, enabling households to form at rates
more consistent with population growth, household growth would be significantly higher than
current projections suggest.
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1.1 Demographic Patterns: Population

The decade from 2010 to 2020 saw population growth in Huron outpace that of South Dakota
and the country as a whole: the city’s population grew by 13%, compared to 9% for the state
and 7% for the United States. This rapid pace of growth followed more moderate growth
during the prior decade, when Huron’s population increased 6%, below the statewide rate.

As a result of this growth, Huron added about 1,670 people to its population during the 2010s,
an average of about 167 people per year. In the previous decade, the city added a total of
about 700 people, or 70 people per year.

Population trends in Beadle County have followed those in the city of Huron, which makes up
about three-quarters of the county’s population. The county’s population grew by just 2%
from 2000 to 2010, but growth accelerated in the 2010s, during which Beadle County’s
population grew by 10%.

Table 1. Population growth, 2000 - 2020

2000 2010 2020 % change % change

Census Census Census 2000-2010 2010-2020
Huron 11,893 12,592 14,263 6% 13%
Beadle County 17,023 17,398 19,149 2% 10%
South Dakota 754,844 814,180 886,667 8% 9%
USA 281,421,906 308,745,538 331,449,281 10% 7%

Source: U.S. Census Bureau, 2000, 2010, and 2020 Decennial Censuses

Table 2. Population growth, average annual rate of change, 2000 - 2020

Average annual Average annual

% change % change

2000-2010 2010-2020
Huron 0.6% 1.3%
Beadle County 0.2% 1.0%
South Dakota 0.8% 0.9%
USA 0.9% 0.7%

Source: U.S. Census Bureau, 2000, 2010, and 2020 Decennial Censuses

The table above presents population change in terms of average annual rates of change. From
2010 to 2020, Huron’s population grew at an average rate of 1.3%, compared to an annual
average of 0.6% in the previous decade. Though Beadle County as a whole grew at lower rates
than Huron, the county similarly experienced more rapid growth during the 2010s compared
to the previous decade.

The U.S. Census Bureau’s population estimates program provides estimates of the components
of population change, as well as year-to-year estimates of annual population change.
Estimates for 2020 through 2025 suggest Huron’s rapid growth has begun to level off, with an
estimated population increase from 2020 to 2025 of 2.4% (an annual average growth rate of
0.5%). Beadle County, likewise, has seen population growth slow slightly, estimated as total
growth from 2020 to 2025 of 2.5% (0.5% average annual growth).
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Population estimates are based on data on births, deaths, and migration, which are used to
estimate year-to-year changes in population. Estimates of these components of change are
reported at the county level. Since 2010, population growth in Beadle County has been driven
primarily by international migration. From 2020 through 2025, international migration brought
an estimated 1,319 people to Huron, a 6.9% increase in population, offsetting a 6.5% loss due
to domestic out-migration. This gain was augmented by natural increase, or the surplus of
births over deaths, which added an estimated 399 people to the county’s population over the
same period, about a 2.1% increase. During the previous decade, from 2010 through 2020,
international migration led to a 9.7% increase in population, again nearly offsetting a 10.2%
loss from domestic out-migration; natural increase contributed a 6.8% increase.

From 2010 to 2020, population growth in Huron was especially concentrated among children
ages 5 to 14 and working-age adults ages 25 to 44. This pattern is consistent with population
growth driven by economic migration and natural increase. The community also saw an
increase in the proportion of the population aged 65 to 74, due in part to the shift of the Baby
Boomer cohort into this age range.

Only two age segments stand out for decreasing in absolute numbers and as a proportion of
the population: adults aged 45 to 54 and older adults aged 75 or older. The decrease in the
number of mid-to-late career adults (ages 45 to 54) reflects, in part, the shift of the Baby
Boomer cohort out of this age range.

Table 3. Population by age, Huron, 2010 - 2020

Average % change
2010 2020 annual 2010 -
Age Range Census Census change 2020

0to4 1,007 1,106 9.9 10%
5to 9 797 1,202 40.5 51%
10 to 14 736 1,053 31.7 43%
15 to 24 1,602 1,780 17.8 11%
25 to 34 1,561 2,007 44.6 29%
35 to 44 1,314 1,615 30.1 23%
45 to 54 1,838 1,375 -46.3 -25%
55 to 64 1,501 1,689 18.8 13%
65 to 74 929 1,324 39.5 43%
75 to 84 831 674 -15.7 -19%
85 + 476 438 -3.8 -8%
Total 12,592 14,263 167.1 13%

Source: U.S. Census Bureau, 2010 and 2020 Decennial Censuses
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Population by age, Huron, 2010 - 2020
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Figure 1. Population by age, Huron, 2010 - 2020

The population of Huron is racially and ethnically diverse. In 2020, 65% of Huron residents
identified as White, while 14% identified as Asian, 8% as multiracial, and 9% as some other
race. About 18% of Huron’s residents (of any race) identified as Hispanic or Latino. Consistent
with Huron’s high rate of growth from international migration, foreign-born residents make
up a notable share of the population: In 2024, an estimated 2,298 of 14,385 individuals in
Huron were foreign born, making up about 16% of the population. By comparison, in 2024, an
estimated 4% of the statewide population was foreign-born.

While the total population of Huron grew during the 2010s, population growth rates varied by
race and ethnicity. From 2010 to 2020, the number of White residents declined by 16% while
the number of Asian residents more than doubled and the number of multiracial residents
quadrupled (though, as described in the footnote below, some of this change—especially
among people identifying as multiracial—may be due to a difference in how the Census asked
about race). American Community Survey estimates from 2024 suggest a continuation of these
trends, with the White population continuing to make up a smaller proportion of the total
population while the share of residents identifying as some other race or as multiracial
increases.
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Table 4. Huron population by race, 2010 - 2020

Change, % change,

2010 2020 2010 - 2010 -

Census Census* 2020 2020
White 10,937 9,221 -1,716 -16%
Black or African American 132 149 17 13%
American Indian and Alaska Native 153 292 139 91%
Asian 618 2,060 1,442 233%
Native Hawaiian and Other Pacific Islander 17 54 37 218%
Some other race 496 1,291 795 160%
Two or more races 239 1,196 957 400%
Total 12,592 14,263 1671 13%

*In 2020, the Census changed its approach to asking, processing, and coding the two
questions about race and ethnicity. As a result, caution should be used in making direct
comparisons between 2010 and 2020, especially with regard to the "Two or more races”
category. Changes in racial distribution may be due in part to differences in method as well as
to actual demographic change.

Source: U.S. Census Bureau, 2010 and 2020 Decennial Censuses

Table 5. Huron population by ethnicity, 2010 - 2020

2010 2020 Change, % change,
Census Census 2010-2020 2010- 2020
Hispanic or Latino (of any race) 1,234 2,611 1,377 112%
Not Hispanic or Latino 11,358 11,652 294 3%
Total 12,592 14,263 1,671 13%

Source: U.S. Census Bureau, 2010 and 2020 Decennial Censuses

Table 6. Native- and foreign-born population, Huron, 2019 - 2024

2019 2024 Change, % change,

ACS ACS 2019 - 2024 2019 - 2024
Native 10,821 12,087 1,266 12%
Foreign-born 2,461 2,298 -163 -7%
Total 13,282 14,385 1,103 8%

Source: U.S. Census Bureau, American Community Survey 2019 and 2024 5-year estimates,
Table B05012
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The prevalence of disability can inform decisions about the types of housing needed in a
community. In Huron, as in most communities, rates of disability are higher for older adults.
While 13 to 18% of working-age adults are living with a disability, about one-fifth of those
aged 65 to 74 have a disability, as do half of those aged 75 and over.

Table 7. Huron residents with a disability by age, 2024

With a % with a
Total* disability disability

Under 5 939 0 0%
5to 17 3,187 163 5%
18 to 34 2,882 382 13%
35 to 64 4,736 840 18%
65 to 74 1,294 278 21%
75 and over 1,013 539 53%

* Total civilian noninstitutionalized population
Source: U.S. Census Bureau, American Community Survey 2024 5-year estimates, Table S1810

The most common type of disability among the Huron population is cognitive difficulty, with
about 7.8% of the civilian, non-institutionalized population experiencing such difficulty. This
is followed by ambulatory difficulty, which is experienced by about 7.6% of the population.

Table 8. Huron residents with a disability by disability type, 2024

With a % with a
disability disability*

Hearing difficulty 516 3.7%
Vision difficulty 565 4.0%
Cognitive difficulty 1,023 7.8%
Ambulatory difficulty 1,001 7.6%
Self-care difficulty 468 3.6%
Independent living difficulty 513 5.2%

* As a percentage of the total civilian noninstitutionalized population

Source: U.S. Census Bureau, American Community Survey 2024 5-year estimates, Table 51810

20



1.2 Demographic Patterns: Households

Changes in the number of households tends to mirror change in population size, unless there
is a simultaneous change in household size. In Huron, the number of households' has grown
more slowly than the population, accompanying an increase in average household size. Such
trends may be related to changing household structures, household preferences, economic
circumstances and affordability, or constrained housing supply. In Huron, changing household
structure appears to be a key driver behind this trend.

From 2000 to 2010, the number of households in Huron increased by 3%, lagging the
community’s 6% population growth. During the same time period, South Dakota saw an 11%
increase in the number of households and 8% population growth. In the following decade,
from 2010 to 2020, household growth in Huron slowed to 2%, while population growth
accelerated to 13%.

Table 9. Household growth, 2000 - 2020

2000 2010 2020 % change % change
Census Census Census 2000-2010 2010-2020
Huron 5,263 5,418 5,524 3% 2%
Beadle County 7,210 7,276 7,369 1% 1%
South Dakota 290,245 322,282 350,560 11% 9%
USA 105,480,101 116,716,292 126,817,580 11% 9%

Source: U.S. Census Bureau, 2000, 2010, and 2020 Decennial Censuses

Table 10. Household growth, average annual rate of change, 2000 - 2020

Average annual  Average annual

% change % change

2000-2010 2010-2020
Huron 0.3% 0.2%
Beadle County 0.1% 0.1%
South Dakota 1.1% 0.8%
USA 1.0% 0.8%

Source: U.S. Census Bureau, 2000, 2010, and 2020 Decennial Censuses

The table above presents the change in number of households as an average annual rate of
change. During the 2000s, Huron had an average annual rate of household growth of about
0.3%, well below the national and statewide rate of growth during that decade. Through the
following decade, Huron maintained a low 0.2% average annual rate of household growth, still

' The term “household” refers to all of the people who occupy a housing unit. A household can consist
of a single person living alone, roommates living together, or a family of related people who share a
home. People who do not live in households live in group quarters, often institutional settings. In
Huron, according to the 2020 Census, there were 378 people living in group quarters: 216 in nursing
facilities, 24 in adult correctional facilities, and 138 in other noninstitutional settings (which may
include, for example, workers’ group living quarters, religious quarters, or emergency shelters). These
individuals represent about 2.7% of the city’s population. It should be noted that much of the data on
households and housing excludes group quarters.
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lower than statewide and national averages and below the city’s 1.3% average annual
population growth during the same period.

As Huron’s population growth has exceeded household growth, average household size (i.e.,
the number of people per household) has increased. The average household size in Huron has
grown steadily from 2.18 in 2000 to 2.27 in 2010 and 2.48 in 2024. While the city’s average
household size in 2000 was low compared to the state and country as a whole, by 2024 it had
risen to be roughly in line with statewide and national averages.

Table 11. Average household size, 2000 - 2024

2000 2010 2024 % change % change
Census Census ACS 2000-2010 2010-2024
Huron 2.18 2.27 2.48 4% 9%
Beadle County 2.30 2.31 2.48 0% 7%
South Dakota 2.50 2.42 2.39 -3% -1%
USA 2.59 2.58 2.53 0% -2%

Source: U.S. Census Bureau, 2000 and 2010 Decennial Censuses; American Community Survey
2024 5-year estimates, Table S1101

The increase in Huron’s average household size is associated with a change in household
composition. From 2010 to 2020, Huron has seen a large increase in the number of family
households with children alongside a large decrease in the number of family households
without children. At the same time, the community saw a moderate increase in non-family
households composed of two or more unrelated people living together, plus a small decrease
in the number of single-person households. On the whole, these shifts have resulted in a
higher proportion of larger, multi-person households—in particular, households made up of
families with children and of cohabiting unrelated people.

Family households are made up of two or more related people living together. Between 2010
and 2020, the number of family households with children in Huron increased by 15%, a gain of
about 218 households. The number of family households without children decreased by 9%, a
loss of about 166 households.

Non-family households refer to households made up of one or more unrelated people living
together. Most non-family households in Huron are single-person households, though the
community is also home to a small but growing number of multi-person non-family households
(a category that includes roommates or other nonrelated people living together). Overall,
from 2010 to 2020, the number of non-family households in Huron increased slightly by 2%, or
about 54 households. Notably, however, the increase in non-family households was primarily
among multi-person non-family households, which increased by 35%, or about 98 households.
Meanwhile, the number of single-person households decreased by 2%, or about 44 households.

In 2020, family households made up about 58% of households in Huron, whereas the remaining
42% were non-family households (single people living alone or unrelated people living
together). Among family households, about 51% were families with related children living in
the home, whereas the other 49% were families without children.
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Table 12. Household composition, Huron, 2010 - 2020

# change % change
2010 2020 2010-2020 2010-2020

Family households with children

Married couple with related children 888 996 108 12%
Single or cohabiting parent with
related children 533 643 110 21%
Total families with related children 1,421 1,639 218 15%
Family households without children
Married couple without children 1,520 1,368 -152 -10%
Other family without children 238 224 -14 -6%
Total families without children 1,758 1,592 -166 -9%
Non-family households
Single person 1,957 1,913 -44 -2%
Two or more person 282 380 98 35%
Total family households 3,179 3,231 52 2%
Total non-families 2,239 2,293 54 2%

Source: U.S. Census Bureau, 2010 and 2020 Decennial Censuses

The distribution of householders by race in Huron differs from the distribution of population
by race. While about 65% of the population in 2020 was white, about 77% of householders
were. This difference may be due to differences in household size by race: smaller average
household sizes among white householders would be consistent with a relatively higher
proportion of white householders compared to the share of population that is white.

Table 13. Huron households by race, 2010 - 2020

Change, % change,

2010 2020 2010 - 2010 -

Census Census* 2020 2020
White 4,985 4,258 -727 -15%
Black or African American 47 51 4 9%
American Indian and Alaska Native 56 81 25 45%
Asian 136 428 292 215%
Native Hawaiian and Other Pacific Islander 2 8 6 3009%
Some other race 142 356 214 151%
Two or more races 50 342 292 584%
Total 5,418 5,524 106 2%

* In 2020, the Census changed its approach to asking, processing, and coding the two
questions about race and ethnicity. As a result, caution should be used in making direct
comparisons between 2010 and 2020, especially with regard to the "Two or more races”
category. Changes in racial distribution may be due in part to differences in method as well as
to actual demographic change.

Source: U.S. Census Bureau, 2010 and 2020 Decennial Censuses
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While differences in the proportion of householders versus population are evident, the trends
in race and ethnicity in household growth are similar to those in population growth.
Household growth has occurred primarily among Asian and multiracial households as well as
among householders identifying as “some other race.” The number of households headed by
white householders, meanwhile, has decreased; while white householders accounted for
about 92% of the households in 2010, by 2020, they headed 77% of Huron’s households.

Similarly, the number of Hispanic or Latino householders has increased 96% (about 360
households), while the number of households headed by people who are not Hispanic or
Latino has decreased by 5% (about 254 households).

Table 14. Huron households by ethnicity, 2010 - 2020

2010 2020 Change, % change,
Census Census 2010-2020 2010 - 2020
Hispanic or Latino (of any race) 375 735 360 96%
Not Hispanic or Latino 5,043 4,789 -254 -5%
Total 5,418 5,524 106 2%

Source: U.S. Census Bureau, 2010 and 2020 Decennial Censuses

During the 2000s, the total number of housing units in Huron increased by 3%, in line with the
rate of household growth. Again, in the 2010s, the housing units increased slightly, in line
with 2% growth in the number of households. The community’s rate of housing unit growth in
both decades was well below national and statewide rates.

Table 15. Housing unit growth: Total housing units, 2000 - 2020

2000 2010 2020 % change % change

Census Census Census 2000-2010 2010-2020
Huron 5,872 6,023 6,171 3% 2%
Beadle County 8,206 8,304 8,396 1% 1%
South Dakota 323,208 363,438 393,375 12% 8%
USA 115,904,641 131,704,730 140,498,736 14% 7%

Source: U.S. Census Bureau, 2000, 2010, and 2020 Decennial Censuses
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Change in the number of occupied and vacant housing units is related both to the addition of
new housing units as well as population growth and household formation trends. In Huron, the
number of occupied housing units has tracked household trends, increasing by 3% then 2% in
the 2000s and 2010s, respectively.

Table 16. Housing unit growth: Occupied housing units, 2000 - 2020

2000 2010 2020 % change % change

Census Census Census 2000-2010 2010-2020
Huron 5,263 5,418 5,524 3% 2%
Beadle County 7,210 7,276 7,369 1% 1%
South Dakota 290,245 322,282 350,560 11% 9%
USA 105,480,101 116,716,292 126,817,580 11% 9%

Source: U.S. Census Bureau, 2000, 2010, and 2020 Decennial Censuses

During the 2000s, the number of vacant housing units in Huron decreased slightly (by about 4
units, or 1%). In the following decade, during the 2010s, vacant units ticked up by 7%, or
about 42 units. The increase in vacant housing units from 2010 to 2020 suggests that the
increase in average household size was not driven primarily by constrained household
formation, but instead by the changes in household structure described above.

Table 17. Housing unit growth: Vacant housing units, 2000 - 2020

2000 2010 2020 % change % change
Census Census Census 2000-2010 2010-2020
Huron 609 605 647 -1% 7%
Beadle County 996 1,028 1,027 3% 0%
South Dakota 32,963 41,156 42,815 25% 4%
USA 10,424,540 14,988,438 13,681,156 44% -9%

Source: U.S. Census Bureau, 2000, 2010, and 2020 Decennial Censuses

In 2020, an estimated 10.5% of Huron housing units were vacant, similar to the statewide
vacancy rate of 10.9%. The 2020 vacancy rate also remains in line with the vacancy rate in
2000 and 2010.

Table 18. Housing vacancy rate, 2000 - 2020

2000 2010 2020
Census Census Census
Huron 10.4% 10.0% 10.5%
Beadle County 12.1% 12.4% 12.2%
South Dakota 10.2% 11.3% 10.9%
USA 9.0% 11.4% 9.7%

Source: U.S. Census Bureau, 2000, 2010, and 2020 Decennial Censuses

25



The housing vacancy rate includes units that are vacant and for rent or for sale, as well as
units that have been rented or sold but not yet occupied. The vacancy rate also includes
housing units that are vacant because they are only used occasionally throughout the year. In
Huron, the 10.5% overall vacancy rate can be decomposed into a rental vacancy rate of 6%
and a homeowner vacancy rate of 1.2%. Only 0.4% of housing units are used seasonally or
recreationally, while 2.2% are vacant for other reasons.

Table 19. Housing vacancy detail, Huron, 2020

Percent of
Units all Units

For rent 369 6.0%
Rented, not occupied 11 0.2%
For sale only 75 1.2%
Sold, not occupied 27 0.4%
For seasonal, recreational, or occasional use 27 0.4%
All other vacant units 138 2.2%
Vacant housing units (total) 647 10.5%

Source: U.S. Census Bureau, 2020 Decennial Census

1.3 Demographic Projections
This section provides demographic projections through 2030 for Huron and for Beadle County.

From 2025 to 2030, the population of Huron is projected to experience moderate growth,
growing by an annual rate of about 0.47%. This amounts to an average annual population gain
of about 70 individuals. For Beadle County as a whole, population is projected to grow at a
similar rate, with most growth concentrated in the city of Huron. The county as a whole is
projected to add about 96 people per year (or about 26 additional beyond the 70 projected
for Huron).

Table 20. Huron and Beadle County population projections to 2030

Average Annual
2020 2025 2030 annual growth
Census estimate projection change rate
Huron 14,263 14,813 15,162 +69.8 +0.47%
Beadle County 19,149 19,876 20,357 +96.2 +0.48%

Source: U.S. Census Bureau, 2020 Decennial Census; Esri; author's calculations

The projections for household growth are lower than those for population growth. In Huron,
the projected annual growth rate for households from 2025 to 2030 is 0.15%, or a projected
gain of about 8 or 9 households per year. Essentially all of the countywide household growth
in Beadle County is projected to occur in Huron. Household growth projections for the county
are for a slower relative rate (given the county’s larger population size) but a roughly equal
average annual change in number of households.

The lower growth rates for households are based in part on slower housing production over
recent years. Lower household growth rates suggest population growth will occur largely
within existing households, including growth due to natural increase, combined with
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constrained household formation. Accordingly, Huron’s average household size is projected to
increase slightly, from about 2.51 in 2020 to 2.56 in 2025 and 2.61 in 2030. If housing
production were to increase beyond recent baselines, expanded housing supply could enable
household formation and reduce household sizes, bringing household growth more in line with
population growth. To maintain average household sizes at the projected level of population
growth, Huron would need to add about 27 households per year.

Table 21. Huron and Beadle County household projections to 2030

Average Annual
2020 2025 2030 annual growth
Census estimate projection change rate
Huron 5,524 5,629 5,672 +8.6 +0.15%
Beadle County 7,369 7,465 7,507 +8.4 +0.11%

Source: U.S. Census Bureau, 2020 Decennial Census; Esri; author's calculations

Over a two-year time period, Huron is projected to see a gain of about 140 individuals and 17
households. Barring major economic or political changes that alter migration patterns,
moderate growth trends are likely to persist over a 10- to 15-year period. At the end of 10
years, by 2035, continued moderate growth at projected rates would result in a population
for Huron of 15,519. Over 15 years, the population would be projected to reach about 15,885.

In terms of households, at the end of 10 years given consistently low household growth rates,
Huron is projected to have 5,715 households with an average household size of 2.72. By 15
years, the community is projected to have 5,759 households with an average household size
of 2.76. Assuming, instead, that households are able to form without constraint and that
household growth occurs at the same rate as population growth, in 10 years, Huron would
reach 5,897 households; in 15 years, 6,036 households.

Through 2030, Huron is projected to see population growth concentrated in upper age ranges,
particularly mid-career adults (ages 35 to 54) and older adults (ages 75 and older). These age
ranges reflect larger Baby Boomer and Millennial cohorts aging into older adulthood and
middle age. The city may also experience an increase in the number of people aged 15 to 24.
Over the same time period, the population of children and early-to-mid career adults is
projected to decline somewhat or remain relatively static.

These aging trends suggest the community may see demand focused on owner-occupied
housing and senior-friendly housing. Growth in the population of mid-career adults may bring
demand for move-up housing as incomes increase with work experience. At the same time, a
growing population of older adults (ages 75 and up) may increase demand for housing that
allows seniors to downsize into amenity-rich, accessible housing.

The potential increase of people aged 15 to 24 could increase demand for rental housing, if
these adolescents and young adults choose to stay in Huron as they emerge into adulthood.
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Table 22. Projected population change by age, Huron, 2025 - 2030

Average % change

2025 2030 annual 2025 -

Age Range estimate projection change 2030
Oto4 1,098 1,145 9.4 4%
5to9 1,110 1,058 -10.4 -5%
10 to 14 1,174 1,086 -17.6 -7%
15 to 24 1,871 2,054 36.6 10%
25 to 34 1,914 1,812 -20.4 -5%
35to 44 1,924 2,023 19.8 5%
45 to 54 1,415 1,670 51 18%
55 to 64 1,550 1,348 -40.4 13%
65 to 74 1,548 1,494 -10.8 -3%
75 to 84 808 1,050 48.4 30%
85 + 401 422 4.2 5%
Total 14,813 15162 69.8 2%

Source: Esri; author's calculations
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Figure 2. Huron projected population change by age, 2025 to 2030
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Section 2: Income and Employment
2.0 Key Findings

Huron’s income and employment profile reflects a relatively strong labor market with wages
that, while slightly below statewide averages, have grown at a faster pace than those in the
rest of the state. In 2024, median household income in Huron was $61,452, compared to
$75,081 statewide. Despite this gap, real median household income in Huron increased by 16%
from 2014 to 2024, outpacing statewide income growth. This suggests upward income
mobility, a trend reinforced by a shift in the income distribution: the number of households
earning $75,000 or more has grown over recent years and now represents about 42% of all
households, while the number of households in the lowest income brackets has declined. Even
so, a majority of households remain below the $75,000 threshold, indicating continued
demand for housing affordable to moderate-income households.

Income patterns vary predictably by household size and age, with single-person households
and older adults earning less on average, and multi-person households with multiple earners
reporting higher incomes. Notably, income disparities by race and ethnicity appear less
pronounced in Huron than statewide, although small sample sizes limit precision. At the same
time, the local labor market is tight, with low unemployment (around 2%) and labor force
participation rates comparable to the state, indicating limited slack in the workforce and
potential constraints on further economic expansion without in-migration and its associated
housing demand.

Commuting patterns position Huron as a local employment center. Most workers (both
residents and commuters into the city) travel relatively short distances, reinforcing the city’s
role as a self-contained labor market. Huron experiences a modest net inflow of
approximately 170 workers per day, with more people commuting into the city for work than
leaving it. These commuters into the city represent a pool of potential residents who may
choose to relocate to Huron if suitable housing is available. At the same time, the presence of
out-commuters indicates some degree of regional labor market integration, with residents
accessing employment opportunities in nearby communities.

Looking ahead, Huron’s income growth is projected to continue, with median household
income expected to rise about 10% by 2030, alongside further upward shifts in the income
distribution. Employment growth is also anticipated, with local projections indicating the
addition of several hundred jobs in the near term, particularly in manufacturing. These trends
point to continued economic expansion and reinforce the likelihood of sustained housing
demand. In particular, the combination of job growth, rising incomes, and a net inflow of
commuters suggests that demand pressures may extend beyond what is captured in resident
population trends alone.
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2.1 Income and Employment Patterns

Incomes in Huron are slightly lower than the rest of the state, with both household and family
median income lower than statewide medians. Median household income refers to the median
among all households (including single people living alone). Median family income refers to
the median income among families, a subset of households made up of two or more related
people living together.

In 2024, the median household income in Huron was $61,452, compared to $75,081 in South
Dakota. Median family income tends to be higher than median household income because it is
measured among family households, which are more likely to have multiple earners. In Huron,
median family income in 2024 was $82,106, compared to $96,562 statewide.

Table 23. Median household and family income, 2024

Median Median
Household Family

Income Income
Huron $61,452  $82,106
Beadle County $67,681  $87,216
South Dakota $75,081  $96,562
USA $80,734  $99,999

Source: American Community Survey 2024 5-year estimates, Table $1901. Estimates are in
inflation-adjusted 2024 dollars.

In real terms (accounting for inflation), Huron saw a 16% increase in median household
income from 2014 to 2024, surpassing the rate of income growth that the typical South
Dakotan experienced during that time period.

Table 24. Real median household income, 2014 - 2024

Median Median
Household Household

Income, Income,
2014 2024 % Change
Huron $52,807 $61,452 16%
Beadle County $58,535 $67,681 16%
South Dakota $66,576 $75,081 13%
USA $70,735 $80,734 14%

Source: American Community Survey 2010 and 2024 5-year estimates, Table 51901. Estimates
are in inflation-adjusted 2024 dollars.

Median income is a limited measure in that it shows the midpoint for income: half of
households have higher incomes and half have lower. But the median alone does not reveal
much about the distribution of income. Looking at the distribution of income levels can show
whether most households are clustered toward the middle, with incomes near the median, or
concentrated at the extremes, with very high or very low incomes.

In Huron, the income distribution has shifted upwards over the last decade. This change may
be due to different migration patterns among low- and high-income households as well as to
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changing income levels among households that have stayed in place. Since 2014, the number
of households at the lowest income levels has decreased while the number of households with
incomes of $75,000 or more has increased. In 2014, only about 1,164 Huron households had
incomes of $75,000 or more; by 2024, an estimated 2,351 households had incomes in that
range—representing about 42% of all households in 2024. Over the same time period, the
number of households with incomes less than $25,000 fell from about 1,616 to 1,165, or about
21% of households in 2024.

Table 25. Household income distribution, Huron, 2014 - 2024

Households Households

Annual Income 2014 2024 Change % Change
Less than $15,000 774 764 -10 -1%
$15,000 - $24,999 842 401 -441 -52%
$25,000 - $34,999 766 455 -311 -41%
$35,000 - $49,999 852 744 -108 -13%
$50,000 - $74,999 1,018 869 -149 -15%
$75,000 - $99,999 649 821 172 27%
$100,000 - $149,999 379 983 604 159%
$150,000+ 136 547 411 302%

Source: American Community Survey 2014 and 2024 5-year estimates, Table B19001
Table 26. Household income distribution, Beadle County, 2014 - 2024

Households Households

Annual Income 2014 2024 Change % Change
Less than $15,000 964 830 -134 -14%
$15,000 - $24,999 1,064 500 -564 -53%
$25,000 - $34,999 1,026 544 -482 -47%
$35,000 - $49,999 1,077 939 -138 -13%
$50,000 - $74,999 1,438 1,255 -183 -13%
$75,000 - $99,999 990 1,191 201 20%
$100,000 - $149,999 642 1,410 768 120%
$150,000+ 259 867 608 235%

Source: American Community Survey 2014 and 2024 5-year estimates, Table B19001
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Change in households by income, 2014 to 2024
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Figure 3. Change in households by income, 2014 - 2024

Income tends to vary by household size. Single-person households, which have at most one
earner, typically have the lowest incomes. In 2024 in Huron, median income among single-
person households was $29,457. Households made up of two or more people had median
incomes of around $80,000 or more, roughly in line with statewide medians for multi-member
households.

Table 27. Median household income by household size, 2024

Beadle South

Huron County Dakota
1 person $29,457 $33,243 $40,549
2 people $79,265 $81,279 $88,512
3 people $105,521 $108,478 $100,755
4 people $84,589 $90,744 $116,309
5 people $141,447 $136,471  $111,905
6 people $52,021 $80,500 $108,170
7+ people $55,536 $55,128 $83,342
Total (overall median) $61,452 $67,681 $75,081

Source: American Community Survey 2024 5-year estimates, Table B19019

The largest households in Huron—those with six or more people—appear to have lower median
incomes, at around $55,000. However, the small number of observations of households in that
category results in wide margins of error, so there is a good deal of uncertainty around the
median income estimates.
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Median household income by household size, 2024
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Figure 4. Median household income by household size, 2024

Income also tends to vary by age. Typically, income increases during the first part of
adulthood, as young adults move into careers and gain experience; it then decreases in older
adulthood with retirement. While small numbers make it difficult to estimate median income
with a high level of confidence across all age ranges in Huron, the expected age-related
pattern is evident: median income among adults aged 65 and older in the community is
$47,510, whereas households headed by working-age adults have median incomes between
about $68,750 and $80,750.

Table 28. Median household income by age of householder, 2024

Beadle South

Huron County Dakota
Under 25 years $42,197 $53,125 $43,953
25 to 44 years $68,769 $76,284 $84,465
45 to 64 years $80,719 $85,056 $91,042
65+ years $47,510 $48,607 $55,181

Total (overall median) $61,452 $67,681 $75,081
Source: American Community Survey 2024 5-year estimates, Table B19049
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Median household income by age of householder, 2024
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Figure 5. Median household income by age of householder, 2024

Compared to statewide patterns, Huron appears to have more stable income levels across
householders of different races and ethnicities. Statewide, white householders tend to have
higher median incomes than householders of other races. In Huron, median incomes fall
within statistically similar ranges (given small sample sizes among householders of other
races, margins of error are wide).

Table 29. Median household income by race of householder, 2024

Beadle South

Huron County Dakota
White $58,935 $67,110 $78,401
Black or African American o o $59,174
American Indian and Alaska Native $87,891 $82,386 $37,390
Asian $69,702 $69,702 $72,130
Native Hawaiian and Other Pacific Islander % ok $34,479
Some other race $81,295  $80,848  $59,812
Two or more races $68,288 $68,098 $70,085
Total (overall median) $61,452 $67,681 $75,081

** Not reported due to small sample size.

Source: American Community Survey 2024 5-year estimates, Table B19013

Table 30. Median household income by ethnicity of householder, 2024

Beadle South

Huron County Dakota
Hispanic or Latino $80,230  $77,170  $61,173
White alone, not Hispanic or Latino $56,750 $66,734 $78,607
Total (overall median) $61,452 $67,681 $75,081

Source: American Community Survey 2024 5-year estimates, Table B19013
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Similar to most of South Dakota, Beadle County enjoys a low unemployment rate. The

county’s annual average unemployment in 2025 was 2.0%. As of March 2026, the most recent

data available at the time of writing, the unemployment rate in Beadle County was 1.9%.

Beadle County unemployment rate,
January 2000 - March 2026
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Figure 6. Beadle County unemployment rate, January 2000 - March 2026

Source: Bureau of Labor Statistics, Local Area Unemployment Statistics, Not Seasonally
Adjusted

Huron’s labor force participation rate is similar to the rest of the state. In 2024, the city’s

May 2025
Jan 2026

labor force participation rate was an estimated 68.4%, compared to 67.2% for the state as a

whole.?

2 American Community Survey 2024 5-year estimates, Table 52301
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2.2 Commuting Patterns

Most Huron residents have a commute of less than 20 minutes to work. While about half
commute less than 10 minutes, roughly one-third commute 10 to 19 minutes, and less than
one-fifth commute 20 minutes or more.

Table 31. Commute times for Huron residents, 2024

Travel time Percent*
Less than 10 minutes 49.8%
10 to 19 minutes 32.7%
20 to 29 minutes 8.7%
30 minutes or more 8.9%
Total workers* 6,934

* Percentage of workers 16 years and over who lived in Huron and did not work from home.
Source: U.S. Census Bureau, American Community Survey 2024 5-year estimates, Table 50802

The community draws local employees from a similarly confined area. Among employees who
work in Huron (regardless of where they reside), nearly half (46.2%) commute less than 10
minutes, and another 32.3% commute 10 to 19 minutes. Only 10.4% commute to Huron from
20 to 29 minutes away, and 11.2% from a location 30 minutes or more from town.

Table 32. Commute times for Huron employees, 2024

Travel time Percent*
Less than 10 minutes 46.2%
10 to 19 minutes 32.3%
20 to 29 minutes 10.4%
30 minutes or more 11.2%
Total workers* 7,586

* Percentage of workers 16 years and over who worked in Huron and did not work from home.
Source: U.S. Census Bureau, American Community Survey 2024 5-year estimates, Table S0804

Commuting patterns suggest that Huron is both a residential and employment center for the
region. On a typical day, about 2,887 members of the Huron workforce commute into the
community from a residence outside of the county. At the same time, about 2,717 Huron
residents commute to work outside of the city. About 3,546 people both live and work in
Huron. On the whole, the community experiences a small net inflow of about 170 people who
commute into Huron for work.
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Table 33. Commuting patterns for Huron residents and employees*, 2023

Count Share
Employed in Huron 6,433
Employed in Huron but living outside 2,887 44.9%
Employed and living in Huron 3,546 55.1%
Living in Huron 6,263
Living in Huron but employed outside 2,717 43.4%
Living and employed in Huron 3,546 56.6%

* Employment is based on primary (highest paying) job (one job per person) and includes both
public and private employment.

Source: U.S. Census Bureau, Center for Economic Studies, LEHD (OnTheMap)
(https://lehd.ces.census.gov/applications/help/onthemap.html#!data_sources)
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Figure 7. Huron commuting patterns, 2023 (Source: U.S. Census Bureau, On the Map)
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Earnings for Huron residents who commute in or out of town for work tend to be similar to

earnings for residents who live and work in Huron.

Table 34. Commuting patterns by monthly earnings, Huron, 2023

Inflow (internal Outflow Interior flow
jobs filled by (external jobs (internal jobs
outside filled by filled by
workers) residents) residents)
Count  Share Count  Share Count Share
Total jobs* 2,887 2,717 3,546
Workers earning $1,250 or less 430 14.9% 408 15.0% 509 14.4%
Workers earning $1,251 to $3,333 739 25.6% 722  26.6% 1,148 32.4%
Workers earning more than $3,333 1,718 59.5% 1,587 58.4% 1,889 53.3%

* Employment is based on primary (highest paying) job (one job per person) and includes both
public and private employment. Earnings are monthly.

Source: U.S. Census Bureau, Center for Economic Studies, LEHD (OnTheMap)

When it comes to industry, the types of industries predominant in Huron differ from those
drawing commuters out of the city. Compared to outflow jobs (external jobs filled by Huron
residents), Huron’s inflow jobs (those filled by outside workers) are more likely to be in
service industries and less likely to be goods producing. Residents who both live and work in
Huron are less likely to work in trade, transportation, and utilities.

Table 35. Commuting patterns by industry, Huron, 2023

Inflow (internal Outflow Interior flow
jobs filled by (external jobs (internal jobs
outside filled by filled by
workers) residents) residents)
Count  Share Count  Share Count Share
Total jobs* 2,887 2,717 3,546
Goods Producing 569 19.7% 1,083  39.9% 1,222  34.5%
Trade, Transportation, and Utilities 715 24.8% 645  23.7% 519  14.6%
All Other Services 1,603 55.5% 989 36.4% 1,805 50.9%

* Employment is based on primary (highest paying) job (one job per person) and includes both

public and private employment.

Source: U.S. Census Bureau, Center for Economic Studies, LEHD (OnTheMap)
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The following tables provide a more detailed breakdown of where workers live and where
residents work. Consistent with Huron’s role as a regional employment and residential center,
no other single location emerges as a major residential location of workers employed in
Huron. The top residential locations of workers in Huron (other than Huron) are Sioux Falls
(home to about 1.9% all Huron workers) followed by Mitchell and Watertown (home to 1.8% of
workers each) and other communities in the region.

Table 36. Where workers live: Residential location of workers employed in Huron,
2023

By place (cities, towns) By county

Workers % Workers %
Huron city, SD 3,546 55.1% | Beadle County, SD 4,368 67.9%
Sioux Falls city, SD 123 1.9% | Davison County, SD 163 2.5%
Mitchell city, SD 117 1.8% | Codington County, SD 149 2.3%
Watertown city, SD 113 1.8% | Brown County, SD 145 2.3%
Aberdeen city, SD 100 1.6% | Minnehaha County, SD 140 2.2%
Pierre city, SD 64 1.0% | Brookings County, SD 111 1.7%
Wolsey town, SD 59 0.9% | Kingsbury County, SD 111 1.7%
Brookings city, SD 56 0.9% | Spink County, SD 87 1.4%
Miller city, SD 35 0.5% | Sanborn County, SD 83 1.3%
De Smet city, SD 34 0.5% | Hughes County, SD 73 1.1%
All Other Locations 2,186 34.0% | All Other Locations 1,003 15.6%

Source: U.S. Census Bureau, Center for Economic Studies, LEHD (OnTheMap)

Among residents of Huron, the most common employment locations (other than Huron) are
Alpena (work location of 6.2% of residents), Sioux Falls (4.1%), and Mitchell (3.0%).

Table 37. Where residents work: Employment location of Huron residents, 2023

By place (cities, towns) By county

Workers % Workers %
Huron city, SD 3,546 56.6% | Beadle County, SD 3,901  62.30%
Alpena town, SD 391 6.2% | Jerauld County, SD 483 7.70%
Sioux Falls city, SD 257 4.1% | Minnehaha County, SD 266 4.20%
Mitchell city, SD 191 3.0% | Davison County, SD 211 3.40%
Watertown city, SD 147 2.3% | Brown County, SD 177 2.80%
Aberdeen city, SD 144 2.3% | Codington County, SD 157 2.50%
Pierre city, SD 85 1.4% | Brookings County, SD 114 1.80%
Brookings city, SD 79 1.3% | Hughes County, SD 93 1.50%
Morningside CDP, SD 58 0.9% | Pennington County, SD 61 1.00%
Wessington Springs city, SD 56 0.9% | Lake County, SD 58 0.90%
All Other Locations 1,309 20.9% | All Other Locations 742 11.80%

Source: U.S. Census Bureau, Center for Economic Studies, LEHD (OnTheMap)
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2.3 Income and Employment Projections
From 2025 to 2030, median household income in Huron is projected to increase from $59,272
to $65,326, an increase of about 10.2% over 5 years.

Table 38. Median household income projections, Huron, 2025 - 2030

2025 2030 % change

Median household income $59,272 $65,326 10.2%
Source: Esri

Over the same period, Huron is projected to continue to see an upward shift in the household
income distribution. The number of households with incomes of less than $75,000 is projected
to decrease by about 6%, while the number of households with incomes of $75,000 or more is
projected to increase by about 11%. However, in 2030, households with incomes of less than
$75,000 are still projected to make up about 56% of all households in Huron.

Table 39. Projected income distribution of households in Huron, 2025 - 2030

Number of Number of

Households Households Change

Income 2025 2030 2025 - 2030
Less than $15,000 602 537 -65
$15,000 - $24,999 529 489 -40
$25,000 - $34,999 598 569 -29
$35,000 - $49,999 845 751 -94
$50,000 - $74,999 794 814 20
$75,000 - $99,999 739 718 -21
$100,000 - $149,999 883 995 112
$150,000 - $199,999 352 448 96
$200,000+ 287 351 64
Total households 5,629 5,672 43

Source: Esri, calculations by analyst

The South Dakota Department of Labor & Regulation Long-term Occupational Projections
offer insight into which occupations may see the most growth through 2032. These projections
are available for the balance of nonmetropolitan South Dakota. Local economic development
activity in Huron will be a better predictor of occupational growth in the local area, but these
projections for larger geographic areas can offer some context for considering growth
potential.
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Table 40. Employment by occupational group, East SD Balance of State
(Nonmetropolitan Areas), May 2024

Projected
Annual
Annual Location Change %

Occupation Employment Median Wage Quotient* (2022-2032)
Architecture and Engineering 2,110 $78,120 0.95 9.7%
Arts, Design, Entertainment,
Sports, and Media 1,450 $40,570 0.8 5.3%
Building and Grounds Cleaning
and Maintenance 4,620 $34,390 1.18 6.2%
Business and Financial
Operations 6,190 $72,490 0.69 8.0%
Community and Social Service 2,040 $51,830 0.92 6.1%
Computer and Mathematical 1,730 $74,690 0.38 12.1%
Construction and Extraction 6,690 $47,630 1.21 8.4%
Educational Instruction and
Library 9,570 $47,930 1.23 5.7%
Farming, Fishing, and Forestry 810 $44,120 2.11 1.1%
Food Preparation and Serving
Related 12,810 $29,520 1.08 8.6%
Healthcare Practitioners and
Technical 7,270 $70,780 0.87 12.3%
Healthcare Support 4,790 $38,080 0.74 9.3%
Installation, Maintenance, and
Repair 5,810 $56,080 1.11 11.7%
Legal 390 $80,640 0.35 8.1%
Life, Physical, and Social
Science 1,980 $53,530 1.58 6.9%
Management 4,800 $105,260 0.5 7.4%
Office and Administrative
Support 14,850 $41,600 0.94 -1.4%
Personal Care and Service 2,870 $31,940 1.04 5.8%
Production 15,670 $46,620 2.06 5.0%
Protective Service 2,060 $50,410 0.65 2.7%
Sales and Related 13,030 $36,690 1.12 7.3%
Transportation and Material
Moving 12,330 $38,620 1.04 9.6%
Total, All 133,860 $45,240

* The location quotient represents the ratio of an occupation’s share of employment in a
given area to that occupation’s share of employment in the U.S. as a whole. For example, an
occupation that makes up 10 percent of employment in a specific metropolitan area
compared with 2 percent of U.S. employment would have a location quotient of 5 for the area
in question.

Source: Bureau of Labor Statistics, Occupational Employment Statistics, May 2024; South
Dakota Department of Labor & Regulation Long-term Occupational Projections, Metropolitan

41



and Nonmetropolitan Area Occupational Employment and Wage Estimates. Employment
projections are for the entire balance of state (outside of the Sioux Falls and Rapid City
MSAs). Employment and wage statistics are for the East Balance of State.

The following table shows 2024 employment levels by occupational group for Huron, as well
as the median annual earnings in the community for that occupation. The projected annual
change for each occupation is based on the entire (east and west) balance of state, so its
applicability to Huron will depend on the degree to which economic development in the city
follows the same trends as in other nonmetropolitan areas in South Dakota.
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Table 41. Employment and median annual earnings by occupational group, Huron,

2024
Median Projected
Percent of Annual Change %

Occupation Employment Total Earnings  (2022-2032)
Architecture and Engineering 59 1% $69,519 9.7%
Arts, Design, Entertainment,
Sports, and Media 44 1% $31,719 5.3%
Building and Grounds Cleaning
and Maintenance 189 3% $10,731 6.2%
Business and Financial
Operations 111 2% $61,339 8.0%
Community and Social Service 185 3% $69,698 6.1%
Computer and Mathematical 69 1% $75,950 12.1%
Construction and Extraction 184 3% $49,167 8.4%
Educational Instruction and
Library 602 9% $35,658 5.7%
Farming, Fishing, and Forestry 103 1% $65,820 1.1%
Food Preparation and Serving
Related 529 8% $16,332 8.6%
Healthcare Practitioners and
Technical 143 2% $50,446 12.3%
Healthcare Support 213 3% $17,344 9.3%
Installation, Maintenance, and
Repair 273 4% $33,988 11.7%
Legal 8 0% - 8.1%
Life, Physical, and Social
Science 172 2% $49,529 6.9%
Management 539 8% $55,917 7.4%
Office and Administrative
Support 704 10% $39,024 -1.4%
Personal Care and Service 108 2% $41,184 5.8%
Production 1100 16% $36,646 5.0%
Protective Service 102 1% $32,167 2.7%
Sales and Related 699 10% $40,843 7.3%
Transportation and Material
Moving 851 12% = 9.6%
Total, All 6,987 $37,386

Source: American Community Survey 2024 5-year estimates, Tables $2401 and S2411; South
Dakota Department of Labor and Regulation, Occupational Employment Projections (Long
Term). Employment, percent of total, and median annual earnings are for Huron, SD.
Employment projections are for the entire balance of state (outside of the Sioux Falls and

Rapid City MSAs).

*Not available because Transportation and Material moving are reported separately.
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Local economic development professionals in Huron expect to see 100 to 150 newly created
jobs over the next 3 years attributed to expansion projects from various manufacturers.
Additionally, the city is expected to add around 120 jobs due to new ventures, as shown in
the following table.

Table 42. Projected job creation in Huron

New full- New part- Construction Operations
Project time jobs time jobs start start
High Plains Premium Beef 90 to 100 - 2026 2027-28
Comfort Inn and Suites 10 5to7 2026 2027
Project Shrek 20 - 2026 2026-27
Planned expansion projects 100 to 150 - - 2026-28
Total 220 to 280 5to7

Source: Ted Haeder, Greater Huron Development Corporation

44



Section 3: Housing Tenure
3.0 Key Findings

Huron has lower rates of homeownership than the state overall, with meaningful variation by
age, race, and household composition. As of 2020, 59% of households in Huron owned their
homes and 41% rented, a distribution that has remained stable over the past decade but falls
below the statewide homeownership rate of 67%. As in most communities, tenure in Huron
aligns strongly with life-cycle dynamics: younger households are more likely to rent, while
homeownership is more common among those aged 35 and older. Among the oldest
households, homeownership rates decline modestly, with those aged 85 and older equally
likely to rent or own.

Recent trends show household growth occurring among both owners and renters, but with
distinct age patterns. Growth among younger adults has been more concentrated in renter
households, while growth among older adults (particularly those aged 60 to 74) has been
concentrated among homeowners. At the same time, the composition of owner households
suggests an aging homeowner base. Compared to renters, homeowners are more likely to be
in family households, especially married couples without children living at home, pointing to
a share of older, empty-nester households. This pattern is reinforced by residential stability:
nearly half of homeowners have lived in their homes since at least 2009, compared to very
high turnover among renters.

Huron’s racial and ethnic diversity is also reflected in tenure disparities. While
homeownership rates among white householders (66%) are broadly in line with statewide
averages, rates are substantially lower among Asian householders (46%) and among those
identifying as other or multiple races (around one-third). Disparities are also evident by
ethnicity: about 64% of non-Hispanic households own their homes, compared to just 32% of
Hispanic or Latino households. These gaps point to structural differences in access to
homeownership and suggest that future shifts in tenure may be shaped in part by the
demographic composition of the community.

Income differences between renters and homeowners are pronounced and in line with
expected patterns. In general, homeowners have higher median incomes and are more
concentrated in upper income brackets, while renters are disproportionately represented at
lower income levels. Despite this, monthly housing costs for owners and renters are relatively
similar on average.
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3.1 Housing Tenure Patterns
Housing tenure refers to the legal, financial, or other arrangements by which a household

occupies a housing unit. Most commonly, housing tenure refers to homeownership or tenancy
(i.e., renter occupancy).

In Huron, most households (59%) own their home while the remaining 41% rent. This ratio has
remained stable over the past decade. Compared to the rest of the state, Huron has a lower
rate of homeownership: statewide in 2020, about 67% of households lived in a home they
owned, while the other 33% rented.

Table 43. Housing tenure in Huron, 2010 - 2020

2010 2020
Owner 3,248 60% 3,275 59%
Renter 2,170 40% 2,249  41%
Total occupied housing units 5,418 5,524

Source: U.S. Census Bureau, 2010 and 2020 Decennial Censuses

Housing tenure in Huron, 2010 to 2020

Owner Renter
Tenure

m2010 =2020

Figure 8. Housing tenure in Huron, 2010 - 2020
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Housing tenure changes over the life course. Younger adults are more likely to rent, then
move into homeownership as they age, advancing in their careers and forming families. In
Huron, households headed by people under age 35 are more likely to rent, while among
households headed by people aged 35 and older, homeownership is more common than
renting. Among older adults, homeownership falls off slightly, and adults aged 85 or older are
equally likely to rent as own.

Table 44. Households by tenure and age of householder, Huron, 2010 - 2020

Owners Renters

change change

Age of Owners Owners 2010to Renters Renters 2010 to
householder 2010 2020 2020 2010 2020 2020

15 to 24 89 54 -35 276 221 -55
25 to 34 370 400 30 458 543 85
35to 44 424 506 82 315 426 111
45 to 54 722 519 -203 368 308 -60
55 to 59 370 342 -28 136 150 14
60 to 64 326 405 79 98 122 24
65to 74 438 593 155 160 232 72
75 to 84 371 321 -50 192 130 -62
85 + 138 135 -3 167 117 -50

Source: U.S. Census Bureau, 2010 and 2020 Decennial Censuses

Housing tenure by age, Huron, 2010 and 2020
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Figure 9. Housing tenure by age, Huron, 2010 and 2020

47



Between 2010 and 2020, household growth occurred among both owners and renters aged 25
to 44 and aged 60 to 74. However, in the younger age ranges, household growth was more
concentrated among renters; in the older age ranges, it was more concentrated among
owners. Across other age groups, the number of households—renters and owners alike—
declined or held steady.

Change in the number of households by tenure and age of
householder, Huron, 2010 to 2020
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Figure 10. Change in the number of households by tenure and age of householder,
Huron, 2010 - 2020

The population in Huron is racially diverse, and homeownership rates vary among
householders of different races. Homeownership is highest among white householders, 66% of
whom are homeowners. Asian-headed households are slightly less likely to own than rent their
homes, with an estimated homeownership rate of 46%. Among those of other races and
multiracial householders, about one-third are homeowners.
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Table 45. Housing tenure and homeownership rate by race of householder, Huron,
2020

Owner- Renter-
occupied occupied
Homeownership  Housing Housing

Race of householder Rate Units Units
White 66% 2,804 1,454
Black or African American 18% 9 42
American Indian and Alaska Native 14% 11 70
Asian 46% 198 230
Native Hawaiian and Other Pacific Islander 25% 2 6
Some other race 33% 119 237
Two or more races 39% 132 210
Total 59% 3,275 2,249

** Not shown due to small n.
Source: U.S. Census Bureau, 2020 Decennial Census

Huron is also ethnically diverse. In this context, ethnicity refers to Hispanic or Latino
background. About two-thirds (64%) of non-Hispanic or Latino householders own their homes,
while about one-third (32%) of Hispanic or Latino householders do.

Table 46. Housing tenure and homeownership rate by ethnicity of householder,
Huron, 2020

Owner-  Renter-
occupied occupied
Homeownership Housing Housing

Rate Units Units
Not Hispanic or Latino 64% 3,043 1,746
Hispanic or Latino 32% 232 503
Total 64% 3,043 1,746

Source: U.S. Census Bureau, 2020 Decennial Census

Housing tenure also varies with household composition. In Huron, homeowners are more likely
to live in family households (i.e., two or more related people living together), whereas
renters more frequently live in non-family households (single individuals or unrelated people
sharing a home). About 69% of homeowners and 43% of renters are family households.

Additionally, the types of families living in owner-occupied and renter-occupied homes differ.
In particular, homeowner families are more likely to be made up of married couples,
especially married couples without children living at home. For instance, whereas 32% of
homeowner households are headed by a married couple without children living at home, only
15% of renter households are. This is consistent with the older age profile of homeowners
compared to renters.
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Table 47. Households by tenure and composition, Huron, 2024

% of % of
owner- renter-
Owner- occupied Renter- occupied
occupied households occupied households
Total households 3,813 1,771
Nonfamily households 1,179 31% 1,004 57%
Family households (total) 2,634 69% 767 43%
Married-couple family (subtotal): 2,085 55% 616 35%
With own children of the householder
under 18 years 855 22% 352 20%
No own children of the householder
under 18 years 1,230 32% 264 15%
Other family (subtotal): 549 14% 151 9%
Male householder, no spouse present: 243 6% 69 4%
With own children of the householder
under 18 years 208 5% 69 4%
No own children of the householder
under 18 years 35 1% 0 0%
Female householder, no spouse
present: 306 8% 82 5%
With own children of the householder
under 18 years 140 4% 56 3%
No own children of the householder
under 18 years 166 4% 26 1%

Source: U.S. Census Bureau, American Community Survey 2024 5-year estimates, Table
B25115

In Huron, households with children more often occupy homes they own, with an estimated
1,237 owner-occupied households including children, compared to about 536 renter
households. The proportion of owner-occupied households with children, however, is similar
to the proportion of renter-occupied households, at 32% of owners and 30% of renters. This is
similar to the statewide pattern, in which households with children are more likely to live in a
home they own. In South Dakota as a whole, about 25% of renter-occupied households include
children.

Table 48. Households with children by tenure, Huron, 2024

Owner- Renter-

occupied % occupied %
Households with children 1,237 32% 536 30%
Total households 3,813 1,771

Source: U.S. Census Bureau, American Community Survey 2024 5-year estimates, Table
B25012
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In South Dakota, households in owner-occupied homes tend to be larger than those in renter-
occupied homes. This pattern generally holds in Huron, as well: single-person households
make up just 28% of owner-occupied households, compared to 45% of renter-occupied homes.
Two-person households make up 37% of owner-occupied homes, compared to 21% of rentals.

Table 49. Household size by tenure, Huron, 2020

Owner- Renter-
occupied % occupied %
1 person 910 28% 1,003 45%
2 people 1,225 37% 471 21%
3 people 387 12% 287 13%
4+ people 753 23% 488 22%
Total households 3,275 2,249

Source: U.S. Census Bureau, 2020 Decennial Census

Household size by tenure, Huron, 2020
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Figure 11. Household size by tenure, Huron, 2020

On average, homeowners tend to have higher income than renters, as is the case in Huron. In
2024, the median household income among homeowners was $72,446, compared to $47,999
among renters. The distribution of income across the full range of incomes differs between
owners and renters, as well. About 50% of homeowners in Huron have household incomes of
$75,000 or more, compared to 27% of renters. At the other end of the income spectrum,
nearly half (45%) of renters have household incomes of less than $35,000, compared to 22% of
homeowners.
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Table 50. Household income by tenure, Huron, 2024

All occupied Owner- Renter-
Household income housing units % occupied % occupied %

Less than $5,000 223 4% 78 2% 145 8%
$5,000 to $9,999 214 4% 58 2% 156 9%
$10,000 to $14,999 327 6% 169 4% 158 9%
$15,000 to $19,999 242 4% 175 5% 67 4%
$20,000 - $24,999 159 3% 76 2% 83 5%
$25,000 - $34,999 455 8% 271 7% 184 10%
$35,000 - $49,999 744 13% 517 14% 227 13%
$50,000 - $74,999 869 16% 596 16% 273 15%
$75,000 - $99,999 821 15% 529 14% 292 16%
$100,000 - $149,999 983 18% 797  21% 186 11%
$150,000+ 547 10% 547 14% 0 0%
Median ($) $61,452 $72,446 $47,999

Source: U.S. Census Bureau, American Community Survey 2024 5-year estimates, Table 52503

As the chart below shows, at lower income levels (below $25,000), renting is equally or more
common than homeownership. At higher income levels, households are more likely to own
their homes than rent.

Household income by tenure, Huron, 2024
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Figure 12. Household income by tenure, Huron, 2024
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Homeowners and renters in Huron have roughly similar housing costs: median monthly housing
costs among homeowners are $906 compared to $888 for renters. Both owner-occupied and
rental housing costs are clustered near the median, with 59% of homeowners and 71% of
renters incurring monthly costs of between $500 to $1,500. At the extremes, renters are
somewhat more likely to have costs of less than $300 (11% among renters vs. 4% among
homeowners), while homeowners are more likely to have costs of more than $1,500 (22%
among homeowners vs. 13% among renters).

Table 51. Monthly housing costs by tenure, Huron, 2024

Monthly housing All occupied Owner- Renter-
costs housing units % occupied % occupied %

Less than $300 334 6% 148 4% 186 11%
$300 to $499 669 12% 611 16% 58 3%
$500 to $799 1,442 26% 1,053  28% 389  22%
$800 to $999 826 15% 338 9% 488  28%
$1,000 to $1,499 1,223 22% 843  22% 380 21%
$1,500 to $1,999 683 12% 582 15% 101 6%
$2,000 to $2,499 102 2% 79 2% 23 1%
$2,500 to $2,999 128 2% 70 2% 58 3%
$3,000 or more 133 2% 89 2% 44 2%
No cash rent 44 1% - - 44 2%
Median ($) $895 $906 $888

Source: U.S. Census Bureau, American Community Survey 2024 5-year estimates, Table 52503

Monthly housing costs by tenure, Huron, 2024
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Figure 13. Monthly housing costs by tenure, Huron, 2024
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Typically, in South Dakota, homeowners have lower rates of residential mobility. That is, they
stay in one home longer. This is the case in Huron, where 44% of homeowners have been in
their home since at least 2009, compared to 2% of renters. Huron renters have a much higher
rate of mobility: in the four years before these data were compiled, since 2020, 54% of
renters moved into a new residence, compared to 17% of homeowners.

Table 52. Year householder moved into housing unit by tenure, Huron, 2024

Owner- Renter-

occupied % occupied %
Moved in 1989 or earlier 477 13% 5 0%
Moved in 1990 to 1999 284 7% 14 1%
Moved in 2000 to 2009 898 24% 25 1%
Moved in 2010 to 2019 1490 39% 773 44%
Moved in 2020 to 2022 552 14% 738 42%
Moved in 2023 or later 112 3% 216 12%
Total households 3,813 1,771

Source: U.S. Census Bureau, American Community Survey 2024 5-year estimates, Table
B25038

Year household moved into housing unit by tenure, Huron,
2024
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Figure 14. Year household moved into housing unit by tenure, Huron, 2024
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Section 4: New Construction
4.0 Key Findings

Since 2010, residential construction in Huron has been characterized by steady, modest
production of single-family homes alongside periodic surges driven by larger multifamily
developments. Overall, the city has added a balanced mix of unit types, with 47% of
permitted units consisting of single-family homes, 11% in small multifamily structures, and
42% in larger multifamily projects. However, year-to-year production is uneven, with total
permitting volumes fluctuating significantly depending on the timing of these larger projects.

Single-family construction has remained relatively stable over the long term, averaging
roughly 14 units annually, though more recent local data suggests a slower pace, closer to 9
units per year since 2017. In contrast, multifamily development has been episodic but
significant. Large projects, most notably Wheatgrass Village, have driven spikes in permitting
activity and, in recent years, have accounted for a growing share of new units, including up to
two-thirds of permitted units since 2017.

Huron dominates residential construction activity within Beadle County, accounting for the
majority of all permitted units and all multifamily development. Taken together, trends in
new construction have been somewhat variable, driven by periodic, large-scale multifamily
projects.
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4.1 Residential Permits

Over the past several years, new construction in Huron has consisted of a mix of single-family
homes with periodic larger, multifamily projects. Since 2010, the city has added an estimated
213 single-family homes (47% of permitted units), 49 units in duplexes or small multifamily
buildings of up to 4 attached units (11% of permitted units), and 190 units in larger
multifamily projects of 5 or more units (42% of permitted units).

The table below shows the number of residential units permitted in the city of Huron and in
Beadle County (including Huron), from 2010 to 2025 The total number of units permitted
annually tends to fluctuate year to year, depending on the construction of multifamily
projects. The number of single-family homes permitted was fairly steady from 2010 to 2017,
averaging 14 per year. Since then, the number has fluctuated from a low of 3 units in 2019 to
a high of 46 in 2021, averaging 13 units per year.

In Beadle County as a whole, annual housing permitting closely follows trends in Huron, with
the number of permitted units peaking in 2017 and 2021 due to the construction of larger
multifamily projects in Huron.

Table 53. Residential building permits: Units permitted by project size, Huron and
Beadle County, 2010 - 2025

Huron Beadle County
1 2 3-4 5+ 1 2 3-4 5+
Year Unit Unit Unit Units Total | Unit Unit Unit Units Total
2010 21 0 0 0 21 31 0 0 0 31
2011 14 2 0 40 56 30 2 4 40 76
2012 16 2 4 0 22 32 2 4 0 38
2013 11 6 0 0 17 22 6 3 0 31
2014 15 0 0 0 15 23 0 0 0 23
2015 12 6 0 0 18 20 6 0 0 26
2016 17 4 0 0 21 19 4 0 0 23
2017 12 8 0 81 101 18 8 0 81 107
2018 8 0 0 0 8 17 0 0 0 17
2019 3 2 0 0 5 11 2 0 0 13
2020 7 4 0 0 11 7 4 0 0 11
2021 46 0 0 69 115 63 0 0 69 132
2022 17 4 0 0 21 23 4 0 0 27
2023 6 4 3 0 13 12 4 6 0 22
2024 8 0 0 0 8 24 0 0 6 30
2025 9 0 0 0 9 21 0 0 0 21
Total 222 42 7 190 461 373 42 17 196 628

Source: U.S. Census Bureau, Building Permits Survey
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Huron housing permitting activity by project size,
2010 to 2025
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Figure 15. Huron housing permitting activity by project size, 2010 - 2025

The following table shows the number of buildings associated with multifamily units
permitted in each year. The largest multifamily development in recent years has been
Wheatgrass Village, accounting for the spike in multifamily units permitted in 2017 and 2021.

Table 54. Single and multifamily construction, Huron, 2010 - 2025

Multi-
Single family Total
Year family units  buildings  units
2010 21 0 0 21
2011 14 42 6 56
2012 16 6 2 22
2013 11 6 3 17
2014 15 0 0 15
2015 12 6 3 18
2016 17 4 2 21
2017 12 89 7 101
2018 8 0 0 8
2019 3 2 1 5
2020 7 4 2 11
2021 46 69 1 115
2022 17 4 2 21
2023 6 7 3 13
2024 8 0 0 8
2025 9 0 0 9

Source: U.S. Census Bureau, Building Permits Survey
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Whereas previous tables in this section use building permit numbers as reported to the U.S.
Census Bureau’s Building Permits Survey, the following table summarizes permitting data
directly from the City of Huron Planning Department. This data may differ slightly from U.S.
Census Bureau reports due to differences in timing and categorizing permit types.

The overall pattern seen in local permitting data is similar: steady construction of single-
family homes with periodic introduction of larger multifamily projects. This local permitting
data indicates a somewhat lower rate of single-family permitting, averaging just 9 units
annually from 2017 through 2025. It also suggests that multifamily units have made up a
larger share of new construction since 2017, with larger multifamily projects of 5 or more
units accounting for 66% of units permitted.

Table 55. Residential building permits: Units permitted by project size, Huron, 2017 -
2025

2 Unit (includes
townhome,
Detached, twin home, and
Year single family duplex units) 3-4 Unit 5+ Units Total

2017 10 10 0 81 101
2018 8 0 0 0 8
2019 3 2 0 0 5
2020 8 4 0 0 12
2021 10 0 0 105 115
2022 17 4 0 0 21
2023 7 4 3 61* 75
2024 8 0 0 0 8
2025 9 2 0 0 11
Total 80 26 3 247 356

Source: City of Huron Planning Department

*Local permit numbers for 2023 include Peaceful Pines, a 61-unit senior living facility with 20
independent living, 21 assisted living, and 20 memory care units.

In recent years, the most significant new multifamily project in Huron has been Wheatgrass
Village. This project, accounting for nearly all multifamily permits issued in 2017 and 2021,
added over 180 total housing units, from studio apartments to three-bedroom townhomes.
The project includes two apartment buildings, each with 69 units, plus townhomes. Units
offer amenities including in-unit laundry, outdoor grilling areas and fire pits, and a fitness
room and community room.
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Since 2010, Huron has accounted for about two-thirds (67%) of county-wide permitting,
including about 60% of single-family units permitted and all of the multifamily units permitted
in Beadle County.

Table 56. Huron as a share of regional housing permitting

Remainder of
Year Huron Beadle County

2010 21 10
2011 56 20
2012 22 16
2013 17 14
2014 15 8
2015 18 8
2016 21 2
2017 101 6
2018 8 9
2019 5 8
2020 11 0
2021 115 17
2022 21 6
2023 13 9
2024 8 22
2025 9 12
Total 461 167

Source: U.S. Census Bureau, Building Permits Survey

Huron's share of Beadle County annual housing permitting,
2010 to 2025
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Figure 16. Huron’s share of Beadle County annual housing permitting, 2010 - 2025

59



Section 5: Homeowners
5.0 Key Findings

Huron’s owner-occupied housing stock is characterized by limited growth, an aging inventory,
and relatively low home values. From 2010 to 2020, the number of owner-occupied units
increased by less than 1%, continuing a pattern of stagnation that contrasts with both
statewide growth and the city’s much faster population increase. Vacancy rates among
owner-occupied units have declined over time and now sit at a relatively healthy level (2.2%
in 2020), suggesting that the existing stock is largely absorbed. However, the lack of
meaningful expansion in owner-occupied supply points to structural constraints in
accommodating new or emerging homeowners.

The existing housing stock is aging. Nearly one-third of owner-occupied homes were built
before 1940, and about 79% were built before 1980. Only a very small share (around 3%) has
been added since 2010. While this older stock contributes to relatively lower home values and
can provide some degree of natural affordability, it also raises concerns about ongoing
maintenance needs and long-term viability. Additionally, Huron’s homes tend to be smaller
than those found statewide. About 70% have 2 or 3 bedrooms, and fewer than 30% have 4 or
more bedrooms. This is a notable constraint in light of increasing household sizes and the
growth of family households, particularly among the city’s newer and more diverse
populations.

Home values in Huron remain well below statewide levels, creating both affordability
advantages and development challenges. As of 2024, roughly two-thirds of homes were valued
below $200,000. More recently, home values in Huron have risen significantly, nearly doubling
since 2010, with much of that growth occurring after 2019. Yet in spite of these increases,
Huron’s home values have not kept pace with statewide appreciation, and the gap has
widened over time. Sales data show a similar pattern of moderate but steady price increases,
alongside a recent decline in transaction volume and active listings. This combination of rising
prices and tightening inventory suggests emerging supply constraints.

These trends in homeownership are particularly salient given the community’s population
growth, increasing household sizes, and disparities in homeownership access, all of which
point to unmet demand for a broader and more modern range of owner-occupied housing
options.
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5.1 Existing Unit Characteristics, Occupancy, and Vacancy

Between 2010 and 2020, the number of owner-occupied housing units in Huron remained
fairly steady, increasing just 0.8% over the decade, from 3,248 to 3,275. This followed a 1.9%
decrease in owner-occupied units the previous decade, from 2000 to 2010. The stability of
owner-occupied housing in Huron is in contrast to statewide trends: across South Dakota, the
number of owner-occupied units increased 10.9% from 2000 to 2010 and another 7.0% from
2010 to 2020.

Table 57. Housing unit growth: Owner-occupied housing units, 2000 - 2020

2000 2010 2020 % Change % Change

Census Census Census 2000-2010 2010-2020
Huron 3,311 3,248 3,275 -1.9% 0.8%
Beadle County 4,891 4,813 4,841 -1.6% 0.6%
South Dakota 197,940 219,558 234,956 10.9% 7.0%
USA 69,815,753 75,986,074 80,051,358 8.8% 5.4%

Source: U.S. Census Bureau, 2000, 2010, and 2020 Decennial Censuses

While Huron had a high 6.2% owner-occupied housing vacancy rate in 2000, over the last two
decades it has fallen to around 2%, only slightly higher than statewide rates. In 2020, the
estimated rate was a relatively healthy 2.2%.

Table 58. Owner-occupied housing vacancy rate, 2010 - 2020

2000 2010 2020
Census Census Census

Huron 6.2% 1.9% 2.2%
Beadle County 4.2% 1.7% 1.8%
South Dakota 1.8% 1.6% 1.5%
USA 1.7% 2.4% 1.5%

Note: Owner vacancy rate is calculated as units for sale only / (units for sale only + sold not
occupied + owner-occupied).

Source: U.S. Census Bureau, 2000, 2010, and 2020 Decennial Censuses
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In Huron, most (89%) owner-occupied homes are single-family detached units. About 3% of
owner-occupied homes are attached units (e.g., twin homes) and 6% are mobile homes,
roughly in line with statewide proportions.

Table 59. Huron owner-occupied housing units by number of units in structure, 2024

Huron Beadle County South Dakota

Estimate Percent Estimate Percent Estimate Percent
1, detached 3,375 89% 4,870 89% 216,790 87%
1, attached 100 3% 122 2% 10,751 4%
2 apartments 9 0% 9 0% 874 0%
3 or 4 apartments 9 0% 9 0% 1,286 1%
5 to 9 apartments 12 0% 12 0% 544 0%
10 or more apartments 81 2% 81 2% 1,545 1%
Mobile home or other
type of housing 227 6% 391 7% 18,831 8%

Source: U.S. Census Bureau, American Community Survey 2024 5-year estimates, Table S2504

Compared to the rest of the state, Huron has an aging housing stock, with the majority of
homes built before 1960. Nearly one-third (32%) of owner-occupied homes in Huron were built
prior to 1940, compared to 17% statewide. Overall, homes built before 1980 make up about
four-fifths (79%) of the owner-occupied housing stock in Huron. Only an estimated 3% of
owner-occupied housing units have been built in the years since 2010. The city’s older homes,
relative to the rest of the state, can bring natural affordability to the market; they may also
require increased maintenance to keep them in good condition and preserve them as part of
the existing housing stock.

Table 60. Huron owner-occupied housing units by year structure was built, 2024

Huron Beadle County South Dakota

Estimate Percent Estimate Percent Estimate Percent
2020 or later 0 0% 38 1% 5,677 2%
2010 to 2019 99 3% 297 5% 29,853 12%
2000 to 2009 248 7% 428 8% 39,799 16%
1980 to 1999 413 11% 694 13% 50,043 20%
1960 to 1979 1,006 26% 1,426 26% 53,025 21%
1940 to 1959 815 21% 1,006 18% 30,616 12%
1939 or earlier 1,232 32% 1,605 29% 41,608 17%

Source: U.S. Census Bureau, American Community Survey 2024 5-year estimates, Table S2504
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Huron, 2024

1400
1200

1000
800
600
400
o
0 - |

1939 or 1940 to 1959 1960 to 1979 1980 to 1999 2000 to 2009 2010 to 2019 2020 or later
earlier

Owner-occupied units

Year structure was built

Figure 17. Owner-occupied housing units by year structure was built, Huron, 2024

Compared to housing statewide, Huron’s owner-occupied homes tend to be smaller. Most
(70%) owner-occupied homes in Huron have two or three bedrooms; only 28% have four or
more bedrooms, compared to 41% statewide.

Table 61. Huron owner-occupied housing units by number of bedrooms, 2024

Huron Beadle County South Dakota
Estimate Percent Estimate Percent Estimate Percent
No bedroom 48 1% 60 1% 669 0%
1 bedroom 11 0% 37 1% 5,154 2%
2 or 3 bedrooms 2,673 70% 3,627 66% 141,871 57%
4 or more bedrooms 1,081 28% 1,770 32% 102,927 41%

Source: U.S. Census Bureau, American Community Survey 2024 5-year estimates, Table S2504

5.2 Home Value and Sales Activity

The U.S. Census Bureau’s American Community Survey reports home values for owner-
occupied homes. These home values are based on homeowners’ self-reports, and the figures
shown in the following tables and charts are based on five years of pooled data. As a result,
figures may underestimate current home values, especially during periods of rapid increases
in value.

Consistent with the more mature housing stock, home values in Huron are low compared to
the rest of the state. Based on American Community Survey data, two-thirds of the owner-
occupied homes in Huron (67%) are valued at less than $200,000. By comparison, statewide,
only about 35% of homes are valued in that range. At the other end of the spectrum, only
about 8% of Huron homes are estimated to be valued at $400,000 or above, compared to 24%
statewide.
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Table 62. Home value for owner-occupied homes, Huron, 2024

Huron Beadle County South Dakota

Units % Units % Units %
Less than $100k 1,002 26% 1,335 24% 40,375 16%
$100k to $149k 779 20% 929 17% 21,297 8%
$150k to $199k 782 21% 961 17% 27,576 1%
$200k to $249k 523 14% 758 14% 31,673 13%
$250k to $299k 206 5% 403 7% 29,522 12%
$300k to $399k 157 4% 364 7% 41,141 16%
$400k to $499k 127 3% 244 4% 24,036 10%
$500k to $749k 167 4% 333 6% 23,396 9%
$750k to $999k 16 0% 93 2% 6,979 3%
S1IM+ 54 1% 74 1% 4,626 2%

Source: U.S. Census Bureau, American Community Survey 2024 5-year estimates, Table
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Figure 18. Home value for owner-occupied homes, Huron, 2024
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Median owner-occupied home value is the midpoint of home values among all owner-occupied
homes: 50% of homes have higher values and 50% have lower values. Between 2010 and 2024,
the estimated median owner-occupied home value in Huron increased 99%, from $79,800 in
2010 to $159,000 in 2024 (not adjusted for inflation). Much of this increase was recorded in
just the 5 most recent years of data; in 2019, the median owner-occupied home value was
$91,900, only a 15% increase from the 2010 median. From 2019 to 2024, estimated median
home value increased by 73%.

Table 63. Median owner-occupied home value in Huron and Beadle County

Beadle South United

Huron County Dakota States
2010 $79,800 $83,400 $122,200 $188,400
2011 $78,600 $84,000 $127,000 $186,200
2012 $81,400 $87,700 $129,800 $181,400
2013 $80,900 $87,500 $132,400 $176,700
2014 $89,100 $91,600 $135,700 $175,700
2015 $92,600 $96,500 $140,500 $178,600
2016 $99,300 $106,400 $146,700 $184,700
2017 $95,200 $104,800 $152,700 $193,500
2018 $89,900 $101,000 $159,100 $204,900
2019 $91,900 $109,700 $167,100 $217,500

2020 $106,300 $120,900 $174,600 $229,800
2021 $108,100 $119,700 $187,800 $244,900
2022 $133,600 $152,100 $219,500 $281,900
2023 $164,700 $178,400 $236,800 $303,400
2024 $159,000 $175,100 $257,400 $332,700

Note: Table and chart are based on 5-year estimates, which may underestimate year-to-year
changes. Dollars are nominal in the reported year, not adjusted for inflation.

Source: U.S. Census Bureau, American Community Survey 2010-24 5-year estimates, Table
DP04
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Over the same period, from 2010 to 2024, median owner-occupied home values statewide
increased about 111% from $122,200 in 2010 to $257,400 in 2024. Throughout this period,
Huron home values have remained below statewide medians, and the gap has increased over
time from an average of about $53,500 from 2010 to 2019 to an average gap of about $81,000
from 2020 through 2024.

Median owner-occupied home value in Huron and
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Figure 19. Median owner-occupied home value in Huron and Beadle County

The South Dakota Department of Revenue records the sales price for property sales. The
following table shows the number of residential sales, median sale price, and the highest and
lowest sale price recorded each year from 2018 through 2024. Empirical sales prices reflect
actual market conditions, as opposed to self-reported home values (which include home
values for homeowners who may not have been in the market for years).

Property tax sales data are recorded and reported by county. From 2018 - 2024, 1,783 home
sales were recorded in Beadle County. Median sales price among these sales ranged from a
low of $114,750 in 2019 to a high, recorded in 2023, of $158,400, with the highest sale price
recorded during this period clocking in at $940,000. Like the American Community Survey
data, property tax sales data indicate a consistent, though less dramatic, upward trend in
sales price. From 2018 to 2024, median sale price in Beadle County increased 36%. There is
also some indication that sales activity dropped off in 2023 and 2024, from a typical annual
average of around 270 sales to 207 in 2023 and 212 in 2024.
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Table 64. Beadle County residential sales activity, 2018 - 2024

Number Median Highest Lowest

of sales  sale price sale sale
2018 256  $115,000 $750,000 $1,000
2019 264  $114,750 $390,000 $300
2020 268  $124,500 $485,000 $600
2021 309  $140,000 $525,000 $2,500
2022 267  $138,000 $940,000 $4,500
2023 207  $158,400 $920,000 $9,000
2024 212 $156,750 $594,000 $2,850

Source: SD Department of Revenue

Note: Sales data are reported by county boards of equalization to the state department of
revenue. Because these data are collected for ratio studies, they primarily consist of sales of
existing homes with an established tax value (i.e., not new construction). Each year's data
reflects sales that took place between November 1 and October 31. Sales data shown here
include non-agricultural properties within Beadle County that are property class D or C and
exclude property under commercial use (DC or DC2, CC or CC2) as well as reject sales (for
sales ratio study).

Beadle County residential sales activity, 2018 - 2024
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Figure 20. Beadle County residential sales activity, 2018 - 2024

67



In 2024 in Beadle County, about 67% of recorded home sales were for homes priced below
$200,000. An estimated 2% sold for $400,000 or more. This distribution is roughly consistent
with home values reported to the American Community Survey.

Table 65. Beadle County home sales by price range, 2024

Number Percent

Sale price of sales of sales

Less than $50,000 21 10%
$50,000 to $99,999 30 14%
$100,000 to $124,999 18 8%
$125,000 to $149,999 31 15%
$150,000 to $174,999 23 1%
$175,000 to $199,999 20 9%
$200,000 to $224,999 12 6%
$225,000 to $249,999 14 7%
$250,000 to $299,999 18 8%
$300,000 to $349,999 5 2%
$350,000 to $399,999 13 6%
$400,000 to $449,999 5 2%
$450,000 to $499,999 1 0%
$500,000 or more 1 0%
Total 212

Source: SD Department of Revenue

Note: Sales data are reported by county boards of equalization to the state department of
revenue. Because these data are collected for ratio studies, they primarily consist of sales of
existing homes with an established tax value (i.e., not new construction). Each year's data
reflects sales that took place between November 1 and October 31. Sales data shown here
include non-agricultural properties within Beadle County that are property class D or C and
exclude property under commercial use (DC or DC2, CC or CC2) as well as reject sales (for
sales ratio study).
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Monthly median listing price reports from Realtor.com from January 2022 through February
2026 likewise show a moderate upward trend. In just over 4 years, median listing price has
increased from $158,700 to $230,750, about a 45% jump.

Huron median listing price, 2022 - 2026 (Feb)
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Figure 21. Huron median listing price, 2022 - 2026 (Feb)

Over the same time period, the monthly active listing count has also displayed a moderate
upward trend. However, in recent months—from July 2025 through February 2026—the data
show a steady decrease in active listings. While listing prices appear to have held steady
during recent months, the drop in active listings may signal low inventory and potential for
impending price pressure.

Huron active listing count, 2022 - 2026 (Feb)
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Figure 22. Huron active listing count, 2022 - 2026 (Feb)

69



Monthly measures of median days on market tend to be somewhat seasonal, with slower
periods during winter months. Despite these seasonal fluctuations, the Huron market has seen
an upward trend in median days on market from 2022 to 2026.

Huron median days on market, 2022 - 2026 (Feb)
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Figure 23. Huron median days on market, 2022 - 2026 (Feb)

70



Section 6: Renters
6.0 Key Findings

Huron’s rental housing stock has expanded over time, though growth has slowed in recent
years. From 2000 to 2010, renter-occupied units increased at a pace consistent with
statewide trends, but growth slowed to 3.6% between 2010 and 2020. This lower rate still
outpaced owner-occupied construction locally, but lagged behind the statewide average. As a
result, rental housing now makes up a larger share of the city’s housing stock (41% in 2020, up
from 37% in 2000).

With slower production, Huron’s rental vacancy rate declined substantially over the past
decade, falling from 26.6% in 2010 to 14% in 2020. While this remains higher than state and
national averages, it suggests tightening conditions relative to the past. The makeup of the
rental stock is relatively balanced across structure types, including a mix of larger apartment
buildings, single-family rentals, and smaller multifamily properties. At the same time, the age
profile of the rental stock presents challenges: although nearly half of rental units have been
built since 1980, a sizable share (38%) predates 1960, which could indicate ongoing needs for
rehabilitation and reinvestment.

In recent years, rent levels have risen sharply. Median gross rent reached $888 in 2024, more
than double its 2010 level and outpacing statewide rent growth over the same period. A
general upward shift in the rent distribution has resulted in far fewer low-cost units and a
growing concentration of units renting for $1,000 per month or more. Today, the largest share
of rental units falls in the $800 to $1,249 range.

For this study, a survey was conducted of rental properties in Huron encompassing over 1,000
units, primarily in multifamily buildings. Property managers were contacted by phone
between April 8 and 29, 2026. About half of the units were market-rate, conventional rentals
while the remaining units were subsidized. The blended vacancy rate across all units was
10.1%, ranging from 4.2% among conventional rentals to 16.9% among subsidized units. Of
note, 42 of the 78 reported vacancies among subsidized units were in a single property.
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6.1 Existing Unit Characteristics, Occupancy, and Vacancy

In contrast to the minimal growth in owner-occupied housing, the existing stock of renter-
occupied housing in Huron has increased over the past two decades. From 2000 to 2010,
renter-occupied housing units increased 11.2%, in line with statewide averages. The following
decade, through 2020, renter-occupied units increased by just 3.6%, outpacing local owner-
occupied home production but falling well behind statewide rates of rental production.

Table 66. Housing unit growth: Renter-occupied housing units, 2000 - 2020

2000 2010 2020 % Change % Change

Census Census Census 2000-2010 2010-2020
Huron 1,952 2,170 2,249 11.2% 3.6%
Beadle County 2,319 2,463 2,528 6.2% 2.6%
South Dakota 92,305 102,724 115,604 11.3% 12.5%
USA 35,664,348 40,730,218 46,766,222 14.2% 14.8%

Source: U.S. Census Bureau, 2000, 2010, and 2020 Decennial Censuses

Nationwide, rental housing constitutes a growing share of the total housing stock, increasing
from 34% of all occupied housing units in 2000 to 37% in 2020. In Huron, this same trend has
been evident, with rental housing increasing from 37% of Huron’s total housing stock in 2000
to 41% in 2020. Compared to the rest of the state and to surrounding Beadle County, Huron
has a higher concentration of rental housing, reflecting in part the rural nature of the
surrounding county and the concentration of rental opportunities in town.

Table 67. Renter-occupied units as a percentage of all occupied housing units, 2000 -
2020

2000 2010 2020
Census Census Census

Huron 37% 40% 41%
Beadle County 32% 34% 34%
South Dakota 32% 32% 33%
USA 34% 35% 37%

Source: U.S. Census Bureau, 2000, 2010, and 2020 Decennial Censuses; calculations by analyst
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With slower production of rental housing from 2010 to 2020 compared to the previous decade,
the rental vacancy rate in Huron fell from 26.6% in 2010 to 14% in 2020. Yet the vacancy rate
remains higher than statewide and national rates. Further, the rental survey conducted for
this report found an April 2026 vacancy rate of 10.1% across all property types and 4.2%
among conventional, market-rate rentals, suggesting that Huron’s rental vacancy rate has
continued to decline.

Table 68. Renter-occupied housing vacancy rate, 2000 - 2020

2000 2010 2020
Census Census Census

Huron 36.4%  26.6%  14.0%
Beadle County 30.6%  23.0% 13.8%
South Dakota 8.0% 9.1% 9.3%
USA 6.8% 9.2% 7.4%

Source: U.S. Census Bureau, 2010 and 2020 Decennial Censuses

Note: Renter vacancy rate is calculated as for rent / (for rent + rented not occupied + renter-
occupied)

The table below shows the distribution of renter-occupied housing units in Huron by the type
of structure units are in. More than one-third (35%) of renter-occupied units are in apartment
buildings of 10 or more units. A similar proportion (31%) are detached single-family homes,
while another 31% are in duplexes, twin homes, or small apartment buildings of 3 to 9 units.
By comparison, statewide, detached single-family homes make up a slightly larger share of
the rental housing stock, but overall, the distribution of structure types is similar.

Table 69. Huron renter-occupied housing units by number of units in structure, 2024

Huron Beadle County South Dakota

Estimate Percent Estimate Percent Estimate Percent
1, detached 541 31% 737 36% 30,168 26%
1, attached 210 12% 210 10% 6,709 6%
2 apartments 36 2% 52 3% 4,339 4%
3 or 4 apartments 141 8% 182 9% 11,258 10%
5 to 9 apartments 165 9% 165 8% 13,709 12%
10 or more apartments 621 35% 621 30% 43,041 38%
Mobile home or other
type of housing 57 3% 75 4% 5,699 5%

Source: U.S. Census Bureau, American Community Survey 2024 5-year estimates, Table 52504
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Compared to owner-occupied housing, rental housing in Huron is somewhat newer. Nearly half
of the existing renter-occupied housing (47%) was constructed since 1980, including 22% built
since 2010. However, a significant share of the rental housing stock is older: 38% of units
were built before 1960, compared to 22% statewide. These older units may come with
increased needs for rehabilitation or improvements to keep them in viable condition.

Table 70. Huron renter-occupied housing units by year structure was built, 2024

Huron Beadle County South Dakota

Estimate Percent Estimate Percent Estimate Percent
2020 or later 15 1% 15 1% 3,147 3%
2010 to 2019 366 21% 373 18% 19,094 17%
2000 to 2009 106 6% 106 5% 14,598 13%
1980 to 1999 335 19% 354 17% 26,537 23%
1960 to 1979 282 16% 393 19% 27,440 24%
1940 to 1959 284 16% 325 16% 11,382 10%
1939 or earlier 383 22% 476 23% 12,725 11%

Source: U.S. Census Bureau, American Community Survey 2024 5-year estimates, Table S2504
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Figure 24. Renter-occupied housing units by year structure was built, Huron, 2024
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Most renter-occupied units in Huron, about 63%, have two or three bedrooms. Another 17%
have a single bedroom, while 11% are studio or efficiency apartments with no separate
bedrooms. About 8% of rental units in the city have four or more bedrooms. This distribution
is similar to statewide patterns, though Huron has relatively more studio apartments and
fewer single bedroom units.

Table 71. Huron renter-occupied housing units by number of bedrooms, 2024

Huron Beadle County South Dakota
Estimate Percent Estimate Percent Estimate Percent
No bedroom 202 11% 223 11% 5,481 5%
1 bedroom 309 17% 314 15% 29,103 25%
2 or 3 bedrooms 1,121 63% 1,311 64% 69,891 61%
4 or more bedrooms 139 8% 194 10% 10,448 9%

Source: U.S. Census Bureau, American Community Survey 2024 5-year estimates, Table 52504

6.2 Rent Levels

The table below shows rent rates as self-reported by renters to the U.S. Census Bureau’s
American Community Survey. These data encompass all types of rental units, including
conventional and subsidized rentals and some specialized senior housing. Rent levels are self-
reported by residents, who often report their out-of-pocket rent expenses, excluding rental
assistance or subsidies. Rent levels in Huron follow a similar distribution to those statewide,
with about an estimated 43% of the community’s rental units charging between $800 and
$1,249 per month in gross rent.

Table 72. Gross rent rates, Huron, 2024

Huron Beadle County South Dakota
Units % Units % Units %
Less than $250 101 6% 101 5% 2,493 2%
$250 to $399 102 6% 103 5% 5,164 4%
$400 to $499 41 2% 58 3% 5,233 5%
$500 to $599 129 7% 159 8% 6,143 5%
$600 to $699 153 9% 193 9% 7,700 7%
$700 to $799 107 6% 120 6% 10,073 9%
$800 to $899 263 15% 298 15% 11,452 10%
$900 to $999 225 13% 248 12% 10,891 9%
$1,000 to $1,249 261 15% 295 14% 20,474 18%
$1,250 to $1,499 119 7% 131 6% 13,333 12%
$1,500+ 226 13% 231 1% 13,678 12%
No cash rent 44 2% 105 5% 8,289 7%

Source: U.S. Census Bureau, American Community Survey 2024 5-year estimates, Table
B25063
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Rental unit distribution by rent range, Huron, 2024
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Figure 25. Rental unit distribution by rent range, Huron, 2024

Median gross rent is the midpoint of the rent rate distribution: half of rents are above the
median and half are below. In 2024, the median gross rent in Huron was $888, up 101% from
2010 (not adjusted for inflation). This rapid increase in rent has been more dramatic than
statewide trends. In 2024, the median gross rent in South Dakota was $946, up a
comparatively modest 65% from 2010. The rise in rent levels in Huron has also been more or
less in line with the increase in owner-occupied home values. Like owner-occupied home
values, rent levels have also increased more rapidly in recent years, though the shift has been
less extreme: in the 10 years from 2010 to 2019, rent levels increased 39%; in 5 years from
2019 to 2024, they increased by 45%.

Table 73. Median gross rent in Huron and Beadle County, 2010 - 2024

Beadle South United
Year Huron County Dakota States

2010 $441 $443 $574 $841
2011 $441 $444 $595 $871
2012 $488 $488 S617 $889
2013 $512 $523 $632 $904
2014 $546 $548 $648 $920
2015 $549 $549 $655 $928
2016 $569 $573 $676 $949
2017 $575 $579 $696 $982
2018 $583 $587 $722 $1,023
2019 $612 $619 $747  $1,062
2020 $702 $691 $761 $1,096
2021 $733 $726 $809  $1,163
2022 $812 $807 $878 51,268
2023 $839 $834 $912 $1,348
2024 $888 $879 $946 51,413

Median gross rent figures are based on 5-year estimates and may underestimate year-to-year
changes.
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Source: U.S. Census Bureau, American Community Survey 2010 - 2024 5-year estimates, Table
DP0O4
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Figure 26. Median gross rent in Huron and Beadle County, 2010 - 2024

Over the past decade, the distribution of rental units by rent range has shifted upward, with
more units renting at higher levels and fewer at low levels. This upward shift in rent is due in
part to inflation. In 2010, Huron had an estimated 783 rental units with monthly rents of less
than $500, compared to 181 units with rents of $1,000 or more. By 2024, the community had
244 units with monthly rents of less than $500 and 606 units with rents of $1,000 or more.

Table 74. Rental unit distribution by rent range, Huron, 2014 - 2024

2014 2019 2024

Less than $250 178 160 101
$250 to $399 267 232 102
$400 to $499 338 358 41
$500 to $599 431 353 129
$600 to $699 193 300 153
$700 to $799 132 339 107
$800 to $899 224 116 263
$900 to $999 130 219 225
$1,000 to $1,249 98 145 261
$1,250 to $1,499 27 65 119
$1,500+ 56 0 226
No cash rent 100 7 44

Median gross rent figures are based on 5-year estimates and may underestimate year-to-year
changes.

Source: U.S. Census Bureau, American Community Survey 5-year estimates, Table B25063 (in
2014, 2019, and 2024 dollars, respectively)
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Rental unit distribution by rent range, Huron, 2014 - 2024
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Figure 27. Rental unit distribution by rent range, Huron, 2014 - 2024

Typically, rent varies by the number of bedrooms in a rental unit, with larger units tending to
rent at higher levels. In Huron, rent for apartments with 2 or more bedrooms tends to be
higher than for single bedroom or studio apartments.

Table 75. Median gross rent by number of bedrooms, Huron, 2016 - 2024

2016 2019 2024

No bedroom $477 $531

1 bedroom $458 $436 -
2 bedrooms $597 $713 $923
3 bedrooms $855 $795 $1,096
4 bedrooms $833 $959  $2,699
5 or more bedrooms $781 -

Total (all unit sizes) $569 $612 $888

Source: U.S. Census Bureau, American Community Survey 2016, 2019, and 2024 5-year
estimates, Table B25031
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The table below shows the estimated distribution of renter-occupied units, broken down by
both rent level and the number of bedrooms in the unit. Overall, two-bedrooms units with
rents of between $750 and $1,499 make up a substantial share of rental units in Huron. At
lower rent levels, below $750, tenants are more likely to find a one-bedroom or efficiency
unit.

Table 76. Rent level by number of bedrooms, Huron, 2024

No 1 2 3+

bedroom bedroom bedrooms bedrooms
Less than $300 0 159 27 0
$300 to $499 0 17 0 41
$500 to $749 102 96 140 0
$750 to $999 24 37 367 111
$1,000 to $1,499 0 0 211 169
$1,500 or more 53 0 95 78
No cash rent 23 0 5 16
Total 202 309 845 415

Source: U.S. Census Bureau, American Community Survey 2024 5-year estimates, Table
B25068

6.3 Rental Property Survey

For this study, a survey was conducted of rental properties in Huron. Property managers were
contacted by phone between April 8 and 29, 2026. When property managers could not be
contacted, public records were used to fill in missing data points as available. In total,
properties encompassing 1,148 units were surveyed, including 20 independent living units, 19
residential living center units, 51 assisted living beds, and 24 memory care beds. These
specialized senior-living facilities are reported separately.

Overall, among the 1,034 units in the rental survey (excluding specialized senior-living
facilities), 36 (3%) were single family detached homes, duplexes, or triplexes; and 998 units
(97%) were in multifamily apartments or townhomes.

About 51% (528 units) of the properties surveyed were market-rate, conventional rentals. The
other 49% (506 units) were subsidized.

Occupancy information was reported for 990 rental units. The blended vacancy rate across all
990 units was 10.1%. The table below summarizes vacancy rate and rent levels across
property types, excluding 44 subsidized units for which vacancies were not reported.

Table 77. Rental Property Survey Summary

Market Units Vacancy

Segment Surveyed Rate Rent Level
House, duplex, triplex Conventional 36 5.6% $650 - $1,400
Multifamily Conventional 492 4.1% $625 - $1,735
Multifamily Subsidized 462 16.9% Income-based
Total 990 10.1% (all units)
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Of the 100 vacancies recorded across surveyed properties, 42 were in the Tamarac
Apartments, a subsidized property. Excluding the Tamarac Apartments, the blended vacancy
rate across the remaining 923 units is 6.3%. Within the subsidized market segment, the
adjusted vacancy rate is 9.1%.

Table 78. Rental Property Survey Summary, Excluding Tamarac Apartments

Market Units Vacancy

Segment Surveyed Rate Rent Level
House, duplex, triplex Conventional 36 5.6% $650 - $1,400
Multifamily Conventional 492 4.1% $625 - $1,735
Multifamily Subsidized 395 9.1% Income-based
Total 923 6.3% (all units)

By comparison, the rental vacancy rate for South Dakota, as of the first quarter of 2026, was
7.2%. Nationally, the rental vacancy rate in that quarter was 7.3%.3 Though these statewide
and national data do not break out conventional versus subsidized rentals, January 2026
survey data from the Sioux Falls market found a vacancy rate of 6.4% among market rate
properties, 3.5% among subsidized properties, and 8.2% among tax credit properties.*

6.4 Conventional Rentals

The survey of Huron rental properties conducted for this study included 528 units in
conventional rental properties. Across those 528 units, there were 22 vacancies reported at
the time of the survey, an overall vacancy rate of 4.2%.

Among smaller conventional, market-rate rental units (houses, duplexes, and triplexes), the
5.6% vacancy rate in the table above reflects 2 vacancies among 36 units. In this market
segment, rent levels ranged from $650 to $1,400. Houses for rent typically have 2 or 3
bedrooms, though the survey included some houses with 4 or 5 bedrooms.

Among 492 multifamily conventional, market-rate rentals, 20 vacancies were identified, for a
vacancy rate of 4.1%. In this market segment, rent levels ranged between $625 and $1,735.
Many of the surveyed units in multifamily buildings had one or two bedrooms, though the
survey also included some units with three or four bedrooms as well as some studio or
efficiency apartments. Rent level was not shared for 62 of the 492 conventional multifamily
units.

The following table provides an overview of conventional rental properties and units surveyed
for this study.

3 Current Population Survey/Housing Vacancy Survey, U.S. Census Bureau, Washington, DC 20233
4 South Dakota Multi-Housing Association, January 2026
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Table 79. Conventional rentals surveyed

Property

Description

Rent Level

Belmont Estates

24 units, including 9 1-bedroom, 10 2-
bedroom, and 5 2-bedroom with balconies.
Utilities included except electric. Garages
available for extra rent. Reported 0
vacancies.

$650 to $750

Buhl Apartments

36 units, including 5 1-bedroom and 31 2-
bedroom units. Property was sold in April
2026 and new owner could not be reached
for survey; information is based on property
listing. Reported 0 vacancies.

Not reported

Dakota Plaza

5 market-rate units within a 56-unit
project. Utilities included except electric.
The remaining 51 units are subsidized by
Rural Development and included in the
following section of this report. Reported 2
vacancies among market-rate units.

Up to $950

Donnie Wahl
Apartments

20 apartments, mostly 1-bedroom except
for 6 2-bedrooms. Tenants must have
supportive services through the Center for
Independence or similar organization.
Managed by Huron Housing. Rent is market,
but many tenants bring tenant-based rental
assistance. Utilities included in rent.
Reported 2 vacancies.

$700 to $770

Fairlane Apartments

46 units across 6 buildings, including 11
studio, 33 1-bedroom, and 2 2-bedroom
units. Utilities included. Property was listed
for sale by Bender Commercial during
survey period. Reported 0 vacancies.

$625 to $1,000

Field Estates
Townhomes

48 townhomes with attached garages, both
2-bedroom and 3-bedroom units, most with
1 bathroom but some with 2. Tenant pays
utilities. Additional garages available for
$65/month. Reported 0 vacancies.

$875 to $975

Huron Arms Apartments

18 units, including 3 1-bedroom, 11 2-
bedroom, and 4 2-bedroom with balconies.
Utilities included except electric. Reported
0 vacancies.

Not reported

Huron Rental
Properties

Portfolio includes 9 single-family homes,
ranging from 3 to 5 bedrooms. Reported 0
vacancies.

$900 to $1,400

Kansas Apartments

8 residential units, all 1-bedroom except
for 1 2-bedroom. Utilities included except
electric. Property also has 9 commercial
units. Reported 1 residential vacancy.

Not reported
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Property

Description

Rent Level

Lampe Estates
Apartments

40 units, including 20 2-bedroom and 20 3-
bedroom units. Tenant pays electric.

Property has 30 detached garages available.

Reported 4 vacancies.

$895 to $995

Lincoln Square
Apartments

20 units, including 12 1-bedroom and 8 2-
bedroom. Rent includes water, sewer, and
garbage. Previously an income-based
property, but reverted to market rate in
January 2024. Reported 0 vacancies.

$650 to $695

Park View Apartments

21 units, all 1-bedroom except for 1 3-
bedroom. Utilities included except electric.
Reported 2 vacancies with 2 applications
pending.

$690 to $890

Regency Apartments

12 2-bedroom units. Utilities included
except electric. Reported 0 vacancies.

$1,125

River’s Edge
Apartments

8 units, including 3 1-bedroom, 4 2-
bedroom, and 1 3-bedroom. 4 of the 8 units
have income limits tied to CHDP and HOF
funding, but they are set high relative to
local income (115% and 120% AMI).
Reported 0 vacancies.

$865 to $1,090

Roth Rentals

Portfolio includes 2 triplexes, 2 duplexes,
and 17 single-family homes (27 total units),
mostly 1- and 2-bedroom. Reported 2
vacancies.

$650 to $1,200

Wheatgrass Village

186 units, including 138 apartments and 48
townhomes. Apartments include 4 studio
apartments, 66 1-bedroom, 52 2-bedroom,
and 16 3-bedroom. Townhomes include 11
2-bedroom, 33 3-bedroom, and 4 4-
bedroom. Off-street parking included.
Garages available for $70/month.
Townhome tenants pay electric and gas.
Reported 9 vacancies.

$720 to $1,735

6.5 Assisted Living and Nursing Homes
The survey covered 4 facilities providing specialized senior care, including independent and
assisted living and memory care. It excluded Angelhaus Huron, a licensed assisted living
center that primarily provides assisted living for people with severe mental illness. The 4
independent and assisted living facilities covered by the survey together have 137 licensed

beds. Several vacancies were reported, as outlined in the following table.

In general, rent levels and fees for assisted living vary with the level of service residents
select. Rent and fees also vary depending on payment type (i.e., private pay or Medicaid).

Huron also has a skilled nursing facility. The skilled nursing facility in Huron is licensed for 80
beds. According to the most recent available occupancy report from the South Dakota
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Department of Human Services (dated April 24, 2026), 66 of those beds are occupied, for an
occupancy rate of 83%.

Table 80. Assisted living and nursing home facilities

Property Description Rent Level

Recently opened. Licensed for 46 assisted
living beds, the facility has 20 independent
living apartments (1 bed/1 bath and 2

bed/2 bath), 21 assisted living units (1 Varies with unit
Peaceful Pines Senior bed/1 bath and 2 bed/2 bath), and 20 size and level of
Living - Huron memory care units (studios). Reported 2 service from
openings with a waitlist for 2 bed/2 bath $2,375 to $5,675

units for independent living, 0 openings
with a waitlist for assisted living, and 5
openings (not waitlist) for memory care.

37-bed assisted living center with 27 studio, . . .
Varies with unit

StoneyBrook Suites 1-bedroom, and 2-bedroom apartments. size and level of
Assisted Living Reported available openings but declined to service
provide a specific number.
35-bed assisted living center. Was not able Varies with unit
The Wellshire Huron to provide further information within size and level of
survey period. service
19-bed residential living center
Country View Estates (independent living with meals and light
LLC services but not health care). Reported 7 53,500 to $3,700
openings.
80-bed nursing facility; 66 beds reported

Avantara Huron .
occupied.

6.7 Subsidized and Tax Credit (LIHTC) Rentals

The rental survey conducted for this report covered 506 subsidized or LIHTC units, of which
462 reported vacancy information. Additionally, two subsidized projects (Ohio Estates and
Riverstone Townhomes), representing an estimated 44 additional subsidized units, are
included in the table below though management did not respond to requests for information.

Among these, four properties in Huron were identified as having been built or rehabilitated
with support from the Low-Income Housing Tax Credit (LIHTC) program (Courtyard
Apartments, Pheasant Run Apartments, Riverstone Apartments, and Jefferson Village
Apartments). However, all four properties also have at least some units with subsided,
income-based rents.

Across the 462 units for which information was provided, there were 78 reported vacancies
for a vacancy rate of 16.9%. Of note, 42 of the 78 reported vacancies were in a single
property. Excluding that property, there were 36 vacancies across 395 units, a vacancy rate
of 9.1% Additionally, property managers in the subsidized market noted that many of the
reported vacancies had applications pending. Due to the often-lengthy qualification process
for subsidized rentals, the delay between application and move-in can be longer than for
conventional properties. In total, property managers reported 18 vacancies had applications
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pending, and another 7 were in properties with waitlists, from which the vacancies were

expected to be filled.

The following table provides an overview of multifamily developments in Huron with
subsidized housing. Subsidized units were primarily 1- or 2-bedroom apartments, with some
studio and 3-bedroom apartments. For subsidized rentals, rent level is based on tenants’
income. The rent level column of the report, rather than showing a specific dollar value,
indicates the tenant type served by the project.

Table 81. Subsidized rentals

Property

Description

Rent Level

Bluebird Apartments

8 units, all 1 bedroom, with a community
room and on-site laundry. Subsidized by
Rural Development. Reported 0 vacancies.

Income-based
(elderly/disabled)

Manor Apartments

26 1-bedroom units in a supportive housing
community with most tenants serviced by
Community Counseling or the Center for
Independence. On-site laundry, community
room with attached kitchenette, and on-
site office space for the Center for
Independence. HOME funds set rent and
income limits. Reported 0 vacancies.

Income-based up
to $683
(supportive
housing)

Dakota Plaza

51 income-based units in a 56-unit project.
The remaining 5 market-rate units are
reported above. Units include 40 1-
bedroom and 11 2-bedroom. Rent includes
utilities except electric. Subsidized by
Rural Development. The property also
includes 12 commercial units. Reported 7
vacancies.

Income-based
(elderly/disabled)

Colonial Apartments

50 units, including 16 1-bedroom, 18 2-
bedroom, and 16 3-bedroom. Utilities are
included in rent. Reported 4 vacancies but
maintains a waitlist.

Income-based
(family)

Granada Court

18 1-bedroom units. Utilities are included
in rent. Reported 1 vacancy.

Income-based
(elderly/disabled)

Courtyard Apartments

42 units, including 40 1-bedroom and 2 2-
bedroom. Utilities included except electric.
LIHTC project with RHS 515 subsidy.
Reported 2 vacancies with 2 applications
pending.

Income-based up
to $777 to $872
(elderly/disabled)

Huron Apartments

59 units, including 15 1-bedroom and 44 2-
bedroom. Utilities included except electric.
Subsidized by Rural Development. Reported
13 vacancies with 12 pending applications.

Income-based up
to $635 to $667
(family)

Tamarac Apartments

67 units, including 55 1-bedroom, 8 2-
bedroom, and 4 3-bedroom. Utilities
included. On-site laundry. Reported 42
vacancies.

Income-based
(family)
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Property

Description

Rent Level

Jefferson Village
Apartments

40 units, including 20 1-bedroom and 20 2-
bedroom. LIHTC project with 9 HOME-
assisted units and 5 Section 8-assisted
units. Water, sewer, and trash included.
Utility allowance factored into rent.
Reported 1 vacancy with 1 move-in
pending.

Income-based up
to $1,171
(elderly/disabled)

Pheasant Run

38 units, including 19 2-bedroom and 19 3-
bedroom. LIHTC project with 8 HOME-
assisted units. In-unit washer and dryer.

$518 to $1,329

Apartments Reported 3 vacancies with 3 applications

pending.

40 units, including 10 1-bedroom, 2 2-
Park Square bedroom, and 18 3-bedroom. Reported 3 Income-based
Apartments vacancies, which are expected to be filled (family)

from an existing waitlist.

Campus Apartments

23 units, including 11 studios and 12 1-
bedroom. Congregate meals available at
the attached senior center for an additional
$5/meal. Reported 2 vacancies.

Income-based
(elderly/disabled)

Ohio Estates

20 units, including a mix of 1- and 2-
bedroom. Rent includes garbage, water,
sewer, and utility allowance. Subsidized
with RHS 515 funding. Information is based
on public records (no response during
survey period).

Income-based up
to $720
(elderly/disabled)

Riverstone Townhomes

24 units, including 16 2-bedroom and 8 3-
bedroom. Rent includes garbage, water,
sewer, and utility allowance. LIHTC project
and subsidized with Section 8 funding.
Information is based on public records (no
response during survey period).

Income-based up
to $1,126
(family)

The U.S. Department of Housing and Urban Development (HUD) also provides data on public
housing, subsidized housing, and tenant-based vouchers. For Huron, HUD reports 193 units
housing 285 people with Project Based Section 8 rental assistance through HUD. This type of
rental assistance is tied to the unit, not the tenant. Additionally, HUD reports 255 Housing
Choice Vouchers supporting 271 people. Housing Choice Vouchers provide tenant-based rental
assistance that follows tenants and can be used in tax credit or conventional properties,
provided the property owner accepts the assistance and the units meet rent level and housing

quality guidelines.
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Table 82. Subsidized housing in Huron, 2024

Units Number of

Program Available People
Project Based Section 8 193 285
Housing Choice Vouchers 255 271
Summary of all HUD programs (total) 448 556

Source: U.S. Department of Housing and Urban Development, A Picture of Subsidized
Households, 2024 based on 2020 Census. "Units available” is defined as "Number of units under
contract for federal subsidy and available for occupancy.” Accessed 02/06/2026 at

On average, households in subsidized housing moved in about 4 years (49 months) ago, while
those with vouchers have held them on average 6 or 7 years (80 months). Long-term use of
assistance is common, considering many recipients of rental assistance are on fixed incomes
because they are elderly or disabled.

Table 83. Subsidized housing in Huron: Average months since moved in, 2024

Units Number Average Months

Program Available of People Since Moved In

Project Based Section 8 193 285 49
Housing Choice Vouchers 255 271 80
Summary of all HUD programs (total) 448 556 65

Source: U.S. Department of Housing and Urban Development, A Picture of Subsidized
Households, 2024 based on 2020 Census. "Units available" is defined as "Number of units under
contract for federal subsidy and available for occupancy.” Accessed 02/06/2026 at

It is important for communities to monitor the stock of affordable housing. Affordability
requirements tied to funding programs typically come with a defined period of affordability,
after which a project may revert to market rate. The following table shows a summary of
subsidized housing units at risk of loss based on the date at which their current affordability
periods expire. Note that the table shows the number of units under each subsidy program
that expire in a given year. However, because subsidized units may be tied to more than one
funding program, they may be obligated to remain affordable when one subsidy ends due to
the continuation of another. The final column shows the total number of affordable units
losing all subsidies in a given year and can be taken as a summary number.
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Table 84. Subsidized units at risk of loss, Huron

Total
units
losing all
subsidies
811 Section (latest
Section HFDA/ PRA 207/ end
LIHTC Section 8 HOME 515 8NC LMSA Demo 223(f) date)
2026 9 9
2027
2028
2029
2030
2031 67 67
2032
2033 8 8
2034 24
2035
2036 48 48
2037
2038 7 5 7
2039 9 65 73
>2040 23 188 18 50 202
Total 23 67 17 269 42 48 5 50 406

Source: National Housing Preservation Database, accessed 02/06/2026

Note: Units per subsidy do not total to total units losing all subsidies because units may be
covered by multiple programs.

Project shown in the table above as at risk of loss include the following:

2026 - Huron ACFI apartments at 1030 15t St W (Section 515)

2031 - Tamarac Apartments (Section 8)

2033 - Pheasant Run Apartments (HOME)
2036 - Colonial Apartments (LMSA, or Loan Management Set-Aside, a project-based
Section 8 program to prevent foreclosures on HUD-insured or HUD-held multifamily

properties)
2038 - 1070 House at 1070 15t St W

2039 - Ohio Estates, Park Square, Jefferson Village Apartments, and Community

Counseling Services at 317 lowa Ave SE

2040+ - Lincoln Square, Huron Apartments, Riverstone Townhomes, Bluebird

Apartments, Courtyard Apartments, Granada Courts, and Dakota Plaza
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Section 7: Housing Affordability
7.0 Key Findings

Housing affordability in Huron is mixed for both owner-occupied and rental housing.
Compared to statewide benchmarks and standard affordability measures, homeownership in
Huron is relatively affordable. The ratio of home values to income, while rising, remains
below commonly used affordability thresholds and lower than the statewide ratio. However,
affordability challenges are still present for a subset of homeowners: about 21% are cost
burdened, and 6% are severely cost burdened. These burdens are concentrated among lower-
income homeowners, more than half of whom spend over 30% of their income on housing. For
moderate- and higher-income homeowners, housing costs are generally manageable.

Rental affordability presents more acute and complex challenges. As in many communities,
Huron has a concentration of lower-income households in the rental market. Nearly half of
renter households (44%) fall at or below 50% of median family income (MFI), compared to just
20% of homeowners. There is a shortage of units affordable to the city’s lowest-income
renters: there are about 238 more households earning below $20,000 than there are rental
units they can afford. Cost burden data reinforce this pattern. About 27% of renters are cost
burdened and 9% severely so, with the highest rates of cost burden among the lowest-income
households. However, recent trends indicate that cost burdens are increasing among more
moderate-income renters, those earning between $20,000 and $35,000.

At the same time, higher-income renters are able to rent below their means, which provides a
high level of affordability, and also suggests potential unmet demand for higher-cost, higher-
amenity units. While Huron’s rental market has ample moderate rent units, there is also
evidence of insufficient deeply affordable housing and limited supply of newer, market-rate
units that could absorb higher-income demand—though the recent addition of Wheatgrass is
not fully reflected in available data and may alleviate pressure at the upper end of the rental
market.

Other indicators point to affordability-related strain, especially in the rental market.
Overcrowding is elevated, particularly among renters, with rates four times the statewide
average. Additionally, a nontrivial share of renter households lacks complete plumbing or
kitchen facilities, pointing to quality concerns within the existing stock. On the whole, these
findings indicate that while housing in Huron is relatively affordable in aggregate, there are
affordability challenges contributing to overcrowding and quality trade-offs.
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7.1 Income Levels

Housing affordability is a function of both housing costs and household income levels. Many
housing assistance programs and policies are based around income thresholds set by HUD.
These income limits divide households into tiers based on that household’s income relative to
the median family income (MFI) in the local area. The table below shows the HUD income
limits for households in Beadle County for different income categories, including extremely
low-income households (those with incomes below 30% MFI), very low-income households
(between 30% and 50% MFI), and low-income households (50% to 80% MFI). Income limits are
adjusted for family size and based on an area median family income of $92,000.

Table 85. HUD income limits for Beadle County FMR Area by household size, FY 2026

Persons in Family
Income Limit Category

(% MF1) 1 2 3 4 5 6 7 8

Extremely Low (30%)* $19,850 $22,700 $27,320 $33,000 $38,680 $44,360 $50,040  $55,720
Very Low (50%) $33,100 $37,800 $42,550 $47,250 $51,050 $54,850 $58,600  $62,400
Low (80%) $52,950 $60,500 $68,050 $75,600 $81,650 $87,700 $93,750  $99,800

* The 30% MFI income limit is adjusted by HUD such that the federal HHS poverty guideline is
used where a calculated 30% of MFI would fall below poverty. Slightly different limits are used
for tax credit properties.

Source: HUD FY 2026 Income Limits Documentation System, Beadle County

In general, and in many policy contexts, housing is considered affordable when monthly
housing costs make up less than 30% of a household’s income. Using that standard, the table
below shows the maximum threshold for affordable monthly housing costs for households at
each MFI income category.

Table 86. Affordable monthly housing costs by household size and percentage of MFI,
Beadle County, FY 2026

Persons in Family
Income Limit

Category (% MFI) 1 2 3 4 5 6 7 8
Extremely Low (30%) $496 $568 $683 $825 $967 51,109 $1,251 $1,393
Very Low (50%) $828 $945 51,064 $1,181 $1,276 $1,371 $1,465 $1,560
Low (80%) $1,324 $1,513 $1,701 $1,890 $2,041 $2,193 52,344 $2,495

Source: Calculated by analyst. Affordable is defined as housing costs (including utilities) at or
below 30% of gross monthly income.
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In Huron, an estimated 20% of renter households have household incomes that are at or below
30% MFI1, while only about 8% of homeowner households fall in this extremely low-income
range. Overall, nearly half (44%) of renters in Huron fall within income ranges typically served
by housing assistance programs (50% MFI and below), compared to 20% of homeowners. At the
other end of the income spectrum, an estimated 47% of homeowners have household incomes
above 100% MFI, compared to about 30% of renter households.

Table 87. Huron households by percentage of area median family income (MFI)

Owner-occupied Renter-occupied Total
% of MFI # % # % # %
< =30% 295 8% 380 20% 675 12%
30 to 50% 440 12% 465 24% 905 16%
50 to 80% 735 21% 310 16% | 1,045 19%
80 to 100% 420 12% 190 10% 610 1%
> 100% 1,675 47% 585 30% | 2,260 41%
Total 3,560 100% | 1,925 100% | 5,490 100%

Source: HUD Comprehensive Housing Affordability Strategy (CHAS), a special tabulation of
2022 American Community Survey 5-year estimates

7.2 Homeowner Housing Costs

One measure of the affordability of homeownership is the ratio of home value to income. The
chart and table that follow show the ratio of median home value to median household income
in Huron and Beadle County. For each data point, median household income and median home
value are based on five-year estimates from the American Community Survey. Home values in
the American Community Survey are based on respondents’ self-report of their home’s
current value.

As a general rule of thumb, a ratio of less than 3.0 is considered affordable, while a ratio over
3.5 is less affordable.” Since 2010, the home value to income ratio in Huron has crept up from
2.07 to 2.59. This upward trend has been slightly less steep in Huron than in South Dakota as
a whole, where the ratio grew from 2.64 to 3.43 over the same time period.

> Historically, national home price to income ratios were between 3.0 and 3.5 from the 1970s through
2000, when they climbed to a peak of over 4.5 prior to the 2008 crash. See Joint Center for Housing
Studies of Harvard University, The State of the Nation’s Housing (2018).
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Figure 28. Home value to income ratio, Huron and Beadle County, 2010 - 2024

Table 88. Home value to income ratio, Huron and Beadle County, 2010 - 2024

Beadle Beadle

Beadle Huron Huron County County

Huron County Median Median Median Median

Ratio Ratio Home Value Income | Home Value Income
2010 2.07 2.05 $79,800 $38,474 $83,400 $40,716
2011 2.07 2.08 $78,600 $37,940 $84,000 $40,455
2012 2.01 2.00 $81,400 $40,533 $87,700 $43,778
2013 2.07 2.07 $80,900 $39,084 $87,500 $42,196
2014 2.23 2.07 $89,100 $39,927 $91,600 $44,258
2015 2.21 2.09 $92,600 $41,899 $96,500 $46,267
2016 2.21 2.20 $99,300 $44,941 $106,400 $48,423
2017 2.14 2.14 $95,200 $44,459 $104,800 $48,995
2018 1.92 1.95 $89,900 $46,884 $101,000 $51,700
2019 1.99 2.10 $91,900 $46,106 $109,700 $52,313
2020 2.20 2.26 $106,300 $48,374 $120,900 $53,461
2021 2.11 2.11 $108,100 $51,206 $119,700 $56,692
2022 2.32 2.38 $133,600 $57,702 $152,100 $63,813
2023 3.19 2.83 $164,700 $51,556 $178,400 $63,082
2024 2.59 2.59 $159,000 $61,452 $175,100 $67,681

Source: U.S. Census Bureau, American Community Survey 2024 5-year estimates, Tables S1901
and DP04

Note: Median household income is for all households combined, both owners and renters.
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A second measure of housing affordability among homeowners is housing cost burden.
Households are considered cost burdened when their monthly housing costs amount to more
than 30% of their monthly income. Households with housing costs making up more than 50% of
their monthly income are considered severely cost burdened.

In Huron, about 21% of homeowners are cost burdened, and an estimated 6% are severely cost
burdened. Housing cost burden is more prevalent among lower income households, though
there are fewer total homeowners in those lower income ranges. In Huron, of the estimated
735 homeowner households at or below 50% MFI, approximately half (395, or 54%) are housing
cost burdened.

Table 89. Huron cost burdened households by % of median family income, owners

Cost burden > 30% Cost burden > 50% Total

% of MFI # % # %
< 30% 195 66% 145 49% 295
30 to 50% 200 45% 40 9% 440
50 to 80% 215 29% 0 0% 735
80 to 100% 70 17% 15 4% 420
> 100% 50 3% 0 0% 1,675
Total 730 21% 200 6% 3,560

Source: HUD Comprehensive Housing Affordability Strategy (CHAS), a special tabulation of
American Community Survey 2022 5-year estimates
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The following chart shows homeowner housing costs as a percentage of household income. For
homeowner households with incomes of at least $75,000, housing costs make up less than 30%
of their income. Housing cost burdens affect a moderate share of households with incomes
between $35,000 and $74,999, though few homeowners in this range experience severe cost
burdens. For homeowners with annual incomes below $35,000, however, severe housing cost
burdens are more common.

Selected monthly owner costs as a percentage of
household income, Huron, 2024
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Figure 29. Selected monthly owner costs as a percentage of household income,
Huron, 2024

Source: U.S. Census Bureau, American Community Survey 2024 5-year estimates, Table
B25095



7.3 Rental Housing Costs

For renters, housing affordability depends on the distribution of rent levels as compared to
the distribution of household incomes among renters. In Huron, there is a shortage of rental
units affordable to renters in the lowest income ranges. Among renters with incomes below
about $20,000—those who can afford no more than about $500 per month—there are an
estimated 288 affordable rental units (including 44 units with no cash rent); however, there
are an estimated 526 renter households in this income range, a gap of about 238 units.

Table 90. Households by affordable rent based on income versus units by rent range,
Huron, 2024

Renter

Units households
No cash rent 44 -
Less than $250 101 301
$250 to $399 102 171
$400 to $499 41 54
$500 to $599 129 66
$600 to $699 153 72
$700 to $799 107 74
$800 to $899 263 70
$900 to $999 225 61
$1,000 to $1,249 261 151
$1,250 to $1,499 119 109
$1,500 to $1,999 226 222
$2,000 or more 0 420

Source: U.S. Census Bureau, American Community Survey 2024 5-year estimates, Tables
B25063 and S2503, calculations by analyst

At higher income levels, a simple comparison of numbers suggests there is likewise a shortage
of rental units. However, renters with higher income levels who could afford to pay upwards
of $1,500 per month in rent may simply choose to rent down, renting a unit that is very
affordable relative to their income. These higher income renters are less likely to struggle
with affordability, and they may instead represent unmet demand for higher amenity, higher
cost rental developments. Overall, compared to the number of renter households who could
afford rent of $1,500 or more, there is a shortage of about 416 rental units with rents at or
above $1,500.
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Households by affordable rent based on income versus

units by rent range, Huron, 2024
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Figure 30. Households by affordable rent based on income versus units by rent range,
Huron, 2024

Housing cost burden is another way of measuring housing affordability. Households are
considered cost burdened when their monthly housing costs amount to more than 30% of their
monthly income. Households with housing costs making up more than 50% of their monthly
income are considered severely cost burdened.

In Huron, an estimated 27% of renter households are cost burdened, spending more than 30%
of their income on rent. About 9% of renter households are estimated to be severely cost
burdened. The prevalence of housing cost burdens varies by income: lower income renters are
more likely to incur a housing cost burden. For the lowest income renters, assistance
programs such as Housing Choice Vouchers may reduce the rate of cost burden. In Huron, an
estimated 448 renter households were using Housing Choice Vouchers or Project Based Rental
Assistance in 2024, according to reports from HUD.
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Table 91. Huron cost burdened households by % of median family income, renters

Cost burden > 30% Cost burden > 50% Total

% of MFI # % # %
< 30% 230 61% | 175 46% 380
30 to 50% 179 38% 4 1% 465
50 to 80% 55 18% 0 0% 310
80 to 100% 0 0% 0 0% 190
> 100% 60 10% 0 0% 585
Total 524 27% | 179 9% 1,925

Source: HUD Comprehensive Housing Affordability Strategy (CHAS), a special tabulation of
American Community Survey 2022 5-year estimates

The chart below shows gross rent as a percentage of household income among renter
households in Huron, using American Community Survey data from 2024. At income levels
above $35,000, few renter households experience a housing cost burden. However, at lower
income levels, housing cost burden—even severe cost burdens of 50% or more—are widespread
among renters.

Gross rent as a percentage of household income,
Huron, 2024
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Figure 31. Gross rent as a percentage of household income, Huron, 2024

Source: U.S. Census Bureau, American Community Survey 2024 5-year estimates, Table
B25074
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Trends in cost burden among renters show consistently high rates of cost burden among
Huron’s lowest income renters (i.e., those with incomes below $20,000). The data also
suggest that housing cost burdens are rising among renters with incomes between $20,000 and
$34,999, and that they may be emerging among moderate- and higher-income renters:
whereas renters with incomes of $35,000 or more were unlikely to experience a cost burden
before 2019, after that year, the proportion of renters at these higher income levels who had
a housing cost burden ranged as high as 36%.

Cost burdened renter households by household income,
Huron, 2010 - 2024
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Figure 32. Cost burdened renter households by household income, Huron, 2010 - 2024

Source: U.S. Census Bureau, American Community Survey 2024 5-year estimates, Table
B25074
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7.4 Other Housing Problems

When households are unable to find affordable housing, they may choose to live in housing
that is too small for their household size, resulting in overcrowding. Or, they may settle for
housing with serious quality problems. In Huron, rates of overcrowding among renters are
nearly 4 times the statewide average (16% in Huron versus 4% statewide), and other indicators
of poor housing quality are somewhat more common than is typical statewide.

Table 92. Overcrowding by tenure, Huron, 2024

Renter Owner
households % households %

0.50 or less occupants per room 1,054 60% 2,862 75%
0.51 to 1.00 occupants per room 433 24% 846 22%
1.01 to 1.50 occupants per room 260 15% 13 0%
1.51 to 2.00 occupants per room 24 1% 48 1%
2.01 or more occupants per room 0 0% 44 1%
Total households 1,771 3,813

Source: U.S. Census Bureau, American Community Survey 2024 5-year estimates, Table
B25014

Overcrowded households are those with more than 1 person per room. Overall, in Huron, an
estimated 16% of renter households and 3% of homeowner households are overcrowded. By
comparison, in Beadle County as a whole, an estimated 15% of renters and 2% of homeowners
are overcrowded; statewide, the rates of overcrowding are 4% for renter households and 1%
for homeowners.

While the vast majority of households in Huron, both renter- and owner-occupied, have
complete plumbing and kitchen facilities, the proportion of renter-occupied households
without complete facilities is elevated. In Huron, an estimated 4% of renters lack complete
plumbing facilities, while 8% lack complete kitchen facilities; statewide, the percentage of
renters lacking plumbing or kitchen facilities is 1% and 2%, respectively.

Table 93. Housing quality by tenure, Huron, 2024

Renter Owner
households % households %
Complete plumbing facilities 1,699 96% 3,813 100%
Complete kitchen facilities 1,625 92% 3,813 100%
Total households 1,771 3,813

Source: U.S. Census Bureau, American Community Survey 2024 5-year estimates, Table S2504
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Section 8: Comparison Communities
8.0 Key Findings

This section compares Huron with 10 other regional communities and their surrounding
counties, selected because of their similar size to Huron: Watertown (Codington County);
Yankton (Yankton County); Mitchell (Davison County); Spearfish (Lawrence County); Pierre
(Hughes County); Vermillion (Clay County); Jamestown, ND (Stutsman County); Worthington,
MN (Nobles County); Albert Lea, MN (Freeborn County); and Alexandria, MN (Douglas County).

Comparisons with peer communities help contextualize Huron’s demographic and housing
patterns. Among similarly sized communities, Huron ranks near the top in population growth
during the 2010s, though like many peers, has seen growth slow in recent years. While most
comparison communities have grown primarily through natural increase or, in some cases,
domestic migration tied to amenities, Huron’s growth has been driven largely by international
migration. This distinction shapes Huron’s demographic profile and housing needs.

Demographically, Huron stands out as younger and more family-oriented than many of the
comparison communities. It ranks near the top in household size and share of households with
children, while maintaining a relatively low median age and old-age dependency ratio. In
contrast to communities facing aging-related housing pressures, Huron’s higher child
dependency ratio points to different challenges—particularly the financial strain on working-
age households supporting larger families, with implications for housing affordability,
overcrowding, and demand for larger units.

Economically, Huron has relatively low wages paired with strong labor force participation.
Beadle County ranks toward the lower end of comparison communities in average weekly
wages, despite low unemployment. This dynamic reinforces earlier findings: households are
working, but incomes may lag behind housing and cost-of-living pressures.

In terms of housing affordability, Huron performs unevenly. Despite relatively low home
values, it ranks among the least affordable communities for homeowners when measured as a
share of income spent on housing, suggesting that lower incomes offset any advantage from
lower prices. For renters, Huron sits closer to the middle of the pack, though cost burden
remains widespread, particularly among lower-income households. Overall, the city ranks
poorly in terms of the total share of residents experiencing housing cost burden.

Huron also relies more heavily on rental assistance than most comparison communities, with
about one-quarter of renters receiving some form of HUD support. At the same time, the
share of units supported through the Low-Income Housing Tax Credit program is relatively
low, indicating a more limited supply of income-restricted housing relative to peers.

These comparisons underscore that Huron’s housing challenges are closely tied to its unique
demographic and economic structure: a younger, growing, and increasingly diverse
population; relatively low wages; and a housing market where lower prices do not necessarily
translate into greater affordability for all.
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8.1 Population Change and Demographic Comparisons
Among the 11 communities compared in this report, Huron ranks in the middle in terms of
population size and near the top in terms of population growth rate. The 10 comparison
communities—all of which were selected because of their similar size to Huron—experienced
varying population changes from 2010 to 2020, ranging from a nearly flat 1.4% population
increase in Albert Lea to a 16.5% increase in Spearfish. Among the cities with the highest
rates of population growth, Spearfish and Alexandria are located in high-amenity areas (the
Black Hills of South Dakota and the lakes of Minnesota). Those towns with the lowest rates of
population growth are prairie towns located east of the Missouri.

The picture is similar at the county level, with most cities mirroring the population growth
rates of the counties in which they are located. However, there are a few exceptions to note:
the highest growth cities generally outpaced the growth rates of their counties, suggesting
that growth is occurring more in urban centers than the rural surroundings. Overall, Beadle
County (within which Huron is located) ranks ninth in terms of population size but first among
counties in terms of population growth.

Table 94. Population change, core city and county, 2010 - 2020

%

%

population population

City City change, County County change,

population, population, 2010 - population, population, 2010 -

2010 2020 2020 2010 2020 2020

City (Rank) (Rank) (Rank) (Rank) (Rank) (Rank)
Huron 12,609 14,260 13.1% 17,399 19,144 10.0%
(Beadle County) (8) (7) (3) 9) 9) (1)
Watertown 21,533 22,656 5.2% 27,225 28,320 4.0%
(Codington County) (1) (2) (7) (3) (3) (7)
Yankton 14,472 15,404 6.4% 22,438 23,300 3.8%
(Yankton County) (5) (5) 6) (5) (5) 8)
Mitchell 15,283 15,659 2.5% 19,504 19,957 2.3%
(Davison County) (4) (4) (10) (8) (8) (10)
Spearfish 10,472 12,198 16.5% 24,090 25,771 7.0%
(Lawrence County) (11) (10) (1) (4) (4) (4)
Pierre 13,646 14,087 3.2% 17,022 17,768 4.4%
(Hughes County) (6) (8) 8) (10) (10) (5)
Vermillion 10,578 11,697 10.6% 13,866 14,968 7.9%
(Clay County) (10) (11) (4) (11) (11) (3)
Jamestown, ND 15,421 15,850 2.8% 21,100 21,605 2.4%
(Stutsman County) (3) (3) 9) (7) (7) 9)
Worthington, MN 12,779 13,947 9.1% 21,378 22,287 4.3%
(Nobles County) (7) 9) (5) (6) (6) 6)
Albert Lea, MN 18,236 18,498 1.4% 31,254 30,899 -1.1%
(Freeborn County) (2) (2) (11) (2) (2) (11)
Alexandria, MN 12,513 14,334 14.6% 36,011 38,998 8.3%

(Douglas County)

©)

(6)

@)

(1)

(1)

@)

Source: U.S. Census Bureau, 2010 - 2020 Intercensal Estimates of the Resident Population

Note: Intercensal estimates run April 1, 2010 to April 1, 2020. The April 1, 2010 population
estimates base reflects changes to the 2010 Census population from the Count Question
Resolution program, legal boundary updates, and other geographic program revisions. The
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data source for April 1, 2020 is the 2020 Census count featuring the application of disclosure
avoidance to protect confidentiality.

The table below shows the same rankings, but based on the years from 2020 to 2025. During
this more recent period, Beadle County lost its first-place rank as population growth tapered.
From 2020 to 2025, Beadle County’s population grew by 2.4%, an annual average rate of 0.5%.
At the same time, other communities in eastern South Dakota (Codington County and Yankton
County) grew faster than they had in the previous decade.

Table 95. Population change, core city and MSA/county, 2020 - 2025

% %

population population

City City change, County County change,

population, population, 2020 - population, population, 2020 -

2020 2025 2025 2020 2025 2025

City (Rank) (Rank) (Rank) (Rank) (Rank) (Rank)
Huron 14,263 14,607 2.4% 19,162 19,624 2.4%
(Beadle County) (7) (7) (5) 9) 9) (4)
Watertown 22,676 23,736 4.7% 28,353 29,562 4.3%
(Codington County) (1) (1) (2) (3) (3) (2)
Yankton 15,425 15,816 2.5% 23,291 23,635 1.5%
(Yankton County) (5) (3) (4) (5) (5) (5)
Mitchell 15,677 15,756 0.5% 19,960 20,069 0.5%
(Davison County) (4) (4) (7) (8) (8) (7)
Spearfish 12,239 14,154 15.6% 25,847 29,459 14.0%
(Lawrence County) (10) (8) (1) (4) (4) (1)
Pierre 14,061 13,848 -1.5% 17,734 17,570 -0.9%
(Hughes County) (8) (10) (10T) (10) (10) (10)
Vermillion 11,723 11,720 0.0% 15,004 15,031 0.2%
(Clay County) (11) (11) (8) (11) (11) (8)
Jamestown, ND 15,813 15,688 -0.8% 21,544 21,414 -0.6%
(Stutsman County) (3) (5) 9) (7) (7) 9)
Worthington, MN 13,885 13,979 0.7% 22,201 22,338 0.6%
(Nobles County) 9) 9) (6) (6) (6) (6)
Albert Lea, MN 18,500 18,217 -1.5% 30,899 30,440 -1.5%
(Freeborn County) (2) (2) (10T) (2) (2) (11)
Alexandria, MN 14,414 15,045 4.4% 39,095 40,120 2.6%
(Douglas County) (6) (6) (3) (1) (1) (3)

Source: U.S. Census Bureau, Population Estimates Vintage 2025

Note: Population estimates are based on July 1 and may not align exactly with Census
estimates, which are based on April 1.

Population change may occur as the result of natural increase, when births exceed deaths, or
through migration, both domestic (within the United States) and international. The following
table shows the total population change for each county, the breakdown of how much of that
population change can be attributed to domestic or international migration or to natural
increase, and denotes (in bold italics) the leading factor accounting for the greatest share of
population growth in each area (town names are given only for reference; all data in the
following table are at the county level).
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From 2010 to 2020, most communities included in this comparison saw population change
driven primarily by natural increase—that is, the surplus of births over deaths. Lawrence
County (home to Spearfish) and Douglas County (home to Alexandria) both experienced
growth driven by domestic migration (in-migration from other states)—consistent with
amenity-driven growth.

Beadle County, however, was an exception: there, international migration was the primary
driver of population growth, contributing a 9.7% increase in population over the decade.
While international migration was also the leading growth factor for Stutsman County
(Jamestown) and Freeborn County (Albert Lea), those counties nevertheless had very low
rates of international migration (0.9%). Among comparison communities, Beadle County
ranked tenth in the rate of population change due to domestic migration and second in
change due to natural increase.

Table 96. Contributing components of population change, county, 2010 - 2020

% total % change % change from % change
population from domestic international from natural
change, migration, migration, increase,
2010-2020 2010 - 2020 2010 - 2020 2010 - 2020
County (Rank) (Rank) (Rank) (Rank)

Huron 6.4% -10.2% 9.7% 6.8%
(Beadle County) (2T) (10) (1) (2)
Watertown 3.5% -2.1% 1.3% 4.3%
(Codington County) (4) (5) (5T) (4)
Yankton 1.4% -0.7% 0.5% 1.6%
(Yankton County) (8) 3) 9) (7)
Mitchell 1.6% -1.8% 1.3% 2.1%
(Davison County) (7) (4) (5T) (6)
Spearfish 8.8% 6.6% 2.2% 0.0%
(Lawrence County) (1) (1) (4) (8T)
Pierre 1.8% -3.3% 0.0% 5.1%
(Hughes County) (6) 9) (11) (3)
Vermillion 2.7% -2.9% 2.3% 3.3%
(Clay County) (3) (7) (3) (3)
Jamestown, ND -2.9% -3.2% 0.9% -0.5%
(Stutsman County) (11) (8) (77) (10)
Worthington, MN 0.1% -15.9% 6.7% 9.2%
(Nobles County) 9) (11) (2) (1)
Albert Lea, MN -2.8% -2.7% 0.9% -1.0%
(Freeborn County) (10) (6) (77) (11)
Alexandria, MN 6.4% 6.3% 0.3% 0.0%
(Douglas County) (27) (2) (10) (8T)

Source: U.S. Census Bureau, Population Estimates Vintage 2020

Note: Components may not sum to total due to rounding. Population estimates are based on
July 1 estimates and may differ slightly from Census population estimates reported in other
tables. For each county, bold italics show the component of population change that
contributed the most to population growth between 2010 and 2020.
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The following table shows the same breakdown of population change and its driving
components for the most recent years available, from 2020 to 2025. In these more recent
years, international migration has become the primary growth factor in the majority of
comparison communities; however, rates of growth due to international migration remain
fairly low (around 1%) in all counties except for Beadle County (Huron) and Nobles County
(Worthington, MN), where rates were 6.9% and 5.1%, respectively. During this time period,
Beadle County again ranked first in terms of population growth rate due to international
migration. While both Beadle County and Nobles County enjoyed high rates of international
migration, they ranked at the bottom of the list in terms of domestic outmigration, just as
they had in the prior decade.

Table 97. Contributing components of population change, county, 2020 - 2025

% change % change % change
% total from from from
population domestic international natural
change, migration, migration, increase,
2020 - 2025 2020-2025 2020-2025 2020- 2025
County (Rank) (Rank) (Rank) (Rank)

Huron 2.5% -6.5% 6.9% 2.1%
(Beadle County) (4) (10) (1) (2)
Watertown 4.4% 3.5% 0.4% 0.4%
(Codington County) (2) (3) (8T) (4)
Yankton 1.4% 0.6% 1.2% -0.4%
(Yankton County) (5) (4) 4) (6T)
Mitchell 0.6% -0.5% 1.0% 0.1%
(Davison County) (6) (6) (5) (5)
Spearfish 14.3% 14.7% 0.9% -1.6%
(Lawrence County) (1) (1) (6T) (10)
Pierre -1.1% -2.1% 0.0% 1.0%
(Hughes County) (10) 9) (11) (3)
Vermillion 0.4% -0.6% 1.4% -0.4%
(Clay County) (7) (7) 3) (6T)
Jamestown, ND -0.8% -0.9% 0.9% -0.8%
(Stutsman County) (9) (8) (67) (8)
Worthington, MN 0.2% -8.7% 5.1% 3.8%
(Nobles County) (8) (11) (2) (1)
Albert Lea, MN -1.5% -0.2% 0.4% -1.7%
(Freeborn County) (11) (5) (87) (11)
Alexandria, MN 2.9% 3.6% 0.4% -1.2%
(Douglas County) (3) (2) (8T) (9)

Source: U.S. Census Bureau, Population Estimates Vintage 2025

Note: Components may not sum to total due to rounding. Population estimates are based on
July 1 estimates and may differ slightly from Census population estimates reported in other
tables. For each county, bold italics show the component of population change that
contributed the most to population growth between 2020 and 2025.

A comparison of demographic characteristics sheds some light on differences in population
growth trends. Several of the comparison communities (especially e.g., Mitchell, Albert Lea)
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are home to aging populations. These communities tend to have a higher median age, a
higher proportion of households with someone aged 65 or older, and a higher old-age
dependency ratio; they may also have smaller average housing sizes. The old-age dependency
indicates the number of people aged 65 or older per 100 individuals of working age (18 to 64).
A high ratio can signal strain on social services, including healthcare, since it means a
community has fewer workers to support more retirees. Longer life expectancy and lower
fertility rates (lower rates of natural increase) can increase this ratio. A high old-age
dependency ratio can result in tightening in housing markets, driving up costs: seniors who
age in place decrease housing turnover, reducing the supply of available housing for new
buyers. Seniors can also face financial strain due to the maintenance costs of homes and
property taxes. Considering all of these factors, a high old-age dependency ratio can point to
a need for senior housing, assisted living, or smaller and more accessible homes.

Relative to the comparison communities, Huron has larger average households (ranked 2" for
persons per household), a high rate of homeownership (ranked 39), a low median age (ranked
3r), a low percentage of households with someone age 65 or older (ranked 2™ for lowest
percentage) and a moderately low old-age dependency ratio. In brief, compared to the other
communities presented here, Huron has a younger population and faces less aging-induced
pressure.

Table 98. Selected demographic comparisons (core cities only), 2024, part 1

Old-age
% households with dependency
Persons per % owner- Median age someone age ratio
household occupied (Rank: 65 or older (Rank:

City (Rank) households lowest = 1) (Rank: lowest = 1) lowest = 1)

Huron 2.48 68% 36.1 29% 32.3
(Beadle County) (2) (3) (3) (2) (4T)
Watertown 2.17 65% 39.5 32% 33.8
(Codington County) (6) (6) (5) (5T) (6)
Yankton 2.14 66% 41.4 36% 38.8
(Yankton County) (7) (5) (10) (9T) (8)
Mitchell 2.04 57% 39.6 36% 39.6
(Davison County) 9) (7T) (6) (9T7) 9)
Spearfish 2.05 50% 40.0 33% 34.0
(Lawrence County) (8) (10) (7) (7) (7)
Pierre 2.21 69% 39.4 31% 30.9
(Hughes County) (4T) (2) (4) (3T) (3)
Vermillion 2.21 42% 23.1 17% 12.7
(Clay County) (4T) (11) (1) (1) (1)
Jamestown, ND 1.95 55% 40.7 32% 32.3
(Stutsman County) (11) 9) (8) (5T) (4T)
Worthington, MN 2.92 67% 33.5 31% 30.8
(Nobles County) (1) (4) (2) (3T) (2)
Albert Lea, MN 2.29 74% 44.3 36% 47.2
(Freeborn County) (3) (1) (11) (9T) (11)
Alexandria, MN 2.02 57% 40.8 35% 43.9
(Douglas County) (10) (7T) 9) (8) (10)

Source: U.S. Census Bureau, American Community Survey 2024 5-year estimates
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Instead, Huron’s population is relatively young, with a high child dependency ratio. The city
ranks near the top in terms of the share of households with children (32%, ranked 2™) and the
percentage of the total population aged 17 or younger (29%, ranked 2"9). Like other
comparison communities (except Vermillion), Huron has a low percentage of people who are
enrolled in postsecondary education.

Notably, Huron has a high child dependency ratio, which is calculated as the number of
children (ages 0 to 17) per working-age population (ages 18 to 64). In Huron, there are about
53 children per 100 working-age adults, ranked 2" among communities, behind only
Worthington, MN. A high child dependency ratio can strain household finances, resulting in
higher rates of housing cost burden for families who must manage both housing and childcare
expenses. A higher ratio shows that a community has a smaller workforce supporting more
children, which increases the share of income needed for housing, education, and childcare;
given the financial precarity this can cause for households, a high child dependency ratio can
indicate a community’s residents are at increased risk of housing instability and crowding.

Table 99. Selected demographic comparisons (core cities only), 2024, part 2

% of % enrolled in Child
% of households population age post-secondary dependency

with related 17 or younger education ratio

City children (Rank) (Rank) (Rank) (Rank)
Huron 32% 29% 4% 53.2
(Beadle County) (2) (2) (8T) (2)
Watertown 27% 22% 5% 37.5
(Codington County) (4) (4T) (5T) (6)
Yankton 25% 21% 6% 37.2
(Yankton County) (5) (6T) (4) (7)
Mitchell 23% 22% 4% 39.7
(Davison County) (7T) (4T) (8T) (4)
Spearfish 20% 18% 11% 30.2
(Lawrence County) 9) 9) (2) 9)
Pierre 30% 23% 4% 39.0
(Hughes County) (3) (3) (8T) (5)
Vermillion 18% 15% 39% 19.8
(Clay County) (10) (11) (1) (11)
Jamestown, ND 16% 17% 10% 27.0
(Stutsman County) (11) (10) (3) (10)
Worthington, MN 35% 30% 5% 57.2
(Nobles County) (1) (1) (5T) (1)
Albert Lea, MN 24% 21% 3% 40.0
(Freeborn County) (6) (6T) (11) (3)
Alexandria, MN 23% 20% 5% 36.2
(Douglas County) (7T) (8) (5T) (8)

Source: U.S. Census Bureau, American Community Survey 2024 5-year estimates
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8.2 Economic and Housing Affordability Comparisons
When it comes to wages and unemployment, Beadle County’s comparison to other
communities suggests a hardworking but low-earning population: Beadle County ranks 9th
among comparison communities for average weekly wages, at $1,038, but fifth both in terms
of annual average and recent monthly unemployment rates. Across comparison communities,
unemployment rates have been ticking upwards over the last year, which could augur a

slowdown in growth.

Table 100. Wages and unemployment (county only)

Average weekly
wage, 2025 annual

Unemployment rate,

2025 annual average

Unemployment rate,
March 2026

County average (Rank) (Rank: lowest = 1) (Rank: lowest = 1)
Huron $1,038 2.0 1.9
(Beadle County) 9) (5T) (5T)
Watertown $1,051 2.0 2.0
(Codington County) (8) (5T) (7)
Yankton $1,105 1.9 1.8
(Yankton County) (5) (3T) (4)
Mitchell $1,104 1.8 1.9
(Davison County) (6) (2) (5T)
Spearfish $980 1.9 1.7
(Lawrence County) (10) (3T) (2T)
Pierre $1,234 1.7 1.7
(Hughes County) (1) (1) (2T)
Vermillion $972 2.1 1.5
(Clay County) (11) (7) (1)
Jamestown, ND $1,136 2.5 2.8
(Stutsman County) (3) (8) (8)
Worthington, MN $1,134 3.5 3.7
(Nobles County) (4) 9) 9)
Albert Lea, MN $1,073 3.9 5.0
(Freeborn County) (7) (11) (10)

Alexandria, MN $1,151 3.6 5

1 1

(Douglas County)

(2)

|~
2

|—
—_
e =

Source: U.S. Bureau of Labor Statistics LAUS 2026 and QCEW 2025

Note: QCEW data reflects Total, all industries; Total covered (ownership); All establishment

sizes

In terms of housing affordability, Huron ranks toward the bottom (least affordable) for
homeowners and in the middle of the affordability range for renters. Huron ranks 7" among
comparison communities in terms of median household income, with a typical household
bringing in $61,452 annually; the city’s median housing value ranks 10%, at $159,000. But
despite relatively low home values, the typical Huron homeowner spends a higher percentage
of their income on housing costs than in any other comparison community, at 17.8%. Huron’s
low home values do not translate into a high degree of homebuyers; they may also signal
housing quality concerns, and they may hamper development if new construction cannot
enter the market at a competitive price.
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Huron appears relatively more affordable for renters. The city’s median gross rent is $888,
ranked 6™ lowest among comparison communities. The typical renter in Huron spends 27.8%
of their income on housing, ranked 7t for affordability. By comparison, in first-ranked
Watertown, renters spend 23.9% of their income on housing.

Table 101. Housing affordability: Median income and housing costs, core cities, 2024

Median
owner
Median housing Median
Median owner costs as % Median gross rent as
household housing of income gross rent % of income
income value (Rank: (Rank: (Rank:

City (Rank) (Rank) lowest = 1) lowest =1) lowest = 1)
Huron $61,452 $159,000 17.8% $888 27.8%
(Beadle County) (7) (10) (11) (6) (7)
Watertown $69,600 $229,400 15.9% $942 23.9%
(Codington County) (2) (4) (8) 9) (1)
Yankton $67,804 $222,700 15.4% $790 24.3%
(Yankton County) 3) (5) (5T) (3) (2)
Mitchell $58,620 $192,200 14.0% $851 27.7%
(Davison County) (9) 9) (1) (4) (6)
Spearfish $65,688 $346,200 16.3% $963 26.7%
(Lawrence County) (4) (1) 9) (10) (5)
Pierre $77,672 $230,700 15.4% $983 24.9%
(Hughes County) (1) (3) (5T) (11) (4)
Vermillion $50,456 $219,000 15.6% $764 30.4%
(Clay County) (11) (6) (7) (1) (10)
Jamestown, ND $56,554 $199,800 14.6% $773 31.5%
(Stutsman County) (10) (8) (2T) (2) (11)
Worthington, MN $61,797 $210,300 14.8% $938 24.8%
(Nobles County) (6) (7) (4) (8) 3)
Albert Lea, MN $64,603 $157,500 14.6% $857 29.5%
(Freeborn County) (5) (11) (2T) (5) 9)
Alexandria, MN $61,374 $275,300 17.2% $934 28.3%
(Douglas County) (8) (2) (10) (7) (8)

Source: U.S. Census Bureau, American Community Survey 2024 5-year estimates

Note: Owner costs as percent of income is calculated among owner-occupied households (with
or without a mortgage); rent as percent of income is calculated among renter-occupied
households with cash rent.
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Cost burden rates reflect the relative unaffordability of Huron compared to other
communities. The city ranks last in terms of overall rate of cost burden among all residents,
with 32.4% of residents experiencing a housing cost burden. By comparison, in first-ranked
Pierre, only 21.4% of residents are cost burdened; in 11t%-ranked Vermillion, 35.8% of
residents are.

While Huron ranks more poorly in terms of affordability for homeowners than renters, the
actual percentage of renters with a housing cost burden is higher—as is typical across
communities. Huron ranks last among comparison communities in terms of the percentage of
homeowners who are cost burdened, with 28.9% of homeowners experiencing a housing cost
burden. For renters, Huron ranks 7%, yet 39.8% of renters experience a housing cost burden.

Table 102. Housing affordability: Cost burdened households, core cities, 2024

% of all % owner % renter
households with a households with a households with a
cost burden cost burden cost burden

City (Rank: lowest = 1) (Rank: lowest = 1) (Rank: lowest = 1)

Huron 32.4% 28.9% 39.8%
(Beadle County) (10) (11) (7)
Watertown 21.5% 14.7% 34.2%
(Codington County) (2) (1) (2)
Yankton 21.9% 15.5% 34.5%
(Yankton County) (3) (4) (3)
Mitchell 24.4% 14.8% 36.9%
(Davison County) (4) (2) (5)
Spearfish 28.0% 20.0% 35.9%
(Lawrence County) (7) (8) (4)
Pierre 21.4% 15.9% 33.4%
(Hughes County) (1) (5) (1)
Vermillion 35.8% 22.0% 45.8%
(Clay County) (11) 9) (10)
Jamestown, ND 32.1% 15.1% 52.4%
(Stutsman County) 9) (3) (11)
Worthington, MN 25.4% 18.5% 39.4%
(Nobles County) (6) (7) (6)
Albert Lea, MN 24.8% 17.4% 45.7%
(Freeborn County) (5) (6) 9)
Alexandria, MN 31.6% 22.1% 44.3%
(Douglas County) (8) (10) (8)

Source: U.S. Census Bureau, American Community Survey 2024 5-year estimates, Table
B25106
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The following table summarizes HUD-subsidized rental units available in Huron, Beadle

County, and comparison city and counties. HUD reports no public housing in Huron, though

the city does have 193 units assisted by project-based Section 8, and (at the time of this
report) 255 Housing Choice Vouchers in use. These vouchers provide rental assistance to help
lower income renters afford rent in the community. In Huron, an estimated 25% of renters
benefit from HUD rental assistance, compared to 22% in Beadle County as a whole. This is a

higher share of renters than benefit from rental assistance in other comparison communities,

with the exception of Albert Lea.

Table 103. HUD-subsidized rental units in comparison cities and counties, 2024

Housing  Public Project % of Rentals
City or County Vouchers Housing Section 8 Other Total 2024

Huron 255 0 193 0 448 25%
Beadle County 262 0 193 0 455 22%
Watertown 296 85 195 18 594 16%
Codington County 300 85 195 18 598 16%
Yankton 141 0 374 0 505 23%
Yankton County 146 0 374 0 520 20%
Mitchell 137 0 387 0 524 17%
Davison County 137 0 387 0 524 15%
Spearfish 248 0 69 0 317 11%
Lawrence County 349 0 122 0 471 11%
Pierre 235 50 100 0 385 21%
Hughes County 235 50 100 385 19%
Vermillion 294 0 76 0 370 15%
Clay County 299 0 76 0 375 14%
Jamestown, ND 645 0 49 38 732 23%
Stutsman County 654 0 49 38 741 21%
Worthington, MN 45 136 128 18 327 22%
Nobles County 60 136 140 18 354 18%
Albert Lea, MN 148 176 274 22 620 31%
Freeborn County 159 176 274 22 631 24%
Alexandria, MN 204 142 172 41 560 19%
Douglas County 243 158 172 41 614 15%

Source: U.S. Department of Housing and Urban Development; U.S. Census Bureau, American

Community Survey 2024 5-year estimates

Note: % of Renters refers to the number of assisted units available divided by the number of
renter households. It is not necessarily the number of assisted renter households, since
occupancy may be less than 100% across HUD assisted units.
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The following table shows the number of rental units in each city that received allocations
from the Low-Income Housing Tax Credit (LIHTC) program. The proportion of tax credit units
in Huron is about 5%, lower than the rates in other comparison communities.

Table 104. Tax credit units in comparison cities (core cities only)

No longer
monitored for

City Tax credit units compliance % of Rentals 2024
Huron
(Beadle County) 85 21 5%
Watertown
(Codington County) 302 161 8%
Yankton
(Yankton County) 327 86 15%
Mitchell
(Davison County) 435 48 14%
Spearfish
(Lawrence County) 270 48 9%
Pierre
(Hughes County) 192 128 10%
Vermillion
(Clay County) 252 24 10%
Jamestown, ND
(Stutsman County) 264 48 8%
Worthington, MN
(Nobles County) 305 48 20%
Albert Lea, MN
(Freeborn County) 264 48 13%
Alexandria, MN
(Douglas County) 138 24 5%

Source: U.S. Department of Housing and Urban Development Low Income Housing Tax Credit
Database; U.S. Census Bureau, American Community Survey 2024 5-year estimates

Note: Includes units placed in service through 2024. Unit count includes all units in tax credit
properties as well as projects no longer monitored for compliance, so it may overestimate the
number of affordable units in cases where tax credit properties also include market rate
units. The count of units no longer monitored for compliance includes units that have exited
their mandatory affordability period; it does not include properties whose compliance status
is unknown. Tax credit units as a percentage of renter-occupied households is calculated
using the total number of tax credit units, inclusive of those that are no longer monitored for
compliance.
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Section 9: Stakeholder Perspectives
9.0 Key Findings

A group discussion was held in Huron with 11 local stakeholders in October 2025; the
discussion was followed by a tour of Huron and recent and prospective developments.
Stakeholders represented a range of local business and public interests, including banks, local
press, major employers, real estate, developers, and local elected and appointed officials.

The perspectives shared by these stakeholders corroborate and add nuance to the data
presented in this report. Stakeholders highlighted recent progress and new developments, but
also shared concerns about housing affordability and supply, housing quality, and a mismatch
between available units and the needs of a diverse workforce. Huron has land, infrastructure,
and significant recent and ongoing development activity. But progress has been somewhat
uneven across price points and product types. Stakeholders described the market as
segmented: substandard units remain available but undesirable, while move-in-ready homes
and quality rentals are scarce and quickly absorbed. Key gaps persist in mid-priced ownership
housing and higher-end homes, limiting options for a range of households.

In the ownership market, stakeholders pointed to several subdivisions and development
efforts that demonstrate capacity for growth, but also noted constraints such as nearing
build-out in some areas and infrastructure costs. Inventory has improved modestly, yet
shortages remain, particularly in the affordable and starter home market and among larger,
higher-quality homes. The rental market has expanded, most notably through the Wheatgrass
development, but remains tight for units in good condition.

Across both tenure types, quality emerged as a defining issue for stakeholders, with the
prevalence of quality issues contributing to a perception of scarcity even when units are
technically available. Stakeholders described an aging housing stock with substantial deferred
maintenance, where lower purchase prices are often offset by high repair costs that
homebuyers may be unwilling or unable to take on. While rehabilitation programs have shown
success, barriers to rehabilitation of both owner-occupied and rental housing (including cost,
code requirements, and eligibility constraints) limit broader revitalization.

According to stakeholders, housing challenges are closely tied to Huron’s manufacturing-
based economy. Low unemployment creates workforce recruitment challenges, with housing
availability and quality cited as key constraints. Some workers commute from nearby
communities, and higher-skill recruitment is particularly affected by limited housing options.
Ensuring a mix of quality rental and ownership options alighed with the needs of younger
households was identified as critical for long-term growth.

Finally, stakeholders emphasized the role of demographics and preferences. Multigenerational
living is common and may be a preference for some households, complicating interpretations
of overcrowding and demand. Stakeholders also shared their perception that affordability
pressures persist, including for households that fall between subsidized and market options,
alongside “invisible” housing needs such as doubling up.
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9.1 Housing Supply and New Construction

While stakeholders pointed to several examples of new developments, available lots and land,
and new multifamily construction, they also raised concerns about the adequacy and physical
condition of the existing housing stock. From their perspectives, Huron has land and, in many
cases, infrastructure to support new housing development, but progress has been uneven
across price points and product types. While several subdivisions have added lots and some
new construction, the housing market remains highly segmented, with substandard units on
one end and move-in-ready homes that sell or rent quickly on the other. Inventory has
improved modestly, but stakeholders believe key gaps persist—particularly in mid-priced
homes and higher-end properties—limiting options for a range of households.

9.1.1 Owner-Occupied New Construction and Development Opportunities

Stakeholders observed that Huron has the physical capacity to grow its housing stock. There is
available land and, in many cases, existing infrastructure that could support additional
residential development. Several subdivisions illustrate both the community’s progress and its
current constraints.

Stakeholders tallied several new developments, but they also noted that some of Huron’s
newer or recently developed areas are nearing full build-out. Broadland Creek Court,
developed in 2006 near the golf course, is largely complete. Originally designed with roughly
28 lots, a number of homes were built across multiple parcels to accommodate larger yards,
reinforcing its position as a higher-end neighborhood. Similarly, Lake Heights Addition offers a
small number of remaining lots, with the potential to add approximately 6 more if
infrastructure were extended at an estimated cost of $1 million. Further development in this
addition is likely to be market-driven; for local government and economic development
organizations, priorities have limited expansion in this area, as stakeholders prefer to invest
in segments of the market where more support is needed.

Other developments reflect more recent or ongoing efforts to expand supply. Dog Leg Court,
located south of the airport and developed in partnership with South Dakota Housing, includes
lots ranging from 12,000 to 16,000 square feet. A notable feature of this development is its
integration with the local high school’s Career and Technical Education (CTE) program.
Through a three-year agreement with the development corporation, students construct 1
home per year. The development corporation contributes $6,000 per home and shares in the
sale proceeds, while also guiding design decisions. These homes are placed within Dog Leg
Court, contributing incrementally to the housing supply while also supporting workforce
development. The subdivision includes 12 total lots, 3 of which are designated for duplexes,
with lot prices currently ranging from $35,000 to $40,000.

Huron’s Southtown Development represents another area of activity, surrounding the
Wheatgrass apartment complex. Lots in this area are relatively large—ranging from 20,000 to
30,000 square feet—and have seen some recent construction, including two Governor’s Houses
that sold for approximately $280,000 in the past year. Additional lots remain available,
particularly on the south side, where future construction is expected to include stick-built
homes. A portion of the lots in this development are owned by the development corporation,
which also offers new home incentives for home buyers and developers, including down
payment assistance, interest fee lot financing, and property tax abatement.
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Beyond this, the city owns approximately 75 acres east of Southtown that could be developed
in the future, with stakeholders noting that connecting to existing infrastructure in that area
should be relatively straightforward. However, no concrete development plans are currently
in place. It is also worth noting that the city requires a minimum of 100 feet of frontage for
new lots, which shapes both lot design and development density.

There are some indications that overall inventory has improved modestly in recent years.
Stakeholders observed that the number of homes on the market has increased compared to
the past two years, with a recent multiple listing service (MLS) check showing approximately
81 homes available in the Huron area. However, this increase has not fully addressed key gaps
in the market. Local real estate agents consulted for this study identified a shortage of homes
in the $100,000 to $190,000 range, noting that properties in this price band are either
unavailable or in substandard condition.

Finally, stakeholders emphasized that housing needs in Huron extend beyond entry-level or
workforce housing. They described a shortage of larger, higher-quality homes, particularly
those on larger lots at the upper end of the market. When such homes do become available,
they tend to sell quickly, suggesting unmet demand across multiple segments of the housing
spectrum.

9.1.2 Rental Supply

Over the past decade, stakeholders reflected, Huron has made progress in expanding rental
options, particularly for households not eligible for income-restricted housing. Historically,
market-rate rentals were extremely limited. The development of the Wheatgrass apartments
has helped address this gap. Phase 1 added 69 apartments and 12 townhomes, while Phase 2
contributed an additional 69 apartments and 36 townhomes, representing a significant
expansion of Huron’s rental inventory. Property managers at Wheatgrass report that tenants
generally stay for a year or 2 before moving out of state for work or purchasing a home in
Huron or the surrounding area. For this market-rate property, spring is the busiest time of
year, when college graduates come to work and Dakota Provisions does significant hiring.

Even with these additions, stakeholders reported that the rental market remains tight,
particularly for units that meet reasonable quality standards. Available rentals are often
described as substandard, while units in good condition are quickly absorbed. One stakeholder
shared a recent experience attempting to relocate family members to Huron: despite an
extensive search, most available units were in poor condition, and securing housing required
offering several months of rent upfront. Similar challenges were reported in the for-sale
market, where buyers (particularly those seeking modestly priced homes) face limited and
often low-quality options.

9.1.2 A Market Divided by Quality

Despite significant progress and opportunities, stakeholders described a housing market that
remains divided. Huron’s housing stock tends to fall into two distinct categories: units that
are in poor condition and remain vacant, and units that have been rehabilitated or are newly
constructed and tend to sell or rent very quickly. This dynamic contributes to a perception of
scarcity even when some units are technically available.
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9.2 Housing Quality and the Need for Rehabilitation

Among stakeholders, the condition of Huron’s existing housing stock is a central concern.
They characterized the community’s housing stock as made up of many older homes requiring
significant investment to remain livable. Rehabilitation is widely seen as a critical strategy for
preserving affordability and stabilizing neighborhoods, and stakeholders pointed to past
examples that have demonstrated success. However, high costs to rehabilitation (e.g., from
code compliance in older, downtown buildings) remain a barrier. While targeted investments
and financing tools have enabled some successful projects, broader expansion of
rehabilitation resources will be necessary to maintain and improve the community’s housing
stock.

9.2.1 Concerns with Housing Quality

Stakeholders raised consistent concerns about the condition of Huron’s existing housing stock.
A significant share of Huron’s housing consists of older homes where deferred maintenance
has accumulated over many years. In these cases, even when properties are available for
purchase at relatively modest prices, the cost of necessary repairs can be a major barrier for
potential buyers. Stakeholders noted that new owners are often faced with substantial
upfront investment to bring these homes to a livable standard, in addition to the ongoing
costs of maintenance. This dynamic contributes to the broader pattern seen in the market,
where lower-cost homes are frequently associated with lower quality, and the lack of
affordable, move-in ready homes contributes to a sense of scarcity in the market.

Many emphasized that preserving and improving current homes is one of the most effective
strategies for maintaining affordability over time. Without ongoing investment in
rehabilitation, older housing units (which are often the most attainable options for lower- and
moderate-income households) risk deteriorating to the point where they are no longer viable.

9.2.2 Rehabilitation Programs and Successes

Several stakeholders pointed to existing rehabilitation programs as an important, though
sometimes underutilized, tool for addressing these challenges. For example, the Huron
Housing Authority administers a HOME Rehabilitation Program that offers forgivable loans of
up to $35,000 to income-qualified homeowners for essential home repairs such as roofs,
HVAC, electrical, plumbing, or structural stabilization. In areas such as neighborhoods along
Frank Avenue, many older homes on smaller lots have benefited from these types of
investments. These targeted improvements demonstrate the potential impact of
rehabilitation programs—not only in preserving individual homes, but also in stabilizing and
strengthening entire neighborhoods. However, stakeholders indicated that awareness and
utilization of this program may vary; they also noted that program eligibility criteria may
exclude some households whose homes need repair (e.g., those without homeowners’
insurance or who are behind on property taxes; the program also excludes mobile and
manufactured homes).

Stakeholders also highlighted several recent examples of successful multifamily
rehabilitation. In the downtown area, a mixed-use building was redeveloped with support
from South Dakota Housing, creating commercial space on the ground floor and eight
apartments above. There are also a small number of rehabilitated apartment buildings in
Huron, including properties near the public library, that demonstrate the viability of
upgrading existing multi-family housing.
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9.2.3 Barriers to Rehabilitation

At the same time, stakeholders were clear that significant barriers to rehabilitation remain.
Among these is the cost of bringing older buildings up to code. This challenge is especially
pronounced in downtown Huron, where stakeholders reported multiple buildings with
commercial space on the ground floor have had vacant upper-story residential units for
decades, some dating back to the 1960s. While there is demand for housing in these locations,
the expense of required upgrades, such as installing fire suppression systems, can be
prohibitive. For example, stakeholders noted that one downtown redevelopment project was
only possible with the support of a forgivable loan through the Housing Opportunity Fund,
which helped offset the high cost of code compliance, including sprinkler installation.
Without such assistance, similar projects are unlikely to move forward.

Overall, stakeholders framed housing quality and rehabilitation as central to Huron’s housing
strategy. While new construction is important, maintaining and reinvesting in the existing
housing stock is equally critical. Expanding access to rehabilitation resources, addressing cost
barriers, and leveraging successful models will be key to preserving affordable housing and
revitalizing older neighborhoods.

9.3 Economic Base and Housing Demand

Stakeholders acknowledged that Huron is a unique community in South Dakota, due to its
manufacturing-based economy. Huron’s manufacturing-based economy, without a single
anchor institution such as a university or government office, creates a broad range of housing
needs across income levels. Low unemployment reflects economic strength but also
contributes to workforce recruitment challenges, particularly when housing options are
limited or do not meet expectations. Anecdotal evidence suggests that some workers
commute from nearby communities, and employers (especially in higher-skill sectors) struggle
to attract talent due in part to housing constraints. A well-functioning housing market is
therefore closely tied to Huron’s economic competitiveness.

9.3.1 Manufacturing Base

Stakeholders consistently described Huron as distinct from many peer communities in South
Dakota due to the structure of its local economy. Unlike communities anchored by a major
university, healthcare system, or large public-sector employer, Huron’s economy is more
heavily rooted in manufacturing. This economic profile, combined with a diverse workforce,
shapes both the type and range of housing needed in the community, which must be
affordable on local wages and accommodating to household types.

9.3.2 Workforce Recruitment and Housing Challenges

At the same time, stakeholders emphasized that Huron is operating in a context of very low
unemployment. While this reflects a strong local economy, it also creates challenges for
employers seeking to grow or fill open positions. Several stakeholders noted that workforce
recruitment can be difficult, particularly when it requires attracting new residents to the
community. In this way, housing supply and quality are important, intertwined components of
economic development.

According to stakeholders, there is some anecdotal evidence that housing constraints are
already influencing commuting patterns. Stakeholders suggested that some employees may be
choosing to live in nearby communities, such as Mitchell, and commute to Huron for work.
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Data collected for this report suggests that around 45% of the Huron workforce lives outside
of the city, and 11% of the Huron workforce commutes 30 minutes or more. This pattern
points to a potential mismatch between where jobs are located and where workers are able
to find suitable housing.

Workforce recruitment challenges are particularly evident in higher-skill sectors, according to
stakeholders’ observations. For example, stakeholders noted ongoing difficulty attracting
physicians to the local hospital. In these cases, the issue is not simply a lack of housing units,
but a shortage of homes that meet the expectations of higher-income professionals. As noted
in other sections of this report, larger, higher-quality homes are limited in Huron, and when
they do become available, they tend to sell quickly. This suggests that housing needs in Huron
span the full spectrum from entry-level units to upper-end homes, so constraints at any point
along that spectrum may have ripple effects on the local economy.

In general, given Huron’s manufacturing-based economy and without a single anchor
institution to stabilize demand, the community relies on its ability to attract and retain a
diverse workforce across industries. Ensuring that housing options align with this economic
reality is a key consideration for future planning and development efforts.

9.4. Affordability, Demographics, and Housing Preferences

Stakeholders described housing challenges in Huron that are shaped by the interaction of
affordability concerns, diverse cultural norms, and evolving preferences. For some residents,
multigenerational living is common and desirable, and these living arrangements can also
make housing more affordable for some households. But small homes housing multiple
generations may be crowded by conventional standards. Many households grapple with
tradeoffs between what they can afford, what is available, and what meets their expectations
in terms of quality. At the same time, the community’s ability to retain and attract younger
residents depends on offering a mix of affordable, quality housing options that align with
changing expectations about housing and lifestyle, including both rentals and first-time
homebuyer options.

9.4.1 Multigenerational Households

Stakeholders pointed out that Huron’s housing needs cannot be fully understood without
considering the community’s demographic composition, particularly its racial and cultural
diversity, as well as shifting preferences around housing and household structure. These
factors intersect in important ways with affordability challenges and the availability of
different types of housing.

Huron’s population includes many families for whom multigenerational living is a cultural
norm and, in some cases, a preferred arrangement. Stakeholders noted that in these
situations, larger or shared households may reflect intentional family choices rather than
housing distress. At the same time, this dynamic can make it more difficult to distinguish
between households that are “doubled up” by necessity and those that are doing so by
preference. Understanding this distinction is important for accurately assessing housing need,
particularly when evaluating overcrowding or hidden demand.

9.4.2 Affordability and Housing Stability
Affordability concerns were a consistent theme across stakeholder groups. While new rental
developments have expanded the number of available units, they are not always accessible to
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local workers. In particular, stakeholders questioned whether current wage levels are
sufficient to support rents in newer market-rate developments such as the Wheatgrass
apartments. At the same time, some households may earn too much to qualify for income-
restricted units but still struggle to afford market-rate housing, creating a gap where neither
subsidized nor market options are fully attainable.

These dynamics contribute to what stakeholders described as a form of “invisible” housing
need. While Huron does not have a highly visible unsheltered homeless population, there is a
perception that housing instability exists in less visible forms, including overcrowding and
doubling up. This, in turn, points to a potential need for additional subsidized housing
options. However, as stakeholders observed, existing resources are constrained. The local
housing authority is currently at capacity in terms of housing vouchers, with a waiting list of
approximately 22 households and no new vouchers issued in the past year. This limits the
community’s ability to respond to households with the greatest needs. While the rental survey
conducted for this report indicates a high level of vacancy across subsidized rentals, the
community survey responses made clear that those vacancies are, at least in part, due to
concerns with quality of available units.

9.4.3 Attracting and Retaining Young Professionals

At the same time, stakeholders highlighted the importance of aligning housing options with
the community’s long-term demographic goals—particularly efforts to retain and attract
younger residents. There is strong interest in encouraging young people to remain in Huron or
to return after leaving and choose the community as a place to settle. However, stakeholders
questioned whether the current housing stock supports these goals.

For younger households, affordability is a key concern, especially for the types of homes that
early-career professionals might seek. In addition, preferences around housing tenure appear
to be shifting. Stakeholders noted that many younger individuals increasingly view housing as
a monthly expense rather than a long-term investment, and they may prefer the flexibility
and convenience of renting over homeownership. This trend underscores the importance of
having a sufficient supply of quality rental options at a range of price points.

At the same time, Huron benefits from a strong network of local realtors and financial
institutions that actively support first-time homebuyers. These actors can play an important
role in helping households navigate the path to homeownership. However, their effectiveness
ultimately depends on the availability of housing that is both attainable and aligned with the
needs and preferences of emerging households. A primary challenge identified by
stakeholders was the availability of affordable homes for first-time homebuyers that are in
move-in ready condition.
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Section 10: Community Input
10.0 Key Findings

A survey of residents yielded 426 valid responses, collected from December 5, 2025, through
February 2, 2026. Survey results provide insight into how residents experience the housing
market and where they see the greatest needs. Housing priorities identified by respondents
include expanding affordable options for first-time buyers, improving the quality of existing
housing through rehabilitation and code enforcement, increasing overall supply, and ensuring
that housing options support Huron’s ability to retain young residents and working families.

Affordability and availability stand out as the most significant challenges. Across multiple
questions, respondents consistently identified the cost of housing and the lack of available
options as top concerns. Nearly 3 in 10 respondents overall (29%) reported struggling with
housing costs in the past six months, and the rate was higher among renters (58%). Cost
burden is especially prevalent among renters: roughly half reported spending more than 30%
of their income on housing, and one-quarter reported severe cost burden (over 50%). These
results are consistent with other data sources indicating ongoing affordability pressures,
particularly for lower- and moderate-income households.

The survey also points to constrained mobility in the market. Nearly half of renters (48%)
indicated an interest in purchasing a home in Huron, most within the next 3 years, suggesting
a pool of potential first-time homebuyers. At the same time, 53% of homeowners expressed
interest in moving. However, both groups reported similar barriers: limited availability of
housing, affordability concerns, and difficulty finding homes that meet their needs or
preferences. This suggests that limited supply (and especially limited supply of move-in ready
homes) may be restricting both entry into and movement within the homeownership market,
resulting in limited turnover and new opportunities for entry-level buyers.

In terms of housing type, respondents expressed a strong preference for single-family homes,
with 80% indicating this would be their top choice if they were to move. At the same time,
open-ended responses suggest pockets of demand for a range of housing types, including
rental units, townhomes, and other attached housing options. Many respondents emphasized
that affordability is a more immediate concern than housing type, pointing to a need for
attainable options across multiple segments of the market. There was also consistent mention
of demand for senior-friendly housing and smaller, more accessible homes.

Housing quality emerged as another concern. While most respondents rated their own homes
as being in good or excellent condition, renters were more likely to report concerns related to
maintenance, repair response, and property management. Open-ended comments frequently
referenced the condition of rental housing, the need for rehabilitation, and the importance of
code enforcement. These responses align with broader patterns in the data suggesting that
housing quality issues contribute to perceived scarcity of habitable housing.

Overall, the survey findings point to unmet demand across multiple segments of the market.
On one end, respondents saw a need for more affordable housing, including subsidized options
and units priced in line with local wages. On the other, there is evidence of demand for
higher-quality, higher-amenity housing that can attract and retain professionals and younger
households. Rather than pointing to a single gap, the results suggest a housing market where
supply constraints, affordability challenges, and quality concerns intersect.
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10.1 Survey Methodology and Response

A resident survey was designed in order to gather input directly from Huron residents. The
survey was administered as an online questionnaire. Responses were collected anonymously.
Paper surveys were made available for those who requested them. Both online and paper
questionnaires were available in English, Spanish, and Karen translation.

Responses were collected from December 5, 2025, through February 2, 2026. In total, 459
responses were received; after removing duplicates and incomplete responses, 426 valid
surveys were used for analysis.

10.2 Respondent Characteristics: Tenure

Overall, respondents reported close residential ties to Huron. The vast majority (88%) of
respondents indicated they live in Huron; another 12% live in Beadle County (outside of
Huron). Less than 1% said they live outside of Beadle County (n = 426). Of the less than 1%
who indicated they live in another county, all indicated that they have a second home or
other residence in the Huron area (n = 2).

Table 105. Resident survey: Residential location

Where do you live? If you have more than one
home, where is your primary residence? (n = 426)

Huron 88%
Beadle County (outside of Huron) 12%
Other <1%

Compared to the actual population of Huron, homeowners were overrepresented among

respondents, with 81% of respondents saying they own their own home, compared to 15% who
said they rent (n = 426). By comparison, U.S. Census Bureau data suggest about 41% of Huron

households rent their homes (see Table 43. Housing tenure in Huron, 2010 - 2020).
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Table 106. Resident survey: Housing tenure

Do you own or rent
your home? (n = 426)

Own 81%
Rent 15%
Other 3%

About three-fifths (58%) of survey respondents have lived in their current home for 6 years or
longer. Another fifth (18%) have been in their current home for 3 to 5 years, while the

remaining quarter of respondents (24%) have moved recently and only been in their current
homes for up to 2 years.

How long have you lived in your current home? (n = 425)

2% 21%

B 20% 16% 18% 19% 18%
15%
10% 8%
5% .
0

Less than 1 year 1-2 years 3-5 years 6-10 years 11-20 years More than 20
years

% responden

R

Time in current home

Figure 33. Resident survey: Length of time in current home

Residential mobility varies with tenure. In general, mobility tends to be higher among
renters, who move more frequently. In this survey, most renters (64%) have lived in their
current home for 2 years or less (n = 65), whereas nearly half of homeowners (47%) have lived
in their current home for more than a decade (n = 346).

Table 107. Resident survey: Length of time in current home by housing tenure

How long have you lived in your current home? (n = 425)

Own Rent Other

(n=346) (n=65) (n=14)
Less than 1 year 4% 26% 7%
1-2 years 11% 38% 29%
3-5 years 16% 23% 36%
6-10 years 22% 3% 14%
11-20 years 25% 8% 7%
More than 20 years 22% 2% 7%
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Among recent movers—those respondents who have lived in their current home for five years
or less—about half (47%) said they had moved once during the past five years, while 23% said
they had moved twice, and 20% said they had moved three or more times (n = 166).

How many times have you moved in the last 5 years?

(n=166)
50% 47%
&)
L 40%
(]
E 30% 23%
c
o 20% 9
g 10% 14%
= M H - =
> 0% | —
None 1 2 3 4 5 or more
# of moves

Figure 34. Resident survey: Number of moves in previous 5 years

Overall, 85% of survey respondents live in single-family homes, while 8% live in multifamily
housing, 3% in mobile homes, and 2% in townhomes (n = 402).

What type of home do you live in? (n = 402)

90y 8%

80%

‘2 70%
9 60%
c 5000
8 40%
o 30%
so 20%
10% 2% 1% 0% 1% 2% 3% 3% 1%
0% — — -_— — — —
Single Townhome Duplex or Unitina Unitina Unitina Unitina  Mobile Other
family twin home building  building  building  building home
(one home with less  with 5-9 with 10-19 with 20 or
on one lot) than 5 units units  more units
units
Home type

Figure 35. Resident survey: Type of home
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Nearly all homeowners (94%, n = 331) and about half (45%) of renters reported living in single-
family homes. Among renters, another 25% live in a multifamily building with 10 or more
units; 12% live in a townhome, duplex, or twin home; 10% live in a multifamily building with
less than 10 units; and 7% live in a mobile home (n = 60).

Table 108. Resident survey: Type of home (current residence) by housing tenure

What type of home do you live in? (n = 402)

Own Rent Other

(n=331) (n=60) (n=11)
Single family (one home on one lot) 94% 45% 55%
Townhome 0% 10% 27%
Duplex or twin home 2% 2% 0%
Unit in a building with less than 5 units 0% 2% 0%
Unit in a building with 5-9 units 0% 8% 0%
Unit in a building with 10-19 units 0% 12% 9%
Unit in a building with 20 or more units 1% 13% 9%
Mobile home 2% 7% 0%
Other 2% 2% 0%

10.3 Housing Condition and Satisfaction
Respondents were asked about their perceptions of their homes’ condition as well as their
satisfaction with their homes.

Two-fifths (40%) of respondents rated the physical condition of their home as “Excellent (solid
roof, foundation, contributes positively to community’s housing stock)”, while about half
(49%) rated the condition “Good (structurally sound, may need minor repairs such as shingles,
paint, or new doors).” Just over one-tenth (11%) rated the physical condition of their home as
fair or poor, indicating need for major repair (n = 401).
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How would you rate the current physical condition of your

home? (n

Excellent (solid roof, foundation, contributes
positively to community’s housing stock)

Good (structurally sound, may need minor repairs
such as shingles, paint, or new doors)

Fair (substantial wear such as sagging roof, missing
or rotted siding, rotting windows, sagging porch)

% respondents

Poor (overall unsatisfactory with major problems
such as a cracked or crumbling foundation, cracked
walls, leaking roof, or broken windows or doors)

0%

= 401)
B o

| R

10% 20% 30%

Condition

40% 50% 60%

Figure 36. Resident survey: Physical condition of home

Though most residents rated their housing quality as excellent or good, renters were more
likely than homeowners to report housing quality concerns. Renters were more likely to rate
their homes’ condition as “Fair (substantial wear such as sagging roof, missing or rotted
siding, rotting windows, sagging porch)” (15% compared to 8% of homeowners) and less likely
to rate the condition of their home as “Excellent” (18% compared to 45% of homeowners).

Table 109. Resident survey: Physical condition of home by housing tenure

How would you rate the current physical condition of your home? (n = 401)

Own Rent Other

(n=330) (n=60) n=11)
Excellent (solid roof, foundation,
contributes positively to community’s
housing stock) 45% 18% 18%
Good (structurally sound, may need minor
repairs such as shingles, paint, or new
doors) 45% 62% 73%
Fair (substantial wear such as sagging roof,
missing or rotted siding, rotting windows,
sagging porch) 8% 15% 9%
Poor (overall unsatisfactory with major
problems such as a cracked or crumbling
foundation, cracked walls, leaking roof, or
broken windows or doors) 2% 5% 0%
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Overall, most respondents were satisfied with their current home’s characteristics; however,
satisfaction levels tended to be highest for location and lowest for affordability, with 82% of
respondents “Extremely” or “Somewhat” satisfied with their home’s location, compared to
65% with their home’s affordability.

How satisfied are you with your current home when it

comes to:
Affordability (n = 398) [l 11% 17% 34%
Amenities (n =399) B 11%  14% 43%
Quality and condition (n =397) Bl 13% 9% 38%

Size (number of bedrooms) (n = 398) [l 11% " 9% 28%
Location (n = 398) 7% 9% 29%

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%
% respondents

Home characteristic

m Extremely dissatisfied Somewhat dissatisfied
Neither satisfied nor dissatisfied ®m Somewhat satisfied

m Extremely satisfied

Figure 37. Resident survey: Satisfaction with current home

Across all dimensions, renters tend to be less satisfied with their current housing than
homeowners are. In the following table, lower scores represent greater satisfaction, with a
score of 1 meaning “Extremely satisfied” and 5 meaning “Extremely dissatisfied.” For
instance, owners tend to be more satisfied with location (average score 1.68) than
affordability (average score 2.14). Across the board, owners have higher levels of satisfaction
than renters with affordability, amenities, quality and condition of their homes, size (number
of bedrooms), and location.

Table 110. Resident survey: Satisfaction with current home by housing tenure

How satisfied are you with your current home when it comes to...?
(mean satisfaction score: 1 = Extremely satisfied, 5 = Extremely dissatisfied)

Own Rent Other
(n = 330) (n = 59) (n=11)
Affordability 2.14 3.12 2.36
Amenities 2.09 2.51 2.27
Quality and condition 2.01 2.58 2.45
Size (number of bedrooms) 1.88 2.41 2.18
Location 1.68 2.28 1.91
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The survey also asked respondents to comment on the condition of housing in Huron as a
whole. The question asked, “Which areas of Huron are most in need of housing repairs or
improvements?” Of 426 survey respondents, 155 wrote in optional comments. Comments
centered around a few themes. The percentage of comments mentioning each theme, as well
as illustrative examples, are provided in the table below (note that some comments touched
on more than one theme).

The most frequently mentioned area was the north side of town; however, comments
identified neighborhoods throughout the community. Additionally, one-fourth of the
comments explicitly observed needs for improvement scattered throughout the community.
Other comments suggested a greater need for improvements among older homes and older
neighborhoods, among rental properties, and among mobile homes.

Table 111. Resident survey: Areas of town in need of improvement

Which areas of Huron are most in need of housing repairs or improvements?

(n = 155)
Theme and illustrative comments %
North side of town, including NE and NW 28%

e “North side of Huron”

e “The North end of town, past the four-lane highway”
o “NW/NE parts of town”
e “Age of homes is oldest going from the railroad and river and pushing into
town”
Scattered areas throughout town 25%

o “There are many neighborhoods with mixes of nice houses and run-down
properties. It's hard to pinpoint one area that is the greatest need.”

e “All over! If you drive around town, every neighborhood has this issue.”

¢ “on almost every block, you will find housing in need of repair.”

e “ldon’t think it’s an area in particular. Mostly just a few homes here and
there.”
South side of town, including SEW and SW 22%

e “SW and SE between 3rd street and market road”

e “SE between 3rd - 9th Street”

e “The older area of town- 300 - 1000 blocks of SE portion of town”

e “The South East side. So many houses are run down slummy.”

e “the Oder south west of Huron”

Older neighborhoods 12%

e “Any older neighborhood will have a mix of well kept properties and less
maintained or dilapidated properties.”

e “The older areas of town.”

e “The older homes built in the community. Many are deplorable.”

e “Older neighborhoods with aging homes would benefit from repair and
rehabilitation programs, especially for roofs, siding, insulation, plumbing,
and accessibility improvements. Supporting homeowners with
maintenance can help preserve existing housing stock.”
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Apartments and rental properties 12%
e “all the low income housing apartments. Maintenance and outside sucks.
rentals that have been ignored for so long.”
o “Apartment buildings south of high school are scary.”
e “Most every rental property in Huron is not kept up well cars parked in
yards trash all over rentals in need of repair”
o “Rental properties in all areas need to be better maintained”
Central neighborhoods and downtown 9%
e “Middle off town areas, both east and west of Dakota.”
e “Between 3rd and 11th streets all the way across town.”
e “Downtown corridor”
o “Residential areas for several blocks east and west of downtown.”
State Fairgrounds area 8%
e “a particular area where houses have been allowed to fall into disrepair is
the blocks surrounding the State Fairgrounds”
e “several blocks near the fairgrounds from 3rd to Market and from Lincoln

west”
o “Housing near fair grounds does not give our community a positive vibe.”
The outskirts of town, including both east and west 5%

e “Down by Lawnridge”
e “The North end of town, past the four-lane highway, and both the far
West and East sides of town. Essentially the entire perimeter of the city
aside from the South.”
e “East part of Huron...abandoned houses that aren't being kept up”
Mobile homes 5%
e “Some of the Mobile Homes look pretty old and run down.”
e “The trailer courts”
e “mobile home park by Walmart”

Other areas were mentioned by less than 5% of respondents, including the following: the
Morningside area and needs among low-income households (regardless of location).
Additionally, less than 1% of comments mentioned the following: trees (help for tree cutting),
weeds (code enforcement), the Southtown addition, residents’ lack of knowledge about home
maintenance, and repair needs among homeowners without insurance.
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10.4 Homeowners
Homeowners were asked about their current home value, housing costs, affordability, and
expenses related to maintenance and improvements.

Homeowners’ reported home values were somewhat higher than those seen in other data

sources. In the survey, median reported home value fell between $200,000 and $299,999, and

only 45% of homeowners reported home values of less than $200,000. By comparison, the

distribution of home values reported by the U.S. Census Bureau’s 2024 American Community

Survey showed 67% of homes with values less than $200,000 and a median home value of

$159,000 (see Table 62. Home value for owner-occupied homes, Huron, 2024). The difference
may reflect both increases in home value over time and a difference in survey respondents,
who may overrepresent higher net worth households.

What is the approximate assessed value of your home?

$750,000 or more

$500,000 -
$400,000 -
$300,000 -
@ $200,000 -
S $150,000 -
$100,000 -

$749,999
$499,999
$399,999
$299,999
$199,999
$149,999

$75,000 - $99,999
$50,000 - $74,999
Less than $50,000

(n = 298)

0% 5% 10% 15% 20%

% homeowners

Figure 38. Resident survey: Home value
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Homeowners were also asked about their monthly housing expenses, and results were broken
out for homeowners with and without a mortgage. Among homeowners with a mortgage,
about one-third (34%) pay $2,000 per month or more for housing, while another 42% pay
between $1,250 and $1,999. Only about 4% of homeowners with a mortgage reported monthly
housing costs of less than $1,000. Homeowners without a mortgage predictably have lower
monthly housing costs, with 59% paying less than $800 per month.

What are your total monthly housing expenses? Include
mortgage, insurance, property taxes, and utilities.
(n = 296)

52,500 0r MOTe  p— ———— 15,
$2,000 - $2,499 e —— e —— G,
$1,750 - $1,999  die——— 13,
$1,500 - $1,749  p—— — 1 47,
51,250 - $1,499 e ——— |5,
$1,000 - $1,249  ———"
$800 - $999 o— o 0%
$600 - $799 "% 20%

Monthly expenses

$400 - $599 _ 2% 28%
$300 - $399 "G 10%
Less than $300 g gg!%

0% 5% 10% 15% 20% 25% 30%
% homeowners

Owners without a mortgage (n = 80) m Owner with a mortgage (n = 216)

Figure 39. Resident survey: Monthly housing expenses by mortgage status
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Survey results suggest that about half (49%) of homeowners with a mortgage are cost
burdened, with housing expenses that total 30% or more of their monthly income. Only 42% of
homeowners with a mortgage report affordable monthly housing costs (i.e., less than 30% of
their monthly income).

Among homeowners without a mortgage, housing cost burden is less prevalent, with nearly
two-thirds (64%) reporting affordable housing costs. Still, almost one-fourth (24%) of
homeowners without a mortgage report that their monthly housing costs are 30% of their
income or more.

Table 112. Resident survey: Housing costs as a percentage of household income for
homeowners with and without a mortgage

Which best describes your housing cost (mortgage, property
taxes, insurance, utilities, etc.) as a share of your household’s
total income? (n = 295)

Owners with  Owners without

a mortgage a mortgage
(n = 215) (n = 80)
Less than 30% 42% 64%
30% to 50% 44% 15%
More than 50% 5% 9%
| do not pay for my housing. 0% 1%
| don’t know. 9% 1%
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For homeowners, part of the cost of housing includes expenses for maintenance and
improvements. Survey respondents were asked how much they have spent on these activities
over the last five years. Only about 3% of homeowners reported zero spending on
maintenance and improvements. For the rest, the total spent over the last five years ranged
as high as $100,000 or more. The median total spent by homeowners over five years was
between $10,000 and $19,999, with roughly half spending less than that amount and half
spending more.

How much have you spent on maintenance and
improvements for your home over the last 5 years? (For
example, painting, roofing, additions, remodels,
appliance upgrades. Do not include repairs due to storm
damage.) (n = 297)

$100,000 or more NN 4%
$75,000 - $99,999 = 1%
$50,000 - $74,999 I 5%
o 540,000 - $49,999 I 5%
é’;’_ $30,000 - $39,999 NI (%
"2 $20,000 - $29,999 I 10%
$10,000 - $19,999 I 2 0%
$5,000 - $9,999 I 1 7%
$2,500 - $4,999 I 15
$1-52,499 I (2%
None I 3%

=
o
S
<<

0% 5% 10% 15% 20% 25%
% of homeowners

Figure 40. Resident survey: Amount spent on maintenance
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About three-quarters of homeowners (72%) have plans to invest additional funds in home
maintenance and improvement over the next five years. Another 12% are on the fence, while
16% reported they are unlikely to invest additional funds in maintenance or improvement in
the next five years.

How likely are you to invest additional funds in
maintenance and improvements for your home over the
next 5 years? (n = 297)

50% 1%

40% 31%

30%

20% - » 12% .
o0 o . [

Extremely unlikely Somewhat unlikely Neither likely nor  Somewhat likely = Extremely likely
unlikely

Response

% of homeowners
S

Figure 41. Resident survey: Likelihood of future home improvements

The most frequently reported plans for upcoming maintenance and improvement were for a
partial remodel or renovation (40%), appliance upgrades (32%), or siding or exterior painting
(31%).

What types of maintenance or improvements are you most
likely to make over the next 5 years? (n = 294)

Partial remodel or renovation I 407
Appliance upgrades I 32 %
Siding or exterior painting GGG 3 1%

Other NI 13%

Finish basement living space - 17%

Roofing I 16

Additional garage or storage NG 13%

None NN 9%

Type of maintenance

Code compliance upgrades mmm 3%
Demolition 1 0%
0% 5% 10% 15% 20% 25% 30% 35% 40% 45%

% of homeowners

Figure 42. Resident survey: Type of future home improvements
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In order to gauge potential demand and real estate activity, the survey asked current
homeowners in Huron about their level of interest in moving to a new home in Huron. The
majority of homeowners (53%) expressed some level of interest in moving to a new home in
the community: with 15% indicating an interest in moving in the near-term (within the next
three years). Another 37% of homeowners expressed some interest in moving, but no definite
plans, saying either that they were “Maybe” interested in moving or that they were
interested in moving, but more than three years from now.

Are you interested in moving to a new home in Huron to

upgrade or downsize? (n = 297)

0,
50% 47%

2
O 40%
q%) 30% 24%
§ 20% . 10% 13%
10% 0
P — L] -
so 0%
Yes, within the Yes, within the  Yes, but more than Maybe No
next year next 2 - 3years 3 years from now
Response

Figure 43. Resident survey: Interest in moving (homeowners)
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Among homeowners, the most commonly cited barrier to moving was a lack of available
housing, followed by “Other” reasons. Those who wrote in “Other” barriers focused primarily
on affordability, including concerns about property taxes or giving up low interest rates on an
existing mortgage. Also frequently cited was a lack of the kind of housing that would entice a
move, including comments about the perceived poor quality of available housing options, a
desire for larger lots or a location outside of town, or a desire for housing with aging-friendly
features (e.g., a home to retire in, a retirement village, or a one-level home). Other
comments mentioned satisfaction with their current housing and a lack of desire to move. At
least one comment cited a need to update and repair their current home before listing it and
buying a new home.

What are the greatest barriers you face in moving to a
new home in Huron? (n = 256)
Lack of available housing I, 45
Other I 397

Lack of a down payment [N 22

Barrier

Inability to sell current home | 10%
Lack of available lots or building sites | NI 9%

0% 5% 10% 15% 20% 25% 30% 35% 40% 45% 50%
% of homeowners

Figure 44. Resident survey: Barriers to moving (homeowners)
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10.5 Renters
Renters were asked about their housing expenses and affordability, as well as their intentions
and desires related to homeownership.

Overall, renters reported lower monthly housing expenses than homeowners. Among survey
respondents who rent, about half (51%) pay between $1,000 and $1,750 in monthly housing
expenses. At the low end of the rent range, about 14% of renters said they pay less than $800
per month. At the high end, about 18% said they pay $1,750 per month or more. The median
monthly housing expenses for renters in the survey fell between $1,250 and $1,499.

As was the case with home values reported by homeowners, the housing expenses reported by
renters in the survey tended to be higher than those in the most recent U.S. Census Bureau’s
ACS data (see, for comparison, Figure 25. Rental unit distribution by rent range, Huron,

2024). However, the general shape of the distribution is similar: that is, few renters have very
low rents (below $600 to $799) and most renters have housing expenses that fall in the middle
of the range, between about $800 and $1,499.

What are your total monthly housing expenses? Include
rent and utilities. (n = 57)

$2,500 or more NN 2%

$2,000 - $2,499 I 4

$1,750 - $1,999 I 12

$1,500 - $1,749 I 1 (%

$1,250 - $1,499 I 1 9%

$1,000 - $1,249 I 1 6
$800 - $999 I 1 5/
$600 - $799 I 1 2%
$300 - $399 mEEE 2%

Y—

of renters

Qo

%

0% 5% 10% 15% 20% 25%
Monthly expenses

Figure 45. Resident survey: Monthly housing expenses (renters)

Compared to homeowners with a mortgage, surveyed renters reported lower housing expenses
in general: whereas 47% of homeowners with a mortgage reported housing expenses of $1,750
or more, only 18% of renters had expenses in that range.
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Although renters had lower monthly housing costs than homeowners, they reported higher
rates of housing cost burden, including severe cost burden (with housing costs greater than
50% of household income). About 75% of renters said their housing expenses account for more
than 30% of their income, with about one-quarter (25%) saying housing costs total more than
half of their household income.

Table 113. Housing costs as a percentage of household income for renters

Which statement best describes your housing cost (mortgage, property taxes,
insurance, utilities, etc.)? (n = 56)

My housing cost is less than 30% of our household’s total income. 11%
My housing cost is between 30% - 50% of our household's total income. 50%
My housing cost is greater than 50% of our household’s total income. 25%
| do not pay for my housing. 4%
I don’t know. 11%

Renters were also asked about their satisfaction with several dimensions of the renting
experience. In general, renters said they were satisfied with security deposit handling, with
only about 11% expressing some level of dissatisfaction. The highest rates of dissatisfaction
were seen with repair response (31% extremely or somewhat dissatisfied), followed by
professionalism of the property manager (29% extremely or somewhat dissatisfied).

How satisfied are you with your renting experience when
it comes to...

Repair response (n = 55) [N 9%  16% 22%

[

'2 Security deposit handling (n = 54) IER% 30% 28%
% Professionalism of property manager (n =55) [N 11% 13% 29%
TCS Communication with property manager (n = 54) I 11%  17% 24%
E Leasing (n = 56) Wl 21% 30% 21%

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%
% of renters

m Extremely dissatisfied Somewhat dissatisfied
Neither satisfied nor dissatisfied m Somewhat satisfied

m Extremely satisfied

Figure 46. Resident survey: Renter satisfaction with renting experience
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About half of renters who responded to the survey (48%) said they are interested in
purchasing a home in Huron, including about 42% who said they would like to do so within the
next three years. This represents significant potential demand for owner-occupied housing,
provided renters are able to overcome barriers to homeownership.

Table 114. Resident survey: Renter interest in purchasing a home

Are you interested in purchasing a home in
Huron? (n = 55)

Yes, within the next year 15%
Yes, within the next 2 - 3 years 27%
Yes, but more than 3 years from now 6%
Maybe 35%
No 18%

According to renters responding to the survey, the greatest barriers to realizing their wish to
purchase a home in Huron revolve around affordability: lack of a down payment (59%) and
concern that expected monthly payments would be too high (48%) rank among the top three
barriers. Additionally, lack of available housing (46%) ranked as the third greatest perceived
barrier for renters to purchase in Huron.

What are the greatest barriers you face to purchasing a
home in Huron? (n = 54)

Lack of a down payment I 59%
Expected monthly payments would be too high I /3%
Lack of available housing I 46
Poor credit I 3 1%

Barrier

Existing debt GGG 319
Other N 17%
Lack of available lots or building sites W 2%

0% 10% 20% 30% 40% 50% 60% 70%
% of renters

Figure 47. Resident survey: Barriers to purchasing a home (renters)

In total, 17% of renter respondents volunteered “Other” barriers to purchasing a home. These
comments likewise focused on affordability and the availability of quality homes. As one
commenter wrote, “Many of the homes are run down as well as apartments. It makes it hard
to want to stay living here as a young person due to the lack of being able to afford here what
| know | could’ve had in my college town for at least $100 less.” Additional factors cited
include aging and retirement, associated with changes in budgets and desire to relocate.
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10.6 Housing Security

Survey respondents were asked two questions that were directly related to housing security:
first about struggles with housing costs, and second about individuals doubled up and living in
their home.

Overall, 29% of respondents said they had struggled with housing costs within the last six
months (n = 315). There were significant differences between homeowners and renters: while
23% of homeowners reported recent struggles with housing costs, 58% of renters did.

Have you struggled with housing costs within the last 6

months? (n = 315)
80% 2%

4 58% %

g 60% 56%

2 40 33%

& 40% 23% 24% : 18%

& 20% . ° 1%

room

B o% |

) Yes No Not sure
Struggled?

mOwn (n = 256) Rent (n = 50) Other (n=9)

Figure 48. Resident survey: Housing insecurity in past 6 months

Additionally, 4% of respondents indicated there was someone living with them who did not
have a permanent place to live. The survey did not ask about the reasons why these
individuals were doubled up. Regardless, these results suggest unmet demand for housing may
be limiting new household creation.

Table 115. Resident survey: Doubled up residents

Is there anyone living in your home who does
not have a permanent place to live? (n = 315)

Yes 4%
No 95%
Not sure 1%
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10.7 Potential Demand

All survey respondents—homeowners and renters alike—were asked to weigh in on their
perceptions of community-wide housing needs and challenges, as well as their preferences for
new types of housing that might be developed.

Respondents consistently identified the availability of housing options and the cost of housing
or rent as the two greatest housing-related challenges facing Huron, followed by the cost of
repair and maintenance and the presence of vacant or dilapidated homes and properties.
Other types of housing challenges were not seen as highly prevalent, including housing
discrimination, homelessness, or neighborhood safety.

Table 116. Resident survey: Community housing challenges

Rank the housing-related challenges facing Huron. Rank the greatest challenge as 1
and the lowest challenge as 7. (n = 309)

Housing Challenge Average Median
Availability of housing options (different types of housing) 2.05 2.0
Cost of housing or rent 2.25 2.0
Cost of repair, maintenance, or ADA accessibility accommodations 3.10 3.0
Presence of vacant or dilapidated homes and properties 4.34 4.0
Housing discrimination 5.13 5.0
Homelessness 5.56 6.0
Neighborhood safety 5.57 6.0

Respondents were asked, “What types of housing (if any) are missing in Huron? Where
should that missing housing be built?” In total, 141 of 426 respondents volunteered a
response. Most responses focused on type of housing rather than location. Those comments
that did mention location suggested housing should be developed across a range of areas,
including anywhere possible (5%), south of town or in the Southtown Development (9%),
downtown or central Huron (2%), on vacant or infill lots to encourage neighborhood
revitalization (4%), near Walmart or other walkable amenities to alleviate transportation
challenges (< 2%), or (for higher end housing developments) near Broadland Creek (2%).

Comments about the type of housing missing in Huron clustered around several themes, which
are summarized in the following table. About two-fifths of comments described a need for
more single-family homes, with the types of homes described ranging from modest starter
homes for first-time homebuyers to larger or higher end move-up housing. A similar
proportion of comments highlighted a need for rentals and multifamily housing, including
several comments identifying a need for more affordable attached housing options for both
renters and buyers (e.g., townhomes, condos, or tiny homes).

Nearly a third of responses suggested that a need for affordable housing was more significant
than for any particular type of construction or tenure. These comments generally suggested a
need for housing with costs (rent or monthly mortgage payments) in line with prevailing
wages. Several specifically noted a need for more income-based or subsidized rental options.
A few of these comments also observed a tradeoff between affordability and quality among
existing housing options.
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Senior living was also named as an unmet need by about 13% of respondents. They identified a
need for accessible, single-level homes that would allow older residents to downsize and/or
enjoy low-maintenance living.

A similar proportion of comments (about 11%) suggested a need for quality new construction
or a focus on rehabilitation and neighborhood revitalization.

Finally, a small but notable group of comments—about 6%—noted a need for transitional
housing, homeless shelters, or housing with supportive services for people struggling with
mental health or substance use issues or reentering the community after incarceration.

Table 117. Resident survey: Types of housing missing in Huron

What types of housing (if any) are missing in Huron? Where should that missing
housing be built? (n = 141)
Theme and illustrative comments %
Single family, especially first-time buyers with some support for larger homes (4 40%
or more bedrooms) or higher end homes
“Single Family Affordable Housing”
“2-3 bedroom starter homes”
“Affordable first time homes that aren’t falling apart”
“4/5br homes and larger”
“Newer homes, higher end homes”
“There's a severe lack of affordable single-family homes which aren't
debilitated”
Rentals and multifamily or attached housing (including apartments, townhomes, 38%
condos, tiny homes, both renter and owner-occupied)
o “Rental homes/affordable duplexes”
e “High rise Apartment buildings with office space/business space in the
bottom”
o “We need to have apartments that are accessible to folks that need to
walk to access food and supplies”
e “Quality affordable townhomes that could serve as starter homes for first
time homebuyers or downsizing homes for seniors. Options of single level
townhomes or twin homes.”
e “condos or tiny homes for young people moving back to the community”

Affordability matters most (with some support for more subsidized housing) 30%
e “Affordable homes without significant flaws to be repaired are difficult to
find.”

o “We need more low income rentals homes.”

e “Affordable for medium income who make too much for assistance”

e “Huron needs more housing for the new workforce who can't afford a
mortgage”

o “Need more houses for low income and its actually be JUST for those in
need.”
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Senior-living, ADA accessible, or single-level homes 13%
e “More accessible housing for physically disabled.”
o “smaller slab on grade senior housing”
o “one level living options for seniors looking to reduce obligations of home
ownership”
o “Affordable assisted living for our elderly.”
o “Independent senior housing”
Quality new construction and rehabilitation of dilapidated properties 11%
e “Affordable quality homes.”
o “Single family homes & apartments in good repair. Many of the rental
properties in particular are not well maintained.”
e “many of our lower priced homes need a great deal of attention and
rehabilitiation”
e “Ones that the owners will take care of or apartments that are not
slumsvilles!!”
e “There are some neighborhoods were homes are dilapidated and could be
removed to make room for additional housing.”
e “Spec homes. Older houses getting beyond repair”
Transitional housing, homeless shelters, or housing with supportive services 6%
e “Short term housing for the homeless and felons who need a place to stay
while getting on their feet, stable, and able to be a contributing member
of the community. Near community resources so they have easy access”
e “l think there is a need for transitional housing for people needing help
getting on their feet and supportive services for them to obtain
employment and community integration.”
e “Homeless/warming shelter... there are these people in our community.”
e “Mental Health. Re-open Bradfield Leary?”

Additional topics mentioned by 2% of respondents were pet-friendly rental options, mixed use
developments, a focus on jobs and wages rather than housing, and mobile homes.

Conversely, respondents were also asked, “Are there any housing types that would not
work well in Huron? If so, why?” In total, 96 respondents volunteered an answer to this
question. The most frequently mentioned themes are summarized in the following table.

No single type of housing was named by a majority of respondents. In fact, the most
frequently occurring theme among comments was that all housing types would be welcome.
About one-fifth of comments focused on high-end homes or luxury apartments as a poor fit for
the community, while smaller groups of responses suggested that attached housing
(townhomes, duplexes, condos) and split-level homes were not in high demand. A small
number of comments suggested that additional income-based or subsidized rentals would not
be welcome, noting concerns with the quality and condition of existing units. A similarly small
number of comments said high-density apartment buildings would not work well in Huron.
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Table 118. Resident survey: Housing types not fit for Huron

Are there any housing types that would not work well in Huron? If so, why? (n = 96)
Theme and illustrative comments %
All housing types are welcome 31%
e “No, | think we are beyond being particular. Any housing is better than no
housing and preferable to developing a homeless shelter.”
¢ “no. we have an economic diverse population. we have low income
housing and very expensive housing developments.”
o “Anything would be helpful”
High-end homes or luxury apartments 20%
e “While there are some with sizable incomes in Huron, building high-end
homes for that subgroup through assisted funding makes little sense for
the city as the large majority of the town is blue-collar workers on blue-
collar incomes.”
e “Million Dollar homes Nobody makes that kind of money here”
e  “Would need a very limited supply of high end executive level
apartments”
Townhomes, duplexes, condos, and split levels 14%
e “Duplexes, townhome or condos”
e “Condos- | don’t see a large need. Seems like we have a hard time selling
the condos we do have in Huron (could be because they’re all on an age
limit)”
e “split level homes , they tried that a few years ago, and spec homes sat
empty for years”

o “l don’t think many duplexes work well here. Just a lack of interest.”
Low-income or subsidized rentals 7%
e “Low income apartments, we have too many and they are not taken care
of.”

o “We do not need more income based apartment complexes! Those places
are run down and attract the worst kind of people it seems. They are
infested with bugs and it doesnt seem like the property managers care
about safety or quality of life in these places either”

o “| feel income based brings some riff-raff. | realize it's necessary though.
So keeping it on the outskirts of town would be best.”
Large apartment buildings 6%

e “Apartment buildings that are more than 2 stories are not ideal”
e “high-density high-rise housing may not work well in Huron”

Additionally, 3% of comments or less suggested that additional mobile homes, one-bedroom or
studio apartments, single-level homes, and apartments managed by absentee landlords would
not be a good fit.
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Overall, residents expressed a preference for single-family homes. Most respondents (80%)
said if they were to move to a new home in Huron, they would personally prefer a single-
family home. Another 5% said they would prefer a duplex or twin home, followed by 3%
seeking a townhome.

Table 119. Resident survey: Preferred housing type

If you were to move to a new home in
Huron, what type of housing would you
prefer (regardless of affordability)? (n = 327)

Single family 80%
Townhome 3%
Condominium 2%
Duplex or twin home 5%
Rental house 2%
Rental apartment 0%
Senior housing 3%
Mobile home 0%
Other 3%

Housing type preferences were fairly similar across renters and homeowners. Both renters and
homeowners alike have a strong preference for single-family homes. However, current renters
were more likely to prefer a move to a rental house (10%) than were current homeowners
(0%).

Respondents were asked to characterize the level of need for several categories of housing.
The following chart summarizes responses. Overall, respondents see the greatest need for
affordable homes for first-time buyers (90% said the community needs “a little” or “much”
more), followed by single-family homes (87% “a little” or “much” more), and rental houses
(71% “a little” or “much” more).

On balance, respondents also favored more income-based or subsidized housing, multifamily
rental units/apartment buildings, accessible housing for people with physical disabilities,
housing with supportive services, senior housing, and short-term rentals.

Only one type of housing was deemed to be in already adequate or surplus supply:
condominiums.
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In your opinion, what level of need is there in Huron for
each type of housing?

Affordable homes for first-time buyers (n = 321) 4%8% 40% 10)/8

Single family homes (n = 317) q% 13% 48% 39%
Rental houses (single or duplex) (n = 316) IS% 20% 40% %

Income-based or subsidized housing (n = 315) . 8% 31% 33% 22%

Multifamily rental units/apartment buildings (n = ls
%

310) 35% 38% 20%

Accessible housing for people with physical

w
—_
—_
(0,2

disabilities (n = 305) 22 2l B2
Housing with supportive services (e.g., mental
health care, job training, case management) (n = % 38% 40% %
307)
Senior housing (n = 316) & 39% 42% 16%
Short-term rentals (n = 307) IA% 43% 38%
Condominiums (n = 308) 7% 50% 30%
0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%
m Need much less Need a little less

Community has the right amount m Need a little more

® Need much more

Figure 49. Resident survey: Perceived community housing needs

In addition to the responses shown in the chart above, 13 respondents wrote in comments
about other types of housing. A couple consistent themes emerged across those comments,
including a desire for more affordable housing relative to Huron-area wage levels and a need
for homeless shelters or transitional housing.

The survey asked respondents to share their opinions about the geography of housing
development—that is, areas or pieces of land they believed should (or should not) be
developed for housing.
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Respondents were asked, “Which areas of Huron should not be developed or should not
have additional housing development or rehabilitation?” Of 426 respondents, 78 wrote in
an optional comment in response to this question. Comments centered around a few themes.
The percentage of comments mentioning each theme, as well as illustrative examples, are
provided in the table below (note that some comments touched on more than one theme).

By and large, responses suggested that no space in Huron is off the table for development or
rehabilitation. About two-fifths (41%) of responses said all areas could benefit from
investment in housing. However, despite the plurality of responses indicating an openness to
development across the community, small numbers of responses clustered around themes or
areas to dial back development: about 6% urged planners to prioritize redevelopment over
new development; a similar share (6%) suggested that the south side of town has had enough
new development, and 5% noted they would like to see residential development located away
from high-traffic streets or commercial areas.

Table 120. Resident survey: Areas to avoid housing development

Which areas of Huron should not be developed or should not have additional housing
development or rehabilitation? (n = 78)

Theme and illustrative comments %
No space is off the table 41%
e “l think all areas in Huron have opportunity for additional development or
rehabilitation, sometimes both.”
e “| think all Huron needs something. You can always grow.”
e “|l don’t think any areas should be left out.”
Prioritize redevelopment over new development 6%
o “| think the focus should first be fixing up was we have so it is nice enough

for people to live in. We do not need more housing to make these other
homes areas worse.”

e “Focus on the homes we already have and improve them for others. So
many crappy rentals and the slum lords get away with it.”

e “clean up what is already developed and their will be plenty of
opportunities (open lots) for future development, that already has city
services (water, sewer, electric, etc.).”

South, southeast, or southwest 6%

o “The Southside probably has plenty of apartments and townhomes, almost
all of which are essentially new.”

e “South of town”

Along Dakota Ave., busy streets, or commercial areas 5%
o “Try to get residential off Dakota Ave and busy streets.”
¢ “l would not want to live near the Fairgrounds, near major highways, near

livestock storage/raising/processing. By near | mean within distance to
smell livestock or hear road and traffic noise.”

Other areas mentioned by 3% or fewer respondents include downtown, the north part of
town, along the river or Ravine Park Lake, wealthy areas, additional development in newer
developments, or floodplains. Additionally, 3% of responses urged developers to pay attention
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to nearby amenities when choosing sites for new developments to ensure residents have
access to grocery stores, schools, gas, and similar basic needs.

The survey also asked a general question about housing priorities: “In your opinion, what
should Huron be concerned with regarding future housing demand?” Of 426 survey
respondents, 180 wrote in an optional comment. Comments centered around a variety of
themes. The following table summarizes the most commonly mentioned themes, along with
the percentage of comments mentioning each theme and illustrative examples, are provided
in the table below (note that some comments touched on more than one theme).

A majority of respondents said they saw affordability as the top housing priority for Huron.
Additionally, many comments focused on concerns about housing quality—from the quality of
new construction to the need for rehabilitation and neighborhood revitalization and a desire
to hold landlords accountable for rental housing quality. Other themes that emerged included
the need for additional housing supply, including specifically senior-friendly one-level homes
and opportunities for first-time homebuyers. Across these themes, many were framed in
terms of a desire to keep young people in the community—i.e., developing affordable, quality
homes for high school graduates and young families. Another cross-cutting theme was the
connection between economic growth and housing availability.

Table 121. Resident survey: Housing priorities

In your opinion, what should Huron be concerned with regarding future housing
demand? (n = 180)

Theme and illustrative comments %
Affordability for both owners and renters, relative to local wages 60%

e “Affordable housing. It is expensive to rent and to buy.

e “Cost is the most important factor with regard to housing in Huron & the
surrounding area. A significant portion of the population is lower income &
affordable housing is difficult to find.”

o “Cost of living for middle class. My husband and | both have full time jobs,
and struggled trying to find a ‘nice’ home to buy in our price range, so we
would not be ‘house poor’.”

e “The cost of rent is atrocious if you don't qualify for rental assistance.
There is no way someone could rent a place and save money to buy a
home with the cost of rent.”

e “Renting is a huge issue. Affordable renting nowadays in a decent
apartment where standards are upheld are few and far between. Either
you can get a low cost apartment in a sketchy part of town or you can get
a nice apartment but it costs an arm and a leg.”

o “Better housing at an affordable price.”
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Quality of new construction (both single- and multifamily), need for rehabilitation 33%
and neighborhood revitalization, and call for holding landlords accountable for
upkeep of rental properties

o “These people that have rentals and don’t take care of them and charge
huge rent is ridiculous. Plus they are allowed not to follow city ordinances
like the rest of us. Shouldn’t be allowed.”

¢ “Removing dilapidated housing, improve neighborhoods”

o “Repairing/Replacing old housing. Making sure houses are livable.”

e “Quality apartments and homes available for rent and/or to purchase; it’s
hard to attract young employees or families when there’s not much
available that’s either affordable or kept up”

¢ “Building quality single family homes and any multi family or apartment
buildings need to be built with quality and for longevity not allowed to
become rundown and sold after any tax abatement incentive periods
expire.”

o “The lack of affordable, quality homes for future families to start their
lives in without having to go into a bunch of debt to make
repairs/renovations.”

Housing availability (supply) 1%
o “Lack of available housing is an encumbrance to recruiting new
business/residents to town.”
e “Lack of homes to purchase.”
e “the limited availability in homes”
o “Multi-family units are in short supply”

Senior-friendly, one-level housing 7%
e “Retirees looking for single family residential one level living.”
o “Apartment buildings, with garage/storage availability, just for adults; no
yard work, no snow removal, gym access, meets ADA requirements.”
e “Affordable mortgages for folks that have lived here for years who need
to downsize. Affordable housing for our elderly who don’t qualify for
Medicaid or need to be in a nursing home.”
e “upscale housing for retirees.”
e “More one story homes”

First-time homebuyers 5%

o “The amount of homes that in the past would be ideal first time buyer
purchases, but now are dilapidated and best suited for demolition. Starter
home prices are much too high.”

e “Affordable first time home buyers.”

o “The lack of affordable, quality homes for future families to start their
lives in without having to go into a bunch of debt to make
repairs/renovations.”

e “The amount of homes that in the past would be ideal first time buyer
purchases, but now are dilapidated and best suited for demolition. Starter
home prices are much too high.”
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In addition to the themes summarized in the table above, the following themes occurred in
3% of comments or less:

e Access to more financing options

e Availability of lots and land

e Discrimination

e Need for homeless shelters

¢ Need for houses with 4+ bedrooms

o Need for move-up (high-end) housing

¢ Need for transitional housing and/or short-term rentals
e Preserving nature areas

e Prioritize economic development and raising wages
e Reducing overcrowding in housing

e Too many duplexes

Finally, respondents were asked to “Please share any other comments you have regarding
housing in Huron.” In total, 65 respondents volunteered comments. The most frequently
mentioned themes are summarized in the following tale.

Most frequently, commenters again focused on affordability, with about one-third of
comments mentioning housing affordability, the need for more affordable housing, or the
mismatch between housing costs and local wages.

Alongside affordability, the most prevalent theme across comments was the quality of housing
and need for code enforcement and support for rehabilitation of properties. About one fourth
of comments mentioned a need for code enforcement, particularly of rental properties. While
some comments focused on code enforcement for neighborhood beautification, most noted
that upkeep of rental properties is important for tenant safety. In addition to comments
about code enforcement, about 12% of comments mentioned concerns with the quality of
housing and the need for redevelopment and rehabilitation—as well as calls for programs that
could provide support to property owners to make rehabilitation more feasible.

Table 122. Resident survey: Other comments about housing in Huron

Please share any other comments you have regarding housing in Huron.

(n = 65)
Theme and illustrative comments %
Affordability 31%
e “Affordable housing is under $200,000 not a Governor's house priced over
$200.”

e “Affordable new construction homes are nearly impossible to build but the
Governor’s Homes have sold well and been affordable as can be for new
construction.”

o “We need more affordable housing that doesnt need a lot of work when
buying. Lower-middle class cannot afford a 200,000 home that also needs
a lot of work inside its unaffordable and contractors dont want to mess
with small low cost projects”

o “Affordability is hard. Many are trying to make it on a single income and
that’s hard to accomplish.”
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Need for code enforcement (especially of rental properties) 23%

e “l would love to see code enforcement routinely done on landlords and
tenant concerns taken seriously.”

e “There are a lot of home rentals that are not up to code, and offer poor
living conditions. Please address this for the safety of the residents.”

o “City has lapsed on enforcing housing codes for many years”

o “Stronger regulations on keeping lots clean, no cars parked on grass, no
gardens in front yard, mowing, etc.”

Support for homeowners to undertake rehab projects 12%

e “We have a lot of homes that need updates/improvements but
homeowners can't or won't do the updates due to cost. We have a housing
rehab program but some homeowners don't have homeowners insurance
and that is a requirement of the housing program.”

e “The city's abnormal-for-South Dakota diversity means that there are
multiple different backgrounds in how a home is taken care of throughout
town. Education is a good thing, but so is neighbor assistance, and too
often, neighbors are avoiding diverse neighbors and reporting potential
violations rather than assisting with understanding home care.”

e “Itis sad to see the condition of some of the run down homes in Huron.
I’m not sure how to fix that if those homeowners can’t or don’t want to
fix them up but that would be helpful with first time home buyers when
people move to a more expensive or bigger home.”

Other comments mentioned a variety of topics, though none occurred in more than 5% of
comments. These other topics included a desire for more community amenities (e.g.,
restaurants) or multifamily developments with on-site amenities, appreciation for Huron as a
welcoming and family-friendly community, concern with discrimination exacerbated by high
housing costs, a need for first-time homebuyer education about available financing options
and supports, a need for developer incentives, a desire for more pet-friendly housing options,
discontent with property tax levels and recent increases, concern with homelessness, and a
need for increased housing supply in general.

10.8 Demographic Characteristics
Among survey respondents, the median household size was three with an average household
size of 3.0.

Table 123. Resident survey: Total household size

Household size (adults
and children) (n = 322)

1 12%
2 36%
3 19%
4 15%
5 or more 17%
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Most respondents (70%) reported the number of adults in their household as two. About half
of respondents (49%) reported no children in their household, while 20% reported one child,
16% reported two, and 15% reported three or more children.

Respondents predominantly identified as white (92%), with 6% identifying as Hispanic or
Latino, 2% as American Indian or Alaska Native, 2% as Asian, 2% as “Other,” and 1% as Black or
African American (n = 321).

About two-thirds of respondents (66%) fell between the ages of 35 and 64, representing mid-
to late-career adults. About 19% of respondents were young adults or early career adults,
ages 18 to 34, and 14% were retirement age (65 or older) (n = 322).

Consistent with this age distribution, most respondents (82%) reported being employed full-
time, and another 5% said they were employed part-time. About 11% of respondents said they
were retired. Less than 1% said they were unemployed, while about 2% said they were not
working and not looking for work (n = 320).

Of those who reported being unemployed or out of the labor force, 39% said they lived in a
household where another adult was currently employed (n = 31). Overall, 91% of survey
respondents lived in a household where at least one adult was working (n = 323).

Nearly half (46%) of respondents reported working in educational services, health care, or
social assistance industries.
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What industry do you work in? (n = 274)

Educational services, and health care and social
assistance:

Other services, except public administration

Finance and insurance, and real estate and rental
and leasing:

Professional, scientific, and management, and
administrative and waste management services:

Manufacturing

Transportation and warehousing, and utilities:

Public administration

Industry

Retail trade

Construction
Agriculture, forestry, fishing and hunting, and
mining:
Arts, entertainment, and recreation, and
accommodation and food services:

Information

I 6%
I 14

I 10%

%

o

4%

4%

I 3%

H 3%

M 3%

1 1%

| 0%

45%

15% 20% 25% 30% 35% 40% 50%

% of respondents

0% 5% 10%

Figure 50. Resident survey: Industry of employment

Most respondents (65%) indicated they have w
at least 6 years.

orked at their current place of employment for
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How long have you worked at your current place of
employment? (n = 272)

50% 44%

4]

S 40%

2 200

S 30% 21%

[%2]) 0 (")

4 20% o 1% 14%

_

I

n 1R
Less than 1 year 1 to 2 years 3 to 5 years 6 to 10 years More than 10 years

Time

Figure 51. Resident survey: Length of time with current employer

Nearly three-quarters of respondents (72%) said their daily commute is less than 10 minutes,
while about 24% said they commute between 10 minutes and half an hour each day.
Additionally, 2% of respondents indicated they work from home.

Table 124. Resident survey: Travel time to work

How long do you travel to get to work? (n = 274)

Less than 10 minutes 72%
10 to 14 minutes 15%
15 to 19 minutes 4%
20 to 29 minutes 5%
30 to 44 minutes 1%
45 to 59 minutes 1%
60 minutes or more 1%
N/A - Work from home 2%

Consistent with these commuting patterns, more than 9 in 10 (92%) of respondents said they
work in Huron, while 3% reported working elsewhere in Beadle County, and 5% indicated their
employer is located in a different location; this group likely includes many of the 2% of
respondents who indicated they work from home.

The modal income of respondents was between $100,000 and $149,999, with about 24% of
respondents reporting a household income in this range. The median income was in the range
of $75,000 to $99,999. About 11% of respondents reported household income in excess of
$200,000, while about 13% reported income of less than $35,000.
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What is the combined annual income of all of the people
who live in your home? Please report gross income,
including wages, bonuses, interest and dividends, social
security or retirement, SSI, TANF, unemployment,
alimony, etc. (n = 308)

$200,000 or more GGG 1%
$150,000 to $199,999 NN 2%
$100,000 to $149,999 NN 24%
$75,000 to $99,999 IEEEEEENENEGGGGGNGNN 1 67
$50,000 to $74,999 NG 15
$35,000 to $49,999 NN 3%

Household income

$25,000 to $34,999 I >%
$15,000 to $24,999 I 3%
$10,000 to $14,999 M 3%

Less than $10,000 1IN 3%

0% 5% 10% 15% 20% 25% 30%
% of respondents

Figure 52. Resident survey: Annual household income

On average, renters in the survey reported lower household incomes than did homeowners.
Median income among homeowner households fell in the $100,000 to $149,999 range, whereas
median income among renters was $50,000.
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Combined annual household income by housing tenure
(n = 300)
$200,000 0r More g e— 14,
$150,000 t0 $199,999  pE — T — 14,
$100,000 to $149,999 o ———— 27
$75,000 0 599,999 p———— 17

350,000 t0 574,999 S 13% 9%

$35,000 t0 549,999 EEEE——— (% 17%

Household income

$25,000 to $34,999 pmm—m 37 10%
$15,000 to $24,999 pmm 79 10%
$10,000 to $14,999 pumm 7% 4%

Less than $10,000 mu 1% 8%

0% 5% 10% 15% 20% 25% 30% 35%
% of respondents

Rent (n = 44) mOwn (n = 252)

Figure 53. Resident survey: Annual household income by housing tenure
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Section 11: Projected Demand and Recommendations
11.0 Key Findings

Projections are based on historical trends and known factors that could influence housing in
the short-term. The significant role of immigration in contributing to Huron’s population
growth introduces some uncertainty, since immigration is a particularly volatile component of
population change. Additionally, economic development and job creation in Huron will affect
demand and could alter projections.

Huron’s recent household growth has been low relative to population growth. While
population increased at an average annual rate of 1.3%, household growth was just 0.2%,
suggesting that new residents have largely been absorbed into existing housing rather than
forming new households. As a result, recent trends likely understate true demand.
Additionally, there are indications of pent-up demand. Survey results suggest that around 4%
of households may be doubled up, representing an estimated 200 to 250 potential additional
households if housing were available. These households are likely to seek affordable rental
units or entry-level homeownership opportunities.

To account for this uncertainty, projections are presented under two scenarios: a low-growth
scenario, which assumes continued constrained household formation, and a higher-growth
scenario, where household formation keeps pace with population growth.

Growth is expected primarily among middle-aged and older households, particularly those
aged 35 to 54 and 75 and older. These groups are more likely to drive demand for owner-
occupied housing, including both family-sized homes and senior-friendly options. At the same
time, the number of higher-income households is projected to increase, while the number of
lower-income households may decline modestly. This suggests that future demand will be
weighted toward higher price points, though existing affordability challenges will remain.

For rental housing, demand driven by population growth alone is expected to be modest,
particularly under the low-growth scenario. Projected demand is concentrated in market-rate
units, though pent-up demand exists at the lowest income levels as well. Rehabilitation and
preservation of existing units are likely to be important strategies in this segment. In total,
including replacement of aging stock but not including additional units to address existing
pent-up demand, projected rental demand is approximately 12 to 15 units annually under the
low-growth scenario and 16 to 19 units under the higher-growth scenario.

Demand for owner-occupied housing is expected to be stronger. Based on projected growth,
Huron would need approximately 6 to 7 new owner-occupied units annually under the low-
growth scenario and 17 to 18 under the higher-growth scenario, in addition to 16 to 17 units
per year to replace aging stock. This results in a total annual need of roughly 22 to 24 units
(low scenario) to 33 to 35 units (higher scenario). Demand is expected to be concentrated
among middle- and higher-income households, though there is also evidence of pent-up
demand among renters seeking entry into homeownership, particularly in the $250,000 to
$400,000 range.
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The following recommendations are offered as suggestions for further housing investments in
order to meet the demand projections:

e Improve the existing housing stock by expanding homeowner preservation and home
repair initiatives and by creating a rental rehabilitation program.

¢ Expanding housing options across price points by strengthening the supply, quality, and
diversity of the rental market; expanding entry-level and missing middle options for
homeownership; supporting housing across the housing cycle and enabling mobility;
and aligning incentives with community priorities and economic development.

e Support pathways to homeownership.
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11.1 Projected Demand

Although the community’s population has grown at an average annual rate of 1.3%, household
growth has lagged far behind at just 0.2%, indicating that new residents are being absorbed
into existing housing rather than forming new households. This pattern is consistent with
constrained household formation, likely driven by factors such as affordability constraints,
limited unit availability, or a mismatch between available housing and household needs,
resulting in larger household sizes and increased crowding or doubling up. As a result,
projected demand based on recent household growth levels—roughly 8 to 10 units annually—
likely reflects constrained demand rather than true underlying need. A more realistic
estimate, which accounts for latent or pent-up demand and a return to more typical
household formation rates, suggests the community would need to add approximately 30 to 40
units per year to accommodate population growth. Temporarily, even higher housing
production might be needed in order to relieve existing housing pressure.

Accordingly, projected demand is calculated using two scenarios: a low-household-growth
scenario that carries forward historical trends of decoupled population and household growth,
and a higher-household-growth scenario that assumes households increase at similar rates as
the population grows.

Historically, Huron’s population has grown at a faster rate than the rate of growth among
households. From 2010 to 2020, the city experienced 13% growth in population but only 2%
growth in the number of households. As discussed previously in this report, that disparity may
be the result of population growth occurring within existing households (i.e., from the birth
of children) as well as from constrained household formation (i.e., multigenerational
households or roommates living together rather than form separate households). If this trend
continues, the city will see average household size continue to tick up, potentially leading to
higher rates of crowding and stressing a housing stock made up of many smaller, older homes.

Already, based on the resident survey, around 4% of households in Huron may have someone
living with them who does not have a permanent place to live. This population represents
potential new households that could form if housing were available and affordable to them. If
this pattern can be extrapolated to the Huron population at large, this would represent
around 200 to 250 potential new households—based on pent-up demand. Although this study
did not collect concrete information about household size or income for these potential new
households, it is assumed they most likely would seek affordable rentals or starter homes.

An alternative, higher-household-growth scenario, requires increased housing production
sufficient to keep pace with population growth and address pent-up demand. In this scenario,
average household size would remain steady, and new households would form with minimal
friction as the population grows.

In the low-household-growth scenario, Huron is projected to add 43 households from 2025 to
2030, or 8 to 10 households annually. This would represent a household growth rate similar to
what Huron experienced from 2010 to 2020.

In the higher-household-growth scenario, Huron is projected to add 130 to 140 households
from 2025 to 2030, or about 25 to 30 households annually. This would represent a household
growth rate in line with projected population growth, which is lower than the population
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growth rate experienced from 2010 to 2020. Though higher than the low-growth scenario, this
projection is still fairly conservative.

In Huron, population growth is (and has been) driven by immigration. While natural increase
still contributes positively to the city’s population growth, that component is tied to
immigration and the infusion of younger families. Among the aging native-born population,
growth has been slowing down due to falling rates of natural increase (that is, (fewer births
and an aging population resulting in higher mortality). Future growth will depend on
immigration, which tends to be a more volatile source of population change compared to
more predictable mortality and birth rates. Future growth in the number of households is
highly sensitive to assumptions about future levels of international immigration. Factors that
could affect projections for Huron and push them higher or lower include housing
construction, housing affordability levels (including interest rates), and immigration and
domestic migration (driven in part by policy and in part by economic development).

Between 2025 - 2030, Huron is projected to see household incomes shift upwards, both due to
income gains within existing households and growth driven by higher income households.
Overall, the city is projected to see about a 6% decrease in the number of households with
incomes of less than $75,000, compared to an 11% increase of households with incomes of
$75,000 or more. In terms of number of households, this equates to a loss of about 200
households with incomes less than $75,000 and a gain of about 250 households with incomes
of $75,000 or more.

In terms of age structure, over the next five years, Huron is projected to see the following
changes:

e Under 25: Projections are for an average annual increase of 35 to 40 adolescents and
young adult individuals, or about 15 potential households. Young people in this age
range may choose to continue living with parents or roommates, delaying household
formation if affordable and appealing housing options are not available. Young
householders in this age range are typically early in their careers, with higher rental
rates than other segments.

e Age 25 to 34: The number of people in this age range is expected to decrease by about
20 people per year (about 8 potential households), as the youngest of the Millennial
cohort age into their upper 30s and 40s. Householders in this segment are typically
early in their careers, with some starting families. They tend to have a higher rental
rate, though they also make up a good proportion of the first-time homebuyer market.
A loss of this segment of the population may slightly reduce demand for rentals or
starter homes.

o Age 35 to 54: This age range represents much of the Millennial cohort, a bubble
generation that echoes the older Baby Boomer generation. Projections suggest an
annual average gain of around 70 individuals in this age range, or about 30 households.
As this cohort reaches middle age, they may boost demand for housing for families
with children. Householders in this age range are often mid-career adults and are
more likely to have children living at home, resulting in a larger household size.
Growth in this segment of the population may result in increased demand for starter
homes (for households that have delayed buying a home) as well as for step-up homes
with three, four, or five bedrooms for growing families.
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e Age 55 to 64: Projections are for an annual average loss of about 40 individuals in this
age range, or about 15 households. This age range typically is made up of late-career
adults nearing retirement, as well as empty nesters. The effect of this particular
segment of the population shrinking will depend on the housing options available to
people as they approach retirement. Potentially, it could open up homebuying
opportunities for younger age groups if this segment is able and willing to downsize or
move into available senior housing options.

e Age 65 to 74: The number of people in this age range is projected to remain flat or
decrease slightly.

e Age 75+: Huron is projected to see an annual average increase of 50 to 55 people in
this age range (about 25 households). This cohort, which is made up of the aging Baby
Boomer generation, represents significant potential demand for new senior housing
options. Increasingly, people in this age range wish to live independently in their own
homes for as long as possible. However, they may seek new types of housing with
aging friendly and accessibility-focused features, which will allow them to stay in their
homes and out of assisted living (i.e., features such as a single-floor design and an
HOA to cover exterior maintenance). This age cohort is also often composed of a
growing number of single-person households and married couples without children.
Depending on the housing options available to them, the growth of this aging
population could potentially also lead to more multigenerational households as aging
adults move in with adult children, increases demand for accessibility in the housing
stock for people aging in place, or increase residential mobility as older adults move
out of their homes (due to mortality or other age-related reasons). Many of these
effects are likely to increase demand for residential improvements and rehabilitation
as homeowners seek to modify their homes for accessibility and as homes owned by
older adults turn over to new households.

Actual demographic change and housing demand will depend on economic conditions, among
other factors. Development of housing itself can affect household growth, and a significant
change in immigration could alter the projected age structure of the population. However,
based on historical and present patterns, the projections suggest growth will be driven by
higher income homeowners, with smaller gains among higher income renters, and low
growth—or possible losses—among lower income households.

11.1.1 Rental Demand

With the number of lower income households projected to remain steady or decrease, and
with growth primarily among mid-career and older adults, demand for rental units due to
population growth is projected to be low. With population growth occurring primarily among
moderate- and higher-income households, rental demand from growth will likely be for rental
units at market rate, including potentially some higher rent and higher amenity rental
opportunities.

Overall, following the lower growth projections, this study recommends annual average
production of up to 1 unit at low to moderate rent levels (51,000 to $1,500) and of 2 to 3
units at higher rent levels (51,500 or above) to accommodate demand due to growth. Based
on the higher growth scenario, this study recommends annual average production of 1 to 2
units at low to moderate rent levels (51,000 to $1,500) and 6 to 7 units at higher rent levels
(51,500 or above). These market rate rentals may offer more amenities or higher end finishes

158



than rentals currently available in the Huron market. Though the addition of market rate
units will not directly address pent-up demand among lower income renters, the addition of
rental options can increase mobility in the rental market, benefiting current and prospective
renters across income levels.

Though demand due to growth is projected to be low, there are indications of pent-up
demand for rental housing, including for more affordable, lower rent units. Additional
production of rental housing will be necessary to maintain a healthy vacancy rate and to
account for replacement of rental units that become unavailable (e.g., through demolition,
conversion to owner-occupied or short-term rental, or other reasons). It should be noted that
although the rental survey conducted in April 2026 for this report found a vacancy rate in
Huron of 10.1%, the vacancy rate among conventional, market-rate rentals was 4.2%. Vacancy
rates tend to be higher in the subsidized market segment, in part because of the longer
turnover time to process and qualify applicants; further, a significant portion of the
subsidized vacancies were confined within a single project, about which quality concerns
were raised in community survey responses.

Pent-up demand is concentrated at extremely low income levels, with moderate pent-up
demand at very low and middle income levels as well. An estimated 230 renter households
with incomes under 30% MFI (below roughly $25,000) are housing cost burdened, and there is
approximately a 175-unit gap between the number of rental units renting for less than $600
and the number of households who can afford no more than that rent level. Additionally, the
resident survey suggests 4% of households are doubled up (70 estimated renter households)
and the American Community Survey estimates that 16% of renter households (about 284) are
overcrowded; both data points suggest a need for additional, affordable housing options.

Additionally, at very low income levels (30 to 50% MFI, or household income of around
$25,000 to $50,000) and middle income levels (80 to 100% MFI, or household income of
roughly $75,000 to $100,000), there are indications of moderate pent-up demand. At very low
income levels, there are ample units with commensurate rent levels, yet renters in this
income range have a high rate of cost burden. Rentals affordable to very low income
households may be occupied by higher income households who are renting down, or they may
suffer from quality issues that counter demand. Pent-up demand among very low income
households might be addressed by general improvements to the quality of rental stock and
expansion of supply of higher rent units, which could encourage higher income renters to
vacate more affordable units. At middle income levels, there is a gap of about 416 units
compared to the number of households in this income range. Adding to the supply of higher
amenity, highly desirable rental options with rents of around $1,750 could address this
demand.

Pent-up demand has not been included in estimates of annual demand, since pent-up demand
may be met through a combination of rental assistance and rehabilitation. Given the observed
vacancy rate and survey findings regarding housing quality, targeted rehabilitation may be a
more immediate and cost-effective means to address this demand.

Given the number of existing rental units in the community, and estimating loss of around
0.5% of the rental stock each year, Huron will need to add 5 to 6 units annually for
replacement.
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Table 125. Projected demand for rental housing to 2030, Huron

Market segment

Calculated

Calculated

(household annual demand annual demand Level of
income range in from growth from growth Affordable target pent-up
2030) (Low Growth) (Higher Growth) rent structure demand
Extremely Low
Income - - .
(below $25,000 or Minimal Minimal Less than $650 High
< 30% MFI)
Very Low Income
($25,000-$50,000 Minimal Minimal $650 - $1,000 Moderate
or 30-50% MFI)
Low Income
($50,000-$75,000 Oto1 1to2 $1,000 to $1, 500 Low
or 50-80% MFI)
Middle Income
($75,000-
$100,000 or 80- Minimal Minimal $1,500 to $2,250 Moderate
100% MFI)
High Income
(> $100,000 or 2to3 6to7 $1,700 to $2,500+ Low
>100% MFI)
Subtotal: demand
from growth (net) 2t03 6to7
Subtotal: 10 to 12 10 to 12
replacement
Total 12 to 15 16 to 19
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11.1.2 Owner-Occupied Demand

Among homeowners, projections suggest greater demand due to growth: both the income and
age segments expected to see the most rapid growth are more likely to be in the owner-
occupied market. Thus, the demand projections are for an estimated 6 to 7 (low growth
scenario) up to 17 to 18 (higher growth scenario) new owner-occupied homes annually for the
next five years.

In addition, there are signs of pent-up demand for owner-occupied housing: in the resident
survey, nearly half of the renters surveyed indicated they would like to buy a home in Huron,
with 42% saying they would like to do so in the next three years. Given current income level
patterns among Huron renters, these potential buyers are likely to seek more affordable
ownership opportunities, at prices around $250,000 to $400,000, though some higher income
renters may have capacity to purchase higher end homes priced up to $600,000. It should be
noted that as these renters become homeowners, they open up rental options for other
households, helping to address rental demand.

Additional pent-up demand for very affordable housing (sales price under $200,000) comes
from cost-burdened homeowners. In Huron, there are around 200 severely cost-burdened
homeowner households, primarily at very low and extremely low income levels. It is unlikely
their affordability needs will be met by new owner-occupied housing construction; instead,
demand for very affordable housing may be better met with targeted property tax relief or
home repair programs.

New owner-occupied homes should include a mix of affordable starter homes, step-up homes
for growing families and mid-career professionals with higher incomes, and new senior
housing options. Senior housing options should be offered at various price points for both low-
to-moderate- and higher-income households.

Given the number of existing owner-occupied units in the community, and estimating loss of
around 0.5% of the owner-occupied stock each year, Huron will need to add 16 to 17 units
annually for replacement.
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Table 126. Projected demand for owner-occupied housing to 2030, Huron

Calculated Calculated
Market segment annual demand annual demand Affordable Level of
(household income  from growth from growth target sales pent-up
range in 2030) (Low Growth) (Higher Growth) price demand
Extremely Low
Income
(below $25,000 or Minimal < $150,000 High
< 30% MFI)
Very Low Income
($25,000-$50,000 - .
or 30-50% MFI) Minimal $150,000 High
Low Income
($50,000-$75,000
or 50-80% MFI) 1to2 1to2 $250,000 Moderate
Middle Income
($75,000-$100,000 -
or 80-100% MFI) Minimal $350,000 Low
High Income
(> $100,000 or 5to6 16 to 17 $400,000+ Low
>100% MFI)
Subtotal: demand
from growth (net) 6to7 1710 18
Subtotal: 16 to 17 16 to 17
replacement
Total 22 to 24 33to 35
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11.2 Recommendations

Huron’s strengths include available land, a growing population, a strong employment base,
and a demonstrated ability to support development. They key moving forward will be to
ensure that housing production and investment are aligned with the needs of residents and
the realities of the local economy.

Huron’s housing challenges reflect a misalignment between the housing that exists and the
housing that residents need and can afford. Across the demographic and economic data,
stakeholder input, and resident survey, a consistent pattern emerges: the market is
constrained less by absolute supply than by quality, affordability, and product mismatch.
Addressing these challenges will require a coordinated strategy that expands usable supply,
enables mobility, and aligns new development with community needs. A balanced approach
that combines rehabilitation, targeted new construction, expanded access to homeownership,
and strategic use of policy tools will position Huron to meet current needs while supporting
long-term growth and stability.

The following recommendations build on the analysis of current challenges and align with
community goals for steady, sustainable growth. Recommendations are offered as suggestions
for further housing investments in order to meet the demand projections. These
recommendations are general in nature, and they are not an exhaustive list of options. They
also recognize that local government and economic development organizations are limited in
the ways in which they can directly influence housing development, so they focus on the tools
available to these entities. In any case, city and county leaders, economic development
organizations, and local stakeholders should consider what is feasible within the local
budgetary, policy, and political context. Further focused study may be needed before
implementing any given strategy.

Recommendations are organized around several core priorities: improving the existing housing
stock, expanding housing options across price points, supporting pathways to homeownership,
and aligning housing efforts with economic development goals.

11.2.1 Improve the Existing Housing Stock

The most immediate and cost-effective opportunity for Huron is to improve the condition and
usability of its existing housing stock. While vacancy rates suggest that some units are
available, both stakeholder feedback and survey responses indicate that many of these units
are not viable options due to quality concerns. In effect, Huron faces a quality-adjusted
supply problem: housing exists, but much of it does not meet the standards that residents
expect or require. Targeted rehabilitation offers a high return on investment. By bringing
existing units up to livable standards, the community can quickly expand the number of
homes that are move-in ready, reduce perceived scarcity, and improve neighborhood
stability.

While existing programs (e.g., forgivable loans for home rehabilitation) have made progress
toward this goal, this housing study reaffirms the importance of efforts to maintain and
improve existing housing by expanding housing preservation and home repair initiatives.
Specifically, it recommends expanding homeowner preservation and home repair initiatives,
building out new rental rehabilitation programs, and using available policy tools to increase
the quality of the rental supply.
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11.2.1a Expand Homeowner Preservation and Home Repair Initiatives

Explore opportunities to expand and strengthen rehabilitation programs for owner-occupied
housing. Existing tools, such as forgivable loans for home repair, have demonstrated success
and could be expanded and more widely promoted.

For example, the use of redevelopment neighborhoods could be expanded to open up tax
incentives for rehabilitation to more homeowners, especially in older neighborhoods. Huron
municipal code allows for the designation of redevelopment neighborhoods. Currently,
Southtown and Lake Heights have received this designation. Within redevelopment
neighborhoods, the discretionary formula for reduced taxation of new or improved residential
structures phases in new taxable value over 7 years. This study reaffirms the relevance of
designating such districts. They can be powerful tools not only for encouraging new
development but also for encouraging neighborhood revitalization and rehabilitation in older
neighborhoods.

Additionally, the Huron Housing Authority’s HOME Rehabilitation Program, with funding from
South Dakota Housing and HUD, already provides forgivable loans to low-income homeowners
to maintain their properties in decent, safe, and sanitary condition. However, this program is
only available to homeowners who meet income eligibility limits (at or below 80% AMI), are
current on mortgage and taxes, have homeowner’s insurance, and do not have an open
bankruptcy. Further, mobile and manufactured homes are ineligible.

While this local program, along with other federal, state, and nonprofit resources exist to
support homeowner repairs, consider making additional resources available within
redevelopment neighborhoods or to households citywide to address these eligibility gaps. To
maximize impact, fund availability could be strategically layered with existing programs—for
example, by extending income eligibility ranges, providing matching funds, or providing funds
for types of repairs not covered by other programs. Or, consider tiered programs that address
both minor repairs and substantial rehabilitation needs.

Assistance may be given in the form of a grant, zero or low-interest loan, and/or as a
deferred payment loan due upon sale of the home. The types of work that can be funded
through such a program can be limited to repairs that keep the home habitable, such as
plumbing and electrical repair, repairing a leaking roof, insulation and winterization, or
necessary exterior painting. Assistance might also be made available for accessibility
improvements.

To encourage use rehabilitation programs, ensure homeowners are aware of available
programs. Consider effective ways to distribute information or marketing materials related to
home repair and rehab programs and homebuyer assistance and education. In addition to
promoting local programs, the city and local organizations can also promote other existing
programs. For example, Huron is an eligible area for the USDA Section 504 Home Repair
program, which provides loans to very low-income homeowners and grants to elderly very
low-income homeowners. South Dakota Housing’s Community Home Improvement Program
also provides low interest loans for home repair. Additionally, Community Action Agencies and
nonprofits such as Habitat for Humanity may be able to help homeowners with repairs and
home modifications.
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Finally, consider a purchase/rehabilitation program. Both the resident survey and stakeholder
interviews revealed that some of the lower priced, more affordable homes that come up for
sale sit on the market because potential buyers are unwilling or unable to take on the repairs
necessary. Through a purchase/rehab program, the city or another housing organization
would purchase the home, rehab it, then sell it to an income-eligible buyer, potentially
coupling the sale with down payment assistance or favorable loan terms. Deed restrictions
could be used to keep the home affordable, helping to offset the risk of declining
affordability with increased housing quality. Such a program would likely require some subsidy
or external funding if the organization managing it is not able to recoup rehab costs through
sales.

11.2.1b Create Rental Rehabilitation Program

In addition to expanding rehab and repair programs for homeowners, develop a parallel
strategy for rental housing. The quality of rental units—particularly older properties and some
subsidized developments—are a key area of concern for Huron residents. Though the rental
vacancy rate is not critically low, evidence from the resident survey and stakeholder input
suggests some vacancies are due to quality concerns. Improving rental quality can bring units
back into the supply of viable rentals, helping to address overcrowding and affordability.

Rental-focused programs may make grants or loans to owners of rental housing in order to
bring units up to code. Eligibility for assistance may be tied to rent limits, which may expire
once the loan has been repaid. As a more flexible incentive, loans may have variable interest
rates tied to a property’s rent level, with low or zero interest loans made to the most
affordable rental properties. It may also be possible to use tools such as project-based
vouchers (in cooperation with the Huron Housing Authority) to stabilize revenue streams for
rehabilitated properties while ensuring long-term affordability for residents. Project-based
vouchers might be tied to rehabilitation to ensure affordability of rehabbed units and
incentivize quality improvements.

To complement funding, the City, Development Corporation, or Housing Authority could
provide technical assistance to rental property owners, helping them access financing sources
such as HOME, CDBG, Housing Opportunity Fund, or Low-Income Housing Tax Credits
(including 4% LIHTC).

In cases where properties are underperforming or in poor condition (i.e., distressed properties
with high vacancy rates and public quality concerns), a more proactive approach may be
necessary. One approach could be to create an acquisition-rehabilitation program, potentially
led by a nonprofit or housing authority, to purchase, rehabilitate, and reposition distressed
multifamily properties.

Rental repair programs can also be tied to a proactive, routine (rather than complaint-based)
rental inspection program. A proactive approach to inspection helps keep up the quality of
aging rental housing stock, especially in instances where renters may not feel empowered to
bring complaints in a complaint-based enforcement system. The city might consider beginning
by developing a voluntary rental registry and inspection program, offering incentives to
participants such as listing rentals in a centralized directory, advertising participation to
renters as a signal of quality, providing continuing education for landlords, making available a
library of model leases, and conditioning access to rental repair funds on participation. At the
same time, enforcement should be paired with clear pathways to compliance that support
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and work collaboratively with property owners in accessing resources and bringing properties
up to code (e.g., financial resources and technical assistance). Outreach should also ensure
that tenants understand how to report issues and feel safe doing so.

11.2.2 Expand Housing Options across Price Points

While rehabilitation is critical, new construction will also be necessary to meet demand,
particularly in segments where supply is limited. The key is to ensure that new development
aligns with identified gaps in the market rather than simply adding units in already-served
segments. Survey findings, demographic trends, and market data point to the need for a
broader range of housing options (i.e., by price, type, size, and quality) to support continued
growth. Addressing these gaps will require a coordinated approach that combines new
construction with strategic policy changes and targeted incentives.

11.2.2a Strengthening the Rental Market: Supply, Quality, and Diversity

Huron’s rental market presents a complex picture. On paper, vacancy rates are not
exceptionally low, yet many renters report cost burden, dissatisfaction with quality, and
difficulty finding suitable units. This suggests that the issue is less about raw supply and more
about a quality-adjusted shortage: even though units are available, they are not meeting the
expectations or needs of residents. Expanding housing options in the rental market,
therefore, must focus on both improving quality and increasing supply and improving quality.
The prior section addressed improving quality. This recommendation focuses on adding to the
rental supply.

To meet anticipated demand due to growth, Huron will need to expand the supply of market-
rate rentals. The projected growth of higher income households, expectations for job growth,
and the existence of a population of higher income households in the rental market all point
to demand for additional market-rate rental development, particularly units with modern
amenities and higher-quality finishes. These types of units can serve higher-income renters
and workforce households, including professionals and families who may otherwise leave the
community or occupy lower-cost units that are better suited to others. By attracting these
households into newly constructed units, pressure on older, more affordable housing can be
reduced, improving overall market mobility.

In recent years, rental development in Huron has been concentrated in large, multifamily
apartment buildings and townhomes. At the same time, smaller-scale and more incremental
rental development should be encouraged. Duplexes, fourplexes, townhomes, and small
apartment buildings can be integrated into existing neighborhoods and help diversify the
housing stock. These “missing middle” rental options are often more compatible with
community preferences than large apartment complexes, while still increasing density and
supply. Reviewing zoning regulations to ensure these housing types are allowed in appropriate
areas, and reducing barriers where they are not, can support this form of development.

Though growth is not expected among lower income households, existing affordability issues
suggest pent up demand for affordable rental options. While market-rate development is
important, it must be complemented by efforts to expand affordable rental options.
However, quality issues and stigmatization of subsidized housing, both evident in the resident
survey, highlight drawbacks to concentrated development of affordable rentals. Future
development might focus on mixed-income developments that combine income-restricted and
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market-rate units. These models can improve financial feasibility while creating more
inclusive housing opportunities.

Mixed income developments can also help address the need for workforce housing, or housing
for households that earn too much to qualify for subsidized housing but still struggle to find
rentals that are both affordable and of acceptable quality. Supporting the development of
moderately priced, market-rate rental housing can help address this gap, potentially through
public-private partnerships or employer-assisted housing initiatives.

11.2.2b Expanding Entry-Level and Missing Middle Options for Homeownership

Although data collected for this study indicate Huron has lower home values and sales prices
than other communities in South Dakota, residents and stakeholders shared concern about the
affordability of buying a home for first-time homebuyers. At the same time, renters in the
resident survey indicated high interest in purchasing a home in Huron.

Expanding the supply of entry-level and moderately priced homes can be accomplished
through a combination of the preservation initiatives outlined above and through the support
of pathways to homeownership, as discussed below. Additionally, regulatory flexibility and
targeted incentives can further encourage the development of entry-level and moderately
priced homes. Development standards such as minimum lot sizes, frontage requirements, and
other design constraints can increase costs and limit the feasibility of smaller, more
attainable homes. Revisiting these standards where appropriate can create opportunities for
more cost-effective development without compromising neighborhood quality.

Encouraging a wider range of ownership housing types can also support this objective. Smaller
single-family homes, townhomes, and twin-home owner-occupied units can provide more
attainable options for first-time buyers and moderate-income households. These housing
types can also be more efficient to build and maintain, helping to reduce both upfront land
and building costs and ongoing expenses. Consider pre-approved or standardized home designs
to reduce construction costs and streamline development.

11.2.2c¢ Supporting Housing Across the Housing Cycle and Enabling Mobility

Huron’s population is both growing and evolving. While the community remains relatively
young and family-oriented, like many communities in South Dakota, it is also beginning to see
growth among older age groups as the Baby Boomer generation enters older adulthood. These
trends underscore the importance of planning for housing needs across the full housing cycle,
ensuring households are able to move within the housing market as their needs change. The
housing cycle refers to different types of housing to meet different needs, from newcomers
looking for rentals until they establish themselves in the community to first-time homebuyers,
to move up homebuyers, to older adults ready to transition to independent living in homes
with accessible amenities and light services, and later to assisted living or skilled care.

Huron stands out as younger and more family-oriented than many of the comparison
communities examined in this study. It ranks near the top in household size and share of
households with children, while maintaining a relatively low median age and old-age
dependency ratio. In contrast to communities facing aging-related housing pressures, Huron’s
higher child dependency ratio points to different challenges—particularly the financial strain
on working-age households supporting larger families, with implications for housing
affordability, overcrowding, and demand for larger units.
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Among younger families and working-age households, the need for larger, family-oriented
housing is evident. Huron’s larger household sizes and higher share of households with
children create sustained demand for homes with 3 or more bedrooms, as well as 4-bedroom
homes for larger families. Ensuring that new development includes these types of homes at a
range of price points will be important to addressing crowding.

Typically, higher end housing production is driven by the market without intervention by
public entities. However, some attention should be paid to encouraging move-up housing:
higher end or larger homes to meet the needs of growing families and appeal to higher
income buyers. Expanding the supply of move-up housing for middle- and higher-income
households is not just about serving those households directly. It can also improve
affordability across the market by allowing mobility. When families who are ready to move
into larger or higher-quality homes are able to do so, they vacate their existing homes—often
moderately priced units that can then become available to first-time buyers or other
households. In this way, adding move-up housing creates a chain of mobility that increases
effective supply across multiple price points without requiring all new construction to target
the lowest-cost segment. Conversely, when move-up options are limited, higher-income
households remain in homes that might otherwise serve as entry-level ownership
opportunities, constraining supply and driving up prices in those segments. Addressing this
bottleneck is therefore a key strategy for improving overall housing affordability and market
function. New developments should include some larger lots or executive housing in defined
areas. The development of larger 3- or 4-bedroom rental units might be incentivized in
mixed-income developments.

At the same time, the community must plan for an increasing number of older adults,
particularly those aged 75 and older. Existing independent and assisted living facilities appear
to be meeting present demand. However, as the number of older adults increases, so will the
need for this type of housing. Many residents entering older adulthood will prefer to remain in
Huron but may seek different types of housing as they age. Expanding options for single-level,
low-maintenance housing can support aging in place while also contributing to market
mobility. Accessible senior living options may include both owner-occupied and rented
attached homes (townhomes, twin homes, and duplexes) with senior-friendly design features.
These design features should include single-level layouts as well as services such as
maintenance, lawn care, and snow removal with options for a noon meal or light
housekeeping. Depending on the size of a development, consider adding amenities such as a
community room with dining room and kitchen, a 24-hour call system, limited access security
system, enclosed parking, private patio, laundry hookups, ample closet and storage space,
and accessible design features (e.g., raised outlets, lever door handles, lowered kitchen
cabinets). As older homeowners downsize, their homes may become available to younger
families, further supporting the circulation of housing within the community.

In addition to new construction, supporting home modifications for accessibility can help
older residents remain in their homes safely and comfortably. Home repair programs could
build in tiers for home modifications for accessibility, and any materials created to advertise
such programs could also help raise awareness of other organizations that can assist with
accessibility modifications.
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Additionally, recognizing a preference for multigenerational living, another approach to
expanding options for seniors, addressing affordability, and increasing residential mobility is
to allow more flexible housing arrangements such as accessory dwelling units (ADUs), where
appropriate. Adding ADUs in established neighborhoods can be a way to increase the supply of
housing without altering community character. ADUs can both bring in extra income for
homeowners and create more affordable housing for renters, or allow multiple generations to
live in proximity without crowding into a single home.

11.2.2d Align Incentives with Community Priorities and Economic Development

Underlying all of these strategies is the need to align public policy, investment, and economic
development efforts with clearly defined housing goals. Huron has a range of tools available
to support housing development, including tax increment financing (TIF), tax abatements, fee
reductions, and access to state and federal funding programs. The effectiveness of these tools
will depend on how intentionally they are deployed to shape outcomes in the local housing
market.

Rather than offering incentives broadly, the city and development corporation should
prioritize projects that address identified gaps. This includes not only affordable housing, but
also missing middle housing, family-sized units, move-up homes, and senior-friendly
developments. Tying incentives directly to these priorities can help ensure that public
resources are used strategically and that new development contributes to a more functional
and balanced housing market. In practice, this may mean conditioning financial support on
factors such as price point, unit size, design features, or long-term affordability.

Housing should continue to be viewed as a central component of Huron’s broader economic
development strategy. The availability, quality, and diversity of housing directly affect the
community’s ability to attract and retain workers, support local businesses, and sustain
population growth. Local employers have already identified housing as a constraint on
workforce recruitment, and a notable share of workers commute from outside the city,
indicating potential demand for local housing options.

Addressing this dynamic can be furthered by aligning housing efforts and employer
engagement. The city and development corporation can play a convening role by partnering
with major employers to better understand workforce housing needs on a continuous basis,
including preferences related to price, location, and housing type. These partnerships can
also create opportunities to explore employer-assisted housing models, in which employers
contribute to housing solutions through financial support, land contributions, or participation
in development initiatives. Such approaches can help reduce development risk while ensuring
that new housing aligns with workforce demand.

11.3 Support Pathways to Homeownership

Survey findings and broader market indicators point to demand for homeownership in Huron,
both from growth and among current renters. Many renter households express a desire to buy,
often within a relatively short timeframe, yet face a set of persistent barriers that limit their
ability to transition from renting to owning. These barriers are both structural and
informational: limited availability of entry-level homes, rising home prices, and challenges
related to down payments, credit access, and financing all play a role. In addition, some
households may be less familiar with the pathways and resources available to support
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homeownership, contributing to homeownership rate gaps between different subpopulations
in Huron.

Expanding access to homeownership requires attention to both supply and demand. On the
supply side, increasing the availability of attainable, entry-level homes is essential. This can
be accomplished in part through the rehabilitation of older housing stock. Many of Huron’s
smaller, older homes are well-positioned to serve as starter homes but may require updates
to be competitive in today’s market. Strategic rehabilitation led by private investors,
nonprofit partners, or public programs can bring these units back into circulation as move-in-
ready options for first-time buyers.

New construction also has a role to play, particularly if it is intentionally designed to meet
the needs of entry-level buyers. This may include smaller single-family homes, attached
products such as townhomes, or cost-effective construction models. As discussed in previous
sections, revisiting development standards such as minimum lot sizes or frontage
requirements alongside the use of pre-approved or standardized home designs can help
reduce costs and streamline development timelines, making it easier for builders to deliver
homes at lower price points. Local partners may also consider targeted support for site
preparation or infrastructure costs to improve project feasibility for workforce-oriented
developments.

At the same time, improving access to homeownership will require targeted interventions on
the demand side. For many renters, the primary barriers to homeownership are not monthly
payment capacity. In many cases, monthly ownership costs are comparable to current rents.
Instead, renters must overcome upfront and procedural barriers to entering the market. One
way to build onramps to homeownership for these potential buyers is by expanding awareness
and utilization of existing homebuyer assistance programs. Down payment assistance, closing
cost support, and interest rate buydowns can improve affordability for first-time buyers.
Housing counseling and financial education can further support successful transitions to
homeownership by helping households navigate the purchasing process and prepare for long-
term financial stability.

Employer partnerships also hold potential in this space. Given the close connection between
housing and workforce stability, major employers have a vested interest in supporting access
to homeownership for their employees. Employer-assisted housing models may include any
combination of education and awareness, direct financial contributions, partnerships with
lenders, or support for housing development. These initiatives can help bridge affordability
gaps and improve employee retention. Coordinated outreach through employers can also
serve as an effective channel for connecting workers to available homeownership resources.

Another tool to explore is the Housing Choice Youcher (HCV) Homeownership Program, which
allows eligible households to apply their voucher assistance toward mortgage payments rather
than rent. While underutilized in many communities, this program can provide a pathway to
stable, long-term homeownership for lower-income households when paired with appropriate
counseling and lender participation. Exploring the feasibility of implementing or expanding
this program locally could open new opportunities for households who are currently reliant on
rental assistance. In South Dakota, other communities currently employing the HCV
Homeownership Program include Aberdeen and Mobridge.
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Any efforts to expand homeownership should be grounded in an understanding of disparities in
access across different segments of the population. In Huron, homeownership rates are
significantly higher among white, often older households, and lower among Asian and
Hispanic/Latino residents, many of whom are immigrants or part of newer population growth.
These differences are likely shaped by a combination of factors, including income, length of
time in the community, access to credit, and familiarity with the homebuying process.
Addressing these gaps will require intentional outreach and engagement strategies.

Targeted outreach delivered in partnership with employers, community organizations, and
financial institutions can help ensure that information about homeownership opportunities
reaches all segments of the community. This may include multilingual education efforts,
culturally responsive counseling, and proactive engagement with households who may not
otherwise seek out these resources. The goal is not only to expand access, but to ensure that
access is equitable and inclusive, reflecting the full diversity of Huron’s population.

Expanding pathways to homeownership also has broader market benefits. As renters transition
into homeownership, they free up rental units for other households, improving overall market
fluidity. Increased turnover can help reduce pressure on the rental market, particularly at
more affordable price points, while also supporting neighborhood stability and long-term
wealth-building for residents.
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Huron Resident
Housing Survey

Thank you for sharing your input on housing needs
and opportunities in Huron. Your responses will
help community leaders and elected officials
develop a housing plan, identify projects that will
meet the needs of our community, and provide
information to pursue funds for housing projects
from state, federal, and private sources.

The information you provide will be anonymous.
Your name will not be attached to your answers,
and only a summary of results will be reported.
Individual responses will not be shared with anyone
in Huron.

If you have questions about this survey, please
contact:

Suzanne Smith

Augustana Research Institute
Augustana University

2001 S Summit Ave

Sioux Falls, SD

Phone: (605) 274-5010
Email: suzanne.smith@augie.edu

Where do you live? If you have more than one
home, where is your primary residence?

Huron
Beadle County (outside of Huron)

Other

Do you have a second home or other residence in
the Huron area?

Yes

No

The rest of this survey will ask about your home in
Huron. Please answer each question thinking about
your home in Huron, even if it is not your primary
residence.

Do you own or rent your home?

Own
Rent

Other
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How long have you lived in your current home? What type of home do you live in?

Less than 1 year Single family (one home on one lot)
1-2 years Townhome

3-5 years Duplex or twin home

6-10 years Unit in a building with less than 5 units
11-20 years Unit in a building with 5-9 units

More than 20 years Unit in a building with 10-19 units

Unit in a building with 20 or more units

How many times have you moved in the last 5 Mobile home
years?
Other
None
1 How would you rate the current physical condition
of your home?
2
Excellent (solid roof, foundation, contributes
3 positively to community’s housing stock)
4 Good (structurally sound, may need minor
repairs such as shingles, paint, or new doors)
5 or more

Fair (substantial wear such as sagging roof,
missing or rotted siding, rotting windows,
sagging porch)

Poor (overall unsatisfactory with major
problems such as a cracked or crumbling
foundation, cracked walls, leaking roof, or
broken windows or doors)
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How satisfied are you with your current home when it comes to:

Extremely Somewhat Ne!ther Somewhat Extremely
satisfied nor

dissatisfied dissatisfied ! T satisfied satisfied
dissatisfied

Location

Size (number
of bedrooms)

Quality and
condition

Amenities

Affordability
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Homeowners

If you own your home, continue with this
section.

If you rent your home, skip this section and go
to the “Renters” section on page 7.

What is the approximate assessed value of your
home?

Less than $50,000
$50,000 - $74,999
$75,000 - $99,999
$100,000 - $149,999
$150,000 - $199,999
$200,000 - $299,999
$300,000 - $399,999
$400,000 - $499,999
$500,000 - $749,999

$750,000 or more

Do you have a mortgage?

Yes
No

Not sure

What are your total monthly housing expenses?
Include mortgage, mortgage insurance,
homeowners insurance, property taxes, and
utilities.

Less than $300

$300 - $399

$400 - $599

$600 - $799

$800 - $999

$1,000 - $1,249

$1,250 - $1,499

$1,500 - $1,749

$1,750 - $1,999

$2,000 - $2,499

$2,500 or more

Which statement best describes your housing cost
(mortgage, property taxes, insurance, utilities,
etc.)?

My housing cost is less than 30% of our
household’s total income.

My housing cost is between 30% - 50% of
our household's total income.

My housing cost is greater than 50% of our
household’s total income.

| do not pay for my housing.

| don’t know.
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How much have you spent on maintenance and What types of maintenance or improvements are

improvements for your home over the last 5 years? you most likely to make over the next 5 years?

(For example, painting, roofing, additions, Check all that apply.

remodels, appliance upgrades. Do not include
irs due to st d .

repairs due to storm damage.) Partial remodel or renovation

None
Appliance upgrades

$1-%$2,499
Finish basement living space
$2,500 - $4,999

$5,000 - $9,999 Additional garage or storage

$10,000 - $19,999 Code compliance upgrades
$20,000 - $29,999 Demolition
$30,000 - $39,999 Siding or exterior painting

$40,000 - $49,999

Roofing
$50,000 - $74,999

None
$75,000 - $99,999

Other:

$100,000 or more

Are you interested in moving to a new home in

How likely are you to invest additional funds in Huron to upgrade or downsize?

maintenance and improvements for your home over

the next 5 years?
y Yes, within the next year

Extremely unlikely Yes, within the next 2 - 3 years

Somewhat unlikely Yes, but more than 3 years from now

Neither likely nor unlikely Maybe

Somewhat likely No

Extremely likely
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What are the greatest barriers you face in moving
to a new home in Huron?
Check all that apply.

Lack of a down payment

Lack of available housing

Lack of available lots or building
sites

Inability to sell current home

Other:
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Renters

If you own your home, skip this section and go
to the “Housing Preferences” section on page
9.

If you rent your home, continue with this
section.

What are your total monthly housing expenses?
Include rent and utilities.

Less than $300
$300 - $399
$400 - $599
$600 - $799
$800 - $999
$1,000 - $1,249
$1,250 - $1,499
$1,500 - $1,749
$1,750 - $1,999
$2,000 - $2,499

$2,500 or more

Which statement best describes your housing cost
(mortgage, property taxes, insurance, utilities,
etc.)?

My housing cost is less than 30% of our
household’s total income.

My housing cost is between 30% - 50% of
our household's total income.

My housing cost is greater than 50% of our
household’s total income.

| do not pay for my housing.

| don’t know.
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How satisfied are you with your renting experience when it comes to:

Neither
Extremely Somewhat  satisfied Somewhat Extremely
dissatisfied dissatisfied nor satisfied satisfied
dissatisfied

Leasing

Communication
with property
manager

Professionalism
of property
manager

Security
deposit
handling

Repair
response

What are the greatest barriers you face to
Are you interested in purchasing a home in Huron? purchasing a home in Huron?

Yes, within the next year Lack of a down payment

Yes, within the next 2 - 3 years
Lack of available housing

Yes, but more than 3 years from now
Lack of available lots or building

Maybe sites
No Existing debt
Poor credit

Expected monthly payments would
be too high

Other:
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Housing Preferences

If you were to move to a new home in Huron, what
type of housing would you prefer (regardless of
affordability)?

Single family
Townhome
Condominium
Duplex or twin home
Rental house

Rental apartment
Senior housing
Mobile home

Other:

If you were to move to a new home in Huron, how
many bedrooms would you prefer (regardless of
affordability)?

Efficiency/studio
1 bedroom

2 bedrooms

3 bedrooms

4 bedrooms

5 or more bedrooms

Continue to next page.
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Consider the following types of housing. In your opinion, what level of need is there in Huron for each type of
housing?
Community

has the right
amount

Need a little Need much
more more

Need much Need a little
less less

Affordable
homes for first-
time buyers

Rental houses
(single or
duplex)

Multifamily
rental
units/apartment
buildings

Income-based
or subsidized
housing

Condominiums

Single family
homes

Senior housing

Short-term
rentals

Accessible
housing for
people with
physical
disabilities
Housing with
supportive
services (e.g.,
mental health
care, job
training, case
management)

Other
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Please rank the housing-related challenges facing
Huron. Rank the greatest challenge as 1 and the How old are you?
lowest challenge as 7.

Under 18
Availability of housing options (different
types of housing) 18 - 24
Cost of repair, maintenance, or ADA
accessibility accommodations 25 .34
Cost of housing or rent
Housing discrimination 35 . 44
Homelessness
Presence of vacant or dilapidated homes 45 - 54
and properties
Neighborhood safety 55 - 64
About Your Household 65 - 74
How many adults live in your household (including
yourself)? 75 or older
1
2 How do you describe your race and ethnicity?
Select all that apply.
3
White
4
Black or African American
5 or more
American Indian or Alaska Native
How many children live in your household? Asian
0 Native Hawaiian or Pacific Islander
1 Hispanic or Latino
2
Other:
3
4
5 or more
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What is your current employment status?

Employed full-time

Employed part-time

Not employed but seeking employment

Not employed and not seeking employment
Retired

Student

If you are not currently employed, go to page
14. If you are currently employed, continue.

What industry do you work in?

Agriculture, forestry, fishing and hunting,
and mining:

Construction
Manufacturing

Wholesale trade

Retail trade

If there are 2 or more adults in your household: Are Transportation and warehousing, and

any other adults in your household currently utilities:
employed? .
Information
Yes

Finance and insurance, and real estate and

rental and leasing:
No, but seeking employment

Professional, scientific, and management,
and administrative and waste management
services:

No, and not seeking employment

Educational services, and health care and
social assistance:

Arts, entertainment, and recreation, and
accommodation and food services:

Other services, except public administration

Public administration
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How long have you worked at your current place of Where is your employer located?
employment?
Huron

Less than 1 year
Beadle County (outside of Huron)

1to 2 years
Other:

3 to 5 years
6 to 10 years

More than 10 years

How long do you travel to get to work?

Less than 10 minutes
10 to 14 minutes

15 to 19 minutes

20 to 29 minutes

30 to 44 minutes

45 to 59 minutes

60 minutes or more

N/A - Work from home
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Continue, regardless of your employment Is there anyone living in your home who does not

status. have a permanent place to live?
What is the combined annual income of all of the Yes

people who live in your home? Please report gross

income, including wages, bonuses, interest and No

dividends, social security or retirement, SSI, TANF,

unemployment, alimony, etc. Not sure

Less than $10,000 Deep Dive QueStiOnS

$10,000 to $14,999 In your opinion, what should Huron be concerned
with regarding future housing demand?

$15,000 to $24,999

$25,000 to $34,999

$35,000 to $49,999

$50,000 to $74,999

$75,000 to $99,999

$100,000 to $149,999

What types of housing (if any) are missing in
$150,000 to $199,999 Huron? Where should that missing housing be
built?
$200,000 or more

Have you struggled with housing costs within the
last 6 months?

Yes

No

Not sure
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Are there any housing types that would not work Please share any other comments you have
well in Huron? If so, why? regarding housing in Huron.

End of survey.

What areas of Huron are most in need of housing . .
repairs or improvements? Thank you for taking the time to

complete this survey. Your input is
appreciated!

Which areas of Huron should not be developed or
should not have additional housing development or
rehabilitation?
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