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Forgwot'd

As a publlc cervtce to asslst local houslng actlvltlcc through
clearer urderstardlng of loeal houslng narket condltlonsr FllA
lnltlated publlcetlon of lts corprehenslve houstng market ana\rees
cerly ln 1965. Whlle each report ls deslgned speclflcally for
FHA usc ln adnlnlsterlng lts rnortgagc lnsurencc op€ratl-onsr lt
tr cocpected that the factuel lnfomation ard the flndlngs ard
conclustons of these reports wlIL be generally usefirl also to
bulldcrs, nortgagees, ard others conccrned rdth local houslng
problens ard to others harrtng an lnterest Ln local econonlc con-
dttlons ard trenCs.

Stnce narket anelysl,a ls not an qact sclence, the Judgnental
factor 1r lrportant ln the developcnt of flrdlngs atd conclusions.
There ntll be dlfferences of optrtlon, of courser tn thc lnter-
pretatlon of avalleb1e factuel tnfotmation ln deternlrdng the
absorptlve capaclty of the narket ard the rcqulrenente for naln-
tenanee of a reasoneblc balance ln doard-suPPly relatlonshlpe.

Ttre factual franorork for each analysls ls derreloped as thoroughly
as posslble on the basls of lnfomatlon aval.lable from both local
and natlonal sourceg. Unless spectftcally ldenttft€d by source
referenccr all estlnatcs ant Judgnents ln tbe ana\rsls are those
of thc authorlng analyst and thc FIIA l{arket Analysls ard Rcsearch
Sectlon.
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ANALYS OF THE
CARBONDALE. ILLINOIS HOUSING MARKET

AS OF JI.JNE 1, L967

Summary and Conclus ions

The State of 11linois, Department of Labor reported thac nonagri-
cultural wage and salary employment. in t.he carbondale area toEalled
L7,425 in June 1967, a gain of 3,250 over rhe June t962 totaL"
Manufacturing industries accounted f.or 425 added jobs and nonmanu-
facturing indusEries accounted for the remaining 2 ,825. Expansion
at SouLhern Illinois University is the primary source of growth in
Ehe HI,IA; of the nonmanufacturing gain, 2,500 was in government em-
ployment. During t,he two-year period between June 1, L967 and June 1,
1969, employment is expected to increase by 770 jobs annually in the
HMA.

The highest unemployment, rate was reached in June 1962 when 7.8 per-
cent of Ehe work force was unemployed. The unemployment rat.e declined
in each succeeding year until June 1965 when 4.8 percenL of the work
force was employed. Since t,haE time, unemployment has risen and as
of June 1967 about 1,300 persons or 5.8 percent, of the work force
were jobless.

I"ledian annual incomes after deduction of federal income taxes v/ere
abouE $s,8oo for all nonfarm families and $5,000 for nonfarm renter
households of two persons or more in June L967. rE is expected that
median afEer-tax incomes rvill increase to $6,300 for all families and
to $5,200 for nonfarm renter households by June 1969.

As of June 1, 1967 the nonfarm p,)pulation of the Carbondale HMA

toE.al led 52, 5OO, an increase of 2, 1OO persons (4,7 p"-rsent ) annual ly
since Apri1 1960. About 41 percent of the nonfarm p,:pulation re-
sided in the city of Carbondale, which had a pop."rlation of 21,5OO
persons. By June 1, 1969, the nonfarm p,cpulation in the Carbondale
HMA is expected to total 55,50O, a gain of 1,5O0 persons a year.
In April 1960 appt'oximately 8,9OO studenEs h,ere enrolled at Southern
Illinois University. Since that t.ime enrollment has risen sharply;
as of June 1,1967 about 18,4OO studenEs were enrolled at SIU, 35.7
percent of the total nonfarm p,ip-ilation in t.he HMA.

There were 14,350 nonfarm households in the HI"IA in June L967, an
average increase of 430 households (3.3 percent) annually. Since April
1, 1960, abouL 42 percent (6,000 households) were locat,ed in the cityof carbondale. There were approximately 1,950 student households inthe HI"IA, L2.9 percent of all nonfarm households, an increase of 1,000since 1960. By the end of the forecast period, nonfarm households inthe HI"IA are expected to total L4,65O, a gain of 300 a year.
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There were about 15r750 nonfarm housing units in Ehe Carbondale
Hl{A in June 1967, a net addition to the nonfarm housing stock of
about 3,300 units since April 1960. The net gain resulted from
the consEruction of about 2,700 new dwellings, Ehe addition of
approximaEely 850 trailers and Ehe loss of 250 units as a result
of demolition, fire, conversion, and other inventory changes.
About 61300 housing units were in Ehe city of Carbondale, about
40 percent of the HIUIA nonfarm EoEaI. Building permiEs are issued
only by the city of Carbondale and Murphysboro and since January 1,
1960, about 1,400 private housing units were authori-zed by building
permits (1,200 in Carbondale). In addition, about 1,050 housing
units have been added since 1960 in areas in which building permits
are noE issued (principally Carbondale township). The total volume
of new construction has averaged nearly 350 units a year.

As of June l, L967, Ehere were about 400 vacant housing units avail-
able for sale or rent in the Carbondale area, including 100 units
available for sale (a homeowner vacancy rate of 1.0 percent) and 300
units available for rent (a renter vacancy rate of 6.2 percent).
Both vacancy raE.ios are below those of 1960 but the rental vacancy
ratio continues to be higher than desirable.

There were 9,825 dormitor_,- spaces at SIU in June 1967, of which about
5,000 were privately-owned and 4,825 were university-operated. About
8,100 of these spaces have been added since t960. The university re-
ported that only about 60 percent of Ehe privately-owned spaces were
occupied at the time of this survey. Because of this excess vacancy
in dormitory facilities, the university wilI require most students to
live in dormitories beginning in the fall of 1967. During the fore-
cast period, about 2,000 additional dormitory spaces are scheduLed to
be added at the university, bringing the total number of dormitory
accommodations to IL,825 by June l, L969.

Demand for single-family housing is projected aE 175 units annuarry
over Ehe forecast period; no net additional demand for rentals is
anticipated because of the potential decrease in the number of stu-
dents living in privaEe rental housing. The new university policy
respecting student. residence locations will affecE multifamily occu-
pancy adversely.
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ANALYSIS OF THE
CARBONDALE ILLINOIS HOUSING MARKET

AS OF JUNE l- 196i

Housins Mqlke! 4fee

The Carbondale, IIlinois, Housing Market Area (HI,IA) is defined as
Jackson County, IlIinois (see map), coterminous with the Carbondale-
Iulurphysboro Labor Market Area. Carbondale is located in southern
Illinois about. 300 miles souEhwest of Chicago and 100 miles souEh-
east of St. Louis.

Since the rural farm population constituted 11.2 percent of Ehe popu-
laEion of Jackson County in April 1960, all demographic and housing dara
useci in chis analysis exclude the rural farm component, excepE where
specifically noted. In April I960, the nonfarm population of the HMA

was 37,40O. Carbondale is Ehe major city in the area and in April 1960,
accounted for over 39 percent of Ehe nonfarm population, or L4,650
persons. There are nine oEher incorporated areas in the HMA, but only
Ehe city of Murphysboro, rvith a populaEion of 8,675, had a populat,ion
exceeding 900 persons in Aprit 1960.

The HI,IA is served by U. S. Route 51 and several state routes including
SR 13 which provides access to Interstate Route 57 (14 miles east of
Carbondale) which, when completed, will extend norE.h Eo Chicago and
south (via Interstare 55) to Memphis. Carbondale is on Lhe main line
of fhe IlIinois Central Railroad; it is served also by two airports.

t
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Economy of the Area

Character and History

Carbondale was founded in 1852. Trvo years later the main line of the
Illinois Central Railroad was completed to Ehe ciEy from Ehe sout.h.
LaEe in the 19th century, southern Illinois became a leading producer
of soft coal. AlEhough there were large coal deposiEs in the area,
Carbondale never became an importanE. coal mining center. Instead, its
economy was based on its importance as a trading and railroad cent.er.
The SouE,hern Illinois Normal UniversiEy was chartered in 1869 and in
1947 was renamed Southern Illinois University. In the t.wenEy years
since then, enrollmeqE at SIU has increased from 2,700 Eo 19,2O0. Car-
bondale's presenE and fuEure economy is tied to that of the university;
st.udents constitute 37 percenE of the nonfarm population. Employment at
the university account.s for abouE 45 percenE, of Eotal nonagricultural
wage and salary employment.

Emp loyment

Current Estimate. Nonagricultural employment in the Carbondale HMA

totaled 19,975 during June 1967, including 17,425 wage and salary workers
and 2,550 employees in other nonagricultural jobs, according Eo the State
of Illinois,DepartmenE of Labor. In addition, about 975 persons were
employed in agricultural jobs. Table I presents Ehe civilian work force
component.s for the month of June since 1962. Prior to L962, Jackson
County vras part of a larger labor market area.

Past Trend. BeEween June 1962 and June 1965 , nonagriculEural wage and
salary employment increased each year by increasing amounts, 675, 825,
and 1,275, attributable principally to gains in government employrnent.
Since June 1965, alEhough government employmenE has conEinued Eo increase,
toEal wage and salary employment gained only 350 and 125, respectively
in the two following years. The following table presenEs Ehe trend of
nonagriculEural wage and salary employment since June 1962.

For t.he month of June L962 - 1967

Year

t962
L963
L964
L965
L966
t967

1,550
1,97 5
2, 100
2,L75
2,025
l,915

Total

14, 17 5

14,850
L5 ,67 5
I6,950
17, 300
L7 ,425

Manu-
fac Eur ing

Nonmanu-
fac tur ing

L2,625
L2 ,87 5

L'J,57 5
L4,7 7 5

15 ,27 5

15,450

Change from
previous June

Number Percent

675
825

L,275
350
L25

4.;
5.6
8.I
2.t
0.7

Source: State of Illinois, DepartmenE of Labor

Trend of Nonagricultural Wage and'salarv Emplornnent
Carbondale. Illinois. HMA
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Emplovment !v Industrv. ManufacEuring employment increased from 1,550
in June 1962 to a high of 2,175 in June 1965. since that time, however,
manufacturing employment has declined to L,975, a loss of 200 jobs.
Ivlost. of the pre-June 1965 gain in manufacturing is attributed to the
opening of the Technical Tape CorporaEion in 1962. A substantial decline
in Ehe apparel and paper indust,ries out,weighed some growth in primary
meEals.

Nonmanufacturing employment has increased by 2,825 since June 1962.
Of this gain, 2,500 was in government employment. Employment at Southern
Illinois University constitutes the largesE single government employment
source and has provided mosE of the growth within thaE category.

There have been gains in employmenE in Erade and services each year ex-
cept between June 1966 and June 1967 when employment dropped by 200.
Over the 1962-1967 period, however, employment in trade and in services
increased by 275 arrd 225, resPectively. Employment in transportation,
communication, and utilities and in contract construcEion has increased
only slightly since 1962.

Emplolrment Part,icipation Rate. The ratio of employment to toEal popula-
tion is Eermed the employmenE participaEion rate. Department of Labor
data indicate t.haE Ehis raE.io for the Carbondale HI,IA was 38.5 percent in
April 1960. Since 1960, the rapidly rising university enrollment has
caused populaElon to increase more quickly Ehan employment, resulting in
a current participaEion rate of about 38.0 percent. This condition is
expected to continue throughout the forecasE period and the employment
participation rate is expected Eo be below the presenE ratio by June L969.

Principal Emp oyrnent Source

Sout.hern Illinois University is the lar gest employer in the area. Since
1960, employment at the university has increased by about 5,450. AE pre-
sent, SIU employs 7r982 persons, of whom 2,859 are faculty, 1,652 are
civil service employees, and 3,47L are student workers. The following
table present.s the increases in unj-versity emplo)rment in detail for Lhe
month of lIay from 1963 to L967. In Ehis period, employment has increased
by 2,554, of which 958 was faculty, 850 was civil service, and 746 was
sEudent employment. In the 1965-1967 period, it has b'een virtually the
,pnly 

"o,rr"L 
of 

""ono*ic 
growth; the expanded employment at the university

has balanced declines elsewhere in the economy'
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Emp lorrme nt Totals
$outhern Illinois University

Carbondale Illinois
For the mont,h of May 1963 L967

1963 L964 L965 L966Components

Faculty (ful1-time)
Faculty (part-time)
Civil service (ful1-time)
Civil service (part-time)
Student (part-time)

Total

t967

l, 854
47

773
29

2,7 25
5,428

1,954
60

807
34

2.9L2
5,767

2,34L
62

L,052
7L

3.L46
6,672

2,688
79

1, 080
32

3.433
7 ,312

2,467
392

1,568
84

3.47L
7 ,982

Source: State of Illinois, Department of Labor.

Unemployment

In rhe carbondale area, the highest unemployrnent raEe was reached in
June 1962, when T.8percent of Ehe work force (1,525persons) was jobless.
The unemployment rat.e declined in each succeeding year until June 1965,
when 4.8 percent of the work force rdas unemployed. Since June 1965, urr-
emploSrment has risen and as of June L967 , about 1,300 persons were job-
less, 5.8 percent of the work force. The recent declines in contract
construction, trade, and service employment have contributed to this
increase.

Future Emplovment

As in the past, employment expansion at Southern Illinois University will
constitute Ehe primary source of employment growE.h during the two-year
forecast period. A minor increase in trade and service employment also
can be expected to occur. Since manufacturing employment and some seg-
ments of nonmanufacturing employment may continue t,o decline, total non-
agricultural wage and salary employment is expected to increase by about
400 jobs annually during the r:wo-year forecast period. AlEhough this
irrerease is well below Lhe \962-1961 gain of 650 jobs annrraf fy, it is
above the 1965- 1967 average gain of 24O jobs a year.

Income

The median annual income of all nonfarm families in the Carbondale HMA
,r"$5,800 and the median income of nonfarm renter households of two or
more persons was $5,000 in June 1967, after the deduction of federal
income taxes. About 43 percent of all nonfarm families and 50 percent
of nonfarm renter households had after-tax incomes of less than $5rOOO
annua1ly. Approximately eight percent of all nonfarm families and four
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percent, of nonfarm renter households had annual afEer-tax incomes of
$12,500 or more. The distributions of nonfarm families and renter
households by income classes for 1967 and 1969 are presented in table
II. By L969, it is expecEed that median after-tax incomes w111 ln-
crease to $6,300 for all families and to $5,200 for nonfarm renter
households.

It is probable that the income distributions and the rnedian incomes,
particularly of renter households, reflect (to an unknown degree) the
inclusion of married student families who, presumably, are concentrated
in the lower ranges of income.
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Demographic Factors

Population

HIIA Total. The nonfarm population of the Carbondale HI"IA totaled approxi-
mately 52,500 as of June 1, L967, an increase of 2,100 persons (4.7 per-
cent)f/ annually since April 1, 1960 when the population was abouE
37,4O0. During Ehe previous decade, Ehe nonfarm population of the HI,IA

increased at a rate of nearly 720 persons, or 2.2 percent annually (see
table III). The greatef' average annual population increase since 1960
is a result of the large-enrollment increases at Southern Illinois Uni-
versity. As indicated below, growEh in'the student population accounted
for 63 percent of the total growth in the 1960-1967 period.

Student and Nonst.udent Populatlon Tre4dq
Carbondale, Illinois, HMA, 1950 - 1967

Average
annual change

April
1950

2,700
L,250
l, 450

27,550
27,448

LO2

April
1960

8.900
5, 700
3,2O0

28.5L7
28,362

155

June
t967

18. 400
7,700

10,700

34. 100
33,850

250

t.325
275

1, 050

775
760

15

1 950-
1 960

1960-
t967Component.s

Nonfarm population

Student enrollment
In households
Nonhousehold

NonsEudent population
In households
Nonhousehold

30.250 37 ,4r7 52.500 7L7 2.100

206
44s
L75

97
91

6

Sources: 1950 and 1960 Censuses of Population.
Southern Illinois UniversLty.
Estimates by Housing Market Analyst.

Because of the change in definiEion of "farm" between the 1950 and 1960
Censuses, many persons who were classified as living on rural farms in
1950 were considered to be rural nonfarm residents in 1960. The de-
cline in farm population and the increase in nonfarm population between
the two census dates were, to some extent, t.he result of the change in
definition. Total population, including rural farm, in the Carbondale
HI,IA rose from about 38,125 in April 1950 to 42,150 in April 1960, a gain
of 4,025 persons. Comparing Ehis increase with the nonfarm populaEion
gain of about 7,175 suggest,s that about 3,150 persons were affected by
the 1960 definitional change or had moved from farm resj-dences.

!-l A11 average annual percentage changes as used in the demographic
section of this analysis are derived through Ehe use of a formula
designed to calculate the rate of change on a compound basis.
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City of Carbondale. There were about 21,500 persons residing in the
cit.y of Carbondale in June 1967, an average annua
percent) since the April 1, 1960 total of about I
The population of Carbondale equaled about 4L per

Year
TotaI

enro I lmen t Year

1 gain of 950 (S.:
4,650 (see table lll).
cent of the nonfarm

populaEion of t.he HI"IA in June 1967. During Ehe last decennial period
the population in Carbondale increased from 10,900 in 1950 to 14,650
in 1960 and the proportion of Carbondale's population to toEal nonfarm
population increased from 33 percent in 1950 to 38 Percent in 1960.
During the decade, Carbondale was engaged in an ambitious annexation
program, and about 74 percent of the population growth occurred as a

result of annexation. Since 1960, no additional land has been annexed.

Student Population. The number of students enrolled at Southern lllinois
University increased moderately during the 1950 decade, from about 2,7OO
in 1950 to 8,900 in 1960, an average gain of about 620 annually. Since
1960, the total has risen sharply and, as of June 1, L96-/, about 18,400
students are enrolled at SIU. The growth since 1960 represents an average
annual increase of 1,350. Student enrollment equals 35.7 percent of the
total nonfarm population in the HMA. The following tabLe presents the en-
rollment at Southern Illinois University for the past seven years. The

I965-1966 increase is considerably below that of the L964-1965 period. This
lower rate of increase (a result of expansion at several junior colleges)
is expected to be continued during the forecast period.

Enrollment at Southern Illinois Universitv
Carbondale. Illinois

1960 - L961

To tal
enrollment

Fall 1960,, 1961
,, 1962

" 1963

1964
19 65
t966
1967

13,987
11 ,356
18,188
18,400

8 ,898
10,3I I
ll,619
12,503

Fal I
il

rl

Spring

Source: SouEhern Illinois University.

No@.]n1960,thenonhouseholdpopulationoftheHMA
was reported to be 3r350 of whom about 3,200 were university students.
Since the total enrollment at the university \^/as about 8,900 at that time,
some 5r700 students were considered to be members of households. Some of
these students comprised separate households, but many lived at home or
v,,ith other households in the community or commuted from outside the HMA.

The nonhousehold population has increased to a total of nearly 1l'000 as

of June 1967, primarily as a result of the increase in the number of dor-
mitory spaces, both university-operated and privately-owned. With an en-
rollment of 18,400, this indicates that about 7,7OO students were members

of households in the spring of 1961. Of this total, a substantial number
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(estimated at about 1,600) lived at home or with other families either
inside or outside the housing markeE area. Another z,2oo are graduate
students, and 1,900 are married undergraduates, leaving about 2,000
students to live in various ad hoc households, including shared apart-
ments and trai lers.

Fulure lqplr!4!:Lon. Based on employment gains expected to occur in the
Carbondale HMA and proposed enrollment expansion at Southern Illinois
University during the two-year forecasE period, it is estimated that
total nonfarm populaEion will reach 55,500 by June 1, 1969, an average
gain of some 1,500 persons a year, of whom about 800 will be students.
Of Ehis annual increase, about 1,000 will be nonhousehold populaEion
and 500 will be household population.-t/

Households

HMA Total. As of June 1, 1967, nonfarm households in the Carbondale
HMA Eotaled about 14,350, an increase of abouE 3,075 households, 430
(3.3 percent) a year since April 1, 1960. In Ehe 1950-1960 decade, Ehe
number of nonfarm households in the area increased to nearlv l1-,300. or
by 195 (1.9 percent) annually (see table III). Part of this increase is
at.Eributable, however, Eo census definiEional changes which tended to
inflate Ehe 1960 nonfarm household figure. The conceptual change from
"dwelling unit" in 1950 to 'thousing unit" in 1960, and the change in
the definition of "farm", resulted in definiEional increments in Ehe
number of nonfarm households reported in 1960. Student households ac-
counted for 33 percent of the increase in households since .1960.

CiEy of Carbondale. As of June 1, L967, there were 6,000 households
in the city of Carbondale. The total represents an average annual gain
of 240 (4.6 percent) since the April 1960 total of 4,300 (see table III).
Households in Carbondale equal abouE 42 percett of all nontarm households
in the Hl,lA. Durine the 1950 decade, the number of households in the city
increased by about I,200, from 3,I00 to 4,300. About 72 percenE ot
this increase was Lhe result of annexations.

Student HousehoLds. There are no specific data available as to the
number of households with student heads in the HMA. Assuming that
there are about 6,000 students who do not live in identified congre-
gate facilities or with other families, it would appear that there
may be as many as 2,000 student households'in the area. While data
for 1960 are not available at all, it 1s likely that the number of
student households has increased by 85 to 100 a year since the census
date. As indicated, because of increased pressure on the student body
to occupy dormitory spaces, it is likely that there will be an actual
decline in the number of student households over the forecast period.

L/ The nonhousehold population growth is
enrollment increase at SIU because of
fective in the fal1 of 1967 requiring
students now occuPying aparEmenEs in

expecEed to be greater than the
the new universiEy policy ef-
dormitory residence for many

small groups.



Household Size Trends. Aver
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age nonfarm household size in the HMA de-
clined from 3.02 persons in April 1960 to 2.89 persons in June 1967.
The primary cause of the decline has been the increase in the number
of student households. During the last decennial period, average
nonfarm househo[d size decreased from 3.07 persons to 3.02 persons.
During the forecast period, household size is expected to increase
slightly to 2.90 persons per household.

Future Households. Based on the antici pated decrease in the number
of student households and the grovrt,h expecEed in the number of non-
student households, Ehere will be approximaEely 14,650 nonfarm house-
holds in the HMA by June 1, L969, a net average gain of 150 households
annua 1 1y.
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Housing Market FacEoJs

Housing Supply

Current Estima and Past Trend As of June 1, L967, there were 15,750
nonfarm housing units in the Carbondale HI"IA, a net addition to Ehe non-
farm housing stock of about 3,300 unit,s (26.5 percenE), or about 460
annually since April 1, 1960. The net addition resulted from the con-
strucEion of about. 2,7OO new dwellings, the addition of approximaEely
850 trailers, and the loss of 250 units ad" a result of demolition, fire,
conversion, and other invenEory changes. There were abouE 6r300 housing
unit,s in the city of Carbondale as of June 1967, abouE 40 percent of che
HI"IA nonfarm total. These totals do not include either prlvate or univer-
sity-owned dormitories.

During the April 1950-Apri1 1960 decade, the number of nonfarm housing
unit,s in t,he HI"IA increased from abouE 9,700 to almost L2,450, a gain
of. 2,750 (28.3 percenE), or 275 units yearly. Part of this increase,
however, may have resulEed from a census definiEional change from
"dwelllng unit'r in the 1950 Census to']housing unit,rr in Ehe 1960 Census,
and from Ehe change in definiEion of "farm" and "nonfarm" between 1950
and 1960. The total number of housing uniEs, lncluding rural farm
unit.s, rose from nearly L2,150 in April 1950 to 13,800 in April 1960, an
increase of 1,650 during the decade, suggest.ing thaE about 1,100 units
were reclassifled from farm to nonfarm.

Type of StrucEure. There have been sl gnificant changes in the structural
composltion of the Carbondale HI"IA nonfarm housing inventory since April
1960. As seen in the following tab1e, the proportion of single-family
units has declined from 87.1 percenE to 78.7 percenE, and the proportion
of the housing unit.s in structures wiEh five units or more has increased
from 3.1 percent to 7.0 percent. In addition, the proportion of trailers
has more Ehan doubled in the last seven years, increasing from 3.7 percent
of the housing invenEory to 8.3 percenE.

Nonfarm Housing Inventory by UniEs in StrucEure
Carbondale, Il linois. HI"IA

April 1, 1960 and fqnq 1, 1967

A I 960 June I t967
Un its in structurc Number PercqnE Number Pe r cent

I unit
2 units
3-4 units
5 uniEs or more
Trai lers

Total

10,846
453
310
382

. 4s6
12,447

87.1
3.6
2.5
3.1

L2,4C^
55.
400

l, 100
1, 300

15, 750

- 
'u, .7
).-)
)q

,.J
8.33.7

TooT

1960 Census of Housing
1967 estimated by Housing Market Analyst.

Sources:

100.0
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Age of SErucEure. The following table present,s Ehe nonfarm housing
inventory by age of strucEure. It is significanE Eo not.e Ehat about
40 percent of the nonfarm inventory has been built since 1950, an
indication of the rapid growth of the Carbondale area in the last
17 years. Approximately Een percenE of Ehe inventory was builE dur-
ing the 1940 decade, nine percenE h,as builE during the 1930 decade,
and 41 percent was constructed prior to 1930.

Nonfarm Housing InvenEory by Age of Structure
Carbondale. I1linois. HI'IA

June 1967

April I960-June 1967
1950-March 1960
Le4C -L949
1930- 1939
L929 or earlier

Total

PercenEage
dist,ribution

3, 550
2, 800
1, 600
I, 400
6. 400

15, 750

22 5

8
2

9

6

t7.
I0.
8.

40.
100.0

al The basic 1960 data reflect an unknown degree of error i-n ,year
built.tt occasioned by the accuracy of response Eo census enumera-
torst quesEions as well as errors caused by sampling.

Sources: 1960 Census of Housing, adjust.ed to reflect demoliEions.
Bureau of rhe Census, C-40 ConstrucEion ReporEs. Esti-
maEes by Housing Ivlarket AnalysE.

Condition of the Inventory. About 3,250 nonfarm housing uniEs, 20.6
percenE of t.he units in Ehe Carbondale H!IA, are dilapidated or lack
one or more plumbing facilities. This indicat,es a modest improvemenE
in Ehe nonfarm housine stock since 1960, when 3'375 units, or'27.1 per-
cenc or t,he rnvencory $rere report,ed with subsEandard qualiEies. The
improvrng relative condiLion of t.he Carbondale housrng invent<;ry ls a
resulE of Ehe demolition of some substandard units and the fact EhaE
22.5 percent of the housing supply has been built since 1960.

ResidenE,ial Building Activitv

PasE Trend. Building permits are issued only by Ehe cities of Carbon-
dale and Murphysboro. BeEween January 1, 1960 and l"lay 31, L967, abouE.
1,400 privaEe housing units were authorized by building permits. Of
Ehese, L,2OO were authorLzed for consEruction in Carbondale and Ehe re-
maining 200 in Murphysboro. Since 1960, an average of about 200 housing
units have been authorized annually. The yearly volume ranged from lows
of 119 in 1960 and 107 in 1966 to a high of 286 in 1965.

Year builtg/ I,[umber of unit,s
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In addition to Ehe units authorized by building permits, about 1,050
housing units have been added since 1960 in areas in which building
permits are not. issueci (principally Carbondale township), so EhaE
total new construcEion has averaged nearly 350 units a year.

New Construction by Type of StrucE,gre. Of the 1,400 units authorized
in the cities of Carbondale and llurphysboro beEween 1960 and 1967, 860
(61.3 percent) were in single-family structures, f55 (11.2 percent)
were in structures wiEh two-E,o-four units, and 385 (27.5 percent) were
in structures rviEh five unit,s or more. With the excepLion of 3l units
ail multifamily permlEs have been issued in Carbondale. The following
cable presents the number of new housing uniEs auEhorized by buif iing
permits by type of strucEure since 1960. The level of permits issued
during the firsr five months of 1967 is slightly above the level of
the comparable 1966 period; authorizations for privately-financed con-
struct.ion in 1966, however, were 63 percent below the record 1965
Ieve 1 .

Private UniEs Authorizedbv Bui ldine Permits by Type of SEructure
Carbondale and Murphysboro, Illinois

J 1960 Ma 3L., L%J_

2-4
familyYear

1 960
t96t
L962
t963
L964
L965
L966

Janq4rylMqy

L966
L967

a/

Al1 units

r r_9

208
negl
205
2LL
28&l
107

Single-
f ami 1v

LO2
111
L37
119
L22
r44

97

L7
18
36
36
26
L4
l0

5-family
or more

79
66
50
63

L28

2l
28

2L
28

b/
Excludes
Exc ludes

170 units of public housing.
130 units of public housing.

Bureau of the Census, Construction Reports, C-40.
Local building inspectors.

Sources:



t4

The year-t.o-year variat.ion in the total of single-family authorizations
has been slight. There \^,as a difference of 47 units between the 1965
and 1966 t.otals, however, which can be attributed to the lack of suffi-
cient mortgage funds in 1966. Prior to 1961, Ehe number of multifamily
authorizations was insignificant in the area. Since EhaE time, multi-
family construction has been sEimulated, in part, by Ehe in-migration of
young persons who attend SIU.

Of the 1,050 units construcEed outside Carbondale and Murphysboro
about 700 were single-family units and the remaining 350 were in multi-
family structures. About one-half of the single-family unit.s and nearly
all of those in multifamily structures were built in Carbondale township.

Units Under Construction. On the basis of building permit daEa and the
postal vacancy survey conducted in May L967, it is estimaEed that there
are about 75 uniEs under construcEion in the HMA, including 50 single-
family houses and 25 uniEs of multifamily housing. A majority of these
units are located in Carbondale township.

Demolitions. Since April 1, 1960, about 250 housing units have been re-
moved from the Carbondale housing st.ock. These units were lost through
building code enforcement, conversion, fire, and ot,her causes of inven-
tory change. During the two-year forecasE period, about 120 units are
expected to be demolished, including 50 units in urban renewal areas.

Tenure of Occ uDanc

Current Estimate and Past Trend. As of June l, 1967, there were approxi-
mately 14,35O occupied nonfarm housing units in the Carbondale HMA, of
which 9,825 (68.5 percent) were owner-occupied and 4,525 (31.5 percent)
were renEer-occupied. In Aprit 1960, o\^7ner-occupied units represented
68.0 percent of all occupied units. During Ehe 1950-1960 decade, owner-
occupancy increased from 65 percent to 68 percent (see table IV).

Vacancy

1960 Census In April 1960, there were about 420 nondilapidated, non-
seasonal vacant housing units available for sale or rent in the Carbon-
dale area, about 3.4 percent of Lhe toEa1 inventory. Of these uniEs
L25 were available for sale, a homeowner vacancy rate of 1.6 percent.
The remaining 295 units were available for rent, a renter vacancy rate
of 7.6 percent. Of the vacant uniLs, however, 25 (20.0 percent) of the
sales units and 120 (40.7 percent) of Ehe rental units lacked one or
more plumbing facilities. The trend of vacancies is presented in table
IV.
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stal Vacanc Surve . A postal vacancy survey was conducted in the
area in mid-May 1967 by postal carriers in the cities of Carbondale
and Murphysboro and covered about L2,935 total possible deliveries,
82.1 percenE of the current nonfarm housing inventory (see table V).
of the total possible deliveries, 10,811 were listed as residences
and 2,124 were listed as apartments. rt is estimaEed, however, that
about 15 percent of the units listed as residences were rented. The
srirvey reported a total of. 364 vacant units, z.B percent of the total
possible deliveries. of these units, 265 \^rere vacant residences, 2.5
percent of all residences covered; 99 were vacant apartments, indi-
cating an apartment vacancy ratio of. 4.7 percent. An additional 66
units (35 residerices and 31 apartments) were reported Eo be under com-
strucLion. Also counted in the postal vacancy survey were 1,274 trailers,
of which 50 (3.9 percent) were in place and vacant.

rE is important t,o note that the postal vacancy survey data are not
enEirely comparable with Ehe data published by Ehe Bureau of the Census
because of differences in definition, area delineation, and methods of
enumerati-on. The census reported units and vacancies by tenure, whereas
the postal vacancy survey reports units and vacancies by type of struc-
Eure. The Post Office DeparEment defines arrresidence'r as a unit repre-
senting one stoP for one delivery of mail (one mailbox). These are prin-
cipally single-family houses, but include row houses and some duplexes
and structures with additional units created by conversion. An "apart-
menErr is a unit on a stop where more than one delivery of mail is possi-
ble. Postal-surveys omit vacancies in limited areas served by posc of-
fice boxes and tend to omit units in subdivisions under consEruction.
Although the Postal vacancy survey has obvious limitations, when used
in conjunction with other vacancy indicators, the survey serves a valu-
abte function in the derivation of estimates of local market conditions.

her Vacanc icators The FHA Insuring Office in Springfield peri-
projects that have been completed in recentodically surveys apartment

years. According to the data available in February and March Lg6l, 24
units (3.2 percent) were vacant in 2l projecrs with 739 units. A11 of
these projects were in either Carbondale city or township.

Current Es t imaEe . On the basis of the postal vacancy survey and other
ilable in the Hl4A, it is estimated that there were aboutvacancy data ava

400 vacant, nondilapidated, nonseasonal housing units (2.5 percent of
the total inventory) available in the Carbondale area as of June 1, Lg67
Of these vacant units, 100 are available for sale, homeowner vacancy
rate of 1.0 percenE; the remaining 300 are available for rent, a renEer
vacancy rate of 6.2 percent. Both vacancy rat.ios are below those of
1960" At the present Eime, the sales market is in balance although
there is a slight excess of vacancies in the renEal market. As indicated
above, however,
The bulk of the
number of sales
is estimated to

rental uniEs constructed since 1960 have done very well.
excess, Eherefore, is in older, noncompetit.ive units; the
and rental units lacking one or more plumbing facilities
have been reduced moderaEely.
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Sales Mar,keE

General Market Conditions. The market for new and existing sales
houses in the Carbondale HI4A is strong, as evidenced by the current
homeowner vacancy rate of 1.0 percenE and by the small number of
foreclosures in the area. Most nev; single-family houses have been
built in Carbondale and its suburbs. The sales market in Carbondale
is highly sectionalized. The northeast and northwest sections are
areas of predominantly older single-family dwellings. The majority
of the "native" Carbondale population lives in these areas. Very little
new construction has been undertaken since 1960 in these two sections,
primarily because of the lack of available land.

Southwest Carbondale, an area extending from Southern Illinois Univer-
sity west toward Murphysboro, is the area of most active sales housing
construction. Families new to Carbondale, particularly the faculty aE

the universiEy, have tended to move into this area. AlEhough some new
homes are priced as low as $15,000, the majority of the new houses in
this area range in price from $25,000 to $40,000.

In addition, there is some new construction in the area southeast of
Carbondale. Most new homes in this section are lower priced,from
$10,000 to $20,000.

Rental Market

General Market Conditions. Prior to 1960, rental housing in Carbondale
was concentrated primarily in single-family structures. Increasing en-
rollment at SIU stimulated multifamily construcEion and since 1960 over
38 percent of all units authorized have been in structures with two uniEs
or more. New apartment projects have been built principally near the
universiEy and are primarily for student occupancy. Virtually all new
construction has been in one- and two-sEory walk-up projects. As indi-
cated previously, the market for new apartments in Carbondale has been
very strong, particularly for one- and two-bedroom units. RenEals sEart
at about $95 tor efficiencies, $110 ror one-bedroom units, $135 for two-
bedroom unirs, and $165 for three-bedroom units. Rents for furnished
units are abouE $15-$20 more. Quoted rents include all utilities.
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There appears to be some wealcness in Ehe markeE for rentals in older
apartment structures and for those in converted single-family homes.
These units are not competitive wiEh t,he newer units and rents are
somewhat lower.

Beginning in the fall of L967, Southern Illinois University will re-
quire most sEudenEs to live in eiEher private or university-owned
dormitories. The university is adopting this policy because occuPancy
is low in many of t,he newly-compleEed dormitory facilities. This
poticy may result in an lncrease in the rental vacancy rate although
the severity of the impact Ls not yet known'

Urban Renewal Activity

There is one urban renewal project in execuEion in the HI"IA. The Lincoln
Neighborhood Project (lllinois R-72) is located in carbondale and is
b<lunded by Hester Street on t.he north, State Street on the east, Grand
Avenue on Ehe south-, and Washingt.on St.reet on the west. AbouE 50 dwelling
unit.s will be demolished. Wtren completed, this area will be used by
Southern lllinois UniversitY.

There are two other urban renewal project,s in Carbondale in Ehe pre-exe-
cution stage. The planned re-use of the College Neighborhood Urban Renewal
Project (Illinois R-77) is private redevelopment and inst,itutional use.
The area is locaEed north of the university. The NorLh Wall Urban Renewal
Project (Il1inois R-98) is in NorEheasE Carbondale. Planned re-use will
be residential.

Public Housing

AII public housing unit.s in Ehe HI'IA are federally-aided low-rent uniEs.
As of June I, L967, there were 426 publlc housing uniEs in the area, all
of which \^iere occupied. Of Ehese units, 208 were designated for use by
the elderly.

At the present time, the Jackson County Housing Authority reports that
400 additional units of public housing are in eiL-her the planning or
development. stages. Of Ehese uniEs, 200 will be designated for the elderly
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Universitv Housing

As of June 1, L967, there were 9,825 dormitory spaces at SIU, of which
about 5,000 were privately-owned and 41825 were university-operated.
About 8,I00 of these spaces have been added since 1960. The university
reported that only about 60 percent of the spaces in the privately-owned
dormitories h,ere occupied in June 1967. Not included in the total are
about 550 spaces in private dormitories that have been leased by the
university for office use because they could not be filled. In addition
to dormitory factllEles, fraternity and sorority housing on campus provides
space for about 630 students.

During the forecast period, about 2,000 additional dormitory spaces will
be added at the university bringing the total to 1I,825 by June l, 1969.
ln order to alleviate the serious vacancy situation in the privately-
owned dormitories, there will be considerable pressure on students who

had been living in non-dormitory housing in the spring of 1967 Eo move
go dormitory accommodations. There were abouE 2,000 sEudents in this
category in the spring of 1967.
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Demand for Housing

Quantitative Demand

The estimaEed flemand for new privately-financed housing is based on
the expected increase in households during the next two years (150
annually), the anticipated net number of privately-financed housing
uniEs which will be required to accornmodaEe households dislocated by
demolition, and on adjustments to mainEain a balanced market for housing
in Ehe Hl'lA. ConsideraEion also has beeri given Eo the expecE,ed decrease
in students living in private renEal housing occasioned by the impending
requirement for many more sEudents to Iive in dormitory facilities.

Based on the above considerations, demand tor single-family housrng is
projected at I75 units annually over the forecast period. This pro-
jected demand is below the average annual volume of construction over
the 1960-1967 period, but is justified in view of the smaller increase
in employment expected during Ehe forecast period. The demand for
additional multifamily housing can probably be met through units re-
leased by students, both single and married, who previously occupied
apartments in the community and who will be moving to university-
con tro I led faci I i ties during the forecast period . Unti I the impac t
of the change in university policy i.s known-, any new multifamily con-
struction would be inadvisable in view of the anticipat,ed increise in
rental vacancies

Qualitati ve Demand

The annual demand for ll5 additional sales housing uniE.s is expected
Eo aPProximate the sales price distribution presented in che following
EabIe. The pat.tern is based on t.he discribution of families by currenE
annual after-tax income, on the proportion of income that families Eypi_cally pay for sales housing, and on recent markeE experience.

Annual Demand for Nqw Single-Family Hous 1ng
Carbondale. I1lino is, Housinq I'larket Area

June 1 1967-June 1, 1969

Sales Price Number of uni-ts PercenEage dis tr ibut ion

Under $16,000
$16, ooo - Lt ,999

18.OOO - 19,999
20,000 - 24,ggg
25,000 - 29,ggg
30,000 - 34,ggg
35,000 and over

Total

15

35
20

40
30
20
15

20
l1

9

23
L7
II

9

100L75
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Because of current construction and land costs, it is judged Ehat few
adequaEe, single-family homes can be built to sell for less than
$12,000. A11 the sales demand, t,herefore, is distributed above Ehis
1eve1. As the distribution suggests, demandls widely disEributed but
wit.h some concentration in homes priced at $20r000 and over. Sixty
percent of the demand is estimated for homes in Ehis price range.
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Table I

Civilian Work Force Comp onenTS

Carbondale Illinois HMA

For the month of June L962-L967

L962Components

TotaI work force

Unemp loyment
Percent unemployed

Agri culEural employment

Nonagricultural employment

Wage and salary

Manufacturing

Nonmanufac tur ing

L965 L966 t967

21,900 22,LO}L9.575

r,525
7 .87"

L,325

L6 .7 25

t4.L7 5

1, 550

L2,625

500

,650
,97 5
,550

L963

n. 925

lr375
6.97"

L,37 5

17. 400

14. 850

L,97 5

t2 ,87 5

350
950

2,O54
L,-725
7,2OO

600

L964

20,925

L,l7 5

5,67"

I,225

18. 3Js

L5 .67 5

2, 100

13. 5 75

525
97s

2,100
1,750
7,625

600

150

1,o5o
4.8

l, 075

L9,775

16. 950

2,L75

L4,77 5

625
1, 050
2,125
1,825
8, 5oo

650

1,150
5.2%

22.250

1, 300
s.8%

975

L9 .97 5

17 .425

L,975

r5. 450

42s
1, 075
2, l5O
1, 850
9 ,475

475

975

L9 .97 5

17, 300

2,025

15 ,27 5

600
1, 000

25
75
15
00

Contract construction
Trans., comm., & utilities
Trade
Services
Government
Other nonmanuf ac tur ing

1

1

1
6
2

ooo
925 2,3

1,8
8r8

6

OEher nonagricultural emplol,rnent

Workers involved in
labor-mana gement disputes

Note: Components may not add to Eotals because of rounding.

2,550 2,550 2,700 2,825 2,675 2,550

Source: State of lllinois, Department of Labor



Table II

Percent,age Disrribution of Nonfarm Farnilies and Renter Households
ly Aq4ua! Inqome After De{ultlqn of Federal Incorne Tax

Carbondale Illinois HMA 1967 and 1969

L967 1969

Annua1 income

Under
$3,000 -
4,000 -
5,000 -
6,000 -

A11
fami 1 ies

RenEer
households

All
families

RenEer
households

20
9

11
8
8

$s
3
4
5

6

8
7

6
8

9

8
6

11

8
6

5
7

8
7

6

,000
,999
,999
,999
,999

2L
10
L2
l0

8

27
11
L2
11

9

25
10
11
11

9

7,000
8, 000
9,000

10, 000
12,500

Source

7,999
8,999
9,999

- L2,4gg 10
and over 8 4
Total 100 100

Median $5, 8OO $5,000

EsEimated by Housing MarkeE Analyst.

10 5

100

$5, zoo$6,

100

300



Table III

Nonfarm Population and Household Growth Trends
Carbondale I1 I ino is HMA

April l. 1950-June 1, 1967

April 1,
1950

lo,92L
L9.329
30,250

3, 090

9,340

April 1,
1960

t4,670
22,7 47
37,4L7

4,299
6.984

11,283

June 1,
L967

21, 500
30, 000
5 l, 500

6, 000
8. 3s0

14, 350

Averaee I change
1950- 1960 L960-L967

Number Percent9 Number PercentgPopulation

Carbondale
Remainder of HI,IA

HI"IA total

Carbondale
Remainder of Hl4A

HI'IA total

5.3
3.8
4.4

4.6
2.5
3.3

6.250

375
342
717

L94

t2L
73

950
1.000
1, 950

240
190

2.9
1.5
2.2

3.3
1.1
1.9 430

al Derived through the use of a formula designed to calculate the rate of change on a compound basis.

Sources: 1950 and 1960 Censuses of Population and Housing
1967 estimated by Housing Market Analyst.

Households



Table IV

Tenure and Vacancv n Nonfarm Housine Supplv].

Tenure and vacancv

Total housing supply

Occupied housing units

Owner occupied
Percent

Rent.er Occupied
Percent

Vacant housing uniEs

Available vacant
For sale

Homeowner vacancy rate
For rent

RenEer vacancy rate

Other vacarr€/

Carbondate. Illinois, HMA

April 1, 1950-June 1, L967

April 1,
1950

9. 708

9 .340

6,O75
6s.o%

3,265
35 .0%

368

April 1,
1960

L2.4!7

1 r. 283

L26
L.6%
295
7.6%

June 1,
L967

1s.750

14.3s0

9,825
69.57"

4,525
3L.5%

7,67L
68.O%

3,6L2
32.O%

96

1.164 1.400

42L
35

o.67"
6L

L.8"L

400
100
L.O%
300
6.2%

272 743 1, 000

al Includes seasonal units,vacant dilapidated units, units sold or
rented awaiting occupancy, and unit,s held off the market.

Sources: 1950 and 1960 Censuses of Housing.
1967 estimated by Housing Market Analyst.



Tcal rcsidenccs and apanmotc

Table V

Carbondale. IIllnols. Area Pogt6l Vacancy Survey

Mav 19. 1957

Rcsidcnccs

Teal possiblc
dclivcrics All

\'..*t,,litr \ a(anl
tJecd \c*

I lndcr Total poesiblc Vacant unita []ndcr
dclircriea fll % Ilecd NGw const.

'toral mssiblc
dctiicrics

I ndcr
-l otal il,tc

Poetal sce qil9. L pcd

ftre Survey Area Total

Carbonda le

Xurphysboro (5-16-57)

12.935

8,2O2

4,131

1611

230

L34

2.8 331

2.E 20A

2-8 t25

265

165

100

4.1 97

3.8 63

8.0 34

50 3.9

18 3.8

t2 4.2

66

48

l8

]I
22

9

I0. EU.

5,5O5

4, 305

2.5

2.5

2.1

216 29 15

145 20 lt
2.t24

1 ,697

427

99

65

34

1

2

3I

31

t,274

988

28691918

r{nn,,L} i( &r n .o!E er.a!i.r
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