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Executive
Summary

The City of Monmouth has been actively planning for its future
through strategic planning and deliberations to meet the needs of its
residents and businesses. Housing is an important component to be
considered in planning; therefore, the City requesteat thorthern
lllinois University Center for Governmental Studies (CGS) complete an
assessment of its housing supply and demand. The City was
specifically interested in whether there was potential for additional
housing to be developed by the private seatoorder to attract area
workerswho now choose to live elsewhere or provide an opportunity
for current residents to upgrade their housing. The scope of work
included multiple tasks designed to meet the specific needs identified
by the Cityand this stugt addresses those issues. The information
found in this report is intended to guide the City in developing housing
strategies. Key findings and potential next steps are highlighted here.
Additional details can be found in the full report.
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Economic and Demographic  Factors

hdSNI ffX az2yY2dzZiKQa SELISNASYOS Ay NBOSyid @
similar to manyrural communitiesin lllinois- slight

declines in population and aging residentsasdl asan

aging housing stockowevera 2 y Y 2 dzil K Q& R A ¢S NMORRQULHxhas

increasing, and its population asiticipated to grow characteristics that
over the next few yearat a slightly higher rate than its make investigating
peers It also hasssets other communities do not additional housing

including a college, a dter of food processing related
businesses, eevitalizing historic downtown, a hospital,
andcloseproximity to larger communities that provide
additional employment opportunities for Monmouth
residents.In addition, a significant number of
Monmouth employees currently live in other
communities.Thus, there is reason to investigate the
potential demand for additional housing to balance the
AAléeQad K2dzaAy3d &adzll e yR RSYlIYyRO®

worthwhile

The Housing Market

a 2 y Y 2 dadukisydarkethas exgrienced some positive
trends overthe past few years. blsingvacancy has declined
from 8.1% in 2010 to 4.0% in 201&ddtionally, ownership
increased from 67% in 2010 to 71% in 2@kBomerentals There are signs of
converted to owned unitsvhich may be partially attributed to strength inth e
veryfew new housing unitduilt. Home sales arshowing
positive signs of a market recovesjth more units sold and at

housing market,

a higher mediarmprice.A highlevel assessment of incomes and but also
current housing costs indicates there is potential for renters to challenges to
buy a homeThere is also potentidr those currently owning overcome.

a home to increase the values of their homes through home
renovations by purchamg a higher valued home or building a
new home.Neverthelessthere are somechallengeso address. First, vacantrid is scattered
throughout thecommunityin neighborhoods whee some homes arm need of repair Second, there
arefew options for new sutbivisionswith the exception of 7.5 acraswvned by the City at the north end
of town. Third, while rentaliave a lov vacancy rate, the rentre low, discouraginduilding
renovationsand maintenanceThere are opportunities for premium rental rateshe downtown where
renovated apartments generateigher rentsyetthere is a need focontinueddowntown revitalization
to encourage development afiore of these types of rental unitgvhile housing availabl@ areas
outsidethe Gty limits and in Galeslyg competes for potential residentsa 2 y' Y 2 dednip&atively
high quality of lifeshould position it to attract a portion aff K S fuNi# residents
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Potential Demand for Additional Housing

Adults either living or working in Monmouth were surveyed to learn their thoughtMonmouthalong

with their future housing desires and plans. The survey was widely distributed and over 500 responses
were received.About halfof respondentsndicated that they planned to move or were considering
moving Of those who do or mighilan to move, 44% would

consideriving in Monmouth. This pool of people was then

further analyzed regarding their housing preferences.

A number of conclusions regling housing selection and

demand can be drawn from the survey. Strong survey
1 People live where they do because of the immediate response generated
environment, including feeling safe, liking the information on
neighborhood and the features of their home housing

meeting their needs.
'ng thel preferences.

1 They are most likely to ave for a new job, or to
improve the size or quality of housing.

1 While proximity to shopping, recreatipand
entertainment are not a significant reason for why people live where they do now, itis a
somewhat important factor in where people want to move.

i Issues often associated with needs of older residents, such as desiring to downsize housing,
need for assistance, or looking for a neighborhood thaeisiorfriendly, generatedittle
interest. This may reflect low survey participation by older age gsoup

The only type of housing the great majority of people are interested in is a $argley house.
The most often desiretlouse size ithree (3)bedrooms andwo (2) bathrooms.

Most potential movers are between 354 years old.

=A = = =

There were more people considering moving in the $50:889,999 income category than at
other income levels but nearly a quarter of those considering moving reported incomes of
$100,000 or more.

1 Half of respondents indicated theypuldafford to spend $@0 or more per month on housing
related costs. Approximately 30% can afford to spend $900 or more per month.
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Quantifying Housing Potential

Future howsing demand can be estimated by
combining the information gathered in the survey, the
economic and demographic information, and
information onthe current housing market. There are
several approaches to arriving at future demaadd

by looking &each of these scenari@nd then
comparing the results, the most reasonable estimate
can be determined. Therefe, future demand was
estimatedusing each of the following approaches:

1 Demand generated by estimated growth in
the number of householdiving in
Monmouth.

91 Demand based on the number of workers
commuting into Monmouth.

9 Demand based on the number of
households with sufficient income to
purchase a house.

1 The desire for new housing expressed in the
survey.

i Sales trends and vacancy rates fgiséing
housing units.

There is potential for
an e stimated 50 -75
additional units,
with for -sale units
priced from
$150,000 -$200,000.

Taking all fivepproachesnto account, aeasonable overall estimate of demand is é&uproximately
50-75 additional unitsGiven the similar current vacancy rafes rentals and forsale units
employment opportunities, charactesticsof the population, input from realtors, and some rentals
convertingto for sale units, the mix of new units could &ienilar to the currentatio of rentals and for
sale unitslncome levels and accepted price ranges in the area suggest salesop$ded,000

$200,000.

The success of the Ciily developing and implementing a comprehensive housing strategy that
leveragesits assets and overcoraghe challenges will significantly impadhether the community

realizesthe potential for additional hasing.
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Comprehensive Approach to Planning for Future Housing

I Maintain low vacancy rates while allowing for
growth and turnover

9 Continwe positive trends of increased sales atgingprices
I Maintain growth in populatiorandjobs

1 Showcas the historic downtown

I Promot the high quality of life compared to nearby areas

9 Continwe support mechanisms for the grovgrpercentagef
homeowners

1 Conthue to welcome inmigration by young families
1 Move towards higher rents to enableinvestment in properties

1 Addnewerandmore modern homes to the housirggock by utilizing
land currently availabland rehabbingxisting housing stock

I Seek additional lathfor residential development

1 Improve neighborhood conditionalong with perceivedchool and/or
safety issues

9 Revisitproperty taxes with these changes in place

1 Brandand marketthe new image of the City with these updates
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Next Steps
The full reportaccompanying this executive summaligcusseshe findings of tle studyin detailand

provides ébads for developing &ousing strategy. Such a strategic plan should include remedying those
challenges that can be addressed dexkeragng each assetor maximumbenefit. The planshould

address multipldousingoptionsk YR 6S 3IANRdzy RSR Ay a2y Y2dziKQa dzyAlj dz
and prioritizing actions would provide guidanemd metrics should be identifielth measureprogress

Incentives, fundingources, local
regulations, and innovative programs
should be investigated=xamples of
actions taken in other cities can be o Bh
found in the full report. CGS is availab/JEs :
to assist the City in developing specificg
strategies to address future housing
needs.
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l. Introduction

The City of Monmouth has been actively planning for its future through strategic planning and
deliberations to meet the needs of its residents and businesses. Housing is an important component to
be considered in planning; therefore, theCiequested that Northern lllinois University Center for
Governmental Studies (CGS) complete an assessment of its housing supply and demand. The City was
particularlyinterested in whether there was potential for additional housing to be developed by the
private sector in order to attract area workers who now choose to live elsewhere or provide an
opportunity for current residents to upgrade their housifidnere were reasons to believe that there

might be potential for additional housing. These includesl tikmber of Monmouth workers who did

not live in Monmouth, tle experience of realtora’ho were unable to find housing that mpotential

0 dz& S N&,McoyhiBgSV@Mouth College faculty and staff who did not find housing in Monmouth,

and the limitations othe existing housing stocKhe information found in this report is intended to

guide the City in developing housing strategie8 Y SS(i a2y Y2dziKQ&a K2dzaAy3 ySS

The scope of work included multiplasks toaddress the questions raised the City Housirg issues

were discussed in detailith municipal staff, majoemployers, areachool districts, real estate experts,
residents developerspusiresses, and focus groupBata was obtained frorsources at thenunicipal
township, county, and federal level. People who currently live or work in Monmouth were surveyed to
obtain their input on housing issues. All of this information is incorporated into this report.

This introduction is followed by five chapters. The fifsapter presents the economic and demographic
characteristics of Monmouth and the surrounding grabong with estimates of growth in the coming
years. These factors are critical to determining who currently and is likely in the future to live and work
inthe Monmouth area and therefore, be a potential resident of @iy. Chapter Two covers the

current supply and demand for housing. This includes the characteristics of the existing housing stock
and demand information based on sales and rental date.tlhid chapter describes the survey of
Monmouth residents and workers and presents their thoughts on housing along with information about
them that relates to housing decisionghapter Four analyzewe potential for additional housing based

on the infamation presented in the preceding chaptens order to arrive at the most reasonable
estimate, several different approaches are considee® S € | &G OKI LJi SNJ adzYYl NAT Sa
and suggests next steps the City could take to develop housatggies.
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I. D emographic & Economic Profile

Overview
¢KS LISNOSLIWA2Y 2F | O2YYdzy, "@Qa | GGNI OGA@SySaa
desirability as a place to live and work are significantly
impacted by the quality of its built environment. Housing Snapshot
stock is an important component of the built environment.  pqpjation 2010 2016
Thedemographic and economidaracteristicof the City of Monmouth 9,444 9,325
community,such as income, househofdmily size Warren County 17,707 17,583
population growth,and agehelp determine what housing
choices are available Households

City of Monmouth 3,478 3,449
Monmouth shares many features that are Warren County 6,918 6,868

common to rural communities in the Midwest.
Population growth habeen slow or has declined and
the age of residents is increasing at a faster rate than in

Median Household Size
City of Monmouth 2.42 2.43

. ) Warren County 2.40 241
larger metropolitan areas, mostly because of the growing
longevity of older residents and the eatigration of Median Age (Years)
younger people in search of better opportunities. \arr City of Monmouth 33.4 33.9
| 2 dzy (bgu@tin pedked in 1910 arekperienced Warren County 39.6 40.7

modest fluctuations up to 1980. The farm crisis and deep
P < A i A ~ z 0 I i
recessionof thdoy n Qa SEI OSNDBF SR @K (%331 R%fcl\‘?/\l(d" }Mﬂiﬁgﬁg/‘ﬁlj}}l‘% s
ity of Monmou ’ .182. .
Between 1980 and 2916, the County.suffered a ngt loss of Warren County  91.3/8.789.3/10.7
4,360 people, approximately 20% of 1980 population of

21,943. By Ethnicity (% Hispanic/Latino)
o City of Monmouth 14.2 16.2

Nevertheless, Monmouth has been able to maintain its Warren County 8.4 99

viability. This is, in part, because of its proximity to larger

communities such as Burlington, Galesburg, Macomb, Median Household Income (Current $)

Peoria, and the Quad Cities offering good job City of Monmouth $36,292 $41,558

opportunities to residents within a reasonable commute. Warren County  $44,320 $50,287

Monmouth College also injects a positive social and
economic stimulus, providing arts and entertainment
options not found in most rural communities.
Additionally, there is a cluster of firms in the food procegshdstry in the Monmoutharea that
creates a substantial employment base.

Source EASI Analytics, Inc., 2016.

The comparison (or peer) communities in this analysis were selected based on proximity, population
size, and the degree of economic interaction (verk commuting]. They areseful forseeing how
Monmouth compares odemographic and economic factors, but are not necessarily similar enough in
location, population characteristicer economic basdo draw conclusions regarding housing needs.
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Although most communities in lllinois outside of the Chicago metropolitan area suffered population
RSOf Ay Sa KXoyecadtKilicawmamte @énd will be temporary and a return to growth, or at
least moderation, will occur in the coming decaddonmouth and its neighbors all experienced losses
of population between 2010 and 201Figurel), but are expected to grow modestly between 2017 and
2021. Though sniler than some of its migized neighbors, Monmouth lost a smaller proportion of
residents from 2010 to 20171(.3%) and is projected to grow at a greater rate through 2021 (4.3%).

Figurel: Population Trend Comparison

Figure 1. Population Trend Comparison
Monomouth and Peer Communities (2010, 2016, 2021)

Monmouth -1.3% 4.3%
9,959

Macomb -3.6% 2.4%
18,599

Kewanee -1.4% 2.9%
12,735

Galesburg -2.7% 3.2%
31,338

Burlington (IA) -0.2% [ 3.0%
25,609

Aledo -3.6% 2.6% 2016-2021
3,508

2016 _
Population Source: CGS analysis of data from EASI Analytics, Inc., 2017.

Percent Change
O 2010-2016

FuturepdJdzt A2y 3INBgGK gAff 0S O2yidAy3aSyd 2y (GKS NB13
maintaining fiscal stability and community services and amenities (including housing) will be important.
Second, retainingr attractingyounger working residents fprovide an adequate supply of workers to

replace retiring workersyill also be critical. Finallgitracting entrepreneur®y incentivizing them to

start new businesses will help diversify the local economy and create more varied employment

opportunities positively contribuing to areapopulation growth. Monmouth has a unique opportunity

to do this by retaining or attracting a larger share of college graduates from Monmouth College and

other nearby institutions such as Knox College and Western lllimbiedity.

1CGS analysis of data from the U.S. Census Bureau, EASI Analytics, Inc. and Woods and Poole Economics, Inc.
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An Aging Population with a Strong Youthful Influence

The age structure of a communityfluencesthe services that will be in demand today, as well as what

to prepare for tomorrow. Scholged children need different services than the older citizens.
Nationally,the percentage of the population in older age groups is increasing as the Baby Boomers
(those born in 1946 through 1964) reach retirement age. Given the number of residents in this age
bracket in comparison to other age groups, the impact is being felt by employers and pension systems
There is alsgrowing demand for senior housing anddtil care servicegseeFigure2).

¢KS YSRAFY 3S 2F a2yY2dziKQa LR LJzZ A2y AY HAMC
upward, it was well below the WameCounty average of 40.7 years and the statewide average of 37.3
years.The age pyramith Figure Zhows the distribution of males and females by age groups. A bulge

for the 18 to 24 year age group shows the effect of colage students.This kind of ge profile is

comparable to other areas with colleges or universi{sch aChampaign or DeK3gltMost of these

students will generally leave the area following the completion of their studies unless the community

has significant employment opportunigdor graduates

Figure2: Population by Gender/Age Grogponmouth, IL

Figure 2. Population by Gender/Age Group
Monmouth, lllinois 2016
85 Years & Older 0.8 1.8
75to 84 Years 1.8 2.7
65to 74 Years 3.9 5.1
55to 64 Years 5.6 5.7
45to 54 Years 5.4 5.4
35to 44 Years 5.2 5.2
25to 34 Years 6.6 5.9
18to 24 Years 7.9 8.3
12tol7 Years 3.6 3.7
6to 11 Years 3.9 3.8
Oto 5Years 3.8 3.7
Total Population=9,325 0 Males (%) W Females (%)
Source: EASI Anayltics, Inc.,2017.

The impact othe Baby Boomer generaticand the Millennials (284) can be seen as wellt the
bottom of the pyramid are those in the youngest age categaedlecting a national decline in births.
Compared to the U.and lllinois, the percentagef population under the age 18 is slightly lower in
Monmouth.
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The 2534 age group is also deilarge. This group, known as the Millennials, will be a driving force in
GKS T NBFQa SO2y2Ye I a (KSe Thsduw isin keBrdpafermalon ¥ F S NB v
years and will desire different kinds of housing as their lifestyle changes.

Radal and Ethnic Composition

Monmouth has become more racially diversere@ctent years andationwide trends indicate this is likely

to continue.When combined, minorities representdd.4%of the Monmouth population in 208, as

compared tol4.1% in 2010This change was precipitated by the net loss of 414 White residents,

combined with the net addition of 295 néWhite residents Eigure3). While diversity is incre@sy,
az2yY2dziKQa LR Lz I GA2y NBYlIAya I NBSt& gKAGS FyR A
non-white).

Most of the recent populatiorgrowth can beattributed to the HispanitLatino commurty. Since
Hispanics are classified by the U.S. Census Bureau as an ethnic designation, they may identify
themselvesas being ofny racial group.

Figure3: Population Change (205®016)c Monmouth, IL

Figure 3. Population Change by Race
Monmouth, lllinois 2010-2016

Two or More Races 10
Other Race 192
American Indian & Alaska Native 2
Asian & Pacific Islander 19

Black or African American 72

White -414

Source: CGS analysis of data from EASI Analytics, Inc., 2017.
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In Monmouth, the HispanicAtino population accounted for 16.7% of
the total population of theCty in 2016, up from 14.2% in 2010. This
is attributable to both an influx of Hispanics and Latinos and a net
loss of norHispanic or Latino residentgigure4). TheNon-Hispanic
population decreased in number 5, or 6.2%from 2010to 2016.
At the same timeHispanis/Latinosof all racesncreased by21, or
16.5% This group has been one of the few sources of new populat

o ! " g I n linois and EMPLOYMENT
growth in smaller communities and rural areas in 1llinois and acros EEEPCESSCRN HINEARN

the midwest over the past two decades. These tend to l@anes
that alreadyhaveestablished concentrations of simikthnic
groups and/or offer employment opportunities in agriculture,
construction and food processifig

Figure4: Hispanic/Latino Population Trengd&lonmouth, IL

Figure 4. Hispanic/Latino Population Trends
Monmouth, Illinois 2010-2016

Percent Change 2010-2016
Hispanic/Latino: +16.5%
Not Hispanic/Lationo: -4.2%

2010

[1Hispanic Population

Percent, Total Population

@ Not Hispanic/Latino

2016

Source: CGS analysis of data from EASI Analytics, Inc., 2017,

Household Characteristics

Even as total population and householdwe fluctuated, household size has remained relatively stable.

/ 2YLI NBR (2 ad2NNRdzyRAYy3I O2YYdzyAiArASaz GKS | @SNI 3S
higher at 2.43 persons per househokigue 50 ® 'YyEA1S al 02Y6 |yR DI f Sao dzN
026yaQ 6AGK NBAARSYy( a0dzRSyd LRLz FGAz2yas Ffyz2ad
and are not counted in any household population groups.

2 Walzer, N. and Harger BPppulation Trends in Rural Downstate lllin&aral Research Report 22(2011 Macomb: lllinois
Institute for Rural Kairs.
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Figue 5. Average Household Size

Figure 5. Average Household Size
Monmouth and Peer Communities, 2010-2016

2.42
Monmouth

Macomb

1

2.40
Kewanee

2.20
Galesburg

Burlington (l1A)
12010

2.21

Aledo m2016

Persons per Household

Source: EASI Analytics, Inc., 2016

Monmouth differsfrom nearby communities because of its high proportion of family households which
accounted for 64.3% of all households in 2QLéblel). Aledo, Burlington and Kewanee ranked at or
just below 60%, while Galesburg and Macomb with their large college student populations had 52.2%
and 39.3%, respectively. In additiddonmouth s the only community where the share of family
households has increased (2.3%) since 2010s increase in family households may have implications
for the kind of housing in demand.

Tablel: Household Characteristics
Table 1.Household Characteristics
Monmouth and PeerCommunities, 2012016

2016 Aledo  Burlington Galesburg Kewanee Macomb Monmouth

Total Households 1,502 10,898 | 12,546 5,105 7,217 3,449
Family Households 856 6,568 6,547 3,041 2,835 2,218
(% of Total HH) (57.0%)| (60.3%)| (52.2%)| (59.6%)| (39.3%)|  (64.3%)
Non-Family Households 646 4,330 5,999 2,064 4,382 1,231
(% of Total HH) (43.0%)|  (39.7%)| (47.8%)| (40.4%)| (60.7%)|  (35.7%)

% Change
20102016
TotalHouseholds

Aledo

Burlington

Galesburg

NCWEEE

-2.1%

Macomb Monmouth

-3.6%

-0.8%

Family Households

-10.7%

-2.0%

-10.4%

-6.5%

-2.5%

2.3%

Non-Family Households

6.3%

2.3%

5.2%

5.2%

-4.3%

-6.0%

Source: EASI Analytics, Inc., 2C
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The Local Economy

The lllinois economy has largely recovefemn the recession of 2068009, but remains in a slow

growth pattern that is uncharacteristic of past economic cycles. In addition, this growth has varied
substantially geographically, as well as across industrial sectors, contributing to an overatifsense
uncertainty about the future direction of the econom¥¢hile economic growth, as measured by Gross
Regional Product (GRP), has remained on an upward track, the rate of growth has moderated
substantially since the recessidfigure6)®. Per capita GRP growth has been below the average for rural
counties in lllinois, but the gap in GRP growth has narrowed in recent years. In 2000, the average per
@SNEdza bHN

capita GRP for llthA 8 Q NHzNJ f O2dzy GAS& 61 & bPHoZc o

MMOY:>d . @& HamTIX GKS 3JIFHL) KFR RSONBFaSR

g2

M D yi"z

counties growing to $32,121 with Warren County increasing to $30,516. Bhmostive sign for the
local economy as rural areas in general have faced serious challenges in maintaining their economic

vitality over the past several decades.

Figure6: Per Capita Gross Regional Product (202017)c WarrenCounty, IL

Figure 6. Per Capita Gross Regional Product (GRP)
Warren County, lllinois

$34,000 $32,302

$32,000
$30,000
$28,000
$26,000
$24,000

$20,888

$22,000 $24,547

$20,000

$30,516

/

2000 2001 2002 2003 2004 2005 2006 2007 2008 2009 2010 2011 2012 2013 2014 2015 2016 2017

*Note: Figure are expessed in constant (2009) dollars.
Source: CGS analysis of data from Woods & Poole Economics, Inc., 2017.

Three sectors agriculture, manufacturing and serviceaccount for over thredj dz NJi S N&A
GRPKigure7). As in most rural areas there astong synergies between the agriculture and

manufacturing sectors. While agricultral activities consist almost exclusively of grain and livestock
production, the bulk of manufacturing is focused on food processing. The Smithfield processing facility is

g A

z

2F GKS |

3Gross Regional Product (GRP) is defined as the market value of all final goods and services produced within a defired geograp
area for a specified period (e,gnonth, quarter, or year). Woods & Poole estimates are based on national andestatgates
from the Bureau of Economic Analysis Gross Domestic Product by State series. County GRP estimates are constrained to state

totals for the years 1962014.
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one of the largest business &prises in the region with 1" employees. Many other businesses in

the wholesale, transportatiorand services sectors are also linked to agriculture and food processing.
Higher education, which is included in the servisestor, accounted for about 11% of GRP in 2015.
Healthcare accounts for 2.6% of the services sector, with the balance made up of a variety of business
and personal services.

Figure7: 2015 Economic Contribution by Industry Sec¢Mfarren County, IL

Figure 7. Economic Contribution by Industry Sector
Warren County lllinois, 2015

Government 6.4%
Service 31.3%
Wholsale/Retail Trade 8.6%

Transportation/Information/Utilities | 5.0%

Manufacturing 32.6%

Construction ] 1.5%

O (%) Total Gross Regional Product
Mining }0.3%

Agriculture 14.3%

Source: CGS analysis of data from IMPLAN, Inc., 2015.

Unemployment

Unemployment in Warren County is slowly retreating to-pgeession levels and has generally followed
national trends over the past several yeaiSigure8). The unemployment rate in Warren County
peaked in 2010 at 10.4% and has fallen since then. In 2016, it reacBéd\BtBchs near its pre
recession average (20@32007). This contrasts with the state, where most rural counties whose
unemployment spiked at or near 10% have since remained above the national average

4 Per the City of Monmouth as of December 12, 2017.

5 The unemployment rate is based uptire number of individuals actively seeking work in the last week when the survey was
taken. If a potential worker is not currently employed and not actively seeking employment, then they are not considexed to b
in the labor force.
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Figure8: Unemployment Rate Compsoin¢ Annual Average, 19992016

Figure 8. Unemployment Rate Comparison
Annual Average, 1990-2016

12.0
u.s. 10.4
<.®+« |llinois l
——g— \Narren County Py
10.0 : :
o
R}
£ 9.6
e :
E 8.0 ..._‘ N %
: * : “ .
; .'_. . : o 5.9
%i R :. Py é 7.8 -,
E 60 = A e NG : -,
=] v &, . o \——T
40 "..”0“.’;f‘//’/’ - 5.3

2.0
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of lower employment and labor force participation. Pable 221 K2 6 8> 2 | NNBY [/ 2dzy & Qa S
generally decliad since 1990 through periods of recession and expansion, with the only exception being

GKS Y2aid NBOSyld NBEOSaaAzy oKSNB SYLX 28YSyid AyONBI
the same pattern, but has generally declined by a greater amoastlting in a lower unemployment

rate. For example, since the last recession,@mdzy (1 @ Qa4 SYLX 2@ YSy G Kl & RSONXBI a
the number of people in the labor force declined by 10.4% (985). As the population ages and younger

people continue todave the area following the completion of high school or college, it is conceivable

that the decline in the size of labor force will continue, constraining employment growth even while

maintaining low levels of unemployment. This has led to renewed intémeacreasing labor force

participation to maintain economic growth.
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Table2: Warren County Unemployment Rate Comparisémnual Average, 19902016

Table 2. Warren County Unemployment Rate Comparison

Net Change

Annual Average, 1992016

7/1990-

3/1991

4/1991 -
2/2001

3/2001 -
11/2001

12/2001-
11/2007

12/2007 -
6/2009

Expansion

7/2009 -
6/2016

Civilian Labor Force (#) -93 -142 -170 -282 284 -985
Civilian Labor Force (%) -2.1 -1.1 -1.7 -2.9 3.1 -10.4
Employment (#) -371 -83 -123 -192 16 -651
Employment (%) -3.9 -0.9 -1.3 2.1 0.2 -7.4

Source: CGS analysis of data from the U.S Bureau of Labor Statistics

Labor Force Participation

The unemployment rate estimates thpercentageof workers in the labor force who are currently

unemployed but seeking work, while the labor force participation rate estimatepdneentageof the

population 16 and older who are either working or activedgking work. Labor force participation rates

have declined steadily since the 1990s. Since the last recession, this decline has accelerated. Thus, many
analysts believe that the official unemployment rate understatesuthemployment situation because i

does not account for a growing number of discouraged workers who have dropped out of the labor

force and are no longer seeking employment. The participation rate is affected by this, so it is important

to consider labor force participation along with theemployment rate.

Demographic shifts are the most likely contributors to the trend toward lower participation rates, as
growing numbers of baby boomers move into retirement while lower birth rates andragttation

leaves a smaller pool of younger workeo replace them. Although state and national data suggest
that older workers are staying in the workforce longer than in the past, it may be insufficient to offset
the overall downward trentl In addition, labor force participation among younger wogkage people

fell significantly between 2002 and 2012 but has moderated somewhat sincé then

Figure9 compares labor force participation rates for Warren Countyelation to the average of nen
metro counties in lllinois, the State of lllinois and the W&ile Warren County has much higher
participation rates than the average for all raretro countiesn lllinois, it has declined rapidly since
2010. This could lva a considerable impact on the area economy as businesses try to replace retiring
workers over the next decade. In addition, recent trends suggest that younger wag@geople make

up a significant portion of those migrating out of rural afeast the same time, many of those

6 Despite fluctuationsdllowing the 2002 and 2068009 recessions, labor force participation of persons 65 year of age and older
increased from 16.3 in 2002 to 19.9 in 2015. The U.S. LFPR for this age group, though lower, followed a similar trajactory. D
source: U.S. Bureaud babor Statistics, 2017.

7 Source: CGS analysis of labor force participation data from the U.S. Census Bureau, Current Population Survey and the U.S.
Bureau of Labor Statistics for persons 16 to 19 years of age and 20 to 24 years of age

8Walzer,N.and  NESNJ . @3 a! ySYLIX 28YS8Sy iz [} 62N C2ma@sPrdiledNI)iDéKalbd (G A 2 y
Center for Governmental Studies, Northern lllinois University, May 2017.
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remaining are struggling to match their skills, education and experietitbepositions availablén the
postrecession job market.

Figure9: Labor Force Participation Rates: Metropolitan versusMetropolitan Areas

Labor Force Participation Rate
lllinois Metropolitan and Non-Metropolitan Areas
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U.s. State of lllinois Non-Metro Counties Warren County

Source: U.S. Census Bureau, Current Population Survey; U.S. Bureau of Labor Statistics, 2016.

What Types dDccupation®o Monmouth Residentold?

Occupational employment characteristics both influence, and are influenced by, the industrial makeup
of the regional economy, population trends, and educational attainment. The skills, aptitudes, and
competence of the workforce govern, to a large degrée, tiypes of business activities that develop or

are attracted to a regiorEmployment can be examined in terms of the jobs Monmouth residents hold
regardless of where those jobs are located or in terms of the jobs that exist in Monmouth regardless of
wherethe employees reside. This section looks at jobs held by Monmouth residents regardless of where
the jobs are located.

The more prominenbccupationsamongst theresident populatiorare in theprofessiors, services,
production, and sales and office supphoThe professional employmemhay berelated to Monmouth
College and the-K2 school districts, and OSF Holy Family Medical Centée Production, Transport
and Materials moving category may reflect the large number of residents workingdmpf@cessing
related jobs.Service occupations include a wide variety of kegtled/highwage jobs along with low
skilled/lowwage jobs. It is the single largest occupational granqmng Monmouth residentand merits
close attention as it has experiercan overall decline in jobs recently. Combined with sales and office
support, these groups account for twhirds of the jobsheld byMonmouthresidentgTable3).
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Although production, transportation and material moving occupations represent a significant portion of
residentemployment, their numbers are declining. The same holds true for construction, extraction and
maintenance occupations. Even so, the demand for workers within these groups is projected to remain
strong through the next decade as retirements continue taysur

Table3: Employment by Major Occupational Grayplonmouth

%of Total %Change
Employment

2010 2016 2010 2016 2010-2016
Employment, Civilian Total 4,055 100.0 100.0
Management, Business, & Financial Operations 245 247 5.9 6.1 0.8
Professional & Related 708 747 17.0 18.4 5.5
Sales & Office 832 739 19.9 18.2 -11.2
Service 1,228 1,189 29.4 29.3 -3.2
Farming, Fishing, & Forestry 40 34 1.0 0.8 -15.0
Construction, Extraction, & Maintenance 313 326 7.5 8.0 4.2
Production, Transportation, & Material Moving 806 773 19.3 19.1 -4.1
b20SY 9YLX2eYSyild A& RSGSN¥YAYSR o6& G(KS 4L OS 2F N
than wherethey are employed).

Source: EASI Analytics, Inc., 2016.

Monmouth, lllinois Employment
Major Occupation Group

In What Types of Industries are Monmouth Residents Employed?

Employment occupations are based on the role or type of work performed by an employee within a
business, as shown Trable3, while industry employment is based on the primary products or services
of businesses, as shown4nThe largest single industry sectoMimnmouthis education, accounting

for nearly onequarter of total employment. Educational services also rank high in terms of employment
share and job gneth with a variety of teaching and related support positions driving demand. Although
manufacturing has lost jobs and employment share, it remains an important industry sector. New
manufacturing technologies and processes have made workers more efficiénha workplace more
productive, resulting in a lontgrm decline in the number of jobs. However, the demand for new
workers remains strong as companies are scrambling to replace a growing number retirees.

Retail trade is also a significant employmenttee and has recovered many of the jobs lost during the
recession. However, it remains vulnerable to fluctuations in consumer spending and the overall health
of the local economy as well as changes in shopping preferences-i@mraerce). In addition, amy of

the jobs created are either patime or seasonal and, outside of managerial positions, offer little
opportunity for advancement or acquiring marketable skills or experience. Healthcare and social
assistance accounts for about 10% of total employtefiering a range of opportunies at all levels of
skills and compensation. Although it is one of the fastest growing sectors nationally and statewide,
mergers and acquisitions, along with new technologies and continuing emphasis on cost efficiency are
factors causing the development of larger regional centers.
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Tabled: Employment by Major Industry GrogMonmouth, IL

%of Total %Change
Industry Sector Employment Employment
2010 2016 2010 2016 ‘ 20102016
Employment, CiviliarTotal ‘
Agriculture, Forestry, Fishing and Hunting ‘ 1.6 1.3
Mining, Quarrying and Oil and Gas Extraction ‘ 8 9 0.2 0.2 125
Construction ‘ 117 108 2.8 2.7 -1.7
Manufacturing ‘ 518 465 12.4 11.5 -10.2
Wholesale Trade ‘ 106 87 25 2.1 -17.9
Retail Trade | 512 537 | 123 | 132 4.9
Transportation and Warehousing ‘ 261 277 6.3 6.8 6.1
Utilities | 8 9 0.2 0.2 125
Information Technology ‘ 40 38 1.0 0.9 -5.0
Finance and Insurance ‘ 57 52 1.4 1.3 -8.8
Real Estate and Rental and Leasing ‘ 39 40 0.9 1.0 2.6
Professional, Scientific, and Technical Services ‘ 82 78 2.0 1.9 -4.9
Management of Companies and Enterprises ‘ 9 9 0.2 0.2 0.0
Administrative/ Support/ Waste Mgt. Services ‘ 68 66 1.6 1.6 -2.9
Educational Services ‘ 980 987 23.5 24.3 0.7
Health Care and Social Assistance ‘ 426 422 10.2 10.4 -0.9
Arts, Entertainment, and Recreation ‘ 68 48 1.6 1.2 -29.4
Accommodation and Food Services, etc. ‘ 406 365 9.7 9.0 -10.1
Other Services ‘ 199 199 4.8 4.9 0.0
Public Administration ‘ 200 205 4.8 5.1 2.5
A

Note:9 YLI 2@ YSyid Aa RS{OSNY
rather than where they are employed).
Source: EASI Analytics, Inc., 2016.

ySR 60@& GKS aLX I OS 2F NB3

Worker Commutingatterns

Worker commuting patterns can be indicators of the size and scope of regional labor markets, and
provide insight into economic interdependency with the surroundinga AcommunityQ & | 6 At A (0 &
pursue economic development depends in part on thpmy and mobility of workers. Matching local

talent with local jobs isnore challengingn a labor market that is relatively small, and employment
opportunities may be limited to a few dominant companies or industries.

Commuting patterns are best described as worndetflow (employed residents in a specified geographic
area butwork outside of that area) and workerflow (workers living in other areas but employed in a
specified area). The labor force consists of thebe livein the City of Monmouttbut areemployedn

the surrounding areas, those who aemployedn Monmouth but live elsewhergand those who both

live and workn Monmouth.
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Figure10: Commuter Inflow/Outflong Monmouth, IL
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Source: U.S. Census Bureau, Local Employment Dynamics

Figurell: 2015 Commuter Inflow/Outflong Monmouth, IL
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Source: U.S. Census Bureau, OnTheRGJb5.

Of the 3,915 workerBvingin Monmouth, 1,961 (50.1%)
lived and workedvithin the City, while 1,954 (49.9%)
commuted outside the area seeFigurell. From the
standpoint of employment, theiy benefits from its
proximity to larger communities (i.ePeoria, the Quad
Cities, Galesburg and Macomb) as it gives working
residents access to a wider variety of job opportunities
while allowing them to enjoy the relatively lower costs
and amenities of small town life. Furthermso
azyyvY2dzikQa AyFt2g 2F 62N] SN&
workers, adding nearly 100more people to its daytime
population.By adding the number of residents who live
and work in Monmouth to the number of workers
commuting intoMonmouth, the total numberof jobs
within Monmouth equals 4,975 he net inflow of
workers isa potential source of new residents that
additional housing might attract.
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Commuter data foMonmouth shows a significant number aésidentscommuting to locations beyond
what would be coridered a reasonable time and distance (commute times ehG@utes or more each
way). For example, the 28Hata indicates that 47 residentswere employed in Cook Courdynd 71

were employed in Sangamon Courityie data also indicate that relatively favorkers commute to

jobs in Warren County from such distances, but rather from adjacent counties and metro areas. Since
GKS / Syadza . dzNBlFdzQa [20Ff 9YLX 28YSyid 5@yl YAOa
residence and the physical location of emyes, it cannot account for other workplace arrangements
such as telecommuting, ow¢ie-road employees or field representatives that normally work remotely,
or those that live at least patime at a secondary residence near their employer. Therefois Jikkely

that some of these workers do not make the long commutes to their jobs daily, if at all.

Worker OutflowThe lefthandsection ofTable5 shows whereMonmouthresidents are employed,

either in or outside of the area. Approximately ehalf (52.8%)f residents are employed within

Warren CountyZ,069workers)of which 1,%1work in Monmouth with a significantnumber

commutingto jobs in Knox County (Galesburg), the Peoria metro area (Peoria and Tazewell counties),
andMcDonough County (Macomb). Having many residents commuting to jobs outside the area is not
unusual, especibl in rural areas, but it does make a community more dependent on the surrounding
region for employment and income growth, as well as making it more vulnerable to the economic
event in those communities and the loss of some household spending by commuatikegrs.

Worker Inflowlt is also important to examine workers commutingtihe City of Monmouth Theright-
hand section ofrable5 shows where thosemployed inMonmouthlive. Because it inarural area

near larger employment centerthe communityhas a relatively small labor shed aradrawingslightly
fewer workers from the surrounding regi@nd sending more residents to jobs in nearby communities.
For instance, of thd,975employees working in Monmoutt2 692 are from Warren County (164 live

in Monmouth).Thus,39.4%o0f those working ilMonmouth also live in the /. The @y attracts

workers mostly from nearby counties, wi61lworkers (73 %) commuting from Knox County
(Galesburg), followed by the Quad Cities metro area (Rock Island, Henry and Mercer cdiirnties
workers) and Bureau County22workers).
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Table5: Top Destinations &@ommutingWorkers 2015¢ Monmouth, IL
Monmouth to Work Destination Monmouth to Home Destination

Work Destination Number Percent ‘ Home Destination Number Percent
Warren County Warren County
Knox County Knox County
Peoria County Rock Island County
Cook County Bureau County
McDonough County Mercer County

Des Moines county (IA)
Sangamon County
Tazewell County
Adams County
Henderson County

All Other Locations
Total, All Locations

Henry County
Henderson County
McDonough County
Marshall County
Fulton County

All Other Counties
Total, All Locations

Source: U.S. Census Bureau, OnTheMayb, 2

Types of Jobs in Monmouth

In the previous section the employment characteristics of Monmouth residents was discussed. Because
of the level of mobility of workers betwedWilonmouthand surrounding areas it is also necessary to
consider thenumber and type of jobs that exist withihe City. This is of special importance since the
housing market estimates presented later in this report are basepart, on the assumption that a

certain number of workers currently commuting to jobs in Monmontay be attracted tolive inthe

City ifsuitable housing is available.

When comparing the types of jobs held by Monmouth residents with the types of jobs offered by
employers infMonmouth, the effect of commuting isvident When comparing number of employed
residents (i.e. those living Monmouth) (see Table 4) with the number employed by businesses in
Monmouth (Table 6) there are more jobsMonmouththan employed residents. It is also evident that
some industries are drawing many of their employees from outside the community. For example,
Monmouth manufacturing employed 1,960 in 2015, but when compared with the figure in Table 4, only
465 residents are employed in manufacturing suggesting that most workers are commuting from
surrounding areas.

Page |23



Table6: Employment byndustry, 2012015¢ Monmouth, IL

Indusiry Secior 2010 2015 Change 20102015
Number Percent Number Percent Number Percent
Employees, Total (by Place of Work) 4,974 100.0%| 4,975| 100.0% 1 0.0%
Agriculture, Forestry, Fishing and Hunting 111 2.2% 54 1.1% -57 | -51.4%
Mining, Quarrying, and Oil and Gas Extractio 1 0.0% 0 0.0% -1 | -100.0%
Utilities 11 0.2% 0 0.0% -11| -100.0%
Construction 50 1.0% 38 0.8% 12| -24.0%
Manufacturing 1,815| 36.5% 1,960| 39.4% 145 8.0%
Wholesale Trade 106 2.1% 61 1.2% -45 | -42.5%
Retail Trade 431 8.7% 451 9.1% 20 4.6%
Transportation and Warehousing 83 1.7% 138 2.8% 55 66.3%
Information 30 0.6% 29 0.6% -1 -3.3%
Finance and Insurance 158 3.2% 179 3.6% 21 13.3%
Real Estate and Rental and Leasing 16 0.3% 17 0.3% 1 6.3%
Professional, Scientific, and Technical Servic 53 1.1% 57 1.1% 4 7.5%
Management of Companies and Enterprises 0 0.0% 0 0.0% 0 0.0%
Administrati_on_ & Support, Waste Manageme 169 3.4% 101 2 0% 68| -40.2%
and Remediation
Educational Services 488 9.8% 547 | 11.0% 59 12.1%
Health Care and Social Assistance 534| 10.7% 485 9.7% -49 -9.2%
Arts, Entertainment, and Recreation 8 0.2% 2 0.0% 6| -75.0%
Accommodation and Food Services 504 | 10.1% 462 9.3% -42 -8.3%
Other Services (excluding Public Administrati 243 4.9% 214 4.3% 29| -11.9%
Public Administration 163 3.3% 180 3.6% 17 10.4%
Note: The figures presented in this table are determimgd K S & LJ I OS 2 T em@dythehicodn (

are based on the location of the employer rather thanrdgdence of the worker).

Source: U.S. Census Bureau, OnTheMayb, 201

Current Demand for Workers

The reaitime demand for workers, as well as required skills, credentials and other attributes, can now
be assessed through wedased technologies that scanillions of job and applicant postings on popular
sites such as Monster, SimplyHired, and Indeed, or are posted by various state and local employment
0dzNBlFdza® [F062N) LyaArA3aKinr RSGOSt 2LISR
current demand for workers across a broad variety of industries and occupations. Although some
employers do not post job listings on public job sites, these listings provide a sense of the types of jobs

available within the area.

-

oe

dZNY Ay 3 Df I

Figure 12%resents the industriethat havethe greatest presence and the highest employment growth

in the region. This includes education, healthcare, transportation, and retailing. It is interesting to note
that insurance carriers also figured prominently in the list. Since this indespgrienced considerable

job losses in lllinois during the last recession and Isavwggled since then, the number of job postings

may be a sign that a turnaround is well underway.
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Figurel2: Top Job Openings by IndusttWarrenCounty, IL

Job Openings by Industry
Warren County;, lllinois

Colleges, Universities, and Professional Schools (6113)
General Freight Trucking (4841)

Department Stores (4521)

General Medical and Surgical Hospitals (6221)

2R

Insurance Carriers (5241)

Restaurants and Other Eating Places (7225)
Specialized Freight Trucking (4842)

Freight Transportation Arrangement (4885)

22
22
21
Business Support Services (5614)
Special Food Services (7223)

Wireless Telecommunications Carriers (except Satellite)...

14
13
Automotive Parts, Accessories, and Tire Stores (4413) 11

Electric Power Generation, Transmission and Distribution...

~l

Animal Slaughtering and Processing (3116)
Health and Personal Care Stores (4461)
Offices of Other Health Practitioners (6213)
Offices of Physicians (6211)

Pesticide, Fertilizer, and Other Agricultural Chemical...
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Scientific Research and Development Services (5417)
Other General Merchandise Stores (4529)

L4]

Agencies, Brokerages, and Other Insurance Related...
Clothing Stores (4481)
Couriers and Express Delivery Services (4921)
Depository Credit Intermediation (5221)
Educational Support Services (6117)

Source: Labor Insight Jobs (Burning Glass Technologies) for the period Jan. 01, 2016 - Dec. 31, 2016.

Figure 13 shows which area employers have been the most active in hiring in the past 12 months. Again,
the influence of Monmouth College on the local job market is evident as it ranks at the top in the

number of postings. Transportation and food processiognpanies have also been an important source

of new jobs, account fogight out of the top 10. Although recent job growth trends in local healthcare
havebeen unfavorable, OSF Healthcare'isr8the number of advertised job openings, illustrating that

even in industries that may be decreasing in overall employment still have opportunities in the area
available.
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Figurel3: Job Openings by EmployeWarren County, IL

Job Openings by Employer
Warren County, lllinois 2016

Monmouth College
Shopko

61

Maverick Dewitt

American Central Transport Act
Dot Transportation Mt Sterling
Smithfield Farmland Sales Corp
CRST

OSF HealthCare

Gordon Trucking

Kane Transport

Aramark

Pizza Hut

American Central Transport Incorporated
Kl Harring Transportation
United States Cellular

Boyd Brothers Transportation
Eugene Water & Electric Board

Smith Transport 9
Hogan Transportation 8
Mcfarland Truck Lines Incorporated 8
Re Garrison 8
Usa Truck 8
Macy's 7
Smithfield 7
Smithfield Foods 7

Source: Labor Insight Jobs (Burning Glass Technologies) for the period Jan. 01, 2016 - Dec. 31, 2016.

Household Income

Household income is a key indicator of trmeomic health of a community or region. Despite suffering
some setbacks following the last recession, median household income has remained on a generally
upward track but is growing at a more modest pa€g(rel4). The exact reasons for the fluctuating
income growth pattern following the recession are unclear, but the tepid nature of the state and
national economyikely played a role In addition, much of the locatonomy depends on agriculture
and food processing which are vulnerable to swings in consumer demand, commaodity prices and
production costs (e.gthe price of transportation and energygandautomation These influence
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business income and employee eamgsras employment or hours are adjusted to meet demand or new
technology is adopted to reduce costs and increase efficiency.

az2yY2dziKQa YSRAL yof $MR588(BK6Ri$ IR whefi Go2naged to nearby

communities This may be due in part to the sient population, since Macomb and Galesburg also have

a lower median household inconamd student population® al O2 Y06 Q& &addzRSyid SyNRf €
GKIFIY a2yY2dzikQa SyNRft f YSy (evénibwer lO®selzblRncad@ inSy G A | £ £ &
Macomb. Monmoul also experienced slower growth in median household income, increasing by 14.5%
between 2010 and 2016 while growth in the surrounding communities ranged between 14.8%

(Burlington) and 16.7% (Galesburg).

Figurel4: Comparison of ldian Household Income Trends

Figure 14. Median Household Income Trend Comparison
Monomouth and Peer Communities (2010, 2016, 2021)
m2021
Monmouth
12016
W 2010
Macomb
Kewanee $45,858
Galesburg
Burlington (I1A)
Aledo $51,307
Note: Figures are based on current dollar values (i.e., not adjusted for inflation).
Source: CGS analysis of data from EASI Analytics, Inc., 2017.

Examining household income by groypgurel5) reveals that Monmouth has a similar profile to
Galesburg and Macomb with a higher share of lower income groups than the other nearby communities.
The share of households with annual incorbetow $25,000 ranged from 30.7% in Galesburg to 39.3%

in Macomb. In Monmouth32.3% of househokhad an annual income of less than $25,000 in 2016

while the other communities varied from 24.3% (Aledo) to 25.8% (Burlington) tddjdlustrates the
influence of the student population. The difference in the mix of jobs and industries between
communities, as well as the generational turnover in jobs (older workers retiring and being replaced by
younger workers at lower compensation) can also play a raleHisiis difficult to documentwWhen

looking at thepercentage of households with annual incomes of $100,000 or more, Monmouth is higher
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than all of the comparison communities except Burlington and Aledo. Thus, while Monmouth has a
significantpercentageof low-incomefamilies, this does not result in a smalfErcentage ofhigh-
incomefamilies.

Figurel5: Household Income by Income Group

Figure 15. Household Income by Group
Monmouth and Peer Communities, 2016
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H Less than $25,000 = $25,000 to $49,999 m $50,000 to $99,999 = $100,000 to $149,999  $150,000 and over

Source: EASI Analytics, Inc., 2016
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lll.  Housing Supply & Demand

Housing Profile

Monmouth hadjust over3,800 housinginits in 2017which is close to the 2010 U.S. Census count
(3,792) This includeg1 newly constructed housing units in thpériodthat were partially offset by 19
housing units being declared uninhabitabfdl but one of the new units was constructedRxrairie

Point, alow-incomerental community, so only a single unit was built for the broader markatle7

below summarizea 2 y Y 2 d201R fodéising composition. While the number of housing units has
remained similar, the vacancy rate has dropped from 8.1% (20100% @017). Additionally, some of
the rental units have been converted to owner occupied units. Owner occupied houstagnoneased
from 67% of the total housing sto€R010)to 71% (2017), whereas rental housing units decreased from
33% of the total housing stock (2010)28% (2017)a 2 Y Y2 dz0 KQ&a YSRAlL Y @l f dzS 2F 2
housing was $75,80n 2015 but the currentmedian value may be higher in 2017 based on the
increasing median selling value of residential units which was $80,000 for the first half of the year
(inclusive of lots which generally sell at a lower amount, bringing the median value ddediian home
vaues in Warren County are approximately $83,300.

Table7: City of Monmouth Housing Profile

2010 Total 2017 Total
Housing Profile City of Monmouth Housing Units  Share  Housing Units Share
2010 Housing Units (Base) 3,792 3,792
New Construction 41
Uninhabitable (29)
TotalHousing Units 3,792 3,814
Occupied Housing 3,486 91.9% 3,663 96.0%
Owneroccupied Housing Units 2,319 67% 2,606 71%
Renteroccupied Housing Units 1,167 33% 1,057 29%
Subsidized/Unsubsidized NA 329/728 31% / 69%
Vacancies
Residential Vacancieswith structures 306 8.1% 151 4.0%
Owned 111 4.1%
Rentals 40 3.6%
Total 3,792 3,814

Sources: 2010 Total Housing Unit$.S. Census Bureau, 2010 Census. New construction-p201),
uninhabitable units (as of August 2017), vacancies (as of August Ziy-wned properties; and rentals (as of
August 2017) were obtained from the CityMbnmouth. Owner occupied units were calculated by CGS.

Notes: Ownetoccupied and rentepccupied housing unit shares are based on total occupied units; subsidized and
unsubsidized housing unit shares are based on reateupied housing units; and vacées are based on total

9 Source: U.S. Census Bureau, 22015 American Community Surveyr&ar Estimates
10 hitp://www.tax -rates.org/illinois/warren_county property_tafassessment year 2017).
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housing units. There are 55 vacant lots zoned residential of which 16 are owned by the City. Prairie Point was built

in 2011.Vacancies excludeninhabitable housing units.

£ OFLyOASa F2NJI unmn Ay Of dzR Sédunted fir MIS/Athn@iés ProwtélbpthaeéCly ¢ K SNB I &
which were analyzed in conjunction with the rental registration database information.

Group Quarters
Group quarters are another type of livinga@angement found irMonmouth. Monmouth College
campus dormitories account for most of the group quarters.

Table8: Group Quarters Capacity City of Monmouth, IL

2017 Estimated Group Quarters Occupandyity of Monmouth
Group Quarters Occupandystitutionalized

(Community Care of Monmouth, Nursing Home) 59
Group Quarters Occupancy: Nimstitutionalized

(Monmouth College, Legacy Estates & Courtyard Estates) 1,215

Total EstimatedGroup Quarters Occupants 1,2741
Sources: Individual websites and calls to centers.

Group quartersalsoserve the elderly populatiowhich in Monmouth includes an estimat@d6% over
age 85 and 7.1% over age 74.addition to Community Care of Monmouth, a nursing facility, there are
two assisted livig centers (see Figuréil

11 Excludes Warren Achievement Center.
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Figurel6: Senior Living Centeggvionmouth, IL

Assisted Living Centers & Nursing Home

= *Courtyard Estates 51 units — 42 occupied
with 3 more to be occupied soon (Source:
Courtyard Estates)

Courtyard Estates Legacy Estates * *Legacy Estates 57 units — 57 occupied (5 on
waitlist): assisted /supportive (take
Medicaid) living

* Community Care-capacity of 59 (6to7on a
waitlist, depending on options)

= 158 combined senior living capacity (or
capacity to serve less than 2% of
Monmouth’s population)

» 2.6% of the population is 85 years and older

» 7.1% of the population is 74 years and older

*Owned by the same company
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Housing Characteristics

lfty2ald KFEF ondz0 2F a2yY2dz2iKQa K2dzaAy3a adz201 o1 a
prior to 1940 and 10% built after 1979. These figures are similar to Galesburg with two slight differences
¢DIf Sa0dzZNBQa ad201 2i%38kandhdr soakhuilt betweinA BOI19693s ™M dn N

9%. However, Galesburg currently has a new subdivision under construction and a second subdivision

in the planning stages. Thesedwrojects will have a combinésil units when complete.

Figurel7: Age of Occupied Housing Urgtslonmouth, IL

% of Occupied Housing Units by Year Built

4%

0,
41% m Built Before 1940

= Built 1940-1979

Built 1980-1999

Built After 1999

Source: U.S. Census Bureau, 20015 American Community Survey/Bar Estimates

More than threequartersofa 2 y Y 2 dzdusisyaunits arsinglefamily detached homewith the next
largest type of housing units beirtgvo to nine units (11%)andthe remaining balance comprised of 10+
units'2, mobile home or dher, andsingle-family attached residential unit¢Figure 18}* Refer to the
Summary of Housing Sales and Listingbe AppendiXor median values of homes in Monmouth.

12CGS counted 10+ units lsildingswith 10 or more apartment units; the ratio would be approximately 10% when calculating
complexegi.e., Monmouth Manor) having more than 10 units.

13 Singlefamily attached each unit is owned individually (i.e., townhome or condominium) whereami @ larger structure is
generally owned by a single owner or trust.
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Figurel8: Types of Occupied Housing Ugitdonmouth, IL

sy, 4% Occupied Housing Types

2%

\

m 2-9 Units
10+ Units
Mobile Home or Other

m Single-family, Detached
m Single-family, Attached

Source: U.S. Census Bureau, 20015 American Community SurveyyBar Estimates (adjusted to include

a 2 y Y 2 dRerkaDBFatabase data).

Figure 19 illustratesazupied residential units were predominantly those hawing or three bedrooms
(69%) with the remaining units havizgroor one bedroom (17%) antbur or more bedrooms (14%).

Figurel9: Sizes of Occupied Housing Ugikdonmouth, IL

Occupied Housing Sizes

4+ Bedroom

14%

m 0-1 Bedrooms

m 2 or 3 Bedrooms

4+ Bedrooms

Source: U.S. Census Bureau, 2011-2015 American Community Survey 5-Year Estimates
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Housing costé declined from 2010 to 2015 for both renters ahdmeownerg(seeFigure20). In
Monmouth, over 90% of renters pay less than $1,000 per month in gross rent; 48% of all renters pay less
than $500 per month in gross rent (compared to 41% in 2&P18)edian gross rent in 2015ag $516.

Figure20: Monthly Housing Costs

Monthly Housing Costs = 2015 m 2010
$516
Monthly Gross Rents (Renter $594
$839
Selected Monthly Costs (Ownero)— so79)
$- $200 $400 $600 $800 $1,000

Source: U.S. Census Bureau, 2011-2015 & 2006-2010 American Community Survey 5-Year Estimates

While rents decreased from 2010 to 2015, fair market rents, as defined by thBé&pSctment of
Housing and Urban Development, increased for all unit sizes from 2017 to 2018, as shown in Figure 21.

Figure21: 2018 and 2017 Fair Market Rents

Final FY 2018 FMRs By Unit Bedrooms
Year Efficiency One-Bedroom Two-Bedroom Three-Bedroom Four-Bedroom
FY 2018 FMR 3483 $515 $685 $871 $933
FY 2017 FMR 3466 497 %661 $864 %911

Sourcehttps://www.huduser.gov/portal/datasets/fmr/fmrs/FY2018 code/2018summary.odn

Note: The U.S. Department of Housing and Urban Development defines fair market rents (FMRs)dasedtts
determine payment standard amountsr the Housing Choice Voucher program, to determine initial renewal rents
for some expiring projeebased Section 8 contracts, to determine initial rents for housing assistance payment
(HAP) contracts in the Moderate Rehabilitation Single Room Occupargram (Mod Rehab), rent ceilings for

rental units in both the HOME Investment Partnerships program and the Emergency Solution Grants program,
calculation of maximum award amounts for Continuum of Care recipients and the maximum amount of rent a
recipientmay pay for property leased with Continuum of Care funds, and calculation of flat rents in Public Housing
dzy A (1 & ® ¢

14t SNJ GKS 1 YSNROLY [/ 2YYdzyAGe {SNBAOSEI a{StSOGSR Y2yiGiKfe&e 24y SN
real estate taxes, various insurances, utiliies, fuels, mobileY fo O2aiGax YR O2Y R2YAY A dzy
https://factfinder.census.gov/help/en/selected_monthly_owner costs.hiso, Gross rent is defined as the monthly amount of

rent plusthe estimated average monthly cost of utilities (electricity, gas, water, and sewer) and fuel (oil, coal, kerosene, wood,

etc.).

Bt SN ! d{ d / Syadza . dz2NBI dzQa wHAawmn -YeyBstimatesup ! YSNRAOLY [/ 2YYdzyAade {
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Rental Composition

In 2017, here were 1,057 rental units in the City of Monmotfthf which 46% are singfamily/mobile
homes/otherrental units andb4% are multfamily units (6% o0f all rentalsare found in apartment
buildingshaving 10 or more uni}s SeeFigure22for the total composition ofental units. Approximately
two-thirds of the rental units are not subsidizeddditionally, \acant rentals are hard to finaiearly all
rentals are occupied and there are waitlists for some rentals.

Figure22: Rental Housing Corapition¢ Monmouth, 1L

Rental Housing Compositon

16%

= 2 Units (i.e., Duplexes)

46%
= 3 -5 Units
8%
= 6 - 9 Units
10 or More Units
14%

Single-family Detached & Attached;|
Mobile Homes; and Other

16%
Source: Monmouth Rental Registration Database as of July 31, 2017.

Just over 600rental-housingunits (57% of all rental units) are owned or managed by 14
individuals/entities, including those owned and managed byWfaren Coung Housing Authoritylf

Warren Public Housing units are excluded, then 278 (26%) of all rental units are owned or managed by
13 individuals/entities. The relative concentration of rental ownership can have advantages and
disadvantages in implementirrgntal-housingpolicies. A smallumber of landlords could increase
efficiencies in managing policy changes when necessary. Conversely, the rental supply could be
significantly impacted if a few owners of rental portfolios experience financial stress or remiise

from the rental market.

Downtown Rentals

Monmouth hasa downtown development plan that calls for improvements in transportation,
renovation of buildings, business growtnd additional residential options. Some of the
recommendations in the current and previous plans have been implemented, including renovating

Ly Of dzRSa dyn dzy A (edtal Ra§idatiGnKDAtabask dsdw@ltias 36sunits within Prairie Point, 32 units within
az2yyY2dziK aly2NE YR p FRRAGAZ2YIf dzyAidd F2dzyR Ay GKS 2 NNBy /
Achievement Center as well as group quartergsauni
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second stories of downtown buildings to accommodate rental apartmemigo key downtown rental

projects are Mafe City Apartments (offering two-Bedrooms and five -bedroom units at $800 to

$1,200 per month) and Market Alley (offering two 2,000 square foot units twithor three bedrooms,

one and % baths priced at $775 to $975 per month). These rentals are e@tsgtemium units and

receive some of the highest rental rates for mdimily units in MonmouthDespite these two projects,
F@FAflFofS NBYyGlIt LINRPLISNIASA Ay az2yvY2dzikKQa R2oy (26
There were less than a dozemtel units locatedhe downtown areaThe downtown plan estimates

that a total approximately 2588 units could be accommodated based on demand and potential space in
existing buildings.

Summary of Home Sales in Monmouth

A review of residential sales (homasd empty lots) from year 2000 through myear of 2017 reveals
an increas¥ in the median selling price as well as the number of residential units sold. 2016
experienced the most sales (135) as well as the highest median selling price ($71,006)dnddis p
Exclusive of lots sold in 2016 (3), the median residential selling price was approximately $Fig060
23).

Salesdr the first half of 2017 indicate continuestrong sales (77 homes and lots, combined) and
higher median selling prig®80,000). This median selling price couldeten higher ifots were
excluded

17Not adjusted for inflation.
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Figure23; Residential Sales Tregdlonmouth, IL

Residential Sales and Listings Trends
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Source: Warren County (19€&2016); 2017 Monmouth Farm & Home Realty, LLC

There were fivehomes for sa in the summer of 201Within the price range of $77,000 to $83,000.
Each had at leashree bedrooms (the highest priced unit selling for $83,000 fad bedrooms). Four
were built prior to 1940 with the newest one built 1950 (selling pisc$82,500). Three were located on
the east side; one was on the west side armbadominiumunit was in the center of thélity (Figure

24).
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Figure24: Map of Residential Sales: June 2016 through July 31,2@bnmouth, IL
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