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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 requested that Northern
Illinois 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 sector in order to attract area
workers who 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 City, and this study 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
Overall, Monmouth’s experience in recent years is
similar to many rural communities in Illinois - slight
declines in population and aging residents as well as an
aging housing stock. However, Monmouth’s diversity is
increasing, and its population is anticipated to grow
over the next few years at a slightly higher rate than its
peers. It also has assets other communities do not,
including a college, a cluster of food processing related
businesses, a revitalizing historic downtown, a hospital,
and close proximity 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
city’s housing supply and demand.

Monmouth has
characteristics that
make investigating
additional housing
worthwhile.

The Housing Market
Monmouth’s housing market has experienced some positive
trends over the past few years. Housing vacancy has declined
from 8.1% in 2010 to 4.0% in 2017. Additionally, ownership
increased from 67% in 2010 to 71% in 2017 as some rentals
There are signs of
converted to owned units, which may be partially attributed to
strength in the
very few new housing units built. Home sales are showing
housing market,
positive signs of a market recovery with more units sold and at
but also
a higher median price. A high-level assessment of incomes and
challenges to
current housing costs indicates there is potential for renters to
buy a home. There is also potential for those currently owning
overcome.
a home to increase the values of their homes through home
renovations, by purchasing a higher valued home or building a
new home. Nevertheless, there are some challenges to address. First, vacant land is scattered
throughout the community in neighborhoods where some homes are in need of repair. Second, there
are few options for new subdivisions, with the exception of 7.5 acres owned by the City at the north end
of town. Third, while rentals have a low vacancy rate, the rents are low, discouraging building
renovations and maintenance. There are opportunities for premium rental rates in the downtown where
renovated apartments generate higher rents, yet there is a need for continued downtown revitalization
to encourage development of more of these types of rental units. While housing available in areas
outside the City limits and in Galesburg competes for potential residents, Monmouth’s comparatively
high quality of life should position it to attract a portion of the area’s future residents.
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Potential Demand for Additional Housing
Adults either living or working in Monmouth were surveyed to learn their thoughts on Monmouth along
with their future housing desires and plans. The survey was widely distributed and over 500 responses
were received. About half of respondents indicated that they planned to move or were considering
moving. Of those who do or might plan to move, 44% would
consider living in Monmouth. This pool of people was then
further analyzed regarding their housing preferences.
A number of conclusions regarding housing selection and
demand can be drawn from the survey.

Strong survey
response generated
information on
housing
preferences.



People live where they do because of the immediate
environment, including feeling safe, liking the
neighborhood, and the features of their home
meeting their needs.



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



While proximity to shopping, recreation, and
entertainment are not a significant reason for why people live where they do now, it is a
somewhat important factor in where people want to move.



Issues often associated with needs of older residents, such as desiring to downsize housing,
need for assistance, or looking for a neighborhood that is senior-friendly, generated little
interest. This may reflect low survey participation by older age groups.



The only type of housing the great majority of people are interested in is a single-family house.



The most often desired house size is three (3) bedrooms and two (2) bathrooms.



Most potential movers are between 35-64 years old.



There were more people considering moving in the $50,000-$99,999 income category than at
other income levels but nearly a quarter of those considering moving reported incomes of
$100,000 or more.



Half of respondents indicated they could afford to spend $700 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 housing demand can be estimated by
combining the information gathered in the survey, the
economic and demographic information, and
information on the current housing market. There are
several approaches to arriving at future demand, and
by looking at each of these scenarios and then
comparing the results, the most reasonable estimate
can be determined. Therefore, future demand was
estimated using each of the following approaches:


Demand generated by estimated growth in
the number of households living in
Monmouth.



Demand based on the number of workers
commuting into Monmouth.



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



The desire for new housing expressed in the
survey.



Sales trends and vacancy rates for existing
housing units.

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

Taking all five approaches into account, a reasonable overall estimate of demand is for approximately
50-75 additional units. Given the similar current vacancy rates for rentals and for-sale units,
employment opportunities, characteristics of the population, input from realtors, and some rentals
converting to for sale units, the mix of new units could be similar to the current ratio of rentals and forsale units. Income levels and accepted price ranges in the area suggest sales prices of $150,000$200,000.
The success of the City in developing and implementing a comprehensive housing strategy that
leverages its assets and overcomes the challenges will significantly impact whether the community
realizes the potential for additional housing.
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Comprehensive Approach to Planning for Future Housing



Maintain low vacancy rates while allowing for
growth and turnover



Continue positive trends of increased sales and rising prices



Maintain growth in population and jobs



Showcase the historic downtown



Promote the high quality of life compared to nearby areas



Continue support mechanisms for the growing percentage of
homeowners



Continue to welcome in-migration by young families



Move towards higher rents to enable reinvestment in properties



Add newer and more modern homes to the housing stock by utilizing
land currently available and rehabbing existing housing stock



Seek additional land for residential development



Improve neighborhood conditions along with perceived school and/or
safety issues



Revisit property taxes with these changes in place



Brand and market the new image of the City with these updates
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Next Steps
The full report accompanying this executive summary discusses the findings of the study in detail and
provides a basis for developing a housing strategy. Such a strategic plan should include remedying those
challenges that can be addressed and leveraging each asset for maximum benefit. The plan should
address multiple housing options and be grounded in Monmouth’s unique characteristics. A timeline
and prioritizing actions would provide guidance, and metrics should be identified to measure progress.
Incentives, funding sources, local
regulations, and innovative programs
should be investigated. Examples of
actions taken in other cities can be
found in the full report. CGS is available
to assist the City in developing specific
strategies to address future housing
needs.
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I.

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, the City requested that Northern Illinois University Center for
Governmental Studies (CGS) complete an assessment of its housing supply and demand. The City was
particularly interested 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 housing. There were reasons to believe that there
might be potential for additional housing. These included the number of Monmouth workers who did
not live in Monmouth, the experience of realtors who were unable to find housing that met potential
buyers’ needs, incoming Monmouth College faculty and staff who did not find housing in Monmouth,
and the limitations of the existing housing stock. The information found in this report is intended to
guide the City in developing housing strategies to meet Monmouth’s housing needs.
The scope of work included multiple tasks to address the questions raised by the City. Housing issues
were discussed in detail with municipal staff, major employers, area school districts, real estate experts,
residents, developers, businesses, and focus groups. Data was obtained from sources at the municipal,
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 first chapter presents the economic and demographic
characteristics of Monmouth and the surrounding area, along 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
in the Monmouth area and therefore, be a potential resident of the City. 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 data. The third chapter describes the survey of
Monmouth residents and workers and presents their thoughts on housing along with information about
them that relates to housing decisions. Chapter Four analyzes the potential for additional housing based
on the information presented in the preceding chapters. In order to arrive at the most reasonable
estimate, several different approaches are considered. The last chapter summarizes the study’s findings
and suggests next steps the City could take to develop housing strategies.
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II.

Demographic & Economic Profile

Overview
The perception of a community’s attractiveness and
desirability as a place to live and work are significantly
impacted by the quality of its built environment. Housing
stock is an important component of the built environment.
The demographic and economic characteristics of the
community, such as income, household/family size,
population growth, and age help determine what housing
choices are available.
Monmouth shares many features that are
common to rural communities in the Midwest.
Population growth has been slow or has declined and
the age of residents is increasing at a faster rate than in
larger metropolitan areas, mostly because of the growing
longevity of older residents and the out-migration of
younger people in search of better opportunities. Warren
County’s population peaked in 1910 and experienced
modest fluctuations up to 1980. The farm crisis and deep
recession of the 1980’s exacerbated the situation.
Between 1980 and 2016, the County suffered a net loss of
4,360 people, approximately 20% of its 1980 population of
21,943.

Snapshot
Population
City of Monmouth
Warren County

2010
9,444
17,707

2016
9,325
17,583

Households
City of Monmouth
Warren County

3,478
6,918

3,449
6,868

Median Household Size
City of Monmouth
2.42
Warren County
2.40

2.43
2.41

Median Age (Years)
City of Monmouth
Warren County

33.9
40.7

33.4
39.6

By Race (% White/Non-White)
City of Monmouth 85.9/14.1 82.6/17.4
Warren County
91.3/8.7 89.3/10.7
By Ethnicity (% Hispanic/Latino)
City of Monmouth
14.2
16.2
Warren County
8.4
9.9

Nevertheless, Monmouth has been able to maintain its
viability. This is, in part, because of its proximity to larger
communities such as Burlington, Galesburg, Macomb,
Median Household Income (Current $)
City of Monmouth $36,292 $41,558
Peoria, and the Quad Cities offering good job
Warren County
$44,320 $50,287
opportunities to residents within a reasonable commute.
Monmouth College also injects a positive social and
Source EASI Analytics, Inc., 2016.
economic stimulus, providing arts and entertainment
options not found in most rural communities.
Additionally, there is a cluster of firms in the food processing industry in the Monmouth area that
creates a substantial employment base.
The comparison (or peer) communities in this analysis were selected based on proximity, population
size, and the degree of economic interaction (i.e., work commuting]. They are useful for seeing how
Monmouth compares on demographic and economic factors, but are not necessarily similar enough in
location, population characteristics, or economic base, to draw conclusions regarding housing needs.
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Although most communities in Illinois outside of the Chicago metropolitan area suffered population
declines in the 2010’s, forecasts indicate that the trend will be temporary and a return to growth, or at
least moderation, will occur in the coming decade1. Monmouth and its neighbors all experienced losses
of population between 2010 and 2017 (Figure 1), but are expected to grow modestly between 2017 and
2021. Though smaller than some of its mid-sized neighbors, Monmouth lost a smaller proportion of
residents from 2010 to 2017 (-1.3%) and is projected to grow at a greater rate through 2021 (4.3%).
Figure 1: Population Trend Comparison

Future population growth will be contingent on the region’s ability to achieve three goals. First,
maintaining fiscal stability and community services and amenities (including housing) will be important.
Second, retaining or attracting younger working residents to provide an adequate supply of workers to
replace retiring workers will also be critical. Finally, attracting entrepreneurs by incentivizing them to
start new businesses will help diversify the local economy and create more varied employment
opportunities, positively contributing to area population 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 Illinois University.

1

CGS 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 community influences the services that will be in demand today, as well as what
to prepare for tomorrow. School-aged 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 also growing demand for senior housing and health care services (see Figure 2).
The median age of Monmouth’s population in 2016 was 33.9 years. Although it continues to edge
upward, it was well below the Warren County average of 40.7 years and the statewide average of 37.3
years. The age pyramid in Figure 2 shows the distribution of males and females by age groups. A bulge
for the 18 to 24 year age group shows the effect of college-age students. This kind of age profile is
comparable to other areas with colleges or universities (such as Champaign or DeKalb). Most of these
students will generally leave the area following the completion of their studies unless the community
has significant employment opportunities for graduates.
Figure 2: Population by Gender/Age Group – Monmouth, IL

The impact of the Baby Boomer generation and the Millennials (25-34) can be seen as well. At the
bottom of the pyramid are those in the youngest age categories reflecting a national decline in births.
Compared to the U.S. and Illinois, the percentage of population under the age 18 is slightly lower in
Monmouth.

Page | 10

The 25-34 age group is also quite large. This group, known as the Millennials, will be a driving force in
the area’s economy as they move through different age groups. This group is in the family formation
years and will desire different kinds of housing as their lifestyle changes.

Racial and Ethnic Composition
Monmouth has become more racially diverse in recent years and nationwide trends indicate this is likely
to continue. When combined, minorities represented 17.4% of the Monmouth population in 2016, as
compared to 14.1% in 2010. This change was precipitated by the net loss of 414 White residents,
combined with the net addition of 295 non-White residents (Figure 3). While diversity is increasing,
Monmouth’s population remains largely white and is less diverse than the average for Illinois (22.8%
non-white).
Most of the recent population growth can be attributed to the Hispanic/Latino community. Since
Hispanics are classified by the U.S. Census Bureau as an ethnic designation, they may identify
themselves as being of any racial group.
Figure 3: Population Change (2010 – 2016) – Monmouth, IL
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In Monmouth, the Hispanic/Latino population accounted for 16.7% of
the total population of the City in 2016, up from 14.2% in 2010. This
is attributable to both an influx of Hispanics and Latinos and a net
loss of non-Hispanic or Latino residents (Figure 4). The Non-Hispanic
population decreased in number by 475, or 6.2% from 2010 to 2016.
At the same time, Hispanics/Latinos of all races increased by 221, or
16.5%. This group has been one of the few sources of new population
growth in smaller communities and rural areas in Illinois and across
the midwest over the past two decades. These tend to be in places
that already have established concentrations of similar ethnic
groups, and/or offer employment opportunities in agriculture,
construction and food processing2.
Figure 4: Hispanic/Latino Population Trends – Monmouth, IL

Household Characteristics
Even as total population and households have fluctuated, household size has remained relatively stable.
Compared to surrounding communities, the average size of Monmouth’s holuseholds is somewhat
higher at 2.43 persons per household (Figure 5). Unlike Macomb and Galesburg which are also ‘college
towns’ with resident student populations, almost all Monmouth College students live in campus housing
and are not counted in any household population groups.

2

Walzer, N. and Harger B., Population Trends in Rural Downstate Illinois, Rural Research Report 22(4), 2011. Macomb: Illinois
Institute for Rural Affairs.
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Figure 5: Average Household Size

Monmouth differs from nearby communities because of its high proportion of family households which
accounted for 64.3% of all households in 2016 (Table 1). 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 addition, Monmouth is the only community where the share of family
households has increased (2.3%) since 2010. This increase in family households may have implications
for the kind of housing in demand.
Table 1: Household Characteristics

Table 1. Household Characteristics
Monmouth and Peer Communities, 2010-2016
2016
Total Households
Family Households
(% of Total HH)
Non-Family Households
(% of Total HH)
% Change
2010-2016
Total Households
Family Households
Non-Family Households

Aledo
1,502
856
(57.0%)
646
(43.0%)

Burlington
10,898
6,568
(60.3%)
4,330
(39.7%)

Galesburg
12,546
6,547
(52.2%)
5,999
(47.8%)

Kewanee
5,105
3,041
(59.6%)
2,064
(40.4%)

Macomb
7,217
2,835
(39.3%)
4,382
(60.7%)

Monmouth
3,449
2,218
(64.3%)
1,231
(35.7%)

Aledo

Burlington

Galesburg

Kewanee

Macomb

Monmouth

-4.1%
-10.7%
6.3%

-0.3%
-2.0%
2.3%

-3.5%
-10.4%
5.2%

-2.1%
-6.5%
5.2%

-3.6%
-2.5%
-4.3%

-0.8%
2.3%
-6.0%

Source: EASI Analytics, Inc., 2016
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The Local Economy
The Illinois economy has largely recovered from the recession of 2008-2009, but remains in a slowgrowth 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 overall sense of
uncertainty about the future direction of the economy. While economic growth, as measured by Gross
Regional Product (GRP), has remained on an upward track, the rate of growth has moderated
substantially since the recession (Figure 6)3. Per capita GRP growth has been below the average for rural
counties in Illinois, but the gap in GRP growth has narrowed in recent years. In 2000, the average per
capita GRP for Illinois’ rural counties was $23,693 versus $20,888 in Warren County a difference of
11.8%. By 2017, the gap had decreased to 1.8% with the average per capita GRP for Illinois’ rural
counties growing to $32,121 with Warren County increasing to $30,516. This is a positive sign for the
local economy as rural areas in general have faced serious challenges in maintaining their economic
vitality over the past several decades.
Figure 6: Per Capita Gross Regional Product (2000 – 2017) – Warren County, IL

Three sectors - agriculture, manufacturing and services - account for over three-quarters of the area’s
GRP (Figure 7). As in most rural areas there are strong 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
3 Gross Regional Product (GRP) is defined as the market value of all final goods and services produced within a

defined geographic
area for a specified period (e.g., month, quarter, or year). Woods & Poole estimates are based on national and state estimates
from the Bureau of Economic Analysis Gross Domestic Product by State series. County GRP estimates are constrained to state
totals for the years 1969-2014.
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one of the largest business enterprises in the region with 1,6004 employees. Many other businesses in
the wholesale, transportation, and services sectors are also linked to agriculture and food processing.
Higher education, which is included in the services sector, accounted for about 11% of GRP in 2015.
Health care accounts for 2.6% of the services sector, with the balance made up of a variety of business
and personal services.
Figure 7: 2015 Economic Contribution by Industry Sector – Warren County, IL

Unemployment
Unemployment in Warren County is slowly retreating to pre-recession levels and has generally followed
national trends over the past several years5 (Figure 8). The unemployment rate in Warren County
peaked in 2010 at 10.4% and has fallen since then. In 2016, it reached 5.3%, which is near its prerecession average (2003 – 2007). 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 upon the 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 considered to be
in the labor force.
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Figure 8: Unemployment Rate Comparison – Annual Average, 1990 – 2016

However, the decline in Warren County’s unemployment rate since the end of the recession is the result
of lower employment and labor force participation. As Table 2 shows, Warren County’s employment has
generally declined since 1990 through periods of recession and expansion, with the only exception being
the most recent recession where employment increased slightly. The county’s labor force has followed
the same pattern, but has generally declined by a greater amount, resulting in a lower unemployment
rate. For example, since the last recession, the County’s employment has decreased by 7.4% (651) while
the number of people in the labor force declined by 10.4% (985). As the population ages and younger
people continue to leave 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 interest in increasing labor force
participation to maintain economic growth.
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Table 2: Warren County Unemployment Rate Comparison – Annual Average, 1990 - 2016

Table 2. Warren County Unemployment Rate Comparison
Annual Average, 1990-2016
Net Change
Civilian Labor Force (#)
Civilian Labor Force (%)
Employment (#)
Employment (%)

Recession
7/1990 3/1991
-93

Expansion
4/1991 2/2001
-142

Recession
3/2001 11/2001
-170

Expansion
12/2001 11/2007
-282

Recession
12/2007 6/2009
284

Expansion
7/2009 6/2016
-985

-2.1

-1.1

-1.7

-2.9

3.1

-10.4

-371

-83

-123

-192

16

-651

-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, 2017.

Labor Force Participation
The unemployment rate estimates the percentage of workers in the labor force who are currently
unemployed but seeking work, while the labor force participation rate estimates the percentage of the
population 16 and older who are either working or actively seeking 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 understates the unemployment situation because it
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 the unemployment 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 and out-migration
leaves a smaller pool of younger workers to 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 trend6. In addition, labor force participation among younger working age people
fell significantly between 2002 and 2012 but has moderated somewhat since then7.
Figure 9 compares labor force participation rates for Warren County in relation to the average of nonmetro counties in Illinois, the State of Illinois and the U.S. While Warren County has much higher
participation rates than the average for all non-metro counties in Illinois, it has declined rapidly since
2010. This could have 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 working-age people make
up a significant portion of those migrating out of rural areas8. At the same time, many of those

6

Despite fluctuations following the 2002 and 2008-2009 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 trajectory. Data
source: U.S. Bureau of Labor 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.
8 Walzer, N. and Harger B., “Unemployment, Labor Force Participation and the Illinois Work Force”, Policy Profiles 17(1). DeKalb:
Center for Governmental Studies, Northern Illinois University, May 2017.
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remaining are struggling to match their skills, education and experience with positions available in the
post-recession job market.
Figure 9: Labor Force Participation Rates: Metropolitan versus Non-Metropolitan Areas

What Types of Occupations Do Monmouth Residents Hold?
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 degree, the types of business activities that develop or
are attracted to a region. Employment 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
where the employees reside. This section looks at jobs held by Monmouth residents regardless of where
the jobs are located.
The more prominent occupations amongst the resident population are in the professions, services,
production, and sales and office support. The professional employment may be related to Monmouth
College and the K-12 school districts, and OSF Holy Family Medical Center .. The Production, Transport
and Materials moving category may reflect the large number of residents working in food processing
related jobs. Service occupations include a wide variety of high-skilled/high-wage jobs along with lowskilled/low-wage jobs. It is the single largest occupational group among Monmouth residents and merits
close attention as it has experienced an overall decline in jobs recently. Combined with sales and office
support, these groups account for two-thirds of the jobs held by Monmouth residents(Table 3).
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Although production, transportation and material moving occupations represent a significant portion of
resident employment, 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 to surge.
Table 3: Employment by Major Occupational Group – Monmouth
Monmouth, Illinois
Major Occupation Group
Employment, Civilian Total
Management, Business, & Financial Operations
Professional & Related
Sales & Office
Service
Farming, Fishing, & Forestry

Employment
2010

2016

% of Total
Employment
2010

2016

% Change
2010-2016

4,172

4,055

100.0

100.0

-2.8

245
708

247
747

5.9
17.0

6.1
18.4

0.8
5.5

832
1,228
40

739
1,189
34

19.9
29.4
1.0

18.2
29.3
0.8

-11.2
-3.2
-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
Note: Employment is determined by the “place of residence” (i.e., employment is based on where workers live rather
than where they are employed).
Source: EASI Analytics, Inc., 2016.

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 in Table 3, while industry employment is based on the primary products or services
of businesses, as shown in 4. The largest single industry sector in Monmouth is education, accounting
for nearly one-quarter of total employment. Educational services also rank high in terms of employment
share and job growth 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 efficient and the workplace more
productive, resulting in a long-term 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 employment sector 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.e., e-commerce). In addition, many of
the jobs created are either part-time 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 employment, offering 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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Table 4: Employment by Major Industry Group – Monmouth, IL
Industry Sector

% of Total
Employment

Employment

% Change

2010

2016

2010

2016

2010-2016

4,172

4,055

100.0

100.0

-2.8

68
8

54
9

1.6
0.2

1.3
0.2

-20.6
12.5

Construction
Manufacturing

117
518

108
465

2.8
12.4

2.7
11.5

-7.7
-10.2

Wholesale Trade
Retail Trade

106
512

87
537

2.5
12.3

2.1
13.2

-17.9
4.9

Transportation and Warehousing
Utilities

261
8

277
9

6.3
0.2

6.8
0.2

6.1
12.5

Information Technology
Finance and Insurance

40
57

38
52

1.0
1.4

0.9
1.3

-5.0
-8.8

Real Estate and Rental and Leasing
Professional, Scientific, and Technical Services

39
82

40
78

0.9
2.0

1.0
1.9

2.6
-4.9

Management of Companies and Enterprises
Administrative/ Support/ Waste Mgt. Services

9
68

9
66

0.2
1.6

0.2
1.6

0.0
-2.9

Educational Services
Health Care and Social Assistance

980
426

987
422

23.5
10.2

24.3
10.4

0.7
-0.9

Arts, Entertainment, and Recreation
Accommodation and Food Services, etc.

68
406

48
365

1.6
9.7

1.2
9.0

-29.4
-10.1

Other Services
Public Administration

199
200

199
205

4.8
4.8

4.9
5.1

0.0
2.5

Employment, Civilian Total
Agriculture, Forestry, Fishing and Hunting
Mining, Quarrying and Oil and Gas Extraction

Note: Employment is determined by the “place of residence” (i.e., employment is based on where workers live
rather than where they are employed).
Source: EASI Analytics, Inc., 2016.

Worker Commuting Patterns
Worker commuting patterns can be indicators of the size and scope of regional labor markets, and
provide insight into economic interdependency with the surrounding area. A community’s ability to
pursue economic development depends in part on the supply and mobility of workers. Matching local
talent with local jobs is more challenging in 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 worker outflow (employed residents in a specified geographic
area, but work outside of that area) and worker inflow (workers living in other areas but employed in a
specified area). The labor force consists of those who live in the City of Monmouth but are employed in
the surrounding areas, those who are employed in Monmouth but live elsewhere, and those who both
live and work in Monmouth.
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Figure 10: Commuter Inflow/Outflow – Monmouth, IL

6,000

5,000

4,000

4,975

4,974
4,650
3,915

3,955

3,887

3,000

2,000

1,087

1,060

695

1,000

0
2015
Employed in Monmouth

2010
Living in the Monmouth

2005
Net Job Inflow (+) or Outflow (-)

Source: U.S. Census Bureau, Local Employment Dynamics, 2017.

Figure 11: 2015 Commuter Inflow/Outflow – Monmouth, IL

Source: U.S. Census Bureau, OnTheMap, 2015.

Of the 3,915 workers living in Monmouth, 1,961 (50.1%)
lived and worked within the City, while 1,954 (49.9%)
commuted outside the area. – see Figure 11. From the
standpoint of employment, the City benefits from its
proximity to larger communities (i.e., Peoria, 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. Furthermore,
Monmouth’s inflow of workers exceeds its outflow of
workers, adding nearly 1,100 more people to its daytime
population. By adding the number of residents who live
and work in Monmouth to the number of workers
commuting into Monmouth, the total number of jobs
within Monmouth equals 4,975. The net inflow of
workers is a potential source of new residents that
additional housing might attract.
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Commuter data for Monmouth shows a significant number of residents commuting to locations beyond
what would be considered a reasonable time and distance (commute times of 60-minutes or more each
way). For example, the 2015 data indicates that 147 residents were employed in Cook County and 71
were employed in Sangamon County. The data also indicate that relatively few workers commute to
jobs in Warren County from such distances, but rather from adjacent counties and metro areas. Since
the Census Bureau’s Local Employment Dynamics data series only classifies workers by primary
residence and the physical location of employers, it cannot account for other workplace arrangements
such as telecommuting, over-the-road employees or field representatives that normally work remotely,
or those that live at least part-time at a secondary residence near their employer. Therefore, it is likely
that some of these workers do not make the long commutes to their jobs daily, if at all.
Worker Outflow. The left-hand section of Table 5 shows where Monmouth residents are employed,
either in or outside of the area. Approximately one-half (52.8%) of residents are employed within
Warren County (2,069 workers) of which 1,961 work in Monmouth, with a significant number
commuting to jobs in Knox County (Galesburg), the Peoria metro area (Peoria and Tazewell counties),
and McDonough County (Macomb). Having many residents commuting to jobs outside the area is not
unusual, especially 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
events in those communities and the loss of some household spending by commuting workers.
Worker Inflow. It is also important to examine workers commuting to the City of Monmouth. The righthand section of Table 5 shows where those employed in Monmouth live. Because it is in a rural area
near larger employment centers, the community has a relatively small labor shed area - drawing slightly
fewer workers from the surrounding region and sending more residents to jobs in nearby communities.
For instance, of the 4,975 employees working in Monmouth, 2,692 are from Warren County (1,961 live
in Monmouth). Thus, 39.4 % of those working in Monmouth also live in the City. The City attracts
workers mostly from nearby counties, with 361 workers (7.3 %) commuting from Knox County
(Galesburg), followed by the Quad Cities metro area (Rock Island, Henry and Mercer counties - 517
workers) and Bureau County (224 workers).
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Table 5: Top Destinations of Commuting Workers, 2015 – Monmouth, IL
Monmouth to Work Destination
Monmouth to Home Destination
Work Destination
Number
Percent
Home Destination
Number Percent
Warren County
Warren
County
2,069
52.8
2,692
54.1
Knox County
Knox County
394
10.1
361
7.3
Peoria County
Rock Island County
176
4.5
265
5.3
Cook County
Bureau County
147
3.8
224
4.5%
McDonough County
Mercer County
94
2.4
133
2.7
Des Moines county (IA)
Henry
County
119
2.4
76
1.9
Sangamon County
Henderson County
113
2.3
71
1.8
Tazewell County
McDonough County
92
1.8
63
1.6
Adams County
Marshall
County
83
1.7
61
1.6
Henderson County
Fulton County
80
1.6
47
1.2
All Other Locations
717
18.3
All Other Counties
811
16.3
Total, All Locations
3,915
100.0
Total, All Locations
4,975
100.0
Source: U.S. Census Bureau, OnTheMap, 2015.

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 between Monmouth and surrounding areas it is also necessary to
consider the number and type of jobs that exist within the City. This is of special importance since the
housing market estimates presented later in this report are based, in part, on the assumption that a
certain number of workers currently commuting to jobs in Monmouth may be attracted to live in the
City if suitable housing is available.
When comparing the types of jobs held by Monmouth residents with the types of jobs offered by
employers in Monmouth, the effect of commuting is evident. When comparing number of employed
residents (i.e. those living in Monmouth) (see Table 4) with the number employed by businesses in
Monmouth (Table 6) there are more jobs in Monmouth than 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.
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Table 6: Employment by Industry, 2010-2015 – Monmouth, IL
2010
2015
Change 2010 - 2015
Industry Sector
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 Extraction
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 Services
53
1.1%
57
1.1%
4
7.5%
Management of Companies and Enterprises
0
0.0%
0
0.0%
0
0.0%
Administration & Support, Waste Management
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 Administration)
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 determined by the “place of work” method (i.e., employment counts
are based on the location of the employer rather than the residence of the worker).
Source: U.S. Census Bureau, OnTheMap, 2015.

Current Demand for Workers
The real-time demand for workers, as well as required skills, credentials and other attributes, can now
be assessed through web-based technologies that scan millions of job and applicant postings on popular
sites such as Monster, SimplyHired, and Indeed, or are posted by various state and local employment
bureaus. Labor Insight™, developed by Burning Glass Technologies, is one such tool for measuring
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.
Figure 12 presents the industries that have the 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 industry experienced considerable
job losses in Illinois during the last recession and have struggled since then, the number of job postings
may be a sign that a turnaround is well underway.
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Figure 12: Top Job Openings by Industry – Warren County, IL

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 processing companies have also been an important source
of new jobs, account for eight out of the top 10. Although recent job growth trends in local healthcare
have been unfavorable, OSF Healthcare is 8th in the 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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Figure 13: Job Openings by Employer – Warren County, IL

Household Income
Household income is a key indicator of the economic 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 pace (Figure 14). The exact reasons for the fluctuating
income growth pattern following the recession are unclear, but the tepid nature of the state and
national economy likely played a role. In addition, much of the local economy depends on agriculture
and food processing which are vulnerable to swings in consumer demand, commodity prices and
production costs (e.g., the price of transportation and energy), and automation. These influence
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business income and employee earnings as employment or hours are adjusted to meet demand or new
technology is adopted to reduce costs and increase efficiency.
Monmouth’s median household income of $41,558 (2016) is low when compared to nearby
communities. This may be due in part to the student population, since Macomb and Galesburg also have
a lower median household income and student populations. Macomb’s student enrollment is larger
than Monmouth’s enrollment and could potentially explain the even lower household income in
Macomb. Monmouth 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).
Figure 14: Comparison of Median Household Income Trends

Examining household income by groups (Figure 15) 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 incomes below $25,000 ranged from 30.7% in Galesburg to 39.3%
in Macomb. In Monmouth, 32.3% of households had an annual income of less than $25,000 in 2016
while the other communities varied from 24.3% (Aledo) to 25.8% (Burlington). This, too, illustrates 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 role but this is difficult to document. When
looking at the percentage 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
significant percentage of low-income families, this does not result in a smaller percentage of highincome families.
Figure 15: Household Income by Income Group
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III. Housing Supply & Demand
Housing Profile
Monmouth had just over 3,800 housing units in 2017, which is close to the 2010 U.S. Census count
(3,792). This includes 41 newly constructed housing units in that period that were partially offset by 19
housing units being declared uninhabitable. All but one of the new units was constructed at Prairie
Point, a low-income rental community, so only a single unit was built for the broader market. Table 7
below summarizes Monmouth’s 2017 housing composition. While the number of housing units has
remained similar, the vacancy rate has dropped from 8.1% (2010) to 4.0% (2017). Additionally, some of
the rental units have been converted to owner occupied units. Owner occupied housing units increased
from 67% of the total housing stock (2010) to 71% (2017), whereas rental housing units decreased from
33% of the total housing stock (2010) to 29% (2017). Monmouth’s median value of owner occupied
housing was $75,8009 in 2015, but the current median 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 down). Median home
values in Warren County are approximately $83,300.10
Table 7: City of Monmouth Housing Profile

Housing Profile - City of Monmouth
2010 Housing Units (Base)
New Construction
Uninhabitable
Total Housing Units
Occupied Housing
Owner-occupied Housing Units
Renter-occupied Housing Units
Subsidized/Unsubsidized

Vacancies
Residential Vacancies - with structures
Owned
Rentals
Total

2010 Total
Housing Units
3,792

3,792
3,486
2,319
1,167

Share

91.9%
67%
33%

NA

306

8.1%

3,792

2017 Total
Housing Units
3,792
41
(19)
3,814
3,663
2,606
1,057

96.0%
71%
29%

329 / 728

31% / 69%

151
111
40
3,814

Share

4.0%
4.1%
3.6%

Sources: 2010 Total Housing Units - U.S. Census Bureau, 2010 Census. New construction (2010-2017),
uninhabitable units (as of August 2017), vacancies (as of August 2017), City-owned properties; and rentals (as of
August 2017) were obtained from the City of Monmouth. Owner occupied units were calculated by CGS.
Notes: Owner-occupied and renter-occupied housing unit shares are based on total occupied units; subsidized and
unsubsidized housing unit shares are based on renter-occupied housing units; and vacancies are based on total
9

Source: U.S. Census Bureau, 2011-2015 American Community Survey 5-Year Estimates
http://www.tax-rates.org/illinois/warren_county_property_tax (assessment year 2017).

10
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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 exclude uninhabitable housing units.
Vacancies for 2010 included “other vacancies”; whereas CGS accounted for all vacancies provided by the City
which were analyzed in conjunction with the rental registration database information.

Group Quarters
Group quarters are another type of living arrangement found in Monmouth. Monmouth College
campus dormitories account for most of the group quarters.
Table 8: Group Quarters Capacity – City of Monmouth, IL

2017 Estimated Group Quarters Occupancy - City of Monmouth
Group Quarters Occupancy: Institutionalized
(Community Care of Monmouth, Nursing Home)
Group Quarters Occupancy: Non-institutionalized
(Monmouth College, Legacy Estates & Courtyard Estates)
Total Estimated Group Quarters Occupants

59
1,215
1,27411

Sources: Individual websites and calls to centers.

Group quarters also serve the elderly population which in Monmouth includes an estimated 2.6% over
age 85 and 7.1% over age 74. In addition to Community Care of Monmouth, a nursing facility, there are
two assisted living centers (see Figure 16).

11

Excludes Warren Achievement Center.
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Figure 16: Senior Living Centers – Monmouth, IL
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Housing Characteristics
Almost half (49%) of Monmouth’s housing stock was built between 1940 to 1979 with another 41% built
prior to 1940 and 10% built after 1979. These figures are similar to Galesburg with two slight differences
– Galesburg’s stock of homes built prior to 1940 is 38% and their stock built between 1980 and 1999 is
9%. However, Galesburg currently has a new subdivision under construction and a second subdivision
in the planning stages. These two projects will have a combined 51 units when complete.

Figure 17: Age of Occupied Housing Units – Monmouth, IL

% of Occupied Housing Units by Year Built
4%
6%

41%

Built Before 1940
Built 1940-1979
Built 1980-1999

49%

Built After 1999

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

More than three-quarters of Monmouth’s housing units are single-family detached homes with the next
largest type of housing units being two to nine units (11%) and the remaining balance comprised of 10+
units12, mobile home or other, and single-family attached residential units (Figure 18).13 Refer to the
Summary of Housing Sales and Listings in the Appendix for median values of homes in Monmouth.

12

CGS counted 10+ units as buildings with 10 or more apartment units; the ratio would be approximately 10% when calculating
complexes (i.e., Monmouth Manor) having more than 10 units.
13

Single-family attached each unit is owned individually (i.e., townhome or condominium) whereas a 2-unit or larger structure is
generally owned by a single owner or trust.
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Figure 18: Types of Occupied Housing Units – Monmouth, IL

5%

4%

Occupied Housing Types

11%
2%

78%

Single-family, Detached
Single-family, Attached
2-9 Units
10+ Units
Mobile Home or Other

Source: U.S. Census Bureau, 2011-2015 American Community Survey 5-Year Estimates (adjusted to include
Monmouth’s Rental Database data).

Figure 19 illustrates occupied residential units were predominantly those having two or three bedrooms
(69%) with the remaining units having zero or one bedroom (17%) and four or more bedrooms (14%).
Figure 19: Sizes of Occupied Housing Units – Monmouth, IL

Occupied Housing Sizes
4+ Bedrooms
0-1 Bedrooms
14%
17%

0-1 Bedrooms
2 or 3 Bedrooms
69%

2 or 3 Bedrooms
4+ Bedrooms

Source: U.S. Census Bureau, 2011-2015 American Community Survey 5-Year Estimates
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Housing costs14 declined from 2010 to 2015 for both renters and homeowners (see Figure 20). 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 2010).15 Median gross rent in 2015 was $516.
Figure 20: Monthly Housing Costs

Monthly Housing Costs
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$516
$594

Monthly Gross Rents (Renters)
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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 the U.S. Department of
Housing and Urban Development, increased for all unit sizes from 2017 to 2018, as shown in Figure 21.
Figure 21: 2018 and 2017 Fair Market Rents

Source: https://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) as rates “used to
determine payment standard amounts for the Housing Choice Voucher program, to determine initial renewal rents
for some expiring project-based Section 8 contracts, to determine initial rents for housing assistance payment
(HAP) contracts in the Moderate Rehabilitation Single Room Occupancy program (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
recipient may pay for property leased with Continuum of Care funds, and calculation of flat rents in Public Housing
units.”

14

Per the American Community Service, “Selected monthly owner costs are calculated from the sum of payment for mortgages,
real estate taxes, various insurances, utilities, fuels, mobile home costs, and condominium fees.” https://factfinder.census.gov/help/en/selected_monthly_owner_costs.htm Also, Gross rent is defined as the monthly amount of
rent plus the estimated average monthly cost of utilities (electricity, gas, water, and sewer) and fuel (oil, coal, kerosene, wood,
etc.).
15

Per U.S. Census Bureau’s 2010 and 2015 American Community Survey 5-Year Estimates.
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Rental Composition
In 2017, there were 1,057 rental units in the City of Monmouth16 of which 46% are single-family/mobile
homes/other rental units and 54% are multi-family units (16% of all rentals are found in apartment
buildings having 10 or more units). See Figure 22 for the total composition of rental units. Approximately
two-thirds of the rental units are not subsidized. Additionally, vacant rentals are hard to find; nearly all
rentals are occupied and there are waitlists for some rentals.
Figure 22: Rental Housing Composition – Monmouth, IL

Rental Housing Compositon
16%

2 Units (i.e., Duplexes)

46%
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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 600 rental-housing units (57% of all rental units) are owned or managed by 14
individuals/entities, including those owned and managed by the Warren County Housing Authority. If
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 implementing rental-housing policies. A small number 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 remove units
from the rental market.

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

16

Includes 984 units per the City’s 2017 Rental Registration Database as well as 36 units within Prairie Point, 32 units within
Monmouth Manor, and 5 additional units found in the Warren County Housing Authority’s file. The total excludes the Warren
Achievement Center as well as group quarters units.
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second stories of downtown buildings to accommodate rental apartments. Two key downtown rental
projects are Maple City Apartments (offering two 2-bedrooms and five 1-bedroom units at $800 to
$1,200 per month) and Market Alley (offering two 2,000 square foot units with two or three bedrooms,
one and ½ baths priced at $775 to $975 per month). These rentals are considered premium units and
receive some of the highest rental rates for multi-family units in Monmouth. Despite these two projects,
available rental properties in Monmouth’s downtown area (near the Public Square) remain limited.
There were less than a dozen rental units located the downtown area. The downtown plan estimates
that a total approximately 25-28 units could be accommodated based on demand and potential space in
existing buildings.

Summary of Home Sales in Monmouth
A review of residential sales (homes and empty lots) from year 2000 through mid-year of 2017 reveals
an increase17 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) in this period.
Exclusive of lots sold in 2016 (3), the median residential selling price was approximately $77,000 (Figure
23).
Sales for the first half of 2017 indicate continued strong sales (77 homes and lots, combined) and a
higher median selling price ($80,000). This median selling price could be even higher if lots were
excluded.

17

Not adjusted for inflation.
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Figure 23: Residential Sales Trend – Monmouth, IL
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There were five homes for sale in the summer of 2017 within the price range of $77,000 to $83,000.
Each had at least three bedrooms (the highest priced unit selling for $83,000 had four bedrooms). Four
were built prior to 1940 with the newest one built 1950 (selling price is $82,500). Three were located on
the east side; one was on the west side and a condominium unit was in the center of the City (Figure
24).
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Figure 24: Map of Residential Sales: June 2016 through July 31, 2017– Monmouth, IL
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As of July 31, 2017, there were 54 homes for sale in Monmouth with a median listing price of $83,250.
Of the homes listed, 11 were selling at a price less than $50,000; 15 were priced between $50,000 $79,999; 13 were priced between $80,000 - $99,999; 11 had a listing price between $100,000 $149,999; one was between $150,000 - $174,999; and four were listed for $175,000 or more (see Figure
25). The highest priced home listed was for $240,000. Please refer to Figure 24 for the locations of these
sales.
Figure 25: Residential Listings by Price Range – Monmouth, IL
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Source: Monmouth brokers, Realtor.com, Zillow and Trulia.
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All residential listings (54 housing units for sale) as of July 31, 2017 are mapped in Figure 26. Three lots
for sale are not on the map. Most of the listings with the highest list prices were on the east side.
Figure 26: Map of Residential Listings as of July 31, 2017 – Monmouth, IL
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Vacancies and Uninhabitable Housing Units
The map in Figure 27 presents all vacant residential units (151) within the City as of July 31, 2017. Of the
residential vacancies, 111 (74%) are non-rentals and 40 (26%) are rentals of which 10 are mobile homes
and eight are subsidized housing units.
Figure 27: Map of Vacant Residential Units as of July 31, 2017 – Monmouth, IL
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Of the 151 vacancies, 19 housing units were classified by the City as uninhabitable. Figure 28 contains
the location of these uninhabitable housing units.
Figure 28: Map of Uninhabitable Housing Units – Monmouth, IL
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Residential empty lots (55) are mapped in Figure 29. Seven of the vacant lots are located in or near the
flood plain (indicated by the purple area running north and south on the map). The City owns a 7.5-acre
parcel approximately ½ mile from the Route 34 bypass. This parcel can accommodate 35 lots.
Figure 29: Map of Vacant Residential Lots – Monmouth, IL
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IV.

Monmouth Compared to Surrounding Communities

Monmouth is closely tied to several surrounding communities. The other communities in Warren
County are smaller than Monmouth and therefore do not provide as many services or as much
shopping. However, they do provide alternatives to living in Monmouth. Galesburg, in neighboring
Knox County, is considerably larger than Monmouth and has opportunities for shopping, entertainment,
services, employment, plus housing options. As previously discussed, many people employed in
Monmouth live in one of these nearby communities.

Housing
The housing available in the surrounding communities varies. The small communities provide a rural
environment. Houses are older and there are few on the market at any one time. There is little multifamily housing in these smaller communities. Galesburg is a more urban environment with
neighborhoods that vary in the size and condition of the housing. Both single-family and multi-family
housing is available. In terms of price, Monmouth is lower in cost than Galesburg but higher than the
rural Warren County communities.
Monmouth and all the surrounding communities are similar in that homes are older. However,
Galesburg now has one subdivision under construction and another that will be ready to begin
construction soon. The City of Galesburg is providing financial assistance to these projects. Each is
described below.


Lincoln Park Estates plans include 13 single-family houses and 13 duplexes. The single-family
houses are priced from $250,000-$350,000 and range in size from 1750-2400 square feet. The
duplexes are priced from $189,000-$239,000 and range in size from 1475-1750 square feet. To
date, two duplex units and two single-family houses are sold. The target market for these
homes is young families and empty nesters.



Gale Village is a 25-unit condominium project on ten acres. It is part of a mixed-use project that
includes an additional eight acres of commercial development. The condominiums are
projected to be priced from $150,000-$200,000. The commercial portion of the project will be
built first.

Property Taxes
In addition to considering housing supply and demand as well as factors such as quality of life conditions
and amenities in Monmouth, it is important to consider variations in property taxes since consumers
often pay close attention to this component of housing costs – property taxes are also one of the most
controversial taxes on residents. The median annual property tax in Warren County is $1,449 based on
the median home value of $83,300, or an estimated total residential property tax rate of 1.74%
compared to Knox County’s estimated rate of 1.84%.18 While these rates are similar – a difference of
$100 per year or $8.33 per month for a home valued at $100,000 – Monmouth’s total property tax rate
could potentially be higher for those homes located within the City’s limits compared to those located
18

These rates are effective rates after all exemptions have been taken and were calculated based on the median market of
homes as well as the average yearly property tax paid (see http://www.tax-rates.org/illinois/warren_county_property_tax).
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outside of the City’s boundaries. For instance, Monmouth’s aggregate residential tax rate (all taxing
bodies combined) is 9.65% for homes located in the City’s limits and the Monmouth-Roseville School
District (or 9.02% if the home is in the United School District).
Overall, the City of Monmouth’s property tax rate is slightly less than Galesburg’s, similar to Roseville’s
and slightly higher than property tax rates of Alexis, Kirkwood, and Little York. Furthermore, the City of
Monmouth as well as these other municipalities have a municipal tax rate (see Appendix B) which is not
incurred by homes with the City’s mailing address (i.e., Monmouth mailing address) yet not located
within the City’s limits. Monmouth’s municipal rate is significantly higher than the municipal property
tax rate of Alexis (.64%), Kirkwood (.42%), Little York (.65%) or Roseville (.46%). However, other taxing
bodies must be considered (i.e., the higher tax rates of those municipalities’ overlapping townships) as
well as quantity and quality of services offered by the municipalities. Thus, when comparing Monmouth
to another community or even the County as a whole, it is important to understand how the layers of
taxing bodies are stacked on a set of parcels (composite rate), the characteristics of the community and
its tax base, differences in demographics for tax exemptions as well as the services received in exchange
for the taxes paid.

Table 9: Residential Property Tax Comparison

(Example: $100,000 Home with a
$6,000 Homestead Exemption)
Total Property Tax Rate
**Computed Property Tax Rate
Annual Property Tax Payment
Monthly Property Tax Payment

Total Property Tax Rate
**Computed Property Tax Rate
Computed Annual Payment
Computed Monthly Payment

*Warren
County
1.74%
$1,740
$145

Monmouth
In M-R Dist.
9.65%
2.64%
$2,637
$220

*Knox
County
1.84%
$1,840
$153

Galesburg
10.16%
2.78%
$2,778
$232

Monmouth
in United
Dist.
9.02%
2.47%
$2,467
$206

Alexis (Spring
Grove Township)
7.73%
2.11%
$2,113
$176

Kirkwood
8.37%
2.29%
$2,289
$191

Little
York
8.33%
2.28%
$2,276
$190

Roseville
9.34%
2.55%
$2,552
$213

*County rates were based on median property taxes paid as a percent of the median home value (see http://www.taxrates.org/illinois/warren_county_property_tax)
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Quality of Life
Many factors go into a decision regarding where to live and how satisfied someone is living in a certain
community. Factors often important in determining quality of life are housing quality and cost, school
quality, availability of recreation, healthcare, shopping and the arts, health of the environment, and
public safety.
The American Association of Retired Persons (AARP) has a quality of life index that rates communities on
eight issues listed below:


Housing: affordability and access



Neighborhood: access to life, work and play



Transportation: safe and convenient options



Environment: clean air and water



Health: prevention, access and quality



Engagement: civic and social involvement



Opportunities: inclusion and possibilities

Monmouth's current score on each of these points and
total score is shown to the right. With an overall score of
55, Monmouth falls in the middle third of all communities
nationwide. It neither exceeds nor is below this middle
group in any category.

AARP
Livability
Index
Scores

Monmouth

Housing

59

Neighborhood

53

Transportation

60

Environment

60

Health

45

Engagement

58

Opportunities

50

Overall Score

55

Source: AARP Livability Index
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A comparison of Monmouth and surrounding communities using the same rating scale is shown in Table
10. Monmouth’s overall quality of life rating surpasses that of both Galesburg and Warren County as a
whole. Monmouth scores higher than the county on every variable with the exception of opportunities
where it is slightly lower. Monmouth scores higher than or nearly as high as Galesburg on all variables
except housing. Galesburg surpasses Monmouth with regard to housing costs, availability of subsidized
housing, and housing cost burden as a percentage of household income. Monmouth scores significantly
higher on neighborhood, health and engagement.
Table 10: Comparison of AARP Livability Scores

AARP
Livability
Index Scores

Monmouth

Warren County

Galesburg

Housing

59

58

65

Neighborhood

53

43

49

Transportation 60

48

61

Environment

60

60

61

Health

45

44

34

Engagement

58

56

45

Opportunities

50

51

49

Overall Score

55

51

52

Source: Current AARP Livability Index on the AARP website (accessed September 10, 2017)

Thus, while Monmouth scores in the middle third on AARP’s
national scale, it scores approximately equal to or surpasses the
scores of the surrounding county and nearby Galesburg (see
shaded cells).
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Schools
Schools, public safety and recreation are key components of quality of life assessments. Monmouth is
home to Monmouth College and two school districts (CUSD 304 and Monmouth-Roseville 238).19 A
comparison of the two districts and Galesburg 205 on selected factors is shown in Table 11.
Table 11: Comparison of School District Performance

District

Ready for
Next Level

Graduation
Rate

College
Readiness

College
Enrollment

Low Income

MonmouthRoseville 238

24.2%

78%

49%

61%

77%

United 304

28.9%

82%

37%

83%

44%

Galesburg 205

24.5%

89%

34%

66%

63%

Source: Illinois Report Card 2016-2017

Monmouth-Roseville schools, which serve students living in Monmouth, did not perform as well as the
other two districts except for college readiness. However, despite a higher percentage of college ready
students, a smaller percentage of students enroll in college. This may reflect fewer financial resources
or less knowledge of the college application and aid process among Monmouth-Roseville students.

19

There were five parcels not identified in the assessor’s file: two with an address of P.O. Box 14, one labeled as
“Ault Park” and two others without addresses.
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Figure 30: Park Land – Monmouth, IL

Parks
Parks and public open space are another
factor in quality of life. Based on national
standards, Monmouth exceeds suggested
ratio of 9.6 acres of parkland per 1,000
residents and one park for every 2,266
residents (National Recreation and Park
Association). However, because the park
land is not evenly distributed throughout
the community, Monmouth has some
neighborhoods that have no public park, as
shown in Figure 30.

Public Safety
Safety is another factor on which
communities often are compared.
Monmouth scores lower than Warren
County, Galesburg, and Knox County on
most measures of crime. One exception is
drug related arrests, as shown in Table 12.
While the number of arrests, controlling for
population, increased in all areas, in
Monmouth it increased to a number much
higher than in surrounding areas. This
increase in drug related arrests could reflect
more drug activity or could result from a greater effort to make drug arrests. More recent data should
be consulted as it becomes available to see if this trend is continuing.
Table 12: Total Drug Crime Arrests per 100,000 People

Jurisdiction
Knox County
Warren County
Galesburg PD
Monmouth PD

Drug Arrests 2014

Drug Arrests 2015
460.8
299.0
605.6
539.0

505.0
525.9
697.8
953.1

Source: IL State Police Uniform Crime Reports (2015)
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V.

Input from Monmouth Residents and/or Workers

The Center for Governmental Studies conducted a survey of residents living in Monmouth, as well as
Monmouth workers not living in Monmouth, to ask key questions pertaining to housing preferences.
On-line and paper based surveys were distributed via the largest employers in Monmouth: Monmouth
College, Cloverleaf, Smithfield, the School Districts, the City of Monmouth, and OSF Holy Family Medical
Center. In addition, surveys were available in public buildings, posted on the City’s website, and access
information was included in the City’s newsletter. More than 500 responses were received; the majority
(57%) were Monmouth residents.
Figure 31: Housing Study Survey Responses

Survey Responses
24%

Monmouth Residents

Non-Monmouth, Adjacent to
the City

19%

57%
Non-Monmouth, Other
Communities

Housing Preferences
The survey asked the respondents if they had plans to move in the next three years. About half (51%)
said yes or maybe. Of those who do or might plan to move, 44% would consider living in Monmouth. By
understanding the characteristics of all potential movers and their preferences, the City can plan for
housing that meets their needs, perhaps expanding on the percentage interested in living in Monmouth.
Some of these potential residents who said they were not interested in Monmouth might be interested
if the right housing was available. The information that follows summarizes the responses of all those
who do or might plan to move during the next three years, regardless of where their preferred location
is.
Respondents were asked to indicate whether certain factors were important or not important in
choosing a place to live. The most often cited factors as being important were safety, features of the
home and neighborhood, and quality of the schools. Least often cited as important were subsidized
housing, walkable neighborhoods, ease of living for older people, presence of arts, recreation and
entertainment, and good shopping. The following table presents the ranking for all factors by
respondents who said they were planning to move or might move over the next three years. The higher
numbers indicate that the respondents mentioned that factor as being important more often.
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Table 13: Most Important Factors in Deciding Where to Live –
Respondents Planning or Considering Moving

Factor

Plan to
Move

Might
Move

Safe place to live

2.71

2.80

Like the neighborhood

2.69

2.63

Like the house

2.67

2.69

Good schools

2.65

2.63

Affordable housing

2.39

2.43

Access to healthcare

2.22

2.30

Close to where I work

2.13

2.09

Close to family

2.11

2.04

Rental housing available

2.11

1.96

Close to where spouse works

1.96

2.09

Attractive downtown

1.97

1.91

Shopping

1.75

1.80

Access to arts, recreation

1.80

1.74

Walkable to places I go regularly

1.68

1.74

Good area for the elderly

1.50

1.75

Available government assisted housing 1.29

1.47

Source: 2017 CGS Survey

When asked what was motivating them to consider moving, the most frequent responses were interest
in a new job, looking for a lower cost of living, desire for higher quality housing, need a larger home, and
more shopping, recreation and entertainment. All other motivating factors were selected much less
often. The full list is shown on the next page.
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Table 14: Motivation to Move – Respondents Planning or Considering Moving

Motivating Factor

Number of
Responses

% of
Respondents

New job

56

29%

Higher quality housing

50

26%

Lower cost of living/taxes

50

26%

Buy larger house

49

25%

More shopping, recreation

45

23%

Bigger city

29

15%

More rural area

28

14%

Better climate

25

13%

Current renter wanting to own

24

12%

Don’t like the neighbors

23

12%

Better schools

22

11%

Condition of neighborhood

22

11%

Be closer to family

21

11%

Buy smaller house

17

9%

Home in poor condition

12

6%

Renter wanting to rent a different unit 12

6%

Need assistance with living

2

1%

Own now and want to rent

0

0%

Source: 2017 CGS Survey

When potential movers were asked what kind of home they desired, over 85% want a single-family
house. The most commonly desired number of bedrooms is three and the most commonly desired
number of bathrooms is two. The percentage of people looking for either more or fewer bedrooms was
similar at 29% desiring 4 or more bedrooms and 26% desiring fewer.
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Table 15: Desired Number of Bedrooms and Bathrooms –
Respondents Planning or Considering Moving

Number of
Bedrooms
1
2
3
4 or more
Not sure

Number of
Responses
4
45
82
56
3

Number of
Bathrooms

Number of
Responses
15
39
97
28
8
3

1
1.5
2
2.5
3 or more
Not sure

%
2%
24%
43%
29%
2%

%
8%
21%
51%
15%
4%
2%

Source: 2017 CGS Survey

The survey also asked if they
would consider renovating an
older home. Most responded “yes”
(80) or “maybe” (52); 60 said “no”.
When asked if they would consider
living in downtown Monmouth,
most said “no” (112), 14 said “yes”
and 38 indicated “maybe”.
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Demographic and Financial Characteristics
The survey also gathered some demographic and financial information. This information is presented in
the following tables.
Table 16: Age- Respondents-Planning
Or Considering Moving

Age of
Respondent
Less than 21
years old
21-34
35-64
65-84
85 or older

Number of
Responses
3

% of
Responses
1.7%

65
104
5
0

36.7
58.8
2.8
0.0

Nearly all respondents were between the ages of 21-64
and very few were age 65 or older. Low participation by
people over age 65 may reflect the assistance of major
employers in distributing the survey to their workers
and/or the small percentage of older people interested
in moving. The small number of older people
completing the survey may explain the low interest in
housing issues commonly related to older people.

Source: 2017 CGS Survey

Table 17: Household Incomes- Respondents
Planning or Considering Moving

Household
Income

Number of
Responses

% of
Responses

Less than
$25,000

11

6.4%

$25,00049,999

42

24.3

$50,00099,999

81

46.8

$100,000149,999

28

16.2

$150,000 or
more

11

6.4

Nearly 70% of respondents had incomes of $50,000 or
higher, with the most between $50,000-$99,000. Nearly
one quarter reported incomes of $100,000 or higher.

Source: 2017 CGS Survey
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Table 18: Amount Available for Total Housing Costs-Respondents Planning or Considering Moving

Amount
Available for
Total
Monthly
Housing Costs
Less than $500

Number of
Responses

% of
Responses

37

21.0%

$500-699

51

29.0

$700-899

34

19.3

$900-1099

23

13.1

$1100-1299

12

6.8

$1300-1499

7

4.0

$1500-1699

1

0.1

$1700-1999

3

1.7

$2000 or more

8

4.5

Respondents were equally divided between those who
felt they could afford $700 or more per month and those
who thought they could afford less than $700 per
month. Approximately 30% can afford $900 or more and
approximately 17% can afford $1,100 or more per
month. A small number (6.2%) can afford $1,700 or
more.

Source: 2017 CGS Survey

Desired Improvements
Respondents provided input on what they thought should be changed to make Monmouth a more
attractive place to live. The most often mentioned changes by Monmouth residents, those living just
outside the City limits, and those living in other towns are shown in Table 19. When all respondents are
considered, increasing the number of stores, restaurants and entertainment options was most often
mentioned, followed by improving downtown, cleaning up neighborhoods, and better housing choices.
However, when just Monmouth resident responses were tallied, improving downtown was the most
desired improvement followed by cleaning up the neighborhoods. Responses from those not living in
Monmouth mentioned some issues that Monmouth residents did not mention at all such as the need
for more quality jobs, high taxes, school quality, and public safety particularly concerning drugs. Lower
numbers indicate changes mentioned more often.
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Table 19: Suggested Changes to Monmouth

Changes Suggested

Monmouth
Resident Ranking

Just Outside City
Limits Ranking

Other Towns
Ranking

All Responses
Combined

More shopping,
restaurants,
entertainment

2

1

1

1

Improve downtown

1

6

2

2

Clean up
neighborhoods

3

5

3

More parking

4

More activities for all
ages

5

6
4

6

More quality jobs

2

3

Improve schools

3

Improve housing
choices

6

4

Lower taxes
Healthy environment

5
4

4

4
5

Public safety/drugs

5

Source: 2017 CGS Survey

Responses Based on Location of Current Residence
Comparing the responses of those living within the Monmouth City limits, those living just outside of the
City’s limits, and those living in other communities reveals more similarities than differences.
Regardless of where they live, respondents list safety, a house that meets their needs, quality of schools
and appeal of their neighborhood as the most important factors in selecting their current home.
However, their priorities vary. Respondents living just outside of the City’s limits ranked the appeal of
their neighborhood the most important, followed by schools. Both Monmouth residents and those in
other communities ranked safety first.
When asked if they were considering moving, Monmouth residents were more likely to say yes or
maybe (60%) than those just outside of the City’s limits (33%) or those in other communities (43%).
Regardless of where they currently live, Respondents considering moving were more likely to choose a
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location other than Monmouth, with current city residents the least likely to look at another location, as
shown below.

Table 20: Suggested Changes to Monmouth

Would consider moving to a different home in Monmouth:
Monmouth residents

41%

Outside City’s limits

28%

Other communities

38%

Source: 2017 CGS Survey

Respondents living in all three locations cited a desire to reduce their cost of living/taxes as a major
reason to move. However, Monmouth residents cited looking for a new job as their top reason while
those just outside of the City’s limits were most interested in a larger home. Monmouth residents were
most concerned with job opportunities. For those living in other communities, no reason came close to
being as important as cost of living. In line with their prioritizing finding a larger home as a for moving,
respondents living just outside of the City’s limits desired the largest house, preferring 4 or more
bedrooms. Monmouth residents and residents of other communities preferred three bedrooms. All
groups preferred two bathrooms, with those just outside of the City’s limits nearly as likely to prefer 2 ½
bathrooms.

Survey Conclusions
A number of conclusions regarding housing selection and demand can be drawn from the survey.


People live where they do because of the immediate environment, including feeling safe, liking
the neighborhood, and the features of their home meeting their needs.



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



While proximity to shopping, recreation and entertainment are not a significant reason for why
people live where they do now, it is a somewhat important factor in where people want to
move to.



Issues often associated with needs of older residents, such as desiring to downsize housing,
need for assistance, or looking for a neighborhood that is senior-friendly, generated very little
interest. This may be because most respondents were not elderly.



The only type of housing the great majority of people are interested in is a single-family house.



The most often desired house size is 3 bedrooms and 2 bathrooms.



Most potential movers are between 35-64 years old.
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There were more people considering moving in the $50,000-$99,999 income category than at
other income levels but nearly a quarter of respondents reported incomes of $100,000 or more.



Half of respondents indicated they can afford to spend $700 or more per month on housing
related costs. Approximately 30% can afford to spend $900 or more per month.
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VI.

Housing Analysis

Estimating the potential for new housing in Monmouth was approached in several ways. The estimates
generated by each approach were then compared to arrive at one estimate. This methodology has the
strength of comparing many inputs and also provides the City with alternate estimates to consider if it
wishes to do so in its deliberations. The analysis uses inputs from sources such as the U.S. Census
Bureau and information obtained directly from the City, County and other reliable sources. However,
unforeseen or undeterminable circumstances (i.e., loss of a major employer, changes in federal policies,
changes in consumer preferences, etc.) can impact the findings presented here.
The approaches used were as follows:


Demand based on the estimated number of additional households living in Monmouth in the
future



Demand based on the number of workers commuting into Monmouth



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



Survey responses regarding plans to move and housing preferences



Sales trends and vacancy rates for existing housing units

Potential Demand Based on Growth in Households
The estimated 2016 Monmouth population of 9,325 is projected to increase by 4.3% to approximately
9,726 in 2021. This would result in an increase of approximately 165 households living in Monmouth.
Assuming each new household would require its own housing unit, this would generate demand for 165
housing units. The calculation for this estimate is shown below.
2016 population: 9,325
Estimated population growth rate: 4.3%
Projected 2021 population: 9,726
Estimated population increase: 401
Average household size: 2.43 people
Resulting number of new households: 165
Change in number of housing units: 165

Potential Demand Based on the Number of Workers Commuting into Monmouth
Another approach to estimating the potential for additional housing units is to look at the number of
workers commuting to jobs located in Monmouth. Each job involves an employee and the household
that the employee is a member of. Monmouth has 3,014 workers commuting into the City (2015).
Based on survey responses, approximately 30 percent of these workers have a second adult in the
household also commuting to work in Monmouth. In, order to not double count these households, we
will subtract 30 percent from the total, resulting in 2,110 commuter households that might relocate to
Monmouth. However, this number assumes all of the commuting workers choose to live in Monmouth,
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which is unlikely. A more reasonable estimate might be that 1 in 10, or 10% of commuters will choose
to move to Monmouth, resulting in demand for 211 additional housing units. This calculation is shown
below.
Current Monmouth jobs filled by nonresidents (2015): 3,014
Adjustment for households with two adults commuting to Monmouth (30%): 2,110
Number of households likely to choose to relocate to Monmouth (10% of commuting households: 211
Change in number of housing units: 211

Potential Demand Based on Household Incomes
The Monmouth area is home to many households with incomes between $50,000 and $99,999. Some of
these households currently rent their home and others are homeowners. Regardless, many spend less
on housing than the 30% standard for the maximum ratio of housing costs to income. Potentially the
households in this income band could afford a $150,000 home (assuming a 30-year fixed mortgage with
a down payment of 10 to 20 % and an interest rate of 4 %, $1,003 mortgage, interest, insurance, private
mortgage insurance and property taxes). While there are households within this category that will not
be able to or interested in purchasing a home due to a variety of reasons (i.e., credit history, mobility,
proximity to family, preference to rent, etc.), the data does indicate a potential market for some new
homes in this price range. A more detailed discussion follows.

Current Renters
Of Monmouth’s current renters, nearly 140 households earn $50,000 or more and spend less than 30%
of their income on housing costs. There are another 102 households (239 less 137) in Warren County
and 650 households in Galesburg also earning $50,000 or more, spending less than 30% of their income
on housing costs. This figure would be even higher if the Quad Cities metro area and Bureau County
were factored in – other large sources of workers commuting into Monmouth who could be potential
homebuyers in this price range. This data does not consider households able to pay cash for a home.
POTENTIAL HOME BUYERS – CURRENTLY RENTING
Universe: Occupied housing units (Renting)

Housing Costs Per Income Band
$50,000 to $74,999:
Spending < 20% on Housing Costs
Spending < than 20 – 29% on Housing Costs
$75,000 or more:
Spending < 20% on Housing Costs
Spending < than 20 – 29% on Housing Costs

Monmouth
42
42
0
95
95
0
137

Warren County
95
89
6
144
144
0
239

Galesburg
357
292
65
293
262
31
650

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

Page | 60

Current Owners
In this same income band, there are 850 households who own a home in Monmouth and are spending
less than 20% of their income on housing costs – potentially another group where some the households
could purchase a home valued at $150,000 or more.
POTENTIAL HOME BUYERS – CURRENTLY OWNING
Universe: Occupied housing units (Owning)

Housing Costs Per Income Band
Monmouth
$50,000 to $74,999:
393
Spending < 20% on Housing Costs
310
Spending < than 20 – 29% on Housing Costs
83
$75,000 or more:
591
Spending < 20% on Housing Costs
540
Spending < than 20 – 29% on Housing Costs
51
984

Warren County
1,001
753
248
1,595
1,462
133
2,596

Galesburg
1,489
1,120
369
1,978
1,861
117
3,467

Survey responses also indicate a pool of households potentially capable of spending $150,000 or more
on a home. Nearly 70% of respondents who said they were either planning to or are considering moving
have household incomes of $50,000 or more, with approximately 23% in the $100,000 or more income
band. When asked what amount they felt they could afford to pay for housing costs, approximately 30%
of those considering or planning to move indicated a range that includes the $1,003 monthly cost used
in the example provided at the beginning of this section. Approximately 17% of those considering or
planning to move responded that they could afford $1,100 or more per month.
Based on the income analysis for current renters and owners, there appears to be a large group of
households with sufficient income to upgrade their housing even after considering that many will have
financial circumstances that make it unlikely that they would do so.

Potential Demand based on Survey Responses
Survey respondents provide insights into future housing demand. Fifty percent of respondents (210) are
considering moving within the next three years. Of these, 75 would consider a home in Monmouth.
While the sample responding to the survey is not scientifically representative and therefore should not
be used to estimate the total number of households that would consider moving to a new home in
Monmouth, it is probably safe to say that the 75 survey respondents do not encompass every household
that would consider a new home in Monmouth. In addition, any improvements in the community that
make it more attractive would likely increase the number of people who would consider a new home in
Monmouth. An increase in the number of attractive housing options would be one such improvement.
Therefore, it seems reasonable to conclude that, based on survey responses, more than the 75 survey
respondents would consider a new home in Monmouth. It should be noted that some of these potential
movers are currently Monmouth residents, and therefore would make a current Monmouth housing
unit available if they relocated to a different unit. Thus, while this approach indicates the demand for
new units, it does not equate to the total demand for housing units in the City.
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Potential Demand Based on Sales and Vacancy Trends
There are several positive indicators for housing demand based on sales and vacancies. The number of
residential units sold and selling prices have increased steadily over the past few years and indications
are that 2017 is continuing that trend. The conversion of some rental units to owner occupied units may
also indicate demand for additional for-sale housing. Realtors note that they do not have enough singlefamily homes in good condition, updated, and in the desired size to show prospective homebuyers.
Homes that meet these criteria sell well while those that do not remain on the market for a long time.
Vacancy rates for all housing in Monmouth are quite low at an estimated 4%, with owner occupied
housing estimated at 4.1% vacant and rental housing at 3.6% vacant. A natural vacancy rate is when the
percentage of vacant units is low enough that owners (either landlords or home sellers) are not
negatively impacted with regards to rent/price and high enough that tenants/buyers are not inhibited in
their ability to move. A 5 % vacancy rate is often considered balanced, but this can vary from one
community to the next. For example, a stable community with little in- or out-migration might be
naturally balanced at a lower rate while another community with employment growth or turnover of
residents due to features of the area or changing demographics might be balanced at a higher vacancy
rate. The current rate of approximately 4% seems below what would be a natural vacancy rate for
Monmouth. This conclusion is based on the age of the housing stock, the influx of new residents with
different housing needs, and the small number of desirable units available either for sale or rent. A
natural vacancy rate of 5% would indicate demand for 15 additional rental units and 25 additional for
sale units.

Number of Additional Housing Units in Demand
By looking at the number of additional housing units suggested by each of the approaches, it is possible
to arrive at a reasonable estimate of how many new units might be supported. The different
approaches suggest additional units ranging from 40 to several hundred. A discussion of each approach
and how it fits into a reasonable estimate is shown below.


Population based estimate: Based on projected population growth, Monmouth could support
an additional 165 housing units. The underlying premise of this estimate is a population growth
rate of 4.3% between 2016-2021. Given the uncertainties inherent in projecting population
growth, it may be wise to estimate demand for fewer new housing units than 165.



Commuter based estimate: Based on the number of nonresidents working in Monmouth,
Monmouth could support and additional 211 housing units. This estimate is based on 10
percent of nonresident workers choosing to relocate to Monmouth. As with population growth
estimates, there are many uncertainties in projecting where people will choose to live.



Demand based on household income: It is estimated that 137 Monmouth households that are
currently renters have sufficient income to purchase a home. In addition, there are 984
Monmouth households that currently own their home but have sufficient income to purchase a
more expensive home. While not all of these households, either renters or owners, will choose
to purchase a new home and some may have financial circumstances that prevent them from
purchasing a new home, this is a large potential pool of homebuyers.
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Survey based estimate: Survey responses indicated potential demand for 75 additional housing
units. This number is almost certainly lower than the actual number of people who would
consider buying a house in Monmouth because only a small percentage of the residents and
workers participated in the survey. Therefore, 75 may be a low estimate.



Vacancy based estimate: Calculating the number of additional units in demand based on a
natural vacancy rate of 5% indicate the increase in supply needed to meet the needs of current
residents. It does not take into account any growth in demand based on new household
formation, growth in employment, nonresidents who would choose to live in Monmouth if
housing were available, the need to remove some older housing from the housing stock, or the
desire of any current residents to move to a different kind of housing. Therefore, the vacancy
based estimate of 40 new units seems low.

Taking all five estimates into account, an overall estimate of approximately 50-75 additional units
seems conservative and reasonable. This is more than the number of units based on vacancy rates,
but as discussed, the vacancy rate estimate only accommodates a small portion of the potential
demand for additional housing. It is lower than the estimate
based on population growth, but relying on projections carries
considerable risk. It is lower than the nonresident worker
estimate, although estimating the percentage of workers choosing
to relocate is difficult. It is similar to the survey based estimate,
which, as discussed, may be conservative. And finally, it is much
There is demand
lower than the household income based estimate, which should
for an estimated
give some measure of confidence due to the large pool of
50-75 additional
households with sufficient income to move up in housing should
desirable units be available. Additional units should include
units.
rentals and for sale housing. Given the similar current vacancy
rates, employment opportunities, the structure of the population,
input from realtors, and the conversion of some rentals to for sale
units, the mix of new units could be similar to the current housing ratio of rentals and for sale units.
Based on survey findings and local interviews, potential home buyers are most interested in a 3bedroom, 2-bathroom, single family house. The suggested price range for these homes is $150,000$200,000. This range is based on household incomes, input from realtors, survey responses, and the
price expectations of buyers in the area. While this general price range is suggested in order to
reach a broad market, data indicate that there are households in the area that can afford a higher
priced home as well.
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Senior Housing
Monmouth has nearly 160 units of designated senior housing with options including independent living,
assisted living and nursing care. All but one of the existing housing developments is at capacity with a
waiting list. Altogether, the existing senior housing supply can accommodate less than 2% of
Monmouth’s population, while 2.6% of the population is age 85 or older and 7.1% is age 74 or older.
Two additional factors should be considered. First, the local population in the 85 plus and 74 plus age
groups will continue to grow because the next oldest age group, those age 65-74, is larger and makes up
9% of the current population. Thus, this group will create greater demand for senior housing in the
future. Second, Monmouth’s senior housing will attract older residents from outside of the community
who will compete with Monmouth residents for units. Therefore, based on current vacancy rates, aging
of the population, and demand from outside of Monmouth, it appears that there may be a need for
additional senior housing.

Downtown Housing Demand and Other Locational Considerations
The demand for housing in the immediate downtown area does not appear to be high. Most survey
respondents (86%) were not interested in living downtown. However, the current limited number of
downtown apartments rents well and commands high rents. This indicates that the estimate of 25-28
units included in the City’s downtown plan is still a reasonable goal for downtown. This number would
likely meet the limited demand that exists and have additional benefits of
creating a positive use for the upper stories of downtown buildings,
generating a return on investment for property owners, and encouraging
building maintenance.
While the demand for rental apartments may currently be limited, there is
the possibility that continued improvement to the downtown area will
make downtown living more attractive. Therefore, downtown housing
should continue to be part of the long-term strategy for revitalizing
downtown, with a periodic reassessment of the demand for additional
units beyond the suggested 25-28.
Survey respondents reacted favorably to the possibility of renovating an older home, with 73% saying
they would consider doing so. This significant pool of potential homebuyers could be encouraged to
locate in neighborhoods near downtown, ideally within walking distance. This would upgrade nearby
neighborhoods and provide a customer base for downtown businesses. As with downtown rentals,
improvements to the downtown could make living in nearby neighborhoods more attractive.
Survey responses and comments from interviews indicate that those households able to afford a larger
home often prefer a rural setting. The City may want to keep this in mind in its land use planning
process. However, many respondents were equally willing to consider a neighborhood setting. If an intown neighborhood could be made attractive to new residents, they might be interested in this as well.

Additional Factors to Consider
Research for this study revealed some additional factors impacting housing that should be considered.
These include the increasing diversity of the population, drug related safety concerns, school district
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choice, and the condition of some areas of the community. In some cases, these factors may be more
perception than fact, but regardless, they can affect future housing choices.

A Diverse Population
Over the past several years, Monmouth has welcomed a number of immigrants from Africa, Asia and
Latin America. These immigrants are often employed by the local food processing industry but also
work elsewhere in the community and have opened new businesses. These new residents are helpful in
that they bring young workers into the area, create additional retail demand, and some have
entrepreneurial skills and ambitions. Overall, while immigrants increase the need for some services,
they are a net benefit for the local economy and stem population decline in rural communities.
According to Don Lichter, the director of the Cornell University Population Center:
“Immigrants are moving to areas that are economically vital. They move there because there are
jobs, and because they go there, it creates employment opportunities for others. They buy
things, they use services, they need housing, they are consumers, and that’s good for local
economies.”
The impact of immigrants on the housing market and their future housing needs are of particular
interest in this study. A study of immigrants settling in Manitoba, Canada to fill jobs similar to those
being filled by immigrants in Monmouth found that these immigrants are different from those that may
have arrived much earlier. Many of the immigrants arrive as a family with children. Since they are
coming to fill available jobs, unlike many earlier immigrant groups, these immigrants are employed and
have a reasonable household income. Some have education and/or skills far beyond what is required
for the jobs they are filling. They need affordable housing, but generally not low-income housing. When
they first arrive, they seek rentals but often find that existing rentals are not well suited to families with
children, especially if there are several children. After they have been in the community for a while they
often wish to buy a home. At that point, they once again need affordable options that can
accommodate their families.20
The three main immigrant groups are not necessarily similar in their financial situations or housing
preferences based on interviews with Monmouth representatives and extensive research in Beardstown
by Faranak Miraftab, which has a similarly diverse population and major employers. While household
incomes may appear sufficient to purchase a home or pay a higher rent, some of the immigrants send
money back to their homeland for various reasons. Some groups prefer to live close to others from the
same country and will look for opportunities to cluster together. In many cases, immigrants are coming
from a rural background and desire a home with a yard that has space for a garden. However, they
value proximity to services, stores, schools and other amenities, so a remote location is not desirable.

20https://www.brandonu.ca/rdi/wp-content/blogs.dir/116/files/2015/08/HOUSING-STRATEGIES-FOR-IMMIGRANTS-IN-

SOUTHERN-MANITOBA.pdf
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Some immigrants have shown an interest in purchasing low priced homes needing considerable
improvements and have been capable of upgrading them. 21
Interviews with local sources concur with Miraftab’s findings in Beardstown that new immigrants often
choose not to live in the city where they are employed. This can be due to the lack of affordable,
suitable housing, more goods and services available in a nearby larger community, or discomfort living in
a small community with a historically small minority population. Many of the immigrant workers in
Monmouth live in the Quad Cities, Kewanee, Peoria, Beardstown, and Burlington. Overcoming these
obstacles to attracting immigrant workers as residents can result in population growth and the
economic growth new families bring.
In sum, the housing preferences of immigrant groups need to be considered when planning for new or
improved housing. An evaluation of how well existing rentals meet the need of these newer arrivals
could guide the development of new rentals. Likewise, new for-sale housing or programs to encourage
the renovation of existing for-sale housing to meet the needs of immigrant families should be
encouraged. These efforts are opportunities to tailor housing options to meet these families’ needs and
upgrade some of Monmouth’s housing stock and neighborhoods.

Safety Concerns
When asked why they live where they do and what they desire if they were to move, survey
respondents said a safe neighborhood was among the highest priorities. That this was ranked highly
may indicate how top of mind safety is for many Monmouth area residents and employees. Crime
statistics indicate that in general, crime in Monmouth is low. However, per the Illinois State Police
Uniform Crime Reports, drug arrests are higher than in surrounding areas. As previously discussed, this
could reflect greater drug activity or it could result from a concerted effort at increasing arrests, or a
combination of both. Either scenario can generate a perception, real or imagined, that drug activity in
Monmouth is higher than in other nearby areas. Reassuring the public regarding drug related crime
could increase the attractiveness of the community as a place to live.

School Districts
As previously discussed, the Monmouth area is served by two school districts. Monmouth-Roseville
serves children inside the Monmouth City limits and in
Roseville. United School District serves children living in the
smaller communities and rural areas outside of Monmouth
and Roseville. Each district has it strengths, and each had its
champions among survey respondents. It is not clear from the
data that one district is superior to the other in terms of the
education a child receives. However, according to survey
responses, there is a perception that some families choose to

21

Miraftab, F. (2016). Global Heartland: Displaced Labor, Transnational Lives & Local Placemaking, Indiana University Press:
Bloomington, IN.
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live outside of Monmouth in order to have their children attend United schools. Zillow reports that a
strong school district has a positive impact on home values. This translates into higher equalized
assessed values. Zillow also reports that a strong school district can help insulate a community from
downturns in the broader real estate market.
This study is not intended to evaluate the area school districts, but from a housing perspective, it would
be reasonable to explore consolidating districts.

Neighborhood Appearance
Monmouth has many attractive areas and a downtown filled with historic buildings. Survey
respondents said they would like to see additional investment in downtown buildings and residential
neighborhoods. This would strengthen the community’s image, generating confidence in making an
investment in a home. A significant percentage of potential buyers responded in the survey that they
would consider a house needing renovations. This conflicts with the experience of area realtors that
buyers are not interested in renovations. In some areas, improved neighborhood conditions might
encourage buyers to buy a house and improve it. If conditions are improving in a neighborhood,
additional investment is encouraged and the neighborhood can begin to cycle upward. The City’s recent
increased code enforcement supports improved building appearance and the overall image of the
community.
The City can encourage neighborhood improvement through improvements to the public aspects of the
neighborhood-sidewalks, parks, lighting, streets, etc., as well as investigate incentives to encourage
existing owners to make repairs and new buyers to feel confident in their purchases. Building code
enforcement should be evaluated for rental properties. Examples of actions by other cities to improve
neighborhoods and encourage home ownership can be investigated to determine what might work in
Monmouth. Madison, WI, has a forgivable loan program for renters wishing to become homeowners by
converting an existing rental, often the rental house they are living in. The loan proceeds can help both
with down payments and renovation costs.22 Chicago is seeing an increase in the number of home
renovations after streamlining the permitting process, generating investment in neighborhoods.23
Fairfax, VA, has two programs that, combined, encourage home renovation. One offers a low interest
loan with subsidized interest for the first two years. The second provides relief from increases in
property taxes due to home renovations by exempting a portion of the value of the improvements.24

22

http://host.madison.com/wsj/news/local/forgivable-loan-program-to-encourage-home-ownership-in-tenneylapham/article_6665b642-cca8-51a8-a0e5-390c6efe4ec8.html.
23

https://www.dnainfo.com/chicago/20170913/mckinley-park/home-renovations-permit-up-mayor-rahm-emanuel

24

https://fairfaxurbanrenaissance.wordpress.com/2013/04/30/city-of-fairfax-incentive-programs-encourage-new-homerenovations/
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Property Taxes
Local governments rely heavily on property taxes to operate, yet property taxes are under much
scrutiny, especially in Illinois where property tax rates are among the highest in the nation and receiving
much negative publicity. Thus, increasing property tax rates to make neighborhood improvements or to
revitalize the downtown area will be very difficult. In fact, lowering property tax rates may be attractive
to those looking to move into the area. The City might increase the tax base by encouraging home
improvements, working with developers to build homes on vacant lots, and possibly annexing land for
residential development. Additionally, local governments in the area could investigate the merits of
consolidating or sharing services to decrease the overall tax burden for taxpayers which would be
especially helpful to offset some of the added taxes associated with home improvements/increased
values and for any properties annexed that may become subject to the municipal or park district
property taxes. As such, property tax solutions may reach beyond the City but a holistic approach (i.e.,
collaborating with other local governments) and prudent reinvestment of property tax revenues have
the potential to contribute greatly to a sustainable healthy economy for Monmouth.
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VII. Conclusion and Next Steps
Findings
Monmouth, like many small cities in Illinois, has a rich in history,
local charm, and is regaining economic losses sustained during
the Great Recession. Monmouth is also a safe environment
There is potential for
where residents have been able to find affordable places to live.
However, like many small cities, the housing stock is dominated
an estimated 50-75
by older homes, some of which have not been well maintained
additional units,
or updated to reflect the desires of today’s buyers. Rental
with for-sale units
properties are in short supply as new residents filling a variety
priced from
of jobs arrive in the community. Based on analyzing
$150,000-$200,000.
economic and demographic data, sales trends, vacancy rates,
household incomes and survey responses, it is estimated that
there is demand for additional 50-75 housing units comprised of
both rentals and for sale housing. A survey of Monmouth residents and
workers indicates a preference for purchasing homes with three bedrooms and two bathrooms. Income
levels and accepted price ranges in the area suggest sales prices of $150,000-$200,000.

While there appears to be demand for additional housing
and potential buyers with sufficient income to afford
housing priced higher than they currently occupy,
Monmouth’s ability to address some challenges will affect
A comprehensive
the degree to which it attracts new residents and
approach to planning
generates the enthusiasm for the area necessary for
for housing will enable
current residents to invest additional money in new
Monmouth to attract
homes. These include improving the appearance of some
new residents and
neighborhoods, preference among some families for other
school districts, perceived or actual public safety concerns,
generate enthusiasm
higher property taxes, further revitalizing downtown, and
for current residents
attracting new businesses to the community. On the plus
to invest in new homes.
side, Monmouth has assets it can market, including a high
quality of life, Monmouth College, a historic downtown,
major employers, and a diverse population. While the
construction of new housing may be a goal, an interim plan to identify neighborhoods with potential for
revitalization and target them for renovating existing homes and infilling vacant lots with new homes
would both provide additional attractive, quality housing and assist in improving neighborhoods that
currently contribute to a negative perception of the community.
City policies and programs are important in encouraging the development of new housing or renovation
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of existing housing. Area developers and realtors agree on the characteristics of homes that appeal to
today’s buyers and that few or no homes on the market meet those requirements. City assistance may
be necessary to make new construction or renovation within target price ranges financially feasible.
Other ways the City can help include streamlining the development or renovation process, assisting the
community in welcoming new residents, and making improvements to public property and spaces.
A summary of Monmouth’s strengths and challenges is shown below. The success of the City in
developing and implementing a comprehensive housing strategy that leverages its assets and
overcomes the challenges will impact whether the community realizes the potential for additional
housing.

A Comprehensive Approach to Planning for Future Housing



Maintain low vacancy rates while allowing for
growth and turnover



Continue the positive trends of increased sales and rising prices



Maintain growth in population and jobs



Showcase the historic downtown



Promote the high quality of life compared to nearby areas



Continue support mechanisms for the growing percentage of
homeowners



Continue to welcome in-migration by young families



Move towards higher rents to enable reinvestment in properties



Add newer and more modern homes to the housing stock by utilizing
land currently available and rehabbing existing housing stock



Seek additional land for residential development



Improve neighborhood conditions along with perceived school and/or
safety issues



Revisit property taxes with these changes in place



Brand and market the new image of the City with these updates

Next Steps
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This report provides a base upon which a housing strategy can be developed. A strategic plan should
include remedying those challenges that can be addressed and leveraging each asset for maximum
benefit. The plan should address multiple housing options and be grounded in Monmouth’s unique
characteristics. A timeline and prioritizing actions would provide guidance, and metrics should be
identified to measure progress. Incentives, funding sources, local regulations, and innovative programs
should be investigated. CGS is available to assist the City in developing specific strategies to address
future housing needs.
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Appendix A: Monmouth Sales and Listings Trends

Year of Last Sale
1978
1991
1992
1993
1994
1995
1996
1997
1998
1999
2000
2001
2002
2003
2004
2005
2006
2007
2008
2009
2010
2011
2012
2013
2014
2015
2016
2017 YTD, as of 7/31/2017
2017 Listings, as of 7/31/2017

Residences
Sold (Code 30
or 40)
1
2
54
53
59
53
48
48
68
80
67
67
44
55
78
75
76
85
55
56
62
97
85
90
97
111
135
77
54

Median Sale
Price (Not
Inflation
Adjusted)
$21,500
$12,500
$21,400
$30,000
$31,250
$30,500
$32,250
$27,000
$36,250
$41,500
$45,250
$46,750
$50,000
$48,500
$53,375
$46,150
$60,375
$53,750
$59,000
$57,125
$55,250
$49,306
$51,750
$55,500
$62,200
$63,500
$71,006
$80,000
$84,500025

Source: Warren County (1978 – 2016); 2017 Monmouth Farm & Home Realty, LLC

25

Per Realtor.com, as of October 24, 2017 there were 67 residences for sale classified as Single-family, Condos, Co-ops, and
MFD/Mobile Homes with a median selling price of $82,500. In Galesburg, there were 164 residences in this category with a
median selling price of $97,000.

Page | 73

Appendix B: Property Tax Rates
District Name
WARREN CO
ALEXIS
KIRKWOOD
LITTLE YORK
MONMOUTH
ROSEVILLE
BERWICK TWP
COLDBROOK TWP
ELLISON TWP
FLOYD TWP
GREENBUSH TWP
HALE TWP
KELLY TWP
LENOX TWP
MONMOUTH TWP
POINT PLEASANT TWP
ROSEVILLE TWP
SPRING GROVE TWP
SUMNER TWP
SWAN TWP
TOMPKINS TWP
U 235
JC 518
U 205
U 276
U 170
U 238
U 304

TOTAL EAV
301,207,671
3,146,960
4,928,240
1,747,310
65,598,228
9,146,290
11,283,170
17,948,816
14,296,668
12,197,035
19,455,752
13,307,955
10,942,672
17,442,302
88,573,094
13,759,760
21,882,960
18,218,618
13,149,050
10,008,150
18,741,669
3,447,099
301,207,671
15,575,244
27,274,931
1,975,030
124,460,062
128,353,673

Residential EAV
106,941,250
2,274,000
4,007,970
1,432,370
45,794,627
6,006,590
1,554,260
3,211,140
1,945,730
2,376,380
10,001,167
2,109,620
2,653,942
1,462,320
58,078,693
679,690
7,361,650
7,369,048
2,210,580
1,151,140
4,775,890
771,590
106,941,250
3,557,562
11,260,437
192,850
60,773,973
30,263,208

Total Residential Extension
$1,054,104.46
$14,483.18
$16,941.84
$9,344.84
$1,321,266.54
$27,642.40
$16,294.98
$22,914.30
$23,047.12
$25,424.90
$101,925.48
$18,096.32
$16,743.82
$13,595.14
$220,757.48
$4,831.12
$97,240.16
$57,073.26
$27,208.10
$11,515.88
$49,182.24
$34,012.50
$678,112.54
$167,287.34
$580,879.22
$9,915.00
$3,133,262.48
$1,408,691.12

Total Residential
Rate
0.986%
0.637%
0.423%
0.652%
2.885%
0.460%
1.048%
0.714%
1.184%
1.070%
1.019%
0.858%
0.631%
0.930%
0.380%
0.711%
1.321%
0.774%
1.231%
1.000%
1.030%
4.408%
0.634%
4.702%
5.159%
5.141%
5.156%
4.655%

Property Tax Rates - Continued
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District Name

TOTAL EAV

Residential EAV

Total Residential Extension

Total
Residential Rate

AVON FPD
ABINGDON FPD
SEATON FPD
MULTI TWP DIST 1-06
MULTI TWP DIST 2-06
MULTI TWP DIST 3-06
MULTI TWP DIST 4-06
KIRKWOOD PKD
MONMOUTH PKD
LITTLE SWAN LAKE SAN DIST
ALEXIS FPD
CENTRAL-WARREN FPD
LITTLE YORK FPD
ROSEVILLE FPD
WARREN CO LBRY DIST
WARREN CO SOIL & WATER DIST
CENTRALIA

20,902,782
16,718,530
849,920
52,371,694
43,899,306
43,223,662
33,038,337
14,809,197
65,719,858
8,550,727
43,266,590
74,032,295
16,808,770
63,622,948
301,086,041
312,996,598
63,500

10,043,857
2,855,700
47,990
9,795,722
5,782,520
11,831,997
6,721,620
4,595,490
45,916,257
8,550,727
16,005,960
17,588,466
3,027,170
11,455,850
106,819,620
106,941,250
30,397

$25,261.16
$11,871.12
$257.56
$1,136.08
$907.88
$2,426.56
$1,398.22
$6,061.36
$224,944.10
$21,129.18
$59,142.32
$34,754.50
$9,626.50
$93,170.64
$203,490.98
$2,031.40
$799.80

0.252%
0.416%
0.537%
0.012%
0.016%
0.021%
0.021%
0.132%
0.490%
0.247%
0.370%
0.198%
0.318%
0.813%
0.190%
0.002%
2.631%

WAMAC

4,812,755

453,990

$5,094.08

1.122%

Source: Illinois Department of Revenue Property Tax Table 28 – Year 2015.
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