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ForeworC

As a pubLlc service to assist local housing actlvitles throughclearer understanding of local houslng market conditions, FHIinlEiated publication of its comprehensive housing market analysesearly in 1955. I,Ihile each report is designed speciflcally for
FHA use in admini-sterlng its mortgage insurance operations, ttis expected that the factual lnformation and the findings andconclusions of these reports wlll be generally useful also tobuilders' mortgagees, and others concerned with local housing
problems and to <-rthers having an lnteres t in local economlc con -dltlons and trends.

since market analysis is not an exacE science the Judgmentalfactor is lmportant in the development of findings and concluslons.
There wl11, of course, be differences of oplnton tn the inter-pretatlon of avallabIe factual informatlon in determining theabsorptive capaclty of the market and the requirements for maln-
tenance of a reasonabre balance in demand-sujpry reLatlonshlps.

The factuaL framework for each analysls is developed as thoroughlyas possible on the basis of inforrnatlon available frou both lolaland national sources. un[ess specifically identified by sourcereference, all estimates and judgments in Ehe analysls are thoseof the authorlng analyst.
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ANALYSIS OF THE HOUSING MARKET
OF TI{E CHICAGO ILLINOI S

STANDARD METROPOLITAN STATISTICAL AREA
AS OF SEPTEI'{BER I l 965

Summary and Conclusions

The Chicago, Illinois, Housing Market Area is defined as being
coterminous with the Chicago Standard Metropol iEan Statistical
Area (SMSA). Chicago rllas incorporated as a town in 1833, and sub-
sequently developed a diversified economic base rviEh meat packing,
ruhol-esaIe and retai I trade, peEroleum ref ining, and machinery manu-
facture being the leading industries at. various times. CurrentLy,
durable goods manufacturing is of great importance to the broad
economic base of Chicago, and the leading industry in this c[ass-
ification is electrical machinery.

Nonagricultural- wage and salary employmenE averaged 2,5$4,OOO during
L964, represenEing an increase or' about 45,5OO (t.8 percent) over
1963. Excepting 1958 and 1961, when national economic recessions
were reflected in Lov;ered employment in the Chicago SMSA, nonagri-
cuLtural wage and salary employment has shown an increase during
each of the past ten years. ln the period of uninterrupted eccnomic
gror^rth from 1961" through 1964, there was an increase of about lOT,OOO
jobs, or about 35,7OO a year. There has been a recent spurt in job
creation' and the average number of wage and salary wor'rcers in t.he
firsE seven nonths of 1.965 (2,594,3OO) is 7O,3OO (2.8 percent) above
the same period in the previous year. During L964, unemployed persons
averaged lO9,OOC, or 3.7 percent of the lvork force, representing
the lowest annual average level of unemployment since L957.

The current median annual income of aLl families in the Chicago SMSA
is about $8r250, after the deduction of Federal income tax, and the
median income of renEer faimilies is $6,925. By Lg6-/, median after-
tax annual incomes are expected to increase to $8,525 for aLl families

The current population of the Chicago SMSA is about 6,94L,OOO, repre-
senting an increase of about 620,lOO (114,4OO annualty) since the
April 1960 Census total of 6,22O,9OO. The popularion of Ehe SMSA is
expected to increase by about 12t,5OO during each of the nexL two
years.
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Households currently number about 2,O89,OOO, rePresenting an increase
of about lgI,lOO (35,25O annually) since the ApriL i960 enumeration.
During the two-year forecast period, households are expected to
increase by about 37,5OO annuaLly.

The housing inventory of the Chicago SMSA currently toEals about
2,186,0OO units. Since January 1960, about 2L7,55O private housing
units have been auEhorized for construction, of r.rhich about 44
percenE were in multifarnily structures. Currently, about 6,600
single-family housing units and l3rlOO multifamily units are under
construction.

There are presenEly about l-3,OOO vacant housing uniEs which are
available for sale in the SMSA, representing a homeourner vacancy
rate of 1.2 percent, and approximately 47,7OO units are for rent,
indicaEing a rental vacancy raEe of 4.5 percent. The current total
number oL-' available vacancies (6O,7OO units) represenEs an over-aI!
net available vacancy ratio of 2.8 percent, dourn from the Aprit 1960
rate of 3.3 percent; the homeowner vacancy ratio is unchanged frorn
the level of 195O, but the rental ratio has drcpped from 5.4 percent
t,o the current leve I .

During the next two years, there is expected to be an annual demand
for abouE 39,45O new housing units in the Chicago SMSA, including
20,650 units of sales housing and 18,8OO rental uniEs. An additional
2,525 units of private rental housing might be marketed annuall-y
in the ciEy of Chicago at the lower rents achievable with public
benefits or assistance in financlng. This demand does not include
public low-rent housing or rent-supplement accommodations.

Distributions of the demand in the Chicago SMSA for both sales and
rental housing are shown on pages 38,39, and 40. Sales and rental
demand schedules are also shovrn for each of the constituent areas
comprising the SMSA (see table of contents).

In addition to the demand lndicated, which arlses essentiaLly from
expected household growEh and the demolltlon of existing housing,
aggresslve marketing would enable additional housing of good quality
at moderate prices and rents Eo be rented and sold in appropriate
Iocations in and near the city of Chicago. This might have the effect
of increasing vacancy levels in the present large stock of poor-
quality housing, but this acceleration of the fiItration and replace-
ment process wou[d not be undesirable.

7
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ANALYSIS OF THE HOUSING MARKET
oF THE CIIICAGO, IIiLINOIS

STANDARD }'IETROPOLITAN STATISTICAL AREA
AS O!' SEPTEMBER t, tg55

Housing Market Area

The Chicago, Illinois, Housing Market Area is defined as being coter-
minous wiEh the six-county Chicago Standard Metropolitan Statistical
Area (SMSA), which, as currently defined, consists of Cook, Du Page,
Kane, Lake, McHenry, and Will CounEies, Illinois. The 196O Census
reported a population of about 6,2ZL,OOO persons in the Chicago SMSA. I/
The area is located in northern lllinois on the southwest shoie
of Lake Michigan.

There are many other cities and villages in the area in addition to
the city of Chicago. The nine largest (Aurora, Berwyn, Cicero, Elgin,
Evanston, Joliet, Oak Park, Skokie, and Waukegan) each contain a
population of 5O,OOO to IOOrOOO persons. Most of the larger suburban
incorporaEed places are contiguous to or near Chicago, but several
are sufficiently isolated to have a degree of separaEe demographic
and geographic, as welL as political, identity (see map on page 2).

The Chicago SMSA is served by five Interstate routes as well as by a
cornplex network of other highways. For many yearg Chicago has served as
one of the Nationrs most important junction points for rail trans-
portation, and more recently has become a major transfer point for
airlines as well. The location of the area on Lake Michigan gives
access to water transportation, and the St. Lawrence Seaway, Iinking
the Great Lakes with the Atlantic Ocean, makes world-wide oceanic
shipment available.

According to the 1960 Census, there was a net in-commutation to the
Chicago SMSA of about 12,55O workers, with around 36,55O area residents
working outside the area and about 49, IOO persons commuting into the
SMSA. About half of the out-commuters traveled to, a.nd around one-
Eourth of che in-cornrrrrrters traveled fromrthe neighboring Gary,
Indiana, SMSA. Table I provides a detailed Ereatment of worker
commutation patterns within the area and between the SMSA and other
p laces .

L/ Inasmuch as the rural farm population of the Chicago SMSA
stituted only O.6 percent of the total population in 1960,
demographic and housing data used in this analysis refer to
of farm and nonfarm data.

COfi-
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Economy of the Area

Character and Historv

The recorded history of the chicago area began in 1673 when it vnas
traversed by French explorers. The territory was first claimed by
France and then by Great Britain, but development did not begin
untiL after the American Revolution. Fort Dearborn, located in whaEis now downEown chicago, was completed in lgo4, but settlement of the
area did not start in earnesE until resistance from the rndian
population \^ras ended in 1832. rn 1g33, chicago was incorporated asa town and in 1837, having grown in popuration to over 4,ooo, chicago
became a city.

A canal connecting Lake Michigan with the rivers of the interior had
been an obvious possibility to the earliest explorers of the chicago
area. The compleEion of the rllinois and Michigan canal in lg4g,
connecting Lake Michigan with the rllinois River and, hence, to theentire Mississippi River system, established Chicago as a distribution
center and was instrumental in attracting railroads to the area.

The growth of manufacEuring in Chicago was slow until the developmeng
of iron mining in Michigan during 1854 led to the creation and evolutionof the GreaE Lakes-Pittsburgh iron and steel producEion complex whichis today of such great importance to the local and national economies.
The growth of the area) although retarded for a time by the great, fireof 1871, was steady during the subsequent years. chicago deJeloped adiversified economic base with meat packing, wholesale and retail Erade,
peEroleum refining, and machinery manufacture being the leading industries
at various times.

Emp Ioyment

Current-Estimate
the employment of
Chicago SMSA avera
In addition, 253,6
jobs so Ehat total
from January to Ju

According to the IIlinois State Employment Service,
nonagricultural wage and salary workers in the
ged 2,594,3OO in the first seven months of 1955.
OO persons were employed in other nonagricultural
nonagricultural employment averaged 2r\4j rgOO

ly t965. Agricultural employment averaged l6,4OO.
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past Trend. Excepting 1958 and 1961, when national economic recessions
*.re r.fl"cted in lowered employment in the Chicago SMSA, nonagriculturaL
wage and salary employment has shown an increase in each of the past ten
y""r". Between 1955 and 1964 there was an average annual gain of about
18,45O in nonagricultural wage and salary employment. In the period of
uninterrupLed economic growth from 196L through 1964, the job total
increased by IO7,OOO, or 35,7OO a year. The average number of wage and

salary jobs in the first seven months of this year is 7O,3OO (2.8
percenE) above the same period in t964.

Annual Ave rase Nonaericultural Waee and SalarY Emp lovmen t
Chicaeo, I ILinois, SMSA, I95 5-L965

( thousands )

Nonagricu ltu ral wage and sa lary emp loyment
Manu facturinq Non-

manufacturinYear Durable Nondurable

Change in
EotaI from

preceding year

+t.
13.
45.

70.3

19 55
r.956
1957
r958
1959
r960
196r
L962
1963
1964

547 .

520.
s45.
542.
554.

334.
329.
3t4.
3r5.
315 .
3t1.
3 to.
309.
310.

,608

t,669 .7
t,7ol.5

Total

, 387.
,47o.
,49t.
,388.
,44L.

2,524.O
2,594 .3

,476 '
,531 .
,563.
,548.
,573.

335575.
604
598.
525.
5s3.

,615
,638
,656

4
4
3
5
2

2

8
3
3
2

5
6
7
8
2

7
o
9
3
6

1

L

I
1

I
I
t
I
1

I

2
2
2

2

2

2

2

2

2
2

9

3
1

6
4
3
2
5
9
2

47r

82.
20

lo2
52
29
24

8
3
1

9
8
2
o
7
5
o

;
8
2
9
4
2

7
8
558 9

441
494
508
554

First seven months

t964
19 65

546.O
578.7

308. 3
314. i

Source: Illinois Stat.e EmpIoyment Service'

The above table reveals the especially marked effect of the 1958

recession on employment in the Chicago SMSA, particularly in manufacturing
industries. whereas total nonagricultural wage and salary employment in
1952 exceeded the level attained in 1957, employmenE in manufacEuring
is still below thar of the 1956 peak. The gain since Ehe 1958 low,
therefore, has been confined Largely to Ehe nonmanufacturlng sector'
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Mqiqr IndusEries. The followi ng tab[e compares the industrial employ-
menE mix of the Chicago SMSA with that of Ehe United States as a whole

Re Ia tive lo t Contentration of Ma or Non rlc Itura] Industries
And rr-son o Chic Sl,lSA wi Eh U . S. Total 1963

Industry

Manufac turing
Durable goods

Electrical machinery
Fabricated meEals
None IecEricaI machinery
Primary metals

Nondurable goods
Printing & publishing

Nonmanufac turing
Finance, ins., & real estate
Government

Percent of total
nonfarm jobs

Percent
re la t.i onshi p
Chicago/U. S .

r r3.4
127.5
t99 .6
189 .2
164.4
t26.6
94.8

20t.8

94.3
122.7
64.5

Chicago

34. 03
21.61

65.97
5.22

to.47

U. S.

30.02

.o7
r3.03

t .64

59.98
5.O7

l5 .21+

5.49
3.84
4.44
2.62

12.35
3. 3l

t6
2

2

2

2

.99

.75

.o3
70

Source: U.S. Department of Labor.

As indicated by the table, manufacturing is of greaEer relative
importance to Chicago than for the U.S. as a whole. tr'lithin the r:enufac-
turing classificaEion, durable goods manufacture is both absolu,tely and
relativeLy dominanE, although the nondurabLe printing and pubLishing
category is apparently Ehe field of greatest specialization in the SMSA.
Based on the growth in employment in recent years, however, Ehe
importance of Chicago as a prinEing and publishing center seems to be
diminishing; employment in that industry in other areas of the counLry
has been growing aE sIightly faster rates Ehan in Chieago, indicating
tendencies toward geographic decentralization in the printing industry.

The concentration of employment in durabLe goodsmanufacturing is
especially striking. Note that specializaEion within that secLor is
responsible for the concentration in over-all manufacturing employment,
since nondurable manufactures represent a less than usual proportion
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of Eotal nonagricultural employmenE in the Chicago SMSA. The
relative[y important durable goods manufacturing industries are
electrical machinery, fabricated metal products, nonelecErical
machinery, and primary metals.

The relative lack of concentration in government employmenE is aLso
significant, since government is usually a stable employer. Generally,
employment in the Chicago area is relatively concentrated in indusEries
(such as durable goods manufacturing) which are especially susceptible
to cyclical flucEuations. This indusErial mix is Largely responsible
for thevolatlle year-Eo-year performance of the economy, as shovrn in
the table on page 4.

Manufacturing Emp Loyment. According to data from the Illinois State
Employment Service, €ffiployment in manufacEuring industries in the
Ghicago SMSA averaged 864,8OO during 1964, including 554,2OO in
durab[e goods manufacture and 310,600 in nondurables. Befween 1955
and 1964, average employment in manufacturing industries declined by about
46,lOO (5.O percent); about 45 percent of the decline was in durable
goods induScries and the remainder was in nondurables (see Eable III).
Between 1955 and 1964, total national average nonagriculturaf ,rg" Jna
saLary employment increased by 13.3 percent, while that of the Chicago
SMSA increased by only 1.O percent. This relative lack of job creation
is partially explained by the heavy dependence of the Chicago economy on
manufacturing employment, which has been growing at considerably sLower
rates during recent years than has nonmanufacturing. Nationally, during
this period, employment in manufacturing grew by 1.6 percenE whi[e non-
manufacturing employment increased by about 19.7 percent. Also signifi-
cant is the distribution of the new growth manufacturing industries; in
recent years these have favored the western and southwesEern parts of the
country. This has resulted in significantly lower rates of manufacturing
employment expansion in the area around Ehe Great Lakes than have been
experienced nationaL Iy.

Durable Goods Manufacturin . Within the durable goods manufacturing
category, the production of electrical equipment (principaLly radio
and television seLs and oEher communication equipment) is the source of
the greatesL number of jobs. Electrical machinery manufacEuring is an
industry in which employment is unstable, as reflected in past
employment trends (see table III). The average 1964 employment of
l3TrOOO persons in that classification represenLs a net decline of about
5,8OO since t955. Sales in an industry dealing largely in consumer
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products, the purchase of which may easily be postponed, €Ind in capital
goods are especially sensitive to changes in general economic
conditlons. During recent months there has been a resurgence in
electricaI machinery manufacEure, principally as a resuLE of the huge
demand for color TV sets.

The second Largest group of employers (in Eerms of the number of jobs)
in the manufacture of durable goods is producers of nonelect.rical
machinery. This segment, which generally is tied Eo capiEal investment
decisions which are, in turn, greaEly influenced by general economic
conditions, is very unstable in employment and Eends to react. most
markedly to business recessions. Most of the firms in this caEegory
have shov'm litt[e growth during the past. ten years; the average number
of employees during 1964 was virtually unchanged from the 1955 average.
However, cert.ain more specific sub-caEegories, such as metalworking
machinery manufacture, have shown an upward trend, and during the first
seven months of 1965 employment in nonelectrical machinery manufacture
was about 3,5OO (3.1 percenE) above the same period in L964.

Other important durable goods manufacturing industries are primary and
fabricated metals, both of which showed a net decline in employment
during the I955-[954 period. TechnologicaL improvements were largely
responsible for these decreases, es.pecially in the primary metals
indusEry; employment in primary metals declined during the ten-year
perlod in the Nation as a whole. However, both primary and fabricated
metals have shown fairly steady increases since the L96l business
recession, and they show gains of about 3,9OO (5.8 percenE) and 4,OOO
(4. I percent) jobs, respect.ively, for the first seven months of t965
compared with the same period in L964.

Most of the other durable goods manufacturing categories show modest gains
during 1955-1964, One exception is transportation equipment, which
declined Largely because of lower activity in railroad equipment
manufacture.

A comparison of activity in durabLe goods manufacEure during the firsE
seven months of 1965 with the same period in 1964 shows thaL the more
recenL period is about 32r7OO (6.O percent) employees above the earlier
one, a reflection of the especially good economic climate of 1965
which has stimulated consumer demand and manufacEurersr invesEment
decisions. Every industry within the durable soods secEor, as shorvn
in table III, has higher.average ernployment ln t965 than ln the same

months of 1964; this has been true of no other year-to-year period
since t955.
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Nondurable Goods Manufacturin The manufacture of nondurables is
less important in the chicago area than is durable goods producEion,
but employment in nondurables declined more markedly over the 1955-1964
period. The decline was concentrated in a few industries; most non-
durable manufacturing industries showed net gains in employment during
the period.

, Printing and publishing, not quite the largest nondurable goods inoustry
in Chicago, is one of the few I'basic'r (export) industries in the nondurabLe'
secEor. It also is apparently the greatest single sector of speciaLization
within the economy (see table on page 5). Printing and publishing
gained about 3,2OO (4.0 percent) in employment during the 1955-1964
period.

Although stilL a relaEively large employer, the food production
industry is far less important Lo Ehe Chicago SMSA today than it was
in past years. The trend has been toward increased decentralization
as processors move closer to Ehe centers of production of agricultural
product.s. Employment in food production declined by about 22,4OO (20.8
percent) during the 1955-1964 period. Employment in apparel production
also declined during this period as Chicago srea manufacturers
followed the industryrs pattern of migration to the south.

N"*glgfac_lgg_Eg. As indicated, growth in nonagricultural wage and
salary employment has'5,epended largely upon the nonmanufacturing sector.
During Ehe i955-1964 period, that sector gained about 2L2,3OO workers
(L4.4 percent)' to offset the declines in manufacturing employment.
This growth rate is somewhat below the comparable national growth
rate of 19.7 percent.

The generally steady increases exhibited by most of the local service
and supply types of nonmanufacturing employment in the Chicago SMSA
were typical of national trends of the 1955-1964 period. As was the
case nationally, the transportation, communication, and public
utilities categories showed a general dournward trend in the Chicago
SMSA, caused largely by technological improvements and changes in
transportaEion preferences .

Average annual employment in contract construction, which showed a net de-
c.line of 7,9O0, was the only major category moving counter to national trendq
during 1955-L964. Reductions in highway construction activity, reduced
investment in new manufacturing plants, and Eechnological changes were
instrumental in the decline.

A nonmanufacturing category important to the Chicago area is finance,
insurance, and real estate (see table on page 5). Chicago is the
IocaEion of the main offices of several large insurance companies and the
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SMSA functions as a financial center.
17,2OO jobs between 1955 and L964.

This category gre$/ by about

Although numerically larger €mployment in governmenEal activities in
the Chicago area is not relatively as import.ant to Ehe economy as
in the Nation as a whole. Further, the disparity is apparently gro',u-
i.g; between 1955 and 1964 such emplo5rment increased at the rate of
about 27 percent (5B,4OO) in the Chicago SMSA compared Eo about 36 percent
in the Nation as a rvhole. Employment in Federal government in the area
is expanding at a rate comparable to nat.ional trends in that segment,
buE the rate of increase in State and local government jobs (vrhich
comprised 74 percent of total. government employment in the SMSA during
1964) r.ras only about 34 percent (5t,600) in the area during the i955-
1964 period, compared to about JO percent in the Nation as a ryhole.

The nonmanufacturing categories which showed the most growth during
the 1955-1964 period, other than government, are wholesale and retaiI
trade, which grew by 27rloo and 49,7o0 jobs, respectively. NationalLy,
these categories have been growth industries for some time, and
chicago, with its long history as a trade center (especially of the
mail order variety), shared in Ehe trend.

Etnployment Participation Rate. The ratio of civilian nonagri cu 1 Eura 1

employment to the total population is t.ermed the employment participation
rate. In the Chicago SMSA, census datd indicate that this figure hras
40. tO percent in 1960, which represents a decrease from the i95O ratio of
42.76. These figures for the SMSA are relatively high in comparison to
national rates of parEicipation (the 196O national rate was 32,89),
reflecting the wide range of employment opportunity available in the
Chicago area and the in.migraEion of young people of working age. Since
1960, the decline in Ehe participation ratio has continued at a slightLy
higher rate than that registered during the previous decade, reflecting
increasing liberality of retirement programpr greater delay in studentsl
entry into Ehe work force because of the demands for longer schooling,
and, especiaIly most recently, marriages among people born during the
World War II baby boom period which tend to produce greater population
in age groups too young for the work force. A moderate decline in the
particigation ratio is expected over the two-year forecast period.

Principal EmpLoyers

In an area with an employment total in excess of 2Lrmillion, there are
obviously many large employers. Elerren of the largest manufacturing
firms (in terms of the number of employees) are representative of the
industrial mix of the manufacturing segment of the economy. The
foilowing table identifies these employers.
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Maior Manufacturi ng Employers
Chicaeo. Illinois, S1'ISA, 1955

Company name

United States Steel Corporation
Ford Motor Company
Caterpillar Tractor Company
International Harvester Company
Sunbeam Corporation
ZeniEh Radio Corporation

Western ElecEric Company
Automatic Electric Company
General Motors Electro-Motive
R. R. Donnelly and Sons Company
Abbott LaboraEories

Industry Aroup

Prirnary sEee I
Automotive parts and equipment
Cons truc tion machinery
Cons truc tion machinery
Electric housewares
Radio, television, and

phonographic equipmen t
Telephonic equipment
Communicat.i on equipmenE
Transportati on equipmen t
Commercial printing
Pharmaceutical products

Source: Chicago Association of Commerce and Industry.

In the nonmanufacturing caLegories, Ehere are large concerns in the
field of air transportation (United Air Lines), public utilities,
retail trade (Marshall Fie[d and Sears, Roebuck & Company), banking
and insurance (Bankers Life & Casualty Company and Continental
Casualty Company), and higher education (University of Chicago) .

Mi 1i tarv- Connected Emp loyment The Chicago SMSA is the location of
several important military installations, including the Fifth Army
Headquarters and, in Lake County, the Great Lakes Naval Training
Center, which is one of the Navyrs two basic military Eraining centers
for enlisted men. Military and military-connected civiLian personneI
are currently estimaEed to number about 23r350, representing a
relatively small proportion of Eotal employment in the area.
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Military and MiLitary-Connected Civil Service Personne[9/
Chicago, Illinois, SMSA, 1955-L965

Mi 1i tary Civi 1 ian TotalDate

December

July

r955
r955
r957
r 958
r 959
I 960
19 6l
t962
t 963
1964
r965

ll

ll

'l
It

lt

,t

ll

ll

ll

17, lO l
L6,849
L5,524
14, 3O5
13,375

I 2, 5OO

15,557
L4,573
13,137
L2,865
L2,34O
L2,O68
12,t56
11,785
11,366
11,OI9
lo,85o

32,658
3L,422
28,66L
27,17O
25,7L5
26,731
25 rl}4
25,9L4
23,355
23,836
23, 35O

L4,663
t2,948
14,129
I 1 ,989
t2,8L7

a/ Excludes temporarily-assigned
Don+ermanent Personne I .

Source: DepartmenE of Defense.

recruits, trainees, and other

As the table shows, there has been a general decline during the past
ten years in the number of both millEary and military-connected
civilian employsss within the Chicago SMSA. This decline should be

halted(at leasE temporarily),however, as the effects of Ehe military
effort in Southeast Asia lead to a build-up in personnel, especially
aE the Nava1 Training Center. It should be noted that the table lists
only permanent party personnel, and not temporarily-assigned recruits and
trainees.

Unemplovment

During L964, unemployed persons averaged [O9rOOO, or 3.7 percent of the
total work force (see table II). This figure represents the lowest
annual average level of unemployment in the SMSA since 1957 when 3.3
percent of the work force was reported Eo be seeking employment; in
1955 unemployment. was 3.1 percent of the work force. Thehi.ghest rate
of joblessness during the past ten years prevailed in 1958, when it was
6.2 percent; the 1951 business recession produced a rat.e of 5.4 percent.
Unemployment conditions have steadily improved since 1961; data for the
first seven months of 1965 indicate an unemployment rate of 3.2 percent.
The U.S. Department of Labor classifies Chicago as an area ofrrmoderaterr
unemployment, but if the rate of joblessness continues its dovrnward
trend, it. wilL soon be reclassified as having rrlovy'r unemployment, a
classification justified when the rate drops below three percenr..
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Future Employment

Depending on the base year selected, employment in Ehe Chicago SMSA

can be shoqrn t.o be growing at widely divergent rates. For example,
using 1957 as the base, nonagricultural employment grew at the
annual average rate of about 7,975 jobs through L964, but, by using
1958 as the base year, the annual average increment is computed to
be about 26,O5O. There have been brief periods of declining employmenE
(t957-t958) and periods in which employment hasincreased (as in the
1958-1960 recovery period, when there was an increase of about 3.1
percent). Estimated future employment growth is an especially hazardous
undertaking in an area whose economy is heavily dependenE upon the
volati Le durable goods manufacturing indust.ries.

Based on the trend of nonagricultural employment which has been
established during the past ten years and allowing for certain recent
developments, especial[y the current miLitary bui[d-up, iE is estimated
that abouL JO1000 (35'000 annually) nonagricultural jobs will be
creaEed in the Chicago area during the next two years. Since it has
been established thaE growth in the SMSA is closely tied to national
economic developments, the generally favorable prognosis for the
countryrs economy for the next two years also has been incorporated in
this forecast. Most of the increase will occur in the nonmanufacturing
sectors, but a small increment should take place in manufacturing
industries. It should be emphasLzed, however, that even a relatively
minor change in the nati.onal rate of economic expansion would affect very
markedly the numbe'r of .n'ew jobs actually realized in manufac-
h.rringindustries, which in turn would affect the increment in toEal
nonagricu ltural emp loyment.

Income

Manufacturing Wages. The Chica go SMSA is a relativelyhigh wage area,
as the table on page 13 itlustrates. In 1964 average weekly earnings of
workers on manufacturing payroIls were $1t5, compared with $lO3
for the Nation as a whole. Between 1959 and 1964, weekly earnings
increased by t7.4 percent in the SMSA compared with t6.7 percent in
the Nation.
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AnnuaI Avera I{eek I Earnin S Hour I Earni
And Hours I'Iorked Manufac turi Production Workers

Chicago Illinois, SMSA and United States Total
1959-i 964

Chi capo SMSA United States

Year

19 59
1 960
196 r
t962
19 63
t964

Week ly
earnings

$ e8. 12
99.59

LO2.53
LO7 .2t
1 ro.43
r15.16

Hour ly
earnings

$2.4t
2.49
2.55
2.63
2.7 L

2 .80

Hours
worked

Weekly
earnings

$ 88. 26
89.72
92 .34
96.56
99 .63

1O2.97

Hourly
earnings

Hours
worked

40.3
39.7
39 .8
40.4
40.5
4C^.7

$2
2

2

2

2

2

7
1

2
7
8
2

40
40
40
40
40
4t

t9
25
32

.39

.46

.53

Source: U. S. Bureau of Labor Statistics.

The gradual upward movement in hours worked is partiaLly a reflection
of the tightening labor marke t condi Eion, as indicated by the dor^rn-
ward trend in unemployment.

Fami ly Income. The current median income, after the deduction of
Federal income tax, of aLI families in the Chicago SMSA is approximately
$8,25O and the median after-tax income of all tenant families is about
$6,925. Approximately 19 percent of a[l famiLies and 29 percent of all
tenant families have after-tax incomes of less than $5,ooo. About ten
percent of all families and four percent of all tenant famlLies have
after-tax incomes in excess of $15,ooo a year. Table rr provides a
detailed distribution of families by income class.

By L967, the median after-tax income of chicago area families is
expected to increase to about $8,525, and that of tenant families
to about $7,15o. The tabre on the folrowing page summarizes median
family income by major area for 1965 and L967.



r4

EstimaEed Med ian Annual Familv lncome. bv Area
After Deduction of Federal lncome Tax
Chicaso. Il linois. SMSA, 1955 and 1967

Median incomes
Area t965 L967

SMSA

Chicago
Suburban Cook County
D: Page County
Kane County
Lake CounEy
McHenry County
Will County

$8,250
7,650

$8,525
7,90O
9,750
9,9OO
8,35O
9,925
g, [50
7,875

9,425
9,575
g, o75
9, 5OO

7,875
7,525

Source: Estimated by Housing Market Analysts
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Demographic Factors

Popu lation

Current Estimate The population of the Chicago SMSA 1s approximately
6,84l,OOO as of September 1955, representing an increase of 620,lOO
since the Aprit 1960 Census total of 61220,9OO. Approximately 53
percent (3,62I,0OO) of the current population resides in Chicago and
about 28 percent in the rest of Cook County; much of this laEter
group is concenErated in areas which are close to the boundary of
the central city, where many incorporated places are contiguous
with each other and to Chicago. ,Th" remaining L9 percent live in the
other five counties of the SMSA.i' The density of population in those
counties, except along the shore of Lake Michigan and the most impor-
tant transporEation corridors, is generally lower as Ehe distance
from Chicago increases.

PasE Trend. Ihe current p
I 14,4OO annual ly ( 1.8 perc
the average increment of I
during the previous decade
the six counties and in se
are shown in table VI. Th
since l95O and a tl^Io-year

opulation represenLs an average growth of
ent)lt since 1960, just slightly higher than
04,3OO (1.8 percent) persons annually
. Details of population growth trends in
lected incorporaEed areas in the SMSA

.e table below shows a summary of trends
projection to L967.

Population Growth Trends
Chicago, I I linois- l$q{

April 195O-September [967

Average annual change
from preceding {ate

Date

Apri 1 1950
Apri I 196O
September 1965
September 1967

al Rounded.

Sources:

Total number
of persons

5,177 ,868
6,22O rgL3
6, 941 , OOO

7, O84, OOO

Numbere/ PercenE

1O4,3OO
1 14,4OO
l21,5OO

t.;
1.8
1.8

1950 and
1955 and

1960 Cens'uses of Population.
[967 estimated by Housing Market Analysts.

l/ See Ehe rrcounty summariesrr for a discussion of population growth
trends within the constituent areas of the Chicago SMSA.

2/ All average annual percentage increases, as used in this analysis"
are derived through the use of a formula designed to calculate the
rate of change on a compound basis.
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tlhile the average annual rate of population increase has remained
sEable during the past decade and a half, and no alteration is seen
for Ehe immediate future, changes have taken place in the pace of
expansion of various areas withln the SMSA. The population of Chicago
declined by an average of about 7,O5O (O.2 percent) persons annually
during the 1950-1950 decade, but since Aprit 1960 there has been an
average neE increment of about l3,O5O (O.4 percent) annually in the
population of the city. The suburban areas of the SMSA grew by an
average of about IlL,4OO persons (5.3 percent) each year during the
t95O' s, and have been growing aE the reduced annual rate of around
lO1,4OO (3.5 percent) since 1960.

A continuation of such factors as urban renewal, the increased cost
of suburban living (including transportation costs), and Ehe current
Erend toward apartment living seem to have slowed the exodus t.o the
suburbs. The increased appeal of the city should continue for the
next few years, although the bulk of the population growth will
continue to take place in suburban areas.

EsEimated Future Popu1aEion. On the basis of expected gains in
employment in the Chicago SMSA and conEinued declines in Ehe
number of jobs needed to support a given populaEion because of
anticipated future increases in productivity, the population of
the SMSA is expected to grow by about L21,5OO persons a year to a
t,otal of about 7,O84,OOO persons by September 1967. The rate of
increase which this figure represents (an average annual gain of
about I.8 percent) is the same as that which has prevailed in the
recent pasE. The sl,ight relative shift toward the city of Chicago
is expected to continue. The city is expected to account for about
15 percent of the anticipated two-year increase in population: corl-
pared with 11 percent of the gain since 1960. Conversely, raEes of
population increase in suburban areas are expected to continue to
show a slight dournward trend.

Net Natural Increase and Migration. Between the l95O and t96O
Censuses, the net natural increase (excess of resident births over
resident deaths) in Ehe popuLation of the Chicago SMSA accounted for
about 79,2OO Q6 percent) of the 1O4,3OO average annual change in
the total population. The remainder of the gain came about through the
net in-migration (excess of in-migrants over out-migrants) of about
25,lOO people annually. The table below summarizes the comPonents
of populaEion change during the 1950-[96O and 1960-1965 periods for
the Chicago SMSA and Chicago City.
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Components of Popu lation Change

Chicaeo. I I Iinois, SMSA
Apri I l950-September L965

Average annuaL changesg/
Net

natural
increaseArea

Chicago SMSA

1950- 1960
i960- 1965

79,2OO
85,OOO

44,7OO
4I,600

Net
migration

25, lOO
29,4OO

-51,75O
- 29,55O

76, 85O
57,95O

TotaI
popu lation

change

I04.300
I l4,4OO

- 7, O5O

L 3, O5O

tL1,35O
lot,35o

Chicago City
1950- 1960
1960- r965

Remainder of SMSA
t950- 1960
1960- 1965

34
43

500
400

al Rounded.

sources: u. s. Bureau of the census, state of rllinois Departmentof HealEh, and estimates by Housing Market Analysts.

Since 1960, net migration into the sMSA has averaged about 29,4oo
persons annually, a figure somewhat above the experience of the
previous decade. The proportion of net naEural increase to totalpopulation increase since April 196o is about 74 percent, compared
with a ratio of 76 percent during the t95o-1960 period. The ireaterrate of in-migration in recent years is partially the result It tnerecent spurt in employment opportunity (as discussed in the previous
section of this analysis) which has served to increase the attractive-
ness of the area.

r{hile chicago city has continued to experience net out-migration inreeent years (principally to the suburban areas of the SMSA), Ehe
absoLute number of out-migrants since April 196o has been oniy abouE
55 percent of that of the 1950-1950 decade. This lowered rate of
out-migrati.on during recent years has enabled the city to show a netpopulation gain of modest proportions. since a large proportion of thein-migration to the suburban areas of the SMSA ha{ been furnished byout-migrants from chicago, the decrease in that exodus during recentyears is reflected in lower raLes of migration to the suburban areas(see table VII).
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Distrlbution by Age. Ihe median age of the population in the Chicago
SMSA showed a comparativeLy rapid decline during the intercensal
period; the SMSA median age decreased from 33.2 years in 195O to 31.3
in 196O, compared with a drop of from 3O.2 to 29.5 years in the Nation
as a whole. In both cases, the decline reflected the high birth
rates of the posE-World War II and Korean conflict periods. In the
Chicago area) the number of persons in the 2O- through 29-year age
group showed a net decline of about 9.5 percent during the decade,
which is a reflection of the low birth rates of Ehe economically
depressed 193Ors. The most rapid rates of increase, as shov,rn by
table VIII, were in the two youngest age groups, consisting of persons
rrnder 20 years of age. It is judged that these young individuals will
exert an important influence on the housing market of the SMSA in
future years, as they come of age and form new households.. Of more
immediate interest, however, especially Eo the sales housing market,
is the relatively slow rate of increase (3.4 percent) exhibited by
those aged 3O through 39 years (an important home-buying age group)
during the intercensal period.

During Ehe 195O-1960 decade, the decline in the number of persons in
the 2O-29 age group was confined to the city of Chicago. The number
in this age group decreased by 24 percent. in Chicago. However, in the
remainder of the SMSA the number of persons in Eheir 2Ots increased
by 29 percent. Also, while the number aged 30 through 59 decreased by
12 percent in the city during the l95ors, in the suburbs there was a

substanEial gain of 58 percenE in the number of persons in these
age groups.

Households

current, EsEimate. There are about 2,o89rooo households (occupied
housing uniEs) in the Chicago SMSA as of Sep

represents an increase of about 191r1OO sinc
tember L965, which
e the April 1960 Census

enumeraEion. The city of Chicago accounts for about 57 . Percent
(1,20l,OOO) of the currenE number of households, which represents
a decline from the 1960 proportion of 6t percenE. Most of the
888rOOO househoLds located outside the city are within the suburban
portion of Cook County, and are especially concentrated in those
areas contiguous to Chicago, northward along the shore of Lake
Michiganr.qnd along severaI axes of transportation radiating from
the city.l/

-L
/ See rrcounty summariestr for a discussion of hous ehold growth trends

withln the constituent areas of the Chicago SMSA.
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Past Trend. The current number of househoLds represents an average
annual gain of about 35r25O (1.8 percenE) since 1960, compared with
an average increment of 37,8OO households annuaIly (2.3 percent)
which prevailed during the 1950-1960 period. TableIX provides
a detailed presentation of household growEh trends in each of the
six counties And in selected incorporated areas tn the SMSA.

It should be noted that the 1950-195O annual rate of increase in the
number of households (2.3 percent)is higher than the rate of popu-
lation growth (1.8 percent) which prevailed during the same period
(see table below). However, the increase in the number of house-
holds between l95O and l95O reflects, in part, the change in census
definition from rrdwelling unitrt in Ehe 1950 Census to [housing unitrr
in the 1960 Census. A large number of furnished-room type of accommo-
dations which were not classed as dvvelling units in t95O were classed
as housing unlts in the 1960 Ce45rus._ S_om_e_"p-o1!ion of.. the more rapid
increase in the number of households than in total population is
explained by a-smalT decline in average- household size as more people,
both young and old, maintained.separate households.

Household GrowEh Trends
Chicago, I!!lnois, SMSA

Apri 1 19-5O-September 1967

Total number
of households

Average annual change
from preceding date

Date tlumbeiaT Percen t

April 195O
April 1960
September 1965
September 1967

al Rounded.

Sources:

l r52O,062
l,gg7 ,gL7
2, Ogg , ooo
2,L64,OOO

37, 8OO

35,25O
37, 5OO

2.;
1.8
1.8

t95O and
[965 and

1960 Censuses of Housing.
1967 estimated by Housing Market Analysts.

Future Household Growth. Based on the antici pated increase in job
opportunities, and on other conditions favorable Eo continued in-
migration and family formation, it is expected that Ehe number of
households will increase by about 37r5OO (1.8 percent) during each
of the next two years to a SepEember 1967 total of 2,1641000. The
suburban areas of the SMSA will continue Eo exhibit the highest
rates of growth, but Chicago should maintain about the same rate of
household increase Ehat has prevailed in the city since 1960 ( 8,O5O
a year).
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Household Size Trends. The avera ge number of persons per household
declined in Ehe Chicago area during the I95O-1960 decade; in t95O
there were about 3.25 persons per household, and in 1960 the figure
had decllned to about 3.2O. The impact of the change in census
definition of househo[d h,as a one-t.ime factor which has not continued.
The average household in the SMSA is believed to be about the same

slze currently as in 1960, about 3.20 persons.
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Housing lulerket Factors

Housing Supply

CurrenE Estimate. As of September 1965, there are approximately
2,186,000 housing units in the Chicago, Illinois, SMSA (see table
X). The current housing inventory represents a net gain of about
l88,600 units (9.4 percent) since April t96O. The net increase
in the inventory results from the construction of about 211r4OO new
housing units and a loss of about 22,4OO units through demoliEion,
fire, catastrophe, and other causes. Almost 83 percent (lr812,OOO
units) of the current housing inventory is located in Cook County and
just over 69 percent (1,255,OOO units) of the Cook County total is
located in Ehe city of Chicago. Du Page County, to the west of Cook
County, and Lake County, to the north, currently have the second and
third largest housing invenEories in the SMSA. Du Page County,
contains about 5.O percent (1O8,600 units) of the SMSA housing stock,
and Lake County accounts for about 4.5 percent (97,45O housing uniEs)
These two counties have exchanged relative size positions since April
1960 as residential building activity in Du Page County has exceeded
that of Lake CounLy.

Past Trend. Growth of the SMSA housing inventory from April 1960
to date has been somewhat slower than the growth experienced during
the 195O-1960 decade, but a portion of the decennialrtgrowthrris a
definitional increment attributable to the conceptual change from
rrdwelling unitil in 1950 t.o rrhousing unitrt in 1960. An average
net addition of about 34,8OO housing units annually during the most
recent period compares with an average net addition of around 43r35O
housing units annually between April 1950 and April 1960. Borh the
city of Chicago and the remainder of the SMSA were affected by the
apparent slowing in the rate of growLh. In the city, average growth
of about 71375 annually since April 1960 compares with
about 10,9OO during the l95O-i960 lntercensal period;
the suburban portion of the SMSA has shotm annual gains of about
27,4OO slnce 1960 compared with an average annual lncre-
ment. of around 32,5O0 during the previous decade. Slnce
Chicago conEained a much. larger proportion of units of the type
affected by the census definitional change than did the rest of the
SMSA, it is judged that the real decline in the growth rate of the
city was much less marked than that of the suburbs. Du Page County
showed the greatest relative decline in the rate of housing stock
expansion, from an average annual gain of 4,335 a year dulilg .the l95ors
to 31825 a year since April 1960. However, Du Page was the fastest
growing of the five suburban counties during both of these periods.
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Type of Structure. Little crhange has taken pLace in the composition
of the SMSA housing inventory between April 1950 and the currenE date
(see following table). The single-family structure share of the
inventory increased from 46 percenE of the total housing stock in
ApriI 196O to 47 percent currently. The proporLion of dupLex struc-
tures dropped from 15 percent of the total inventory in 196O Eo about
14 percent at Ehe presenE time, while the ratio of housing units in
three- or more-unit structures remained virtually unchanged. As in
the SMSA as a who1e, the distribution of the inventory by type of
sEructure in the city of Chicago changed littLe between 1960 and L965,
zls the large volume of mulEifamily building activiEy was balanced by
the large volume of demolition activity. In Ehe remainder of the SMSA,
however, this was not. the case. The relatively large increase ln the
proportion of housing units in three- or rnor€-[nit structures during
the 1960-1965 period reflecEs the apartment construction rrboomrr which
has occurred in the suburbs since L96O. In 1960, structures containing
three or more units accounted for abouE 12 percent of the suburban
SMSA housing unit inventory, compared with 15 percenE currently. Since
1960, the proportion of single-fami[y units in the remainder of the
SMSA has declined from almost 80 percent in April f95O to 78 percent
currently; the proporEion of uniEs in duplex structures also decLined
from about 8 percent in 196O to approximately 7 percent currently.

Housing Inventory by Units in Structure
Chicago, Illinois, SMSA

196O and 1965

ApriI t96O September 1965
UniEs in
structure

I uni t9l
2 units
3 or more units

Tota I

a/
b/

c/

Number
of units

Percent
of total

46.3
15.1
38.6

too. o

Number
of unitf

2 , lg6,ooo

Percen t
of total

47.3
14. O

38. 7
too. o

924,8L8
3OO, 3 lO
77 L .5L3

W,a+t!/

o3
30
84

1 3
6
6

ooo
700
300

Includes trai lers.
Differs slightly from the count of aIl units because units by
type of structure were enumerated on a samp[e basis.
Rounded.

Sources: I960 Census of Housing.
1965 estimated by Housing Market Analysts.
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Year Built. Based on the 196O Census of Housing and estimates derived
from buiLding permit and demolition data, it is judged that about ten
percent of the current SMSA housing inventory has been added since
April 1960. As might be anticipated, Ehe housing inventory of the
city of chicago is quite old while mosE of the suburban inventory
has been buitt rather recently. As shovun in the table below, almost
three-fourths of the chicago city inventory was built before 1930,
while oV€r one-half of the inventory in the remainder of the sMSA
has been constructed since 1950.

DisEribution of the Housing Inventorv bv Year Built
Chicaso SMSA and Chicaeo City,1965

Percentage distribution

Year bui ltal
Chicago

Ci tv
Remainder
of SMSA

SMSA

tota I

ApriI 1950 - September 1965
1959 - March 196O
1955 - 1958
1 950 - L954
1940 - 1949
1930 - L939
L929 or earlier

Total too

al The basic data reflect an unknown degree of error in ,year
built, occasioned by the accuracy of response to enumeratorsr
questions as hrell as errors caused by sampling.

Sources: i96O Census of Housing and estimates by Housing Market Analysts.

Condi tion .

4
1

4
5
4
8
47

t6
6

L6
15
11

7
29

100

to

100

3
9

9

7

7

55

to 196O wa
uni ts . In
as di lapid

An important trend in the SMSA housing supply from i95O
s a marked decline in the number of substandard housing
April 196o there were about l98,9oo housing units classed

ated or lacking one or more plumbing facilities, about
Een percent of the total housing invenEory. Ten years earlier, in
April 195o, there were about 328r4oo housing units in these,gategories,
equal to 2l percent. of the sMSA housing stock at that time.i'As might
be expected, most substandard units were locaEed in chicago in both
l95O and 1960 (almost 81 percent of Ehe l95O total and 75 percent of the
l95O total). A sharp difference in condition is noted when the owner-
occupied and the renter-occupied portions of the inventory are compared.

Because the 195O Census of Housing did not identify ,'deterioratingrl
units, it is possible that some units classified asrrdilapidated" in
l95O wou[d have been classified as ildeterioratingr on the basis of
I960 enumeration procedures.

r/
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In Apri[ 1960, tr^lo percenE of the owner-occupied inventory was reported
to be ditapidated or lacking one or more Plumbing facilities, compared
with about 16 percent in the renter-occuPied inventory; ten years
earlier Ehese proportions were eleven percent and 28 percent, respectively

Residential Building ActivitY

Trends. During the 1955-1964 period, the volume of privaEe residential
construction in the Chicago SMSA, as measured by uniLs auEhorized by

building permiEs,has exhibited a downward Erend (see following table)
as the occasional upward movements failed to reach previous peaks.
The lowest volume reported for the period was in L964, when about 37,O5O

units were authorized; the peak year was t955 when almost 47r2OO units
were authorized. Between 1955 and 1958, construction volume declined
by almost 2l percent (9r825 units), rose by about 19 percent (7ro5o

units) between i958 and 1959, slumped again between 1959 and t96O by

16 percent (7r125 units), and increased by t5 percent (5r7OO units)
between t96O and f96t. Since L961, the volume of units authorized
has been declining each year, from about 43rooo in 1961 t.o about
37r1OO in 1964, a decrease of almost 14 percent (5r9OO units). The

decline has continued inEo L965; authorizat.ions during the first seven

months are abouE five percent (L,125 units) below the corresponding
period in 1964.

Since 1955, the volume of single-family construction in the Chicago
SMSA, as measured by building permit activity, has declined in most
years, from 41r9OO units in 1955 Eo abouE 19,15O units in 1963; in
1964, I9,2OO single-family uniEs were authorized for consEruction.
The proportion of multifamily auEhorizations increased in most years
during the last decade, from about eleven percent of total units
authorized in 1955 to about 49 percent in 1963. In L964, the ratio
declined to 48 percenE. During the first seven months of 1965, the
proportion of multifamily authorizations has dropped to 44 percent.
Also significant is the fact that single-famiLy uniE authorizations
during ihe first seven months of 1955 are about three percent ahead of
single-family authorizations in the same period in 1964. Although
this increase is small, it represents a reversal of the trend established
since f959. Tabl-es XI and XII show total private and private multifamily
housing units authorized since 1960 in each of the six counEies com-

prisint the Chicago SMSA, and for selecLed areas within each county'

In addition to the private housing authorized for construction since
1950, Ehere also have been about 13,6O0 public housing units authorized
in the SMSA, 92 percent of rnrhich were in Cook County. Nearly 98 percent
of the Cook County total vrere auEhgrized in Ehe city of Chicago.
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Private Housins Units Authorized by Buildine Permits
Chicago, I11 inois. SMSA. L955-1965

Tvpe of structure
S ing le
fami 1vYear

1955
t956
L957
t958
r-959
r.960
r96i
1962
1 953
t964

t964
t965

4L, gOO

37 r77O
29,267
29 rt62
33,159
24,628
24,534
22,7OO
19, [58
L9,179

to,672
1t,o2l

t2,648
18,44O
20,263
18, 333
t7,893

ro,222
8,757

Mu I tifami ToEal

47,t83
44,84L
37, 855
37,357
44,4O8
37,276
42,974
42,963
37,49r
37,O72

20,894
t9,778

Percent
muItifami ly

lt .2
15.8
22.7
2t.9
25.3
33. 9
42.9
47.2
48.9
48. 3

48.9
44.3

5r2
7ro
8r5
8r 1

ll r2

83
7I
88
95
49

First seven months:

a/ Includes alt units in strucEures containing two or more units.

Sources: U.S. Bureau of the Census, Construction Reports C-40 and Bell
Savlngs and Loan Association.

Units Under Construction. Based on building permit data, a postal
vacancy survey conducted during September-OcEober L965, on other data
obtained in the Chicago area) and on average construction time for
single-family homes, garden-tyPe apartments, and high-rlse rental
projects, there are estlmaEed to be about 19r7OO housing units under
construction in the Chicago, Iltinois, SMSA as of September [, L965.
Approximately 6r600 of these units are single-family homes and about
13r1OO are ln mulEifamily projects. About 58 percent of the single-
family units and almost 88 percent of the multifami[y units are under
construction in Cook County. Of the multifamily houslng units under
construction in the SMSA, about 1,1OO are public housing units.

DemoliEion. Wrecki ng permits issued by the city of Chicago and
estimates of housing unit losses in the remainder of the SMSA indicate
Ehat approximately 22r4OO residential units have been demolished in
the SMSA since 1950 (see table below). Over 81 pereent of these
losses occurred in Chicago City. MosE of the units demolished in
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Chicago City were Located in urban renewal areas or in the path of
new expressways. As shovrn in the following table, almost 83 percent
of the uniEs demolished in Chicago were in multifami[y structures.
Records of the Chicago Department of Buildings indicate that creation
or loss of units through conversion has been negligibte since 1960.

Demolition Trends
Chicaso. Illinois, SMSA and Chicaeo City

January 1, 19 60 throueh July 31, 1965

Number of units demoIished

Type of strucEure

SingLe-fami ly
Two or more uniEs

Tota I

Chicago
Ci ty

Remainder
of SMSA

3, 350
850

4,2OO

SMSA

total

6,50O
15 ,9OO
22,4OO

3,150
15.O50
18, 2oo

Sources: Department of Buildings, Chicago City,
and estimates by Housing Market Analysts.

It is anticipaEed that 5,775 families will be relocated by the
local housing agencies in the city of Chicago during 1965 and
L966. Based on this figure, plus an allowance for inventory losses
resulting from fire, etc., it. is anticipaEed that about 6185O units
will be removed from the Chicago housing inventory during the two-
year forecast period to September 1967. This figure does noE include
losses which will result from the construcEion of the proposed
IntersEate 494. Although final plans for this route have not been
released to the public, informed local sources indicated that
demolition activity could begin during the next Ewo years. T-494 will
tie in on the north at the intersection of the John F. Kennedy and
Edens Expressways, travel south through Ehe city of Chicago in the
viciniEy of Cicero Avenue, Lurn east in the vicinity of MarquetEe
Road, and tie in to the Dan Ryan Expresshlay. lt is estimated that
about lrSOO units wilt be removed from the housing inventory in the
remainder of the SMSA during the two-year forecast period, so
rhaE losses in the SMSA through demolition will total about 81650
uni ts .

Tenure of Occupancv

As shown in table X, owner occuPancy has been increasing in the
Chicago SMSA since 195O. Currently, approximaEely5t.O percent of the
2,O8grOOO occupied housing units in the SMSA are owner oceupied,
compared with 5O.6 percent in April 195O and 4O.9 percent in April
1950. The deceleration in the trend toward homeor^rnership since
April 196O reflects Ehe increased inEerest in multifamily housing
in the past few years.
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Presently, about J4.o percent of the lr2olrooo occupied housing uniEsin Ehe city of chicago are owner occupiedr 6 slight decrease slncu
April 1960, when 34.3 percen! were owner occupied. Of the gggrOOO
occupied housing units in the remainder of the SMSA, about 74.0
percent are owner occupied, down from the April l95o proporEion of
76.2 percent. The table below gives a brief summary of trends in
tenure since 195O for the Chicago SMSA.

Trends in Owner Occupancv
chi o Illinois SMSA

r950.1950 , and L965

Area ApriI t95O April 196O September t965

TotaI SMSA cccupieC units
Owner occupied

Percent of total

Chicago Ci. ty
Owner occupied

Percent of totaI

Remainder of SMSA

Ovuner occupied
Percent of Eotal

available nond
3.3 percent of
vacant units).
units were for
percent, and 5
rate of 5.4 pe
vacancies and

L.52O,062
620,997

40.97"

L r0g7,25g
329,993

30.47.

432,8O4
2go,gg4

67.2%

1,897 .gL7
960,897

50.67"

l,l57,4Og
396,727

34.37,

74O, 508
564,L7O

76.27"

2. O89 , OOO

r .065.ooo
5L.O7.

l,20l,ooo
408, 2OO

34.O7"

888, OOO

65 6, 8OO

74.O7.

Sources: L95O and 1950 Censuses of Housing.
1965 estimated by Housing Market Analysts.

Note that the proportion of owner occupancy increased in the sMSA asa whole from i95o Eo 1965, while declining in each of the two com-
ponents of the sMSA shor,rn above. This is explained by the increasing
relaEive importance of the suburbs in which homeownership is domlnanE.

Vacancv

Last Census. As of April 1, 1960 there h,ere about 65,450 vacant
il.apidaEed housing units in the Chicago SMSA, equal to
the avallable housing inventory (excludes rrrra.rrilable
As shown in table XIII, about 12,l5O of the available

sale, indicating a homeowner vacancy rate of 1.2
313OO units were avallable for rent, a rental vacancy
rcent. Of the available vacant. units, L4r2OO rental
360 sales vacancies lacked some or all plumbing facilities.
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postal Vacancy Survey. The results of a postal vacancy survey conducted
during September-October L965 ate shown in ta
survey was conducted on selected postal route
the Chicago Post Office and covered about 50
possibLe posEaI deliveries. For areas not se

Office, 35 cities and towns were selected and

ble XIV. The postal
s in the service area of
percent of the Eotal
rved by the Chicago Post
the survey results cover

arr of the possible deliterles to dwe1.1ing units in each of the incor-
porated arejas s'e l-ected . Va.cancies in residences numbered 4,650, or
O.9 percent of the residences surveyed. As shornm in the survey, apart-
ment vacancies totaled 13r5OO units, or 2.5 percent of Ehe 545r7OO

apartments surveyed. The results of the postal vacancy survey are
expressed in quantitative terms only because it was noL feasible to
collect qualitative data in this tyPe of survey. Analysis of the
results suggests, however, that the letter carriers have not enumerated

most vacant units of unacceptable quaLity or vacant units unavailable
for rent or sale.

It is important to note that the postal vacancy survey data are not.
entirely comparabl,e rviLh the data published by the Bureau of the Census
because of differences in definiEion, area delineations, and meEhods

of enuroeraEion. The census reports units and vacancies by tenure,
whereas the postal vacancy survey rePorts units and vacancies by
type of structure. The Post Office Department defines a trresidencerr

as a unit representing one stop for one delivery of mail (one mai!,box).
These are principally single-fami[y homes, but include row houses and some

dupLexes and structures with addltlonal units created by converslon' An
rrapartmentrris a unit on a stop where more than one delivery of mail is
possible. Atthough the postal vacancy survey has obvious limitations,
when used in conjunction with other vacancy indicators, the s:rvey
serves a valuable function in the derivation of estimates of local
market conditions.

Other Vaca Indic t,ors . Data furnished by the Commonwealth Edi son

Company show thaE rrinact ivetr resLdential electric meters in the Chicago

increased from abouL 32,600 ( r.8 percent of the residential meters) tn A

196O to about 49,90O (2.5 Percent of the,residential meters) in Septembe

Based on this information, it wou Id appear that vacancy levels in the

Chicago SMSA have risen since 196O However, most of the increase

in the number of idle electric meters repor ted for the current Period '
as compared with 1960,reflecEs: (t) a sharP increase in the number

of multifamilY units under cons truction, and (D a change in electric
company po1icY with regard to how tong idle meters are kept in vacant

units. currently, there are abou t 13, IOO rental units under construc-

t/
atea-
pri I
r 1965

tion in the SMSA, meny of r"rhich have had electric meters

instalted which are being carried asrrLdlerrmeters although the housing

RepresenEs rePorts of
Company which corresP

six divisions
onds roughlY to

of the Commonwealth Edison
the Chicago SMSA.

L/
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uniEs may not be completed and are not avaiLable for occupancy (nearly
all of the new rental units constructed in recent years have been
individually metered) .

In the early 1960's, it was electric company policy to remove the
meter from a vacanE unit when it was in an idLe status for eight
months. At this point it was removed from both therrtotaltrand
rrinactivert accounts. Tn 1964, it was decided that the Itidldtmeters
would be left in vacant units for as long as twelve months and that
the precise time that the meEer would be removed would be left to
the discretion of locaI divisional managers. To some extent, the
eventual removal of meters from vacant units depends on the likelihood
of occupancy of Ehe unit within a reasonable time and Ehe opinion of
the local manager as to whether or not the meter equipment is subject
to damage from vandalism if left in place.

In summary, the trinactivert meter count would include units of acceptable
quality in good locations, plus meters in multifamily units under con-
struction. A small number of poor quality units would be included
in the rrinactivetr count at any one time, but if the chance of renting
or seLling these units is slight, the meter would be removed as soon
as possible and not. carried asrrinactiverrfor the usual twelve months.
Unlts of acceptable quality in, or bordering on, poor quality ar"as
mtght also be vacant and available but not lncluded in the count of
rrinacciverrelectric meters on this basis.

Another vacancy indicator for the SMSA is the current experience of
six large property management firms. Records of these companies
pertaining to established apartment projects (walkup and eIevaEor)
at scattered locations throughout the SMSA show a September 1965
vacancy rate of about 2.0 percent in 23,2OO units. While earlier data
are noL available for comparaEive purposes, most of the property
management firm representatives are of the opinion that rental vacancies
have been trending dor^rnward, particularly in recent months.

Vacancies in FHA-Insured Projects. Based on projects completed and
reporting, Ehe March 1965 survey of FHA-insured rental projecEs with
over 17,OOO units revealed an over-alI vacancy ratio of 2.4 percent.
l,lhile these data represent projects completed and reporEing within
the entire jurisdiction of the Chicago FHA Insuring Office, which includes
19 northern Illinois counties, the majority of the units are located in
the Chicago SMSA. The following table summarizes vacancy Erends in
FHA-insured rental projects.
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Vacancy Ratios in Reporting FHA-Insured ReLtqI Projects
Chi c lllinois Area

r960- r955

As of
March 15

Percent
vacant

l 960
l96r
t962
1963
1964
t965

Source: FFIA Divis ion of Research
and Statistics.

The vacancy ratio of the reporting units for 1965 is considerably below
that of the previous year, and would have been even lower if a rela-
tively large number of insured units had not recently come on the market
A similar conditlon existed in L964.

Current Estimate. On the basis of postal vacancy survey results,
surveys conducted by various organizations in the SMSA (including
the FHA), information provided by the Commonwealth Edison Company
and other utilities, and on personal observation, it is judged
that there are currently about 60,7OO available vacant housing units
in the Chicago SMSA, sn oV€r-€Ill net available vacancy ratio of 2.8
percent. Of the total available vacancies, l3rOOO uniEs are for sale,
representing a homeornrner vacancy ratio of I.2 percenti 47r7OO units
are available for rent, indicating a renEal vacancy rate of 4.5
percent. As shovrn in table XIII , the current number of avail-able sales
vacancies is slightly above the [960 Census figure, while the
number of rental vacancies has declined since April 1960. The drop in
rental vacancy reflects Ehe large number of demolitions during the past
five years (particularly in Ehe city of Chicago) ' as well as the
increased desire for rental accommodations in the city of Chieago
and adjacent areas. [Ihile the level of rental vacancy has dropped since
April 1960, there are reports of excess vacancies in various sections
of the city, particularly in areas that are not easily accessible to
rapid Eransit.

2.3
L.4
3.2
2.3
5.1
2.4
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Approximately 35O of the currently availab[e vacanE sales units and
llr4OO of the available vacant rental unlts are judged to be substandard
in that they are dilapidated or do not contain all plumbing facllities.
The present proportion of trsubstandardrr vacancies 1s substantially
below that reported by the 196O Census, reflecting the elimination of a
large amounE of poor quality housing through demolition acElvity.

Sa1es Market

General Market Conditions The market for new sales housing in the
Chicago SMSA ls firm aLthough demand has been falling off for several
years, as evidenced by the trend of single-family houslng unit author-
lzaElons (see Eable on page 25). Despite declining single-family
activity, the rate of house construction 1s apparenEly keeping pace
wiEh demand for such units since the current homeovrner vacancy ratio
(1.2 percenE) is unchanged from Lhat of Aprtl 1960.

Maior Subdivision AcEivitv. There are a greaE many subdlvisions of
varying size scattered about the Chicago SMSA, especialLy along the
most important cofimuter transportation corridors. Northern Cook
County is a particularly active area', Ehe most recent FIIA subdivision
survey of new homes construct.ed ln the SMSA (see following discussion)
indicates that about two-fiftrs of the completions were in that area.
One of Ehe largest, if not Ehe largest, single-family building operations
is locaEed northwesE of Chicago in Cook CounEy. Construction $ras starEedin 1957; it is being built according to a master plan by the developer.
Approximately 3,5OO houses have been built Eo date and construction of
Ehe uniEs is continuing.
UnsoId Inventory of New Homes Some guidance as to Ehe nature of the
sales market can be obtained from the annual surveys of unsold new houses
which were conducted by the chicago FHA rnsuring office in January of
1954 and 1955 (see table XV). The surveys were conducted ln subdivisions
in which five or more houses were completed in the twelve months
preceding the survey dates. Analysis of both surveys suggests that a
very large proportion of single-family construct.ion in the Chicago Sl,lSA
occurs in very small subdivisions or on scaEtered lots, and hence
was not, included in the surveys.

The January L965 survey covered 14O subdivislons in the Chicago SMSA
in which about 5,2OO houses were completed during L964. Of that number,
about 4,15O (67 percent) were sold before the start of construction and
the remainder were builE speculatively. Of the specul.aElvely-built homes,
about 26O were unsold, a ratio of 13 percent.. Ttris is an
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indication of a strengthening market (in the January L964 survey, the
comparable ratio was 39 percent). The survey indicaEed that 23 percent
of the unsold units had been on the market for one month or less, 36
percent for two Eo three months, 29 percent for four Eo six months,
and 12 percent for seven to twelve months. ltrere were 70 units reported
to have been on the market for more than twelve months. This low
figure also points to an improvement in the sales market which occurred
over last year; in the January 1954 survey, 230 units had been on the
market more than Ewelve months

Ihe comparabLe January 1964 survey covered l40 subdivisions with about
4,525 houses completed during L963, About 3rO25 (67 percent) of the
completions were reported Eo have been sold prior to the starE of.
construction anC about 1,5O0 units were speculatively built. Of the
speculatively-bui1t houses, about 590 were unsold (39 percent). However,
a substantial portion of the unsold units was the product of a single
buil{er in Lake County. The 1964 survey sho'nred that 33 Percent of the
unsold homes had been on the market for one month or l-ess, 29 percent
for two to Ehree months, 24 percent for four to six months, and ).4

percent for seven to twelve monEhs.

A median value of $2O,25O for houses built durlng L964 can be derived
through interpolation from the price ranges shovun in table XV. However,
since units covered by the survey do not include total houses built
(onIy houses in subdivisions having five or more completions during
the year), and since many houses priced in the uPper ranges are builE
on a scattered-lot basis, the medlan derived from the table is probabl"y
somewhat below that of aIl compl-eted uniEs.

Rental Market

Gene ra1 Market Conditions. The over-al1 rental markeE in Ehe Chicago
This conclusion is based on informationSMSA is in a firm condiEion

obtained from many sources in the Chicago area (see current vacancy
section). Conversatlons wtth the personnel resPonslble for resldentlal



33-

property management in six of the Larger property management firms in
the Chicago area indicated Iow vacancy raEes in most projects
managed. The projects managed by these firms were reported to be a
good cross-section of the rental market. IncLuded are both new and
oId high-rise and walk-up apartments aE scaEtered locations throughout
the SMSA.

The most often heard comment from these proPerty managers was to the
effect that the renEat market has firmed-up during the last year.
Several managers said that buildings which formerly required adver-
Eising can now be renEed without this effort. They further stated that
a year ago, demand for new units had to be stimulated with rent concessions,
drawing tenanEs from other buildings; thls practice has lessened since.

While some project managers reported that most of their vacancies
were in the older units, others felt that the high-rise boom in
apartment construction has not hurt the occupancy experience in older
rental units, provided that these older units are well maintained and
at good locations. Many renEers prefer Ehe large rooms and high
ceilings which are typical in the older rental ProjecEs.

While the majority of rental property managers reported low vacancies
in their areas, there were excepEions. One Southside branch real
estate office of a local property management firm claimed a vacancy
rate of over twelve percenE in September 1965. Another manager, with an
over-alI vacancy rate of less than one percent ln the properties he
managed, reported that most of his vacancies were in two buildings.
Even though the over-al1 renEal market could be termed t'tightrrrareas
of excess vacant rental unit.s do exist. Local sources indicated that
the existence of pockets of vacancies wer,enotunconmon, particularly
in the city of Chicago, but this condition also exists at other
locations in the SMSA. Changing neighborhood influences are partially
responsible, but location is also very important. It was reported
that some projects which are not convenient to a rapid transit line
are having difficulties in renting.

Absorption of RecenE Inventory Additions. One of the large mortgage
banking firms in the Chicago area conducEed a survey of recently-
completed rental projects during August 1965 in an effort to
measure the absorptive capacity of the market for new rental housing.
The survey was confined largely to the northwest suburban area of
Cook County, and covered garden-type projects prlmarily. MosE of
the information presented is typical of Ehe new renEal projecEs of
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that type in Ehe SMSA outside the central ctty. The survey covered
a total of about 15 finished projecEs containing 2,950 units, all of
which had been completed since t96O. The projects consisted largely
of one- and two-bedroom apartments, although some three-bedroom units
were included in the s'urvey. Rents averaged about $15O (excluding
elecEricity) for one-beCroom uniEs of about 7OO square feet and
approximately $L70 for ,-wo-bedroom units containing about IrOOO
square feet.. Over halt of the units were in projects compLeted
since January L964; these ner^rest units tend to be larger than those
compleEed prior Eo 1964 (one-bedroom units average abouE 60 square
feet of addiEional floor space), and offer some additional ameniti'es
at very similar renEals. Of the toEal of 2r95O uniEs, only 35 (1.2
percent) r^rere vacant; further, nine of the projecEs reporEed no
vacancies and several claimed substantial waiting lists of prospective
tenants. There was no significant difference in rates of vacancy
between the most recentLy completed projects and those compleled before
t954.

Of the rental units insured under the National Housing Act (see table
on page 30), about 7,65C. units (21 projects), alL of which are in the
Chicago SMSA, have been completed since January 1963 (excepting one
recently-renovated older project). The latesE rental occupancy report (as
of March 15, t965) enumerated 23O vacancies in these recently-completed
units, indicaEing a very modest vacancy rate of 3.O percent. Of the
4,4OO uniEs which had been completed during 1963, about 3.O percent
were vacant as of March L965; around 2.1 percent of those finished
during 1964 were vacant in March 1965; and, of the 635 units in projects
completed early in 1965, only 37 units (5.8 percent) remained vacant
as of March 15 of this year. Thus, Projects insured during the last
few years have found very good reception in the housing market. About
three-fourLhs of the units completed since January 1963 are located
in the city of Chicago; a great many are in luxury-type buildJ.ngs in high-
rent areas of the city. About 2.5 percent of the 5,650 FHA-insured
units in the city were vacant as of March 1965.
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(without FHA assistance). As reported by the Federal Home Loan Bank
of chicago, mortgage interest rates and terms have remained nearly
constant for almost Ewo years in both the Nation and the chicago
area. Throughout this time the conEract. rate for mortgages on new
homes has remained within a narrow range of 5.75 percent in the NaEion
as a whole and 5.5o percent in the chicago area. Fees and charges
amount.ing to an additional o.5 percent in the Nation and l.o percent in
the chicago area are typical. rn July L965, the average new home
mortgage in the SMSA was for a term of almost 23 years compared to just
over 24 years in the Nation, and Ehe average loan-to-price ratio was
67 percent in the chicago area compared to 75 percent in the Nation
as a whole.

Urban Renewal

As of December 31, 1964, a toEal of L25 housing and urban renewal
projects had been authorized by various governmental agencies for
incorporated areas within the chicago sMSA. The eity of chicago
contained the great majority of Ehese projects (116) and the remaining
nine projecEs were distributed, one in each of seven different communities
and two in Jo1iet (Will County). Of the SMSA total, 54 had been com-
pleted, 56 were in various stages of execution, and five were in the
planning stage. Four agencies are engaged-_ip housing and urban renewal
activities in the eity of Chicago.

since the inception of urban renewal, over 213oo acres of Land have
been authorized for clearance in the SMSA. According to current plans,
uP to L2,OO0 rental units will be built eventua1ly on the cLeared land.
The vast majority of the new construction will be located in Chicago.
A total of around $81,OOO,OOO in Federal grants has been disbursed
to communities in the Chicago SMSA in connection with urban renewal
projects through 1-964, of which almost 95 percent was to the city of
Chicago.

Public Housin

As of the ef,d of L964, there r^/as a Eotal of about 3o,5oo units of
low-rent public housing managed by various counties and municipaIities
in the Chicago SMSA, the great majority of which (29,8OO) were locaEed
within Chicago. lncluded in this figure are 1,325 uniEs (a11 in Chicago)
specifically designed for occupancy by elderly Persons. In addition,
there were 2,3OO units under construction (including 11625 apartments
for senior gitizens), and l+,475 units were in planning (inclusive
of 2,900 units for the elderly). Of the SMSA total of 6,775 uniEs in
planning or under construction, Ir45O r^rere outside the city of Chicago.
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Demand for Housing

Qrantitative Demand

Based on the expected growth in the number of households during the next
two years (37r500 annually), on the anticipated level of demolition acEivity,
and on adjustments to create a balanced market condition throughout the SFISA,

demand for new housing units is expected to total 39r45O annually over the
forecast perlod. Of the total annual demandr 201650 will be for sales units
anC the remaining lSrS00represents demand for rental housing.

The annual demand for new housing over the next two years is slightly below
Ehe rate of construction of the 1960-1964 period, when an average of 39,550
private housing units were authorized annually, buE is a litEIe above the
average number of authorizations during the 1963-1964 period (37r300,annually).
Ihe annual demand for new sales housing is below the annual average of the
1950-1964 period (22r050 units); single-family authorizaEions have been dropping
for several years (see table on page 25). The projected annual demand for
rental housing is above the annual average of the last five years (I7r500) but
about equal to the average number of multifamily authorizations in the SMSA

during the 1952-1964 period (18,850 annually)o The increased interest in
apartment living which has been demonstraEed in recent years is responsible
for the rlsing proportion of activiEy in multifamily housing. The demand
estimate does not include public low-rent housing or rent-supplement
accommodaEions.

Ttre table'below summarizes annual quantitative demand for new housing during
the next two years by area.

Proiected Annual Demand for lfe-w lpuqin
Chicaso. I1linois. SMSA

September l, 1965, to September l. 1967

Number of housing units
Area

SMSA total
Cook C.ounty

Chicago
Remainder of county

Du Page County
Kane County
Lake County
McHenry County
WilI County

Sales units Rental units

20.650.
I 2.800
2r500

10,300
2tgOO
I ,050
I ,950

600
1 ,450

18 .800
I 6.000
7,500
8r5oo
1, 2oo

500
725

75
200

TotaI

39,j!50
28.800
1o r ooc
18,800
4t IOO

1r650
2,57 5

675
I ,650

In addition to the demand lndicated, which arises essenEially from expected
household growth and the demolition of existing houslng, aggressive market-
ing would enable additional housing of good quatlty at moderate prices and
rents to be rented and sold in appropriate locations in and near the city of
Chicago. This might have the effect of increasing vacancy levels in Ehe
present Large stock of poor-quaLtty housing, but this acceleration of the
flttration and replacement process would not be undesirable.

(
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fua1i tative Dernand

Sales Housing. Based on current family income, on typical ratios of income
to purchase price, and on recent market experience, the annual demand for 20,650
sales units is expected to be distributed as shown in the following table. It
is judged that single-family houses that meet minimum standards cannot be
proiluced in the Chicago area to sell for less than abouE $14r0C0. Similar
distributions for each of the sub-market areas will be found in separate
sections of this report.

Annual for New Sales Housins Price Class
Chic o ois SMSA

September 1 1965, L. t961

Under
$ t8, oo0

22,OOO
25, ooo
30, 000
3 5, ooo
40,000

$18,ooo
- 2l,ggg
- 25,ggg
- 29,ggg
- 34 rg?g
- 39,ggg
and over
ToEal

L,23O
4,L4O
4,4O0
4,29o
3,265
1,465
l. g60

20,650

Sales price
Number

of uniEs
Percen t
qf__to_!s!

6

20
27
2L
16

7

9
100

The foregoing distributionidiffers from that in table XV, which reflects
only selected subdivision dxperience during the years 1963 and 1964. rt
must be noted that the I963-L964 data do not include new construction in
subdivisions with less than five completions during the year, nor do theyreflect individual or contract construction on scattered lots. rt islikely that the more expensive housing construction is concentrated in the
smaller building operations which are quite numerous. The preceding demand
estimates reflect all home building and indicate a greater concentration
in some price ranges than a subdivision survey would reveal.

Rent.al Housing. The monthly rental at which privately-owned net additionsto the aggregate rental housing inventory might best te absorbed by the
rental market are indicated for various size units in the following tables.
These net alditions may be accomplighed,by either new construction or
rehabilitation at the specified rentals. The production of new units inhigher rental ranges than indicaEed below may be justified if a competltive
filtering of existing accommodations to lower ranges of rent can be antici-pated as a result.
All of the demand for new rental housing shown in the following tables is
at or above the minimum rents achievable in the respective areas with
market-interest-rate-financing, and excludes demand for public Iow-rent
housing and rent-suppLement accommodations. Minimum rents are lower in
some areas (Kane, McHenry, and tlitt Counties) than in others since such
rents are a function of land, labor, and material costs, all of which,
to some degree, are variable factors.
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Since housing at the Iower rents possible with public benefiEs or assistance
through tax abatement or aid in financing or land acquisition, exclusive of
public Iow-rent housing and rent-supplement accommodations, is possible only
in areas in whirch Ehere has been ptanning for programs of this type, the
demand for this housing has been calculated only for the city of Chicago,
wher.e iE totals about 2,525 units a year (see Chicago summary). An addit.ional
small number of such uniEs may be absorbed in those suburban communities in
which appropriate programs are in force.

Estimated Annual Demand for New Rent a I Housi ns
P and Lake Counties II Iinoi

September 1. 1965. to September 1. 1967

Size of unit
Mon th ly algross rent-

$ 130
I35
I40
r45
150
I55
160
165
170
L75
180
20c
220
240
260
280
300

over
ll

ll

il

ll

il

il-

il

il

ll

il

il-

il

il

il

ll

ll

One
bedroom

7,425
6 1925
6,49O
6,O75 -
5,505
5rloo
4,695
4 r2O5
2,87O -
2,030
I,500
I ,210

900
665

Two
bedroom

6 ,L65
5 1675
5,160
4r745
4,255
2 ,885 -
2, 050
1, 500
l r2o5

890
665

three
bedroom

I,995
1 ,810
L 1285

9r0
685
565
430
320

and

Efficiency

2r34O
2r255
2, 100
2r005
1r880
Ir750

-Ir540-
1r510
1r380
t r27g
1, r35

- 785-
550
400
325
240
t75

il

il

ll

lr

il

I

il

ll

il

il

il

ll

ll

il

It

il

al Gross rent is shelter rent plus the cost of utilities.

Note: The figures above are cumulative, that is, the columns cannot be

added vertically. For example, the demand for one-bedroom units at
from $150 to $165 is 1,320 units (6,925 minus 5'605)"
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EstimaEed Annual Delrand for New Rental Housing
Kane. McHenrv. and tlill CounEles, Illinois

September 1, 1965, to September l, 1967

Size of uniE
Monthlv

sross ,Ln&,/ Efflciencv
One

bedroom

35;
310

- -290
260
230
195
L75

- -155 -
130

50
40
20
15

5

Two
bedroom

Three
bedroom

10;
85

65
35
20
10
10

5

$ 120
L25
130
135
140
145
150
r.55
t60
165
170
175
180
200
220
240
250
280

and
,t

il

ll

lt

il

ll

ll

ll

ll

ll

|l

n
il

ll

il

ll

il

over
ll

ll

ll

!l

il-

il

ll

lt

il

ll -
il

It

il

il

il

il

lt

115
LO5

90
85
15
70---
50
50
45
40
30---
20
15
10

5

30;
270
230
205

-185 -
155
135
55
40
25
15
10

75
110

al Gross rent is shelt,er rent plus the cost of utilitles

Note: The figures above are cumulative, that, is, the columns cannot be
added vertlcally. For example, the demand for one-bedroom uniEs
at from $t5O to $155 is 85 units (260 minus 175).

The preceding dlstrlbutions of average annual demand for new apartments are
based on projecEed Eenant-family income, the size distribuEion of tenanE
households, and rent-paying propensities found to be typlcal in the area;
conslderatlon is also given to the recent absorptlon experience of new
rental housing. Thus, Ehey represent a pattern for guidance in the pro-
ductlon of rentaI housing predlcat,ed on foreseeable quantitaEive and
qualltative considerations. Speciflc market demand opportunities or
replacement needs may permlt effecElve market.lng of a single project
dtffering from these demand distrlbutions. Even though a deviatlon may
experience markeE success, 1t should not be regarded as establishing a
change ln the projected paEterns of demand for contlnulng guidance unless
thorough analysis of all factors lnvolved clearly confirms the change.
In any case, partlcular projects mus! be evaluated ln the light of
actual market perfotmance ln specific rent ranges and nelghborhoods or
sub-markets.
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HOUSING MARKET SUMMARY

CHICAGO ILLINOIS

Dernqgraphie Eaetors

Eopulaql!n

Trends. There are currently about 3r62L,OOO persons residing within
ffiity of Chicago, representing an average annual increment of
approximately 13,O50 (O.4 percent) since April 1960. This modest
rate of population growth is a reversal of the trend which occurred
in Ehe city during Ehe 1950-1960 intercensal period. Through that
decade, an average decline of about 7,O5O persons a year (O.2 percent)
was registered. l,rhile Chicago experienced population losses during
the l95Ots, substanEial growth occurred in Ehe suburban portions of
the SMSA. This h,as a common development in many large metroPolitan
areas during the l950rs. By September L967, it is expected that the
populatlon of the clty wi1[ increase to about 31557,0OO, representing
an average annual incremenE of about 18'OOO Persons.

Net Natural Increase and Mi s. ration. During the 1950-1960 decade,
the net natural increase in populaEion (excess of resident births
over resldent deaths) averaged 44r7OO persons a year in the city
of Chicago,but, as a result of the net out-migration of 51,75O
persons annually (principally to suburban areas of the SMSA), the city
showed an average net decline in population of about 7rO5O a year.
In the perigd. since t960,,-while net natural lncrease has declined to
an average of abouE 4l,6OO annuaily, net ouE-migration hbs slowed to
around 28,550 a year (or just a little more than half the rate of
the 195O's), so that there have been modest populetion gains in the
city.

Households

Trends. There are about l,2O1,OOO households in Chicago at the present
Eime, represenEing an average lncrease of about 8rO5O (0.7 percent)
annualty slnce April 1960. During the l95O-1960 intercensal period, in
the face of annual population declines of about O.2 percent, households
grew by an average of abouL 7,O25 (O.6 percent) annually. However, it
is judged.E!a! a large part of t-he_agpar-gl!- -incfqment in households
during the intercensil perlod wai iCused-by the Change ln census
iteffnition'from rdwelling uniErr in 195O torrhousing unitrr in l960 (see
the main body of this report). Household growth is expected to continue
at about the same rate as that established since 1950 and during each
of the next two years should show an lncrease of about 9,OOO (O.7
percenE) a year to a September 1967 total of 1,219,OO0.
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HousehoLd Size. The increase in the number of households during
the 1950ts, without a ProPortionaEe gain in population in households,
ls reflected in the decline in the average number of persons Per occupied
housing unit from 3.18 in 1950 to 3.O1 in 1950. These average house-
hold sizes are the smallest of any of the major areas under discussion
in the SMSA. Generally, the city has greatest attractlon for the
mosE recent migrants to the area (particularly individuals and
childless couples), for recenEly-formed families, and for households
comprised of older persons; all of these tend to exert a downward
pressure on the average household size. The Erend estabLished during
the l95O's toward smaller households has continued to the present time,
atthough at a slower raEe as certain moderating influenees, such as
ddclining out-migration of populatlon, have taken effect. Current
average household size is approximately 2.96 persons.

Housing Market Factors
Housing SuppIy

Trends. As of September 1955, there are an estimated.'Ir255,OOO housing
unlts in the city of Chicago (see Eable X), indicating a net additlon
to the housing stock of approximately 40,1OO units since April 1960,
when the Census of Housing reported about lr2l4r9OO housing units in
Chlcago. The neE additionof40rlOO housing units resulted from the
completion of an estlmaEed 58r3OO new unLts, and the loss of an
estimated 18r2OO housing units through demolltlon. The increase in
the housing lnventory since Aprl1 1960 represents an average annual
increment of about 71375 houslng units. During the l95O-1960 decade,
the number of housing units rose from about I,lo5r1OO in 1950 to about
lr2l4,9OO in 1960, representing an average gain of about 10,9OO units
a year.

Residential Buildine Activity

Trends. From January 1, 1960, Ehrough July 31, L965, a total of 54r2OO
private housing units were auEhorized by building permlts in the clty
of Chicago, an average volume of about 9r7OO annually (see table XI).
Of the total auLhorizationsr 3T,l5O (69 percent) were for units ln
multifamily (structures with two or more units) buildings, and the
remaining 17rO5O were single-famlly st.ructures. The peak year of
authorizations was 1961, when a Eotal of L2,35O private housing units
uere augh.rLzed. A modest decline was reglstered the following year to
about 11,8OO. During both 1963 and L964rconstruction volume averaged
about 8,550 uniEs. In 1965, the volume of new constructlon has declined



42-

sEiIl further; the 31575 units authorized during the first seven months
of [965 compares with 5,9OO during the same period in L964. FluctuaEions
in activiEy have been concentrated in mulEifamiLy auEhorizations; the
number of single-family units authorized declined steadily from 4,O25
in 196O to 2,45O in 1964. Private mulEifamily authorizations increased
subsEantialty during the f960-t961 period, declined beEween 1961 and
1963, and then increased between 1963 and 1964 (see Eable XII). The
volume of multifamily units authorized during the first seven months
of 1965 (2,225 units) represents a marked decline from che comparable
period in [964 when 4,225 units were authorized by building permits.

Units Under Construction. Based on buildi ng permit data, Ehe postal
vacancy survey conducEed in Chicago, and on daEa gathered from local
sources, there are currently estimated to be 7r2OO private housing
uniEs under construction in the city of Chicago, of wtrich 6,600 are
rental housing units (principally high-rise), and 600 are single-
family units. In addition, there are about 9OO public housing units
under construction. Areas of concentrated apartment construction
activity are norEh of the Loop near Lake Michigan, the North Shore
area from the 5,2O0 block northward, Ehe South Shore area south of
Jackson Park, and in the Garfield Park area in central Chicago. In
Ehe aggregate, these areas current[y contain well over half of the
current volume of private apartment unlts under consEruction. SingIe-
family sales housing construction is generally more widely spread, but there
are a few areas.of relaEive concentration, mostly in southern parts of
the city.

Demolition. Based on information provided by the Chicago Department
of Buildings, there were approximaEeLy 18r2OO housing units demolished
in Chicago during the January L, l95O-July 31, 1965 period, principally
as a result of urban renewal activity and expressway construction
programs. About 17 percent of the demolitions were of single-family
houses and 83 percent were units in structures with two or more units.

Last Census. In April 1960, there were about 441625 vacant, available,
housing units for rent or sale in Ehe city of Chicago, an over-all net
availlable vacancy raEio of 3.7 percent.. Nearly 21825 of Ehese avail-
able vacancies were for sale, a homeowner vacancy raEio of O.7 percent..
The remaining 41r8OO available vacancies were for rent, representing
a rental vacancy ratio of 5.2 percent (see table XIII). It was reported
thatabouE lfo (four percent) of the sales vacancies and 12,650 (3O

percent) of the rental vacancies lacked some or alI plumbing facilities.

Vacancy



43

PosEaI Vacancy Survey. The postal vacancy survey (see table XIV)
conducEed on selecEed postal routes in the city of Chicago covered
about 50 pereent of the total possible postal deliveries in the
service area of the Chicago Post Office. Vacancies in residences,
as reported by lhe postal vacancy survey, numbered 1,175, or 0.7
percent, of the 18O,2OO residences surveyed. ApartmenE vacancies
totaLed 1Or5OO units, or 2.3 percent of the 451,5O0 aPartments sulr-
veyed. There are indications that the letter carriers counted good
quality vacant units essentially, particularly with regard Eo aParL-
ment vacancies, so that the toEa1 number of available vacancies was
probably understated.

Other Vacancy Indicators
counEed vacant residential

During L964, a local utilitY
units in the ciEy of Chicago on a

sample basis. The over-411 vacancy rate in all units surveyed was
four percent. Vacancy rates for the various size units, as well as
the sample size for the various building sizes are detailed in the
table below.

Private Housing Vacancy Rates bv Buildine Size
Chicago, Illinois, 1964

Number of
units in strucEure

Percent of
inventory

surveyed
PercenE
vacant

1

2

3-5
6_7
8- 19

20 or more
Average of units surveyed

a/ Structures conEaining 2O to 53 units, 15.7 Percent; sEructures lvith
54 or more units, lOO percent.

Current EstimaEe. Based on available informaEion (see current vacancy
estimate section ln the maln body of this report), it is estimated Ehat
there are now 39,80O housing uniEs in the eiEy of Chicago which are avail-
able for sale or rent, equal to 3.2 percent of the available supply. Of
this total, 2,500 are available for sale and 37r3OO are available for rent,

1

4
7
6
5
2

4

4.2
8.3
8.3
8.3

t6.7
a/
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indicating homeoruner and rental vacancy rates of 0.6 percent and 4.5
percent, respectively. An esLimated l0O sales vacancies and lO,OOO
rental vacancies lack some or aLl plumbing facilities. I,trhi [e the
current levels of available sales and rental housing vacancies are
below those prevailing in April 1960, the quality of the available stock,
particularly regarding rental housing, has improved considerably. The
decline in Ehe available inventory reflects, in part, the large number
of demolitions in Chicago in recent years, but also imporEant is the
increased demand for accommodations within the city.

Sales Market

The market for new sales housing in Chicago is judged to be relatively
sound, despite the earlier-ment.ioned declining raEe of construction.
The low current rate of sales housing vacancy, O.6 percent, is only
slightly changed from 1950, indicating that Ehe volume of sales unit
construction is just keeping pace t^rith demand.

Rental Market

The over-all market for new renEal housing in Chicago is sound, as
substantiated by the current rental vacancy rate (4.5 percent) which
shows some tightening since 1950 when the rate was 5.2 percent.
Most private construction in recent years has been confined to luxury-
type accommodaEions in high-rise buildings. According to alI available
indicators, including the survey of FTIA-insured projects, these units
have been absorbed wiEh relative ease. The urban renewal program of
the city has removed a very large number of substandard units from the
rental inventory of Chicago. The resultant relocation of families
into better-quality housing has aided the rrfiltrationrr process and
helped to prevent overly-high rates of vacancy in moderate-priced
rental housing.

Urban Renewal

As of December 31, L964,there were 116 housing and urban renewal
projects authorized for the ciLy of Chicago by the Federal, State,and
City governments. Of this toEal, 63 had been completed, 5O were in
execution, and Ehree were in the planning stage. A number of agencies
are engaged in the field of housing and urban renewal in the ciEy of
Chicagol included are the Chicago Dwellings Association, and the
Neighborhood Redevelopment Commission' in addition to the DeparEment of
Urban Renewal and the Chicago Housing Authority (public housing).
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The 116 authorized projects involve the acquisition and clearance of
abouE [,850 acres of land, of which about L,725 acres had been acquired
as of December 31, 1964. On this acquired land, the Chicago Housing
Authority has consEructed nearly 29,80O low-renE public housing units,
the Chicago Dwellings Association has builE almost 8OC single-famiLy
homes and apartment units for middle-income families, and private
redevelopers have completed aLmost 6rOOO residential units on
Department of Urban Renewal project sites. Also constructed on
Department of Urban Renewal sites have been large numbersof industrial,
commercial, and institutional st.ructures.

A total oi 26 projects were under construction aE the end of 't9642

seven by the Chicago Housing Authority (1,55O units for senior citizens),
E.,vo by the Chicago Drvel l ings Association (45 units f or middle- income
fa.mi l.ies), anci 17 by privaEe redevelopers in the Department of Urban
Rener^ral project areas. hlhen present redevelopment plans on Department
of Urban Renevral sites are completed, a total of up to i2rCOO housing
units wil"I l-rave been built, in addition to a. large nuniber of industrial
and commercial establishments.

Public Housing

As of December 31, !964, the Chicago Housing Authority i^/as operaEing
a t.otal of about 29,8OO low-rent apartments in the city, of rvhich i.,325
are specifically designed for Ehe elderly. Vacancies are nominal
in these uni ts . There rrrere 1 , 55C public housing uni ts under construction
for senior citizens at seven locations in Chicago a.t the end of L964.
An additi.onal 3,-175 uniEs, including 2r45al for elderly persons, were
in planning. The Chicago Housing Authority has requested authorizations
for a total of 4,OOC additional, units from the Public Hcusing Administration.
Of this number, 3,OOO will be regular units and I,()OJ wilI be designed for
the elderly.
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Demand for Housing

Quantitative Demand

Based on the expected increase in households during the tr^ro-year
forecast period (9,OOO annualiy) and on Ehe number of housing units
expected to be lost from the inventory Ehrough demolition, there vriLI
be about IOTOOO new private housing units in demand during ea.ch of the
next two years in Chicago, incl.uding 7r5OO rental uniEs and about
2,5OO sales units. The forecast of demand during each of the ne><t
tlvo years is slightly belorv the a.verage number of private housing. units
authorized for construction by building permits during the 1960-L964
period (lOrl-50 annually). Demand for new sales houses during the
forecast period is expected to be a littl.e below the average a-nnual
number of single-family units authorized during the 1960-I964 period
(3,150 units). Single-family authorizations declined each year from
4,025 in 196O to 2,450 in 1964. Annual rental demand over the
forecast period is expected to be slightly above the average number
of rnultifamily units authorized by building permiEs during the t95O-
1964 period (7,OOO units annually). The demand estimate does not
include. public low-rent -housing or rent-supplement accommodations.

Although almost all new rental housing has been produced in chicago
rvith customary financing, if public benefits or a-ssistance through
tax abatements or aid in financing cr in land acquisition are utilized,
thereby reducing the minirnum renEs achievable, the demand for privately-
owned rental units could be iricreased by a-bout 21525 units a year.

QualiEative Demand

Sales Housin . Based on currenE :-'amily income in Chicago and on sales
price to income ratios typical in the area, demand for new sa'les houses
is expected to approximate the pattern presented in the following table.
Tne median price of the new sales units vrill be about $23,600.
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Annual Demand for New Sales Housing by Price Class
Chicago, I I lifgl!

September 1, 1,965, to September L, L967

Under
$ 18, OOO

22,OOO
26, OOO

30, O0O

35, OOO

40,OOO

$l8,ooo
- 2l,ggg
- 25,999
- 29,999
- 34,ggg
- 39,999
and over
Total

Qales price
Number

of uni t,s

325
700
550
400
325
150
50

2,5OO

Percent
of total

l3
2B
22
t6
13

6
2

roo

Rental Housin . The monEhly rentals at which privateLy-ourned net
additions t.o Ehe aggregate renEal housing inventory might best be absorbed
by the rental market are indicated for various size uniEs in the follow-
ing table. These net additions may be accomplished by either new con-
struction or rehabilitation at the specified rentals with or without
public benefits or assistance through subsidy, tax abaEemenL, or aid in
financing or land acquisition. The production of additional new units
in the higher rental ranges may be justified if a competitive filtering
of exisEing accoflrmodations to lower ranges of rent can be anticipated
as a result. 'liliEh markeE-rate financing, the minimum achievable gross
monthly rentsf/in Chicago are $13O for efficiencies, $1.45 for one-bedroom
units, $160 for two-bedroom units, and $i75 for units with three bedrooms.
the indlcated demand at rents below these levels (a total of about 2,525
units exclusive of rent-supplement accommodatlons and pubtic low-rent
housing) can be realized onLy if public benefiEs or assistance in
financing are utilized.

t/ Gross rent is shelter rent plus the cost of utiliEies.
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Estimated Annual Demand for New Re4tal Housing
Chicago, Illinois

Se tember I I 965 to Se tember 1 L967

Size of unit
l'1on th Iy

gross ren Ef f ic iencv

I ,340
L r25O
IrlSo
1rll5
1,080
1r 010

960
-905 -

845
800
740
675
625
560

-405 -
280
205
t75
140
105

a/t-
One

bedroom
Two

bedroom

3,37O
3, 130
2,94o

- 2,745
2,57O
2,43O
2 r24O
2rO25
1 ,890
1 ,685

- 1,210
835
605
530
425
320

Three
bedroom

I ,43;
- 1r 32O

1 1225
I,150
1 ,055

940
870
780

- 585
400
295
260
2t5
160

$rrs
L20
t25
130
135
1/+0

r45
150
155
160
165
170
175
180
200
220
240
260
280
300

and
ll

il

lt

il

il

It

lt

il

ll

It

il

il

I

il

il

il

il

tl

il

over
lt

il

il

I

lt

ll

il-

il

il

il

il

ll

tt

il_

il

il

il

ll

lt

3r885
3,670
3 r52O
3,2-7O
3r085
2r9lo -
2r745
2 1600
2,41O
2r 180
2rO4O
1 ,815
1r315 -

905
665
580
470
355

al Gross rent is shelter rent plus the cost of utilities.

Note: Ihe figures above are cumulative, that is, the columns cannot
be added vertically. For example, the demand for one-bedroom
units at from $ISO to $170 is 730 units (2r9I0 minus 2,180)"

The preceding distribution of average annual demand for nerv aPartments
is based on projected tenanE-family income, the size distribuEion of
tenant households, and rent-paying proPensities found to be typicaL in
Ehe area; consideration is also given Eo the recent absorption
experience of new rental housing. Thus, it represents a pattern for
guidance in the production of rental housing predicated on foreseeable
quantitative and qualitative consideraEions. Specific market demand

opporEunities or replacement needs may permiE effective marketing of
a single project differing from this demand distribution. Even t.hough
a deviation may experience market success, it should not be regarded
as est.ablishing a change in the projected pattern of demand for
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continuing guidance unless thorough analysis of alI factors involved
cLearly confirms the change. In any case, particular projects must be
evaluated in the light of actual market performance in specific rent
ranges and neighborhoods or sub-markets.

The location facEor is of especial importance in the provision of
new units at the lower-rent levels. Families in this user grouP
are not as mobile as those in other economic segments; they are less
able or willing to break wiEh established social, church, and
neighborhood relationships, and proximity to place of work frequently
is a governing consideration in the place of residence preferred by
famities in Ehis group. Thus, Ehe utilization of Lower-priced land
for new rental housing in outlylng locations to achieve lower rents
may be self-defeating unless the existence of a demand potential
is cIearly evident
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SUMMARY OF THE
SUSUR]JAN COOK COUNTY ILLINOI S

HOUSING MARKET

The Suburban Cook County Housing Market Area is defined as being that
part of Cook County which is outside the corporate limits of the city
of Chlcago. References to t,suburbsrlr trsuburban arearrr or rrremainderrl
of Cook County in the following dlscussion relate to this area.

Demographic Factors

Popu lation

Trends. Ihe current population of the Cook CounEy suburban area is
approximately 1r928rOOO, representing an average annual increment of
abouE 64r35O (3.7 percenE) since the 1960 Census enumeration. Pop-
ulation growEh trends for twenty-three communit.ies wlthin the Cook
County suburbs are sho\,/n in table VI . Most of the population of the
Cook County suburbs is concentrated in incorporaEed areas close to the
city of Chicago. Several of these ciEies (Berwyn, Cicero, Evanston,
Oak Park, and Skokie) each contain a population of over 5O,AOO, but
because they are surrounded by oEher incorporated areas, they have
generally been unable to show much growth during recent years (except
Skokie, which has grovun by an average of about 3.O percent annually
since 195O).

Ihe populatlon growth in suburban Coolc County has accounted for abouE
56 percent of the increase in population of the enEire Chicago SMSA
slnce 1960. This gain represents the highest absolute growth of
any of the geographic sub-markets under study, of course, although
the relative increase in one of the five suburban counties (Du Page)
r^,as slightly higher. Striking as this lncrease is, it represents a
slgnificant decline from the rate of gain which prevalled during the
i95O-1950 decade, when an average annual increase of about 59,i50
persons (5.8 percent) occurred. This gain represented about 56 percent
of the total population growth in the entire SMSA during Ehe period.
Several factors are responsible for the declining, alEhough very
high, rates of populat,ion growth in Ehe Cook County suburbs. The area
represent.s a natural rrspilling-overrr region f rom Chicago as physical.
IimiEations to growth ln the ciEy, as well as oEher factors, force
populatlon over into the county. The rates of growth in the suburbs
of Cook County are declinlng as they, too, become more crowded, and as
transporEatlon improvements make longer commuEation distances possible.

Population in the suburbs of Cook County is expected Eo grow by about
67rOOO annually during Ehe next two.years, to a SepEember 1967 population
total of 2,062,000.
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NeE Natural Increase and Mieratlon.
natural increase in PoPulatlon ( the

During the l95O-1960 decade, net
excess of resident births over

residenE deaths) averaged abouE 20r3OO annualty in suburban Cook

Coungy, and the remainder of the population increase came about Ehrough

the net in-migration of about 48,85O persons annually (see table VII).
while net natural increase has averaged about 25r2OO a year since

igiO, net in-migraEion has been reduced to about 39,1OO persons annually,
a decline more than sufficient to lovier the total populaEion increase
to a level below that of Ehe previous decade.

Househo lds

Trends. Ihere are currenELy about 539,OOO households in suburban Cook

C"""ty, reflecting an average annual increase of about 17,7OO (3.6
percent) since the t95O Census enumeration. Household trends for
ielected areas in suburban Cook County are shown in table IX. The

gain during the previous decade had averaged about L9,45O (5.8 percent)
innualty. -The increase in Ehe number of households between 195O and

1960 reflects, in part, Ehe change in census definition from trdwelling
unitr in the 1950 Census torrhousing unitrr in the I95O Census. During
the two.year forecast period, households are expected to lncrease by

abouE 18r-5OO a year Eo a September L967 total of 576'COO.

Household Size. Ave rage househo[d size has been increasing steadiLy in
rbi. In 1950 there was an average of about 3.44Ehe Cook County subu

persons per household, in L96O around 3.50, and Ehe average is about
3.52 "urrently. 

An upward movement in household size has been established
in all the suburban areas of the Chicago SMSA since mosE of the young,
growing families tend Eo locate there, but the Erend has been Eempered

somewhat in suburban Cook County by the presence of a large segment of
generally older families in many of the long-established lncorporaEed
areas of the county. Househol-ci size should conEinue to grow at a

decreasing rate in the immedlate fuEure, and will reach an average
of abouE 3.53 persons two years hence.

Housing Market Factors

Hous inq Supp lv

Trends. The current housing inventory in suburban Cook County is
ffiO units, representing an lncrease of abouE L7,7OO unlts a year
over the April 196O Census total of 46L,45O (see table X). The net
increase in the inventory results from the construction of about 98r450
units and a loss of about 2,5OO units through demolition, catastrophe,
flre, and other causes. Ttre average net galn during the most recenE
period compares wiEh an average net additlon of about 20,600 housing
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units annually between April l95O and Aprit 1960. Aithough the sub-
urban Cook County proportionate share of Ehe SMSA suburban housing inventory
has been increasing since 1950, the rate of increase has been declining
as physical limitations to growth become a factor and as ease in
commuting to outLying counties, as well- as lower land costs, have made

nerv housing in those areas more attractive. CurrentLy, the remainder
of Cook County accounts for nearly 6O percent of the SMSA suburban
inventory, compared with 59 percent in April 1960 and 56 percent in
April i950. As shown ln table X, own€r-occupied housing has accounted
for l.ess than 57 percenE of the additions to the occupied total since
April 195), compared with nearly 9O percent in che previous decade.
As a result of Ehis increased emphasis on multifamtly construction,
owner-occupied housing, which climbed from 65 Percent to 77 percent
of the total occupied housing in the remainder of Cook County beEween
l95O and 1960, declined to 73 percent of the total in 1965.

Residential Bui ldine Activity

Trends. During the January 1, 1960 through Juty 31, L965 period, a
total of about lO5rlOO private housing uniEs were authorized for con-
struction ln the suburbs of Cook County, an average annual volume of
about 18,85O units (see table XI). Of the total authorizations,
6O,3OO (57 percenE) were for single-family houses. Since L95O,
prlvaEe housing units authorized for construction in the Cook County
suburbs accounted for almost half of the total authorizations in the
enElre SMSA. The permlts were issued by a great many rnunlcipalities,
no one of which accounEed for a signiflcant. proportion of the Eotal;
approximately six percent of Ehe Cook County tot.al private authoriza-
tions were ln unlncorporated areas within the county. Ihe year of
greatest, activity was L962, when a total of 2O,2OO untEs were authorized.
That year represented Ehe peak of a gradual upward push begun early
in the decade, and since 1962 chere has been a slow decline; in 1954,
1.7r25O units were authorized for construction. The table below summarizes
building permit activlty during Ehe January 195O-July 1965 period.

Prlvate Housing Unit,s Authorlzed by Building Permits
Suburban Cook County, Illinois

1960- r965

Year
First seven

months
Tvpe qE structure 1960 196i t962 1953 t954 t964 L965

Total
Single faml Iy
MulLlfami ty9l

t8,l8g Lg,o5o 20,t98 t9.648 t7.233
12,493 tt,929 11,280 9,527 9,339
5,696 7,i31 8,9I8 10,121 7,894

9,759 LO,752
5,21L 5,726
4,548 5,026

a/ lncludes all units in sEructures of two or more uniEs.

Sources: U.S. Bureau of the Census and BetI Savings and Loan Association.
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Note from the table on the preceding page that, while single-family
authorizations have shoqrn st.eady declines (except for the first seven
months of 1965 compared with the same period in L964), multifamily
housing authorizations increased each year unt.il L964, when a decline
was shownrand thd dec.l-ine has apparently beenErrestedduring the first
seven months of 1955. The generally increasing trend in multifami[y
activlty, along with declines in single-family authorizations,have
resulted in an_increase in the proportion of muLtifamily units
authorized to toEal authorizations of from 3l percenE in 1950 to 46
percent in 1954; in 1963,units auEhorized in multifamily struct.r':co
actually exceeded the single-family Eotal.

Units Under Construction. Based on building permit data, a postal
vacancy survey of selected areas of suburban Cook County, and orr
informaElon gained from local sources, Ehere are estimated to be 7r25O
housing uniEs under construction in the suburbs of Cook County at
this time, 3,250 of which are single-family sEructures. The rem-ining
4,OOO uniEs are in multifamily structures, prlncipally garden-type
aparEments.

Vacancy

Currently, there are abouE 11,85O vacant) availa.ble housing units in
suburban Cook County, s.n over-all neE available vacancy ratio of 2.2
percent (see table XIII). Of the total available vacancies, 5,95O
are for sale, representing a homeourner vacancy ratio of 1.5 percent;
5r9OO uniEs are available for rent, indicating a rental vacancy rate
of 3.9 percent. It is judged that 5,9OO of Ehe units available for
sale and 5r4OO of those available for rent. are tradequate,r units ln
that they are not dilapidated and contain all plumbing facilities.
Ihe current vacancy picture is an improvement over that of ApriI 1960,
when homeo\^rner and rental vacancy rates of 1.6 percent and 6.3 percent,
respectively, were reported.

An indicator of the dorunward Erend in over'alI vacancies within
selected areas ef suburban Cook County is furnished by a
comparison "t .t1,. postal vacancy qqfvgy cond.uc-ted in MafSb 1954 wiCh
the septeinber-I-965 survey (see followine tabIe). Note the particrrrarlv'sharp drop ln vacancy leveIs in Des Plaines and Mount ErospLct during
the last year and one-half.
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rison of Postal Vac Su
Over-AII Va caqcjy lele s S ect reas

Suburban Cook Count I I 1 lnois
1964 and 19 5

Percent of all units vacant
Area March 1954 September 1965

ArlingEon Heights
Des Plaines
G I envi ew
Morton Grove
MounE Prospect
Park Ridge

Ttre market for new sales houslng is generally sound in the Cook County
suburbs, alEhough the rate of consEruction has shown a gradual downward
Erend from the very high level of the l95o's. Part of the legacy of
that decade was a relatively high sales housing vacancy rate in 196O
(1.6 percenE); high vacancles are fostered by the optimism ln rapidly-
growing areas which encourages speculative building. Partial adjustmenE
has taken place, however, and the sales vacancy rat.io is currently 1.5
percent.

Status of New House Completions in Selected SuMivisionsg/
oun I I Iinois

e

2.8
4.6
t.9
1.2
4.4
1.2

1.8
2.1
L.4

.8
2.3

.6

u r n
As of Januarv I. i9 64. and Janua rv l. 1965

Houses comp leted durlne
t963 t964

Total completlons 2,278 3,334
Speculative bul lt 796 1,884

PerC.en! of Eotal 34.97" 56 "57"

Percent of speculatlr1q starts... 25.87. 9.L7.
Pre- sold I,482 I ,45O

g/ Selected subdivlsions are those $rith five or more completions
durlng the year.

Source: Unso[d Inventory Surveys completed by Chicago, IIlinois,
FHA Insuring Office.

o

s
1n

SourceS_:_- FIIA_pgstal vacancy suiveys conducted by col Ia.bor;illg postrnasters.

SaLes Market
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The preceding table is a summary from findings of the annual FTIA surveys
of new homes completed during 1963 and L964 in selected subdivisions.
Ihe increase in specuLative building is especially striking, parEicularly
since the rate of absorption (as measured by unsold speculatively-built
houses)'.nras markedly better in the later year. The up-turn in total
completlons apparenEly was deiendent entirety on gairsin speculative
activity, since the number of houses sold prior to consErucEion actually
declined. The surveys indicate improvement in the sales housing market
in the Cook County suburbs. Also of interest is the fact that the
number of unsold speculative houses which had been completed for over
a year declined sharply from 11O as of January l, 1964, to 35 as.of
the first of 1965. Based on the current rate of vacancy and on certain
other factors, such as the relative trend away from homeownership in
t.he Chicago area, iE is judged that the market supply is about evenly
matched with demand in this sales markeE. The median-priced house
built and sold during 1964, according to data from Ehe survey, cost
abouE $21,2OO.

Rental Market

As in the SMSA as a whole, the rentaL market of suburban Cook County
has shown a general tightening in recent years; the rentai vacancy
rate has dropped from the 6.3 percent reported by the 196O Census to
3.9 percent currently. There has been a gradual increase in apartment
Living in the area, as reflected in the gain in the renter proportion
of the occupied housing inventory from 23 percent in April 1960 to 27
percenE most recently.

Urban Renewal

There are four urban renewal projecEs in suburban Cook County, three in
execution and one in planning. The primary land re-use in the three
project algas in execution is residenEial. The East Side (2-l) project
area,_in Chi_cago .Heights, cover_s abouE 55 acres, o"f which abodt 3l acres
will be used for residential purposes. About'i2 dcreb witt--5e'used for
street rights-of-way, and there will be also a small amount of
commercial and indusErial development. Project I (R-15)rin'Maywood,
covers about 19 acres, almost 18 acres ofwhich are designatEd-f-or
residential re-use. The third projec.E in execution in suburban Cook
County is Project 1 (l-1), in Robbins ViIlage. flJiiaentiai re-use is
planned for about 88 of Lhe 122 acres in the project area'.' Ii East
Chicago Heights, the North Side (R-53) urban renewal project is in
p lanning.
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Demand for Housing

Quantitative Demand

Based on the expected increase in households in the suburbs of Cook
County during the two-year forecast period, on the estimated number
of housing units which will be lost from thehousing inventory through
demolitions, and on adjustments to correct certain minor sales market
imbalances, thene'will be around 18r800 privately-ovmed housing units
in demand during each of the next two years, including 101300 sales
units apd 8r500 r.ental units, excluding demand for public low-rent housing
and rent- supplement accommodations

The anticipated level of total demand is close to the annual average
rate of privately-owned housing units authorized for construction by
building permits during the t960-1964 period (18,850). The anticipated
annual demand for sales units is Less than the average annual number
of single-family units authorized during the t960-1964 period (LO,9OO

units), but single-family authorizations declined from L2,5OO in 1960
to 9,350 in 1964. There appears to be a reversal of trend, however, as
the volume of single-family units authorized during the first seven
months of i965 is Een percent (5OO units) higher than in the first seven
months of 1964. During the t96O-1964 period, multifamily housing units
authorized by buiLding permits have averaged about 7,95O units annually;
during the last three years, an average of nearly 9,OOO multifamily
units have been authorized for construction each year.

Qualitative Demand

Sales Hqgsing. Based on the current income levels
suburban Cook County, and on sales price to income
in the area, the annual demand for new sales houses
approximate the distribution shown in the following
price of new sales units will be about $27r100.

of families in
relationships typical
is expected to
tabIe. Ihe median
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Estimated Annual Demand for New Rental Housing
Suburban Cook County. Illinois

September 1, 1965, to Septernber 1 , 1967

Size of unit
MonEhly a/gross rent- Eff iciency

l ro25
985
910
875
815
755

-700-
645
590
53s
480

- 315 -
230
165
r25
85
65

One
bedroom

3,620
3,345
3,120
21895 -
2,660
2,43O
2 r2lO
1 r985
t r2g5 -

950
690
520
345
255

Two
bedroom

- 2,995
2,755
2 r515
2,285
2 rO55

- 1,340
985
7Ls
53s
355
270

Three
bedroom

$ 130
135
140
t45
150
155
160
r65
170
t75
180
200
220
240
260
280
300

and
l,t

il

il

lt

il

il

ll

il

il

il.

ll

il

ll

il

'l
il

over
il

il

lt

il

ti

il-

lt

ll

il

ll

il_

il

ll

il

lt

il

860
790
540
400
300
230
155
115

al 'Gross rent is shelter rent plus the cost of utilities.

NoEe: Ihe figures above are cumulative, that is, the columns cannot
be added vertically. For example, the demand for one-bedroom
units at from $150 to $1ZO is 915 units (3,345 minus 2,430).

The preceding distribuEion of average annual demand for new apartments
is based on projected tenant-family income, Ehe size distribution of
tenant households, and rent-paying propensities found to be typlcal in
the area; consideraEion is also given to the recent absorpEion experience
of new rental housing. Thus, it represents a pattern for guidance in
the production of rental housing predicated on foreseeabl.e quantitative
and qualitative consd.derations. Individual projects may differ from
the general patEern in response Eo specific neighborhood or sub-market
requirements.
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Annual Demand for New SaIes Housing by Price Class
Suburban Cook County, Illinois

September 1, L965, to SepEember 1, '1967

Sales price
Number

of units
Percent
of total

4
L9
2L

Under
$ 18, OOO

22,OOO
26,OOO
30,OOO
3-5, OOO

40,OOO

$18, OOO

- 2l,ggg
- 25,999
- 29,gg9
- 34,999
- 39,999
and over
Tota I

40o
1r950
2rL75
2 r175
I,550

625
t.425

lo,3o0

2L
15

6
L4

100

R.ental Housing. The monthly rental at which privately-owned net
additions, exclusive of public Iow-rent housing and rent-supplement
accommodations, to the aggregaEe rental housing inventory might best
be absorbed by the rental market are indicated for various size units
in the following table. These net additions may be accomplished by
either new construction or rehabiLitation at the specified rentaLs.
The production of new units in higher rental ranges than indicated
below may be justified if a competitive filtering of existing
accommodations to lower ranges of rent can be anticipated as a result



-60

The decline in the rate of growth during the most recent perlod has
been a common characteristic of aLL of the Chlcago SMSA suburban areas.
The const.ruction of orr'ner-occuparrt single-family structures, which were
most desired during the 1950's (as shown by the trend toward homeo'nrner-
ship exhibited durlng the period), was economical[y more feasible in
suburban areas, so rapid migration into Ehese areas was the resu[t.
Since 1960, growth in oruner occupancy has slowed considerably and, hence,
mlgration Eo the suburbs has tended to decline. Of the five suburban
counties of the chicago SMSA, Du Page had the highest relatlve rate of
in-migration during the I95o-196o decade, as measured by the ratio of
total migrants to 1950 population (78 percent, compared to an averege
of 31 percent for the other four suburban counties). A great many of
Ehese in-rnigrants were from urban parts of cook county. During the
two-year forecast period, households are expected to increase by about
4r0OO (3.8 percent) a year to a September 1957 total of ll2,5OO.

Household Size. Av
I95Ors, from an ave

erage household size increased rapidly during the
rage of 3.49 persons per household in 195C to

3.66 in 1960. This Erend in household size is 1argely a reflection
of the high proport.ion of young, chird-rearing f4milies who 1ocated.in
the area during the decade. The upward trend in household size
established during the 195o- 195o period has continued to the present
time (average household size is currently set at 3.74 persons), although
at a slower rate since the migration of youEhful familles to the area
has decLined.

Housinq Market, F'ac tors

Housing Supply

Trends. The current houslng inventory of Du Page County totals 108,6O0
units, representing an average increase of about 31825 units a year over
the l96C Census total of 87,850 (see table X). The net increase in the
inventory results from the construction of about zlr2oo new housing
units and a loss of about 450 housing units through demolitlon, catas-
trophe, fire, and other causes. Over 30 percent of the units authorized
since 196o have been in multifamily structures. Du page county ranks
second (behlnd Cook County) in terms of the number of residential units
authorlzed in the SMSA since 1950 (ll percent of the SMSA toEal).
Housing inventory groh,th amounted to 41325 units a year durlng the 195o-
1960 decade. Reflecting the increase in multifamily construction in
recent years, rental occupancy has increased from about 13 percent in
Aprit 1960 to 17 percent currenEly. Du Page ls the only county in the
SMSA (exceptlng Cook County) ln whlch the r:atlo of renter occupancy Lo
total occupancy has been rising since 1960.
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SUMMARY OF THE

DU PAGE COUNTY ILLINOI S

HOUSING MARKET

Demographic Factors

Popu lation

Trends. Du Page County, l-ocated directly east of Cook County, is
ttr" s""orrd most populous of the six constituent counEies of the Chicago
SMSA. The current population numbers about 396r5OO persons, representing
an average incrementofabout 15r3CO (4.3 percent) annuaIly since L96O.

Du Page County is Ehus the fastest growing county in the Chicago SMSA

(see table VI). The high rates of growth in the county ar.e attrlbutable
partlally to the proximity of Ehe area to the city of Chicago. Most

of ttr" largest ciEies (Elmhurst, with a current populaEion of about
40,85O; Lo;bat'd, containing around 21,55O persons; Ville. Park, about
ZS,ZSO individuals; and l,lheaton, vri th 29,6OO inhabitanEs) are located
relaEively near chicago. Except for Elmhurst, a comparatively rtmaturerl

suburb (which grew by an average of about I.8 percent annually), all of
these ciEies have maintained rates of grovrth "i.,". 

ApriI I95O similar to
that of the county as a tuhole. Growth during the most recent period
has been somewhat sloI,Ier than thaE of the t95O-196O decade, when an

average of about I5r9OO persons (7.1 percenE) were added to Du Page

county annually. During each of the next two years, the population of
Du page County is expecled to increase by about t5,2OO Eo a September

1967 total of 426,90O.

Net NaturaL lncrease and Misration During the decade of the l95O's,
, (excess of resident births overthe ne E natural increase in PoPulation

resident deaths) in Du Page CountY raged about 3r85O Persons eachave
year ( 24 pe
calculaEed
Since Apri I
popu lation
Persons ann

Househo lds

rcent of the total PoPu lation increase) ' resulting ln a

net in-migra tion of 12,O5O persons annualty (see table VII)'
1960, a considerablY larger portion of the gain in total

is attributed to net natural increase' averaging about 5, 475

ualIy, or about 36 percent of the total population change

Trends. There are currentLy about 1.O4,5OO househoids in Du Page County,
an average annual increment of about 3,75Q (4.O percent) since the 196C

Census enumeration (see table IX). During the previous decade' the annual
gain had averaged about 4,125 (6.7 percenL). The increase in the number

of households between I95O and 1960 reflects, in part, the change in
census def inition from rrdwelling unitrt in the l95O Census to 'rhousing
uniEil in the 196O Census. Since the suburban counties had relaEively
few structures of the type affected by the change, however, the definitional
incremenE shouid have been small in Du Page County'
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Residential Bui ldlne Activlty

From January 1, l96o,through July 31, L965, a totaL of 23,1O0 private
houslng unlts were auEhorized for construcElon ln Du Page County, repre-
senEing an average annual volume of about 4rL25 units (see table XI).
Of the total, 7rO5O (31 percent) were in multifamlly (two units or more)
strucEures. TotaI building permit authorizations remained essentially
the same between 195O and 1952 (averaging 41475 a year), buE in 1963,
auEhorizations dropped to 2r85O units. FuI1 recovery h,as reached in
1964, however, and 41425 unlts were authorlzed that year. Multifamily
authorizations have been more erratic, but some upward movement in the
raEe of construction of such units may be deEected; there were l,5OO
mulElfami[y units authorized in L954, compared with I,OOO in 1960. Currently,
there are estimated to be 1,225 slngle-famlly housing units and 58O mulEi-
family units under construction in Du Page CounEy, which represents a
s1lght excess above the rate of construction necessary for a balanced
market.

Vacancv

The current. over-all neE available vacancy level. in Du Page County is
2.2 percent (214OO units). There are about 11725 units avaiLable for
sale, a homeor,yner vacancy ratio of 2.O percent, and 675 units available
for renE, indicating a rental vacancy rate of 3.7 percent. In April
1960, homeor^mer and rental vacancy raEes of 2.O percent and 6.7 percent.,
respect.ive[y, were reported. The sharp decline in rental vacancles
since 1960, desplte the rapid pace of construction of new rental units,
is noteworthy.

Sa les Market

I'he raEe of household growth has been higher in Du Page County than in
any other area in the Chicago SMSA (4.0 percent annually since 1960),
and mosE of the householders were homebuyersr so that the level of sales
houslng construction has also been Ehe highest. The homeowner vacancy
rat.e, too, is among the htghest; currenEly it ls 2.O percent, the same
as Ehat reported in the Apri[ 1960 Census. High vacancy raEes'are often
evidenced in rapidly-growing areas such as Du Page County.

Ihe FtlA surveys of houses compleEed ln subdivisions with five or more
completions during 1953 and 1964 give some lndicatlon of the condiEion
of the Du Page County sales market. In Ehe subdivislons surveyed,
there was a total of I,725 units completed in 1964, of which 35O were
bul1t speculatlvely and the remainder were sold before Lhe start of
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construction. Of the specutative starts, 50 (14 percenE) were unsold at
the end of the year and an additional ten units were on hand which had
been builE prlor to L964. This represents an improvement in the housing
market over the previous year. The survey bf units comPleted during
1963 covered a total of 760 houses, of which I5O were specul-ative starts.
Some 59 percent of the speculatively-bui It units \,rere unsold at the end
of 1963, and an additlonal 7O houses had been completed and unsold for
over one year.

Rental Market

The rental market in Du Page County is essentially sound, as reflecEed by
thecurrent rental vacancy rate (3.7 percent), which is the Iowest of any
area in the Chicago SMSA. Until 1960, rental units had been a minor item
in the housing inventory of Du Page County (oniy 13 percent of the
occupled inventory was renter occupied in 1960). The general increase in
apartmenE living in the Chicago suburbs has led to a strengthening of
the market for rental housing in Du Page County. Owing to the relative
close-in location of the county and the resultant ease of commutation to
Chicago, Du Page offers a favorable location for the garden-type apart-
menEs vrhich are especiatly attractive to young married couples.

Demand for Housing

Quantitative Demand

Based on the expected increment of about 4,OOO households during each
of the next two years and on anticipated demolition activity as well as
the current rate of construction activity, annual demand for new privately-
owned housing will total about 4,lOO units a year during the two year
forecast period, including 2,9OO sales units and l,2OO rentaI units, buE
excluding demand for public low-rent housing and rent-supplement accommoda-
tions.

The anticipated leve1 of demand is slightty below that of the l96C.-1964
period, when an average of 4,150 private units r^rere authorized annually
for construction, but above the average annual rate of the 1963-1964
perlod (3,625 units). The rate of rental housing construction should
remain near the level of muLtifamily authorizations maintained during the
1963- 1964 period (an average ofabout l,2OO a year), but demand for new
sales uniEs wi[I be above the average number of single-family authoriza-
t.ions during the recent tr^ro-year period (about 2,425 a year).
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Quali tative Demand

Sales Housi ng. Based on the
Du Page County, and on sales
in the area, the annual deman,
buted by price as shovm below
wi I I be abour $28,0OO.

current income levels of families in
price to income relaEionships typical
d for sales housing has been aistri_
. The median price of new sales units

Annua1 Demand for New Sales Housi bvP rice Class
Du Page Coun tY, Illinois

S tember I 1965 to Se tember I

Sales price
Number

of units

1957

Percent
of total

Under
$18,COO

22,OOO
26,OOO
30,OOO
35, OOO

40,OOO

$1B,OOO
- 2l,ggg
- 25,ggg
- 29,ggg
- 34,999
- 39,ggg
and over
Tota 1

r75
290
6to
535
665
3so
,1.7-5

2,9OO

6

10
2l
22
29
L2

.6
t00

RqllaI Housing. The monthly rental at which privately-ourned netadditions' excrusive of public low-rent housing and rent-suppremenEaccommodations, to the aggregate rental housini inventory migtt uestbe absorbed by the rentai-*rit"t are indicated for various size unitsin the forrowing table. These net additions may be accomprished byeither new construction or rehabiritation at th; specified rentals.The production of new units in higher rental ranges than indicatedbelow may be justified if a compeEitive filrering of existingaccommodations to lower ranges of rent can be anticipated as a result
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Estlmated Annual Demand for New RentaI Housing
Du Paqe Coun tv. Illinois

September l. 1965. to S eotember 1. 1967

S ize of unit
Mon th Iy

gross ren Eff ic iency

130
r25
L20
1I0
105

-95
90
80
75
70

-60
40
25
20
15
10

5

One
bedroom

47;
440
405
375
34s
315
285
255
i65
110
90
75
60
45

Two
bedroom

4so
41s
375
340

-305
200
135
105
90
75
60

Ihree
bedroom

150
- r35

90
60

a/t-

$ 130
135
140
r45
150
i55
160
165
170
rt5
180
200
220
240
260
280
300

and
il

ll

lt

ll

ll

il

il

il

ll

lt

il

lt

r
il

ll

ll

over
il

il

il

il

il

il

il

lt

lr

il

lr

il

il

il

il

il

45
40
35

50

a/ Gross rent is shelter rent plus the cost of utilities.

Note: The figuresabove are cumulative, that is, the columns cannot
be added vertically. For example, the demand for one-bedroom
units at from $150 to $170 is 125 units (440 minus 315)'

The preceding distribution of average annual demand for new aPartments
is based on projected tenant-family income, the size distribution of
tenant households, and renE-paying Propensities found to be typical
in the area; consideration is also given to the recent absorption
experience of new rental housing. Thus, it represents a pattern for
guidance in the production of renEal housing predicated on foreseeable
quantitative and qualitative considerations. Individual projects may

differ from the general pattern in response to specific neighborhood
or sub-market requirements
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SI.]MMARY OF THE

KANE COUNTY ILLINOI S

HOUSING MARKET

Demographic Factors

Popu Lation

Trends. Kane County is the westernmost county of the Chicago SMSA. The

ffit population of the counEy is approximaEely 235,9o0, which repre-
senEs an average growth of about 5,LOO Persons (2.3 pereent) annually
since 1960 (see table VI). Important are E)-gin (with around 53,3OO
persons currently) and euroral{ both of r,rhich are long-estabtished cities.
The third largest incorporated area is CarpentersvilLe (vrith about 20,5OC

persons currently), which is relatively new and has a recent history of
very rapid grorvth. All three of these are located in the extreme
easiern parl of the county (a sma-ll part of E}-gin is actually in Cook

County),'t^rithin easy commuting distance of Chicago. The population
growth of the county during the I95O's was about 5,775.(3.2 percent)
annually. During the two-year forecast period, it is expected that the
population will grow by about 5,OOO annually to a September 1967 total
ot 245,90O.

Net Natural Increase and Migration During the l95O-1960 period, net
naturaL increase accounted for about 2r550 of the average annual addition
to the population, and the remaining growth (3,225 persons annually) was
the result of migration to the county (see table VII). Since 1960, there
has been a higher average level of net natural increase (about 312OO
annuatLy), but nei in-migration has declined to an average of about lr9CO
each year, so that the rate of populaEion growth has slowed considerably,
as noEed earlier.

Househo lds

Trends. There are currenEly about 661750 househol.ds in Kane County
Gaute IX). Since 1960, there has been an average gain of about
L,425 (2.3 percent) households annually. Between l95O and 1960, house-
hotds increased by an average of abouE i,650 a year (3.3 percent). The
increase in the number of households between 1950 and 196O reflects, in
part, the change in census definition from trdweliing uniEtr in the l95O
Census to trhousing unitrrin the 1960 Census. Over the two-year forecast

!/ CompleEe data are not available on which to base a current population
estimaEe for Aurora. The l95O Census reported a population of 63,7O0,
and indications are Ehat it has grown since.
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period, households are expecEed to increase by about 1-r4)'5 (2.2 percent)
each year to a September 1967 totat of 69,7OO households.

Household Size. The avera ge household size increased during the I95O-
[960 decade from 3.24 persons per household in i95O to 3.34 in 1960.
Again, the generally Low age of in-migrating families and the resultant
high proportion of chil.d-rearing couples largely was responsibl-e for
Ehe upward trend in household size. Ihe tendency toward increasing size
of households should have continuedinto the present, but at a lower
rate as the rate of in-migration has been reduced. Currently, average
household size is about 3.36 persons per household.

Housing Market Factors

Housing Supply

Trends. The Sept.ember l, i965rhousing inventory of Kane CounEy totals
about 69,45t) units,compared with 61,45O in 1960 (see tabl-e X). The
average annual increase of 11475 units is somewhat below the 1,750 average
annual gain of the previous decade. Inventory growth during the most
recent period results from the construction of about 8,325 new housing
uniEs and the demolition of about 325 units. Ourner-occupancy currently
(asin April 1960)accounts for about 69 percent of the occupied units; in
April 1950, 65 percenE of the occupied units were reported to be owner
occupied. The leveling-off in the trend toward owner-occupancy during
Ehe last few years results from the sr-rbstantial voLume of rental-type
mulEifamily construcEion in this outlying county and the satisfactory
absorption of the new rental unit.s.

Vacancy

According to census reports, 2.3 percent of the Kane County net available
housing supply was vacant and avaiLab]-e for sale or rent in April 1960 (see
table XIII). The vacancy rates were 1.1 percent in housing availeble for sale
and 4.8 percent in housing ava.ilabl-e for rent. The over-al1 vacancy change
sihce 196O has been negIigible; sales vacancies have risen slightly and
rental vacancies have declined moderately. There are currently about
525 units available for sale, a homeovuner vacancy rate of i.3 percenE, and
925 units available for rent, a rental vacancy rate of 4.3 percent. About
575 of the units available for sale and 7OO of those available for rent
contaiir all plumbing facilities.



61

Sales MarkeE

The sales market of Kane county is sound, although the vor.ume of
consEruction has shown an almost steady decl_ine during recenE years.
rn 1960, l,3oo houses were authorized, for construction by buiiiingpermits, end in 1964, the number of authorizations had siipped to )-,o25
Tne declining produetion of single-family houses in recent-years hasapparently more than met the demand for such units as the homeowner
vacancy rate has risen from I.l percent in April Lg6o to abouE 1.3percent currently.

Rental Market

The current rental vacancy rate of 4.3 percent in Kane County indicates
that the rental market is firm and that the nr:oduct.ion of new rental
units in recent y<lars has approximated demand for such housing (in
April 1960, a rental vacancy rate of 4.8 percent was reported). Between
l95O and L964, an avera.ge of'about 510 multifamily units (in structures
r.rith two or more units) r{ere authorized annually, but the trend in most
years has been upward (authorizations amounted to 27O in 196O and 62O in
L954) .

Urban Renewal

The CenEral (R-44) urban renewal project, in execuEion in El-gin, is the
only urban renewal project in Kane County. Most of the 24 acres in the
project area are scheduled for sEreet rights-of-way and other public
re-use. No rcsidentiaL development is planned. A general neighborhood
rene\{al program is planned in Aurora.
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Demand for Housing

Quantitative Demand

Based on the annual increment of about 1,475 households durlng each
of the next two years, on expected demoLition activity, and on other
markeE condiEions, demand for new housing will total about [,650 units
a year during the two-year forecast period, including l,O5O sales units
and 600 renEal units, excluding' public low-rent housing and rent-supple-
ment accommodations.

This level of total demand is identical to the average annual raEe
of prlvate housing unit authorizations established during the 1960-1964
period, but is slightly below the average during the.1963-1964 period
(about 1,725 snnualty). The stightly higher rate of construction
during the recenttwo-year period is largely the result of an upward
movement in multifamily authorizations (see table XII). Except for
1964, multifamily housing auEhorizations have risen each year since
I960; con\1r:'seLy, single-family authorizations decIined most years
during the same period.

Qualitative Demand

Sales Housing. On the basis of the currenE family income and on the
relationship of sales price to income typical in Ehe area, the annual
demand for new sales housing is expected to approximaLe the patEern
shown in the following table. The median price of new sales units will
be about $24,5OO.

Annual Demand for New Sales Housing by Price Class
Kane County, Illinois

September I, 196-s.to September l, L967

Under
$i8,ooo

22,OOO
26, OOO

30, COO

35 , COO

40, OOO

$ 18, ooo
- 2L,ggg
- 25,999
- 29,999
- 34,999
- 39,999
and over
Total

Sales price
Number

of units

55
320
235
230
105
55
50

l,o5o

Percent
of total

6

30
22
2t
10

6
5

ool



Re-[r!al Houslng. The monthly rentar at whlch privately-owned netaddltlons' excluding publlc low-renE houslng and rent-supplement
accommodatl0ns, to the aggregate rentat houitng lnventory mlght bestbe absorbed by the rental maiket are lndicated for varlous slze unlrsin the foilowlng table. These net addltrons may be accompltshed byelther new constructlon or rehabiliEatlon at th; specifled rentals.The producElon of new unirs rn htgher rental ranges than indlcatedbelow may be Justtfled lf-a competltlve fttterlng of existing accommo-datlons Eo lo$rer ranges of rent can be antlclpated as a result.
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Es tlma Annual Demand for New Rental Hous lne
Kane Countv. Illlnols

September 1. 1965. to September I. 1957

S lze of unlt
Monthly One

bedroom
lbo

bedroom

- 2A5
180
155
140
L25
105
90-
40
30
25
15
10

utl 11 tles.

Three
bedroom

45
40
20
15
L0
10

5

tg/sroe s ren

$120 and over
llll

ril

ltil

ilil

llil

illl

llil

illl

ilil

ilil

ilil

Eff 1c lency

85
80
70
65
60

45
40
35
30
25
20

L25
130
135
140
145
150
155
160
155
170
175
180
200
220
240
260
280

55

24;
220
205

-185 -
160
140
L25
110

o5
55

il

lr

lt
lt
ll
il

il

il

ll

il

il

ll

-15
10

:

95
80
35
30
20

al Grose rent le

Note:

:,;

ehelter rent plue the coet of

the flgures above are cumulatlve, thet ls, the columns ,cannot
be added vertically. For example, the demand for one-bedroom
unlte at from $150 to gl70 ie 75 units (Ig5 mtnus llo).
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Ihe preceding disEribution of average annual demand for nev'r aPartmenEs

is based on projected tenant-family income, the size distribution of
tenanE households, and rent-paylng ProPensiEies found to be typical
in .the area; consideration is also given to the recent absorption
experience of new rental housing. Thus, it represenEs a pattern for
goid"r,"" in the production of renEal housing predicated on foreseeable

luantitative and qualiEative considerations. Individual projects nay

differ from the gutt"tul Pattern ln response to specific neighborhood
or sub-market requirements.
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SIJMMARY OF THE

LAr(E CqUNTY, TLLTNOTS
HOUSING MARKET

Demographic Factors

Popu lation

Trends. Lake County is the e:<treme northeastern county of the Chicago
SMSA, and. of the State (its northern boundary abuts Wisconsin). The
popula-tion of Lake, currently at 34O,80O, is the third largest of
the six constituent counties of the SMSA. Since 1960, population
growth has averaged about 8,7OO (2.7 percent) annuaily (see table VI).
The three largesr- incorporated areas, Waukegan (wiEh a current population
of about 62,900), Highland Park (with Elout 28,3OO persons), and North
chicago (approximately 22,5oo persons)ii are all located near the Lake
Michigan shore, as are al1 of the areas of greatesL population density
in the county. During the 195O-196O decade, population growth averaged
about 11,45O (5.O percent) each year. Population is expected to
increase by about 8,45O persons during each of the next two years
to a September L967 total of 357,7OO.

Net Natural Increase and Migration. During the 1950-195O period, as
indicated in table VII, net natural increase (excess of resident births
over resident deaths) averaged about 4r315 each year, and net in-migration
amounted to around 7rO75 annually to make up Ehe tot.al population
increment. Since 1960, the increased rate of net natural increase
(averaging 5,O25 annually) has been more than offset by declines in the
yearly level of net in-migration (to 3,675), so that the rate of
population growth has decLined. All of the Chicago SMSA suburban
counties showed declines in average annual in-migration in the current
period compared with the decrease of the l95O's, but the relative
sLowing in Lake County $ras apparently the greatest.. The rate during
lhe most recent period was only half that of the 1950 decade 1n this
county.

Househo lds

Trends. Currently, there are abouE BBT5OO househol,ds in Lake County,
which indicates an average annual increase of about 2,2OO (2.7 percent)
since the l96C Census enumeration (see table IX). During the previous
decade, the annual gain had averaged about 2,975 (4.9 percent). Part
of the l95O-196O gain was the result of the change in census
.concept, as discussed previously; however, since the suburban counties

L/ Note that the population figures for North Chicago are exclusive
of certain areas. See footnot.es on table VI .
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had relaEively few structures of the type affected by the change, the
definitional increment should have been smalI in Lake County. As in
other suburban parts of the Chicago SMSA, the reduction in the house-
hold growth raEe in Lake County is judged to be a reflection of the reduced
migration of home-purchasing families into Ehe county. During Ehe two-
year forecast period, households are expected to increase by about
2,275 (2.5 percent) each year to a September L967 total of 93,050.

Household Size Household slze increased during the L95O- t96O inter-
censal period, from the I95O average of 3.42 persons per household to
3.52 in 1960. This upward movement, caused by the migration of many,
typically largg young households intci the county during the 195C's,
has continued to the present time. Currently, the average household
contains about 3.58 persons.

Housing Market Factors

Housing Supply

Trends. There are about 97r45O units in the current housing inventory
of Lake County (see table X). Since 1960, the inventory has increased
by around 2,L75 units a year compared with growth of about 2,975 a
year in the previous decade. Although an important proportion (25 percenE)
of the housing units authorized in Lake County since L96O have been in
rental-type structures containing two or more unit.s, Ehe trend toward
owner occupancy established during the l95Ors has r:ontinued to the
current date, although at a somewhat slower rate thrrn occurred between
l95O and 1950. Ovrner occupancy currently accounts jtor 7l.O percent of
the toEal occupied units, compared with 70.6 percenr- in ApriI 1960 and
63.7 percent in ApriI I95O.

Vacancv

The April 1960 Census indicated that abouE 2,250, ot:2.9 percent, of the
available housing inventory of Lake County was vacanE, with vacancy
ratios of l-.7 percent in the sales housing inventory and 5.6 percent
in rental housing (see table xrrl). There are currently_ about 2,55o
available vacancies, an over-all net available vacancy ratio of. 2.8
percent, with a homeotrner vacancy rate of 1.8 percent and a rental
vacancy rate of 5.2 percent.

SaLes Market

In terms of recent activiEy, the Lake County sales housing market ls the
second largesE of any of the five suburban counEies of the Chicago SMSA.

From January 1,1960 through July 3I, L965, an annual average of 1-,775
single-family uniEs were authori.zed for consEruction by building permiEs.
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No trend is discernible in the vol,ume of activity, but there were
fluctuations around Ehe average. The lowest voiunre reporEed for the
period r,ras in 196o r,rhen I,5oo single-family units were authorizec),.
The volume of singLe-family permits issued rose to 2,LOO in 1961,
slumped to 1.,80o in 1962, rose slightly to l,BZ5 in 1963, and dropped
again in 1964 to about 1,725 units.

The FHA surveys of new sales houses completed during t963 and L964
in subdivisions containing five or more completions provide some measure
of the sales market. The survey conducEed in January L964 covered a
total of about 53o houses completed during the prior year, of which
a relativel.y large proportion (28o units) rvere speculatively built.
of the total speculative houses finished in 1963, 24o were unsold
at the end of the year, and an additional 25 units had been completed
for over one year and were unsold. However, the greaE majority of the
reported unsold speculative sales units were actually small apartment
sLructures originally intended for lease and which, when the lease
agreements failed'to materialize, were offered for sale and reported
as rrspeculatlve housesrr. The January I965 survey covered 33O units com-
pleted during L964, of which 4o units were speculatively built. About
2l percent of the speculative starts were unsold at the end of the year,
and an additionaL four units \,/ere on hand which had been finished for
more than one year. The marketability of the most recent speculative
construction is an indication of the essentially sound sales market
in Lake County.

Rental Marke t

Since 1960, there has been an average of about 59O rental housing units
authorlzed by building permlts for construetion annually in Lake County.
There has been a recent spurt in mutEifamily construction; the levels of
authorizaEions in 1953 and L964 (84O and 8IO units, respecEively) were about
double .those of each of Ehe years 1960 to L962, and the number of auEhori-
zations during the firsE seven months of 1965 is equal to the similar
period in L964 (39O units). Despite the recent increase in multifamily
housing'construction, the current rate of rental housing vacancy, at
5.2 percent, would indicate an essentially sound market.

Urban Renewal

The only urban renewal project in Lake County is located'in North Chicago.
The North Argonne (R-i9) project, which is now in execution, covers an area
of almost 173 acres. Approximately lO8 acres of the land are scheduled
f or residential re-use. In L962, 125 public housing units r{rere consEructed
in the project area. About one-fifth of the land is reserved for streets,
alleys, and public rights-of-way. The remaining land area is scheduled for
commercial and public re-use.
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Demand for Hou s rns

Quantitative Demand

Based on the expected increment of about 2,275 households during each
of the next two years, on anticipated demolition activity, and on
other minor adjustments within the market, there will be an anlrual demand
f or about 2,51 5 new housing units during each of the nexE Er^lo years,
including 1,85O sa[es units and -725 rental units, excluding public low-
rent housing and renE-supplement accommodations.

The expected annual level of demand is a little above the annual
average number of private housing units authorized forconstruction
during the i960-1964 period. The annual number of single-family units
expected to be in demand is essentially the same as the number of
authorizations maintained from 196O thr:ough 1964 (an average of I,825
units annuatly). Anticipated rental demand is slightLy above the
average number of private multifamily authorizations during the 1962-
1964 period (about 680 annually).
Qualitative Demand

Sales Housing. On the basis of the current level
Lake County and on the relationship of saLes price
the area, the annual demand for new sales houses i
mate the pattern presented in the following table.
such units is about $27,4OO.

Annual Demand for New Sales Housing Price Cl.ass
Lake County, Iilinois

September I. I 965. to September L, 1967

of fami ly income in
to income typical in

s expected to approxi-
The median price of

Sales price
Number

of units

130
280
370
420
350
190
110

Percent
of total

7

15
20
,.)
t9
10

6

Under
$r8,ooo

22,OOO
25,OOC
30, OOC

35, OOO

40, OOO

$ 18, ooo
- 2L,ggg
- 25,ggg
- 29,ggg
- 34,999
- 39,999
and over
Tota I I,850 100

Rental Housin The monthly rental at which private[y-owned net additions,
excluding public Low-rent housing and rent-supplement accommodations, to
the aggregate rental housing inventory might best be absorbed by the
rental market are indicated for various size units it'r the following table.
These net additions may be accomplished by either new construction or
rehabilitation at the specified rentals. The production of new units in
higher ranges than indicated in the following table may be justified if a

competitive filtering of existing accommodations to lower ranges of rent
can be anticipated as a result.



September 1 t965

75

mand for New Rental Housins
Lake Coun I1 1S

to SepEember 1 19 67

Size of unit

gross ren
Month ly a/t- Eff iciency

70
65
60
60
55
55

-50
45
40
40
35

-25
15
10
10

5

One
bedroom

250
230
220

- 205
190
L75
160
150

-95
65
55
35
25
10

Two

bedroom

- 29;
265
245
230
2LO

- 135
95
75
50
35
15

Three
bedroom

115
105

70
50
40
30
20
10

$ 130
135
140
t45
150
r55
160
165
170
t75
180
200
220
240
260
280
300

and
It

ll

il

il

il

il

t!

il

il

I

ll

il

il

It

il

il

over
il

il

il

il

il

il-

il

il

ll

il

ll -
il

il

il

il

I

a/ Gross rent is shelter rent plus the cost of utilities.

Note: The figures above are cumulative, that is, the columns cannot
be added vertically. For example, the demand for one-bedroom
units at from $150 to $170 is 55 units (230 minus L75).

The preceding distribution of average annual demand for new apartments
is based on projected tenant-family income, the size distribution of
Eenant househol.ds, and rent-paying propensities found to be typica.L
in the area; consideration is also given to the recent absorption
experience of nev,r rental housing. Thus, it represents a patEern for
guidance in the production of rental housing predicaEed on foreseeable
quantitative and qualitative considerations. Individual projects
may differ from the general pattern in response Eo specific neighbor-
hood or sub-nrarket requirements.

E s E imated
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SI.JWARY OF II{E
McHENRY COUNTY ILLINOI S

HOUSING MARKET

Demographic Factors

Popu la Eion

Trends. McHenry county, located in the extreme northwestern part of
the chicago SMSA, is the least popul-ated and least urban of the six
constituent counties of the metropolitan area. The current population
is estimated at 98,7o0, representing an average growEh of about 2,575
(2.9 percent) a year since 1960 (see table VI). The populaEion of
McHenry county is spread among several villages and unincorporated
areas, none of which had a population of as much as IO,OOO in 1960.
The greatest population density exists in the southeastern section
of the county, cLosesE to Chicago, where comnrutation to the central city
is relatively convenient. During the 1950rs, the average annual popu-
LaEion growth was about 3,35O (5.1 percent). Popuiation grolrth during
each of the next two years will be about 2,4so,bringing the September
1967 county total to IO3,6OO persons.

Net Natural Increase and MigraEion. As indicated in tabLe VI I, between
l95C and 1960, net naturalincrease (excess of resident births over
resident deaths) averaged about 975 persons a year. The remainder
of the average yearly popu'!-ation increase came about through the net
in-migration of about 2,375 persons. Since 1960, as in the other
suburban counties, natural increase in McHenry County has increased
(to about 1r25O annually), but a reduction in migration Eo about L,425
a year has resulted in a lowered rate of population increase.

Househo 1d s

Trends. There are currently abouL 27,45O households in McHenry CounEy,
representing an average growth of about 600 (2.3 percent) annually
since the 196O Census enumeration (see table IX). During the previous
decade, household growth had been considerably greater, averaging
about 94O (4.9 percent) each year. Part of the 1950-196O gain was
Lhe result of the intercensal change in census concepl-, as discussed
previously; however, since the suburban counties hacl relatively
few structures of the type affected by the change, the definitional incre-
menE should have been small in McHenry County. Househol.ds are expected
to increase by about 625 (2.2 percent) during each of the next two years
to reach 28,7OO by September 1967.
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Household Size. Avera ge household size increased during the l95O- t96O
period; in 1950, Ehe average size was 3.37 persons per househol-d and in
t960 it was 3.45 persons per household. The rapid in-migration during
the intercensal period is judgeci to have been largely responsibLe for
the increase in average household sizg since most ln-migrants were home-
buying families with children.

Housing Market Factors

Housing Supply

Trends. There are now about 32r55O housing uniEs in McHenry CounLl,

""*parua with approximately 29,3OO units in April 196O and 19,45O units
in April l95O (see tabLe X). The inventory has thus grown by an average
of about 6tO units a year during the most recent period, as comPared with
an average annual increase of nearly IrOOO units a year during Ehe 195C-
l96C decennial period. Most of the increase in occupied housing units
(nearly 88 percenE) has been in orrl€r-occupied housing, rvhich Dow con-
stitutes nearly 78 percent of the total, compared with 76 percent in
April i96O and.67 percent in April f95O.

Vacenly

There are currently about 8OO availabl-e vacant housing units in McHenry
County, equal to an over-aLi net available vacancy ratio of 2.8 percent.
Of Lhe available units, 425 are for sale (4OO with plurnbing facilities),
a homeourner vacancy ratio ot 2.0 percent, and 375 ate for renE (325 with
all plumbing facilities), indicating a rental vacancy rate of 5.7 percent.
The current over-all level of net available vacant units is slightly
below that of April 1960, when a ratio of 2.9 percent vras reported by
the census; the level of sales vacancies has risen slightly while rental
vacancies have dropped moderately. In ApriI 1960, homeouner and renEal
vacancy rates of 1.9 percent and 6.2 percenE, respectively, were reporEed.

Housing !'larket Coq@llenq

McHenry County, geographically the most remote from Chicago and the
least populated of the five suburban counties, has the most limited
market for new housing. McHenry County has accounted for less than two
percent of the total units authorized in the SMSA since 1960. Between
January 1, 196O,and July 31, 1965, a total of about 3,8OO housing uniEs
were authorized for construction in the county, 3,35O of which were
singl,e-family structures. AIthough current market information is sketchy,
the recent production of new housing units has apparently approximated
demand as the current over-alL level of vacancies is dovrn only slightly
from the April 1960 level.
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Demand for Housinq

QuanEitative Demand

Based on an increment of about 625 households during each of the next
two.years, and on minor market adjustments, there is expected to be an
annual demand for about 675 new privately-ovmed housing units during
each of the next two years, including 600 sales units and 75 rental
units. This level of demand is about the same as Ehe average annual
number of prlvate housing units (680) authorized for construction
during the January 1960 through July 1965 period. The demand estimate
does not incIude public low-rent housing or rent-supplement accommodations

QuaIiEative Demand

Sales Housing. On the basis of the current lncome level,s of
in McHenry County and on the relationship of sales price Eo

typical in the area, the annual demand for new sales units i
t.o approximate Ehe pattern presented in the following table.

Annual Demand for New Sales Housins bv P rice Class
McHenry County, I i, linoi s

September [, 1965, to September lL !967

fami lies
income
s expected

Under
$ 18, OOO

22,OOO
26, OOO

30, OOO

35, OOO

40, ooo

$18,OOO
- 2L,999
- 25,999
- 29,999
- 34,999
- 39,999
and over
Tota I

Sales price
Number

of units

55
170
r30
120

70
3s
20

600

Percent
of toEal

9

29
2T
20
T2

6
J

100

Rental Housin . The monthly rental at which privat.ely-owned net
additions, excluding public low-rent housing and rent-supplement
accommodations, to the aggregate rental housing inventory might best
be absorbed by the rental market are indicated for various size units
in the following table. These net additions may be accomplished by
either new construction or rehabilltatlon at the specified rentals.
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Estimated Annual Demand for New Rental Housin
McHenry County, Illinois

September 1, 1965, to September 1, L967

Size of unit
Mon th ly

gross ren
One

bedroom

30
25
25

-20
20
15
15

-15
10
10

5

5

Tt^lo

bedroom

-3;
30
25
20

-20
15
15

5

5

Three
bedroom

a/t-

$ 13s
140
14s
150
i55
160
r65
t70
L75
180
200
220

and over
il

I

il_

il

ll

il

il

I

ll

lt

ll

I

lt

lt

It

ll

il

ll

il

il

ll

il

l5
10
10
10

5

a/ Gross rent is shelter rent plus the cost of utilities.

Note The figures above are cumulative, that is, the
columns cannot be added vertically" For example,
the demand for one-bedroom units at from $140 to
$160 is 10 units (25 minus 15).

The preceding distribution of average annual demand for new aparEments
is based on projected t.enant-fanrily income, the size distribution of
EenanE households, and rent-paying propensities found to be typical- in
the area; consideraEion is also given to the recent absorption
experience of new rental housing. Thus, it represents a pattern for
guidance in the production of rental housing predicated on foreseeable
quanEitative and qualitative considerations. Individual projects may
differ from the general pattern in response to specific neighborhood
or sub-market requirements.



-80, -

SUM},IARY OF II{E
WILL COIJNTY ILLINOI S

HOUSING MARKET

Demographic FacEors

Popu lation

Trends. I{ilI County, which is Located in the extreme southern parE
of the Chicago SMSA, has a currenE population of around 22O,lOO'
represenEing an average annual gain of abouE 5,275 (2.6 percent) since
1960 (see table Vl). The largest ciEy in l.Iill County is the county
seat, Jo[ieE, which had a 196O population of 66,500. Ihere are many
other incorporated areas throughout the county, but a[[ contained fewer
than IO,OOO persons in 1950. The population of Wlll County grew by an
average of about 51725 (3.6 percent) a year during Ehe l95Ors. During
the two-year forecasE period, the population is expected to grow by
about.5,550 persons annualty to a September L967 total of abouE 231,2OO.

Net NaEural Increase and Migration. During the t95O-196O period, net
natural increase in oopulation (excess of resident births over resident
deaths) averaged about 2,450 a year in lJill County, and the remainder of
the annual population increase resulEed from the average net in-migration
of about 31275 persons each year. Since 1960, net natural increase has
averaged 3r25O each year, buE in-migration is dovun to about 2rO25 annually
so thaE population growth has slowed during the current period. Table
VII presents a surnmary of Ehe componenEs of population change.

Househo 1ds

Trends. As shoryn in table IX, there are current.Iy around 6lr8OO house-
tiFit WiLl County, ref lecting an average annual incremenE of about
L,525 households (2.7 percent) since 1950. The previous decade had
produced higher rates of household growth as a great many families moved

into the area to purchase homes. Households increased by an average of
about 1.,625 (3.7 percent) a year during the I95O-195O period. Part of
the gain in households in this period was the resulE of the intercensal
change in census concept, as discussed in the main body of this reporE;
however, since the suburban counties have relatively few structures of
the type affected by the chaflge, the definitional increment should
have been small in 1{itl CounEy. Househol-ds should increase by about
L,625 (2.6 percenE) during each of the next two years Eo a toEal of
65,05O by September 1967.

Household Size. Duri ng Ehe decade of the L95Ors, a.verage househol-d size
Every suburban countyincreased from 3.42 to 1.44 persons Per house ho ld

of the Chicago SMSA showed increases in average household size during the
L95O' s, which r{,as closely tied to the ln-migration of young ,

growing families. Average household size is cur.rently judged' to be

essential[y unchanged from t960.
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Housing Marlcet Factcrs

Housing Supply

Trends. There are nor./ about 65,45O housing units in Uill County, an
increa.se of 1,525 a year over the April l95O total of about 56,-iOC)
units (see table X). This most recent grov"rth compares vrith an average
addition of about l,8CO units a year betrueen I95C and L96O. The great
majority of the increase since 1960 (about 9O percent) has been in
ol^,rler- occupied housing , bringing tl-re proportion of ov,rnership to
74 percent of the occupied inventory currently, a.n increase from 72
percent in l95O and 65 percent in L95).

Vacancy

The April 196D Census reported that 2.9 percent of the ava.ilable housing
supoly of Will County was vacant at that time (see table XIII). The
vacancy raEes were 1.3 pcrcent in housing available for sale and 6.6
percent in housing available for rent. On Ehe basis of available
information, it is judged that there has been virtually no change in the
level of vacancies in Will County since 1960. WiIl County contains
the highest proportion of substandard vacant units of all. counties
in the SMSA. Currently, it is estimated that 50 of the 625 units
available for sale and 425 of Ehe 1,i25 units availabLe for rent lack
one or more plumbing facilities, similar to the condition that existed
in t960.

Sales Market

Currently, the sales market in Wiil County is firm, as indicated by the
current level of sales va"cancies. Wnile the number of singLe-family
authorizations has declined each year froro 2rOOO in l96i to about :,\25
in L964, the volume of 1:rcduction has apparentiy meE dernand as the
current homeourner vacancy rate is unchanged from the April L96A ratic
of l. 3 percent.

The most recent FHA survey in selected subdivisions enumerated a total of
38O houses completed during L964. Oniy 3O of the units had been buitt
speculatively, of v,rhich two were unsold, and an additional ten speculative
units were on hand that were over a year oi.d. The earlier survey of 1963
completions had listed 220 units, on':y ten of whictr had been built
speculatively, and none of the speculative starts had been sold as
of the survey date.
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Rental Market

tJill County has a limited market for rental housing. Between January
l, 196Orand JuLy 31, 1965, a total of only 72O rental-Eype units
were authorized for construction, 45O of which were in Joliet.
ALEhough mulEifamily housing production in WilI County has been smalL
during recent years, iE has apparently been meeting the demand as
Ehe current rental vacancy rate of 6.6 percent is unchanged from the
April L96O ratio.

Urban Renewal

The plan has been completed for the Bluff PLaza neighborhood in Joliet
WiEhin this area there is one urban renewal project, Bluff Plaza
(R-38), which is now in execution. This is the only urban renewal
activity in Witl County. Re-use of the project land is primarily
residenEial (21 of 39 acres), but a small amount of land has been
reserved for commercial and public uses.

Demand for Housing

Quantitative Demand

Based on an increment of about 1,625 househoids during each of the
ne:<t two yearsr*q?-d_ 

_o5r_ exp.e.c-_t9a diiri.o]ifion activity, the-r!_wilI be
an annual demand for about Lr65o new housing units (1,45o sales units
and 2oo rental) during each of the next two years. The expected
demand is jusE under the average of 1,675 private housing uniEs
authorized for construction annuaily during the t960-I9G4 period,
but equal to tl-re 1,650 units authorized during rhe Lg62- 1964 period.
The demand estirnate does not include public low-rent housing or
rent- supplement accommodations .

Qualitative Demand

Sales Housins.
income to purcha
demand for 1,45O
in the fol. lowing
$ 24, 35O .

Based on current family income, on typical
se price, and on recent market experience,
sales units is expected to be distributed
table. The median price of such units is

ratios of
the annual
as sho\,un
about



83

Annua I Demand fo r New SaLes Housi ng bv Pr ice C,_a.sswil l Cr:un ty, Il I inoi sSeptembe : s65, ro September ! 957
rl l

Sa les pri ce

Under $1g,Or)O
$t 8,O3O - 2L,ggg

22,OOA - 25 ,ggg
26,OOC - 29,ggg
3C,OOO - 34,ggg
35,COO - 39,999
4C,OOO and over

Tota I

Number
of units

90
430
330
310
2DC

50
30

: ,45O

Percent
of to ta :.

6

3)
23

2L
L4

4

2
loo

Rentar Housing' 
,Ih" monthly rentar at which privaEely-owned neradditions' excluding publi.' l;;-rent housi"g iro renr-supprementaccommodations'.t" trtr uggr"gu," ..r,aut houJing inventory mightbesr be absorbed-bv the i:;;:;'*.rr..t ..;-r;;rxur"o for various sizeunirs in rhe forrowing r"bi;:- i1."" n"r-.JJi;;;." may be accomplishedby ei ther new construction or rehabi iitationrui'at" specified ,1.,r.t".The production of new u,',it"-in'*,r*n".."nt.i lr,g"" than indicated

ii' :i:.;'j::ffi:.:?i:.t't. t.J:: ;*Jj:" ;i,:.:i$..,,i ve ri i,ering .r
as a result. lqr,Bcs or rent can be anticipated
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E timated AnnuaI Demand f, r New Ren Eal Housin

WiII Coun tY' III inoi s

mber I 65 to Se tember L9611
Se te I

Size of uni t

Mon th lY al
qr ss rent- Eff cienc

30
25
20
20
r5
15
15
10
l0
10

:

One
bedroom

75
65

-60
55
50
40
35
30

-r\ -
20
t0

5

Two

bedroom

1;
60
50
45
40
35
30
10

:

Three
bedroom

2;
20
20
15
l0

5

$r20
t25
130
r35
140
t45
150
r.5 5

r60
165
170
r75
I80
200
220
240

and over
ll

il

il

ll

ll

ll

il

ll

il

il

ll

ll

il

il

ll

il

il

il

il

il

il

ll

il

ll

il

il

il

ll

ll

ll

a/ Gross rent is shelter rent plus the cost of utilities'

Note:Thefiguresabovearecumulative'thatis'thecolumns-cannot
be added vertically' ftt-"'"*pf"' Ehe demand for one-bedroom

units at from $t5O to $l7O i; ZS units (55 minus 30)'

Theprecedingdistributionofaverageannualdemandfornewapartments
is based on projected tenant-f";;i;'i'"o*t: :h" size distribution of

renanr households, and ,.nr-pu.yiig'p.op.r:i.::: found to be typical

in the area; toi"id"t"tion is "i"E Li"Ln to the recent absorption

experienc. or ''t'-it"ttr 
ttoursi"g' fu:"' it t:ltu"ents a paEtern for

guidance in tttt irta""t"" of 
-tE''tat 

housing predicaEed on foreseeable

ouanEitative and qualitatir" ..I"iaerations' Individual projects may

airt"'fromthegeneral.patterninresponsetospecificneighborhood
or sub-market requirements '
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Table f

Comutation Patterns
Chicaso. 111inois, SlrISA, ]I96OLI

llorkers

Employed residents

Place of rrork unknown

Place of nork known

I{ork in SI.ISA

Chicago City
Suburban balance

Suburban Cook Co.
Du Page County
Kane County
Lake QegngY
McHenry County
I{iI1 County

I{ork outside SMSA

Lake County, Indiana
Balance

Total emFloyment

Reside and work in SI,ISA

Cook
C,ounty

2 ,069.100

141 ,700

l,926,4oo

1 - 898 -50C
1 ,514, 3oO

Ih Page
County

L,925
70

1,975

58,350

57,850

500

Kane
County

Lake
County

119,200

5,725

113,500

McHenry
County

31,650

1, 700

29,g5o

will
County

SMSA

total

2.481, 100

159,500

2 ,321,600

2 ,285,100

114.100 81,850

5,000 2,950

109,1OO 78,90O

107 .200
37,75O
69,4OO
21,4OO
45,400
1,950

240
50

380

76,604
4,300

72.300
2,55O
1,975

66,95O
250
520
180

111 .200
13, 750
97,45O

7 ,775
220
170

88, 750
500

2A

29.400
3,475

25.900
1,725

130
1,o25
1,475

21 ,550
10

62,200
4,o75

58,100
7 ,475

950
700

90
5

48,950

66.200

2_,4OO

63,800

1 .575
425

1,150

3.275
70

3,2OO

1,577 ,7OO
707 .400
406, ooo

57,850
73, 500
95 ,950
2 3 ,000
51,100

384,200
365,100

9,300
2,725
5,L25

360
1,600

27.900
17,2OO
10,700

2 .019. 100

2.300
NA
NA

77 ,800

73 ,500

2.275
NA
NA

99. 700

95,950

3.775
60

3,725

570
NA
NA

1,850
NA
NA

36.550
L7 ,7OO
18,800

49.100
12,45O
36,700

24,950 54.400 2.334,200

23 ,000 51,100 2,2g5,]-OO1,983, 600

Reside outside SMSA

Lake CounLy, Lndiana
Balance

35,450
12,250
23,150

NA
NA

al Gomponents may not add to totals because of rounrtins.

4.27s
NA
NA

Source: 1960 Census of Population.



TabLc I1

Cavl I ran WorK Force nents

Work force ccmponenLs 19 61

2 .889.9

156.0

, .4L

16.8

2 ,l t6.0

2,441 .O

269.O

t962

2 .905.2

128.0

4.4%

16.6

2,159.5

2 ,494.7

264.8

1963

2 .908.0

t26.O

4. J/"

t6. 6

2 ,7 6/+.O

2,508.5

255 .5

Total civilian work force

Unemp loYme n t

Percent unemPloYed

Agricultural emPloYment

Tota1 nonagricultural emPlo)ment

Wage and salarY emPlolment

0ther nonagricultural emPloynent

Persons involved in labor-management
disputes

Source: ll1ioois State Employment Service

Annual Averase", 1955-1964
(thousands)

1955 1956 1957 1958 1959 1960

2.t85,r 2.837.5 2.87r.0 2.849.6 2.865.9 2-815.0

113.0 86.0 95.0 176.0 133.0 120.0

4,1'i. 3,r7 3.37" 6.27. 4.67" 4.2

21.0 20.r 19.4 18.5 l7.l 16.9

2.649.4 2 ,128.8 2.754.3 2.653,8 2,70 t- '4 2 ,7 36.9

2,387.8 2,470.3 2,491.r 2,388.9 2,44r-8 2,41r.2

26t.6 258.5 263.2 264.9 265.6 265.1

First seven months
1964 L964 1965

2.931 .5 2.920.5 2.963,o

109.0 122.0 96.4

3.1'L 4.2'/. 3.2",.

16.5 16.5 16.4

2,810.1 2,781 .O 2.847.9

2.554.0 2,524.0 2,591 .3

256.1 251.0 253.6

1.1 2.6 1.3 1.3 7.8 t.2 1.9 1.0 )a1.1 1. t 1.4

Chicaso. T1linois, SMSA
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Nonagricultural Wage and Salary Emplovment
Chicago, Illinois, SMSA

Annual Averages, 1955-1964
( thousands)

First seyen monEhs

Indus trv

Nonagricultural wage and salary employment

Manufac Lur ing
Durable goods

Furniture and fixtures
Primary metals
Fabricated metals
Nonelectrical machinery
Electrical machinery
Transportation equipment
Professional and scientific lnstruments
Miscellaneous manufacturing industries

Nondurable goods
Food
Appare I
Paper and allied products
Printing and publishing
Chemical s
Rubber and aisggllsneous products
Other nondurable goods

Nonmanufacturing
Mining and quarrying
ContracE construction
Transportation and trans. services
Comunication and public utiliEies
Wholesale trade
Retail trade
Finance, insurance, and real estate
Service and miscellaneous industries
Governme n t

Federal
State and local

65.
98.

106.
743.
26.
)o
55.

68.2
98. 1

114.9
137.0
28.9
,A )

57 .4
310.6

07 .5
38.2
25 .6
81.0
aa)

19.3
26.7

r03.9
37 .O
25.9
a, o

38. 3

20.0
26.6

101.2
35. 8
25.3
84.2
38.5
19. 3
25.4

29.8
28. I
E3.7
39. 8
))7
20.6

1955 1956 L957 19)8

2.49L.1 2,388.9

1959 1960

2.44t.8 2,471.2

19 61

2 ,447 .O

831.8

1962

2,494.1

856.2

19 63

2 ,508.5

851.6

L964

2 .554.O

272.9
71.0

20r .9

1964

2 .524.O

19 65

? qqL I

)11 a.

66.8
210.5

2.387 .8

9r0.9

2 .470.3

939.O
604.4

868.4
553.2

862.9928.0
s98.3

L).O

102.8
tL9.2
153.7
4r.6
26.3
56.1

329.7

854.3
546.0--;--T
66.9
91 .6

1t4.3
133. 1

28.8
25.8
56.4

308. 3

84 .5
a1 1

ao /,

83.9
40.6
23.0
19.6

r,669.1
6.3

95 .5
137.1
54.t

r83.4
366. 1

t-55.8
400. 8
270.6

70. I
200.5

892 .8
578.7_23 

.6
70. 8

IUI.tl
117.8
146.9
3r.4
27 .4
59.2

314.1
85. 3

28.6
30. 7

84.4
42.3
a1 1

r9.5

r.701.5

575.4
23J
73.5
qc /.

114.8
r42.8
39.8
25.4

335.5

520.8 545.3-Zis
65 .6
95 .5

LO7.6
14t.1
28.1
26.3
56.1

310.9

1,638.5
6.4

r03.7
I ?7 5

55.9
175.8
36t.6
153.5
384.0
260.r

72 .5
187.6

864 .8
554.2
ZJ.)

840. 3

525 .5 --;;-=
65. r
99.4

107 .2
t45.7
28.4

56.s
3L5.2
92.8
33.2
25.4
82.9
37 .4
19.9
23 .6

23 .6
75.6

to2.7
L22.6
154. 5

42.o
26.6
56.8

334.6

22.8
62.2
95.3

1o0.2
136.2
29.1

54.4
314.8

95. 8
32.9
24.3
82.9
37 .4
18.2
,1 2

1,s48.6
b.u

ttz.4
139.9
62.9

168.1
341.0
t45.3
349.1
??a O

662
t57.7

,) a

A)?
92.0

101 .0
138.3
23.5
26.7
54.4

311.0
88.5
31.0
26.6
84. 1

38.9
20 .6
l1.J

85. I
27 .8
)a 7

84.2
40.9
a1 )

t9.7

I ,689 .2

7

3

5

1

6
2

0
8

22.

6

4

6

4
3

1

315.7

23.9
65.0
96.5

11r.0
136.8

27 .O
25.6
56.5

309. 3

90
32
LO

84
38
20
23

86.2 84
28
29
83
40
22
20

5

9

0
6

3

7

3

1 ,563.1t,531.3
5.4

115 .4

t.47 6.9

2t9.O
65.2

153.8

155. 3

63.9
164.8
336.9
L4r.4
331.6
216.6

64.6
t52.o

L,57 3.4
6.0

110.9
r43.3

60. 6
t7 t.6
348. r
145.8
358. 0
229.1

65.7
t63.4

r,608.3
6.2

111.5
143. I

5q q

t74.7
358. 9
t49 .5
365 .6
,10 ?

6€.7
r10.6

7t.9
t7 9.4

I,656.9
t'' J

98.7
137.8
54.8

t79.3
366 .4
r54.9
392 .6
266.1

70. 8

195.3

L,6t5.2
<2

r05. 8

150.7
63.9

158 .4
323.8
138.8
3t5.7
2t4.5

6.6
109. 6

t36.9
57.3

173-6
356.2
r52.8
370.9
25L.3

185.
37 3.
15 6.
404.

54.
138 .
ltl.

15 6.
4t4.

5

115
153

64
t69
346
r45
344

.7

.0
'I

.J

.6

.6

.0
o

6

95
r36

6

91
138

4
9

3

2

5

5

0
5

4
2

8

l
I
1

4
5

54

64
501

2

3

Source: Illinois State EmploymenE Service



Table IV

Itli I itarv and ltit ltarv- Connected C lvi1 i.an Per-sonne 1

Qhlcago, 11llnois, SMSA, 1955-1965

Great Lakes
Naval Tng. Center
!111ltarv 9lvillan

Glenview
Naval Air Statlon

Headquartere
Fifth Arnv

Fort
Sherldan A11 other Total

Dec.

1955
1956
1957
1958
1959

1960
196 1
L962
1963
L964
1965

5,609
5,925
5, 691
5,O23
5, 156

888
1,070
1,156
1,189
1,104

L79
L82
L69
L67
159

4,965
4,395
3,7L6
3,387
3,436

9

2,553
2,4L4
2,2L7
2,246
2,369

929
932
876
920
9L4

3,086
3,045
2,7 44
2,460
1, 310

l{ilirarv Civllian Milltarv Civlllan }lllitarv Clvllian Milltarv Civlllan MLliEary Clvillan

63s
632
497

3,
3,
3,
3,
3,

89s
798

6
5
4
4
4

284
68s
820
683
4so

4,27O
3,976
3,637
3, t+53

3,32O

3, 361
3,4t19
3,935
4,O29
4.040
3',goog

17 , 101
t6,849
15,524
14,305
L3,375

L5 ,557
L4,57 3
13,137
L2,865
L2,31fi

159
181
201
180
248
2L2 9l

,550
,7 42
,827

5
5
6
5
5
5

3,4L4 t,
3,4L2 1,
3,369 1,
3,27L 1,
3,135 1,
3,L549 1,

L69
161
t57
150
L37
148 a

4,181
4,O75
2,949
2,585
2,788
2,750

3
2
3
2
3lz

,

,

35

o22
10,7

,872

b1
004
860

L,979 943
1,801 1,068
1,815 L,375
L,m6 1,331
1.508 919

9l L',tfisLl s:.gbJ

2,
1,
1,
1,
1,
1,

L4,663 L2,06g
L2,948 L2,L56
L4,t29 11,785
11,989 11,365
L2.817 l1-019
rz,soo al n',850 q

516
3s2
264
205
226
zsog

,488
,73L
,7l+OPl

NoEe: Excludes temporarily-assigned recruits,
al July.
bl l,tay.
cl May estlmate .

dl July estlmate.

Source: DeparEment of Defense.

trainees, and other non-permanent personnel.



Table V

Estimated Percen tase Dis tribution of Fami lies by Annual Income
After Deduc tion of Federal Income Tax

1C I1 I ino 1965 and 19

A11 families uburban areas of
Du Page Kane Lake McHenrY
County County CountY CountY

SMSA totalChicago Cicy 
-A11 Tenant

families families
Suburbs of
Cook Co.

wi 1l
CountY

t3
10

9

20
3
3

100

Su urban
to tal

All
famil ie s

Tenant
fami I ie s

JrJ<*lP$!:t**

Und 000
999
999
999
999
999

7 ,000
8,000
9,000

10 ,000
15 ,000
20,000

l0
L2
10
30

8
7

$2,
- 2,
- 3,
- 4,
- 5,
- 6,

7,9
8,9
9,9
4,9
9r9

- 7,9
- 8r9
- 9,9
-L4,9

er
00
00
00
00
00

-1
-1

l0
9

8
2L

4
4

100

II
10

9

11
l0

9

29
5
7

100

IL
t0

8
24

5
5

100

8
5
7

9
11
11

l1
9

7

18
2

2

7

5

7

8
10
1t

2

1

3

3

6

8

9
30

9

9

l6
3

2

10
9
8

8
6
7

9

t2
11

6

5
6

7

9

11

9

9
8

23
5

4

5
2

3

3

4
6

3
1

2

4
5
8

2

2

3

3

6
9

4
3

4
6

9

L2

5
4
6

7

8
10

3

2

3

4
7

10

5
3

4
6

8
9

2

2

3

4
6
9

5
4
5
7

8
9

I9
3

2

9

31
6

8

22
3

4

23
5

5

7

2

5
7

9
t2

6
2

5

7

9

11

5

4
4
6

8
10

$ 2,0
3,0
4,0
5,0
6,0

and over
TotaI 100

$6,750

3

2

100

100

$9,575

100

$9,900

II
11
10
22

4
4

100

100

$8,350

10
10
29
l3

4
100

100

$9,925

100

$7 ,875

99
99
99
99
99

IO
8

8

1I
l0

9
29

8
8

100

11

2L
5
4

$9,425 $8,075 $9, 600 $7,625 $9,100 $8,250

100

$6,925Median $7,650

Under
$ 2 ,000

3 ,000
4,000
5,000
6,000

2 ,000
2,999
3,999
4,999
5 ,999
6,999

8
6
7

8
11
IO

7,o0o
8,000
9,000

l0 ,000

99
99
99
99

9
11

9

32
9

8

9

10
IO
31
t4

4

6
4
6
7

9

10

*xL*1967*x*

234
132
233
463
594
8 11 6

I1
1l

9
25

5

4

10
10

9

I1
11

9

10
10

10
10

100

$8, 150

100

$7 ,875

100

$9,400

10
IO

8
25

6

6
100

$8,525

100

$7 ,150

11
9
8

18

15,000 -19,999
20,000 and over

Total 100 100

Median $7 ,900 $6,975 $9,750

Source: Estimated by Housing Market Analysts"

Annual
family income



'Iabl-e VI

0hic

Ilurnber of persons Average annual change

TilfrEEi----ET,, !/ NurGiq--R; r,T'r

'Irends
no

Area

Chicago SMSA total

Coor l.-)ountv
ArLinrton Heirhts
;'e llwcod
Berwyn
trrr okf i e1d
Calun,:t.ity

Ci.: i c agc
Chi car . ' ei pht,s
l)es Plaines
Jolt on
llvan ston

F'ranklin Park
illen view
liarvey
Lansing
MaywooLi

lulelrose l)ark
Yorton Grove
i'lount Prospect
t.'ak :awn
uak Park

Park t,'orest
Park Ridse
Skokie
lii Lnette
rtemainder oI''ounty

Dr Page County
Downers Crove
Elnhurst
Lonba r 1
Villa Park
hh eaton
rtemai n.ler cf county

(ane Ccunty
C a roen te rs vi I l-e
:[gi n
Remainde:. of lour ty

:,rx.i ,ounty
i ghland Park

North Chicago
waukeFan
Rernainder of county

iYcirenry 0ounty

ir0, i!6
2'7 rrqo
25,25A
2?,600

2!9, roo

I,q7?
L,? llr
1,157
1,267
g,68)

7I0
9?O

900
g'10

Il-,25o

2)5,90\)-l|iuo , 1786
L,59o

523
a Aal
- l') | z

Aoril
1950

q,\77 ,'868

\,laq,?92
---T.76-8

i\ 1716
51 , 2,1O

15,1fl2
tq,lgg

April
]960

5 r?2O rgr3

c 
, r2g ,7,1\

-?-1.;rN20,'129
5\,221J
20,\29
2q,ot()

22,?-)l
2lr (?1

18,905
2'.1,u'l)-
6l ,a93

September
t965

6, [J]rI ,000

(, (Lr9 rooo--]lTF

2'",650
23,O5O
.3lr 

' 
7OO

2) ,. t(tO
29,1100

er.,)iO
26 rlqc
27,150
lr5 , oot-t

6),600

53,)OO
l.62,ot)O

62,goo
227,lOO

g8 
r 7oo

1oL,lol_r

62,o93-l;Ei

892

I14, Lrl0

77 ,)5o-TW
\'o
].Ao
I()o
6ott

760

Ll0
9i0

1,050
,00
17<

750
L rO25
1,625
') ., )<

L5o

[[o
rr2?,
1,90o

'120

l9,8oo

1.8

I.l
1l_-3-

5,6
A)

'l.lr
'7 1

I.5
7lr

?3,75c
55, Ior;
2r .000
27,2rA

t-,Igii
?9lr
1,96
920

3,6?0 1962
?lt,55L
I lr. eglr

5,qEs
7 j.61!t

, 550 , Lolr
tL. llr
llr , ,J 86
18,7116
79,2l3

3,6?L,ObO
L],L50
L9,)qO
22,85O
8l ,lroo

- l,056
97il

I, ,89
r, 319

56u

g,gg t

6,1u2
20,5E3

ll ,692
2t,\'t3

LB 
'322I3 . rl2

29, )7r
rts,0gB
2 I ,33O

91,2
l,l.g,)

d3?
9L2
-1I

-7

8.6
.6

?.i\
)r.6

..?
J.Lt
8.5

12.1
q

ro. 8
2(
'77

-.1

5.)-
.15.5
L5.5
11.1r
-.1

ll.0

]t.8
u.5
6.'
/.I
T3

3.2
ztrA
I.I
f ll

5.0
FZ
8.1

5.1

I L0:,0
I ?O<

2,776

.. L'

.L/
)1

.L,
2(

6.6
rA
1.0

?.2
ii. /J

t2
L .,lr
1.lr

).).
L.Lr
?. 

'
9.o

.8

l-.ir
: .11

1.0
?,lL
1.1

1.7
a)

t.I

l6a

L3,)66
3 r92/.
Lr,O0q
9,75t

6),529

t6,602
).)t,83?
lB,],62

\1t5,827

L5u,59?
TIT',8',5

2L,?.7 )
9,8]-1q R)r

11 ,61 3
9I, 15lr

66rI
I
.l-

,L
,il

9O

'72
lrlr

8,118 2),')?
32,65

?

?

6
'l

o6I

9
?,
L,
L,
1.

Lo,

100
300
7oo
\5o
000

2,
a,,
a,I
a,
8,

],6.5.D
2lr, I(0

r85
606
)$)
0Il
61,6

5),?6ll
zfl ,26t)

852,?-i\lr

)L),1$e-z1E[ l'>, )'36
,)27

I) 
' 
100---86 Lt. )

2.'
L.8
1-)
lo

5--T

r.L
2.5

2,7
T:9

150 . I'-13'1 (r1
l.il,?23

i.OL,,6112

l7c),O<)7
-T6Td8

8,62t]
)q,9\6

}IL,7r5

50,(.1('

35,991
22,q6r
20,j)t
?L 

'3L21,1'1r050

2')8,2116

1,,[','llu!r
LLt,) ti
2r,556
-2<:qT-/

20 , 5 l1:'
,5, tt)

r91,888

8lr, Zto

1, r89
L,677
1 ,1ll

3,355 5.t,

5,728 3.6

5, lti0--9n
7'\,t

l,800

8, 7ou--tsIJ
370

1,3?5
6,500

2,67i 2.)

5,275 ?,6

2.)

3lr0 , iUu 11, L56-28;lm --fr
22,500 f/

v'/i.LI County

a/
f,'Derived Ehroueh Ehe use of a formuLa deslgned Eo.calculete thq_ rate of change on a compound basis
;/ Componer' .,,aY noE add to EoEaLs because of roundi'rg' '

j, A smalI oortion of Park Forest is actually in alil1 Jo'rnty.
:i A small port.ion of clgin is actualfv in Cook County.
!' Excludes Ehat part of North Chicago within Great- Lakes NavaL Training Center.
f/ Excludes Great Lakes NTC and all other areas annexed since l960; data are not ava.ilable.
Sources : 1r)!O and 1?60 Censuses of Poorrlation.

1955 estinated bv Housing l.larket AnaLysts.

l3l!,336 19r,617 22o,1()o

I



Table VII

Components of Population Change
Chicago, I I linois, SMSA

Apri I 1950 - September 1965

Average annual changes a/

Area

Chicago SMSA total
1950- r960
1960- t965

Cook County
1950- 1960
L960- 1965

D-r Page CountY
1950- r960
1950- 1965

Kane County
1950- i960
1960- t965

Lake County
1950- 1960
1960 - t965

McHenry County
1950- 1960
t960- t965

lili 11 County
r950- r960
1960-t965

i04,3oo 19 200
400 !r,!!g

62,LOO 65,0o0
66, 8OO77,329

LL4

Tota 1

popu lati on
change

Net
natura L

i ncrease

44,7C0
4t,600

20, 3OO

25,2OO

2,55O
3,2OO

4,375
5,O25

975
L ,25O

2,45O
3,25O

Net
rnf€latiqn

25, iOO
29,4OO

:2,999
to,550

-5I,750
-29,55o

48, 85O
39, IOO

I 2, O5O

9,825

3,225
l,goo

,075
,675

2,3-75
1,425

3,275
2,O25

Chicago City
1950- 1960
r960- 1965

Remainder of Cook Co
1950- 1960
1960- 1965

- 7, O5O

I 3, O5O

69, l50
64, 3O0

15, goo
15, 3OO

5,775
5, loo

I 1,450
8, 7OO

3, 350
2,675

5,725
5 ,275

3, 850
5,475

1

J

a/ Rounded by formula.
Sources: Current Population Reports, U.S. Department of Commercei

State of Illinois DeparLment of Health; and estimates by
Housing Market Analysts.



'I'able VIII

DisLribution of the Population by Age
Chicago, Illinois, SMSA

ApriL 195O and Ap4it 1960

Apri L I950 Apri I 1960
Pe rcen t
of total

Pe rcen t
of totaI

Change t950- I960
Number PercentAge groups Number

Under 10
l0 - 19
20-29
30-39
40-49
50-59
60-69
70 and over

Total

Median age 33.2

Under 10
10-19
20-29
30-39
40-49
50-59
60-69
70 and over

Total

Median age 33. 6

N umbe r

SMSA

31.3

Chicaso CiLv

877 ,Or4
607,75L
827,686
866, 64I
747,368
624,39t
409 ,216
2 17 ,801

5,L77 ,868

I ,325,998
924,599
749,238
896,003
846,L75
680,041
482,947
3r5,923

6,220 ,9t3

t6.9
tl .7
16. 0
16. 8
L4.4
t2.L
7,9
4.2

100.0

2t 3 448,984
316,837

- 78,448
29 ,362
98, 907
55, 650
73,73L
98,L22

I ,043 ,045

-1.9

51.2
52.r

- 9.5
3.4

t3.2
8.9

18.0
4s. t
20.L

14.9
L2.O
L4.4
13.6
10. 9

7,8
5.1

100.0

583,326
407 ,737
597 ,882
614,922
524,386
447 ,LLt
296,403
149. 195

3,620,962

693, 60r
493 ,623
45t ,699
485,83r
486,820
42r,5t2
315,526
20t.792

3 , 550 ,404

16. r
11.3
16. 5
17.0
L4.5
L2.3
8.2
4.1

100.0

lLo ,27 5
85, 896

- 146, t83
-l2g ,ogl
- 37,566
- 25,599

L9,L23
52 ,597- 70,sss

t2.
13.
13.
11.
8.

2t.
-),/,
-2L.

l9
13

5

9

7

7

7

9

9

t8

-5.7

-2

9

I
5

0
2

7

5

3

9

I

5,7
100.0

7.
5.
6.

35.
-1.

32.9

Suburban Cook County

7

Under 10
10-19
20-29
30-39
40-49
50-59
60-69
70 and over

Total

Under 10
10-19
20-29
30-39
40-49
50-59
60-69
70 and over

Total

167 ,963
109, 703
l2g,gL6
146,862
130,675
lo2 ,593

63 ,O25
37 .r93

887,830

r25,825
90 , 311
99,888

t04,857
92,307
74,687
49,788
31.413

669 ,07 6

373,176
245,777
170,579
247 ,684
220,499
157 ,221
98,790
65,606

1,579,321

205,313
L36 ,07 4
40 ,662

lo0 ,822
89,814
54 ,629
35 ,7 65
2_9,413

691,491

133,396
94,977
27,073
57,631
46,559
26 ,621
18,843
L7 ,ttz

422,112

18.9
12.4
L4.6
16.5
t4.7
11. 6

7.L
4.2

100.0

23 .6
15. 6

10.8
15.7
14.0
10"0

6.2
4.1

100.0

L22 .3
L24.0
31.3
68.7
68 ,7
53.2
56,7
7 6.4
77.9

Median age 32.5 _) E, -7.7

18. 8
13.5
L4.9
L5.7
13.8
rL.2
7.4
4.7

100.0

259,22L
195, lgg
L26,96t
162,498
138,966
101,308

68,631
48.525

1,091,188

23.8
17"0
11.6
L4.9
12.7
9.3
6.3
4.4

1,00.0

106.0
105. 1

,a

55.
50.
35.

1

0
4
6
8

5
1

37
54
63

Median age 31. I 28.0

Source 1950 and 1960 Censuses of.Population.

- 3.8 - 11.9

- 30.0

Remaiirder of SMSA suburban area



llal:Ie lX

ilousehcld l'rends
Chicu no

Number of households

L950

Ls2%o62

a,)35,'l7t

-?m
I,500,1199--,L-3

A annual chan

er --IcgOilffi-b6F--ilt../

3't,78' 2.3 )5,?5o
Alea

()hicago Slt/tSA total

Cook 0ountY
Arlinttton Heights
BeIIwood
tserwYn
Brookfield
Calumet r.Jity

Chicago
Chicago Heights
Des Plaines
llolton
Cvanston

!'rankfin park
Glenviex
Harvey
Lansing
Maywood

Melrose Park
l,lorton Grove
l4ount ProsPect
t)ak Lawn
Oak Park

Par< .Jorest
l']ark Ridge
Skokie
Wilmette
Remainder of countY

Du Page CountY
i)owners firove
dLmhurst
Lombard
Villa Park
v'Jheaton
Remainder of ccuntY

Kane Cot:nty
Carpentersvi IIe
blsi n
Remainder of cor:rtY

Lake County
Hjqhland Park
North Chicago
i^iaukegan
Rernajnder of countY

Wi.Il County

t
.l .)()L)

I, il97,91?

,6112

,870
,o72
,255

L965 _
2 ,089 , ooo

-{"tE

I 0007 26,lr7)
---[68

25,750
-'To

r.8

r.8

].6
6.4
2.1)
L.o

.7
2.3

lo.-T
8.6
1.8
3.I
1.6

2,Loo
t5,gL6

lr 
' 
lroZ

\,5'llt

I,08 7 r 258
6,9L)
L,,222
1,52]

20,62Lt

2,365
1 A1)
q,9r1
?,339
? ,919

q,675
5,i\75

Lo ,550
6.050
B,l'15

263
32t
286
2\)
I8

28[
l!2)
3lo
l!66

8lr

L.617--Tfr
2r?

1,05lr

2 r97C
zti3
318
549

r ,860

%6

,
T8

6
I

l rl57
9

9
L

2,

ll
it
B

lr
I

I[09
553
670
72r
81-l

6
19

6
I

20r
II
13

5
28

[50
900
3OU
200

000
l+50
800
,'t50
050

)2\
296
L67
268

'l ,o]-q
26lt
5)$
32o
5t9

r50
L90

Lo
]70

il,o50
)ro
760
r90
trro

rl0
r90
llr0
?LO
120

210
220
)50
770
2(,O

I}C
DO
Ir0
20o

Lo r 90u

.7
l.ir
tr.t
),6
1.5

?.lr
).6
2(

l.L
1.5

J .l)
1'7

6,L
iJ. L
1.2

I.lr
't. /
.q

2 .lr
)t.Z

I.I
1 l,

:.1
2(

li.tl

995,tL?

816
?(r,
to2

Blr ,lLrT7@

7

2

,I

6

I
'2

l
2

't.\
10. ?

).9
7.1

.?

rA
15.8
]L .lr
10.6

.L

725
52q

.()
).2
Pi

1r. l
2.)

1I.8
6.6

L_!.>
\.5
6.5

5.2
7.8
7.8
7 ,)t
6.9

3,58)r
I.103
1.111
2,L)6

20 r)q)

2 
'30\L,?88

L r?\7
)t,92)

r2o,60?

)r 2 . glrlr

=@6,12o

6,11,26
< 

' 3110
Lr 

' 
8U2

'l toglt
20,897

7,5229/
g,2Bg

t6,r22
7,669

23L,l9l)

B,lz5
ro,.85o
19 r 20u
8,1'o

29O rz1tJ

lr5o
l r22lt

275
LLr',J19

10 , -171
q,gg2
, ':Bl4,2!)

50,187

5 8 ,998TJ{.,
L)!,2762.t
Lo, /71

15. qLL

nfi6
'16,,1J7

?r10 I

2,Llg
11 ,291r
2\,)Q5

6,too f/
18, g5o

55,500

5o
50
50

r()L,500

-;86

;?L

.lr, I20
-Tlu

lr25
323
292
)25

?-,197

),15i)
-ffi'

180
220
200
tuo

2 ,75O

I,l!25
tJ5

Z6tt
L,O7'

lr.t)
71

6.7

7A)
lrOJ

er7
2t9

7<7

228
11
30

2,
2,
u

1(
L ],

\2.1t?5
LirL

11,Loo
1 ,21)o
6,)!'15
7 ,525

6r,o5o

66.750
)r , ),oo

15,7oo
116 ,5qo

i{8, 5oo-1Jfr,

16, 788
47 ,A2l

IL , 358 Zlt,zLB 2'l ,\90

37,zzo 53,5O8 61'800

1'l

2T3
r.9
3.O

a1

7:r

lr.9
L.2
8.3
1.0
5.O

2e9.5,6

lt.9

?7

2 ,?JO
ILO

85
lroo

L,r'15

5oo

L,q25

IA
t.>

2.7
i.6'
r.5
)-)
)1

i'4cHenry County

L,629

g/ Derived Ehrough the use of a formula deslgned to calculate the rate of change on a compound basis

7

?

2

b/
s/
o/

Conponents rnay noE add Eo totaLs because of rounding. -

A small oortion of Park !'orest is actually in Wil'] County'
A sma}l Dortion of Elgin is actually in Cook County'

e/ ExcLudes Ehat par! of Nqrth-Chlqago.within GreaL La\es.Naval ^Jfaiqing Center.
iZ f',i"traEi Cieat'Lit:es NTC and al j Bther areas annexed since I9601 datU are not avai lable
$ources: l95O and 1950 Censuses of Houslng.

1965 estirnated by Housing Market Analysta.



Table X

Trend of Household Tenure
C 1Ca Illinois

r950 and L965

Cook C ount.y Du Page
CounEvChicago Remainder

t

Occu nc and tenure

Total housing invenEory

Total occupied units
Oumer occupied

Percent of total occupied
Renter occupied

Total vacant units

Total iiousing inventory

Tot,al occupied units
Owner occupied

Perceitt of total occupied
Renter occupied

Total vacant units

Kane
Countv

Lake
Count.v

McHenry Will
Countv . Countv

14.858 37 .220
9,955 24,L55

67 .07" 64.97"
4,9O3 13,065
4,574 L,463

SMSA

lota 1

L.520.062
620,997

40.97"
8gg, 075

43,655

*** Ap ril1g50***

1. 106 , 119 255,244 44.503 43.864 55,872 t9.432 38.683 L.563.7L7

1.08 7 ,258
329,993

30.47"
757,265

18, g6 1

248.5L3 42.944
L64,7T4 34,795

66 .37. g1 .07.
83,799 9,159
6,731 1,559

42.42s
27,553

64.97"
L4,87 2
L,439

46 .844
29,932

63.72
L7 ,OLz
9,O29

* * * April 1960 * ?t .*

ToEal housing inventory L.2L4,958 46L,4s4 87,860 6t,45L 85,627

Total occupied units 1,157.409 443.090 A4,l4l
Owner occupied 396,127 339,345 12,837

Percent of total occupied _ct:,32 16.6y" 86.6y"
Renter occupied 76A,682 103,745 11,310

Total vacant units 57,549 19,364 3,7L3

29.34s

24,2t858, 998
40,933

69 .47"
18, 065
2,453

7 6 ,547
54,065

70,67
22,492

9, 080

56,694 1. 997. 389

53,508 L,gg7,gL7
38,534 960,gg7

72.07" 50.62
L4,974 g37,O2O
3, 196 99,472

L4,456
76.27"

5,762
5,L27

* * * September Lg65d * * ,(

L.25 ,000 t5l_,_499. 108,6 00 69 ,45O 97 ,450 32,650 65 ,45O

1. 201. 000 539 000 750
408,200

34.O7"
792,800
54,000

104. 500 66

20,
,

393,700 96,700 46
73.O7" 83.W"

t

6
145 , 300 I 7, 900
18,400 4,100

88, 500
62,BOO

27 ,450 61,900
21, 300 46,000

7 7 .67" 14.47"
6, 150 15, 900
5,200 3,650

2, 196,000

2, 0gg, 00q
l, 0 65, 000

5L.07"
1, 024, 000

97,000

300
9.47"
450
700

7I. 07"

25,7OO
g, g5o

9l Gomponents may not add to totals because of rounding.

Sources: 1950 and 1960 Censuses of Housine.I965 estimatui: by Housing Market"Analysts.



Table XI

Total Private Housing Unirs thorized bv Buildinq PermiEs
Chicaeo. lllinois. SMSA

1960 - 1965

Area

Chicago SMSA total

Cook County EoEal
Arlington Heights

1960 1961

37,276 42.914

2l .43o 31.414
592
168
375

31
275

9,799

4.239 4.656
380 605
I33 230

L,4L7 L,ZO5
157 320
162 234
218 37 4

t,772 1,688

1963 t964

37.49t 37.O72

27 ,7 53 26.397

First seven months
1964 I965

19 .17 8

14 . 318

20.894

I'o t al
r/60-7 /65

2t7 .554

4
3,662

774
963
221
970

698
|,29t
L,227
2,OOo
2,969

I ,558
552

1,573
2,7 5L
|,o72

55 ,O7 I

t962

42.963

31.984

344
t26
196
347
198

Be I lwood
Berwyn
Brookfield
Calumet Ci tv

Ch i cago
Chicago Heights
Cook County4/
Des Plaines
Dol ton

Evans ton
Franklin Park
Glenview
Harvey
Lans i ng

Maywood
Melrose Park
MorEon Grove
Mount Prospect
Oak Lawn

Oak Park
Park Forest
Park Ridge
Sko ki e
tli lmette
Remainder of county

Du Page County EotaI
Add i son
Dc\rners Grove
Du Page Countye/
Elmhurst
Lombard
Wheaton
Remainder of county

Kane CounEy EoEaL
Aurora
Carpentersvi 1 1e
EIgin
Kane CounEy4/
Remainder of county

Lake County total
Highland Park
Lake Countyg/
North Chicago
Waukegan
Remainder of county

McHenry County total
Crystal Lake
McHenry County4/
Remainder of iounty

WiII County total
Joliet
Will County4/
Remainder of ccunty

8,105
184

2,497
1,260

96

9,t64
150

2,289
50'7

146

240
22

L29
\2b
110

8,898

2.842 4.416
557 460
130 241

l,ozl L,463
159 167
168 323'79 83
728 1,679

1.789 t.644
583 502

+/ zq
305 ?.7 0
320 335
534 5I3

781
297

42
L69
136
t37

96
310
l2

42t
409

100
L76

6

353
548

554
264
113

27

231

503
I- 39
136

29
t26

483
l22
170

27
97

914
35
9t
/o

130

6t6
46
78
31

111

9 ,241
653

2,366
667
248

12,354
486

2,667
7t2
2L6

11,786
512

L,936
859
196

5,888
94

t,379
332

87

3 ,566
t6

r ,453
270
16

54,2t6
2,063

13,2O8
4,27 5

978

t5.641
531

26
78
47

43

532
231
t96
340
t79

196
218
243
429
199

285
65

159
579
2tl

510
70

r54
96

470

460
34
81
75

158

t74
6

154
57

234

2,O41
722

1, I02
1 ,848
1,491

72
349
43>
187
595

a7
2<<

309
t62
336

L26
360
177
54b
404

2t6
138
151
4t7
4C6

191
74

103
555

t72
63
68

I90
4a2

6

15
s,

I33
481

94
208
451
592
t79

8,168

125
84

351
615
282

387
l-05
300
399
198

t1,549

497
93

262
398
227

1O, 608

92
Ii
84

JJU
43

4,799

40
80

221
76

6,O49

2t5

1.591
376
239
185
341
450

L .587
253
Ir6
268
J.+ b
604

1.61-9
297

55
47 1

338
458

866
321

5

169
191
180

2.66

2,O2O
t24
50[

82
362
951

2 ,532
174
588
74

))z
r,364

2,196
220
4/ )

94
201

1,206

75L
t69
312
270

4.562
623
126
976
288
2A7
606

t,656

2.291
?70
189
691
l07
189
50

795

68
181
t7

2.395
201
246
713
100
t?2
7l

882

23. I 10
2,a26
1 ,106
6,855
[,191
t,296
1 ,431
8,4O5

9.OII
2,308

523
r ,668
I ,816
2,696

2,67L 2,54L
236 2L4
4t5 479
106 31
426 729

1,488 I,O88

748 672
138 102
315 305
295 265

L,248 L,183

tl i
67

L52
54

13.143
I ,068
2,634

393
2,4O3
6,645

3.8I2
638

1 ,835
1,339

609 7 59
64 98

349 402
t96 259

I .387 2.026
252

1,277
497

1.851
261

r ,t67
423

)/o
231
272
6t

828
243
438
t47

I .688 t.402
388 367
871 479
429 556

2tl
808
368

722
o40
420

I
5

2

al T.ncludes alI of county except incorporated areas with their ohrn permiE system.

Sources: u.s. DepartmenE of commerce and Belr savings and Loan Association.



Table Xll

Private MultifarDi ly Housing Unit s Authorized bv Buildine Pt'rrni Ls9/
Chicaso. lIlinois, SMSA

1960 - 1965

Ar ea

Chicago SMSA EoEal

Cook County total
Arlington Heights
BeI Iwood
B e rw_vn
Brookf i e Id
Calumet Ci tv

Chicago
Chicago Heights
Cook County!/
Des Plaines
Dol ron

Evanston
FrankI in Park
Glenview
Harvey
Lansing

Maywood
Melrose Park
Morton Grove
MounE Prospelt
Oak Lawn

Oak Park
Park Forest
Park Ridge
Skok i e
Wi lme E Ee

Remainder of county

Du Page County toEal
Add i son
Downers Grove
Du Page County!/
Elmhurst
Lombard
Wheaton
Remainder of county

Kane County totaI
Au ro ra
Carpent.ersvi I I e
EIpin
K^i. Cor.tr!/
Remainder of c ou.ty

La-ke County total
Highland Pa6l1
Lake Countv3'
North Chicago
Waukegan
Remainder of c ounty

McHenry County toEal
Crystal Lake
McHenry County-E/
Remainder of @unty

Wi 11 County tot.al
Jo1 iet
WiIl County!/
Remainder of county

t96 I t962

18,440 20.263

l6 . 031
t25

66
84

6

7L

8,90O
230
833

80
23

77
348

2

1963 t964

18.333 17 .893

15.s50 r4.596

6,102
40

t,2t4
60
28

2ll
133

160

240
38

114
4

t94

325

840 808
46 63
424

22 13
221 53I
54t L77

L7t 95
443
l0

tL7 92

220 263
L24178

1960

l?,648

10.923
130
116
1qc

l7,589

First sevcn months To tal
L/60-7 /65

96.334

8t.946

i,610
452
202

t,r99
722

t964

to.222

8.765

81

10
214

2,t97

626
t37
132
tl 5

t965

u.l 51

1 .257
236

1)
7

60

2,231
10

l,oo2
29
22

10

80
80

119
t2

4

352
20
71
23
54

206
t2
6l
13

l,oo0
365
84tJ

56
210

t7
83
52

8
1

5,227
I I8
449
154
t2

8,671
368
475
302
84

4,2t7
36

706
22

4

37 ,160
840

5,246
| ,332

t69

74

4L

219 l4

186
295

5,429
l4

I,213
107

342
L21
l6

163
2A

99
I86

92

289
92

281
94
38

200
54

250
26
l2

509
93

472
l9
18
I8

5JZ

16

82

26
20

123

436 165

103
359

t67
68

2

312
267

r67
62

2

24
185

599
I,I9I

4
875
7t5

73 11r 377 492 233

403
59

I06
t44

48
5,128

1.546
34t
6l

136

2Ll t,497

146
316
t6s

3,656

r52 t4
t74 348
to4 24

5,424 3,732

l6
135

28
2,7 17

620
|,4L2

369
23,1932,536

I .009 1 L11
468

650
7l

L26
t79
l9

78

104 255

7 .O48
1,551

419
998
315
t92
964

2 ,549

tt4
15

ll8 l-8
110

4
290
458

r53
38

534
4L6

902 1.508
289 265
36 t46
8l 542
276
t4 130
64

449 4t5

6

130
546

35
4

77

49
10

150 120
22

1s6

181
6

58
2

51

2.869
1,051

56
876

61

825

210
154

4t3
10

244

421
t3

2

2l
130
257

63
45

402
22

34
97

249

393
18

6

3

296
70

453 575 550 623 356 298
to2

2

339
29

103

208

72
10
66

3.28O
t63

394

18
r6

259
126

40

30
t29

I ,393
I ,56s

469
162

10
297

39
t49
2t5

a2
44 10

2 I8 38 4

2

3O

ls 37
I5

69
16

7A 118
76 1t5

722
449

l5 22 53 42 139 2

a/ Includes ell uniEs rf, structures of t:ro or more units,
bl lncludes all of county except incorporaEed areas with their own permit syslem

Sources: U.S. Department of Commerce and Be11 Savings and Loan Association



Table XIII

Vacancv Trends
Chicago. Illinois, SMSA

1950 I9 5

Cook CounEv Du Page
County

Kane Lake McHenry
Countv CounEv Countv

***{pril1950***

Component

Total vacant units

Available vacant
For sale only

Homeowner vacancy raLe
For renE

RenEal vacancy rate
Other vacant

Total vacant units

Available vacant
For sale only

Homeowner vacancy rate
For rent.

RenEal vacancy rate
Other vacant

Total vacant units

Available vacant
For sale only

Homeowner vacancy rate
For rent

Rental vacancy raEe
OEher vacant

ChicaEo Remainder

18. 861 6.73r 1. 559 9,028 4,574 t,463 43.655

wi 11
Countv

SMSA

Eotal

9.126
L,546

.57"

382
310

.97"
72
.97"

L,177

156
.67"

r_84

L.27"
,099

572
339
L.r7"
233
L.47"

9,456

t.o7"
1, 184

L.47"
3, 861

7, 580
L.O%

9,735

2,970
1, 686

1. 439

340 205
t20
L.27"

B5
L.77"

4,369

733
349
L.9Z
384
6.27"

4,394

***Apri 1960***

1. 368
4s7
1.L7"
911
4.87"

1, 085

9.080

2.260
914
1.77"

L,346
5.67"

6,82O

l. 550
625
L.37"
925
4.3L

1,150

5,L27 3. 186 99.472

335 13.830
t54 4,3LL
'67" '77"181 9,519

L.47" L.07"
1,L28 29,925

1. s80 65 .44r
516 L2,L3O
L.37" L.27"

L,064 53,311
6.67" 5.47"

1,606 34,031

97. 000

60. 700
13, 000

r.2z
47,7OO

4.52"
36, 3oo

1

57 .549 18.364 3,7L3 2.4s3

44.6t9
2,814

.77"
41, 905

5.27"
L2,g3O

39. 800
2, 500

.67"
37, 300

4.57"
14,2OO

12.600
5, 609

L.67.
6,gg1-

6.37"
5,764

1 1, 850
5, 950

L.57"
5, 900

3.97"
6, 550

2.28L
L,47L

2.O7"
810
6.77"

L,432

***September1965il**x

54.000 13.400 4,100 2,700 8,950 5.200 3.650

2.400
1,7 25

2.07"
675
3.77"

1, 700

2.550
1,150

1.97"
1, 400

5.2"1
6, 400

1. 750
625
L.37"

l, L25
6.62

l, 9004

800
42s
2.O7"
375
5.77"
400

al Components may not add to tgEals because of rounding.

Sources: 1950 and 1960 Censuses of Housing.
1965 estimated by Housing Market Analysts.



Tcal residences and aprrtments

Table XIV

Chicrgo. Illinoi!. Area Po!tal vlclncv Survev

Septenber-October. 1965

Aparrmcnts

Toral poseible
deliveries

1.057, 660

s55.s4i

63t.749

324.196

19,851
6,248

20,o43
6,574
7,494

15 ,039
19,562

5 ,575
27,978

6,259

t0,272
t6,466

5 ,984
3, 887

16,654

Under

All % Used New const.

Vacant unitsVacanr units

deliveries Alt % Used New const.
Toral oossible

deliieries A,]% Used Ncw
Under Total possible Vacant

Poetal rea

The Survey Area Totrl

Cook County

ChicrSo

Other Post Office!

Arllngton HelBht!
Bellvood
Bersyn
Brookfield
ClluEet Clty

Chlcago Helgbt!
De! Pl.ines
Dol Eon
Evrntton
Frrnklin Plrk

Gl enviev
Htrvey
Lrn sing
Lcmnt
Maldood

l.lelrole Prrk
Morton Gr@e
llount ProaFct
o.k L.m
Ork Park

Prrk ForcEt
P.rk Rldge
Skok 1e
llllm t te

18,167

1 5. 166

11. 682

4.484

358

t,7

u
1.8

1.4

1.8

15, 616 2 ,551 15,260

14. 1t0 2 .056 13.406

10.881 801 6.864

3.229 r.255 6.542

981
95
40
2A

165

73L

275

8
23
77

299
29

521,993

428.510

180.2 13

4,&4

3.4r9

1.176

2.243

4,220

3.011

544

2,467

1,204

1.033

516

5I7

36

I1

;
1I6

57_

t:

76
22

11.040

l0.395

6.320

4,O7 5

L62
528
43

261
18

5, 84t

4.4?4

344

4. 130

196

L25

270
630

207
322

131

1,176

1 ,038

1.5

1.3

t.4

2.6

6.8

1.2

2.3

10,981
1 6, 106
5,33r

12,465
4,940

13,501
6,484

545 ,657

527.435

451 .536

75 ,899

t,929
|,225
7,568

548
860

4,462
r92

L,7E4
L,407

L2,757

36 7.4
235 4.5
36 7.1
43 r0.3

to4 2.9

o.9 3.297 L.347

0.8 2.396 1.023

o.7 891 285

0.9 1,505 738

77
17r

19
47
64

13.s23 2.5 t2.319

12.747 2.4 tL.7t4

10 . 505 2. 3 9. 990

2.24t 3.O t.724

85

57

248.297

17,922
5,O23

12,4?5
6,026
6,634

57

267 1.5
t2 0.2
24 0.2
15 0.2
t2 0.2

91
l9
54
I

33

4.7
1.6
o.7
1.5
3.8

55
19
43

8
28

188 79 598
t2-83
2044
t4 I 17
1026

2tt 25 70
!22 99 2O3
23523
587l.4
628

35
43
18
13
19

4
23
77

223
7

2

109
33
79

36
13
69j

116 6 25
2t 25 34
27 L2 64
19993

383
t2
36
11

r59

;
12E

24

5

31
78
23
45

243
31
63

38

0.5
0.4
0.3
0.6

4.1
2.1
0.5
t.2
1.6

0.8
2.3
1.6
0.6

1.8
0.6
0.9
0.3

232

66

26

115

15
I
7

141
156

5
66

2

46
74
30
13
30

615
403

29
325

99

474
247

24
259

97

236
221

28
75

8

4, 058
3,456

244
15 ,513

1, 319

379
t82

I
250

91

263
125

I
191

91

2.1
t.4
0.5
0.6
o.2

1.1
1.9
0.7
t.7
0.6

I
0
0
0

9.3
5.3
o.4
1.6
6.9

4.4
1.6
2.2
0.5

1.0
6.1
7.7
0.E

827
t,27 5
5, 733

547

75
25

104
2t3

31

25
204

24
43
93

145
90

642

56

l4r02
375
43
90

157

210
30

15E
147
115

t52
34
96
22

t.2l7,963
6, 680

10, 312
28,256
25,UO

148
449

73
103
187

2LA
53

235
446
r44

1.4

1.2
2.6
1.1

220
11s
746
2L3

E7

9,186
tL,259
s,4't9
3,471

t3,o77

486
5,201

505
416

3,577

112
214

37
60
83

47
51

126
337
43

8, 528
26,849
13,08 3

90
42

334
328
351

11
31
t2

l1

;
58

0.3
0.8
1.5
1.3
0.3

43
28
49

114
36

36
42

tt2
5?9

8

54

222
749
343

'1

24

4

35

5
5
3
3

171 3.8 167
2

109
109
101

8, E66
11,231
18, 165

8, 997

158
67

156
31

25
43

192
117

8,039
9,956

t2,432
8,450

t22
46
39
28

6
33
70

9

36
2l

L27
3

The sut,ey covers duelling units in residcnces, apartmen!s, and house trailers, includin6 military, institutional, public housing units, and units used only seasonally

domitorics; nor does it cover boardcd-uP residences or aPa(men!s that are not intended for occuPancy

The survey does not cover stores, oflicee, commercral lrotels and motels, o.

one poasible delivery.

Sourcc, FHA posral vacancy survey conducLed by collaborating postmaster (s).



Table XtrV (contrd)

Chicaqo. I1liuois. Area Postal vacancv Survev

SepteEber-October. 1965

Total residences and apartments Residences

tioder
__gq .p 

os s ible

House treilers

123

2
t2r

268 L7 6.3

Total possible
deliveries All % Used New

Under
All % Used New consr'

53.743 785 1.5 531 254 A49 50.057 622 L.2 41 I zll. 7 60

Ll nder Total possible
del iveries

258 L.6 .223 35 llt

Total oossible
detiieries

Vacant units
All % ll6cA New

163 4.4 L20

54 10.6 28

Total
Postal area

Domerr Grove
Eldrurst
L@bard
Vllla Park
I{trea t on

13r
110

66
76

r48

127
39
26
16
46

224
133
2t5
201

?6

204
t32

74
50

L62

r.8
1.1
o.7
la
1.9

103
94
51

t2l

101
38
23

8

41

200
109
2t3
163

75

DuPage County

Kane County

Carpen tersvil 1e

Elgin

Lake County

tL,674
13,486
LO,t99

8, 043
9,741

22,O95

4,982
17, 113

33. r94

258
149

92
92

194

461

97
364

724

184
57

483

31

8, 587
3, 651

20,946

r.1
0.9
1.1
2.O

II, 166
t2,343
ro,732
7,178
8, 638

16.511

4,800
11 , 811

24.L32

7 ,419
2,7 73

13, 940

94
t64

314 1.3

508
1, 143

67
865

1, 103

16
15
34

3.686

5,484

182
5,302

9.062

1,168
888

7 ,006

L1 1.5
18 26.9
42 4.9
32 2.9

203 3.7 178

43 89

26 24
t24
32
838
5l

25 16

25 16

103 540

2.1 401 60 130

270

)fr

L.2
0.8
1.5

6
54

u:

112

!-

91
310

5t7

119
57

371

27

27
103

88
135

240

6 27 3 6

8
3

29 200 t75

4to 4.5 307

268 17 6.3

Highland Park
North Chicago
!Jaukegar

Will County

Lockport 2,683 L.2

The survey covers d*elling units in residences, aputmcnts, and house

domitoriee; nor doee it cover bordetl-up residences or apartments that

810

318
18

474

88
2l

205
2L

156

74

25

49

2' 177 I.0IO956

2
1

2

r18 96
36

278
4.L
4.0

56
36

2t5

200
16

324

22

934

40

63 10 1 1

65 2.6A3 31 1.2 27 !

150

65 20 r 5.0

trailers,includingmilitdy,institutional,publichousingunits,andunitsusedonlyseasonally- Thesurveyd<mcoverstores,offices,commercialhotelsandmotels,or
are not inLended lor occupancy.

one poesiblc delivery.

Source, FHA posral vacancy survey conducted by collaborating postmasler(s).
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Table XV

Status of New House Completions in Selected
a/Subdivisions-

Chicago, I1linois, SMSA

As of January L, 1964, and January l, 1965

TotaI
complet.i ons

spe cu[ative construction

Pre-soId Total Sotd UnsoId

Houses completed in 1963

Percent
unso ld

Under
$1O,OOO -

I2,5OO -
15,OOO -
17,5OO -

$ lO,OOO
12,499
t4,ggg
t7,499
L9,999

9
6

305
885
850

L,24O
615
38t
23t

4,522

t2
l1

393
1,161
I ,403

1,946
457
439
374

9

6
293
740
561

614
381
249
t58

L2
145
289

626
234
L32

73

94
r95

3L4
L74
85
48

34
196
465

1t6
i83
9r

t07

4
51
94

35.
').)

8 33 ;
2

5

2O,OOO - 24,999
25,OOO - 29,999
3O,OOO - 34,999
35,OOO and over

Tota I

Under $tO,OOO
$1O,OOO - 12,499

12,5OO - 14,999
15,OOO - 17,499
l7,5OO - 19,999

2O,OOO - 24,999
25,OOO - 29,999
3O,OOO - 34,999
35,OOO and over

TotaI

a/ Selected subdivisions are

3,011 I,5ll

Houses completed in 1964

918 593 39 .2

t2
9

343
942
863

L,L46
260
331
234

50
2t9
54a.

800
t97
108
r40

l6
23
15

84
L4
t7
33

262

;
5
9

22

ro.5
1.1

15 .l
23.6

312
60
41
25

49.8
25.6
35.6
34.2

32.
to.
i3.

t2.16,L96 4,L4O

those with five or more

2,056 1,794
completions during the Year

Source: UnsoId Inventory Surveys completed by the Chicago, IItinois, FHA lnsuring Office

Sales price


