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About SC Housing 
 

The South Carolina State Housing Finance and Development Authority (SC Housing) is a self-

sustaining agency committed to ensuring that South Carolinians have the opportunity to live in 

safe, decent, and affordable housing. SC Housing operations are supported by a funding base that 

includes fees and other revenue earned through the administration of agency programs. 

 

Vision  

All South Carolinians have the opportunity to live in safe, decent and affordable housing. 

 

Mission 

Create quality affordable housing opportunities for the citizens of South Carolina. 
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Additional State  and County Data 
 

The population of South Carolina is expected to grow to over 5.7 million by 2030. Most counties 

will lose residents, however, while urban and coastal areas will experience rapid growth. 

 
Exhibit 1: Projected Population Change by County, 2018-2030 

 

Sources: U.S. Census Bureau Population Estimates, South Carolina Statistical Abstract 
 
According to the Revenue and Fiscal Affairs Office, the state is expected to have a population of 
5,730,490 by the year 2030, an increase of 13 percent from 2018 estimates. This growth will not be 
distributed evenly throughout the state, however. In fact, 27 of 46 counties, largely rural in character, 
are expected to lose residents in this time; the most severe projected decline is in Allendale, where the 
population will decrease by 23 percent, with McCormick and Bamberg also projected to lose one out of 
every five residents. Meanwhile, most urbanized and coastal counties are expected to see substantial 
increases. Jasper (52 percent), Horry (34 percent), and Berkeley (30 percent) Counties have the highest 
projected growth. 
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Despite strong economic growth and a low unemployment rate, wage growth is not keeping up 

with inflation.  

 
Exhibit 2: State Median Inflation-Adjusted1 Annual Wage, 2009-2018 

 

 
 

Source: Occupational Employment Statistics data via SC Works 
 
While South Carolina has a low unemployment rate, the current labor market is not supporting robust 
wage growth to make housing affordable. According to SC Works and the U.S. Bureau of Labor Statistics, 
the state unemployment rate was 3.4 percent in 2018; rates by county ranged from a low of 2.8 percent 
in Charleston to a high of 6.5 percent in Bamberg. Overall, this suggests incredibly high demand for 
workers. Despite this, wages have not recovered from the Great Recession. The median South Carolina 
worker earned only $33,750 in 2018, which is still below the 2009 figure after adjusting for inflation 
($34,358). So while nearly all South Carolinians who want to work can do so, they are often losing 
ground relative to the prices they pay for basic expenses, chief among them housing. 
 
 
  

                                                 
1
 Inflation computed using the Consumer Price Index. Figures in the chart are in 2018 dollars. 
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One quarter of South Carolina renters are considered extremely low-income, meaning that they 

earn no more than 30 percent of the area median income (AMI) . 
 

Exhibit 3: Share of Households Classified as Extremely Low-Income by County, 2011-2015 

Source: HUD Comprehensive Housing Affordability Strategy (CHAS) database 
 
The largest share of extremely low-income (ELI) householdsτthose earning no more than 30 percent of 
area median incomeτwas reported in Fairfield County (23 percent). Bamberg, Saluda, and Dillon each 
reported at least 20 percent of their residents as being ELI; at least 10 percent of residents fall within 
this category in every county statewide. Among homeowners, Calhoun (16 percent) had the highest ELI 
share, while 43 percent of renters in Fairfield were extremely low income. Overall, Fairfield (59 percent) 
had the highest share of any type of low-income households, including 84 percent of renters. 
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Housing and transportation costs consume most of a typical South Carolinian householdôs 

income and two-thirds of income for a household at 80 percent AMI. 
 

Exhibit 4: Share of Earnings Spent on Housing and Transportation 
by a Moderate-Income Household by County, 2011-2015 

Source: Center for Neighborhood Technology 
 
The median South Carolinian household spends 57 percent of its income on housing and transportation 
costs. For households with a moderate income (80 percent AMI), this figure jumps to 67 percent. These 
ŀǊŜ ǎƛƳǇƭȅ ǎǘŀǘŜ ŀǾŜǊŀƎŜǎΣ ƘƻǿŜǾŜǊΦ !ƳƻƴƎ ǘƘŜ ǎǘŀǘŜΩǎ ŎƻǳƴǘƛŜǎΣ moderate-income households in 
Williamsburg expend the greatest share of income on housing and transportation costs (91 percent), 
followed by Hampton (90 percent), while Chester had the lowest total at 53 percent. 
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South Carolinaôs housing stock is the fourth youngest in the country, but a substantial amount of 

housing is functionally obsolete. 

 
Exhibit 5: Percent of Housing Units Built Before 1980, 2013-2017 

Source: U.S. Census Bureau American Community Survey (2013-2017 Five-Year Estimates) 
 
{ƻǳǘƘ /ŀǊƻƭƛƴŀΩǎ housing stock is relatively new; the median year of housing construction was 1987, 
indicating newer housing than all but three other states (Nevada, Arizona, and Georgia). The share of 
units built before 1980 ranges from just 20 percent in Horry County to 63 percent in Union County. 
Despite this, however, the state is somewhat more likely than average to have substandard housing. 
One out of 30 housing units statewide lacks complete kitchen facilities, defined as having a sink, stove, 
and refrigerator (3.3 percent vs. 2.9 percent nationally), while one out of 38 lack complete plumbing 
facilities, defined as running water, a toilet, and a tub or shower (2.7 percent vs. 2.0 percent nationally). 
More detailed data on housing quality is, unfortunately, not comprehensively available. 
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South Carolinaôs housing stock is also unique in that manufactured housing is quite common. 

Only New Mexico has a higher share of housing units that were built off-site. 
 

Exhibit 6: Mobile Homes as a Share of Housing Units by County, 2013-2017 

Source: U.S. Census Bureau American Community Survey (2013-2017 Five-Year Estimates) 
 
One in six housing units (16.6 percent) in South Carolina is a mobile home2, which is well above the 
national figure of 6.3 percent. In some rural areas, the number of manufactured homes nearly equals 
that of conventionally constructed single-family homes, representing 40 percent of housing units in 
Clarendon County and over a third in eight others. Even in wealthier and more densely populated areas, 
manufactured housing is often a large share of the local housing mix. 
  

                                                 
2
 άaƻōƛƭŜ ƘƻƳŜέ ƛǎ ǘƘŜ ǘŜǊƳ ǳǎŜŘ ōȅ ǘƘŜ ¦ΦS. Census Bureau to denote any variety of manufactured housing. 
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South Carolina has the sixth-highest homeownership rate in the country, though this rate varies 

substantially across the state. 

 
Exhibit 7: Homeownership Rate by County, 2013-2017 

Source: U.S. Census Bureau American Community Survey (2013-2017 Five-Year Estimates) 
 
South Carolina has had, and continues to have, an exceptionally high homeownership rate relative to 
other states. Housing Vacancy Survey (HVS) data indicated that, in 2018, 72.0 percent of South Carolina 
households owned their home, trailing only West Virginia, New Hampshire, Michigan, Mississippi, and 
Utah nationally and well above the national rate of 64.4 percent. This represents a substantial increase 
from 2015, when homeownership had dropped to 67.1 percent, the lowest figure on record. According 
to ACS data, the lowest rate of homeownership among counties is Richland at 59.0 percent, attributable 
to both increased rental tenure in urban areas as well as student and military populations that are more 
likely to move often. Meanwhile, Kershaw County had the highest homeownership rate statewide at 
81.4 percent. 
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South Carolina has a much higher than average housing vacancy rate, due in part to the large 

quantity of seasonal housing. 
 

Exhibit 8: Vacancy Rate by County, 2013-2017 

Source: U.S. Census Bureau American Community Survey (2013-2017 Five-Year Estimates) 
 
In 2018, South Carolina had a gross vacancy rateτthe share of housing units not occupied year-roundτ 
of 16.0 percent, the twelfth highest in the nation and well above the national figure of 12.3 percent and 
the lowest in the state since 2006. Among counties, according to 2013-2017 ACS data, vacancy rates 
range from a low of 6.7 percent in York County to 36.9 percent in Horry County, though most vacancies 
in the latter are attributable to seasonal housing. Indeed, other coastal counties report many of the 
highest vacancy rates for this reason; among inland counties, Bamberg has the highest vacancy rate at 
27.4 percent. High vacancies in non-resort areas with population decline likely suggest distressed 
housing stock that is not fit for occupancy. 
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Homeownership in South Carolina is relatively affordable, though prices are elevated in Beaufort 

and Charleston Counties and potentially too low to support reinvestment in many rural areas. 

 
Exhibit 9: Median Single-Family Home Value by County, 2013-2017 

 
 
 

Source: U.S. Census Bureau American Community Survey (2013-2017 Five-Year Estimates) 
 
According to self-reported data, the median single-family home statewide was $148,600. By county, 
median home values in Beaufort ($283,800) and Charleston ($273,100) are by far the highest, with no 
other county above $180,000. On the other end of the spectrum, median values are below $100,000 in 
21 counties, with Allendale being the lowest at $52,100. While housing is often affordable in these 
largely rural areas, these low values suggest severe local disinvestment, as homes priced this low are 
often impossible to profitably maintain and rehabilitate. 

  




























