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Executive Summary
This 2018 Housing Study Update was based on a previous document created for
the Aberdeen area in 2010. The Update has largely followed the format and
content of the prior study, and is organized into sections as listed below. This
Executive Summary follows in the same format, and provides some of the
highlights from each of the individual sections.
<
<
<
<
<
<
<
<

Demographic Data
Projection Data
Income and Housing Costs
Existing Housing Data
Rental Housing Inventory
Senior Housing with Services Inventory
Employment and Local Economic Trends
Findings and Recommendations

Demographic Analysis Overview
<

Past studies completed for Aberdeen have often been impacted by
unreliable demographic information, as intercensal estimates have
generally failed to track the significant annual growth occurring in the City
and the surrounding area. Fortunately, this situation has improved in
2018, as Esri, Inc., a primary demographic data source for this report
does appear to be better able to estimate recent growth patterns.
However, Esri still appears to have placed an overly large share of the
population and household increases outside of the Aberdeen city limits,
and into the rural jurisdictions of Brown County. An adjustment can be
made to the Esri data, as in the opinion of Community Partners Research,
Inc., the City of Aberdeen is the primary location of most recent growth.

Demographic Highlights
<

The City of Aberdeen has continued its long history of population and
household growth. The best available estimates show that the City has
been adding between 301 and 328 people per year since 2010, when
viewed as an annual average. For households, the available estimates
show the City averaging at least 140 additional households per year so far
this decade. This annual household growth estimate may be somewhat
conservative, as the available housing stock may have expanded by 180
or more new units in a typical year, yielding the potential for even more
resident households.
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<

The patterns evident in the current decade show an accelerating pace of
numeric household growth. In the 1990s, the City averaged
approximately 56 additional households per year and in the 2000s this
increased to approximately 87 households in an average year. Since
2010, the City has probably added 140 or more households per year.

<

The anticipated age progression patterns identified in the 2010 Study
have continued to unfold, as the large “baby boom” generation moves
through the aging cycle. As a regional center with amenities that can
serve older adult households, Aberdeen continues to attract and retain
seniors and near-seniors. According to Esri, more than 45% of all
Aberdeen households in 2018 were headed by a person age 55 or older,
up from approximately 41% of all households in 2010.

Projection Highlights
<

This Update has once again examined different projections for future
growth within Aberdeen. A realistic forecast over the next five years is
that the City will add 150 or more households in a typical year. In the
opinion of Community Partners Research, most of the net household
growth in Brown County will be located within the City of Aberdeen.

<

For this growth potential to actually be achieved, a commensurate level of
new housing unit creation will generally be required. In 2018, there is
some unused rental capacity, but projected growth should absorb these
available units and additional production will be needed. Upward price
pressure for home purchase indicates that demand exceeds supply.

<

This Update also contains new age-based forecasts to the year 2023. The
Esri projections show that more than 46% of all Aberdeen households will
be age 55 and older by the year 2023, with households age 65 and older
showing the greatest numeric increase. The area will also continue to see
growth among seniors age 75 and older in the 5-year projection period.

<

Overall, Esri is projecting somewhat limited growth in the number of
younger adult households, age 54 and under. However, in the opinion of
Community Partners Research, Aberdeen has demonstrated the ability to
grow faster than expected, and attracting a larger number of younger
adult households is possible if suitable housing options are available. The
area has a strong local economy with significant job growth over time,
making it a desirable place for younger adult households to live.
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Income and Housing Cost Highlights
<

The primary source of information on income is the 2016 American
Community Survey. Since the estimates are based on limited sampling,
there is a margin of error that is applied to each estimate, but this source
still provides the greatest level of detail.

<

According to the American Community Survey, there has been growth in
the median household income and the median family income for the City
of Aberdeen between 2010 and 2016. However, the medians for the City
are still below the comparable County and Statewide medians. The rate
of income growth for the City has also trailed the rate of inflation. In
2016, the estimated median household income in Aberdeen was $46,330,
compared to $53,073 for Brown County and $52,078 for the State.

<

Incomes have generally improved for many households in the City,
especially in the highest income ranges. When compared to 2010, the
number of households with an income of $75,000 or more increased by
nearly 1,300 households. Although there was a decrease in the number
of households in some of the lower income ranges, there were still nearly
4,400 households with an annual income below $35,000 in 2016.

<

Income distribution information by housing tenure continues to show a
significant disparity between home owners and renters. Most of the
area’s lower income households are renters. The estimated median
household income for Aberdeen renter households was $28,727 in 2016.
More than 62% of all renter households in the City had an annual income
below $35,000 and limited buying power for housing.

<

The estimated median household income for home owners in Aberdeen
was $66,540, more than double the median for renters. Approximately
64% of all current owners had an annual income of $50,000 or more.

<

Many of the lower income renter households had a “housing cost burden”,
defined as applying 30% or more of their income for housing. According
to the 2016 American Community Survey, approximately 45% of all
renter households in Aberdeen had a housing cost burden, and most of
these were applying substantially more than 30% of their income. These
households were distributed in all age ranges, including seniors.

<

Nearly 15% of all home owners in the City also reported a housing cost
burden in 2016. These households typically had an annual income below
$35,000 and had a mortgage on their home.
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Existing Housing Inventory Highlights
<

The City has continually experienced strong construction of single family
homes. Much of this may be linked to a local nonprofit, Homes Are
Possible, Inc., (HAPI), which has been actively involved in subdivision
development, affordable home construction, and home ownership
assistance programs. Although Aberdeen did see some reduction earlier
in this decade, the City largely avoided large swings in home building
activity, even during the peak years of the national housing market crisis.
For the period from 2010 to 2017, the City averaged nearly 74 single
family housing starts per year.

<

The median sale price for existing homes has been rising steadily in
recent years. Between 2016 and 2017, the median jumped up by nearly
$12,000, to $155,750 within the City of Aberdeen, indicating good
demand for home ownership.

<

At the time of the research for this 2018 Update, there were local
concerns about the overall improved lot inventory. But multiple projects
were being initiated that should significantly expand the choices and
options over the next few years. By 2019, it is probable that 300 or more
total lots may exist in the City, including lots for twin home construction.
The residential lot inventory in Aberdeen should be adequate to support
at least three years of construction activity, and developers have
demonstrated a willingness to address lot development as needed.

<

Over the 10-year period spanning 2009 through 2018, building permit
reports would show as many as 1,076 multifamily units being created.
On an annual average basis, the City has added approximately 108 units
per year over the last 10 years. In 2018, there was some unused
capacity within the conventional rental segment representing the newer
projects with a higher rent structure, but overall, the large majority of the
newly built housing has been successfully absorbed. Anticipated
household growth in the future should result in a rental vacancy rate
below 5%.

<

Developers in Aberdeen have been very successful in securing highly
competitive resources for more affordable rental development. Since
2010, four separate projects have been developed using federal low
income housing tax credits, adding 161 new moderate rent/income
restricted housing units, including 40 that are senior-designated (age 55
and older).
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<

The American Community Survey provides a perspective on monthly rents
compared to renter household incomes. There were many more low
income households that needed a unit priced less than $250 than there
were units available in 2016. There were more than twice as many
households with an annual income below $10,000 as there were units
that would be considered affordable at that income level. Presumably,
some of the very low income renter households were living in a unit that
was more expensive than their income level could support. This may
have been helped somewhat by rent assistance Vouchers or other public
assistance programs.

<

In the higher rent ranges of $900 or more, the total supply of units was
less than the number of renter households with moderate to higher
incomes. Overall, the American Community Survey estimates showed
that approximately 36% of all renter households in Aberdeen in 2016 had
an annual income of $36,000 or more, but only 17% of all rental units
were priced at $900 or more for gross rent. Since 2016, some new
conventional rental housing has been added to the local inventory and
has expanded the unit supply in the higher price ranges. But income
levels have also improved, potentially moving more renter households
above the $36,000 threshold.

Rental Housing Market Highlights
<

No reliable information exists on the occupancy tenure distribution in
Aberdeen in 2018, but construction patterns since 2010 have added more
multifamily rental housing units to the City than single family units. As a
result, it is probable that the rental tenure rate in 2018 has moved above
42%.

<

As part of the research process for this Update, a telephone survey was
conducted that attempted to contact the City’s larger rental properties.
The projects that were surveyed were then analyzed based on the market
segment that they served. Overall, information was collected from more
than 1,950 traditional rental units in 2018, plus additional specialized
housing for seniors.

<

With the introduction of a substantial number of new units in recent
years, the estimated vacancy rate in the conventional market rate
segment was above 6% in 2018. Most of the identified vacancies were in
newer apartment buildings. The newest project, Dakota Estates II, had
been offering some rent concessions and had successfully leased more
than 85% of the units within two months of opening.
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<

Older, more moderately-priced conventional rental projects generally
reported high rates of occupancy, due in large part to the affordable
rents. In many cases, low turnover rates were reported, with long-term
tenants remaining in occupancy.

<

There continues to be a wide variation in rates for market rate rental
housing in Aberdeen, with a mixture of new apartment buildings
constructed in the past 15 years along with a large inventory of older
units which are generally in a more modest range.

<

Aberdeen has student renter households distributed across the general
rental market. Some of the newer projects are located near the Northern
State University campus, but are not exclusive to student occupancy.

<

In the moderate rent, income-based segment that utilized federal low
income housing tax credits, good demand was evident. While some
short-term vacancies may exist due to the income verification
requirements, nearly all projects fill units from existing waiting lists. This
housing segment has expanded significantly in recent years, with four
new projects constructed since 2010.

<

The supply of federally subsidized rental housing has largely remained
unchanged in recent decades. No new projects have been built, as
federal funding resources rarely exist. However, no older projects have
ended their contract compliance, and the unit inventory in 2018 is the
same as in 2010, with 223 units oriented to senior and/or disabled
occupancy and 180 general occupancy units. Vacancy rates in these most
affordable segments are low and waiting lists generally exist.

<

The tenant-based Housing Choice Voucher Program also assists low
income households but due to budget limitations, fewer households are
being served than in the past. A long waiting list exists for Voucher
assistance, due to the limited annual turnover of households.

Senior Housing with Services Market Highlights
<

Aberdeen has long offered a wide range of specialized housing options for
seniors needing some level of services with their housing. The City has a
mix of both stand-alone providers and senior complexes that can offer a
range of care. However, there have been only limited changes since
2010 in the overall supply of specialized housing options for seniors.
Within some segments, such as specialized memory care, the inventory is
actually smaller in 2018.
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<

In general, occupancy rates were high in all segments, although some
providers would not disclose occupancy patterns. There is a pending
project which could be the first new construction of specialized care
housing in more than 10 years.

<

The lack of new projects in the specialized senior care options may be a
reflection of demographic patterns, which show limited growth in the
population of older senior citizens between 2010 and 2018. However, the
target market will continue to increase in size over the next five years.

Employment and Economic Trends Highlights
<

As measured by jobs and unemployment, the Aberdeen area remains
very strong, with an unemployment rate of 3% or less in the Micropolitan
Statistical Area (MiSA) over the past four years. However, the MiSA’s
available labor force has been decreasing in size during this decade,
despite the fact that the labor force within Aberdeen has been growing.
This indicates continued consolidation, as some of Aberdeen’s growth is
probably due to people from the more rural portions of Brown and
Edmunds Counties relocating into the City.

<

The average annual wage for full-time employment in 2017 was
approximately $41,400. The primary employment sectors in Aberdeen
are Trade/Transportation/Utilities, Manufacturing, and Education and
Health Services. Nearly 68% of the identified employment in the City was
within these three broad industry sectors.

<

Unemployment compensation coverage allows for long-term tracking of
employment based in Brown County. If 2017 is compared to the year
2001, there had been an increase of more than 1,550 jobs covered by
unemployment insurance. However, between 2016 and 2017 there was a
minor employment decrease reported in the County.

<

There are various statistics on worker commuting patterns, but most of
the Aberdeen area residents are working locally. Overall, approximately
94% of the City’s residents were traveling less than 25 minutes for
employment, and more than 87% of city-based workers also had a travel
time of 24 minutes or less. These statistics reflect the large number of
people that both live and work in Aberdeen.
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Findings and Recommendations Summary
The Findings and Recommendations for the Update have primarily focused on
rental and home ownership housing opportunities in Aberdeen. This section has
largely followed the format of the previous housing study, completed in 2010.
However, some of the topics addressed in the previous document are no longer
viewed as relevant, and have not been included. Some new issues identified in
2018 have been added or expanded.
Overview
The primary demand-generator used for the new housing development
recommendations in this Update is projected household growth between 2018
and 2023. For Aberdeen, average annual household growth of approximately
150 households has been used. Over a five-year period, this results in
expected demand for 750 total housing units just to address the increased
number of households.
Other demand-generators will also contribute to the need for housing. For
rental units this will include some production to address the low rate of vacancy
that has existed within certain market segments. For ownership housing, some
higher level of production will be needed to address demand for specific types
of units. An allocation of 20 units per year has been added to address demandgenerators in addition to growth, bringing the total average housing production
to 170 units per year.
For this 2018 Update, Community Partners Research has used a projection that
tenure patterns will return to a more normal distribution going forward, with
approximately 55% owner and 45% renter demand through the year 2023. In
recent years, rental housing has exceeded owner-occupancy housing starts.
When applied to the housing unit forecast, this yields approximately 94 owner
units and 77 rental units in an average year.

Rental Housing
When all demand-generators are combined, the rental production
recommendation for the five-year period from 2018 to 2023 would be
approximately 375 to 400 total rental units.
With this volume of housing, there are different development approaches that
can be used, but for planning purposes, the following distribution has been
made within the various market segments.
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1.

Market Demand for 40 to 50 Conventional Market Rate Rental
Housing Units Per Year - The new market rate apartments constructed
in recent years have largely been very successful, although an aboveaverage vacancy rate was present in some newer projects in 2018. Over
the next five years, between 200 and 250 additional units would be
recommended. The demand for this housing will largely be driven by
anticipated household growth. In 2018 there is less evidence of pent-up
demand in the conventional rental segment. Various design concepts
could be used, although most of the past production has been in larger
multi-level apartment buildings. Production of town house-style units,
often oriented to seniors, has also advanced in recent years.

2.

Market Need to Develop 70 to 80 Tax Credit Moderate Rent
Housing Units by 2023 - Despite a substantial expansion of moderate
rent tax credit housing in recent years, a low vacancy rate remains within
this affordable housing segment, and waiting lists are common. Most
renters cannot afford the rents associated with conventional new
construction without applying a disproportionate share of income, so
moderate rent units are a better match. Recent projects have ranged in
size from 32 to 48 units, and two similar-sized projects by the year 2023
would help to expand affordable options in the community.

3.

Goal of Developing 30 to 40 Subsidized Rental Units by 2023 Typically, subsidized housing has project-based assistance that allows
tenants to pay rent based on 30% of monthly income. The inventory of
project-based subsidized housing in Aberdeen has remained stable for
many years, with no identified gains or losses. However, there has been
some reduction in tenant-based Voucher availability, as budget limitations
have resulted in fewer assisted households. While subsidized resources
have not increased, the number of renter households in Aberdeen has
continued to grow, and long waiting lists exist for the available options.
Any opportunities to expand very affordable options would be encouraged
and 30 to 40 units should be viewed as a goal, not the extent of the need.

4.

Promote the Development of Specialized Memory Care Housing The memory care inventory in Brown County has decreased in size since
2010, as some of the providers have exited the market. This does not
appear to be due to a lack of demand. Instead, it would appear that the
complexities of offering specialized memory care, with high staffing costs,
liability concerns and similar factors, have discouraged providers from
serving this housing segment. To return to the same concentration of
units/beds, Brown County would need to add capacity for between 40 and
50 memory care residents by the year 2023.
 Aberdeen Housing Study Update - 2018
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5.

Support the Development of Additional Senior Housing with
Services - The overall supply of assisted living and housing with lighter
services in Aberdeen has not changed in many years. The last identified
new assisted living project dates to 2001. Based on the continued growth
of older senior citizens in Brown County over the next five years, there
will be additional housing with services units needed. At a minimum, at
least 20 units of assisted living and 25 units of lighter services housing
could be added, just to maintain a stable distribution of specialized care
options. Given the long time period since any net gain has occurred,
even larger expansions would certainly be possible. In 2018, there was a
project proposed, although no specific details were obtained. If it
proceeds to construction, this may address some of the near-term need
for housing with services.

6.

Updated Findings on Opportunities to Provide Housing with
Services to Lower Income Seniors - Lower income seniors needing
services with their housing have few options. Most of the providers are
private-pay, and when assistance programs are accepted, the number of
recipients is typically capped, due to the reimbursement rate with
waivered services funding. The reimbursement issue is unchanged from
2010 and is based on funding decisions that are outside of local control.

7.

Updated Findings on Student Housing - Only limited information could
be obtained on post-secondary students, but it is probable that the
number of students actually attending classes in Aberdeen has been
decreasing in recent years, as enrollment growth has been due to on-line
learning, remote campus options and more non-traditional students. In
general, students will be served by the new rental housing production
that has been recommended. Student-specific housing could be
developed, but a location near the campus would probably be required.

8.

Continue with Innovative Efforts to Assist Renter Households The City and the Aberdeen Housing Authority have been active in rental
housing issues. We would continue to recommend that innovative
programs be pursued to improve the situation for area renter households.
As the City continues to grow, more households may be coming from
other parts of the country. Newly arriving households will often look for
rental housing until they get acclimated to the community. Ongoing
efforts to assist area renters and rental housing conditions will be an
important strategy for community growth.
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Home Ownership
The demand calculations used for this Study indicate the need for as many as
90 to 95 owner-occupancy housing units per year over the 5-year projection
period. This projection is largely based on expected growth, and on a higher
percentage capture rate for owner-occupancy units. If achieved, this level of
production would be slightly higher than in the past. The City has not reached
90 or more single family housing starts in a single year since 2007, although
more than 80 single family units were permitted in both 2016 and 2017.
9.

Promote the Construction of 20 to 25 Affordable Homes Per Year New construction of affordable single family homes in Aberdeen has
largely been achieved in the HAPI subdivisions, and often involves the use
of financial resources to lower the end price to the home buyer. Going
forward, we believe that 22% to 27% of the projected demand can be
addressed within the very affordable segment, generally defined as
$225,000 or less.

10.

Demand for 25 to 35 Moderately-Priced Homes Constructed
Annually - Much of the new construction should occur in the more
moderate price ranges, generally defined as $225,000 to $325,000. Forprofit home builders in the HAPI subdivisions have often targeted this
price range. Other new subdivisions becoming available in 2019 will also
be oriented to moderately-priced houses, giving potential buyers more
options. This price segment can generally succeed without any public
involvement, other than possible TIF utilization. It is probable that
approximately 25 to 35 housing starts per year will proceed in the
moderate price ranges, including some attached single family units.

11.

Demand for 35 to 40 Higher-Priced Homes Constructed Annually The economics of new construction will result in much of the future
activity being within the higher price ranges, generally defined as
$325,000 or more. Rising costs for building materials, labor and land
development will apply upward price pressure for newly built homes. This
segment will largely represent trade-up housing, as existing home owners
look to upgrade, including people looking for age-appropriate designs and
features. Once again, this price segment can succeed without any public
involvement. It is probable that approximately 35 to 40 housing starts
per year will proceed in the higher price ranges, including some attached
single family construction.
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12.

Promote Affordable Existing Home Ownership Options - Although
existing home values in Aberdeen continue to rise, the older housing
stock still represents the most affordable option for potential home
buyers. In 2017, the last full year available, the median home sale price
was approaching $156,000. Producing similarly priced houses through
new construction would generally require significant subsidies. Efforts to
promote and assist home buyers within the existing housing market will
help achieve multiple community goals.

13.

Continue to Utilize Home Ownership Assistance Programs Aberdeen continues to be one of the most successful cities in South
Dakota in promoting and encouraging affordable home ownership. Other
communities have attempted to replicate the HAPI model. In 2018,
mortgage interest rates are beginning to rise, after many years of a low
interest rate environment. As mortgage rates increase, home ownership
will potentially become more difficult for marginal buyers. Continued
emphasis on financial assistance programs and home buyer education will
become increasingly important as the City attempts to increase the rate
of home ownership and the annual level of home building.

14.

Consider Purchase/Rehabilitation/Resale Home Ownership
Options - Much of the emphasis in assisting with home ownership in
Aberdeen has been focused on new construction of affordable houses. As
construction costs increase, the potential gap between new home prices
and the amount viewed as affordable is likely to grow. Increasingly,
other communities are looking at creating affordable ownership options
by taking an active role in the purchase, rehabilitation and resale of older
houses needing repair. Once again a “value gap” may exist, requiring
some form of assistance, but better utilizing older houses can achieve
multiple goals, including older neighborhood revitalization.

15.

Updated Findings on Lot Availability and Development - In 2018,
the supply of lots in Aberdeen was growing smaller, due to continued
annual absorption for new home construction. The final lots in HAPI’s
Central Subdivision were being used. But by the end of the year a
number of new subdivisions had either started development or were in
the planning stage. This includes a new HAPI development in the
northern part of the City. By 2019, it is probable that 300 or more total
lots may exist in the City, including lots for twin home construction.
Therefore, the residential lot inventory in Aberdeen should be adequate to
support at least three years of construction activity and will not be a
factor that will limit future housing development.
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16.

Continue to Utilize Infill Lots for Affordable Housing Development
- Over time, Aberdeen has been active in acquiring substandard
properties and clearing the structures. In some cases, the sites are
suitable for residential redevelopment. In each of the past two years,
HAPI has done three infill house projects. These houses are typically less
expensive, because infrastructure services are in place. Infill
redevelopment represents a very affordable approach to home ownership.

17.

Continue to Support Affordable Subdivision and Home
Development - Since its creation, HAPI has developed multiple
residential subdivisions, primarily focusing on affordable single family
houses. Part of HAPI’s success is from the involvement of TIF assistance,
which is used for infrastructure costs in the subdivision projects. Going
forward, continued demand will exist for affordable home ownership, and
continued public support of affordable housing efforts are encouraged.

18.

Promote Attached Single Family Housing Development - The agebased projections show strong overall household growth between 2018
and 2023, primarily within the 65 and older age ranges. The 2023
projections indicate that more than 46% of all households living in
Aberdeen will be age 55 and older. The near-senior and senior citizen
age groups have historically had high rates of owner-occupancy and
represent a primary target market for attached single family housing that
offers no maintenance or low maintenance living. The demand
calculations used for this Update expect that approximately 25% to 30%
of the future demand for owner-occupancy housing construction can be
met through attached single family housing, such as twin homes and town
house units. With overall ownership demand at approximately 90 to 95
units per year, attached single family construction should reach 25 to 30
units per year.

Rehabilitation
19.

Promote Rental Housing Rehabilitation Programs - Aberdeen has a
large volume of rental housing. Much of this stock exists in older
structures. According to the American Community Survey, approximately
44% of the rental housing in Aberdeen was constructed before 1970, and
the estimated median year of construction for all rental units was 1973.
Although most rental property owners attempt to keep their housing
properly maintained, there are age-related issues for condition and
quality when a majority of units are 45 or more years old. The
community and area housing agencies should continue to seek funds that
can be dedicated to the rehabilitation of rental units.
 Aberdeen Housing Study Update - 2018
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20.

Promote Ongoing Owner-Occupied Housing Rehabilitation
Programs - With relatively high prices for newer homes in the Aberdeen
area, the older existing housing stock will continue to represent some of
the most affordable options in the community. According to the American
Community Survey, the median year of construction for owner-occupied
houses in Aberdeen is 1965, so over half of all houses in the City are 50
or more years old. Investment in owner-occupied housing rehabilitation
activities will be critical to preserving affordable housing opportunities in
the future.

21.

Updated Findings on a Rental Housing Licensing and Inspection
Program - Past studies for Aberdeen have commented on the possible
implementation of a Rental Housing Licensing and Inspection Program.
The City has considered this approach in the past, but has not proceeded
to adoption. In 2018, it is probable that the rental tenure rate has moved
above 42%. A licensing and inspection program would help to assure
that all rental units in Aberdeen comply with housing laws and codes.

Other Issues
22.

Updated Findings on Downtown Housing - Past studies have
commented on the potential opportunities to add housing units in the
City’s downtown area. This included both re-use of existing buildings and
the potential for new construction projects. The research in 2018 found
some continued housing activity in and around the downtown area.
Ongoing growth in the community continues to create a need for rental
housing development. As revitalization efforts continue in the downtown,
the potential exists to create some of this housing expansion in the
downtown area.

23.

Updated Findings on Diversity Issues - Past housing studies have
commented on the anticipated growth of racial and ethnic minority
populations in Aberdeen. To fill available jobs in the community, new
residents have been attracted, including people originally from
international locations. Official demographic sources are often slow to
track these changes, but local research indicates growing populations of
Hispanic/Latino residents, Karen populations originally from Southeast
Asia, and people emigrating from East Africa. This has added to the
community’s diversity, which has long included a Native American
population. The best available information indicates low rates of home
ownership within most of these emerging diverse populations, creating an
opportunity for programs designed specifically for racial and ethnic
minority groups.
 Aberdeen Housing Study Update - 2018

15

Introduction 

Introduction
Overview
Community Partners Research, Inc., was hired by the City of Aberdeen in 2010
to complete a comprehensive study of housing market conditions in the City
and the surrounding area. In 2018, this Update was initiated to examine recent
changes to the community and housing construction patterns.
Methodology
A variety of resources were utilized to obtain information for the Housing Study
Update. Community Partners Research, Inc., collected and analyzed data from
June to November 2018. Data sources included:
-

U.S. Census Bureau
Demographic data from the State Data Center
Esri, Inc., a private data reporting service
Records and data from the City
Records and data maintained by Brown County
Data from the SD Department of Labor
Data provided by the Multiple Listing Service
Interviews with elected officials and staff from the City
Interviews with community leaders
Interviews with people familiar with the area’s housing conditions
including bankers, Realtors, property managers, and developers
Area housing agencies
Rental property owner/manager surveys

Limitations
This Update represents an analysis performed with the data available at the
time of the research. Any findings are based upon current housing programs
and the best available information on future trends and projections. Significant
changes in the area’s economy, employment growth, tax policy or other related
factors could change the findings and conclusions contained in this report.
This Update has not attempted to project future economic conditions, but
instead has relied on past patterns and practices.
This study was prepared by:
Community Partners Research, Inc.
Lake Elmo, MN
(651) 777-1813
 Aberdeen Housing Study Update - 2018
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Demographic Data Overview
Sources of Data
At the time of the 2010 Aberdeen Housing Study, information from the recently
completed 2010 Census had not yet been released. Instead, estimates from
other sources were used, even though these were sometimes acknowledged as
overly conservative.
The timing of the current Update in 2018, corresponds with another point in
time that is well removed from the last decennial census. As a result,
intercensal estimates must once again be used to form a picture of the City’s
demographic profile.
Fortunately, the estimates that are available in 2018 appear to represent a
better indicator of the current demographic patterns than had been available in
the past. In the opinion of Community Partners Research, the national
demographic data sources have historically tended to under estimate actual
growth in many cities in South Dakota, but the most recent releases generally
seem to have corrected this tendency, and are more accurately tracking real
growth.
For this 2018 Update, greater reliance has been placed on demographic
estimates and projections that have been generated by Esri, Inc., a private data
reporting service that is widely used by financial and government entities. The
South Dakota Governor’s Office of Economic Development contracts with Esri to
provide community profiles for each city in the State. Community Partners
Research, Inc., has therefore elected to use the Esri data source as an indicator
of current-year and future demographic conditions for Aberdeen and the
surrounding area.
The Census Bureau’s annual American Community Survey has also been used in
this report, although a data-lag exists with this source. The latest American
Community Survey release is for the year 2016. Since the American
Community Survey is based on an annual sampling of households, there is also
a margin of error that exists. As a result, the estimates are not always viewed
as accurate. When they are viewed as reliable, the American Community
Survey estimates have been included in the tables that follow.
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Market Area Designation
Aberdeen serves as a regional center for a number of surrounding counties.
Consistent with the 2010 Study, demographic information has also been
provided for all of Brown County, which is viewed as a primary market area for
potential housing development within the City of Aberdeen.
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Population Estimates and Trends
Table 1 Population Trends - 1990 to 2018
1990
Census

2000
Census

% Change
1990-2000

2010
Census

% Change
2000-2010

2018
Estimate

Aberdeen

25,391

24,658

-2.9%

26,091

5.8%

28,499

Brown County

35,580

35,460

-0.3%

36,531

3.0%

39,840

Source: U.S. Census; Esri

In the past, any estimates released between the decennial census had not kept
pace with tracking the actual growth within the City. But the recent releases
from Esri do a better job of recognizing the development of housing and
resulting population and household growth in the area.
Esri’s 2018 population estimate for Aberdeen shows 28,499 people residing in
the City. When compared to the 2010 Census, the City has added more than
2,400 people so far this decade. Through the first eight years of the current
decade, population gains have already substantially exceeded the growth
achieved during the entire prior decade, when the City added approximately
1,430 people.
An alternate population estimate exists from the Census Bureau’s annual
estimates program, although this is for the year 2017, one year earlier than
Esri. In 2017, the Census Bureau believed that Aberdeen had 28,388 residents,
up by approximately 2,300 people from the 2010 Census. If adjusted for the
one-year time difference, the Census Bureau is showing even stronger annual
population growth than Esri.
Despite the minor difference, estimates from both Esri and the Census Bureau
show strong population growth in recent years. When viewed as an annual
average, Aberdeen has been adding between 301 and 328 people per year
since 2010.
Some population growth has also been occurring outside of the City of
Aberdeen in the remainder of Brown County. Excluding Aberdeen, Esri believes
that the County has added a total of approximately 900 people from 2010 to
2018. This estimate is significantly greater than from the Census Bureau,
which showed the remainder of the County adding approximately 350 residents
outside of Aberdeen from 2010 through 2017.
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Population by Race/Ethnicity
The reliability of racial and ethnic information that is released between the
decennial Censuses can be questioned, given the methodology that is used.
The American Community Survey estimates are based on limited sampling.
Since racial and ethnic minority groups may represent a relatively small share
of the overall population, this sampling is very susceptible to errors.
In 2010, nearly 92% of Aberdeen’s residents were White for race, and more
than 98% were not of Hispanic/Latino ethnicity.
According to the 2016 American Community Survey, the percentage of the
population that was White for race had decreased to just under 90% of all
residents. The percentage of Hispanic/Latino residents had increased to 2.5%,
compared to 1.6% in 2010.
Local interviews conducted as part of the research for this Update pointed to
continued growth of racial and ethnic minority populations in the City. In
addition to Hispanic/Latino groups, there has been some international inmigration of Karen populations from Asia and people from East Africa, including
Somalia.
While the City’s racial/ethnic makeup has changed somewhat in recent years,
racial and ethnic minority populations are still believed to represent a relatively
small share of all City residents. As a result, no updated demographic details
have been included in this Update.
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Group Quarters Population Data
Aberdeen has historically had a number of residents that live in some form of
“group quarters” housing. Group quarters residents are counted as part of the
population total, but are not counted as living in independent households.
The following table displays changes in the group quarters population subset
over time. The 2018 estimate was derived from demographic reports obtained
from Esri.
Table 2 Group Quarters Populations in Aberdeen: 1980 to 2018

Aberdeen

1980 Census

1990 Census

2000 Census

2010 Census

2018 Esri

1,590

1,480

1,328

1,191

1,173

Source: U.S. Census; Esri

Over the past several decades, the size of the City’s group quarters population
has been growing smaller. However, Esri’s 2018 estimate is only slightly below
the level counted in the 2010 Census.
The post-Census estimates do not include detailed information about the type
of group quarters housing, but in 2010 nearly 57% of the City’s group quarters
residents were living in student housing, and more than 29% were in nursing
home facilities.
With only limited change between 2010 and 2018, it is probable that the
distribution of residents by group quarters type has also remained stable.
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Student Populations
With post-secondary students in the community, changes in enrollment can
impact the overall population level. For this 2018 Update, only limited
information was obtained on area enrollment patterns.
Northern State University has experienced a gradual decrease in the Aberdeenbased enrollment over the past five years, although though there was some
increase between 2016 and 2017. It is important to note that these trends may
differ from total University enrollment, which would encompass on-line learners,
remote campus locations, or non-traditional students. For the purposes of this
Housing Study, the analysts were focused upon students physically attending
the Aberdeen campus, which indicated potential demand for housing options in
the City.
According to staff in the Institutional Research Department, total Aberdeenbased enrollment had decreased from 2,209 students in 2013 to 1,781 students
in the fall of 2017. This reduction included approximately 240 fewer
undergraduate students and 190 fewer graduate students.

Repeated attempts to get enrollment figures from Presentation College were
unsuccessful. However, it was learned that Presentation has added on-campus
housing capacity in recent years. In 2018, there is capacity for approximately
300 students in dorms and/or suite configurations, compared to fewer than 140
students in 2010. This has probably removed some students from the private
housing market, and would add to the City’s group quarters population.
While difficult to accurately track, the information that was available would
indicate that there were fewer students in Aberdeen’s private housing market in
2017 than had been present in the recent past.
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Population by Age Trends: 2010 to 2018
The 2018 population estimates from Esri include information on the age
distribution of residents. The following table compares population by age in
2010 and 2018, along with the numeric changes. Information is for the City of
Aberdeen.
Table 3 Aberdeen Population by Age - 2010 to 2018
Age

2010

2018

Change

0-14

4,923

5,272

+349

15-19

1,735

1,838

+103

20-24

2,479

2,120

-359

25-34

3,534

4,056

+522

35-44

2,759

3,134

+375

45-54

3,456

3,220

-236

55-64

2,928

3,589

+661

65-74

1,778

2,619

+841

75-84

1,578

1,612

+34

85+

921

1,039

+118

Total

26,091

28,499

+2,408

Source: U.S. Census; Esri
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Previous studies for Aberdeen have commented on the advancing “baby boom”
generation and its impact on the area’s aging patterns. The age cohorts that
represent the baby boomers continue to grow in size, as this large demographic
segment moves through the aging cycle.
For the City of Aberdeen, there has been a strong increase in the population
that is age 55 and older. In 2018, nearly all of the baby boomers were within
the age ranges between 55 and 74 years old. Between 2010 and 2018,
Aberdeen had a net gain of more than 1,650 people in the age ranges 55 and
older.
Aberdeen had an estimated net gain of approximately 750 people age 54 and
younger. The only specified age groups that have decreased in size during the
current decade are in the younger adult age ranges, specifically people in the
20 to 24 year age range and the 45 to 54 year old group. The decrease in the
20 to 24 year old range would be consistent with the student population data
provided previously.
The aging trends can be tracked back to the year 2000 to see the “wave”
created by the advancement of the baby boom generation in Aberdeen.
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Household Estimates and Trends
Table 4 Household Trends - 1990 to 2018
1990
Census

2000
Census

% Change
1990-2000

2010
Census

% Change
2000-2010

2018
Estimate

Aberdeen

9,998

10,553

5.6%

11,418

8.2%

12,535

Brown County

13,867

14,638

5.6%

15,489

5.8%

16,998

Source: U.S. Census; Esri

According to the 2018 estimate from Esri, Aberdeen has added 1,117
households from 2010 to 2018. Despite the substantial growth being tracked
by Esri, even this estimate may still be too low. Between 2010 and 2017, more
than 1,475 new housing units appear to have been constructed in the City, and
the expansion of the available housing stock could have resulted in an even
greater level of household growth.
The most recent estimate does continue the long-term pattern of household
growth in the City, dating back to at least 1980. However, the average annual
numeric growth has increased substantially over time. In the 1980s, the City
averaged annual growth of approximately 33 households per year. In the
1990s, this increased to nearly 56 households per year. In the 2000s, this
increased to nearly 87 households per year. According to Esri, from 2010 to
2018 the City’s average annual growth has reached approximately 140
households in a typical year.
Some recent household growth has also been happening in the remainder of
Brown County. Excluding Aberdeen, Esri shows that the other combined
jurisdictions have added a total of 392 households in the current decade.
However, it should be noted that Esri has estimated a greater level of growth in
the remainder of Brown County than other available data sources, including the
Census Bureau. While the Census Bureau does not issue annual household
estimates, their population data would imply a much lower number of
households being added outside of Aberdeen.
In the opinion of Community Partners Research, it is probable that Esri has
underestimated household growth within the City of Aberdeen while
overestimating growth in the remainder of Brown County. Despite this possible
underestimate, Esri has tracked most of the growth in the City and County so
far this decade.
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Household by Age Trends: 2010 to 2018
The following table compares households by age of householder in 2010 and
2018 within Aberdeen, along with the numeric changes.
Table 5 Households by Age of Householder - 2010 to 2018
Age

2010

2018

Change

15-24

1,076

929

-147

25-34

1,984

2,237

+253

35-44

1,590

1,789

+199

45-54

2,110

1,911

-199

55-64

1,849

2,233

+384

65-74

1,138

1,651

+513

75+

1,671

1,785

+114

Total

11,418

12,535

+1,117

Source: U.S. Census; Esri

Consistent with the population by age data presented earlier, the household
patterns show most of the net change occurring in the baby boomer age
groups. For Aberdeen, the largest net growth in households occurred in the 10year age groups between 65 and 74 years old, and between 55 and 64 years
old. For the City of Aberdeen there was a net gain of 1,011 households age 55
and older, but a net gain of only 106 households age 54 and younger, according
to Esri.
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As with the longer-term patterns for population, it is possible to track the
“wave” progression of the baby boomer households in Aberdeen dating back to
the year 2000, using information for households by the age of householder.
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Average Household Size
The following table provides information on average household size.
Table 6 Average Number of Persons Per Household: 1990 to 2018
1990 Census

2000 Census

2010 Census

2018 Esri

Aberdeen

2.39

2.21

2.18

2.18

Brown County

2.46

2.32

2.27

2.26

Source: U.S. Census; Esri

Household formation has been occurring at a different rate than population
change in recent decades due to a steady decrease in average household size.
This has been caused by household composition changes, such as more single
person and single parent families, fewer children per family, and more senior
households due to longer life spans.

In general, the average household size has decreased over recent decades.
However, the 2018 Esri estimate for Aberdeen does show that the City’s
average household size has remained stable from 2010 to 2018. At 2.18
persons per household, the average household size in Aberdeen is relatively
small, and below the countywide average.
Esri believes that the average household size for Brown County has also been
relatively stable in recent years, with very little change from 2010 to 2018.
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Population Projections
The following table presents population projections from Esri, which has
generated 5-year forecasts to the year 2023.
Table 7 Population Projections Through 2023
2018 Population
Estimate Esri

2023 Population
Projection Esri

Projected Change

Aberdeen

28,499

29,816

1,317 / 4.6%

Brown County

39,840

41,757

1,917 / 4.8%

Source: Esri

Esri is projecting continued population growth for Aberdeen, with the expected
addition of more than 1,300 people between 2018 and 2023. If reduced to an
annual average, this would equate to approximately 263 people per year over
the five-year projection period.
When compared to recent estimates, the projection going forward actually
implies a slower rate of population growth for the City in the future. The post2010 population estimates show the City averaging between 301 and 328
people per year in the current decade, so the forecast of 263 people per year in
the future may prove to be a conservative projection.
Esri is somewhat more optimistic for all of Brown County, with a forecast that
the County will add more than 1,900 permanent residents over the next five
years. On an average annual basis, this would be approximately 383 people
per year, or 120 people annually outside of the City of Aberdeen.
Esri’s County projection is a continuation of their belief that the smaller
jurisdictions outside of Aberdeen have also been growing. However, other
sources, including the Census Bureau, have been tracking only limited growth in
the remainder of the County, and instead see the City of Aberdeen as capturing
the large share of growth countywide.
In the opinion of Community Partners Research, it is probable that a larger
portion of this growth will be located within the City of Aberdeen, and less to
the outlying rural jurisdictions.
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Household Projections
The following table presents Esri’s household projections for expected growth
over the five-year period from 2018 through 2023.
Table 8 Household Projections Through 2023
2018 Household
Estimate Esri

2023 Household
Projection Esri

Projected Change

Aberdeen

12,535

13,152

617 / 4.9%

Brown County

16,998

17,866

868 / 5.1%

Source: Esri

Esri’s forecast for Aberdeen expects the addition of nearly 620 households over
the five-year period, or approximately 123 households in a typical year.
Once again, this projection tends to show a slowdown in future growth, as the
City has been adding more households in the recent past. The best available
evidence also indicates that the available housing stock has been increasing at
a faster annual level, implying that additional household growth can be
accommodated. In the opinion of Community Partners research, Esri’s annual
forecast over the next five years can therefore be viewed as a conservative
expectation of future change.
Esri does show additional growth occurring in the remainder of Brown County,
with the expectation of approximately 174 households in an average year
countywide, or more than 50 households annually outside of Aberdeen. There
is much less evidence that this growth in the rural townships and small cities
has actually been occurring in the recent past, and Esri is probably locating an
overly large share of future growth outside of Aberdeen.
As stated on the previous page, in the opinion of Community Partners Research,
it is probable that a larger portion of this projected growth will be located within
the City of Aberdeen, and less to the outlying rural jurisdictions. However,
County total of approximately 174 households in an average year does form a
realistic projection of the area’s growth potential.
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Household by Age Projections: 2018 to 2023
Although Esri’s estimates and projections for Aberdeen are viewed as somewhat
conservative, their age-based projections can be used to anticipate future
changes in the City’s demographic composition.
Table 9 Aberdeen Projected Households by Age - 2018 to 2023
Age Range

2018 Estimate

2023 Projection

Change

15-24

929

961

+32

25-34

2,237

2,116

-121

35-44

1,789

2,116

+327

45-54

1,911

1,879

-32

55-64

2,233

2,196

-37

65-74

1,651

1,964

+313

75+

1,785

1,920

+135

Total

12,535

13,152

+617

Source: Esri

Esri’s household by age projections show the expected patterns, as the baby
boom generation advances through the aging cycle. By the year 2023,
household growth will be strong in the age ranges 65 and older, while some of
the younger groups will see minor decreases. However, one younger age
group, between 35 and 44 years old, should show strong numeric growth.
Overall, Esri is projecting a net increase of nearly 450 households age 65 and
older, but a net increase of only 169 households age 64 and younger.

 Aberdeen Housing Study Update - 2018

33

Projection Data 

Comprehensive Plan Projections
The City of Aberdeen is in the process of updating its Comprehensive Plan.
While still in draft form, it does include some projection information for
anticipated long-term population growth, with a population forecast to the year
2045. It does not include similar information for anticipated household change.
For this Housing Study Update, a much shorter time horizon has been used.
The projections contained in this document are for a five-year time period
between 2018 and 2023. There are no comparable short-term projections for
households in the draft Comprehensive Plan so no information has been used
from this source.
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2016 Income Data
Annual income estimates are available at the city and county level through the
Census Bureau’s American Community Survey. The most recently released
data are for 2016. Median information has been provided for the City and for
Brown County.
Household income represents all independent households, including people
living alone and unrelated individuals together in a housing unit. Families are
two or more related individuals living together in a housing unit.
Table 10 Median Household Income - 2010 to 2016
2010 Median

2016 Median

% Change

Aberdeen

$41,718

$46,330

11.1%

Brown County

$45,615

$53,073

16.3%

South Dakota

$46,369

$52,078

12.3%

Source: ACS

According to the American Community Survey, the median household income in
the City of Aberdeen increased by more than 11% between 2010 and 2016.
While the median income level has been improving in the City, it was still below
the comparable County and Statewide levels. The rate of increase in Aberdeen
had also been lower during the time period reviewed.
The median household income for all of Brown County was above the Statewide
level, and had also been increasing at a faster rate during the current decade.
Table 11 Median Family Income - 2010 to 2016
2010 Median

2016 Median

% Change

Aberdeen

$58,109

$61,820

6.4%

Brown County

$58,683

$69,646

18.7%

South Dakota

$58,958

$66,825

13.3%

Source: ACS 5-year survey

Family incomes tend to be much higher than the overall household median, as
families have at least two household members, and potentially more incomeearners, while many non-family households have only one household member.
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The City’s median family income also increased between 2010 and 2016,
according to this source. For Aberdeen, the median increased by more than 6%
during this time.
Once again, the median level for families in Aberdeen was lower than the
comparable County and Statewide medians for 2016. The percentage increase
in Aberdeen from 2010, at only 6.4%, was also well below the rate of increase
for all of Brown County during this same time.
The rate of change for median income levels over time also need to be
compared to inflation. The approximate inflation rate during this same time
period was 13.1%. Using this comparative measure, the rate of change for the
median household and family income levels in Aberdeen trailed the rate of
inflation. This was especially true for the City’s median family income level.
Median income levels can also be used to establish a benchmark for affordable
housing thresholds. Using the commonly accepted standard that up to 30% of
gross income can be applied to housing expenses without experiencing a cost
burden, a median income household in Aberdeen could afford approximately
$1,160 per month for ownership or rental housing in 2016.
However, as will be detailed later in this section, most renter households tend
to be below the overall median, while most owner households tend to be above
the overall median level.
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Aberdeen Household Income Distribution
The American Community Survey household income estimates for Aberdeen can
be compared to the same distribution information from 2010 to examine
changes that have occurred over time. It should be noted that the estimated
number of households in both 2010 and 2016 in the American Community
Survey were lower than other available estimates, and are viewed by the
analysts as very conservative.
Table 12 Aberdeen Household Income Distribution: 2010 to 2016
Household Income

Number of
Households 2010

Number of
Households in 2016

Change 2010 to 2016

$0 - $14,999

1,829

1,317

-512

$15,000 - $24,999

1,551

1,567

+16

$25,000 - $34,999

1,423

1,486

+63

$35,000 - $49,999

1,656

1,846

+190

$50,000 - $74,999

2,300

2,069

-231

$75,000 - $99,999

1,069

1,597

+528

$100,000+

1,122

1,887

+765

Total

10,950

11,769

+819

Source: ACS

Incomes have generally improved for many households in the City of Aberdeen,
especially in the highest income ranges. When compared to 2010, the number
of households with an income of $75,000 or more increased by nearly 1,300
households. Although there was a decrease in the number of households in
some of the lower income ranges, there were still nearly 4,400 households with
an annual income below $35,000 in 2016.
 Aberdeen Housing Study Update - 2018

38

Income and Housing Cost Data 

Aberdeen Income Distribution by Housing Tenure
The American Community Survey also provides an income estimate by owner
and renter status. The following table examines income distribution within the
City. Since the estimates are based on limited sampling, there is a margin of
error. For total households, the American Community Survey reported 11,769
households in Aberdeen, which is viewed as a very conservative estimate.
Despite a probable underestimate of as many as 600 to 700 total households,
this still represents the best information on income by tenure.
Table 13 Aberdeen Household Income Distribution by Tenure - 2016
Household Income

Number of Owner
Households

Number of Renter
Households

Total Households

$0 - $14,999

270

1,047

1,317

$15,000 - $24,999

566

1,001

1,567

$25,000 - $34,999

629

857

1,486

$35,000 - $49,999

1,110

736

1,846

$50,000 - $74,999

1,531

538

2,069

$75,000 - $99,999

1,431

166

1,597

$100,000+

1,573

314

1,887

Total

7,110

4,659

11,769

Source: American Community Survey
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Income and housing tenure are often linked for most households, with home
owners generally having higher annual income levels, and renters having lower
incomes.
In 2016, more than 62% of all renter households in Aberdeen had an annual
income below $35,000. At 30% of income, these households would have $875,
or less, that could be applied to monthly housing costs. The median income for
all renter households was $28,727 in 2016. At 30% of income, a renter at the
median level could afford approximately $720 per month for housing costs.
Conversely, most owner households had a substantially higher income level.
Nearly 64% of all owner households had an annual income of $50,000 or more.
The estimated median household income for owners in 2016 was $66,540. At
30% of income, an owner at the median level could afford approximately
$1,665 per month for housing costs.
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Estimated Income and Housing Costs - Renters
The household income and tenure information in the American Community
Survey can be analyzed to determine the number of lower income households
that pay a disproportionate share of their income for housing. The goal of most
housing assistance programs is to keep housing costs at 30% or less of
household income. When 30% or more of income is required, it is the generally
defined as a “housing cost burden”. Households applying 35% or more of their
income for housing may have a “severe housing cost burden”.
Table 14 Aberdeen Renter Income and Housing Costs - 2016
Household Income

Less than 20%
of Income

20% to 29% of
Income

30% to 34% of
Income

35% or More of
Income

$0 - $9,999

0

0

9

485

$10,000 - $19,999

92

153

60

725

$20,000 - $34,999

312

353

269

352

$35,000 - $49,999

409

280

0

41

$50,000 +

799

58

65

36

Total

1,612

844

403

1,639

Source: American Community Survey

The table above only provides information for households paying cash rent, and
excludes those households where a percentage of income could not be
computed.
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With nearly 4,500 Aberdeen renter households reporting a cash rent, there
were more than 2,000 households that had a housing cost burden, with 30% or
more of their income required for gross rent. This represented approximately
45% of all reporting renter households in 2016. For most of these households,
a severe cost burden existed, with 35% or more of income applied to housing.
As would be expected, nearly all of the renter households with a housing cost
burden also had an annual income below $35,000.
Table 15 Aberdeen Rental Housing Costs by Age - 2016
Age of
Householder

Less than 20%
of Income

20% to 29% of
Income

30% to 34% of
Income

35% or More of
Income

15 to 24

123

77

122

396

25 to 34

463

268

79

528

35 to 64

741

269

153

295

65 and older

285

230

49

420

Total

1,612

844

403

1,639

Source: American Community Survey

For households paying 30% or more of income for rent, approximately 25%
were age 24 or younger, and nearly 30% were in the younger adult range
between 25 and 34 years old. Approximately 23% of the renters with a
housing cost burden were age 65 or older, and nearly 22% were age 35 to 64
years old. Based on this information, housing cost burden is not agedependent, as lower income households in all age ranges were affected.
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Estimated Income and Housing Costs - Owners
The American Community Survey also provided housing cost estimates for
owner-occupants. The following table provides estimates of the number of
households in Aberdeen that are paying different percentages of their gross
household income for housing costs.
Table 16 Aberdeen Home Owner Income and Housing Costs - 2016
Household Income

Less than 20% of Income

20% to 29% of Income

30% or More of Income

$0 - $19,999

14

113

375

$20,000 - $34,999

247

359

324

$35,000 - $49,999

492

375

243

$50,000 - $74,999

1,063

410

58

$75,000 +

2,461

518

25

Total

4,277

1,775

1,025

Source: American Community Survey

Most home owners have higher household income levels. Overall, more than
64% of all owner-occupants in Aberdeen in 2016 had an annual income of
$50,000 or more. This significantly increases the amount of monthly income
that can be applied to housing costs, and lowers the chance of a cost burden.
Lending practices also tend to limit the amount of monthly income that can be
used for mortgage repayment to less than 30% of income.
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Approximately 20% of owners had an annual income below $35,000, according
to the 2016 American Community Survey. These low to moderate income
households had the greatest frequency for a housing cost burden. Nearly 49%
of all home owners with an annual income below $35,000 had to apply 30% or
more of their income for housing. Presumably, many of these lower income
owners were seniors that had retired on a fixed income but still owned their
home.
Fewer than 22% of households between $35,000 and $49,999 also reported a
cost burden, and for households with an annual income of $50,000 or more, the
percentage paying 30% or more of their income for housing dropped to less
than 2%.
As would be expected, the large majority of cost-burdened home owners had a
mortgage on their home.

 Aberdeen Housing Study Update - 2018

44

Income and Housing Cost Data 

Rental Housing Costs and Comparison to Renter Incomes
American Community Survey Rental Inventory Data
The 2016 American Community Survey provides estimates on rental units in
Aberdeen and the gross rents for these units.
Table 17 Aberdeen Rental Distribution by Bedrooms and Rent - 2016
Unit Size

Rent less
than $500

Rent $500
to $749

Rent $750
to $999

Rent
$1,000+

No cash
rent

Total
Units

Efficiency/Studio

44

48

0

0

0

92

1 Bedroom

889

586

128

40

0

1,643

2 Bedroom

317

1,037

544

185

50

2,133

3+ Bedroom

72

159

218

242

100

791

Total

1,322

1,830

890

467

150

4,659

Source: American Community Survey

According to the American Community Survey, two-bedroom rental units
represented nearly 46% of all rental housing in the City, and one-bedroom
units represented more than 35%. Larger units, with three or more bedrooms
accounted for fewer than 17% of all rental housing, and efficiency/studio type
units represented less than 2% of the rental stock. Due to the small number of
efficiency/studio units sampled, there may be an underestimate for this unit
type.
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The median gross rent for all units in Aberdeen in 2016 was $616 per month.
For 0-bedroom units, there was only a small sampling, but the reported median
gross rent was $602. A large margin of error applied, due to the small number
sampled, and this median may be flawed.
The inventory of one-bedroom units was much larger, and the rent distribution
would be more reliable. A large share of one-bedroom units fell within a range
between $300 and $499 per month. The median gross rent for one-bedroom
units was $481 per month.
For two-bedroom units, a large percentage of units fell within a range between
$500 and $749 per month. The median gross rent for two-bedroom units was
$645 per month.
Prices increased rapidly for larger rental units. For three bedrooms units, the
median gross rent was $931 per month. It is probable that many rental units
with three or more bedrooms exist in single family structures, such as houses
or mobile homes converted to rental use, and tenant-paid utilities would add to
the monthly gross rent amount.
The information on gross monthly rent by the number of bedrooms used fairly
broad ranges for reporting rents. The American Community Survey also
presents information on gross rents within more defined ranges, but this
information is not distributed by bedroom mix.
The rent distribution tables from the 2016 American Community Survey also do
not differentiate between different segments of the market. Since all types of
renter households should be surveyed, the rent distribution should include
subsidized units, tax credit units, and probably some specialized senior housing.
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However, the vast majority of units in Aberdeen would represent conventional,
market rate housing.

Using the overall distribution of gross monthly rents and renter households by
income, presented earlier in this Study, it is possible to compare rents and
income.
The following chart displays the overall rent distribution within defined price
ranges as estimated for all rental units in Aberdeen. This is then compared to
the number of renter households that would need a unit within this same basic
price range, using a standard that 30% of income can be applied to housing
costs.

Comparing supply and demand, based on the price needed versus unit
distribution, shows some distinct patterns. First, there were many more low
income households that needed a unit priced less than $250 than there were
units available in 2016. There were more than twice as many households with
an annual income below $10,000 as there were units that would be considered
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affordable for that income range. Presumably, some of the very low income
renter households were living in a unit that was more expensive than their
income level could support. This may have been helped somewhat by rent
assistance Vouchers or other public assistance programs.
The mismatch between supply and demand largely disappeared in the next
price/income range. The number of available units in the $250 to $499 price
range was fairly well-matched to the number of households with an annual
income between $10,000 and $19,999.
In the $500 to $649 price range than there were more units than households
within these basic income ranges. The overall median gross rent level in
Aberdeen in 2016 was $616 per month, and a large number of rental options in
the City exist within the $500 to $649 price range.
The supply of units in the $650 to $899 price range was also larger than the
number of renter households with an annual income between $26,000 and
$36,000. The conventional rental market has been able to produce new units
in this basic price range in recent decades, and rental housing constructed in
the 1990s and 2000s may often be priced below $900 per month. Higher
income households that rent a less expensive unit would potentially elect to
rent a unit in this more moderate range.
In the higher rent ranges of $900 or more, the total supply of units was less
than the number of renter households with moderate to higher incomes.
Overall, the American Community Survey estimates showed that approximately
36% of all renter households in Aberdeen in 2016 had an annual income of
$36,000 or more, but only 17% of all rental units were priced at $900 or more
for gross rent. Since 2016, some new conventional rental housing has been
added to the local inventory and may have expanded the unit supply in the
higher price ranges. But income levels have also improved, potentially moving
more renter households above the $36,000 threshold.
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Rental Housing by Age of Construction
The detailed information contained in the American Community Survey also
includes an estimate on the age of units.
Table 18 Aberdeen Rental Housing by Year Built
Household Income

Number of Units

Percent of all Units

2010 or later

411

8.8%

2000 - 2009

242

5.2%

1990 - 1999

414

8.9%

1980 - 1989

612

13.1%

1970 - 1979

910

19.5%

1960 - 1969

549

11.8%

1940 - 1959

839

18.0%

Pre-1940

682

14.6%

Total

4,659

100%

Source: American Community Survey

For all rental housing in Aberdeen, the estimated median year of construction
was 1973. This was slightly newer than the estimated median of 1965 for
owner-occupancy units.
Although some older housing may be very well maintained, age is often an
indicator of condition and quality. Nearly 15% of all rental options in Aberdeen
were constructed prior to 1940, and are approaching or exceeding 40 years old.
More than 44% of all rental units were constructed prior to 1970 and are now
approaching 50 or more years old.
Based on the American Community Survey estimates, there is significant
variation in the volume of rental housing constructed in past decades. The
1970s, in particular, was a very strong time period for rental development, and
more than 19% of all rental housing in Aberdeen was built between 1970 and
1979.
The current decade has had relatively strong unit creation, and has already
exceeded both the 2000s and the 1990s. However, it appears that it will not
reach the unit total from the 1970s.
 Aberdeen Housing Study Update - 2018

49

Existing Housing Data 

Section Table of Contents
Page
Building Permit Trends

51

Single Family Construction Activity

52

Multifamily Rental Construction Activity

53

Existing Home Sales

57

2017 Home Sales by Price Range

59

Active Residential Listings

60

Residential Lot Supply

62

 Aberdeen Housing Study Update - 2018

50

Existing Housing Data 

Building Permit Trends
Aberdeen continues to have a significant amount of new housing activity. The
2010 Study had tracked annual building permit reports back to the year 2000.
For this Update, annual totals from 2010 forward have been provided.
Table 19 Aberdeen Housing Unit Construction Activity: 2010 to 2018*
Year

Single Family
Detached

Single Family
Attached

Multifamily/
Apartments

Senior or
Special Use

Total Units

2018*

47

0

16

0

63

2017

82

0

72

0

154

2016

83

0

0

40

123

2015

65

0

91

0

156

2014

51

0

87**

0

138

2013

68

0

205

0

273

2012

85

0

199

0

284

2011

89

0

123**

0

212

2010

66

0

77

0

143

TOTAL

636

0

870

40

1,546

Source: City of Aberdeen * 2018 is through Oct. ** Includes units in existing building conversions

Including permits issued through October 2018, 1,546 total housing units may
have been added to Aberdeen’s housing inventory since 2010. This would
include units still under construction in 2018. But excluding partial-year
information for 2018, the City has averaged approximately 185 new housing
units per year from 2010 to 2017.
No specific information could be obtained on unit loses during this same time
period, but presumably some housing has also been removed. However, even
with some minor downward adjustment, the City has had a substantial net gain
in housing availability so far this decade.
Much of the construction activity occurred in a three-year period from 2011
through 2013, when the City was averaging more than 255 units per year.
These were the three strongest years for multifamily rental housing production,
and the only three years this decade when more than 100 rental units were
created per year.
 Aberdeen Housing Study Update - 2018

51

Existing Housing Data 

Single Family Construction Activity
For the period from 2010 to 2018 (partial), annual City reports show 636 single
family housing units being permitted. Excluding 2018, the City has averaged
nearly 74 single family units per year.
The reports that were obtained do not differentiate between different types of
single family housing, although a large majority of the structures are assumed
to be detached houses. There may also have been some twin homes and town
houses. The analysts have proceeded with the assumption that units reported
as single family construction were intended for owner-occupants.
There have been four years in the current decade when more than 80 single
family permits were issued annually. However, based on the first ten months of
2018, the City will not reach even 60 single family starts this year. In 2017,
when 82 single family units were permitted, there were 75 permits already
issued by October, compared to 47 permits issued through October of 2018.

When viewed over a longer time period, Aberdeen has experienced relatively
consistent single family home construction. Since 2002, there has only been
one year (2014) when fewer than 60 single family permits were issued,
although that is also probable in 2018. While 2007 was the peak year for single
family home construction, with 98 permits issued, four of the six best years for
housing starts have come since 2011.
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Multifamily Rental Construction Activity
A number of multifamily rental projects have been permitted in Aberdeen so far
this decade. A summary of each new project by year of permit issuance is
provided below:
2018
<

Sauerwein Construction - Two 8-unit apartment buildings have been
permitted in 2018. It is believed that these will provide conventional
rental housing.

2017
<

Dakota Estates II - The second phase of construction was permitted at
this complex adding 72 units of conventional rental housing. This building
opened for occupancy in June 2018.

2016
<

Central Villas - This 40-unit moderate rent project was constructed
using federal low income housing tax credits. It is senior-designated for
tenants age 55 or older and maximum income limits apply.

2015
<

Prairie Village II - This was the second construction phase adding 70
conventional rental apartment units to the Prairie Village complex.

<

Northern Commons - The 21-unit apartment building is near the North
State University campus and has a large percentage of student renters.

2014
<

The Depot - This 57-unit project was permitted in 2014 and offers
conventional rental housing.

<

Melgaard Twin Homes - A 16-unit rental town house project that was
constructed in 2015 and 2016.

<

The Lofts at Main - Conversion of the upper floors of an older downtown
building into 14 residential units. Some housing may have previously
been present but renovation occurred along with new unit creation.
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<

Acadia Creek - This 48-unit moderate rent project was constructed using
federal low income housing tax credits. It is designated for general
occupancy but maximum income limits apply.

<

833 S. High Street - A 4-unit conventional rental project.

<

S&S Rentals - Six twin homes with 12 rental units offering conventional
housing.

<

East Briar Commons - A 48-unit town house-style conventional rental
project.

<

State Street Commons - A 28-unit conventional rental project was
permitted near the North State University campus and has a large
percentage of student renters.

<

Jackson Heights - This 41-unit moderate rent project was permitted
using federal low income housing tax credits. It is designated for general
occupancy but maximum income limits apply.

<

Arbor Springs Phase 3 - Another phase of construction was permitted
in the Arbor Springs project, adding the final 24 units to a project with 55
total units.

2012
<

819 S. Aldrich Street - A 4-unit conventional rental project.

<

1620 E. Melgaard Road - Two 12-unit apartment buildings offering
conventional rental housing.

<

S&S Rentals - Seven rental units offering conventional housing.

<

Arbor Springs Phase 2 - A second phase of construction was permitted
in the Arbor Springs project, adding 15 units to a project that would
eventually have 55 total units.

<

Prairie Village I - This was the first construction phase creating 82
conventional rental apartment units.

<

501 N. State Street - A 3-unit project permitted in 2012.
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<

Dakota Estates I - The first phase of construction was permitted at this
complex creating 64 units of conventional rental housing.

2011
<

Paramount Villas - Two 8-unit buildings that offer conventional rental
housing.

<

Lincoln Street Apartments - Two 8-unit buildings that were added to
the Lincoln Apartments site near NSU.

<

Arbor Springs Phase 1 - The first phase of construction was permitted
in the Arbor Springs project, constructing 16 units to a project that would
eventually have 55 total units.

<

Meadow Wood Townhomes - This 32-unit moderate rent town house
project was permitted using federal low income housing tax credits. It is
designated for general occupancy but maximum income limits apply.

<

1120 S. Aldrich Street - A 6-unit conventional rental project.

<

Topaz Town Homes - A 5-unit town house project permitted in 2011.

<

Roosevelt Apartments - Conversion of a former school building into 32
conventional rental units.

2010
<

Prairie Springs - This was the construction of 65 conventional rental
apartment units.

<

Lincoln Street Apartments - The first building with 12 units was
constructed at the Lincoln Apartments site near NSU.

In total, the projects listed above may have added as many as 910 rental units,
if all of the permitted buildings proceeded to construction as originally planned.
With the possible exception of 16 units that were constructed in 2018, all of the
other projects are believed to be open for occupancy.
While specific details could not be obtained on all of these projects, the large
majority are believed to provide conventional rental housing. Some projects
may be oriented toward students or independent senior renters, but these still
offer market rate rental housing and are available for general occupancy.
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In total, the conventional rental projects have added approximately 750 units to
the City since 2010.
There have been some moderate rent projects built that used federal housing
tax credit assistance. These include Meadow Wood Townhomes, Jackson
Heights, Acadia Creek and Central Villas have added a combined total of 161
units with income limits for occupancy.
There is no information on any other segments of rental housing that have been
developed. No specialized senior housing offering supportive services has been
built in many years, although one possible project may proceed in the future.

Longer-term construction patterns for multifamily rental housing have been
inconsistent. Between 2000 and 2008, there were fewer than 50 rental units
constructed each year, and in some years no permits were issued. But starting
in 2009, annual production increased, and for seven consecutive years the
annual activity was above the longer-term average. Since 2016, annual
construction has been at or below the average, although it is possible that
additional projects could still be permitted in 2018.
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Existing Home Sales
This section examines houses that have been sold since 2010 in the City of
Aberdeen. The information was obtained from the South Dakota Department of
Revenue website, using sales records supplied by the Brown County
Equalization Office.
The County’s Equalization Office collects and utilizes information from
residential sales for its annual sales ratio study. The County compares the
actual sale price to the estimated taxable value for each property. As a result,
the County information for sales primarily reflects existing homes that have an
established tax value. New construction sales activity would generally not be
recorded in the data that was used for this analysis, unless the house had been
constructed in the prior year and already had an established tax value.
The County also attempts to sort the residential sales into different groupings,
primarily based on whether or not the house was actively listed for sale in the
open market. As a result, some sales in the County’s sample may have been
transfers that could be considered distressed, such as houses that were
previously bank-owned, but were sold by the bank back into private ownership.
While it can be argued that sales of bank-owned properties acquired through
foreclosure are not fair market transactions, they may be included in the
County data if the bank openly placed them for sale in the public market.
The County and State can reject sales that show significant variation from the
assessed value. Known as the “150% rule” these sales may be open market
transactions but are not useful in the sales ratio analysis. The sales file
provided by the Department of Revenue identified the 150% rule rejected sales,
and these were included in the sales analysis that follows if they otherwise
represent open market transactions.
The County’s time period for analyzing annual sales differs slightly from the
calendar year. It begins on November 1st and ends on October 31st of each
year. Sales activity for 2018 is not yet available on the State’s website.
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Table 20 Aberdeen Residential Sales Activity - 2010 through 2017
Sales Year

Number of Sales

Median Sale Price

Highest Sale

Lowest Sale

2017

407

$155,750

$685,000

$15,000

2016

450

$143,950

$590,000

$7,000

2015

389

$142,500

$460,000

$8,000

2014

352

$141,950

$660,000

$9,150

2013

360

$137,500

$900,000

$7,500

2012

311

$132,000

$575,000

$12,000

2011

297

$131,500

$740,000

$20,000

2010
295
$124,500
$455,000
Source: SD Department of Revenue; Community Partners Research

$11,000

Over the past several years the median home sale price in Aberdeen has been
on a general upward trend. Over that time, the median price has ranged from
a low of $124,500 in 2010, to a high of $155,750 in 2017, or an increase of
approximately 25%.
The 2010 Study had examined similar sales information dating back to the year
2006, allowing for a longer-term tracking of the median sales prices.

As evident in the chart above, the typical year-to-year increase in the median
sale price has generally been very gradual. However, a relatively large jump
did occur between 2016 and 2017, which may indicate that larger increases can
also be expected moving forward.
There has also been a general pattern of an increasing number of annual open
market transactions. In both 2016 and 2017, more than 400 good sales were
recorded, compared to fewer than 300 fair market transfers in 2010 and 2011.
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Home Sales by Price Range
The following table looks at single family houses that sold within defined price
ranges in 2017.
Table 21 Aberdeen Home Sales by Price Range in 2017
Sale Price

Number of Sales

Percent of Sales

Less than $49,999

13

3.2%

$50,000 - $74,999

22

5.4%

$75,000 - $99,999

45

11.1%

$100,000 - $124,999

49

12.0%

$125,000 - $149,999

64

15.7%

$150,000 - $174,999

49

12.0%

$175,000 - $199,999

51

12.5%

$200,000 - $224,999

24

5.9%

$225,000-$249,999

31

7.6%

$250,000 - $274,999

13

3.2%

$275,000 - $299,999

12

2.9%

$300,000+

34

8.4%

Total

407

100%

Source: SD Dept. of Revenue; Community Partners Research, Inc.

Recent home sales in Aberdeen have been widely distributed in different price
ranges, but more than 40% of 2017 sales were priced between $125,000 and
$199,999. Fewer than 15% of existing homes sold for $250,000 or more, and
less than 20% of all sales were priced below $100,000.
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Active Residential Listings
The website Realtor.com, maintained by the National Association of Realtors,
was used to collect information on active residential real estate listings in
Aberdeen. When viewed in late June 2018, there were approximately 99 single
family detached homes listed for sale. There were an additional eight listings
for twin home/town house units, and one condominium-style unit.
It is possible that some of these listings may actually be outside of the City
limits, however properties that appeared to be in rural Aberdeen were excluded.
It is important to note that the active properties are those included in the
Multiple Listing Service (MLS) and would generally be offered through a real
estate agent. There are other properties that are posted for sale in Aberdeen
that would not be part of the MLS, including most homes being offered “for sale
by owner”.
The following table examines the MLS listings by price, including the attached
single family and condominium units. It does exclude additional listings that
may be close to Aberdeen but outside of the City limits.
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Table 22 Aberdeen Active MLS Listings by Price Range in June 2018
Asking Price

Number of Listings

Percent of Listings

Less than $50,000

4

3.7%

$50,000 - $74,999

3

2.8%

$75,000 - $99,999

14

13.0%

$100,000 - $124,999

9

8.3%

$125,000 - $149,999

18

16.7%

$150,000 - $174,999

2

1.9%

$175,000 - $199,999

11

10.2%

$200,000 - $249,999

17

15.7%

$250,000 - $299,999

9

8.3%

$300,000+

21

19.4%

Total

108

100

Source: Realtor.com; Community Partners Research, Inc.

Based on the listings on Realtor.com, most of the houses currently being
offered for sale are priced at $175,000 or more. Overall, nearly 54% of the
active listings are priced at $175,000 or above. Fewer than 20% of all listings
are priced below $100,000. However, it is possible that some additional lowerpriced houses are for sale, but not included in the Multiple Listing Service.
Based on the current inventory, Aberdeen has very few available houses in the
price range between $150,000 and $174,999. When viewed in June, there
were only two houses within this moderate price range. In 2017,
approximately 12% of the single family sales were withing this price range, but
fewer than 2% of the MLS listings were in the range in 2018.
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Residential Lot Supply
In 2018, there is a somewhat limited residential lot supply in Aberdeen. This is
due in part to the strong annual lot absorption that has been occurring, as
home building continues in the City. In response to the reduced lot inventory, a
number of different developers are planning or proposing new subdivisions, with
additional lots potentially coming available later in 2018 or in 2019.
Most of the recent lot sales, and resulting home construction, have been
occurring in subdivisions developed by a local nonprofit, Homes Are Possible
Inc. (HAPI). HAPI has primarily been focused on the construction of more
affordable to moderately-priced home ownership options. Over time, various
subdivisions/phases have been brought online by HAPI.
The research completed for this Update could not obtain a definitive list of lot
options in the City, but the following projects appear to represent much of the
vacant lot inventory in 2018.
Ashwood Heights - This development area created lots for twin home
construction. Based on the MLS posting, vacant lots remain for four twin home
structures (8 units). The lot price is $65,000, or $32,500/unit.
The Boulevards - These are large 1-acre lots within the city limits oriented to
higher-valued homes. According to the subdivision’s advertising, three lots
remain available.
Central Subdivision - The final phase of the current HAPI subdivision had one
remaining lot listed on the MLS, at $31,000, that appeared to be builder-owned.
Most of the lots have either been developed or new home construction is
underway in 2018. However, a few additional vacant lots may remain that are
builder-owned, but construction has not yet started.
Dakota Estates/Stencil - The first phase of a residential subdivision exists
adjoining the Dakota Estates Apartments in the northern portion of the City,
containing lots for both single family houses and town house units. A row of
four town houses has been constructed but the remaining lots are vacant.
According to the developer, there are 12 single family lots, and lots for 14
attached town house units. The single family lots have been priced in the
$30,000s range. Adequate land exists for future development phases.
Heritage Estates - This subdivision was created with 27 lots, and in 2018 as
many as 16 may still be available according to the MLS. The posted lot prices
range from $34,900 to $36,900.
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Meadow Lark Acres - This subdivision is located in the southeastern portion of
the City adjacent to the airport. It does not appear that any houses have been
built. There were as many as 27 lots posted on the Multiple Listing Service
(MLS) with most priced at $18,500.
Meadows on Dakota - This subdivision represents multiple development
phases since 2008. In 2018, approximately 10 to 12 vacant lots remain
available, with most priced at $20,000, but some corner lots are at $32,000.
This subdivision is planning a new phase in 2019 that will add 23 lots.
Prairie’s Edge - This subdivision was originally created in the mid-2000s with
90 total lots, for both single family detached and twin home construction.
Twelve twin home units were constructed, but most of the lots are for detached
houses. In 2018, there are 11 detached house lots remaining, with pricing that
starts at $36,000. In recent years, approximately three to four lots per year
have been absorbed, so the remaining inventory is viewed as a two to three
year supply.
Rural Lots - It is important to note that in addition to the lot options that exist
within the City of Aberdeen, an inventory of rural residential lots is present in
the township areas that surround the City. These are generally lots that are
one acre or more in size to accommodate an on-site sewage treatment
systems, but will often be served by rural water systems. On the MLS, these
larger rural lots are typically priced at $40,000 or more.

Pending/Proposed Subdivisions
Grebner Subdivision - A new subdivision is being planned for 2019
development that would create up to 40 single family detached lots and 11 twin
home lots (22 units). The lots would serve the moderate to higher price
ranges, generally $300,000 or more for the final purchase price.
HAPI/North - HAPI is starting development on the first of two planned
subdivision phases in the northern part of the community, with lots becoming
available in the fall of 2018. Each phase may contain more than 80 single
family lots. Recent HAPI subdivisions have had a typical lot price of
approximately $26,500, before any incentives or subsidies are applied, based
on the home buyer’s eligibility.
Meadows on Dakota - This subdivision represents multiple development
phases since 2008 and is planning a new phase in 2019 that will add 23 lots.
The proposed prices will be between $26,000 and $34,000.
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Ringneck Ridge - This new subdivision in the western portion of the City
received planning approvals in 2018, with some lots potentially available late in
2018. The first phase will create between 45 and 50 single family detached
house lots, and 8 twin home lots (16 units). Future phases could add as many
as 100 additional lots for single family, twin home or tri-plex construction. The
subdivision will have a man-made lake, with 18 lake-front lots. Single family lot
prices are expected to range from approximately $40,000 to $100,000 for the
lake-front sites.
Lamont Subdivision - The Lamont Company may be planning a 30 to 40 lot
subdivision. No additional details were obtained.
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Rental Housing Inventory
Rental Housing Inventory - 2010 Census
According to the 2010 Census, the City of Aberdeen had 4,579 occupied rental
units, and at least 325 unoccupied units, for a total estimated inventory of
4,904 units. In 2010, the rental housing tenure rate was at 40.1%.
Rental Housing Inventory - 2016 American Community Survey
The American Community Survey includes an estimate of housing tenure in
2016. According to this source, Aberdeen had 4,659 occupied rental units and
380 unoccupied units, for a total inventory of 5,039 units. If accurate, this
source showed the City adding 135 total units through 2016.
Based on other information, including new rental housing construction activity,
it is probable that the American Community Survey estimate was low.
Rental Housing Growth Since 2010
Due to growth pressures in the City, Aberdeen has been experiencing a
significant level of multifamily rental housing activity in the past 10 years.
In 2009, building permits were issued for 166 new rental housing units. It is
assumed that the construction of these units would not have been completed by
the time of the 2010 Census, and that these were not included in the Census
total provided above.
Between 2010 and 2018, the following rental development projects can be
tracked from building permit reports:
<
<
<
<
<
<
<
<
<
<
<

Prairie Springs - 65 conventional rental apartment units
Dakota Estates - 136 apartment units constructed in two phases
Lincoln Street Apartments - 28 units near NSU constructed in phases
Paramount Villas - 16 conventional rental units
Arbor Springs - 55 total units constructed in phases
Meadow Wood Townhomes - 32-unit moderate rent project
1120 S. Aldrich Street - 6-unit conventional rental project
Topaz Town Homes - 5-unit town house project
Roosevelt Apartments - Conversion of school building into 32 units
819 S. Aldrich Street - 4-unit conventional rental project
1620 E. Melgaard Road - 24 conventional apartment units
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<
<
<
<
<
<
<
<
<
<
<
<
<
<
<

S&S Rentals - 7 conventional rental units
Prairie Village I - 152 conventional apartment units built in phases
501 N. State Street - 3-unit project
Acadia Creek - 48-unit moderate rent project
833 S. High Street - 4-unit rental project
S&S Rentals - 12 rental units in twin homes
East Briar Commons - 48-unit town house-style rental project
State Street Commons - 28-unit rental project near NSU
Jackson Heights - 41-unit moderate rent project
The Depot - 57-unit apartment project
Melgaard Twin Homes - 16-unit rental town house project
The Lofts at Main - Conversion of older building into 14 units
Northern Commons - 21-unit apartment building near NSU
Central Villas - 40-unit moderate rent project that is senior-designated
Sauerwein Construction - 16 units under construction in 2018

Including the 2009 projects that probably opened for occupancy in 2010, it is
estimated that as many as 1,076 total rental units have been added to the local
inventory since the 2010 Census was completed. Without any adjustment for
units that may have been lost, the potential rental inventory may be as large as
5,950 to 6,000 total units by the end of 2018.
Proposed Future Construction
There was only one pending project identified at the time of the research for
this Update. StoneyBrook Suites has announced plans to add specialized care
senior housing. Although no details are yet available, it is probable that this
project will create assisted living units.
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Rental Housing Survey
As part of the research for this Update, a rental housing survey was completed
in Aberdeen in July 2018. Some limited follow-up phone calls were made in
September to contact buildings that had not been identified in July.
The survey attempted to contact larger rental projects in the community, with
eight or more units, although information was also collected from a few projects
that have fewer than eight units.
Previous rental housing surveys have also been completed by Community
Partners Research in 2012, 2010, 2008 and in 2007. The availability of
information from these prior years provides a good basis for analyzing recent
changes in the rental market.
For the 2018 survey, a multifamily property list from a 2012 analysis was used,
along with newer projects that have been constructed in Aberdeen since that
time. Multiple attempts were made to contact each building. Information was
tallied separately for different types of rental housing, including market rate
units, moderate rent tax credit units and subsidized housing.
A separate section of this document has also focused specifically on seniororiented housing projects that also offer some level of services for tenants.
This inventory and rental survey are provided in that section of the Update.
In the 2018 survey a total of 1,963 rental units of all types were successfully
contacted, excluding the specialized options for seniors. The breakdown of
units surveyed is as follows:
<
<
<
<

1,693 market rate units
232 tax credit units
223 subsidized units for senior/disabled occupancy
180 subsidized units for general occupancy
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Findings on Market Rate Housing
There were 59 market rate multifamily projects that were successfully
contacted in the survey, with a combined 1,693 total rental units. Most of the
projects were designated for general occupancy.
Three of the projects, Arbor Springs with 55 units, Crystal Apartments I & II
with 30 apartment units, and Prospect Apartments I & II, are designated for
senior-occupancy, defined as age 55 and older, but they do provide market rate
rental housing.
Occupancy/Vacancy
Usable occupancy information was obtained from all of the properties that were
successfully contacted. However, one of the buildings, Dakota Estates II, had
been open for less than two months and was in its initial occupancy phase. As
a result, the vacancy calculations have been based on 1,621 total units.
The timing of the rental survey, during the month of July, coincided with some
reduced demand from students. When contacted, there were 100 vacant units
reported, for an overall vacancy rate of 6.2%.
Although this vacancy rate was relatively high, many of the property managers
had expected demand to improve as the school year approached, and students
returned to the area by late summer. However, a subsequent inquiry in early
October found that vacancies were still present, and it is doubtful that a lower
rate existed later in the year.
The estimated vacancy rate in 2018 was much higher than in past surveys. In
2012, the estimated vacancy rate was below 1%. The survey completed in
2010 recorded a vacancy rate of 1.5%. Two surveys conducted in 2008 found
a vacancy rate of 1.0% in December and 0.4% in January. A survey
completed in January/February 2007 found a vacancy rate of 1.0%.
It should be noted that many of the owners/managers that were surveyed
stated that they believed the market was saturated, due to the substantial
volume of new construction in recent years. However, most of the identified
vacancies were not in the older properties, but instead were in the newer
buildings.
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Market Rate Rents
Some of the units include the primary utility payments with the rent, while in
other cases, the tenant pays the major utilities in addition to rent. Community
Partners Research has attempted to estimate tenant-paid utilities in estimating
gross rents.
The Identified Range column lists the lowest and highest gross rents identified
by the 2018 survey. The Prevailing Range column attempts to identify a more
narrow range of gross rents that would represent the majority of the units
surveyed.
Unit Type
Efficiency/Studio
One-bedroom
Two-bedroom
Three-bedroom

Identified Range
$300-$725
$335-$900
$410-$1,750
$520-$2,050

Prevailing Range
$400-$650
$450-$875
$675-$1,100
$850-$1,450

There is a wide range present in the rent structure for multifamily units in
Aberdeen. Many of the surveyed units represent older housing, constructed
prior to 1990, and these units generally have a moderate rent structure.
However, a number of new, higher-priced rental projects have been constructed
in recent years, and some of these are oriented to a luxury segment of the
market. As a result, the higher-end projects tend to skew the rent ranges and
average rents upward. This is most noticeable in three-bedroom rentals, where
few units tend to exist in older buildings, but are more common in the luxury
segment.
When compared to previous surveys completed in Aberdeen, the contract rents
and prevailing rent ranges have continued to rise. But for older properties,
these increases have tended to be rather modest. The last point of comparison
was the 2012 survey, and for most units, the increase has been less than $100
from that time.
It should be noted that the rental rate information has been obtained from
multifamily properties, typically with eight or more units. The single family
rental market is quite large in Aberdeen. Since most single family rentals would
have two or more bedrooms, there may be less expensive options available.
This would be especially true in three-bedroom rentals. While the average
gross rent is often above $1,000 for these larger units in multifamily buildings,
less expensive choices may still exist in older homes, although tenants would
typically pay more for heat and other utilities.
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Findings on Moderate Rent Tax Credit Housing
Since the mid-1980s, the primary federal incentives for the development of
more affordable rental housing are low income housing tax credits. In South
Dakota, other forms of assistance including HUD HOME Program funding, may
be provided along with tax credits to create/preserve affordable rental options.
However, the units created often have a moderate rent structure oriented to
households that can afford to pay a modest rent. Unlike federally subsidized
housing which can often charge rent based on income, tax credit units generally
serve mode moderate income renters.
Rental projects in Aberdeen have been successful over time in securing these
highly competitive resources. Since 1987, there have been 11 projects that
have received a tax credit award. However, in 2018, not all of these projects
are still within this market segment, offering income restricted housing with a
moderate rent structure.
Tax Credit Projects with Completed Compliance
The two first awards of tax credits in Aberdeen went to J&O Apartments and to
Le Chateau Apartments. Both projects used the funding for conversion, as
older buildings were converted into rental housing. Both projects had a 15-year
affordable housing compliance requirement, which was met many years ago,
and both currently operate as market rate housing.
Two additional awards made in the late 1980s, for Mel-Ros Village (now known
as Jordan Park) and Bicentennial Apartments, used tax credits in conjunction
with other HUD subsidy programs to create subsidized housing. Both of these
projects completed their tax credit compliance, but continue to operate under
the HUD programs.
A second award was later made to Jordan Park Townhomes for renovation/
preservation. While a new tax credit compliance period is in effect, the
presence of HUD project-based rent assistance also exists, and Jordan Park
Townhomes has been included in the subsidized housing analysis that follows,
and not within the moderate rent tax credit segment.
Projects in Extended Compliance
Carlyle Apartments was a new construction project that opened for occupancy
in 2001. Although the initial 15-year compliance period was met, this project
had an extended compliance period. During extended compliance, some of the
income certification requirements are eased for existing tenants, but rent limits
still apply and new tenants must be income certified.
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Carlyle Apartments also obtained HUD HOME funding. Carlyle has a mix of
units that serve households at 50% or less of median income, due to the use of
HOME funds, and units that serve households at or below 60% of median
income, due to the use of tax credits. Carlyle Apartments is designated for
disabled or senior occupancy, defined as age 55 and older. All but one of the
43 units in Carlyle have one bedroom.
Projects within Initial Compliance Period
Aberdeen has six rental projects that received tax credits and are still within the
initial 15-year compliance period (excluding Jordan Park). Some of these
projects may have also received other funding such as HOME or Neighborhood
Stabilization Program (NSP), which can add requirements in addition to the tax
credit program.
These tax credit projects include:
<
<
<
<
<
<

Lawson View Townhomes - 32 general occupancy units
Sunshine Park Townhomes - 28 general occupancy units
Meadow Wood Townhomes - 32 general occupancy units
Acadia Creek Townhomes - 48 general occupancy units
Jackson Heights Apartments - 41 general occupancy units
Central Villas - 40 senior designated units

Of these projects, five were new construction and represented a net gain of
moderate rent housing in the community. However, Lawson View Townhomes
used tax credits for substantial renovation of an existing federally subsidized
property (formerly known as Mel-Ros II). Lawson View can offer project-based
rent assistance and has also been included within the subsidized housing
analysis that follows.
Moderate Rent Tax Credit Inventory
In 2018, there are six projects that are included within the local inventory of
tax credit rental housing. Combined, they have 232 total units. This includes
Carlyle Apartments which is in extended compliance but still has income
restrictions for new tenants and rent limits in place.
Two projects, Carlyle Apartments and Central Villa are designated for senior
occupancy, age 55 or older. Combined there are 83 units within this market
segment.
Four projects are for general occupancy. Sunshine Park, Meadow Wood, Acadia
Creek and Jackson Heights have a combined 149 moderate rent units.
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Occupancy/Vacancy - Senior-Designated Units
Both of the moderate rent tax credit projects designated for senior occupancy
reported high rates of occupancy and the existence of waiting lists. It is
possible that some short-term vacancies may be present when a unit turns
over, due to the income verification processing requirements, but there is
adequate demand. Central Villas, the newest senior-designated project,
reported a long waiting list and very little annual turnover of units.
Occupancy/Vacancy - General Occupancy Units
Each of the moderate rent tax credit projects available for general occupancy
reported a high rate of occupancy and a waiting list. As stated above, income
certification requirements can result in short-term vacancies, but adequate
demand exists to fill all units. Three of the four general occupancy projects are
affiliated with the Aberdeen Housing Authority and reported “long” waiting lists.
Rental Rates - Senior-Designated Units
Tax credit requirements cap the maximum allowable rent that may be charged,
based on a calculation at the 60% of median income level. However, in most
projects, a portion of the units are designated for even lower income
households, and may be tied to 30% to 50% of median income.
In Carlyle Apartments nearly all of the units have one bedroom, and the
maximum rent being charged is $558 including utilities. The maximum
allowable limit set at 60% of median would be $815, so the rents being charged
in Carlyle are actually below the limits established for households at 45% of
median income.
The gross rental rates are slightly higher in Central Villas, which opened for
occupancy in 2017. However, the one-bedroom gross rents in this project, with
a maximum of $605, are also below the limits set at 45% of median income.
The maximum two-bedroom rents of $745 are just above the 45% limits.
Some of the units in both projects are below the allowable Payment Standard
for the tenant-based Housing Choice Voucher Program in 2018. As a result,
tenants with rent assistance Vouchers can use their assistance in the project.
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Rental Rates - General Occupancy Units
The rent structure in each of the general occupancy projects is also well below
the maximum allowable limits set at 60% of median income. The highest rents
in 2018 are being charged in Acadia Creek Townhomes. But even in this
project, the rents are less than the limits set at 50% of median income.
Once again, each project has some units that are Voucher-eligible.

 Aberdeen Housing Study Update - 2018

74

Rental Housing Inventory 

Findings on Subsidized Housing
The supply of federally subsidized rental housing has largely remained
unchanged in recent decades. No new projects have been built, as federal
funding resources rarely exist. However, no older projects have ended their
contract compliance, and the unit inventory in 2018 is the same as in 2010.
There are ten federally subsidized apartment projects in Aberdeen. Four of the
projects, Bi-Centennial Apartments (48 units), 5th Avenue South Apartments
(49 units), Sherman Apartments (51 units), and Homestead Apartments (75
units) are designated for senior and disabled occupancy. The 223 units
designated for senior and disabled occupancy represent approximately 54% of
the project-based subsidized units in the City.
There are five subsidized projects that provide general occupancy rental
housing, Dakota Square (55 units), Golden West (28 units), Jordan Park (40
units), Lawson View Townhomes (32 units), and Aberdeen Public Housing (25
scattered site units). Combined, these projects have 180 rental units, or 43%
of the project-based subsidized units in the City.
There is one additional subsidized project serving special-need populations.
Sunrise Apartments has 14 units, and has traditionally served people with
developmental disabilities. The units in this project represent approximately
3% of the project-based subsidized units in the City. Because of its targeted
market, Sunrise Apartments was not included in the 2018 rental survey.
Occupancy/Vacancy - Senior/Disabled Units
The 2018 survey was successful in contacting all of the subsidized projects in
Aberdeen that are designated for senior/disabled occupancy. There were only
two vacant units identified in the 2018 survey, of the 223 within this market
segment. This was an estimated vacancy rate of only 0.9%.
The Aberdeen Housing Authority, which owns most of the units within the
senior/disabled market segment, stated that vacancies can occur when a tenant
moves out and a new applicant needs to be processed, but these turnover units
are filled from an existing waiting list.
Only one subsidized project, 5th Avenue Apartments, did not maintain a waiting
list. Both of the reported vacant units were in this project.
The low vacancy rate in subsidized housing for senior/disabled tenants is
consistent with past surveys in Aberdeen. In all of the past surveys the
vacancy rate has been below 2%.
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Occupancy/Vacancy - General Occupancy Units
At the time of the rental survey in 2018, only one vacant unit was reported in
the subsidized projects available for general occupancy, for a vacancy rate
below 1%. Most of the projects reported waiting lists. Any vacant units are
filled from these lists, but short-term vacancies may be present during
application processing.
Much of the subsidized stock is owned by the Aberdeen Housing Authority,
which reported a “long waiting list”.
The low vacancy rates and strong demand for deep subsidy housing are
consistent with the past rental surveys completed in Aberdeen.
Another indicator of unmet demand is the Housing Authority’s waiting list for
the Voucher program, which had more than 450 names in July 2018.
Rental Rates
Most of the subsidized units in Aberdeen have rent subsidies available for
tenants, so lower income households pay rent based on 30% of income. In
some projects, there are units that do not have project-based rent assistance
for all units, including Jordan Park Townhomes and Lawson View Townhomes.
In units without project-based assistance, the individual tenant may still be able
to secure a tenant-based Housing Choice Voucher which could be used in the
property.
Tenant-Based Rent Assistance
In addition to these subsidized projects, Brown County residents have access to
the HUD Housing Choice Voucher Program. Housing Vouchers are issued to
income-eligible households for use in suitable, private market rental housing
units. With the assistance, a household pays approximately 30% of their
income for their rent, with the program subsidy paying any additional rent
amounts.
In July 2018, there were approximately 400 households in Brown, Day,
Marshall, McPherson and Roberts Counties were participating in the Housing
Choice Voucher Program. There was also a waiting list of 458 names, although
some of these people had been on the waiting list for many years and their
continued need for rent assistance was not known.
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Since this rent assistance is tenant-based, and moves with the household, the
actual number of participating households within the City can vary from month
to month. It is also possible that some participating households may be using
their rent assistance in one of the subsidized or tax credit projects, if that
project does not have rent assistance available for all tenants. As a result, the
Housing Choice Voucher assistance may add to the overall supply of “deep
subsidy” housing in the community, but may also overlap with some of the
other subsidized or income-based projects.
According to staff at the Housing Authority, budget limitations continue to
impact the rent assistance program. Voucher participation in 2018 is lower
than in 2012, as the amount of the monthly program subsidy payment per
household has tended to increase over time. This has resulted in fewer
households being served, as the budget can be depleted due to rising
contributions. At the time of the 2012 survey there were 436 households being
served.
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Table 23 Aberdeen Multifamily Rental Housing Inventory
Name

Number of Units
/Bedroom Mix

Rent

Vacancy/
Wait List

Tenant Mix

Comments

Market Rate

830 S
Aldrich

1005 S.
Aldrich and
1410 10th
Ave SE

Arbor
Springs
1101 8th
Ave NE

8 - 2 Bedroom
8 Total Units

8 - 2 Bedroom
8 Total Units

55 - 2 Bedroom
55 Total Units

$585-$695
+heat,
electric

$595-$695
+heat,
electric

$1424-$1550
+heat,
electric

No vacant
units

No vacant
units

No vacant
units

Mix of
tenants

Mix of
tenants

Seniordesignated

Split-entry apartment building constructed in 1980. Tenants pay
heat and electric in addition to rent. Amenities include stove,
refrigerator, dishwasher, microwave, central AC and garage parking
included in rent. No sq ft available but units have 1 bathroom. No
fully accessible units. Manager reports a mix of tenants. No vacant
units and limited turnover. Rents have not really increased from
2012 survey as longer-term tenants largely remain at unchanged
rent - turnover units at the upper end of range.
Two four-plexes constructed in the early 1970s. Tenants pay heat
and electric in addition to rent. Amenities include stove,
refrigerator, in-unit laundry hookup and dishwasher in some units. .
No sq ft available but units have 1 bathroom. No fully accessible
units. Manager reports a mix of tenants. No vacant units and
limited turnover. Some rents have not really increased from 2012
survey as longer-term tenants largely remain at unchanged rent turnover units have increased by $100 and are at the upper end of
range.
Rental town house-style project constructed in phases in 2011 and
2012. Units are 1-level with no stairs and an attached 1 or 2 car
garage. Senior-designated for tenants age 55 and older. Rent
includes water, sewer and garbage with tenant paying heat and
electric. Units have stove, refrigerator, dishwasher, microwave, AC,
granite countertops, AC, in-unit laundry and covered patio. Project
has a community room with kitchen, game room and fitness center.
Units have approx. 1500 square feet and 2 bathrooms. Owner
reported full occupancy and good demand. No comparable rent
information from 2012.
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Name

Number of Units
/Bedroom Mix

Rent

Vacancy/
Wait List

Tenant Mix

Comments

Market Rate

Boyd and
Wilson
Apartments
502-506 S
Main

723 S
Congress

Crystal
Apartments
I & II
1000, 1010
Roosevelt

Dakota
Estates I
917 27th
Ave N

8 - Efficiency
8 - 1 Bedroom
1 - 2 Bedroom
17 Total Units

8 - 1 Bedroom
8 Total Units

30 - 2 Bedroom
30 Total Units

1 Bedroom
2 Bedroom
65 Total Units

$400
$500
$650
+electric

$475
+heat,
electric

$895
+heat,
electric

$635-$705
$800-$865
+heat,
electric

No vacant
units

1 vacant
unit
1 - 1 bdrm

No vacant
units

4 vacant
units
4 - 1 bdrm

Mostly
younger
tenants
including
students

Apartment above two older downtown buildings constructed in the
early 1900s. Historic features still present in many units. Rent
includes heat, water, sewer and garbage, with tenant paying
electric. Amenities include stove, refrigerator, AC and community
laundry. Most tenants are younger professionals or students. Full
occupancy at time of survey. No comparable rent information from
2012.

Mix of
tenants

Two-level walkup apartment building constructed in the 1970s.
Rent includes water, sewer and garbage with tenant paying heat
and electric. Amenities include stove, refrigerator, wall AC, offstreet parking and community laundry. One vacant unit at time of
survey due to turnover. No comparable rent information from
2012.

Designated
for 55 and
older
occupancy

Mix of
tenants

Two buildings with 15 units each, constructed in 2002 and 2003.
Units are on ground level with no stairs and are designated for 55
and older occupancy. Tenants pay heat and electric in addition to
rent. Apartments have attached garage parking, stove, refrigerator,
dishwasher, microwave, central AC, patio and in-unit laundry. No sq
ft available but units have 1 bathroom. Units are accessible, but not
specifically designed for wheel chair occupancy. No vacant units
and limited turnover. Rents are generally unchanged from 2012
survey and some may have decreased by $55 from that time.
Three-level apartment building constructed in 2013.
Rent includes water, sewer and garbage, with tenant paying heat
and electric. Amenities include stove, refrigerator, dishwasher,
microwave, wall AC, in-unit laundry, walk-in closet and units at
higher end of range have patio/balcony. One-bedrooms have 612
sq ft and 1 bathroom and 2-bedrooms have 920 sq ft and 1
bathroom. Manager reported 4 vacant units at time of survey, but
companion Dakota Estates II just opened and has been filling. No
comparable rent information from 2012.
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Name

Number of Units
/Bedroom Mix

Rent

Vacancy/
Wait List

Tenant Mix

Comments

Market Rate

Dakota
Estates II
1019 27th
Ave N

13 - Studio
37 - 1 Bedroom
22 - 2 Bedroom
72 Total Units

$625-$675
$700-$750
$995-$1050
+heat,
electric

Dakota
Farmer
Apartments
1216 S
Main

3 - 1 Bedroom
11 - 2 Bedroom
1 - 3 Bedroom
15 Total Units

$520-$550
$575-$865
$1040
+heat,
electric

The Depot
Apartments
1116 S
Main

28 - 1 Bedroom
29 - 2 Bedroom
57 Total Units

$700
$920
+heat, hot
water,
electric

Initial
occupancy
phase with
64 units
leased

No vacant
units

2-3 open
units
typical

Mix of
tenants

Mix of
tenants

Mix of
tenants

Three-level apartment building that opened for occupancy in June
2018. By mid-July, 64 of the units had already been committed.
Rent includes wifi, water, sewer and garbage, with tenant paying
heat and electric. Amenities include stainless steel appliances
including stove, refrigerator, dishwasher (except studio),
microwave, granite countertops, wall AC, in-unit laundry, walk-in
closet and units at higher end of rent range have patio/balcony.
Studio units have 500 sq ft and 1 bathroom; 1-bedrooms have 612
sq ft and 1 bathroom, and 2-bedrooms have 920 sq ft and 2
bathrooms. Rent promotion had offered 1 free month with 12
months paid, and 64 of 72 units had been committed by mid-July.
Older 2-level commercial building that was converted to rental
housing in the late 1990s. Units are large and have stove,
refrigerator, dishwasher, central AC, in-unit laundry hookup and
attached covered parking. Three units are accessible. Manager
reported 2 vacant units at time of survey due to saturated rental
market. Most unit rents are up by $30 to $60 from 2012 survey.
Three-level apartment building with elevator constructed in 2014
and opened in 2015. Rent includes water, sewer and garbage with
tenant paying electric which includes heat and hot water. Unit
amenities include stove, refrigerator, dishwasher, microwave, inunit laundry, wall AC and balcony/patio. Project amenities include
community room and fitness room. One-bedrooms have 610 sq ft
and 2-bedrooms have 930 sq ft; all units have 1 bathroom. Specific
occupancy information was not provided but 2 or 3 open units
typical due to turnover and large supply of rental housing. No
comparable rent information from 2012, but 2-bedroom rents have
been lowered by $30 to better compete for tenants.
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Name

Number of Units
/Bedroom Mix

Rent

Vacancy/
Wait List

Tenant Mix

Comments

Market Rate

East Briar
Commons
1201 3rd
Ave NE

517 11th
Avenue SE

10 - 1 Bedroom
31 - 2 Bedroom
7 - 3 Bedroom
48 Total Units

8 - 1 Bedroom
8 Total Units

$800
$1100
$1400
+heat,
electric,
garbage

N/A
+heat,
electric

Elmwood
Manor
Apartments
316 S Elm
St

5 - Efficiency
36 - 1 Bedroom
35 - 2 Bedroom
1 - 3 Bedroom
77 Total Units

$350
$490
$550
N/A
+utilities vary

706 8th
Avenue NE

8 - 2 Bedroom
8 Total Units

$550
+heat,
electric

No vacant
units

N/A

No vacant
units

No vacant
units

Mix of
tenants

N/A

Mix of
tenants
including
some
students

Mix of
tenants

Multi-level town house units with tuck under garage constructed in
2014. Rent includes water, sewer and internet, with tenant paying
heat, electric and garbage. Unit amenities include stove,
refrigerator, dishwasher, microwave, AC, granite countertops and
in-unit laundry. Units range in size from 941 to 1232 sq ft. Units
have 1.5 to 2.5 bathrooms. Manager reported full occupancy and
good demand. No comparable rent information from 2012.
Unable to collect property-specific information in 2018 - details
provided are from prior surveys. Two-story apartment building
constructed in 1980. Tenants pay heat and electric in addition to
rent. No accessible units. While no occupancy information was
provided, overall the expanded supply of market rate and incomerestricted housing in recent years has impacted occupancy rates.
Complex includes six buildings, all three-level with no elevators,
constructed in 1976. Most tenants pay electric in addition to rent,
but heat is included in efficiencies and some 1-bedrooms also
include electric in rent. In one of the 6 buildings tenants also pay
electric heat. Amenities include stove, refrigerator, AC and
community laundry. Efficiency units have 360-380 sq ft; 1bedrooms have 450-500 sq ft. No fully accessible units. Manager
occupies 3-bedroom. Manager reported no vacant units and good
demand - affordable housing often fills by word of mouth. Manager
reports a broad mix of tenants including students, seniors and
working-age. Efficiency and 1-bedroom rents have increased by
$50 but 2-bedrooms are unchanged from 2012 survey.
Two-level walkup apartment building constructed in 1978. Tenant
pays for heat and electric in addition to rent. Amenities include
stove, refrigerator, dishwasher, wall AC, in-unit laundry hookup. No
fully accessible apartments. No vacancies reported. Rents have
increased by $45 from 2012 survey.
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611 N 1st St

12 - 2 Bedroom
12 Total Units

$625-$650
+electric

Foxridge
Apartments
2011 3rd
Ave SE

16 - 1 Bedroom
26 - 2 Bedroom
6 - 3 Bedroom
48 Total Units

N/A
+heat,
electric

Galbrecht
Apartments
724 S
Congress St

Goehring
Apartments
1621 Olive
Drive

Grand View
Apartments
616 S
Grand

No vacant
units

N/A

Mix of
tenants

Apartment building constructed in the mid-1970s. Tenant pays
electric in addition to rent. All but 1 unit has garage included in
rent. Amenities include stove, refrigerator, dishwasher and wall AC.
All units have 1 bathroom. Project is popular with both Karen and
Hispanic households. No vacancies at time of survey but some
future turnover will occur as Molded Fiberglass plans to close and
some tenants have given notice to move. No comparable rent
information from 2012.

N/A

Unable to contact in 2018 - information presented is from prior
surveys. Two 3-story apartment buildings constructed in the early
1980s. Tenants pay heat and electric in addition to rent. Each
building has coin laundry room. No accessible units - bathrooms
are too small.
Apartments constructed in 1978. Tenant pays heat and electric in
addition to rent. Amenities include stove, refrigerator, dishwasher
wall AC and some units have garage and are at higher end of rent
range. Manager reported open vacant unit and soft market due to
large supply of rental housing. Rents have increased by approx.
$150 from 2012 survey.

8 - 2 Bedroom
8 Total Units

$600-$700
+heat,
electric

1 vacant
unit
1 - 2 bdrm

Mix of
tenants

2 - 1 Bedroom
10 - 2 Bedroom
12 Total Units

N/A
+electric

N/A

N/A

8 - 1 Bedroom
8 Total Units

N/A
+heat,
electric

N/A

N/A

Unable to contact in 2018 - information presented is from prior
surveys. Apartment building constructed in 1975. Tenants pay
electric but heat included in rent. Amenities include dish washers,
A/C and garage. No accessible units.
Unable to collect property-specific information in 2018 - details
provided are from prior surveys. Two-level apartment building
constructed in 1979. Tenants pay heat and electric in addition to
rent. No accessible units. While no occupancy information was
provided, overall the expanded supply of market rate and incomerestricted housing in recent years has impacted occupancy rates.
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215 S
Greenwood

8 - 1 Bedroom
8 Total Units

N/A
+heat,
electric

N/A

N/A

710 S
Harrison

8 - 1 Bedroom
8 Total Units

$600
+electric

No vacant
units

Mix of
tenants

Heritage
Park
Apartments
307 11th
Ave NW

6 - Efficiency
24 - 1 Bedroom
3 - 2 Bedroom
6 - 3 Bedroom
39 Total Units

$375
$475-$550
$625
$750-$800
+heat,
electric

1528 S
Herret St

8 - 1 Bedroom
8 Total Units

623 S High
St

8 - 2 Bedroom
8 Total Units

Unable to collect property-specific information in 2018 - details
provided are from prior surveys. Apartment building constructed in
1980. Tenants pay heat (electric) and electric in addition to rent.
Amenities include off-street parking and coin laundry facilities. No
accessible units. While no occupancy information was provided,
overall the expanded supply of market rate and income-restricted
housing in recent years has impacted occupancy rates.
Two-level walkup apartment building constructed in 1979. Rent
includes heat but tenant pays electric in addition to rent. Amenities
include stove, refrigerator and wall AC. Manager reported full
occupancy at time of survey. No comparable rent information from
2012.
Three-story apartment building constructed in 1986; no elevator.
Tenants pay electric heat and electricity in addition to rent.
Amenities include stove, refrigerator, wall AC and coin laundry on
each floor. 16 garages and 8 storage units for additional monthly
rent. No sq ft available but 3-bedrooms have 2 bathrooms. One
unit is fully accessible, but is often not occupied by a disabled
tenant due to limited demand. Two vacant units at time of survey
due to evictions, but good demand for affordable 1-bedrooms and
these will lease quickly. Efficiency rents are up by $25, 1-bedrooms
by $100-$110, 2-bedrooms by $75 and 3-bedrooms by $50-$100
from 2012 survey.

2 vacant
units
2 - 1 bdrm

Mix of
tenants

$400

No vacant
units

Mostly
single
tenants

Former church that was converted to rental housing. Rent includes
all utilities. Amenities include stove, refrigerator, window AC and
off-street parking. Units have approx. 400 sq ft and 1 bathroom.
Most tenants are singles. No vacant units at time of survey. No
comparable rent information from 2012.

$650
+heat,
electric

2 vacant
units
2 - 2 bdrm

Mix of
tenants

Two-level walkup apartment building constructed in 1973. Tenant
pays heat and electric in addition to rent. Amenities include stove,
refrigerator and wall AC. Manager reported 2 vacant units at time
of survey. No comparable rent information from 2012.
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902 N High
St

16 Total Units

N/A

N/A

N/A

High Street
Apartments
1028 S
High

6 - 1 Bedroom
1 - 2 Bedroom
7 Total Units

N/A
+electric

N/A

N/A

Highland
Apartments
11 9th Ave
820 N Main

15 - 1 Bedroom
18 - 2 Bedroom
33 Total Units

$400-$450
$600
+electric

J&O
Apartments
224 4th Ave
SE

12 - 1 Bedroom
11 - 2 Bedroom
23 Total Units

N/A
includes
utilities

15 - 1 Bedroom
1 - 2 Bedroom
1 - 3 Bedroom
17 Total Units

$425-$500
$625
$625
+heat,
electric

903 S Jay

Lakewood
Mall
Apartments
302 Illinois
St S

18 - 2 Bedroom
18 Total Units

$500-$550
+heat,
electric

6 vacant
units
both 1 and
2 bdrm

N/A

No vacant
units

No vacant
units

Two 8-unit apartment buildings that started construction in 2018.
Unable to contact for further information.
Unable to contact in 2018 - information provided is from prior
surveys. Older house that was moved to current location and
converted into apartments in the 1970s. Rent includes heat but
tenant pays electric.

Mix of
tenants

Complex has 3 buildings with 11 units per building - constructed in
1950. Tenant pays electric but heat included in rent. Amenities
stove, refrigerator, community laundry room and 6 garages for
additional fee. No fully accessible apartments. New manager is
attempting to address multiple vacancies and deferred maintenance
issues - 6 vacancies reported at time of survey. Lower rents are
being offered to fill vacancies. One-bedroom rents are generally
similar to 2012 survey, with 2-bedrooms up by $90.

N/A

Unable to contact in 2018 - information provided is from prior
surveys. Older church building and adjoining house near the
downtown area that were converted to rental housing in 1987.
Project used tax credits but 15 year compliance has been met and
tax credit rules no longer apply.

Mix of
tenants

Three-level walkup apartment building constructed in the late
1960s. Rent includes water, sewer and garbage with tenant paying
heat and electric. Amenities include stove, refrigerator, wall AC,
off-street parking and community laundry. Manager reported a mix
of tenants including students. No vacant units at time of survey.
No comparable rent information from 2012.

Mix of
tenants

Three 6-plexes constructed in 1979. Split-foyer design with units
on two levels. Tenant pays electric heat and electricity in addition
to rent. Amenities include stove, refrigerator, AC and community
laundry. No vacancies reported. Rent has increased by
approximately $25 from 2012 survey, but unchanged for some
long-term tenants.
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Lakewood
Place
27023rd Ave
SE

20 - 2 Bedroom
7 - 3 Bedroom
27 Total Units

$1025
$1175
+heat,
electric

Le Chateau
Apartments
10 9th Ave
SW

8 - 1 Bedroom
10 - 2 Bedroom
4 - 3 Bedroom
22 Total Units

$500
$575
$650-$700
+heat,
electric

Lincoln
Street
Apartments
102-110
11th Ave SE
1121
Lincoln

The Lofts at
Main
321 S Main
St

28 Total Units

N/A

4 - Studio
4 - 1 Bedroom
6 - 2 Bedroom
14 Total Units

$600
$700
$1000
+electric

3 vacant
units
3 - 2 bdrm

1 vacant
unit
1 - 2 bdrm

N/A

No vacant
units

Most
tenants
are age
55+

Mix of
tenants

N/A

Mix of
tenants

Three-story apartment building with elevator constructed in 2002.
Tenants pay electric and heat in addition to rent. Amenities include
stove, refrigerator, dishwasher, microwave, AC, in-unit laundry
hookup, patio/balcony and attached garage parking. Two-bedrooms
have 1050 sq ft and 3-bedrooms have 1375 sq ft. Most tenants
continue to be older renters. Three vacancies reported - due to
turnover and reduced demand during summer. Rents have
increased by only $25 from 2012 survey.
Older office building converted to rental housing. Tax credits
awarded in 1987, but 15 year compliance period has been met.
Tenant pays for electric heat and electric in addition to rent. One
vacant unit at time of survey due to turnover. Rents have increased
by $100 to $125 for one-bedrooms, are generally unchanged for
two-bedrooms, and some three-bedrooms have increased by $25
from 2012 survey.
Unable to contact in 2018. Complex with 3 2-level walkup
apartment buildings, constructed in 2010 and 2011. Located near
NSU. Amenities include private entrance and wall AC.

Older downtown mixed-use building with apartments on upper two
floors that was renovated in 2016. All units are loft-style with 12'
ceilings. Rent includes heat, water, sewer and garbage, with tenant
paying electric. Amenities include stainless steel appliances and
granite countertops, AC and in-unit laundry. No sq ft available but
all units have 1 bathroom. Manager reported full occupancy and
good demand. No comparable rent information from 2012.
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M & I Villas
2701-2801
3rd Ave SE

32 - 2 Bedroom
32 Total Units

$795
+heat,
electric

1105 N
Main

6 - 2 Bedroom
6 Total Units

$875-$900
+all utilities

324 S
Marshall

6 - Efficiency
12 - 2 Bedroom
18 Total Units

$275
$530-$550
+electric

809-815
McCoy

16 - 1 Bedroom
8 - 2 Bedroom
24 Total Units

$375
$600-$650
+heat,
electric

No vacant
units

Mix of
tenants

Four 8-unit apartment buildings constructed in 1996. Buildings are
two-story with no elevator. Tenants pay electric and heat in
addition to rent. Amenities include stove, refrigerator, dishwasher,
AC, in-unit laundry hookup, patio/balcony and detached garage.
Units have 1100 sq ft and 1 bathroom. Past surveys had found that
buildings are popular with older renters for ground level units but a
general mix of tenants reported in 2018, including some students.
No vacancies reported at time of survey. Rents have decreased by
$55 from 2012 survey.
Apartments constructed in 1977. Tenants pay all utilities but rent
includes garage parking. Amenities include stove, refrigerator,
dishwasher, central AC, in-unit laundry and balcony for upper units.
Units are large, at approx. 1300 sq ft and have 2 bathrooms. No
fully accessible apartments. No vacancies reported, but market
conditions can be soft due to expanded supply of rentals in recent
years. Rents have increased by $50 to $75 from 2012 survey.

No vacant
units

Mix of
tenants

No vacant
units

Mix of
tenants,
including
seniors

Three-level apartment building constructed in 1975. Heat is
included in rent but tenants in 2-bedrooms pay for electric;
efficiency units have all utilities included in rent. No fully accessible
apartments. No vacancies reported. Building is popular with Karen
households. Efficiency rents are up by $20 and 2-bedrooms by $40
from 2012 survey.

Mix of
tenants

Apartment complex with 3 8-unit buildings constructed in 1982.
Tenants pay heat (electric) and electric in addition to rent.
Amenities stove, refrigerator, wall AC, off-street parking and
community laundry facilities. Some garages available and are at
upper end of 2-bedroom rent range. Two units vacant at time of
survey due to turnover, but market conditions can be soft due to
expanded supply of rentals in recent years. Rents have increased
by approximately $25 from 2012 survey.

2 vacant
units
1 - 1 bdrm
1 - 2 bdrm
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25 W
Melgaard

111 W
Melgaard

1620 E
Melgaard

1701
Melgaard
Road

Melgaard
Twin Homes

3 - 1 Bedroom
15 - 2 Bedroom
18 Total Units

3 - 1 Bedroom
15 - 2 Bedroom
18 Total Units

24 - 2 Bedroom
24 Total Units

$465
$570-$590
+electric

$465
$570-$590
+electric

$800
+heat,
electric

8 - 2 Bedroom
8 Total Units

N/A
+heat,
electric

4 - 2 Bedroom
12 - 3 Bedroom
16 Total Units

$1400
$1425-1450
includes
utilities

No vacant
units

No vacant
units

2 vacant
units
2 - 2 bdrm

N/A

No vacant
units

Mix of
tenants

Mix of
tenants

Mix of
tenants

N/A

Mix of
tenants

Three-level walkup apartment building constructed in 1976. Heat,
water, sewer and garbage are included in rent but tenant pays
electric. Amenities include stove, refrigerator, wall AC, off-street
parking and coin laundry facilities. No fully accessible apartments.
No vacancies reported. Building is popular with Hispanic
households. Rents have increased by $40 from 2012 survey.
Three-level walkup apartment building constructed in 1976. Heat,
water, sewer and garbage are included in rent but tenant pays
electric. Amenities include stove, refrigerator, wall AC, off-street
parking and coin laundry facilities. No fully accessible apartments.
No vacancies reported. Building is popular with Hispanic
households. Rents have increased by $50 for 1-bedrooms and $55
for 2-bedrooms from 2012 survey.
Newer Two 2-level apartment buildings with 12 units each
constructed in 2012. Tenant pays heat and electric in addition to
rent. Amenities include stove, refrigerator, dishwasher, wall AC and
in-unit laundry. No sq ft available but all units have 1 bathroom.
Manager reported 2 vacant units at time of survey. No comparable
rent information from 2012.
Unable to contact in 2018 - information provided is from prior
surveys. Two-story apartment building constructed in 1995.
Security entrance with attached single and double garages. Some
units have double garage. Tenants pay heat and electric in addition
to rent. Lower level units are accessible, but not specifically
designed for wheel chairs.
Rental twin home project that was constructed in 2015 and 2016.
Units are 1-level and have a 1-car attached garage. Rent includes
all utilities including cable TV. Amenities include stove, refrigerator,
dishwasher, microwave, AC and in-unit laundry. No vacancies at
time of survey. No comparable rent information from 2012 survey.
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605 and
609 North
Dakota St

6 - 1 Bedroom
12 - 2 Bedroom
6 - 3 Bedroom
24 Total Units

$525
$665
$765
+heat,
electric

1005 North
Dakota St

1 - 1 Bedroom
7 - 2 Bedroom
8 Total Units

$520
$585
+electric

1023 North
Dakota St

1215 North
Dakota St

5 - Studio
11 - 2 Bedroom
1 - 3 Bedroom
17 Total Units

6 - Studio
6 - 1 Bedroom
12 - 2 Bedroom
24 Total Units

$295
$625-$645
+electric

$275
$425-$485
$590
+electric

1 vacant
unit
1 - 2 bdrm

Mix of
tenants

No vacant
units

Mix of
tenants

No vacant
units

No
vacancies

Mix of
tenants

Mix of
tenants

Two apartment buildings constructed in 1977. Tenant pays heat and
electric, but rent includes garage parking. Amenities include stove,
refrigerator, dishwasher, wall AC and in-unit laundry hookup. No
fully accessible apartments. One vacant unit reported due to recent
turnover. Rents are up by $50 to $55 from 2012 survey.
Two-level walkup apartment building constructed in 1963. Tenant
pays electric but rent includes heat and garage parking for 2bedroom units. No fully accessible units. No vacancies reported.
Rents are up by $45 from 2012 survey.
Multi-level walkup apartment building constructed in 1972. Twobedroom tenants pay electric but rent includes heat and garage
parking. All utilities included in rent for studio apartments, but
studio units do not have kitchens or garage parking. One studio is
being combined with a 2-bedroom to create a 3-bedroom apartment
- unit mix reflects the change that is underway. No fully accessible
apartments. No vacancies reported other than units under
construction. Studio rents up by $20 and 2-bedrooms by $35 from
2012 survey.
Multi-level walkup apartment building constructed in 1972. Twobedrooms and higher end 1-bedroom tenants pay electric but rent
includes heat and garage parking. All utilities included in rent for
studio apartments, but no garage parking. Kitchens have been
added to some studio units at higher rents listed. No fully
accessible apartments. No vacancies reported. Studio rents up by
$20 or $75 with kitchen, 1-bedrooms by $45 to $100, and 2bedrooms by $40 to $60 from 2012 survey.
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Northern
Commons
Apartments
1116 S
State St

96621

2 Bedroom
3 Bedroom
4 Bedroom
Total Units

$1100
$1300
$1600
+heat,
electric

1601 Olive
Dr

17 - 1 Bedroom
17 Total Units

$550-$600
+electric

1611 Olive
Dr

2 - 1 Bedroom
10 - 2 Bedroom
12 Total Units

$575
$700
+electric

2 vacant
units
2 - 4 bdrm

No vacant
units

No vacant
units

Approx.
50%
students

Three-level apartment building with elevator that opened for
occupancy in late 2016. Rent includes water, sewer and garbage,
with tenant paying heat and electric. Unit amenities include
stainless steel appliances with stove, refrigerator, dishwasher,
microwave, and central AC, in-unit laundry and patio/deck. Project
amenities include fitness center and off-street parking. No sq ft
available but all units have 2 bathrooms. Located near Northern
State University and approx. ½ of tenants are students - also some
faculty. Two units vacant at time of survey in July but student
demand will grow and manager expects full occupancy by Sept. No
comparable rent information from 2012.

Mix of
tenants

Three-level walkup apartment building constructed in the late
1960s. Rent includes heat, water, sewer and garbage with tenant
paying electric. Amenities include stove, refrigerator, wall AC and
community laundry. Some garages available at higher end of rent
range. No vacant units at time of survey. No comparable rent
information from 2012.

Mix of
tenants

Three-level walkup apartment building constructed in the late
1960s. Rent includes heat, water, sewer and garbage with tenant
paying electric. Amenities include stove, refrigerator, dishwasher,
wall AC, balcony for upper units, garage parking and community
laundry. No vacant units at time of survey. No comparable rent
information from 2012.
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Paramount
Estates
612 W
Paramount
Dr

Paramount
Place
2802 3rd
Ave SE

Paramount
Villas
310
Kenmore St
S

30 - 2 Bedroom
6 - 3 Bedroom
36 Total Units

6 - 1 Bedroom
21 - 2 Bedroom
12 - 3 Bedroom
39 Total Units

16 - 1 Bedroom
16 Total Units

$1225-$1275
$1325-$1375
+heat,
electric

$750-$800
$1225-$1275
$1325-$1375
+heat,
electric

$750
+heat,
electric

10 vacant
units,
10-2 bdrm

5 vacant
units,
5 - 2 bdrm

1 vacant
unit
1 - 1 bdrm

Mix of
tenants

Mix of
tenants

Mix of
tenants

Luxury rental project that opened in 2008. Three-story apartment
building with elevator and underground parking. Rent includes
water, sewer, garbage, wifi and cable, with tenant paying heat and
electric. Unit amenities include stove, refrigerator, dishwasher, AC,
in-unit laundry, granite countertops, patio/deck, additional locked
storage spaces and other amenities. Pets are accepted. Units are
large, with all 2 bedrooms having 1,230 sq ft and 3-bedrooms with
1330 sq ft. Upper floor units have 14 foot loft ceilings. Ten vacant
unit reported - partly due to reduced demand in summer. Manager
expects occupancy to improve in August as students return to City.
Rents have increased by only $25 from 2012 survey.
Three-story apartment building with underground parking that
opened for occupancy in 2009. Tenant pays heat and electric in
addition to rent. Unit amenities include stove, refrigerator,
dishwasher, AC, in-unit laundry, patio/deck, high speed wireless
internet, additional locked storage spaces and other amenities. Pets
are accepted. One-bedrooms have 640 sq ft; 2-bedrooms have
1,230 sq ft, and 3-bedrooms have 1330 sq ft; upper floor units have
14 foot loft ceilings. Five vacancies reported - partly due to reduced
demand in summer. Manager expects occupancy to improve in
August as students return to City. Rents have increased by only
$25 to $50 from 2012 survey.
Two eight-plexes that opened for occupancy in 2011. Buildings are
two-story with no elevator. Tenants pay electric and heat in
addition to rent. Unit amenities include stove, refrigerator,
dishwasher, AC, in-unit laundry, patio/balcony, attached garage
parking and private entrances. Units have 675 sq ft and 1
bathroom. Mix of tenants including students. One vacant unit
reported. Rents have increased by $50 from 2012 survey.
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Prairie
Village I
Apartments
1215 N
Roosevelt
St

Prairie
Village II
Apartments
1215 N
Roosevelt
St

57 - 1 Bedroom
20 - 2 Bedroom
5 - 3 Bedroom
82 Total Units

13 - 1 Bedroom
37 - 2 Bedroom
20 - 3 Bedroom
70 Total Units

$680-$800
$800-$880
$950-$1070
+heat,
electric

$680-$800
$800-$880
$950-$1070
+heat,
electric

18 vacant
units
between I
and II
2 - 1 bdrm
14-2 bdrm
2 - 3 bdrm

18 vacant
units
between I
and II
2 - 1 bdrm
14-2 bdrm
2 - 3 bdrm

Mix of
tenants

Mix of
tenants

Three-level apartment building with elevator constructed in 2013.
Rent includes water, sewer, garbage and internet, with tenant
paying remaining utilities. Unit amenities include stove,
refrigerator, dishwasher, microwave, AC, in-unit laundry and
patio/balcony. Project amenities include controlled access, extra
storage and fitness center. One-bedrooms have 619-884 sq ft and
1 bathroom with larger units having den; 2-bedrooms have 832-915
sq ft and 1 bathroom; and 3-bedrooms have 1000-1204 sq ft and 1
bathroom. Mix of tenants reported including students. 18
vacancies reported between I and II - partly due to reduced
demand in summer. Manager expects occupancy to improve in
August as students return to City. No comparable rents from 2012
survey.
Three-level apartment building with elevator constructed in 2015.
Rent includes water, sewer, garbage and internet, with tenant
paying remaining utilities. Unit amenities include stove,
refrigerator, dishwasher, microwave, AC, in-unit laundry and
patio/balcony. Project amenities include controlled access, extra
storage and fitness center. One-bedrooms have 619-884 sq ft and
1 bathroom; 2-bedrooms have 832-915 sq ft and 1 bathroom; and
3-bedrooms have 1204 sq ft and 2 bathrooms. Mix of tenants
reported including students. 18 vacancies reported between I and
II - partly due to reduced demand in summer. Manager expects
occupancy to improve in August as students return to City. No
comparable rents from 2012 survey.
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Prairie
Springs I
Apartments
1314 1st
Ave SE

Prairie
Springs II
Apartments
1314 1st
Ave SE

Prospect
I & II
1702, 1902
Prospect
Ave

36 - 1 Bedroom
29 - 2 Bedroom
65 Total Units

36 - 1 Bedroom
29 - 2 Bedroom
65 Total Units

30 - 2 Bedroom
30 Total Units

$680-$720
$840-$870
+heat,
electric

$680-$720
$840-$870
+heat,
electric

$850-$875
+electric

19 vacant
units
between I
and II
8 - 1 bdrm
11-2 bdrm

19 vacant
units
between I
and II
8 - 1 bdrm
11-2 bdrm

No vacant
units

Mix of
tenants

Mix of
tenants

Designated
for 55 and
older
occupancy

Three-level apartment building with elevator that opened for
occupancy in 2010. Tenant pays electric heat and electricity in
addition to rent. Amenities include stove, refrigerator, AC, in-unit
laundry, dishwasher, balconies for some units and garage parking
available for extra $50. One-bedrooms have 619 sq ft and 2bedrooms have 912 sq ft; all units have 1 bathroom. Mix of
tenants reported including students. 19 vacancies reported
between I and II - partly due to reduced demand in summer.
Manager expects occupancy to improve in August as students return
to City. Rents have increased by $45 to $65 from 2012 survey.
Three-level apartment building with elevator that opened for
occupancy in 2011. Tenant pays electric heat and electricity in
addition to rent. Amenities include stove, refrigerator, AC, in-unit
laundry, dishwasher, balconies for some units and garage parking
available for extra $50. One-bedrooms have 619 sq ft and 2bedrooms have 912 sq ft; all units have 1 bathroom. Mix of
tenants reported including students. 19 vacancies reported
between I and II - partly due to reduced demand in summer.
Manager expects occupancy to improve in August as students return
to City. Rents have increased by $45 to $65 from 2012 survey.
Two apartment buildings with 15 units each, constructed in 1990
and 1991. Units are on ground level with no stairs. In 2007,
occupancy designation changed to age 55 and older. Tenants pay
electric in addition to rent but heat is included in rent. Apartments
have attached garage parking, stove, refrigerator, microwave,
window AC and community laundry facilities. No sq ft available but
units have 1 bathroom. Units are accessible, but not specifically
designed for wheel chair occupancy. No vacant units and limited
turnover. Rents are generally unchanged from 2012 survey and
some may have decreased by $55 from that time. Rents have
increased by $20 to $45 from 2012 survey.
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1916
Prospect

3 - 2 Bedroom
4 - 3 Bedroom
7 Total Units

$1400
$1425-1450
includes
utilities

1915
Prospect

3 - 2 Bedroom
4 - 3 Bedroom
7 Total Units

$1400
$1425-1450
includes
utilities

Rockford
Apartments
906 to
1020
N 2nd St

5 - Efficiency
33 - 1 Bedroom
34 - 2 Bedroom
7 - 3 Bedroom
79 Total Units

$300
$400
$500
$750
+electric

Roosevelt
Apartments
214 S Kline
St

3 - Efficiency
8 - 1 Bedroom
17 - 2 Bedroom
4 - 3 Bedroom
32 Total Units

$395-$500
$640-$650
$700-$1050
$1050-$1150
+heat,
electric

No vacant
units

No vacant
units

No vacant
units

2 vacant
units
1 - 2 bdrm
1 - 3 bdrm

Mix of
tenants

Mix of
tenants

Mix of
tenants

Mix of
tenants

Town house rental project that opened for occupancy in 2009. Units
are 1-level and have a 1 or 2-car attached garage. Rent includes all
utilities including cable TV. Amenities include stove, refrigerator,
dishwasher, microwave, AC and in-unit laundry. No vacancies at
time of survey. Rents have generally remained unchanged from
2012 survey.
Town house rental project that was constructed in 2011. Units are
1-level and have a 1 or 2-car attached garage. Rent includes all
utilities including cable TV. Amenities include stove, refrigerator,
dishwasher, microwave, AC and in-unit laundry. No vacancies at
time of survey. No comparable rent information from 2012 survey.

Seven apartment building rental complex constructed in 1949-1950.
Rent includes heat, water, sewer and garbage, with tenant paying
electric. Amenities include off-street parking, some garages, and
coin laundry facilities in each building. No fully accessible units.
Mix of tenants including some students. One vacant unit at time of
survey due to turnover. Most unit rents have increased by $25 to
$50 from 2012 survey.
Conversion of former high school into rental housing in 2012. Rent
includes water, sewer and garbage, with tenant paying heat and
electric. Amenities include stainless steel appliances including
stove, refrigerator, dishwasher, microwave and in-unit laundry
hookup. Some units are 2-level with lofted bedroom and 2
bathrooms. Two vacant units at time of survey due to turnover. No
comparable rent information from 2012 survey.
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Number of Units
/Bedroom Mix

Rent

Vacancy/
Wait List

Tenant Mix

Comments

Market Rate

Rose Park
Arms
209 S
Roosevelt,
222 S
Greenwood

19 7th Ave
SE

Statesman
Apartments
1015 7th
Ave SE

1 - 1 Bedroom
4 - 1 Bdrm+den
31 - 2 Bedroom
36 Total Units

3 - Efficiency
30 - 1 Bedroom
6 - 2 Bedroom
39 Total Units

9 - Efficiency
9 - 1 Bedroom
9 - 2 Bedroom
8 - 3 Bedroom
35 Total Units

$500
$525
$575-$625
+electric

$270-$370
$395-$460
$550-$625
+heat,
electric

$350 to
$750
+heat,
electric

1 vacant
unit,
1 - 2 Bdrm

No vacant
units

7 vacant
units
all types

Mix of
tenants
including
students

Mostly
singles
including
students

Mix of
tenants

Complex includes two apartment buildings with 3-stories each,
constructed in mid-1970s with no elevators. Rent includes heat but
tenants pay electric. Amenities include stove, refrigerator, AC and
community laundry. Eight garages available for $55/month. No fully
accessible units. Manager reported no vacant units and good
demand - affordable housing often fills by word of mouth. Manager
reports a broad mix of tenants including students, seniors and
working-age. One-bedroom and some 2-bedroom rents have
increased by $25 but 1+-bedrooms are unchanged from 2012
survey. Some 2-bedrooms have recently been renovated and are
now up to $625/month.
Residential building originally constructed in 1905 and converted
into apartments in 1989. Tenants pay electric and electric heat.
Amenities include stove, refrigerator and off-street parking.
Manager reported no vacancies and said that units are always full
with very low turnover rate - good demand for very affordable
housing. Most tenants are singles, including some students.
Efficiency rents have increased by $45, 1-bedrooms by $10 to $60,
and 2-bedrooms by $30 to $125 from 2012 survey.
Project is recently under new management and attempting to
address multiple vacancies and deferred maintenance issues.
Three-level apartment building constructed in 1978. Tenant pays
heat and electric in addition to rent. Amenities include stove,
refrigerator, wall AC, community laundry and some units have
decks. No fully accessible units. Unit consolidation to create more
3-bedrooms has reduced total count from 37 to 35. New manager
is attempting to fill multiple vacancies, and rents are based on unit
condition and range from $350 to $750 while deferred maintenance
is being addressed.
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Number of Units
/Bedroom Mix

Rent

Vacancy/
Wait List

Tenant Mix

Comments

Market Rate

State Street
Commons
Apartments
1007 S
State St

1224 3rd
Ave NE

Townhomes
at Melgaard
Park
316 17th
Ave SE

Treehouse
Apartments
607 10th
Ave SE

12 - 2 Bedroom
8 - 3 Bedroom
8 - 4 Bedroom
28 Total Units

$1100
$1300
$1600
+heat,
electric

12 - 1 Bedroom
12 - 2 Bedroom
24 Total Units

N/A
N/A
+heat,
electric

16 - 2 Bedroom
16 Total Units

$1250-$1400
+heat,
electric

1 - Efficiency
15 - 1 Bedroom
3 - 2 Bedroom
1 - 3 Bedroom
20 Total Units

$260
$335-$350
$410-$500
$520
includes
utilities

7 vacant
units
all types

N/A

Approx.
50%
students

N/A

No vacant
units

Mix of
tenants

No
vacancies

Mix of
tenants
including
students

Four-level apartment building with elevator that opened for
occupancy in April 2017. Rent includes water, sewer and garbage,
with tenant paying heat and electric. Unit amenities include
stainless steel appliances with stove, refrigerator, dishwasher,
microwave, and AC, in-unit laundry and patio/deck. Project
amenities include community room, fitness center and off-street
parking. No sq ft available but all units have 2 bathrooms. Located
near Northern State University and approx. ½ of tenants are
students - also some faculty. Seven units vacant at time of survey
in July but student demand will grow and manager expects full
occupancy by Sept. No comparable rent information from 2012.
Unable to collect property-specific information in 2018 - details
provided are from prior surveys. Three-level apartment building
constructed in 1980. Tenants pay heat and electric in addition to
rent. No accessible units. While no occupancy information was
provided, overall the expanded supply of market rate and incomerestricted housing in recent years has impacted occupancy rates.
One-level town house units constructed in 2015. Units have 1 or 2car attached heated garage. Rent includes water, sewer and
garbage, with tenant paying heat and electric. Unit amenities
include all stainless steel appliances with granite countertops,
central AC, in-unit laundry, walk-in closet, private patio No sq ft
available but all units have 2 bathrooms. Manager reported full
occupancy and good demand. No comparable rent information from
2012.
Former convent building constructed in early 1900s that was
converted to apartments in the late 1970s, with some later
additions. Rent includes all utilities. Location near University had
resulted in students in past surveys, but now most tenants work at
the beef plant. No fully accessible units. No units vacant at time of
survey. Most unit rents have increased by $90 to $130 from 2012
survey.
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Rent

Vacancy/
Wait List

Tenant Mix

Comments

Market Rate

Ward Plaza
104 S Main

Approx. 8 rental
apartments and
condos with 1 to
3 bedrooms

505 S
Washington

10 - 1 Bedroom
2 - 2 Bedroom
2 - 4 Bedroom
14 Total Units

$875-$2000
+electric

$500
$625
$1200
+heat,
electric

No vacant
units

1 vacant
unit
1 - 1 bdrm

Mix of
tenants

Mix of
tenants

Major restoration of older downtown hotel building in 2004 into
mixed-use with commercial on street level, apartments on second
level and condos on upper 4 floors. Overall there are 18 residential
units with approx. half offered as rental housing. Apartments of 2nd
floor are lower priced than condos offered as rentals on upper
floors. Amenities vary with condos having luxury features and
parking in attached ramp. Rental units were fully occupied at time
of survey.
Three-level walkup apartment building constructed in the late
1960s. Rent includes water, sewer and garbage with tenant paying
heat and electric. Amenities include stove, refrigerator, dishwasher,
central AC, off-street parking and community laundry. Fourbedrooms have in-unit laundry and 2 bathrooms. One vacant unit
at time of survey due to turnover. No comparable rent information
from 2012.
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Number of Units
/Bedroom Mix

Rent

Vacancy/
Wait List

Tenant Mix

Comments

Tax Credit

Acadia
Creek
Townhomes
1737 20th
Ave SE

Carlyle
Apartments
1901 Third
Ave SE

19 - 2 Bedroom
29 - 3 Bedroom
48 Total Units

42 - 1 Bedroom
1 - 2 Bedroom
43 Total Units

$458-$663
$551-$721
+heat,
electric

$455-$558
$568
including
utilities

No vacant
units,
waiting list

No vacant
units,
waiting list

General
occupancy
with 5 at
40%, 10
at 50%
and
remaining
units at
60%

Senior
occupancy

Two-level town house-style units awarded tax credits and HOME
funding in 2013. All units serve households at or below 60% of
median income with 5 units at 40% of median and 10% units at
50%. Rent includes sewer, water and garbage, with tenant paying
heat and electric. Unit amenities include stove, refrigerator,
dishwasher, AC and in-unit laundry. Project amenities include
community room, playground and outdoor patio. Two-bedroom
units have 999-1012 sq ft and 2 bathrooms, and 3-bedrooms have
1144-1320 sq ft and 2.5 bathrooms. A few units were unoccupied
at time of survey due to turnover but applications were being
processed to fill all units. A waiting list exists especially for 3bedrooms. No comparable rent information from 2012.
Three-level apartment building with elevator constructed in 2001
using tax credits and HOME funds. 18 units serve households at or
below 50% of median income and 24 units serve 60% of median
income. Designated for senior (55 and older) occupancy. Rent
includes utilities. Unit amenities include stove, refrigerator,
dishwasher and AC. Project amenities include community room,
activities room, laundry facilities on each floor, barber/beauty salon
on-site and outdoor patio. One-bedrooms have 620 sq ft and 1
bathroom. Three units are wheelchair accessible, and one unit is
designed for hearing impaired. Accessible units are not always
occupied by disabled people, but some wheel chair residents may
live in other units. Three open units at time of survey due to
turnover but applications were being processed for all units. A
waiting list exists. Some units are eligible for Housing Voucher
assistance, and some current tenants have Vouchers. Rents have
increased by $35 to $43 from 2012 survey.
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Number of Units
/Bedroom Mix

Rent

Vacancy/
Wait List

Tenant Mix

Comments

Tax Credit

Central
Villas
1901 S
Merton St

Jackson
Heights
Apartments
1016 1st
Ave SE

30 - 1 Bedroom
10 - 2 Bedroom
40 Total Units

19 - 1 Bedroom
15 - 2 Bedroom
7 - 3 Bedroom
41 Total Units

$374-$605
$670-$745
gross rents

$371-$599
$446-$731
$688-$848
including
utilities

Any
turnover
units are
filled from
long
waiting list

Any
turnover
units are
filled from
long
waiting list

Seniordesignated
with 2 at
30%, 3 at
40%, 11
at 50%
and
remaining
units at
60%

General
occupancy
with 2 at
30%, 3 at
40%, 10
at 50%
and
remaining
units at
60%

Tax credit/HOME project that opened for occupancy in 2017. Twolevel building with elevator. All units serve households at or below
60% of median income, with 2 units designated for households at
30%, 3 units designated for households at 40% and 11 units for
households at 50% of median. Rent includes all utilities. Amenities
include stove, refrigerator, dishwasher, microwave, central AC, inunit laundry and detached garage. Project amenities include
elevator, activities coordinator and community room. Eight fully
accessible units with additional adaptable units. One-bedrooms
have 645-716 sq ft and 1 bathroom; 2-bedrooms have 802-900 sq
ft and 1 bathroom. Short-term vacancies can occur due to
processing of new tenants, but a long waiting list exists for all unit
sizes and is used to fill turnovers. Only 3 units have turned over
during first year of occupancy. No comparable rent information
from 2012 survey.
Tax credit/HOME project awarded funding in 2014 and opened for
occupancy in 2015. Three-level apartment building with elevator.
All units serve households at or below 60% of median income, with
2 units designated for households at 30%, 3 units designated for
households at 40% and 10 units for households at 50% of median.
Rent includes all utilities. Amenities include stove, refrigerator,
dishwasher, microwave, central AC, in-unit laundry and garage for
extra $20. Project amenities include elevator, secure entrance and
playground. Eight fully accessible units. One-bedrooms have 671
sq ft and 1 bathroom; 3-bedrooms have 1233 sq ft and 2
bathrooms. Short-term vacancies can occur due to processing of
new tenants, but a long waiting list exists for all unit sizes and is
used to fill turnovers. No comparable rent information from 2012
survey.
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Number of Units
/Bedroom Mix

Rent

Vacancy/
Wait List

Tenant Mix

Comments

Tax Credit

Meadow
Wood
Townhomes
2714 1st
Ave SE

Sunshine
Park
1524 S
Lawson St

22 - 2 Bedroom
8 - 3 Bedroom
2 - 4 Bedroom
32 Total Units

20 - 2 Bedroom
6 - 3 Bedroom
2 - 4 Bedroom
28 Total Units

$592-$712
$832
$965
gross rents

$576-$653
$844
$1004
gross rents

Any
turnover
units are
filled from
long
waiting list

Any
turnover
units are
filled from
long
waiting list

General
occupancy
with 4 at
40%, 7 at
50% and
remaining
units at
60%

Tax credit/HOME project awarded credits in 2011, with units
available for occupancy in 2012. Town house-style with attached
garage. All units serve households at or below 60% of median
income, with 4 units designated for households at 40% and 7 units
for households at 50% of median. Tenants pay heat and electric
but gross rents listed include utility allowance. Amenities include
stove, refrigerator, dishwasher, microwave, central AC and in-unit
laundry. Two-bedrooms have 1036 sq ft and 1 bathroom; 4bedrooms have 1597 sq ft and 2 bathrooms. Short-term vacancies
can occur due to processing of new tenants, but a long waiting list
exists for all unit sizes and is used to fill turnovers. No comparable
rent information from 2012 survey.

General
occupancy
with 3 at
40%, 9 at
50% and
remaining
units at
60%

Tax credit/HOME/NSP project awarded credits in 2009, with units
available for in 2010. Town house-style with attached garage. All
units serve households at or below 60% of median income, with 3
units designated for households at 40% and 9 units for households
at 50% of median. Tenants pay heat and electric but gross rents
listed include utility allowance. Amenities include stove,
refrigerator, dishwasher, microwave, central AC and in-unit laundry.
Two-bedrooms have 1052 sq ft and 1 bathroom; 4-bedrooms have
1572 sq ft and 2 bathrooms. Short-term vacancies can occur due to
processing of new tenants, but a long waiting list exists for all unit
sizes and is used to fill turnovers. Rents have increased by $50 to
$100 from 2012 survey.
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Vacancy/
Wait List

Tenant Mix

Comments

Subsidized

Bicentennial
Apartments
1212 S
Lawson

Dakota
Square
1902 North
Dakota St

Fifth
Avenue
South
Apartments
506 S 1st St

48 - 1 Bedroom
48 Total Units

2 - 1 Bedroom
32 - 2 Bedroom
20 - 3 Bedroom
1 - 4 Bedroom
55 Total Units

49 - 1 Bedroom
49 Total Units

$604
30% of
income

30% of
income

30% of
income

No vacant
units,
waiting list

Any
turnover
units are
filled from
long
waiting list

2 vacant
units

Senior
and/or
disabled
occupancy

HUD Section 8 project constructed in the 1980s for senior and/or
disabled tenant occupancy. Project also received tax credits in 1989
for ownership change, but 15-year compliance was completed. All
tenants have rent assistance available that allows rent based on
30% of income, up to maximum rent of $604. Manager reported
full occupancy with a waiting list. Seven units are fully accessible.

General
occupancy
with 50 at
50% and
remaining
units at
80%

HUD Section 8 subsidized project for general occupancy constructed
in 1981. Project includes 4 2-level walkup buildings. Major
remodeling completed since 2010 using HOME funds and 50 units
serve households at 50% of median with 5 units at 80% of median.
Rental assistance available that allows tenants to pay rent based on
30% of income. Unit amenities include stove, refrigerator and AC,
with dishwasher in some larger units. Three units are wheel chair
accessible. Short-term vacancies can occur due to processing of
new tenants, but a long waiting list exists for all unit sizes and is
used to fill turnovers. This project tends to have more turnover than
other Housing Authority projects.

Senior/
disabled
occupancy

HUD Section 8 subsidized project for senior and/or disabled
occupancy. Rental assistance available that allows tenants to pay
rent based on 30% of income. Five units are wheelchair accessible.
There is one additional 3-bedroom apartment that was originally
used by a caretaker, but is now rented as market rate housing for
$650 and is not income restricted. There were two open units
reported at the time of the rental survey and no waiting list. An
increased supply of affordable housing in and resulting competition
for tenants was blamed for the reduced demand.
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Vacancy/
Wait List

Tenant Mix

Comments

Subsidized

Golden
West
Apartments
914 S 17th
St

Homestead
Apartments
2222 Third
Ave SE

Jordan Park
Townhomes
(formerly
Mel-Ros
Village I)
1501 15th
Ave SE

14 - 1 Bedroom
14 - 2 Bedroom
28 Total Units

73 - 1 Bedroom
2 - 2 Bedroom
75 Total Units

20 - 2 Bedroom
16 - 3 Bedroom
4 - 4 Bedroom
40 Total Units

$558
$748
30% of
income

$427
$568
30% of
income

$632
$700
$815
30% of
income

No vacant
units

Any
available
units are
filled from
waiting list

1 vacant
unit
1 - 2 bdrm
waiting list

General
occupancy

HUD Section 221(d)(3) and Section 8 New Construction subsidized
housing for general occupancy constructed in the 1960s. Rental
assistance available for all units that allows rent based on 30% of
income up to market rents listed. No units specifically designed as
accessible. Full occupancy at time of survey - project does not
maintain a waiting list, but good demand exists to fill any turnover
units that become available. Maximum rents have increased by $73
for 1-bedrooms and $105 for 2-bedrooms from 2012 survey.

Senior and
disabled
occupancy

HUD Low Rent Public Housing project constructed in 1972 designed
for senior (62 and older) and disabled tenant occupancy. Tenants
pay rent based on 30% of income up to maximum rents listed.
Meals on Wheels and home health care services available.
Amenities include stove, refrigerator and garage parking available.
One-bedrooms have 550 sq ft and 1 bathroom. Three units are
specifically designed for accessibility. Short-term vacancies can
occur due to processing of new tenants, but a 14-name waiting list
exists and is used to fill turnovers.

General
occupancy

HUD Section 8 New Construction town house-style subsidized
housing for general occupancy constructed in 1972. Tax credits also
awarded in 1987 but 15-year tax credit compliance has been met.
30 units have rent assistance available that allows rent based on
30% of income; remaining tenants pay tax credit rents listed.
Two-bedrooms have 882 sq ft and 1 bathroom; 3-bedrooms have
1015 sq ft and 1.5 bathrooms; 4-bedrooms have 1310 sq ft and 2
bathrooms. No fully accessible units. Three open units at time of
survey, but 2 applications were being processed, and waiting list
was being used to market remaining unit.
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Wait List
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Comments

Subsidized

Lawson
View
Townhomes
S High St
and S
Lawson St

Public
Housing
Scattered
Site

Sherman
Apartments
223 S Main
St

22 - 2 Bedroom
6 - 3 Bedroom
4 - 4 Bedroom
32 Total Units

4 - 2 Bedroom
17 - 3 Bedroom
4 - 4 Bedroom
25 Total Units

51 - 1 Bedroom
51 Total Units

$602
N/A
N/A
30% of
income

Any
vacancies
are filled
from
waiting list

30% of
income

No
vacancies,
waiting list

$25 - $618
30% of
income

No
vacancies,
waiting list

General
occupancy

General
occupancy

Senior/
disabled
occupancy

Formerly known as Mel-Ros Village II, this general occupancy
project was constructed in the 1970s using HUD Section 236 and
Section 8 New Construction subsidies. Units are multi-level town
houses with basements. Acquired by the Aberdeen Housing
Authority and tax credit assistance in 2007 for major renovation and
all tenants must be at 60% or less of median income. Rental
assistance available for 29 units that allows rent based on 30% of
income; 3 tenants pay tax credit gross rent listed. In-unit laundry
is being added. Short-term vacancies can occur due to processing
of new tenants, but a long waiting list exists for all unit sizes and is
used to fill turnovers.
HUD Low Rent Public Housing scattered site units in single family
and duplex configurations for general occupancy built in 1972. All
tenants pay rent based on 30% of income. In-unit laundry is being
added. Units are not designed as fully accessible, but some have
been modified with ramps or other accessibility features. Shortterm vacancies can occur due to processing of new tenants, but a
long waiting list exists for all unit sizes and is used to fill turnovers.
HUD Section 8 New Construction highrise constructed in 1981 and
located in downtown. Designated for senior (62 and older) or
disabled occupancy but over time more tenants are younger with
disabilities. Downtown location makes this project more appealing
to younger disabled tenants. Tenants pay rent based on 30% of
income, subject to basic rent and maximum rent listed. Three units
are fully accessible. Short-term vacancies can occur due to
processing of new tenants, but a long waiting list exists and is used
to fill turnovers.
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Number of Units
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Rent

Vacancy/
Wait List

Tenant Mix

Comments

Subsidized

Section 8
Housing
Choice
Vouchers

Program
participation of
400 households
in five County
region

30% of
income

N/A

N/A

HUD Housing Choice Vouchers provide tenant-based rent assistance
that can be used in any suitable rental unit. Tenant rent
contribution is based on 30% of income, with the assistance
program paying additional subsidy. In July 2018 the program had
approx. 400 participating households in Brown, Day, Marshall,
McPherson and Roberts Counties - down from 436 in 2012 due to
budget limitations. Most of the Vouchers are used in Brown County,
primarily in Aberdeen. Waiting list exists with 458 households, but
waiting list has been closed to new applicants due to funding
limitations.

Source: Community Partners Research, Inc.
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Senior Housing with Services
Aberdeen has a number of specialized housing projects that provide housing
with supportive services, primarily for an elderly population. In many cases,
“continuum of care” systems have been built by providers. These allow seniors
to effectively age-in-place, by starting out in an independent living, or a light
services housing project, and then eventually moving into more serviceintensive housing as they age.
Under South Dakota law, the Department of Health is required to license the
most service-intensive forms of senior housing, including skilled nursing homes
and Assisted Living Centers. Lower-service types of senior housing, referred to
as Residential Living Centers by the State, are to register with the Department
of Health, but are not licensed and subject to the more stringent requirements,
such as inspections.
Due to the higher level of regulation, the skilled nursing homes and Assisted
Living Centers can be identified through State licensing. In the case of
Residential Living Centers, it is possible that some properties are not registered.
In the summary of providers that follows, we have used our own classification
for units based on the type of housing provided. We have also examined those
properties that are licensed or registered with the State in determining the type
of housing. The general housing segments being analyzed include:
<
<
<
<

Housing with light services (including Residential Living Centers)
Assisted Living Centers
Memory care
Skilled nursing homes

One of the “continuum of care” providers has a senior housing option that is
designed for completely independent living. Primrose Villas is part of the
larger Primrose system, which has senior housing facilities in various locations
around the City. The Villas are rental units in twin home configurations.
Although Primrose Villas is listed in the table in this section, the analysts
recognize that this project does not include services with the housing, and is
instead oriented to independent senior households.
There are other senior-designated rental projects around the City that are not
affiliated with any senior campuses. These projects have been included in the
analysis of traditional, independent rental housing provided in the previous
section of this Update.
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Housing with Services (including Residential Living Centers)
Unit Inventory
There are three rental projects that provide light services to residents. These
projects are sometimes described as either independent living or congregate
senior housing. Services are limited in each of these projects, but all three do
provide a daily meal to residents.
<
<
<

Parkside Retirement Community is part of the Bethesda senior complex,
and has 61 units
Davis Court Apartments is part of the Avera Mother Joseph Manor
complex and has 50 units
Primrose Independent Living is part of the Primrose system and has 36
total units

Parkside and Davis Court are registered as Residential Living Centers, but
Primrose is not included on the list provided by the Department of Health.
Combined, these three projects have 147 total rental units. The inventory of
units within this housing segment has not changed significantly from the 2010
Study. However, one small facility, Gellhaus Carehaus (later known as Red
Rose Care) had been operating in 2010 with capacity for 7 residents, but has
closed since that time.
There is one additional project that may also provide this type of housing, but in
2018 an 8-unit Residential Living Center in the Avera Mother Joseph Manor was
not being offered for occupancy. These units may be available in the future.
Occupancy/Vacancy
Primrose Independent Living did not disclose occupancy information in 2018.
The other two projects both reported full occupancy with waiting lists. The high
occupancy rate in 2018 is consistent with the findings from the 2010 survey.
Rental Rates
Rental rates can potentially vary widely for this type of housing, depending on
the light services being included. Davis Court was the only project that
disclosed rental rate information in 2018, with the lowest entry price at $1,550
for a single-occupant one-bedroom apartment, which includes a noon meal, biweekly light housekeeping and an emergency call system.
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Assisted Living Centers
Inventory
There are six facilities in Aberdeen that are licensed as Assisted Living Centers
in 2018. However, one of these projects, Primrose Basic Care and Memory
Cottages, is oriented to people needing specialized memory care and has been
included in the memory care segment that follows.
Of the five projects offering traditional assisted living, two are in smaller
residential-style facilities:
<
<

Angelhaus South - 15 rooms with 16 person capacity
Angelhaus North - 9 rooms with 11 person capacity

There are three apartment-style projects:
<
<
<

Bethesda Towne Square - 40 units with 52 person capacity
Nano Nagle Village - 32 units with 45 person capacity
Primrose Place - 22 units with 36 person capacity

Combined, these five projects offer 118 units/rooms available for people
needing assisted living. With shared occupancy, total capacity could be as high
as 160 people.
The unit total within this senior market segment was largely unchanged from
the 2010 Study, but the licensed capacity for residents may have changed.
Occupancy/Vacancy
Primrose Place did not disclose occupancy information in the 2018 survey. Each
of the other four providers reported full occupancy with waiting lists. The high
rate of occupancy is consistent with the findings of the 2010 survey.
Rental Rates
Rental rates for assisted living can vary depending on the actual level of
services provided. In some facilities, all services are provided, while in others
an assessment determines the needed services that are included.
Only one of the providers, Nano Nagle Village, will admit lower income seniors
receiving Medicaid assistance, and the number of assisted tenants is capped
due to the low reimbursement rates.
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Memory Care Housing
Inventory
In 2018 there is only one secured facility in Aberdeen that is specifically
oriented to provide housing for people with memory care needs. It is important
to note that many of the other specialized senior projects may also have some
residents with memory loss that are able to function in that housing. However,
as people’s needs increase, they may eventually require a secure facility
specifically designed for people with advanced memory loss.
The only project identified is:
<

Primrose Basic Care and Memory Cottages - 21 units with 30 person
capacity

At the time of the 2010 Study, the Aberdeen Health Care Center had a
dedicated wing with 24 beds for memory care use, known as the Birchwood.
Although this project was described by staff as successful in 2010, it has since
been closed. Beds were de-licensed in the facility.
Aberdeen had once had another provider of memory care housing. Until 2006,
ManorCare Health Services (now known as Prairie Heights) also had a 20-bed
wing dedicated to memory care needs, but these beds were converted to shortterm transitional care, with many of the residents of the memory care wing
relocated into traditional nursing home beds.
Occupancy/Vacancy
Primrose Basic Care and Memory Cottages would not disclose occupancy details
in the 2018 survey. However, as the primary provider of this type of housing in
Aberdeen, it is probable that a high utilization rate of beds is being achieved.
Rental Rates
Memory care housing is one of the most service-intensive forms of specialized
care for seniors. Although no rate information was obtained, the monthly
charges typically exceed assisted living.
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Skilled Nursing Homes
Inventory
Patterns for utilization of skilled nursing beds have continued to change over
time. In the past, many residents tended to live in nursing homes for a longer
time period. But the trend in nursing home stays has tended to be shorter
occupancy. Many people enter nursing homes for only a transitional care
rehab/recovery stay. Others enter nursing homes late in their life after living in
other forms of specialized senior housing such as assisted living. As a result,
turnover rates tend to be quite high, and occupancy rates have been lowered.
This has sometimes resulted in ongoing reductions in capacity through delicensing.
There are four State-licensed skilled nursing homes in Aberdeen:
<
<
<

<

Bethesda Home is licensed for 86 beds in 2018, unchanged from 2010
Avera Mother Joseph Manor is licensed for 81 beds in 2018, unchanged
from 2010
Aberdeen Health Care Center has continued to de-license beds, with 85
beds in 2018, down from 105 in 2010 and 115 in 2007 - the Birchwood
memory care wing has been closed which may account for nearly all of
the licensed bed reduction
Prairie Heights Heath Care (formerly ManorCare) Health Services is
licensed for 99 beds in 2018 but only 95 beds are in active use - in 2010
the licensing was also at 99 beds with 92 beds in active use

Occupancy/Vacancy
While we did not complete a detailed survey of nursing home occupancy, each
project was asked about utilization patterns. While most reported good
occupancy rates, there were some unused beds. This was attributed in part to
the time of year, as demand tends to increase during the winter months, but
then ease in the summer. Although some de-licensing of beds has reduced the
supply, it has also allowed more rooms to be used for single occupancy rather
than shared, increasing the marketability of the beds.
Rental Rates
Skilled nursing care is often impacted by reimbursement rates for Medicare and
Medicaid. No specific rate information was obtained.
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Brown County Facilities
Outside of Aberdeen, the only other providers of specialized senior housing in
Brown County are located in Groton.
Residential Living Center
Rosewood Court in Groton is registered as a Residential Living Center, with 18
units in one and two-bedroom apartments. This facility provides all meals,
housing keeping and laundry services. Rates start at $1,600 for a onebedroom. The building reported a high rate of occupancy, with a waiting list.
Assisted Living
The Groton Care and Rehabilitation Center does maintain a licence as an
Assisted Living Center, but in 2018 only one bed is listed. This facility is a
skilled nursing home but can offer a lower level of care to residents as needed
within the building. The licensing could be adjusted upward as needed.
Memory Care
At the time of the 2010 Study, there was a 17-bed secured wing in the nursing
home that was dedicated to memory care residents. However, in 2018, this
dedicated wing was no longer being offered and the beds had reverted back to
the nursing home. The nursing home is locked and secure, so residents
needing memory care may be able to remain, but they are no longer living in a
separate secured wing. In 2010, the nursing home, which was then known as
Golden Living Center, was licensed for 55 total beds, including the 17-bed
Alzheimer’s wing. By 2018, this license had been reduced to 37 total beds, plus
one Assisted Living Center bed.
Skilled Nursing Home
The skilled nursing home in Groton, now known as Groton Care and
Rehabilitation Center, has a 37-bed license in 2018, with one bed licensed as an
Assisted Living Center. This total is down from 55 beds in 2010. The change
has allowed for more private-occupancy rooms, although some shared
occupancy rooms do remain available. According to staff, the facility would
have the ability to increase the licensing again, based on demand and bed
utilization.
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Proposed/Pending Projects
As stated on the previous pages, the overall inventory of specialized senior
housing in Aberdeen has remained largely unchanged in many years, although
the use of rooms/beds may have changed. No new construction projects have
proceeded in the past 10 years.
During the interview process for this Update, there was an expectation that one
or more providers of specialized senior housing were looking at constructing
new units in Aberdeen. However, no plans have been submitted to the City.
There is a sign posted in the northwest portion of the City indicating the site of
a project through StoneyBrook Suites. No further details were provided, and
the company’s website did not provide any details.
Based on other StoneyBrook facilities within the State, it is probable that this
will be licensed as an Assisted Living Center. Similar projects in Watertown,
Brookings and Huron offer apartment-style assisted living units that are privatepay only facilities. These projects range in size from 48 to 58 licensed beds,
indicating a possible configuration for Aberdeen. The largest of these facilities
is in Watertown, but the original construction had 48 licensed beds, with 10
more added in a later expansion.
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Updated Senior Demographics
Specialized senior housing in Aberdeen has the potential to attract residents
from a large geographical area. Consistent with past analyses completed by
Community Partners Research, comparisons have been made between the
supply of units and the older senior demographic profile for all Brown County.
While the County represents a primary market area for senior housing, the
potential also exists to attract people from the neighboring Counties of
McPherson, Edmunds, Faulk, Spink, Day and Marshall.
As highlighted in the earlier demographic sections of this Update, there are
various demographic estimates available, and there are some differences
between the estimating sources. To determine the size of the area’s senior
population, this 2018 Update has examined the age-based estimates for 2018
that are provided by Esri. Although the Aberdeen estimates available from Esri
are probably somewhat conservative for total population, the County-level
estimates are much more consistent with other available data sources.
Population Change
At the time of the 2010 Census, there were 5,873 senior citizens, age 65 and
older, residing in Brown County. Within these senior age ranges, there were
3,198 Brown County residents age 75 and older, and 2,675 younger seniors,
age 64 to 74 years old. For housing with services, older seniors tend to utilize
this type of housing at a much greater rate than younger seniors.
By 2018, the estimated number of seniors in Brown County had increased to
7,470 people. This is an increase of nearly 1,600 people, or more than 27%.
However, most of the growth so far this decade is attributed to younger
seniors, under the age of 75. Between 2010 and 2018, the number of seniors
age 75 and older increased by only 344 people, or a gain of less than 11%.
Projected Growth
The age-based projections from Esri do anticipate some additional growth over
the next five years. By 2023, Esri believes that the number of older seniors,
age 75 and above, will increase by approximately 440 people between 2018
and 2023, or growth of nearly 12.5%.
There will be even greater growth in the younger senior age range, between 65
and 74 years old. Esri believes that this group will grow by more than 800
people, or nearly 21%. Longer-term, the substantial growth among younger
seniors will increasingly generate demand for housing with services.
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Market Share
Using the 2018 age-based population estimates, it is possible to compare the
market share that is being captured by the various types of senior housing with
services.
Senior Housing with Light Services
The supply of units within this market segment has largely remained unchanged
for more than 10 years. One small board-and lodging style facility has closed,
but this only had capacity for 7 people. Including the units available in Groton,
the estimated supply of this housing type is 165 total living units.
In the 2018 rental survey, high rates of occupancy were reported in all of these
projects, with waiting lists typical. When compared to the senior population,
full utilization of the available units would require a capture rate of
approximately 5.3% of the County’s older senior population not residing in
more service-intensive forms of senior housing. Once again, this is very similar
to the estimated capture rate in 2010, as only modest numeric growth has
occurred, and the supply of units has been largely unchanged.
Using the age-based projections to the year 2023, at least 25 additional light
services units would be needed to maintain a stable capture rate. Given the
high rate of occupancy in existing projects, and the existence of waiting lists,
even more new units could be produced based on demand.
Assisted Living Centers
The supply of units licensed for assisted living has remained largely unchanged
for more than 10 years. Including a few probable rooms in Groton, the unit
supply in 2018 contains approximately 120 units/rooms offering assisted living.
The actual resident capacity would be larger if some of the units are occupied
by couples.
Excluding the seniors living in more service-intensive types of housing such as
nursing homes or memory care facilities, the assisted living unit supply in 2018
represents a market penetration rate of approximately 3.6% to 3.7% of the
older senior population in Brown County. This is only slightly below the
estimated rate of approximately 3.8% in 2010. The limited change is due to
only modest numeric growth in the number of older seniors Countywide
between 2010 and 2018.
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If the higher capture rate of 3.8% is used and projected forward to 2023, then
more than 20 additional units/rooms for assisted living would be needed to
maintain stable market conditions. Given the high rate of occupancy in existing
projects, and the existence of waiting lists, even more new units could be
produced based on demand.
Although there are currently no specific details available, StoneyBrook Suites is
proposing to build a new facility in Aberdeen, and has a site in the City. Based
on StoneyBrook projects elsewhere in the State, a reasonable expectation is
that as many as 48 apartment-style assisted living units may be built. If so,
this would address much of the estimated current and near-future demand for
assisted living in the City.
Memory Care
In 2018, only one dedicated memory care provider remains in Aberdeen. This
is also the only specialized memory care housing in all of Brown County. There
are 21 rooms available, with full capacity for 30 people, with some shared
occupancy.
This segment of the market has experienced a significant reduction in the
number of dedicated beds over time. However, the beds that had previously
been serving specialized memory care still exist in some cases, but are just part
of skilled nursing homes, rather than specialized wings. As a result, some of
these beds may still be used by people with memory loss, even though they are
no longer dedicated exclusively to that use.
Among the changes that have been tracked, the Birchwood wing of the
Aberdeen Health Care Center has ended operation and the 24 beds in that
secured facility. The overall licensing in the facility has dropped by 23 beds,
indicating that the closure of Birchwood was directly linked to the licensing
reduction.
A similar situation occurred in Groton in May of 2018, where a 17-bed memory
care wing has been converted to traditional skilled nursing home beds.
According to staff, memory care residents still live in the facility, but are no
longer in a dedicated wing. However, this arrangement may not be suitable for
all people, including those that have behavioral issues that are better served in
a specialized memory care project.
There had also been an additional facility in Aberdeen that ceased memory care
specialization in 2006. There had been a 20-bed dedicated wing in ManorCare,
which is now known as Prairie Heights Health Care.
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As a result of the multiple closures or changes in use, the supply of dedicated
memory care beds in Brown County is substantially smaller than had been
recorded when similar inventories were counted in both 2006 and 2010. There
are only 21 rooms, with 30 person capacity, dedicated to this specialized form
of housing in 2018.
The market share captured by specialized memory care beds has been
decreasing, due both to a decline in beds at the same time that the target
population has been growing. In 2010, it is probable that approximately 2% of
the older senior population in Brown County was living in specialized memory
care, after adjusting for permanent nursing home residents. In 2018, to fill the
30 dedicated beds in Primrose, a capture rate of only 0.9% is needed, less than
half the level being reached before multiple providers ended their involvement
in his type of specialized housing.
Skilled Nursing Homes
There are still five skilled nursing homes operating in Brown County in 2018,
unchanged from past inventories. However, the licensed bed count continues
to decrease, and the use of beds continues to change.
Based on current licensing, there are 388 licensed beds in the County, although
only 374 are in active use. This count is up slightly from an estimate of 367
licensed beds in 2010, with 360 in active use at that time. The minor increase
has been due to the elimination of memory care wings in some facilities, with a
change to traditional skilled nursing care beds. It is important to note,
however, that the use of nursing home beds for long-term residency generally
continues to decrease, and more beds are instead used for short-term
transitional care stays. As a result, it is probable that the number of beds for
“permanent” nursing home residents has decreased so far this decade.
If an estimate is used that approximately 250 of the beds are typically occupied
by long-term residents, then approximately 7% of all older seniors living in
Brown County would live in this type of housing in 2018. If Esri’s age-based
projections are accurate, and the market share for skilled nursing beds remains
stable as a permanent housing option, the approximately 280 long-term beds
will be needed by the year 2023.
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Table 24 Aberdeen Senior Housing with Services Inventory
Name

Number of Units
/Bedroom Mix

Rent

Vacancy/
Wait List

Tenant Mix

Comments

Independent Senior/Housing with Services/Residential Living Centers

Avera
St. Joseph
Manor
1002 N Jay St

Davis Court
Apartments
321 9th Ave
SE
or 1002 N Jay
St

Parkside
Retirement
Community
1324 12th Ave
SE

8 room Residential
Living Center

27 - 1 Bedroom
23 - 2 Bedroom
50 Total Units

26 - 1 Bedroom
35 - 2 Bedroom
61 Total Units

N/A

Intentionally
vacant

$1550-$1675
$1675-$1800

N/A
N/A
+electric

No vacant
units,
waiting list

No vacant
units
waiting list

Residential
Living Center

Eight small apartments on second floor of Mother Joseph
Manor that have been registered as a Residential Living
Center - but intentionally vacant in 2018 due to elevator
issues. Part of Avera Mother Joseph Manor continuum of
care complex. At the time of the 2010 Study these had
been used as supportive care beds.

Residential
Living Center

Independent living apartments for seniors constructed in
1997 that is part of the Avera Mother Joseph Manor
Retirement Community continuum of care complex.
Registered as Residential Living Center. Rents listed reflect
single/double occupancy and include noon meal, bi-weekly
light housekeeping and emergency call system that rings
into attached nursing home. Other services such as laundry
available for purchase. Units have stove, refrigerator,
dishwasher, disposal and AC. Fully occupied with waiting
list - greatest demand for 2 bedroom units. Rents have
increased by $300 for 1-bedrooms but only $50 for 2bedrooms from 2010 survey.

Residential
Living Center

Senior apartments constructed in 1985, and registered as a
Residential Living Center. Part of senior continuum of care
campus that includes Bethesda Town Square, Bethesda
Home and other services. Later remodeling project added
library and expanded dining room. Independent living, but
noon meal available through senior nutrition program, and
transportation and social activities provided. Initial deposit
of $35,000 can be made at time of move-in to lower
monthly rent. Manager reported full occupancy with a
waiting list. Most residents are in their 80s. Rent levels not
disclosed fro 2018 survey.
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Name

Number of Units
/Bedroom Mix

Rent

Vacancy/
Wait List

Tenant Mix

Comments

Independent Senior/Housing with Services/Residential Living Centers

Primrose
Independent
Living
1701 3rd Ave
SE

Primrose
Villas
1701 3rd Ave
SE

6 - 1 Bedroom
26 - 2 Bedroom
4 - 3 Bedroom
36 Total Units

12 - 2 Bedroom
12 Total Units

N/A

N/A

N/A

N/A

Senior
independent
living
offering light
services

Seniordesignated
twin homes

Independent living apartments constructed in 1991. Part of
the Primrose senior housing options that include
independent living town homes, assisted living and memory
care housing options. Rent includes all utilities, a daily
meal, light housekeeping and transportation services. While
interconnected, these facilities are on separate sites. Rental
rates and occupancy information not disclosed in 2018
survey.
Independent living twin home rental units that opened for
occupancy in 2005. Part of the Primrose continuum of care
options that include independent living apartments, assisted
living and memory care housing. Units are two bedroom,
two bathroom and attached garage. Rental rates and
occupancy information not disclosed in 2018 survey.
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Name

Number of Units
/Bedroom Mix

Rent

Vacancy/
Wait List

Tenant Mix

Comments

Assisted Living Centers

Angelhaus
South
1717 E
Melgaard
Road

Angelhaus
North
(formerly
Gellhaus
Carehaus II)
1005
Redwood
Lane

Bethesda
Towne
Square
1425 15th Ave
SE

15 rooms with 16
resident capacity
ALC license

9 rooms with 11
resident capacity
ALC license

Efficiency and
1 Bedroom
40 Total Units
licensed for 52
beds

$5600

$4600

N/A

No vacant
units,
waiting list

No vacant
units,
waiting list

No vacant
units,
waiting list

Assisted
Living Center

Assisted
Living Center

Assisted
Living Center

Residential-style facility constructed in 2001 and licensed as
Assisted Living Center. Affiliated with Angelhaus North, but
higher care level provided in South. Project can provide
housing for people with memory care needs, but not all
residents need memory care. All meals provided and 24hour staffing. Project has capacity for 16 residents in 14
private rooms and 1 shared room. Sleeping rooms have
private bathrooms. Fully occupied at time of survey with
waiting list. Private-pay facility that does not accept
Medicaid.
Residential-style facility constructed in 1996 and licensed as
Assisted Living Center. Affiliated with Angelhaus South
which provides a higher care level. Project can provide
housing for people with memory care needs, but not all
residents need memory care. All meals provided and 24hour staffing. Project has capacity for 11 residents in private
rooms or shared rooms. Sleeping rooms have private
bathrooms. Fully occupied at time of survey with waiting
list. Private-pay facility that does not accept Medicaid.
Apartment-style assisted living facility constructed in 1997
and licensed for 52 residents. Part of senior continuum of
care campus that includes Parkside Retirement Community,
Bethesda Home and other services. Monthly rent includes
all meals, weekly house keeping and laundry, medication
dispensing and other assistance with daily living. No vacant
units at time of survey but turnover occurs in older senior
population - waiting list exists and is used to fill units.
Private-pay facility with some Medicaid accepted for tenants
that deplete their assets. Rent and fee levels not disclosed.
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Name

Number of Units
/Bedroom Mix

Rent

Vacancy/
Wait List

Tenant Mix

Comments

Assisted Living Centers

Nano Nagle
Village
1020 N Jay St

Primrose
Place
1801 3rd Ave
SE

8 - Efficiency
22 - 1 Bedroom
2 - 2 Bedroom
32 Total Units
45 bed license

6 - Efficiency
14 - 1 Bedroom
2 - 2 Bedroom
22 Total Units with
28 licensed
ALC capacity

$3300
$3750
$4350
or $2875/
person

N/A

No vacant
units,
waiting list

N/A

Assisted
Living Center

Assisted
Living Center

Apartment-style Assisted Living Center constructed in 1999
and licensed for 45 beds in 2018. Part of Avera Mother
Joseph Manor continuum of care complex. Monthly rent
includes all meals, weekly house keeping and laundry,
medication dispensing and other assistance with daily living.
Units are occupied but not all 45 beds are needed. Waiting
list exists. Project has 4 Medicaid recipients - capped due to
reimbursement rate. Monthly rates have increased by $800
to $1000 from 2010 survey.
Apartment-style assisted living facility constructed in 2000.
Licensed as Assisted Living Center with capacity for 28
residents. Part of the Primrose senior options that include
independent living town homes and apartments, and
memory care housing options. While interconnected, these
facilities are on separate sites. Rent includes all meals,
weekly house keeping and laundry, medication dispensing,
and other assistance with daily living - services are
determined through a needs assessment. Skilled nursing
staff services available. Rental rates and occupancy
information not disclosed in 2018 survey. Private-pay
facility that does not accept Medicaid/Medicare.
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Name

Number of Units
/Bedroom Mix

Rent

Vacancy/
Wait List

Tenant Mix

Comments

Memory Care

Primrose
Basic Care
and Memory
Cottages
1518
Meadowbrook
Ct

21 studio units
with 30 resident
capacity

N/A

N/A

Assisted
Living Center
providing
memory care
housing

Secured, memory care/intensive service housing
constructed in early 1990s and later purchased by Primrose.
Licensed as an Assisted Living Center with 30 bed capacity.
Part of the Primrose senior options that include independent
living town homes and apartments, and assisted living.
While interconnected, these facilities are on separate sites.
Rental rates and occupancy information not disclosed in
2018 survey. Private-pay facility that does not accept
Medicaid/Medicare.
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Name

Number of Units
/Bedroom Mix

Rent

Vacancy/
Wait List

Tenant Mix

Comments

Skilled Nursing Homes

Aberdeen
Health and
Rehab
1700 N
Highway 281

Avera Mother
Joseph Manor
Retirement
Community
1002 N Jay St

Bethesda
Home of
Aberdeen
1224 S High
St

85 licensed beds

81 bed skilled
nursing facility

86 licensed beds

N/A

N/A

N/A

Typical
occupancy
rate of 75%
to 90%

Some open
beds but
good annual
occupancy
rate

Annual
occupancy
rate of
97%+

Skilled
nursing
home

Skilled nursing facility that is licensed for 85 beds in 2018 down from 105 beds in 2010 and 115 beds in 2007. Beds
still exist but are de-licensed. In 2010, there were 24 in a
secured memory care wing but that has been discontinued.
There are 24 beds in 2018 in a transitional care wing.
Typical occupancy rate is around 90% but lower when
surveyed in 2018.

Skilled
nursing
home

Skilled nursing home licensed for 81 beds, unchanged from
2010. Part of senior continuum of care campus that
includes Davis Court Apartments and Nano Nagle Village.
No specific set-asides of beds but approx. 90% serve longterm care and 10% provide transitional care. Some open
beds at time of survey but partly due to lower usage during
summer months. Annual occupancy rate is generally high.

Skilled
nursing
home

Skilled nursing home licensed for 86 beds, unchanged from
2010 survey. Part of senior continuum of care campus that
includes Bethesda Town Square, Parkside Retirement
Community and other services. Remodeling project in the
past 2 years added a new therapy center. Over time, stays
in nursing homes have grown shorter including transitional
care stays, but most residents are in long-term care.
Annual occupancy rate of 97% or higher.

 Aberdeen Housing Study Update - 2018

121

Senior Housing with Services Tables 

Name

Number of Units
/Bedroom Mix

Rent

Vacancy/
Wait List

Tenant Mix

Comments

Skilled Nursing Homes

Prairie
Heights
Health Care
(formerly
ManorCare)
400 8th Ave
NW

99 bed skilled
nursing facility
with 85 beds in
use

N/A

10 open
beds at time
of survey

Skilled
nursing
home

Skilled nursing home licensed for 99 beds but only 85 in
active use -down from 92 in use in 2010. Lowered bed
count allows for more private rooms and other uses.
Facility had once offered locked memory care wing but that
ended in 2006 when greater demand existed for
transitional/rehab care. Use of beds changes but
approximately 62% long-term and 38% short-term at time
of survey. 10 beds were unoccupied but that changes
seasonally and beds are typically full during winter months.
Utilization is also impacted by Medicaid changes.

Source: Community Partners Research, Inc.
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Employment and Local Economic Trends Analysis
While many factors influence the need for housing, employment opportunities
represent a predominant demand generator. Without jobs and corresponding
wages, the means to pay for housing is severely limited.
Employment opportunities may be provided by a broad range of private and
public business sectors. Jobs may be available in manufacturing, commercial
services, agriculture, public administration, and other industries. The type of
employment, wage level, and working conditions will each influence the kind of
housing that is needed and at what level of affordability.
The City of Aberdeen continues to be aggressive in pursuing economic
development and job growth opportunities. While working on attracting new
business to Aberdeen, the City has also concentrated on existing businesses
and has tried to facilitate job expansion in the community.
Major Aberdeen Employers
The 10 largest employers in Brown County include:
<
<
<
<
<
<
<
<
<
<
<

3M Company
Avera St. Luke’s
Bethesda Home
Hub City Inc.
Kessler’s Inc.
Mid-States Inc. Print and Media Solutions
Molded Fiber Glass South Dakota
Sanford Health
WalMart Super Center
Wells Fargo Bank
Wyndham Hotel Group, LLC

Source: Aberdeensd.com
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Labor Force and Unemployment - MiSA
Employment information for Aberdeen is available for the Micropolitan
Statistical Area (MiSA), which includes both Brown and Edmunds Counties. The
2010 Study had tracked these patterns back to the year 2000. The following
table looks at annual data from 2010 through 2017, the last full year.
Information in this table is based on the place of residence. It tracks people
living in the MiSA by their participation in the labor force regardless of where
they are actually employed. A later table provides this same information for the
City of Aberdeen.
Table 25 MiSA Average Annual Labor Force 2010 to 2017
Labor
Force

Employed

Unemployed

Year

Unemployment
Rate - MiSA

Unemployment
Rate - SD

Unemployment
Rate - US

2010

23,265

22,387

878

3.8%

5.0%

9.6%

2011

23,103

22,225

878

3.8%

4.7%

8.9%

2012

23,165

22,351

814

3.5%

4.3%

8.1%

2013

23,161

22,418

743

3.2%

3.8%

7.4%

2014

23,180

22,511

669

2.9%

3.4%

6.2%

2015

23,167

22,553

614

2.7%

3.1%

5.3%

2016

23,205

22,589

616

2.7%

3.0%

4.9%

2017

23,083

22,392

691

3.0%

3.3%

4.4%

Source: South Dakota Department of Labor

Although the size of the available labor force in the Aberdeen MiSA has been
relatively stable so far this decade, there was some decrease in 2017. If the
most recent year is compared to 2010, the MiSA saw a reduction of 182 people
in the labor force, or a decrease of approximately 0.8%. However, in 2016,
the labor force had only 60 fewer people than in 2010, before the downward
movement in 2017.
Despite the minor decrease in the overall labor force, the number of employed
residents has actually increased between 2010 and 2017. However, this is only
by five people. The highest annual employment level was reached in 2016,
before decreasing somewhat in 2017.
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Throughout the time period reviewed, the unemployment rate in the MiSA has
stayed very low, and has been at or below the Statewide rate for each year
since 2010. The Statewide unemployment rate has consistently remained well
below the national average.
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Labor Force and Unemployment - Aberdeen
Labor market information is also available at the City level. In 2017, nearly
66% of the available labor force in the MiSA were living in the City of Aberdeen.
Table 26 Aberdeen Average Annual Labor Force 2010 to 2017
Labor
Force

Employed

Unemployed

Year

Unemployment
Rate - City

Unemployment
Rate - SD

Unemployment
Rate - US

2010

14,908

14,288

620

4.2%

5.0%

9.6%

2011

14,843

14,220

623

4.2%

4.7%

8.9%

2012

14,928

14,370

558

3.7%

4.3%

8.1%

2013

15,027

14,500

527

3.5%

3.8%

7.4%

2014

15,125

14,653

472

3.1%

3.4%

6.2%

2015

15,137

14,705

432

2.9%

3.1%

5.3%

2016

15,239

14,802

437

2.9%

3.0%

4.9%

2017

15,155

14,685

470

3.1%

3.3%

4.4%

Source: South Dakota Department of Labor

Between 2010 and 2017, the available resident labor force in Aberdeen
increased in size by nearly 250 people, despite the decrease that occurred in
the larger MiSA area. The employed work force in the City also increased by
nearly 400 people, or approximately 2.8%. With the available labor force
growing faster than the employed work force, the unemployment rate in
Aberdeen decreased from 4.2% in 2010 to 3.1% in 2017.
Although the longer-term patterns have shown improving labor statistics for the
City, the peak was actually achieved in 2016. Between 2016 and 2017 both the
labor force and the employed workforce in the City decreased slightly.
Only partial-year information is available for 2018, but through the first seven
months of this year, the number of employed residents in the City has
increased somewhat from the comparable 2017 level. However, this may
change when a full 12 months are available for review.
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Average Annual Wages by Industry Sector
The following table shows the annual employment and average annual wages
by major employment sector in 2017, the last full year of data. This information
is only available at the county level. It is important to note that the major
employment sectors listed do not represent all employment in Brown County.
The details by industry sector that are available on the State website are only
for private employers. Government is another major employment sector in
Brown County, but no specific wage or employment data could be retrieved.
Table 27 Brown County Average Annual Wages by Industry Detail: 2017
Industry

2017 Employment

2009 Average Annual Wage

Total All Industry

20,711

$41,392

Construction

971

$48,880

Education and Health Services

3,246

$48,724

Financial Activities

1,058

$61,776

Information

284

$46,436

Leisure and Hospitality

2,086

$15,184

Manufacturing

3,296

$46,488

Natural Resources, Mining

302

$38,688

Other Services

626

$26,000

Professional and Business Services

1,398

$49,816

Trade, Transportation, Utilities

4,511

$35,984

Source: South Dakota Department of Labor

The average weekly wage for all industry in 2017 was $41,392. The highest
paying private employment wage sector was Financial Activities at more than
$61,700. This was the only sector with an annual average wage above
$50,000.
The industry sector with the largest employment level was Trade,
Transportation and Utilities. However, the average annual wage in this sector
was below the overall average.
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Annual Covered Employment
Since the Quarterly Census of Covered Workers (QCEW) tracks employees
covered by unemployment insurance by location, it is possible to examine
longer-term patterns in the employment level. The following table displays the
total number of workers reported in Brown County back to the year 2001.
Table 28 Brown County Average Annual Employment
Year

Total Covered Employment

Year

Total Covered Employment

2000

N/A

2009

19,890

2001

19,148

2010

20,009

2002

18,763

2011

20,084

2003

18,790

2012

20,403

2004

19,049

2013

20,551

2005

19,409

2014

20,716

2006

19,751

2015

20,862

2007

20,100

2016

20,939

2008
20,172
Source: QCEW - SD Dept. of Labor

2017

20,711

When viewed over a longer-term there has been a general upward trend in the
employment level in the County, as tracked by unemployment compensation. If
2017 is compared to the year 2001, there had been an increase of more than
1,550 jobs. However, between 2016 and 2017 there was a minor employment
decrease. No usable information is yet available for 2018.

 Aberdeen Housing Study Update - 2018

129

Employment and Economic Trends Update 

Commuting Patterns of Area Workers
Information is available on area workers that commute for employment. The
best information is from the 2016 American Community Survey, and has been
examined for the City of Aberdeen. This table only examines people that
commuted, and excludes people that work at home.
Table 29 Commuting Times for Aberdeen Residents - 2016
Travel Time

Number

Percent

Less than 15 minutes

10,269

72.9%

15 to 24 minutes

2,994

21.2%

25 minutes or more

830

5.9%

Total

14,093

100%

Source: American Community Survey

The large majority of Aberdeen residents were working locally in 2016. Overall,
more than 94% were commuting less than 25 minutes to work. Nearly 73%
were traveling less than 15 minutes, and presumably most of these people
were working within the City limits.
The American Community Survey also identifies travel time by location of
employment. For people that worked in Aberdeen, the following travel times
were identified.
Table 30 Commuting Times for Aberdeen Employees - 2016
Travel Time

Number

Percent

Less than 15 minutes

10,831

62.9%

15 to 24 minutes

4,215

24.5%

25 minutes or more

2,183

12.7%

Total

17,229

100%

Source: American Community Survey

For people that worked in Aberdeen, only 12.7% traveled 25 minutes or more.
Overall, more than 87% traveled 24 minutes or less, including people that both
lived and worked within Aberdeen.
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Census On the Map
The Census Bureau also produces commuter reports through its Center for
Economic Studies division. This information is based on reports for the year
2015, and provides a further breakdown of worker movement patterns.
According to this source, there were 16,050 people that were employed within
Aberdeen in 2015. Most of these city-based employees were also living in the
Aberdeen. Overall, nearly 62% of the city-based jobs were filled by residents.
However, there were more than 6,100 people that did not live in Aberdeen but
were commuting in to fill jobs in the City. Among the primary locations
supplying workers were Lincoln Township, Aberdeen Township, Groton, Sioux
Falls and Huron.
There were also a number of City residents that left Aberdeen for employment.
Nearly 4,000 people worked outside of the City. Among the primary
destinations were Aberdeen Township, Sioux Falls, Brookings and Watertown.

 Aberdeen Housing Study Update - 2018

131

Findings and Recommendations 

Section Table of Contents
Page
Summary of Findings and Recommendations

134

Update on Growth Trends and Projections

135

Summary of Growth Projections by Age Group

136

Summary of Housing Unit Demand and Tenure Projections

132

Summary of Employment and Economic Conditions

133

Rental Housing Recommendations

135

Ownership/Single Family Housing Recommendations

136

Rehabilitation and Neighborhood Revitalization

152

Other Housing Issues

164
168

 Aberdeen Housing Study Update - 2018

132

Findings and Recommendations 

Findings and Recommendations Overview
Overview
In 2010, a comprehensive housing study was completed for the City of
Aberdeen by Community Partners Research. In 2018, the City contracted with
Community Partners Research to update that document. For the Findings and
Recommendations section, the approach that has been used is to follow the
same format of the 2010 Study and provide the latest information on the topics
and issues that had been identified.
In the pages that follow, we have updated the information that summarized our
findings on growth trends and projections, growth trends by age group, and our
findings of unit demand and tenure.
Following this summary information, we have analyzed specific housing topics
and recommendations. Consistent with the 2010 document, the
findings/recommendations have been organized into categories:
<
Rental Housing Recommendations
<
Home Ownership and Single Family Development
<
Housing Rehabilitation
<
Other Housing Issues
Findings and Recommendations for the City of Aberdeen
Rental Housing Recommendations
1.

Market Demand for 40 to 50 Conventional Market Rate Rental Housing Units Per
Year - page 140

2.

Market Need to Develop 70 to 80 Tax Credit Moderate Rent Housing Units page 143

3.

Goal of Developing 30 to 40 Subsidized Rental Units - page 145

4.

Promote the Development of Specialized Memory Care Housing - page 147

5.

Support the Development of Additional Senior Housing with Services - page 149

6.

Updated Findings on Opportunities to Provide Housing with Services to Lower
Income Seniors - page 150

7.

Updated Findings on Student Housing - page 150

8.

Continue with Innovative Efforts to Assist Renter Households - Page 152
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Home Ownership and Single Family Housing Recommendations
9.

Promote the Construction of 20 to 25 Affordable Homes Per Year - Page 155

10. Demand for 25 to 35 Moderately-Priced Homes Constructed Annually - Page 156
11. Demand for 35 to 40 Higher-Priced Homes Constructed Annually - Page 157
12. Promote Affordable Existing Home Ownership Options - Page 158
13. Continue to Utilize Home Ownership Assistance Programs - page 159
14. Consider Purchase/Rehabilitation/Resale Home Ownership Options - page 160
15. Updated Findings on Lot Availability and Development - page 161
16. Continue to Utilize Infill Lots for Affordable Housing Development - page 162
17. Continue to Support Affordable Subdivision and Home Development - page 163
18. Promote Attached Single Family Housing Development - page 164
Housing Rehabilitation
19. Promote Rental Housing Rehabilitation Programs - page 166
20. Promote Owner-occupied Housing Rehabilitation Programs - page 167
21. Updated Findings on a Rental Licensing and Inspection Program - page 168
Other Housing Issues
22. Updated Findings on Downtown Housing- page 169
23. Updated Findings on Diversity Issues- page 169

More details are provided in the following pages. Prior to the specific
recommendations, a summary of some of the key growth-related findings and
projections has been presented.
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Update on Growth Trends and Projections
Past studies have examined the longer-term growth statistics for Aberdeen, and
then attempted to project forward for a five-year growth forecast. In general,
these past attempts have proven to be overly conservative. The City’s growth
trajectory for population and households has accelerated over time. As a
result, even the most optimistic end of the projection range has been exceeded.
The 2010 Study had proceeded with the expectation that the City had the
potential to add up to 80 households per year over a five-year period extending
to the year 2015. However, the best available evidence now indicates that the
City has probably averaged annual growth of approximately 140 households per
year in the current decade, and even this estimate may be low.
The City has had very strong housing unit construction activity in recent years.
Before adjusting for any unit losses or potential vacancy, the City has been
averaging as many as 180 new housing units in an average year since 2010, so
actual household growth surpassing 140 is very possible. For comparison, the
City averaged growth of fewer than 90 households per year between 2000 and
2010, so the rate since 2010 is significantly higher than in the past.
Despite the recent achievements in housing unit construction and resulting
household growth, the available projection sources still tend to have a
conservative opinion of future potential. Esri, the primary data source used for
this 2018 Update, expects that the City will add an average of fewer than 125
households per year over the next five years.
The analysts recognize that Esri is a conservative data source for the City’s
growth potential, but Esri’s County level projection appears to be more reliable.
Esri is projecting that all of Brown County, including Aberdeen, will add
approximately 174 households per year over the projection period. While this
is viewed by the analysts as a more realistic forecast for numeric growth, it is
probable that more than 125 of the net gain in households will be within the
City of Aberdeen, and less in the other rural jurisdictions.
Therefore, a better indicator of Aberdeen’s future growth potential would be as
many as 150 households per year between 2018 and 2023. Given the history
of under-projecting actual growth, it is certainly possible that this number may
also prove to be conservative.
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Update on Growth Projections by Age Group
The previous housing studies completed for Aberdeen have largely tracked the
same basic aging trends, as the large “baby boom” generation moves through
the aging cycle.
Since the 2010 Study was completed, the Aberdeen area has continued to see
strong net household growth in the age ranges between 55 and 74 years old.
Going forward to the year 2023, growth will be especially strong in the age
ranges 65 and older, as the baby boomers advance through the aging cycle.
Overall, the age-based projections show a net decrease in most of the younger
adult age groups, with the notable exception of the 35 to 44 year old range.
While growth within this single 10-year age cohort will be relatively strong, it
will be offset by decreases in other age groups. As a result, Esri is projecting a
net increase of nearly 450 households age 65 and older, but a net increase of
only 169 households age 64 and younger over the next five years within the
City of Aberdeen.
It is important to recognize that most of the changes that occur within defined
age ranges are simply the result of the existing population aging over time. It
is also important to note that these age-based projections represent an
informed prediction of future growth. There is some evidence that job
opportunities being created in Aberdeen have attracted immigrant populations,
including some from international locations. Demographic patterns for
immigrant populations can differ, including larger families and younger
households that are willing to relocate for employment opportunities.

 Aberdeen Housing Study Update - 2018

136

Findings and Recommendations 

Update on Housing Unit Demand and Tenure
The best available information on housing tenure patterns in Aberdeen would
indicate that the rental rate has been increasing. When the 2010 Census was
conducted, the rental rate was just above 40%, with nearly 60% of households
owning their unit. But construction patterns since 2010 have added more
multifamily rental housing units to the City than single family units. As a result,
it is probable that the rental tenure rate in 2018 has moved above 42%.
However, it is important to recognize that demand for owner-occupancy
housing has also been very strong so far this decade. The review of building
permit reports for the years from 2010 through 2018 show more than 625 units
have been built in the City that would appear to be intended for owneroccupants. But more than 900 multifamily rental units have been constructed
within that same time period. Before allowing for some degree of vacancy in
rental housing, the estimated tenure distribution for newly created units is
closer to 60% rental and 40% for home ownership.
Since rental production is generally achieved in larger, multifamily projects,
there can be significant year-to-year variation. Much of the gain in rental
housing was achieved between 2011 and 2013. Annual single family
construction patterns have been much more consistent. As a result, home
ownership housing starts have exceeded rental creation over the past few
years, but when looking back to the start of the decade, overall rental
construction has been greater.
The occupancy tenure pattern that has been evident since 2010 does differ
from the past. As tracked by the decennial censuses, the 2000s was a very
strong decade for home ownership. Between 2000 and 2010, Aberdeen added
590 owner households and 275 renters. The net change represented a tenure
split of approximately 68% ownership and 32% rental.
In the 2010 Housing Study, we had used a tenure projection that home
ownership demand would exceed rental between 2010 and 2015. Instead,
rental exceeded ownership, based on actual unit construction during that time.
For this 2018 Update, Community Partners Research has used a projection that
tenure patterns will return to a more normal distribution going forward, with
approximately 55% owner and 45% renter demand through the year 2023.
With a projection that growth-generated demand will yield the need for
approximately 150 housing units per year, this projection would anticipate
approximately 83 ownership units and 67 rental units in an average year,
before other demand-generators are added to the calculation.
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Additional Housing Demand Generators
In addition to growth-generated demand, calculations for total future housing
needs can also be based on factors such as replacement of lost units, and pentup, or existing demand for housing that is not being served.
Demand from Unit Replacement
In the past, Aberdeen has experienced a significant need for unit replacement.
Some of this was tied to past flooding and subsequent flood damage clearance
activities. But removal of flood-susceptible structures over time has addressed
much of this problem. Some additional past losses were due to redevelopment
projects, road expansion work or similar causes. However, any removals in
recent years have probably been due to the clearance of substandard
structures. No specific demolition records could be obtained for this 2018
Update, so the extent of recent unit losses cannot be estimated.
With the assumption that some ongoing unit removal will occur, an additional
20 units per year have been added to the growth-generated demand forecast.
This replacement need has been split between owner and renter housing units.
If a greater level of annual unit losses do occur in the future, one-for-one
replacement would be recommended. It is important to recognize, however,
that this unit replacement calculation has been viewed in terms of overall
supply and demand. It is unlikely that any older housing that is lost can then
be replaced by equally affordable new construction.
Pent-Up Demand
Another demand generator can be based on the potential need to add units
within specific market segments that are currently under served. For example,
there continues to be an under-supply of very affordable, subsidized housing,
but resources to expand the inventory have not been available in recent
decades. Low income households that are attempting to move into the
community may not be able to find suitable housing, and may be forced to live
elsewhere.
Pent-up demand varies by market segment. Discussion of unmet demand will
be incorporated into the specific unit recommendations that follow later in this
section.
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Rental Housing Recommendations
Findings: Since the last Housing Study was completed, development activity
of rental housing in Aberdeen has accelerated. The multifamily buildings that
were issued a building permit since 2010 would represent approximately 910
additional units, including a few conversion projects. Without any adjustment
for units that may have been lost, the potential rental inventory may be as
large as 5,950 to 6,000 total units in Aberdeen by the end of 2018.
The construction from 2010 onward has continued a pattern of rental
development that had started in 2009. Over the 10-year period spanning 2009
through 2018, building permit reports would show as many as 1,076 total units
being created in the City. On an annual average basis, the City has added
approximately 108 units per year over the last 10 years.
Rental housing development has not followed a linear growth pattern, as certain
years include large-scale projects, while others see few new units developed.
Much of the recent production was permitted in the years from 2011 to 2013.
The single biggest year for rental volume was 2013, when more than 200 new
rental units were permitted.
With the substantial expansion in the City’s rental inventory in recent years,
vacancy rates are higher than in the past. While ongoing household growth has
absorbed most of the newly created units, there was an above-average vacancy
rate in the conventional market rate segment when a telephone survey was
completed in July. A subsequent followup in early October found that the
projects with the largest number of vacancies in July still had a similar number
of open units later in the year. Anticipated demand from student renters at the
start of the fall academic term had not been sufficient to fill the open
apartments.
Within other market segments, occupancy rates tended to be very high in 2018.
This included the more moderate rent units in the conventional rental inventory.
Older rental complexes in Aberdeen, including those constructed in the 1980s
and earlier, tend to have a much lower rent structure than the projects built in
the past 20 years. Demand for this more affordable option was strong, and
many projects reported limited annual turnover, as longer-term tenants remain
in occupancy.
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The income-restricted, moderate rent segment that primarily represents
projects assisted with federal low income housing tax credits also remains
strong, despite growth in this inventory in recent years. High occupancy rates
were reported in both general occupancy and senior-designated projects.
Waiting lists for occupancy are common in tax credit projects.
Within the federally subsidized housing segment, the estimated vacancy rate
was below 1% when the survey was completed, and once again waiting lists are
common. There has been no real change in this very affordable inventory since
the 1980s, as federal subsidy funding sources have been very limited.
The demand calculations that have been used for this 2018 Update expect that
annual household growth and the replacement of older or lost housing will
generate adequate demand for approximately 170 total housing units in
Aberdeen per year over a five-year projection period. For planning purposes,
approximately 45% of this demand should be for renter-occupancy housing, or
an annual average of approximately 77 units per year.
Based on past patterns, the actual development of this housing will vary from
year-to-year, but over the five-year time period, the 77 unit per year average
should yield total rental production of as many as 375 to 400 additional units.
This production goal could actually be increased if sufficient resources could be
obtained to build more very affordable subsidized housing. But this
recommended unit creation has been made with the assumption that
conventional rental units will represent most of the housing produced.

1.

Market Demand for 40 to 50 Conventional Market Rate Rental
Housing Units Per Year

Findings: Most of the new rental housing constructed in Aberdeen over the
past 10 years has been within the conventional rental segment, offering purely
market rate rental housing. Nearly 70% of the newly created units would
appear to be market rate housing, although some of the production was
oriented to seniors, or to students near the NSU campus.
The significant new construction that began to occur starting in 2009 followed a
time period with below-average production. From 2000 through 2008, very few
new rental units of any type had been developed, and overall the City had
averaged only 20 units per year through new construction. Then, over the next
10 years, as many as 75 conventional units per year were added, on an
average annual basis.
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In 2018, there is some level of vacancy that exists within some of the newest
market rate apartment projects. The estimated vacancy rate in the
conventional segment was above 6% in July, but most of the open units were in
the newer buildings that tended to have a higher rent structure.
Occupancy rates were still very high in the older conventional projects with
more moderate prices. There is often a significant price difference between
older units in the City and the rents typically charged in new projects. Most
managers indicated that strong demand was present for more affordable units
that offered good quality housing.
While the rent structure in new projects tends to be higher than existing
rentals, some of the recent developments do offer relatively affordable options
for newly-constructed housing. There are one-bedroom apartments offered for
less than $800 per month and two-bedroom options for less than $1,000.
There are also choices for higher-end units, with more amenities and features.
It is important to note that the rental range that applies to the newest projects
is a reflection of features, amenities, square footage and other factors.
However, the square footage of the unit becomes a primary factor in the rents
being charged.
If gross rents are viewed as a rent per square foot, and include an estimate for
tenant-paid utilities, but excluding parking, the apartment projects constructed
since 2014 would generally be within the following ranges:

Unit Type
1-Bedroom
2-Bedroom

Gross Rent
Per Sq. Ft.
$1.20 to $1.33/sq ft
$1.05 to $1.22/sq ft

There have also been some twin home and town house-style rental projects
constructed in recent years that have a substantially higher rent level, but no
calculations could be made for these units since square footage details were not
available. In this style of rental housing, it is assumed that larger floor plans
exist, and attached garage parking is included.
Due to some level of saturation in the newer apartment inventory in 2018,
there were some rent concessions being offered. For example, Dakota Estates
II which opened in June, was offering one month free with 12 months paid rent.
Within its first two months of initial occupancy this project had leased nearly
90% of the apartments.
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The age-based projections used for this Study show that the percentage of
households age 65 and older will continue to grow over the five-year projection
period. While the number of households age 64 and younger will also increase,
more than 70% of the expected net growth in households will be due to more
senior-headed households over the next five years.
Older adult households looking to rent their housing will often look for a unit
with a higher level of amenities. They will also look for age-appropriate design
features. Some of the rental projects constructed in Aberdeen in recent years
appear to have targeted active seniors with town house-style projects offering
one-level living, attached garages and features of single family living.
Recommendation: Our demand calculations show that Aberdeen will need
approximately 375 to 400 additional rental units constructed over the next five
years. We would recommend that conventional, market rate rental housing
represent approximately 200 to 250 units to reach this production goal. On an
annual basis, this would equal between 40 and 50 units in an average year.
This level of production would be below the recent average, as the City has
probably had construction of approximately 75 units per year since 2009.
However, part of this was in response to very low rental production in the early
2000s, which had created significant pent-up demand. In 2018, pent-up
demand is no longer a significant contributor to demand for conventional
housing.
In 2018 there is evidence of some current market saturation within the higherpriced conventional segment. While the overall vacancy rate was just above
6% for all market rate housing, most of the open units in July were in newer
apartment buildings. However, the strong annual household growth potential
for the City should result in absorption of this current oversupply, and create
demand for new units going forward.
As cited in previous studies, there are a number of Aberdeen renter households
that can afford a monthly rent that is typically required for new conventional
housing. Overall, the 2016 American Community Survey estimates showed
that approximately 36% of all renter households in Aberdeen had an annual
income of $36,000 or more, but only 17% of all rental units were priced at
$900 or more for gross rent. Since 2016, some new conventional rental
housing has been added to the local inventory and has expanded the unit
supply in the higher price ranges. But income levels have also improved,
potentially moving more renter households above the $36,000 threshold.
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Most of the moderate to higher income households actually had an annual
income of $50,000 or more in 2016, and could afford to pay $1,250 or more for
housing each month. Households in these income ranges represented nearly
24% of all renter households in the City, but the supply of units in the higher
prices ranges was much smaller.
Since much of the growth through the year 2023 will come from households
age 65 and older, we would continue to recommend units that can appeal to
empty-nester and senior renter households. Barrier-free units with features
such as in-unit laundry and attached parking would be some of the attractive
features that would offer age-appropriate housing. According to the American
Community Survey, approximately 34% of all renter households in Aberdeen
were age 55 or older in 2016. This percentage will continue to increase
through the year 2023. Part of this unit recommendation could therefore be
developed as senior-designated housing.

2.

Market Need to Develop 70 to 80 Tax Credit Moderate Rent
Housing Units by 2023

Findings: The federal low income housing tax credit program continues to be
the best available resource for the production of more affordable rental
housing. The South Dakota Housing Development Authority (SDHDA) may also
have other resources that can be used, including HUD HOME funding, but tax
credits typically define the income and occupancy restrictions that apply to this
moderate rent option.
Aberdeen has been very successful in recent years in securing the highly
competitive resources needed for more affordable rental development. Since
2010, four different tax credit projects have been constructed, Meadow Wood
Townhomes, Acadia Creek Townhomes, Jackson Heights Apartments and
Central Villas Apartments. Combined, these projects have added 161
affordable units. Central Villas, with 40 apartments, is designated for senior
occupancy (age 55 and older), while the other three projects are available for
general occupancy.
Excluding past tax credit projects that also have federal subsidy programs, the
local inventory of moderate rent tax credit housing has 232 total units in 2018.
There are 83 senior-designated units and 149 general occupancy units. As
stated in the previous paragraph, most of these units have been constructed
since 2010.
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All of this supply has income limits capped at 60% or less of median income,
and maximum rent restrictions apply. In 2018, the maximum income for a
two-person household is up to $34,800, and to $43,440 for a four-member
household. With an estimated median household income for renters in
Aberdeen at $28,727 in 2016, most existing renter households living in the City
would be below the applicable income limits for tax credit housing.
In addition to income limits, the tax credit program places gross rent caps on
the rental units. The 60% of income gross rent limits in 2018 are as follows:
Bedroom Size
One-Bedroom
Two-Bedroom
Three-Bedroom

Maximum Allowable Rent
$815
$978
$1,129

However, none of the tax credit projects in Aberdeen were approaching these
maximum limits at the time of the 2018 survey. The gross unit rents being
charged are actually below the limits established for households at 50% of the
median income level.
Another limitation of tax credit housing that impacts Aberdeen is the prohibition
of full-time students, unless other members of the household have incomes.
With a student population in the community, a tax credit project cannot accept
many student renter households.
Despite the introduction of four new projects with 161 units in the past few
years, occupancy rates within this market segment remain very high in 2018.
While a few open units were reported to the telephone survey, applications
were being processed to fill all of the available units. The income-certification
process can result in short-term vacancies due to paperwork, but all of the
projects maintain waiting lists for occupancy. The Aberdeen Housing Authority,
which is affiliated with four of the six projects in this housing segment, reported
“long” waiting lists for both senior and general occupancy units.
Recommendation: Given the large percentage of renter households with low
to moderate income levels in Aberdeen, the ongoing production of more
affordable rental housing is strongly encouraged. Most renters cannot afford
the rents associated with conventional new construction without applying a
disproportionate share of income, so moderate rent units are a better match.
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We have allocated approximately 20% of the recommended future production
into the moderate rent, income restricted segment generally developed through
the use of federal housing tax credits. Over the five-year period, 70 to 80
additional units would be recommended. Recent projects have ranged in size
from 32 to 48 units, and two similar-sized projects by the year 2023 would help
to expand affordable options in the community.
Both general occupancy and senior-designated units have achieved market
success, and waiting lists exist for both occupancy types. According to the
American Community Survey, approximately 34% of all renter households in
Aberdeen were age 55 or older in 2016. This percentage will continue to
increase through the year 2023, so development projects that are targeted to
seniors can work within this recommendation.
Consistent with other tax credit projects in the community, future development
should focus on rents that are close to, or lower than, the limits set for
households at 50% of income, even though income limits would be up to 60%.
Ideally, a portion of the units would also be below the rent limits used for the
tenant-based Voucher program, allowing even lower income households the
ability to access the project.

3.

Goal of Developing 30 to 40 Subsidized Rental Units by 2023

Findings: As used in this Update, subsidized housing has the ability to serve
even very low income households. Typically, subsidized housing has projectbased rent assistance, or a similar funding available, that allows tenants to pay
rent based on 30% of monthly income. In nearly all cases, subsidized housing
has utilized federal housing resources.
The inventory of project-based subsidized housing in Aberdeen has remained
very stable for many years. The identified inventory in 2018 is identical to the
supply that was listed in the 2007 housing study for the City, so not unit gains
or losses have occurred in more than 10 years.
The City has 10 federally subsidized projects, with 417 units of subsidized rental
housing. One of these projects, with 14 units, serves special-needs
populations, which are not available to the general rental market. The
remaining 403 subsidized units are targeted to senior/disabled renters (223
total units), or to general occupancy renter households (180 total units).
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Although no new units have been added in many years, no subsidized unit
losses have occurred in Aberdeen in more than 10 years. The last net addition
to the project-based subsidized stock probably dates to the early 1980s. Since
that time, the number of households living in Aberdeen has increased by 30%
or more, but the supply of project-based subsidized housing has not.
Further compounding the diminished share of subsidized options over time is
the status of the tenant-based rent assistance Voucher Program. Vouchers can
be issued to income-eligible households for use in suitable, private market
rental housing units. With the assistance, a household pays approximately 30%
of their income for their rent, with the program subsidy paying any additional
rent amounts.
Funding limitations for Vouchers have generally resulted in fewer households
being served over time. As the incremental cost per household has increased,
fewer Vouchers can be issued. At the time of the 2010 Study, there were 430
participating households in the five-county service area. By 2018, this had
decreased to approximately 400 households. Most of the participating
households do live in Aberdeen or Brown County.
With continued growth in the number of renter households in Aberdeen, but no
increase in the supply of subsidized rental options, demand for this housing
segment remains very strong. High occupancy rates were reported in 2018,
and any open units were typically in the process of being filled. Most projects
reported the existence of a waiting list.
The tenant-based Voucher Program had a waiting list with more than 450
names in July 2018. Due to its length, this waiting list had been closed for
some time to new applicants, so it is viewed as only a partial indicator of unmet
demand.
According to the 2016 American Community Survey, there were more than
2,000 renter households in Aberdeen that were paying 30% or more of their
income for housing. Nearly all of these households had an annual income below
$35,000 and rental cost-burden was most frequent for households below
$20,000 for annual income.
Recommendation: Past housing studies for Aberdeen have recommended a
goal of adding to the supply of subsidized resources in the community. This has
not been accomplished, due to the absence of funding for “deep subsidy”
housing construction in recent decades. The availability of tenant-based
assistance has also diminished as program costs have grown at a faster rate
than budget authority.
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Despite the inability to expand the subsidized housing stock in the past, we
would continue to encourage the City to seek resources with the goal of adding
six to eight additional subsidized units per year over a five-year period. This
unit recommendation is less than the identified need, but is made with the
realistic understanding that producing “deep subsidy” units, with rent based on
income will be very difficult to achieve.
In the past, the Aberdeen Housing Authority has been active in applying for any
special allocations of rent assistance, including programs for veterans or
disabled renters. However, even assistance for these very targeted groups has
been very limited in recent years. Without larger-scale federal programs it will
be difficult to create additional subsidized housing.
It also remains an important community strategy to prevent the future loss of
any of the existing project-based subsidized housing. If units are at risk in the
future, it may be appropriate for public or nonprofit housing agencies to
become involved in attempts to preserve these subsidized resources. In the
past, the Aberdeen Housing Authority did purchase and rehabilitate Lawson
View Townhomes as a preservation project.

4.

Promote the Development of Specialized Memory Care Housing

Findings: As a regional center, Aberdeen has developed a broad array of
specialized senior housing options. The City has senior campuses that can
provide a range of housing with services, from more independent to higher
levels of care. The City also has stand-alone providers, targeting specific
market segments.
One of the highest levels of care is within the housing segment serving people
with memory loss. People with health issues due to dementia, Alzheimer’s
Disease, or similar causes may often be housed in assisted living centers,
nursing homes, or less service-intensive forms of senior housing in the earlier
phases of memory loss. However, as the problems progress, it is often
necessary to provide housing in special facilities that provide a secure
environment and care targeted to memory loss residents.
At the time of the 2010 Study, the area’s supply of memory care housing had
been expanding. The Aberdeen Health Care Center had created a special,
secure wing for memory care residents, with 24 beds. Another provider,
Primrose Cottages, had added beds to its existing facility. With some recent
expansion, we had recommended that the supply of units/beds was adequate to
meet near-term demand.
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However, the research for this 2018 Update found that the supply of specialized
memory care housing has contracted significantly since that time. The
Aberdeen Health Care Center has closed Birchwood and beds have been delicensed in the facility. In Groton, a 17-bed memory care wing was converted
to traditional skilled nursing home beds. According to staff, memory care
residents may still live in the facility, but are no longer in a dedicated wing.
In 2018 there is only one secured facility in Aberdeen that is specifically
oriented to provide housing for people with memory care needs. Primrose Basic
Care and Memory Cottages has 21 units with 30 bed capacity. No occupancy
information was provided by this facility, but as the sole provider of this form of
housing, it is assumed that significant demand is present.
At the time of the 2010 Study, approximately 2% of all older seniors (outside of
skilled nursing homes) in Brown County were living in a dedicated memory care
housing option. By 2018, this had dropped to less than 0.9%. If there is no
future increase in memory care beds, then fewer than 0.8% of older seniors
would have access to a memory care option by 2023, based on a growing
senior population.
A previous section of this document has provided additional details about senior
demographics, and the supply of various forms of specialized housing.
Recommendation: In 2018, the greatest under-served segment of specialized
senior housing is memory care. With the removal of some dedicated options
that had existed in the past, the current supply of units/beds is less than half
the level that had existed in 2010. To return to the same concentration of
units/beds, Brown County would need to add capacity for between 40 and 50
memory care residents by the year 2023.
It is important to note that the removal of memory care options that had
previously existed does not appear to be due to a lack of demand. When
surveyed in the past, these facilities had been successful, with high occupancy
rates. Instead, it would appear that the complexities of offering specialized
memory care, with high staffing costs, liability concerns and similar factors,
have discouraged providers from serving this housing segment.
It does need to be stated that some people with memory loss can find other
housing options that are not secured memory care facilities. But there are also
people that may be forced to leave the community because of the limited
choices within Brown County.
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5.

Support the Development of Additional Senior Housing with
Services

Findings: Senior housing with services can cover a wide range of housing
types. Under South Dakota law, more service-intensive forms senior housing
must be licensed, including Assisted Living Centers.
Lower-service housing, sometimes referred to as congregate senior housing, is
not licensed but providers are often registered with the State as Residential
Living Centers. These facilities are not subject to the same standards as the
Assisted Living Centers, including the inspection requirements. As a result,
some of the lower-service senior providers do not register with the State.
When compared to the 2010 Housing Study, there have been very few changes
in the assisted living or light services housing inventories in Aberdeen. Some of
the smaller residential-style facilities may have changed, but the overall
capacity is very similar to 2010. The last identified new assisted living project
dates to 2001, when Angelhaus South was constructed.
A previous section of this document has provided additional details about senior
demographics, and the supply of the various forms of specialized housing.
Recommendation: Based on the continued growth of older senior citizens in
Brown County over the next five years, there will be additional housing with
services units needed. At a minimum, at least 20 units of assisted living and 25
units of lighter services housing could be added, just to maintain a stable
distribution of specialized care options. Given the long time period since any
net gain has occurred, even larger expansions would certainly be possible.
At the time of the research for this 2018 Update, it did appear that a new
specialized care senior option was being planned. StoneyBrook Suites had
secured a site in the northeast portion of the City. No specific details were
available, but based on other StoneyBrook facilities within the State, it is
probable that this will be licensed as an Assisted Living Center. Similar projects
in Watertown, Brookings and Huron offer apartment-style assisted living units
that are private-pay only facilities. These other projects range in size from 48
to 58 licensed beds, indicating a possible configuration for Aberdeen.
If StoneyBrook proceeds at this estimated scale, it would significantly expand
the assisted living choices within the City. Depending on the level of care
offered, it is also possible that some of the units may be available to more
independent seniors.
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6.

Updated Findings on Opportunities to Provide Housing with
Services to Lower Income Seniors

Findings: Previous studies completed for Aberdeen have commented on the
difficulty of providing housing with services for lower income seniors. Although
the State has funding for waivered services, the reimbursement rate tends to
be substantially below the fees charged to private-pay residents. As a result,
most of Aberdeen’s assisted living projects have not accepted
Medicaid/waivered services residents.
The research completed in 2018 found no real change in this situation. Only
two of the assisted living facilities indicate a willingness to accept Medicaid
residents. Nano Nagle Village does continue to have some units available, but
the percentage is lower than reported in 2010. Bethesda Towne Square also
has some assistance recipients, but only when existing private-pay residents
have depleted their assets, and have started receiving State assistance.
Some of the other providers may also allow existing residents to remain in
occupancy after they have depleted their assets, but most indicated that they
are private-pay only.
Recommendation: There is no change with this issue in 2018. The
Medicaid/waivered services reimbursement rate continues to limit the
acceptance within the assisted living units in Aberdeen. If lower income seniors
cannot gain access to an assisted living center, they may eventually live in a
nursing home instead. Others may need to leave the City to access a facility
they can afford.
Although specific details were not obtained about the proposed StoneyBrook
Suites development, in other communities this provider is identified as a
private-pay facility.

7.

Updated Findings on Student Housing

Findings: The research completed in 2018 collected some additional
information on student populations attending post-secondary options in
Aberdeen. Recent enrollment information was obtained from Northern State
University (NSU), but no similar information was available from Presentation
College.
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The reports from NSU contained information on students that were based in
Aberdeen. These reports showed that the number of students taking classes
within the City had decreased by approximately 430 people between 2013 and
2017. Overall, NSU did have growth in the total enrollment, but this total
would also include on-line learners, remote campus locations, and/or nontraditional students. Based on this information, student population growth
within Aberdeen would not be viewed as a contributing factor for the need for
additional housing.
Since 2010, there has been some ongoing private market housing development
around the NSU campus. At least four of the recent multifamily construction
projects are located within easy walking distance of the campus. These include
The Depot Apartments with 57 units, Northern Commons with 21 units, Lincoln
Street Apartments with 28 units, and State Street Commons with 28 units.
Three of these projects were successfully contacted and they offer general
occupancy housing, but also appear to have many student renters.
When surveyed, the newer projects had high rates of occupancy, but a few
open units were present. However, the telephone survey was completed in
July, and it was expected that demand from students would increase in August
as the fall term approached.
While no enrollment information was obtained from Presentation College, there
has been some expansion of on-campus housing. In 2018, Presentation has
capacity for approximately 300 students, more than double the capacity that
had existed in 2010. It is doubtful that the Aberdeen-based enrollment has
increased at a greater level than on-campus housing, so once again there is
little evidence that student-generated demand is driving the need for more
housing.
Recommendation: Student housing options in Aberdeen exist in both oncampus and private market choices. In recent years, both types of housing
have increased in the community. At the same time, it is probable that the
number of Aberdeen-based students has decreased. As a result, student
demand is not viewed as a significant contributing factor for the need to build
more rental housing.
There is some evidence that students are becoming more focused on unit
quality than on price. The expansion of newer, high-amenity rental projects
near the NSU campus has attracted some student renters that may once have
looked at lower-priced buildings elsewhere in the community. But the overall
supply of rental housing citywide in Aberdeen is addressing the demand
generated by students. With a conventional housing vacancy rate above 6% in
2018, students did have options at the start of the 2018 academic term.
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The opportunity to build future projects oriented to students will largely be
dependent upon location. A site near the campus would allow for units that
could attract a share of the student market. With additional market rate
housing needed in Aberdeen over the next five years, this would be a viable
development option, depending on the location.

8.

Continue with Innovative Efforts to Assist Renter Households

Findings: Aberdeen has a large number of renter households and rental
housing units. From 2010 to 2018, rental demand has exceeded home
ownership demand in the community, based on unit construction activity.
At the time of the 2010 Study, the Aberdeen Housing Authority had just started
a Security Deposit Program, using a grant from the South Dakota Housing
Development Agency (SDHDA). That program has continued since that time,
with annual grants awarded. The assistance can provide up to $300 to incomeeligible households for their security deposit. Income limits are set at 50% of
median, consistent with tenant-based rent assistance. But participants do not
need to be participating in the Voucher Program to receive a security deposit
amount. Based on typical funding, between 70 and 80 households can
participate annually.
The Aberdeen Housing Authority will also work with tenants that have an unpaid
utility balance, which may be preventing them from securing rental housing.
Local social service agencies and nonprofits can sometimes help to resolve
these issues, allowing the household to secure utility service at their new unit.
Recommendation: The City and the Housing Authority have been active in
rental housing issues. We would continue to recommend that innovative
programs be pursued to improve the situation for area renter households. As
the City continues to grow, more households will need to migrate from other
parts of the country. Newly arriving households will often look for rental
housing until they get acclimated to the community. Ongoing efforts to assist
area renters and rental housing conditions will be an important strategy for
community growth.
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Home Ownership and Single Family Development
Findings: New construction of single family houses in Aberdeen has remained
strong in recent decades. Even during time periods when other parts of the
U.S. experienced significant declines in home building, Aberdeen has shown a
much greater level of consistency, as evident in the chart below.

Over the time period from 2000 through 2017, the City averaged approximately
72 single family housing starts annually, based on building permit records. The
past two full years were above this longer-term average, with more than 80
units per year.
At the time of the research for this 2018 Update, only partial-year information
was available for 2018. It did appear that activity was lower in 2018 than in
the two prior years, but this may have been due in part to a limited supply of
more affordable lot options.
One of the key contributors to the sustained home building activity has been
the local nonprofit, Homes Are Possible, Inc., better known as HAPI. For many
years, HAPI has been involved in residential subdivision creation, making more
affordable lots available for home builders. In 2018, the most recent HAPI
subdivision was largely sold-out, and the final vacant lots were being used.
Late in the year, HAPI had started development activity in the first phase of a
new subdivision in the northern part of the City, which should greatly expand
the options for builders in 2019 and beyond.
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A detailed breakdown of housing unit types is not available from building permit
reports, but the large majority of recently constructed units are believed to be
traditional single family detached houses. The HAPI subdivisions have focused
on creating detached home lots. In other subdivisions there has been some
construction of attached units, including twin homes and town houses for
owner-occupancy. Lots remain available in 2018 for these types of attached
units.
As cited previously in this document, Aberdeen’s rate of owner-occupancy
housing tenure has probably decreased slightly in recent years, despite the
strong new construction patterns for single family units. In 2010, the City’s
ownership rate was above 59%, but has probably dropped to less than 58% in
2018. This has been due to even stronger unit development in multifamily
rental projects, especially in the years between 2011 and 2013, when the
number of multifamily rent units created was more than double the single
family starts. However, multifamily construction can experience wide year-toyear variations in activity, while single family housing has been more
consistent.
Going forward, the household growth projections used for this Update expect
the City to need at least 170 housing units per year to keep pace with
anticipated growth and some ongoing unit replacement. We have used a
tenure projection of approximately 55% owner and 45% renter demand for unit
construction through the year 2023. Admittedly, the 55% home ownership rate
is higher than achieved so far this decade, but it is more consistent with longerterm patterns.
This calculation yields an expected demand for approximately 90 to 95 owneroccupancy units per year over the next five years. If achieved, this level of
production would be slightly higher than in the past. The City has not reached
90 or more single family housing starts in a single year since 2007, although
more than 80 single family units were permitted in both 2016 and 2017.
A strong national economy, rising local home values and continued growth for
the community should all help to generate greater interest in home ownership
over the next few years.
The following recommendations have been updated related to new home
ownership housing construction.
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9.

Promote the Construction of 20 to 25 Affordable Homes Per Year

Findings: Aberdeen has continued to promote affordable home construction.
In the past, this has primarily been accomplished through Homes Are Possible
Inc., (HAPI), a local nonprofit that is focused on affordable ownership.
HAPI has a long history of creating affordable lot options. The lots may be used
for HAPI-developed houses, or may be sold to private home builders. The most
affordable new homes are typically developed by HAPI, and use available
financial resources to lower the end purchase price. In the past, most HAPI
houses have a purchase price below $200,000, although some deferred gap
financing assistance may be due at a future point of sale/refinance.
With rising cost for building materials and land development, it will become
increasingly difficult to build new houses for less than $225,000, the
approximate target price for very affordable homes. However, with its
established track record, HAPI is better positioned than other developers to
achieve an affordable price point.
The demographic projections used for this Update do expect some growth in the
number of younger adult households in Aberdeen over the next few years. The
strongest younger age cohort will be in the 35 to 44 year old range. However,
when overall growth patterns for the area are examined, most of the
anticipated net growth will occur within the senior age groups, age 65 and
older. Younger households typically represent the primary market for
affordable new construction.
While success has been achieved with affordable new construction, most of the
demand for affordable, entry-level ownership housing will continue to be met by
the sale of existing houses. Prices for existing homes in Aberdeen are
increasing, but existing homes still tend to be more affordable when compared
to prices for comparable new construction.
Recommendation: HAPI has been the most active promoter of affordable new
construction, by offering lower-priced lots, home buyer assistance programs
and speculative home construction. Going forward, we continue to believe that
demand will exist in the entry-level segment. Over the next five years we
believe that 22% to 27% of the projected demand can be addressed within the
very affordable segment, generally defined as $225,000 or less. Based on the
anticipated overall demand for new houses, this yields approximately 20 to 25
affordable houses per year.
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While many of the affordable homes will be constructed in HAPI’s new
subdivision in the northern part of the City, some construction will also occur
elsewhere in the community. There are remnant infill lots that would be
suitable for more affordable houses. There has also been ongoing use of
scattered redevelopment parcels, often where a previous dilapidated structure
was removed.
To reach an ownership purchase price of $225,000 or less, significant cost
saving measures will be needed, along with probable development or financing
subsidies. This will somewhat limit the area’s ability to generate this type of
housing.
The Aberdeen area will need to continue attracting younger families and
working age residents to maintain an adequate work force for area employers.
This recommendation is part of a strategy of proactive efforts to attract and
retain younger households.

10.

Demand for 25 to 35 Moderately-Priced Homes Constructed
Annually

Findings: Much of the home building that has been occurring in Aberdeen in
recent years would generally be defined within the moderate price ranges, with
an approximate purchase price of $225,000 to $325,000. This has generally
been accomplished by private home builders, working in both HAPI subdivisions
and in for-profit subdivisions. Some of this production has been in the form of
attached housing, including twin home intended for owner-occupants.
Although income levels for home owners have continued to improve over time,
many potential home buyers are still within a moderate income range. As
tracked over time, there has been a growing number of households with an
annual income above $75,000, and the rate of home ownership within these
income ranges is high.
Anticipated demand should also exist from the large “baby boom” generation as
it advanced through the aging cycle. Older adult households have created
ongoing demand for age-appropriate housing, which offers low maintenance
living opportunities. While some higher-priced attached housing will be
developed, much of this demand should also be within the more moderate price
ranges.
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Due to rising costs for materials and labor, the average new construction price
continues to grow. In 2019 and beyond, it will be difficult to produce new
construction units that are below $225,000 without the use of development
subsidies.
Recommendation: Approximately 27% to 35% of the future demand has been
allocated to the more moderate home price ranges, with expected annual
demand for approximately 25 to 35 units annually. Demand for housing in the
moderate price ranges can generally be met by the private development
community, and would not typically require any level of public involvement or
assistance, except at the lower end of the range. The City will be providing Tax
Increment Financing to some of the new subdivisions helping to lower the costs
of infrastructure.
In 2019, a number of new residential subdivisions will begin offering lot options.
A mix of price ranges will be available, but many of the new development areas
will be oriented to moderately-priced homes. This will provide potential buyers
with attractive new options for new home locations.
Moderately-priced houses should represent a mix of single family detached
homes, as well as attached housing which can appeal to mature households as
they age. While attached housing units, such as twin homes or town houses,
would be well-matched to life-cycle needs, it is likely that this segment of the
market will gradually grow in market share over time.
The calculations are based on average annual demand, and in any given year
there is potential for actual production to be above or below the five-year
average.

11.

Demand for 35 to 40 Higher-Priced Homes Constructed Annually

Findings: A large share of the home building that is likely to occur in Aberdeen
would generally be defined within the higher price ranges, with a total purchase
price of $325,000 or more. Much of this is due to the demographic patterns for
the area, as a larger share of households will be in the age ranges 55 and older
over the next five years. Most of these mature households will already own
their housing, and a decision to opt for new construction will be based on the
availability of trade-up housing options.
This 2018 Update has continued to track the household growth in the age
groups 55 and older. Over the next five years, growth should be especially
strong in the 10-year age range between 65 and 74 years old. The ownership
tenure preferences for older adult households remain very high.
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According to the American Community Survey, the home ownership rate for
Aberdeen households in the 55 to 74 year old ranges was approximately 75%.
Demand from middle-aged and older adult households will primarily exist from
people looking to upgrade their housing.
Recommendation: Approximately 35% to 43% of the future demand has been
allocated to the higher home price ranges, with expected annual demand for
approximately 35 to 40 units annually. Demand for housing in the higher price
ranges can generally be met by the private development community, and would
not typically require any level of public involvement or assistance, although Tax
Increment Financing may be provided to some of the new subdivisions helping
to lower the costs of infrastructure.
As stated previously, a number of new residential subdivisions will begin
offering lot options in 2019. A mix of price ranges will be available, but some of
the new development areas will be oriented to higher-priced homes. This will
provide potential buyers with attractive new options for new home locations.
Higher-priced houses should represent a mix of single family detached homes,
as well as attached housing which can appeal to mature households as they
age. However, within the higher price ranges, most of the houses would be
detached single family homes.

12.

Promote Affordable Existing Home Ownership Options

Findings: This Update has tracked home sales activity in Aberdeen back to
the year 2006. Over this longer time period there has tended to be a gradual
escalation in the median value for sales of existing houses. In 2006, the
median sale price was $143,950, increasing to $155,750 for 2017. In most
years, the annual price increase was rather limited, but between 2016 and
2017, the median increased by nearly $12,000, the largest single year change.
While this could be an aberration, it may also reflect increasing demand for
houses. No sales records were yet available for 2018.
Unlike many communities, the median sales prices did not decrease in
Aberdeen in the late 2000s or early 2010s, when the national housing market
was in distress. Instead, the median sales prices just continued a gradual
upward trend during this time.
Despite the continued increases in home values, there are still very affordable
ownership options in the existing home inventory. When compared to typical
prices for new home construction, existing units represent a much more
affordable option for many potential home buyers in the region.
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With strong projected growth from households age 65 and older, the
community also has the ability to generate roll-over opportunities within the
older, existing stock. Seniors that move into age-appropriate new construction
or rental units will help to make older single family houses available for sale.
The more this life-cycle concept is successfully implemented over the next few
years, the more opportunities that will be created for younger buyers.
Recommendation: Among the community goals are to attract and retain
younger households, including a work force for area employment opportunities.
With most existing homes selling for significantly less than the costs for new
construction, promotion of the affordable existing ownership options can help
achieve these goals. Some communities have extended home ownership
financial incentives to buyers of existing homes.
There is evidence over time that some older existing single family homes may
have been converted to rental housing. While this expands rental options, it is
probably in the City’s best long-term interest to attract home owners, and
maintain a high rate of home ownership in single family houses. Efforts to
promote affordable home ownership can help to limit the conversion of houses
to rental use. A separate recommendation has also been made concerning the
rehabilitation of older homes for future resale.

13.

Continue to Utilize Home Ownership Assistance Programs

Findings: Aberdeen continues to be one of the most successful cities in South
Dakota in promoting and encouraging affordable home ownership. The Homes
Are Possible, Inc. organization, better known as HAPI, is a model that other
communities have attempted to replicate.
In addition to affordable subdivision development and new home construction,
HAPI remains active in offering financial assistance programs to potential home
buyers. HAPI utilizes locally generated funding and can also direct buyers to
other resources, such as Rural Development mortgage programs. Most home
buyers in HAPI subdivisions utilize some form of outside assistance.
Recommendation: HAPI has a successful track record in helping first-time
buyers achieve home ownership. In 2018, mortgage interest rates are
beginning to rise. As mortgage rates increase, home ownership will potentially
become more difficult for marginal buyers. Continued emphasis on financial
assistance programs and home buyer education and will become increasingly
important as the City attempts to increase the rate of home ownership and the
annual level of home building.
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14.

Consider Purchase/Rehabilitation/Resale Home Ownership
Options

Findings: The 2010 Housing Study had promoted a purchase and rehabilitation
program as a potential way to utilize the City’s supply of older homes. As lowervalued homes are listed for sale, they may not be an attractive option for
potential home buyers because of the amount of repair work that is required.
There are different ways to approach purchase/rehab, but increasingly some
communities are taking a direct role through a local housing agency. A public
or nonprofit agency purchases the older house and completes the necessary
rehabilitation work. The house is then resold to an eligible buyer.
Among the difficulties of this approach is the potential that the afterimprovement value of the home will be less than the amount invested in the
purchase and rehabilitation. This “value gap” must be supplied through some
form of grant or subsidy.
Although this type of program may require outside assistance, some
communities are finding it to be more cost-effective than new construction
attempts to create affordable home ownership. As home building costs
continue to rise, a gap subsidy also needs to be applied to new construction,
making the repair of existing houses a more practical option.
Recommendation: Aberdeen has a stock of older single family houses.
According to the American Community Survey, the median year of construction
for owner-occupancy units is 1965. These older houses often have a lower
value, when compared to new construction, but may need upgrades to be
attractive to potential home buyers.
A program that utilizes the older, lower-valued housing stock could expand the
affordable home ownership options, while also addressing neighborhood
revitalization needs. An outside subsidy source would be needed to address
any gap that exists between the cost of purchase/rehab and the end sale price
to an eligible home buyer. However, a gap subsidy is also typically required to
create affordable new construction opportunities.
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15.

Updated Findings on Lot Availability and Development

Findings: With consistent annual lot absorption for new home construction,
Aberdeen has needed ongoing subdivision development to supply options for
area builders. At the time of the research for this 2018 Update, there were
local concerns about the overall improved lot inventory. But multiple projects
were being initiated that should significantly expand the choices and options
over the next few years.
An earlier section of this document had highlighted some of the existing
subdivisions and their remaining inventories of unsold lots. In general, there
were multiple locations in the City with some vacant lots, and a range of listing
prices existed. Most of the supply was for detached single family houses, but
lots for twin homes also were available in different subdivisions.
As stated previously, HAPI, has been one of the primary developers of lots for
residential construction in recent decades. The final phase of the current HAPI
subdivision had only one remaining lot listed on the MLS, at $31,000, and that
lot appeared to be builder-owned. Most of the lots in the Central subdivision
have either been developed or new home construction is underway in 2018. A
few additional vacant lots may remain that are builder-owned, but this
subdivision is nearing full build-out.
Late in 2018, HAPI was starting development of the first phase of a new
subdivision in the northern part of the City. This is the first of two planned
phases, with each phase containing more than 80 single family lots. Recent
HAPI subdivisions have had a typical lot price of approximately $26,500, before
any incentives or subsidies are applied, based on the home buyer’s eligibility.
In addition to HAPI, a number of private developers also have subdivisions in
the early development or planning stages in 2018. Detailed information was
typically not available, but as many as 150 detached single family lots, and twin
home lots for up to 30 units appear likely to enter the market by 2019.
It is also important to note that additional lots exist outside of the City limits, in
both rural townships and neighboring small cities. Aberdeen also has a supply
of infill lots located within existing neighborhoods, sometimes resulting from
previous clearance activities. Some of these may be suitable for new home
construction.
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Recommendation: The research completed for the 2018 Update indicates
that lot availability is not an issue that will limit future home construction in
Aberdeen, based on the projects that are currently underway. By 2019, it is
probable that 300 or more total lots may exist in the City, including lots for twin
home construction.
The demand projections used for this Update expect approximately 90 to 95
single family units per year. Some of this anticipated construction will occur on
infill or redevelopment sites, but up to 90 new lots may be absorbed in a typical
year. Therefore, the residential lot inventory in Aberdeen should be adequate
to support at least three years of construction activity.
Since a number of the new subdivisions also have opportunities for future
phases, additional lots can then be created as dictated by demand. Land
developers do not want to have a large inventory of unsold lots. Infrastructure
costs and property taxes can quickly reduce potential profit if a lot remains
available for more than two years. Aberdeen has successful nonprofit and
private developers with significant experience. These developers will respond
to actual absorption and create new subdivisions as needed.
Over time, Aberdeen has been active in acquiring substandard properties and
clearing the structures. In some cases, the sites are suitable for residential
redevelopment.

16.

Continue to Utilize Infill Lots for Affordable Housing Development

Findings: Infill construction of affordable homes has occurred in the past,
including houses developed through HAPI. In some cases, Governor’s Homes
were placed on the lot, while in others new construction was used.
Recommendation: There is no specific inventory of infill lots in Aberdeen, but
some parcels do become available annually. In each of the past two years,
HAPI has done three infill house projects. These houses are typically less
expensive, because infrastructure services are in place. Limitations due to the
lot size can impact the type of home that is developed, with some smaller slabon-grade houses built and sold for less than $150,000.
Infill redevelopment represents a very affordable approach to home ownership.
It also promotes neighborhood revitalization, by replacing a newly built home in
an established neighborhood. With growth projected for the community, and
ongoing demand for owner-occupancy units, continued redevelopment of infill
parcels is encouraged.
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17.

Continue to Support Affordable Subdivision and Home
Development

Findings: For more than 15 years, Homes Are Possible, Inc. (HAPI) has been
one of the most successful affordable housing developers in the State,
especially for home ownership opportunities. With their successful track record,
HAPI was being recruited to other cities around the State, but in 2018, the
nonprofit is primarily focused on its home community of Aberdeen.
Since its creation, HAPI has developed multiple residential subdivisions,
primarily focusing on affordable single family houses. HAPI had once placed
Governor’s Homes in its subdivisions, but later shifted to stick-built homes.
The subdivisions include affordable lots sold private home builders as well as
houses developed and sold directly by HAPI.
HAPI uses Tax Increment Financing (TIF) assistance to help pay for streets and
infrastructure costs. Home buyer assistance can also be offered through
various funding sources, including down payment assistance and “soft” second
loans that are repaid at the point of future sale. These various subsidy sources
are based on the end buyers annual income, but most assisted households have
an income below $83,000. USDA Rural Development mortgage products may
also be used.
Lot prices have typically been below $26,000, before the assistance programs
are applied. HAPI has been able to develop and sell recent houses for less than
$175,000. Private builders have constructed some homes at higher prices, but
all recent houses have been sold for less than $300,000.
As described previously, HAPI’s Central Subdivision is almost fully developed,
and work has started on a new site in the northern portion of the community,
with lots potentially available by late 2018. The entire parcel could include
more than 160 single family lots, developed in phases. Adjoining land could
also be acquired for additional lots longer-term.
Recommendation: HAPI continues to achieve significant success in the
affordable home ownership market. As stated previously, Aberdeen has
typically sustained very consistent year-to-year single family construction
activity. Even during the national market downturn of the late 2000s and early
2010s, the volume of new home construction in Aberdeen was relatively stable.
This was probably due in large part to the impact of HAPI, and its approach to
building affordable ownership opportunities, including home buyer assistance to
write-down the end purchase price.
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Part of HAPI’s success is from the involvement of TIF assistance, which is used
for infrastructure costs in the subdivision projects. This has allowed lowerpriced lots to be sold, reducing the end cost of the house that is built.
Going forward, this Update has used a higher projected level of overall
household growth in the City. Projections would also indicate that future
demand for owner-occupancy units will somewhat exceed demand for rental
housing, with up to 55% of the households looking to own their unit. This
should create sustained demand for new construction at a level that is slightly
greater than the recent past.
With an established record of offering affordable options, HAPI should continue
to capture a large share of the local housing demand. The new subdivision
phase planned for 2018/19 will provide approximately 80 or more additional lot
options, which should provide adequate capacity for development over the next
two years. HAPI should also have continued success with its infill projects,
which sell for a substantially lower price than houses in the new subdivisions.

18.

Promote Attached Single Family Housing Development

Findings: Prior to the national housing market downturn of the late 2000s,
approximately 24% of the single family housing units constructed in Aberdeen
had been in some form of attached housing, including twin homes, town houses
or condominiums.
After 2007, it appears that the volume of attached construction decreased
somewhat, although reporting details make this difficult to accurately track.
There may be multiple reasons for a decrease in attached housing construction.
One is simply due to the strength of the detached single family market, and the
affordable prices being reached. In many communities, town house
construction was needed to keep prices affordable, but HAPI’s affordable
housing efforts have continued to produce detached houses for first-time
buyers.
While attached housing has sometimes been used as a more affordable
construction option, it also serves as an age-appropriate choice for older adult
households looking for low maintenance housing. In Aberdeen, much of the
twin home development appears to be oriented to this segment of the market.
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This Update has once again projected that most of the net household growth in
Aberdeen will be in the older adult age ranges. Over the next five years, net
growth will be strong in the 10-year range between 65 and 74 years old. An
increase in younger senior households should result in continued demand for
attached single family units. The near-senior and senior citizen age groups
have historically had very high rates of owner-occupancy and represent a
primary target market for attached single family housing that offers no
maintenance or low maintenance living.
Recommendation: The demand calculations used for this Update expect that
approximately 25% to 30% of the future demand for owner-occupancy housing
construction can be met through attached single family housing, such as twin
homes and town house units. With overall ownership demand at approximately
90 to 95 units per year, attached single family construction should reach 25 to
30 units per year. We would expect demand for attached housing products to
continue to grow throughout the projection period.
Attached housing provides desirable alternatives for empty nesters and seniors
to move out of their single family homes. These existing homes then become
available for younger families. It is important for the community to offer a
range of life-cycle housing options.
Depending on the project location, we would expect most of the attached unit
construction to occur in a more moderate price range between $225,000 and
$350,000. However, high-amenity units could also be developed, especially
those that can offer desirable locations.
Some communities are beginning to see increased construction activity in
“detached” town home development projects. These are freestanding units
constructed in association-managed developments. They provide the features
of detached house living, but residents benefit from the shared maintenance of
an ownership association.
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Housing Rehabilitation
Findings: This 2018 Housing Study Update did not include a visual inspection
of housing conditions in older neighborhoods in Aberdeen. However, some
statistical information is available, primarily through the American Community
Survey.
The maintenance and rehabilitation of older housing units should remain as a
community strategy for the provision of affordable housing. Existing units
represent the large majority of the affordable housing opportunities in
Aberdeen. Existing units generally sell at a discount to their replacement value.
Units that are not maintained and improved may slip into disrepair and be lost
from the housing stock. As the existing stock ages, more maintenance and
repair will be required. Without rehabilitation assistance, the affordable stock
could shrink, creating an even more difficult affordability situation.
The following specific recommendations are made to address the housing
rehabilitation needs.

19.

Promote Rental Housing Rehabilitation Programs

Findings: The annual American Community Survey includes information on the
rental housing stock. The latest estimates are for the year 2016.
According to this source, approximately 44% of the rental housing in Aberdeen
was constructed before 1970. The estimated median year of construction for all
rental housing units was 1973. Although most rental property owners attempt
to keep their housing properly maintained, there are age-related issues for
condition and quality when a majority of units are 45 or more years old.
Information on the age of construction for rental housing units also exists for
different types of rental structures. It is common to see older single family
houses represented in the rental stock. The American Community Survey
estimates for 2016 showed nearly 600 houses that were built before 1960 that
were being used for rental. There were also more than 900 units in multifamily
structures that had a year of construction before 1960.
The rehabilitation of older rental units can be one of the most effective ways to
produce decent, safe and sanitary affordable housing. However, it is often
difficult for rental property owners to rehabilitate and maintain their rental
properties while keeping the rents affordable for the tenants.
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Recommendation: The community and area housing agencies should
continue to seek funds that can be dedicated to the rehabilitation of rental
units. For a rental rehabilitation program to be workable and successful, the
funds should allow for program flexibility, to the extent possible.
Potential funding sources include USDA Rural Development, the Federal Home
Loan Bank, the South Dakota Housing Development Authority, and local funds.
In many cases, some form of grant or forgivable loan may be needed to
prevent rents from increasing as a result of the investment in the property.
Historically, the City has been aggressive in removing structures. The removal
is generally tied to substandard condition. No recent demolition records could
be obtained for this Update.

20.

Promote Ongoing Owner-Occupied Housing Rehabilitation
Programs

Findings: With relatively high prices for newer homes in the Aberdeen area,
the older existing housing stock will continue to represent some of the most
affordable home ownership options in the community. Investment in owneroccupied housing rehabilitation activities will be critical to preserving affordable
housing opportunities in the future.
According to the American Community Survey, the median year of construction
for owner-occupied houses in Aberdeen is 1965, so more than half of all owneroccupied units in the City are 50 or more years old.
In recent years, HAPI has been offering some limited housing rehabilitation
assistance for home owners. With the current funding, only $5,000 to $6,000
can generally be applied per project, so the scope of work is very limited.
However, HAPI is looking to secure funding through the Federal Home Loan
Bank that would allow them to do more significant rehab on up to 10 houses in
the area.
Recommendation: We recommend that the community and area housing
agencies identify and apply for funds to develop an ongoing housing
rehabilitation program. USDA Rural Development, the South Dakota Housing
Development Authority and the Federal Home Loan Bank are potential funding
sources.
If HAPI is able to do more extensive rehab projects in the future, it may help to
define the economic feasibility of major repair assistance.
 Aberdeen Housing Study Update - 2018

167

Findings and Recommendations 

21.

Updated Findings on a Rental Housing Licensing and Inspection
Program

Findings: Past studies for Aberdeen have commented on the possible
implementation of a Rental Housing Licensing and Inspection Program. The
City has considered this approach in the past, but has not proceeded to
adoption. In addition to a large stock of older rental housing in the community,
the presence of a student renter population has been a contributing factor to
consideration of an inspection requirement. Students are sometimes willing to
accept substandard conditions because they will be in the unit for a limited time
period. Property owners are therefore able to rent the unit without the need for
continued reinvestment into maintenance and improvement.
Recommendation: In 2018, the City has not taken action on a rental licensing
and inspection program, although discussion on the issue has continued. A
licensing and inspection program would help to assure that all rental units in
Aberdeen comply with housing laws and codes.
It is important to note that rental housing has represented a larger share of the
City’s overall housing stock over time. In 2018, it is probable that the rental
tenure rate has moved above 42%, and demand for rental units has exceeded
home ownership demand so far in the current decade. With a large
concentration of rental housing, programs that maintain the condition and
quality of rental units will be important community strategies.
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Other Housing Issues
22.

Updated Findings on Downtown Housing

Findings: Past studies have commented on the potential opportunities to add
housing units in the City’s downtown area. This included both re-use of existing
buildings and the potential for new construction projects.
The research completed in 2018 identified two housing projects in or near the
downtown area.
The Lofts at Main involved the renovation of an older downtown mixed-use
building, and 14 rental units exist on the building’s upper floors. These are loftstyle units with 12 foot ceilings, with attractive unit amenities. The units were
fully occupied when surveyed.
A new construction project just south of the downtown area, The Depot
Apartments, created 57 conventional rental units in a multi-story building. It
opened in 2015 and indicated that a high rate of occupancy generally exists.
This project is located just south of the downtown but is within easy walking
distance of both the downtown and the Northern State University campus.
It is possible that other recent housing activity has also occurred within the
City’s downtown. In many comparably-sized communities, downtown living is
becoming increasingly popular, especially as downtown business and amenities
continue to improve.
Recommendation: Consistent with past studies, ongoing growth in the
community continues to create a need for rental housing development. As
revitalization efforts continue in the downtown area, the potential exists to
create some of this housing expansion in the downtown area. Redevelopment
is underway in the downtown, with new amenities being added that will make
the area more attractive as a residential location.

23.

Updated Findings on Diversity Issues

Findings: Past housing studies have commented on the anticipated growth of
racial and ethnic minority populations in Aberdeen. To fill available jobs in the
community, new residents have been attracted, including people originally from
international locations.

 Aberdeen Housing Study Update - 2018

169

Findings and Recommendations 

Accurately tracking minority growth has often been difficult, especially in
between decennial censuses. Conversations with rental property owners and
managers indicated that certain population groups were growing, including
Hispanic/Latino residents, Karen populations originally from Southeast Asia, and
people emigrating from East Africa. This has added to the community’s
diversity, which has long included a Native American population. It was
anticipated that Aberdeen would become more diverse as job creation attracted
new residents to the community.
According to the American Community Survey, the percentage of the population
that was White for race had decreased from approximately 92% in 2010 to just
under 90% of all residents by 2016. The percentage of Hispanic/Latino
residents had increased to 2.5%, compared to 1.6% in 2010. However, it is
probable that the official demographic sources continue to underestimate the
various racial and ethnic groups that reside in Aberdeen.
Recommendation: Because of the limited sampling that is used for the
American Community Survey, there is a margin of error that applies to any of
the specific tables for racial and ethnic minority populations. However, for
some of the primary groups represented in Aberdeen, the rates of home
ownership are relatively low.
For racial groupings, the home ownership rate for Asian, Black/African American
and Native American households was well below the rate for White households.
The home ownership rate for Hispanic/Latino households was also well below
the rate for White, non-Hispanic/Latino households. As a result, there may be
opportunities for special programs targeted to minority households to promote
the attractive ownership options in Aberdeen.
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