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Population Characteristics Figure 1: Regional Share of Population Change, 2015-2020

The Southeastern Region had a Edwards
population of 122,485 in 2020, which
was 1.6 percent of the statewide
total. The majority (30.8 percent)
of residents in the region reside

Gallatin -10.3%
Hamilton

Jefferson -20.6%

in Jefferson County, home to the .
City of Mount Vernon, the region’s Wabash
largest population center at 14,769 Wayne
residents. White

Between 2015 and 2020, the  CiyofMountvernon
Southeastern Region lost 3,903  regionwithin llinois
residents, a decline of 3.1 percent. 0% 50, 0% 5% 0% -
The |arg95t Share Of popU|at|0n Source: American Community Survey, 5-Year Estimates, 2020

losses occurred in Saline County

at 1,048 residents, accounting for Table 1: Regional Population, 2015-2020
26.9 percent of regional population

-2.5%

0%

losses. This was followed by Population Population Total  Growth
Jefferson County, where a loss of 804 in2015  in2020  Growth Rate
residents represented 2.1 percent of ~ Edwards 6,649 6,431 -218 -3.3%
population declines at the regional  Gallatin 5,385 4,983 -402 -7.5%
level.  While Mount Vernon also Hamilton 8,322 8,151 -171 -2.1%
lost population, its loss (2.4 percent)  jefferson 38578 37,774 804 -21%
was 0.7 points Igss than population ¢ e 24,783 23,735 1,048 4.2%
losses at the regional level. Wabash 11,652 11,390 262 590
. Wayne 16,555 16,309 -246 -1.5%
Population Change White 14,464 13,712 -752 -5.2%
Consistent with stat.ewide trends, ‘Fhe City of Mount 15,136 14,769 367 2 .4%
Southeastern Region’s population  vernon
aged 65+ grew as a share of total  pegjon 126,388 122,485 3,903 -3.1%
population between 2015 and 2020 0 12,873,761 12,716,164 -157,597  -1.2%

Source: American Community Survey, 5-Year Estimates, 2020
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ILLINOIS HOUSING

(Figure 2). During this period,
residents aged 65 years and .
older grew by 0.6 points, from

19 percent to 19.6 percent of .
the regional population. Except

for residents aged 60-64 which s«
also grew during the period, all
other age cohorts experienced 1%
net losses, with these losses
deepest for residents aged 45 =«
to 59, which drove their share

of the population downward — o
by 2.1 points to 19.1 percent
of regional population. While
residents aged 25-34 also
declined across the region
by 1,550, these losses were
relatively modest when
compared to other age cohorts.
As a result, this population
segment grew as a share of
the region from 11.4 to 11.9
percent by 2020.

6.0%
6.3%

Black Alone

Population: Race and
Ethnicity

Figure 3 summarizes the share

of the Southeastern Region's

population by racial/ethnic

identity. In 2020, the largest

share (90.9 percent) of the

region identified as White, non-Hispanic/
Latinx. The second largest racial/ethnic group
was Black (4.3 percent) followed by Hispanic/
Latinx of any race at 1.9 percent. Between
2015 and 2020, the White, non-Hispanic/
Latinx population in the region declined
by 1.4 points from 92.3 to 90.9 percent. By
contrast, Hispanic/Latinx populations grew in
the region by 602 residents, expanding their
share of total population from 1.4 percent to
1.9 percent. At the same time, the number
of Black residents declined across the region,
but this decline was not significant enough
to change their share of overall population
which was stable at 4.3 percent. Within the
Southeastern Region, Jefferson County was
home to the most diverse population, with

A

<5 5to 14

Hispanic/Latinx of Any Race I

White Alone

Figure 2: Share of Regional Population by Age, 2015 vs. 2020

15t0 19

20to 24 25to 34

Age in Years

35to 44 45to 59 60 to 64 65+

m2015 m2020

Source: American Community Survey, 5-Year Estimates, 2020

Figure 3: Share of Regional Population by Racial and
Ethnic Cohort, 2015 vs. 2020

1.4%
1.9%

I 1.0%

Asian m2015

1.0%

120 m 2020
o (]
I 4.2%

90.7%
88.6%
2.6%
4.4%

0% 20%

Other

40% 60% 80% 100%

Source: American Community Survey, 5-Year Estimates, 2020

84.3 percent of its population identifying as
White, non-Hispanic/Latinx and 9.5 percent of
its population identifying as Black, 5.2 points
above the regional average. Jefferson County
also had the highest share of Hispanic/Latinx
population at 2.6 percent, 0.5 points above
the regional average.

Education

During the 2015-2020 period, the largest
share of working age adults (39.6 percent) in
the region had at least an associate degree or
some college (Figure 4). The second largest
share of working age adults (31.8 percent)
had a high school diploma. An estimated 11.1
percent of the region's population had no
high school diploma, with the largest share of

DEVELOPMENT AUTHORITY
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these adults living in Hamilton  Figure 4: Share of Regional Population by Educational

and Gallatin Counties. Attainment, 2020

100%
90%
80%

Special Populations

Table 2 summarizes the senior
population in the Southeastern  so
Region and related growth. O
In 2020, 20.6 percent of the
region’s population was 65 years "’
and older, 4.9 points higher Edwards  Gallatn  Hamiton jefferson
than the statewide benchmark

Saline Wabash

(1 5-7 percent). Durlng the Source: American Community Survey, 5-Year Estimates, 2020

2015 to 2020 period, the senior

Table 2: Populations aged 65+, 2015 vs. 2020

Wayne White

Region lllinois

m No High School Diploma m High School Graduate M Associates Degree / Some College m Bachelor's Degree or Higher

2015 2020 % 2015 State 2020 State 2015 Regional 2020 Regional
Population Population  Change Share Share Share Share
Edwards 1,267 1,365 7.7% 19.1% 21.2% 5.3% 5.4%
Gallatin 1,214 1,184 -2.5% 22.5% 23.8% 5.0% 4.7%
Hamilton 1,671 1,738 4.0% 20.1% 21.3% 6.9% 6.9%
Jefferson 6,663 7,220 8.4% 17.3% 19.1% 27.7% 28.7%
Saline 4,679 4,714 0.7% 18.9% 19.9% 19.4% 18.7%
Wabash 2,173 2,380 9.5% 18.6% 20.9% 9.0% 9.5%
Wayne 3,280 3,523 7.4% 19.8% 21.6% 13.6% 14.0%
White 3,119 3,047 -2.3% 21.6% 22.2% 13.0% 12.1%
Region 24,066 25,171 4.6% 19.0% 20.6% - -
lllinois 1,737,988 1,990,426 14.5% 13.5% 15.7% - -
Source: American Community Survey, 5-Year Estimates, 2020
Table 3: Veteran Population, 2015 vs. 2020
2015 State 2020 State 2015 2020
2015 2020 Share of Share of  Regional Regional
Population  Population % Change Population 18+ Population 18+ Share Share
Edwards 500 409 -18.2% 9.8% 8.3% 5.0% 4.9%
Gallatin 462 311 -32.7% 10.8% 7.9% 4.6% 3.7%
Hamilton 588 405 -31.1% 9.1% 6.4% 5.9% 4.9%
Jefferson 3,144 2,766 -12.0% 10.4% 9.4% 31.3% 33.3%
Saline 1,897 1,556 -18.0% 9.8% 8.4% 18.9% 18.7%
Wabash 1,017 909 -10.6% 11.1% 10.2% 10.1% 10.9%
Wayne 1,253 911 -27.3% 9.8% 7.2% 12.5% 11.0%
White 1,169 1,039 -11.1% 10.3% 9.6% 11.7% 12.5%
Region 10,030 8,306 -17.2% 10.2% 8.7% - -
lllinois 668,933 553,593 -17.2% 6.8% 5.6% - -

Source: American Community Survey, 5-Year Estimates, 2020

A
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population grew Table 4: Population with a Disability, 2020
by 1,105 residents .
or 4.6 percent, Share of Non- Share of Population by Age
below the statewide Persons with a Institutional  Under 18 18-64
benchmark of 14.5 Disability Population Years Years 65+ Years
percent. Jefferson Edwards 1,101 17.2% 1.8% 13.6% 43.6%
and Wabash Gallatin 1,065 21.4% 10.3% 13.9% 48.4%
Counties drove Hamilton 1,634 20.3% 4.3% 15.8% 49.1%
senior  population Jefferson 6,660 18.7% 7.1% 16.0% 40.9%
growth —at 84  oyjine 5,372 23.1% 7.2% 20.3% 49.9%
fr;ds pgésc . ip\?rec?;t, Wabash 2,113 18.7% 2.6% 16.4% 42.5%
: 0 0 0 0
Jefferson County Wayne 2,857 17.6% 4.0% 13.1% 43.5%
also had the Iargest White 2,662 19.9% 8.2% 15.7% 42.6%
reglonal Share Of Region 23,464 19.7% 6.0% 16.3% 44.4%
seniors at 28.7 Illinois 1,404,151 11.2% 3.5% 8.7% 32.5%

percent, which grew
by 1 point during the
noted period.

An estimated 8,306 veterans live in the
Southeastern Region (Table 3) as of 2020.
Jefferson County was home to the largest share
of the area’s veteran population (33.3 percent),
followed by Saline County (18.7 percent).
Veterans made up a larger share of each
county's population aged 18 years and older
when compared to the statewide average (5.6
percent). Between 2015 and 2020, the region’s
veteran population declined by 17.2 percent,
which was consistent with declines statewide
(17.2 percent).

Table 4 summarizes the region’s
population with a disability by
age. Therewere 23,464 residents

Source: American Community Survey, 5-Year Estimates, 2020

of disabled populations aged 18-64 years and is
7.6 points higher than the statewide benchmark.

Household Characteristics

There were 51,262 households in the
Southeastern Region in 2020, a decline of 721
or 1.4 percent over 2015. Although the region
overall declined in total households, Saline and
Wayne Counties experienced modest growth
of 1.9 and 1 percent, respectively. A regional
population decline that was deeper than overall
household decline indicates a decreasing average
household size from 2.4 persons per household
in 2015 to 2.3 as of 2020.

Table 5: Total Households: 2015 vs. 2020

in the Southeastern Region with
a disability in 2020. The largest
share of the region’s disabled
population lived in Jefferson and
Saline Counties, respectively. Asa
share of countywide population,
disabled populations comprised
the largest share of Saline
County at 23.1 percent of non-
institutionalized populations,
11.9 points above state average.
the Southeastern Region has a
particularly high concentration

2015 2020 Change % Change
Edwards 2,785 2,756 -29 -1.0%
Gallatin 2,408 2,274 -134 -5.6%
Hamilton 3,473 3,366 -107 -3.1%
Jefferson 15,277 14,792 -485 -3.2%
Saline 9,955 10,140 185 1.9%
Wabash 4,871 4,780 -91 -1.9%
Wayne 7,043 7,114 71 1.0%
White 6,171 6,040 -131 -2.1%
City of Mount Vernon 6,713 6,248 -465 -6.9%
Region 51,983 51,262 -721 -1.4%
lllinois 4,786,388 4,884,061 97,673 2.0%

Source: American Community Survey, 5-Year Estimates, 2020

ILLINOIS REGIONAL ANALYSIS: SOUTHEASTERN REGION 6
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Household Structure

Of the 51,262 households
in the Southeastern Region,
married  couples  without
children younger than 18
were the largest share of
households at 32.1 percent.
Single  households  without
children represented another
30.6 percent of households.
Collectively, 73 percent of
the region’s households have
no children younger than 18

80.0%

70.0%

60.0%

50.0%

40.0%

30.0%

20.0%

living in the household. By
contrast, households with o
children accounted for 27

percent of the Southeastern
Region’s  households, with %&@‘&’ &
married couples with children
the largest share at 17 percent
(Figure 5). Another 6 percent
of households were headed by
single parents. Gallatin County
had the largest share (9.6
percent) of single parent headed households.

In 2020, the Southeastern Region had 38,863
owner-occupied households (75.8 percent),
with another 12,399 households (32.9
percent) that were renter-occupied (Table 6).
The largest share of Southeastern’ s renter-

Table 6: Households by Tenure: 2015 vs. 2020

m Other Household Makeup, No Children <18 Years
m Single, No Children <18 Years

m Cohabitating, No Children <18 Years

W Married, No Children <18 Years

Figure 5: Household Structure, 2020

2 Q&
O
o&®

PSR

m Single with Children <18 Years
Cohabit with Children <18 Years
m Married with Children <18 Years

Source: American Community Survey, 5-Year Estimates, 2020

occupied households lived in Jefferson County
at 33.6 percent. Between 2015 and 2020,
the number of renter-occupied households
declined overall by 4.4 percent, driven by losses
in renter-occupied households in Wabash and
White Counties. The region overall grew in its
concentration of owner-occupied households,

Share of 2020 Regional

2020 Households % Change from 2015 Households
Renter- Owner- Renter- Owner- Renter- Owner-
Occupied Occupied Occupied Occupied Occupied Occupied
Edwards 544 2,212 25.1% -5.9% 4.4% 5.7%
Gallatin 522 1,752 -5.3% -5.7% 4.2% 4.5%
Hamilton 750 2,616 -1.8% -3.4% 6.0% 6.7%
Jefferson 4,169 10,623 1.0% -4.7% 33.6% 27.3%
Saline 2,611 7,529 -8.1% 5.8% 21.1% 19.4%
Wabash 933 3,847 -27.7% 7.4% 7.5% 9.9%
Wayne 1,655 5,459 18.8% -3.4% 13.3% 14.0%
White 1,215 4,825 -22.5% 4.8% 9.8% 12.4%
Region 12,399 38,863 -4.4% -0.4% - -
Illinois 1,646,283 3,237,778 2.3% 1.9% - -

Source: American Community Survey, 5-Year Estimates, 2020

A
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Figure 6: Household Tenure by Race and Ethnic Cohort, 2020

1.0%
2.2%

1.1%
6.2%
95.5%
86.8%

0.5%
0.65%

Hispanic/Latinx of Any Race h
Black Alone
White Alone

Asian

1.9%

Other or 2+ Races
4.2%

0% 20% 40% 60% 80% 100%

Source: American Community Survey, 5-Year Estimates, 2020

Figure 7: Household Tenure by Age of Householder, 2020

Figure 7: Household Tenure by Age of Householder, 2020

85+ .2% 2

75-84 11.1% 5.6%

65-74 18.9% 12.2%

55-64 21.9% 16.9%

Years

45-54 16.5% 14.2%

5.2% 5.2%

14.1%

35-44 14.4%

<35 31.5%

=}
ES

10% 20% 30% 40%

m Share of Owner-Occupied Households — ® Share of Renter-Occupied Households

Source: American Community Survey, 5-Year Estimates, 2020

Source: American Community Survey, 5-Year Estimates, 2020

which was contrary to statewide trends as a
growing number share of lllinois households
lived in renter-occupied units as opposed to
owner-occupied between 2015 and 2020. The
exceptions in the region were Wayne, Edwards,
and Jefferson Counties, where growth in
renter-occupied households during the 2015 to
2020 period grew renter-occupied household’s
share of overall households as owner-occupied
households in these counties declined.

According to 2020 estimates, 86.8 percent of
the region's renter-occupied householders
identified as White, non-Hispanic/Latinx, which
was disproportionately smaller than the share
of White, non-Hispanic/Latinx households
overall (Figure 6). Households identifying
as Black were the second largest share of

A

m Share of Owner-

M Share of Renter-

120%

renter-occupied householders
at 6.2 percent, followed by
households of 2 or more
races. All non-White cohorts
as well as Hispanic/Latinx
households in the Southeastern
Region represented a
disproportionately larger share
of renter-occupied households
when compared to their share
of households in general, by a
margin as large as 3.8 points
for Black householders. By
comparison, Blackhouseholders
represented just 1.1 percent of
owner-occupied householders,
a disproportionately smaller
share of householders by 1.3
points. This racial ownership
disparity was consistent among
other non-white householders
as well as Hispanic/Latinx
households.

In 2020, the largest share (31.5
percent) of renter-occupied
0% households in the Southeastern
Region were occupied by
householders younger than
35 years of age (Figure 7). By
comparison, these households
represented just 12.3 percent
of the region’s owner-occupied householders.
Householders aged 55-64 were the second
largest cohort of renter-occupied households
at 16.9 percent. Seniors (aged 65+) represented
23 percent of the region’s renter occupied
households, butthey occupied 30 percent of the
region’s owner-occupied units. Householders
aged 55-64 represented the largest share (22.6
percent) of owner-occupied households.

Occupied Households

Occupied Households

Income Metrics

2020 median household income for the region
was estimated at a low of $43,092 in Gallatin
County to a high of $55,977 in Hamilton County,
just 62.9. percent and 81.8 percent, respectively,
of the statewide median (Table 7). Median
household income in the City of Mount Vernon

G
RITY
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in 2020 was $42,194, just 81.6 percent of the
median for broader Jefferson County. Between
2015 and 2020, growth in median household
income at the county level ranged from a
decline of 6.4 percent in Wabash County, to a
high of a 15.2 percent in Hamilton County, 7.2
points above state average for the same period.
In six of the eight counties, growth in median
household income was below the statewide
benchmark for the same period.

The largest share (18.5 percent) of the
Southeastern Region’s households in 2020
had estimated annual income and benefits
of $50,000-$74,999, followed by households
earning $35,000-$49,999 at 14.6 percent
(Figure 8). Between
2015 and 2020,
the total number
of Southeastern
households earning
less than $75,000
declined by 3,615,
which resulted in a
decline in share of
total households,
especially for those
households earning
less than $10,000, as
well asthose earning
$10,000-$14,9909.

2015 vs. 2020

20%
18%
16%
14%
12%
10%
8%
6%
4%
2%
0%
<$10,000 $10,000 -
$14,999

$15,000 -
$$24,999

Table 7: Median Household Income, 2020

2015 2020 % Change
Edwards $48,947 $53,801 9.9%
Gallatin $43,600 $43,092 -1.2%
Hamilton $48,575 $55,977 15.2%
Jefferson $47,572 $51,662 8.6%
Saline $42,084 $43,928 4.4%
Wabash $52,240 $48,878 -6.4%
Wayne $49,492 $50,205 1.4%
White $49,113 $48,303 -1.6%
City of Mount Vernon $39,840 $42,194 5.9%
lllinois $63,331 $68,428 8.0%

Source: American Community Survey, 5-Year Estimates, 2020

Figure 8: Share of Regional Households by Income and Benefits,

2.9%

S
©

$25,000 -
$34,999

$35,000 -
$49,999

$50,000 -
$74,999

$75,000 -
$99,999

$100,000 - $150,000 - $200,000+
$149,999 $199,999

m2015 m2020

GrOWth In . the Source: American Community Survey, 5-Year Estimates, 2020
region was driven
by households

earning more than $75,000 annually, although
most notably for households with incomes of
$150,000 to $199,999, which grew as a share of
total households from 2.1 to 3.8 percent.

Cost Burden

US Census GRAPI data computes gross rent as a
percentage of household income (Table 8). Using
this data, the number of cost-burdened renter
and owner households in the Southeastern
Region were estimated according to those
who met one of two conditions: 1) households
were paying more than thirty percent of their
household income in monthly gross rent; or 2) the
households had zero or negative income. Based

A

on these assumptions, an estimated 10,974 of
the region’s households were cost-burdened
in 2020. This includes 4,790 or 38.7 percent of
renter-occupied households, and 4,790 or 15.9
percent of owner-occupied households, both of
which were lower than the statewide averages for
cost-burdened renter households (46.5 percent)
and owner-occupied households (23.1 percent).
Renter-household cost burden ranged from a
low of 25.3 percent in Hamilton County, to a high
of 45.6 percent in Saline County. Cost-burdened
owner-occupied households ranged from a low
of 11.0 percent in Edwards County, upwards to
17.4 percent in Jefferson County.

Households earning less than $20,000 are the

ILLINOIS HOUSING
DEVELOPMENT AUTHORITY
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Table 8: Cost-Burdened Households by Tenure, 2020

Cost-Burdened Cost-Burdened Total Cost- % Owner- % Renter-
Owner-Occupied  Renter-Occupied Burdened Burdened Burdened
Edwards 244 229 473 11.0% 42.1%
Gallatin 276 221 497 15.8% 42.3%
Hamilton 425 190 615 16.2% 25.3%
Jefferson 1,847 1,670 3,517 17.4% 40.1%
Saline 1,200 1,190 2,390 15.9% 45.6%
Wabash 589 355 944 15.3% 38.0%
Wayne 830 551 1,381 15.2% 33.3%
White 773 384 1,157 16.0% 31.6%
Region 6,184 4,790 10,974 15.9% 38.6%
lllinois 749,000 765,401 1,514,401 23.1% 46.5%
Source: American Community Survey, 5-Year Estimates, 2020
largest segment Figure 9: Share of Cost-Burdened Renter-Occupied Households by
(62.1 pgrc'ent) of Income Tranche, 2020
the region's cost- oo
burdened  renter-

occupiedhouseholds
(Figure 9). This share
is considerably
higher in Hamilton
and White Counties
where 94.7 and 70.8
percent, respectively
of  cost-burdened
rental  households
had incomes less
than $20,000. The
next largest share
(28.6 percent) of cost-
burdened renters in
the region earned
between $20,000
and $34,999.

Households earning
less than $20,000
were the largest
share (46.9 percent)
of  cost-burdened
owner-occupied
households in the
Southeastern Region
(Figure 10). This
concentration  was

A

90%
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10%
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Edwards Gallatin Hamilton Jefferson Saline Wabash Wayne

m No Income W <$20,000 m $20,000 - $34,999 m $35,000 - $49,999

Source: American Community Survey, 5-Year Estimates, 2020

m $50,000 - $74,999

White Region

$75,000+

Figure 10: Share of Cost-Burdened Owner-Occupied Households by

Income Tranche, 2020

4.0%

100% 4.1% 5.4% 0.9% 45% S 4.9% 6.1%
90% 8.6% 13.9% 8.1% 4.2% 11.4%
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Source: American Community Survey, 5-Year Estimates, 2020
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Figure 11: Share of Cost-Burdened Households by Income Tranche, 2015 vs 2020
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22.4 points higher than the share statewide.
Households earning $20,000-$34,999 was the
second largest tranche of cost-burdened owner-
occupied householdsintheregionat23.9 percent.
The exception was Gallatin County, where the
second largest cost-burdened income tranche
had no income at 20.7 percent of cost burdened
owner-occupied households, 17.4 points higher
than share at the state level.

Figure 11 looks at the share of cost-burdened
households by income tranche and tenure and
their respective change between 2015 and 2020.
During this period, the share of cost-burdened
renter-occupied households declined slightly
by 1.3 points. This decline was driven primarily
by households earning less than $20,000 which
declined by 10
points.  Conversely,
households earning

$20,000 - $34,999
m 2020 Renter

10.9%

9%
1%
6.5%

o
X =
I R ¥ @
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$35,000 - $49,999 $50,000 - $74,999
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m 2015 Owner

Housing Supply

74.4 percent of the Southeastern Region's
rental housing stock is concentrated in
2-4-bedroom units (Table 9), even though over
62 percent of households in the region are either
singles or married couples with no children.
Given the predominance of one and two-person
households in the region, 23.5 percent of rental
units as one- bedrooms is inadequate to serve
the region, especially considering household
size in the region is declining.

According to 2020 vacancy estimates (Figure
12), rental vacancy in the Southeastern Region
ranged from a low of 0.5 percent in Wabash
County to a high of just over 7 percent in

Table 9: Rental Units by Number of Bedrooms, 2020

$20,000-%$34,999 0 20r3 4+

grew as a share Bedrooms 1 Bedroom Bedrooms Bedrooms Total
of cost-burdened Edwards 4 80 423 37 544
renter occupied Gallatin 6 130 380 6 522
households by 11.7  Hamilton 10 109 573 58 750
points.  The share jefferson 111 917 2,852 289 4,169
of  owner-occupied  gyjine 34 728 1,675 174 2,611
cost burdened . oqh 79 213 580 61 933
households alsovne 0 376 1,129 150 1,655
declined = modestly ,

(1.8 points) between White 27 356 801 31 1,215
2015 and 2020 to  Region 271 2,909 8,413 806 12,399
15.9 percent of Regional Share 2.2% 23.5% 67.9% 6.5% -
homeowners in 2020. lllinois Share 6.9% 26.6% 60.1% 6.3% -

Source: American Community Survey, 5-Year Estimates, 2020
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Gallatin and White Counties. Five
of eight counties including the ..
City of Mount Vernon had rental .
vacancy rates significantly below
what would be considered a  «
healthy vacancy rate (5 percent)  «
for an area rental market. This
has contributed to substantial o
upward pressure on rents in
Edwards  County, Jefferson
County and in Mount Vernon, at
rates far exceeding the statewide
benchmark for the same period.

Edwards

The Southeastern Region’s housing stock was
primarily developed between 1960 and 1979,
with just 2,000 units of housing been developed
since 2010, 71 percent of which is owner-
occupied (Figure 13).  White and Edwards
Counties in particular have an older rental
housing stock, with 78.7 and 75.9 percent,
respectively, of its rental housing built prior
to 1979, 7.6 to 10 points above state average,
suggested an elevated risk for lead in its rental
housing stock (Figure 14).  Gallatin County
has the newest rental housing stock with 55.7
percent built prior to 1979, 12.4 points below
state average.

Figure 15looks at the region’s rental and owner-
occupied units without a complete kitchen as
an indicator of substandard housing. Based
upon this assumption, an estimated 1.9 percent
of the region’s renter-occupied housing is

Figure 14: Share of Rental-Occupied Units
Built Prior to 1979
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Figure 12: Housing Vacancy Rate by Tenure, 2020
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Figure 13: Age of Housing Stock within
Region by Tenure, 2020
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substandard, as compared to just 0.5 percent
of its owner-occupied units. However, the
region’s quality of housing stock varies widely
across the region. For instance, an estimated
13.3 percent of Wabash County’s rental units
would be considered substandard by this
measure, but few to no rental units in Mount
Vernon and Gallatin Counties. The quality of
owner-occupied housing also varies across the

Figure 15: Share of Substandard Units by
Tenure, 2020

Edwards [l 0.8%

W9.4% 0.2%
4.4%

W o.4%

Region 0.5%
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Gallatin
Hamilton 0.5%
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Saline
Wabash
Wayne
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City of Mount Vernon
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Source: American Community Survey, 5-Year Estimates, 2020
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Table 10: Median Gross Rent, 2015 vs. 2020 237 units permitted, 53.5 percent of which
were for single family units. 63.7 percent of
2015 2020 % Change  g3]| residential building activity was in Jefferson

Edwards $518 $609 17.6%  County, with another 24.9 percent in Wabash
Gallatin $421 $460 9.3% County. Following the Subprime Mortgage
Hamilton $635 $660 399  Crisis of 2008, residential building activity in
Jefferson $649 $717 1050  theregion was modesﬁ, averaging somewhere
: between 10 and 20 units of housing developed
Saline $633 $664 4.9% . ) )
annually.  While the region experienced
Wabash $617 3664 7:6% increased development activity between 2017
Wayne $607  $577 “4.9%  and 2019, residential building activity slowed
White $596 $560 -6.0%  with the onset of COVID in 2020 with just seven
City of Mount Vernon $655 $749 14.4%  units of single-family housing built during that
lllinois $998  $1,038 40%  year.
SO AR Cammanity sy e ERmaes, 2020 Between the third quarter of 2020 and second

quarter of 2021, there were 715 single family
and condo sales in the in the Southeastern
Region, with 49.7 percent of these sales in
Jefferson County and another 30.2 percent in

region, with the highest share of substandard
owner-occupied units (3.4 percent) located in
Wayne County.

Median gross rent across the region remains

significantly below statewide levels (Table Figure 16: Single and Multifamily Housing
10). In 2020, median rent ranged from a low Permits by Year

of $577 in White County, to a high of $749

in the City of Mount Vernon. As a share of ¢ - -
annual median household income, median

gross rent ranges from a low of 12.8 percent s

of median HH income in Gallatin County, to 2 “ “

a high of 21.3 percent of median HH income | 2. _*_ E H m ﬂ 13 | E
in the City of Mount Vernon. Between 2015 2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020
and 2020’ grOWth in median rent was h|ghest W Multi-Family Permits ~ ® Units in Single-Family Structures

in Edwards County at 17.6 percent, exceeding  ouree 50

the statewide benchmark by
13.6 points. Similarly, growth
in rent exceeded the statewide
benchmark in five counties, as

Table 11: Approved Housing Permits,
2010-December 2020

well as Mount Vernon, likely Single Share of
exacerbated by a tight housing Family Multifamily Total Total
supply with little development  pqyards county 0 0 0 0.0%
of rental housing over the past Gallatin County 0 0 0 0.0%
decade. Hamilton County 0 0 0 0.0%
Housing Metrics Jefferson County 80 71 151 63.7%

- Saline County 0 0 0 0.0%
I?ntglz 1a1nzurr;‘m§%zﬁl ;%%ﬁ’;ﬁg Wabash County 28 31 59 24.9%
units between 2010 through Wa¥”e County 6 8 14 >-9%
the end of 2020. During this  /hite County 13 0 13 >-5%
period, there were a total of _Region 127 110 237|  100.0%

Source: SOCDS

ILLINOIS HO
DEVELOPH

ILLINOIS REGIONAL ANALYSIS: SOUTHEASTERN REGION 13




ILLINOIS HGUS]NGQ
DEVELOPMENT AUTHORITY

Saline County (Figure 17). The median sale
price of a single-family home or condo during
Q2 of 2021 ranged from a low of $30,000
in Edwards County, to a high of $120,250 in
Hamilton County (Figure 18). This was 11 to 45
percent, respectively, of the statewide median
for the same period. Between the third quarter
of 2020 and second quarter of 2021, growth in
median price varied considerably with the small
number of sales in many of the Southeastern
Region’s counties. In Saline County, which had
the second highest sales volume, the average
sales price grew by 31.3 percent during the
period, 27 points higher than at the state
level. Similarly, White County which had the
third highest sales volume experienced a sales
price increase of 31.3 percent. By comparison,
Jefferson County which had the highest sales
volume experienced a price decline of 7 percent
from $124,700 in 2020 Q3 to $116,000 by 2021
of Q2.

Economy

Figure 19 summarizes average full and part-
time employment in the Southeastern Region
between 2010 and 2019. Between 2010 and
2014, the number of full and part time jobs
grew across the region by 3.2 percent from
68,289 to 70,501. However, between 2014 and
2019, total jobs in the region declined by 3,164
or 4.5 percent. By 2019, there were 67,337 full
and part-time jobs across the region, which
was 1.4 percent below the level of employment
in 2010 as the region emerged from the
Subprime Mortgage Crisis. Conversely, while
the total number of jobs in the region declined
by 1.4 percent between 2010 and 2019, total
jobs statewide expanded by 9.8 percent.

Figure 20 looks at change in the Southeastern
Region’s average annual labor force and
unemployment between 2010 and 2020.
Between2010and 2019, theregion’slabor force
declined by 5,390 or 8.8 percent, which was 6.3
points greater than the decline experienced
statewide during the same period (2.5 percent).
Between 2019 and 2020, the region's labor
force declined by another 3.5 percent which
was 3.4 points greater than at the state level.

A

Figure 17: Single Family and Condo Sales by
County (2020Q3-2021Q2)
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Figure 18: Single Family and Condo Median
Sales Prices
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Figure 19: Total Regional Employment,
2010-2019
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Figure 20: Labor Force and Unemployment,
2010-2020
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Unemployment in the Southeastern Region
since 2015 has averaged 0.5 to 1.0 points above
state average. In 2020, average unemployment
in the region jumped to 8.9 percent, 0.6 points
below state average.

Housing Gap

A housing gap exists when there is an
insufficient supply of housing to meet current
demand. To calculate the regional housing
gap, the share of units affordable to renter
households by income threshold spending
no more than 30 percent of
their incomes on rent were
compared to the share of
rental units in the region at
that rent level (Figure 21).
According to this methodology,
the greatest rental gap is for
households earning $50,000
to $74,999, where 9.3 percent
of households fall into this
income tranche yet just 1.2 o
percent of units are priced
at that income level. It may

50%

40%

20%

10%

No Income

appear there is a sufficient share of rental
units affordable to households earning
$20,000 to $34,999. However, when the tight
supply for units is considered for households
earning $35,000 and above as well as rapidly
escalating housing prices, thismay drive these
households into units that are affordable
to lower incomes, creating need for lower
income households. For this reason, it is
also important to prioritize the overall rental
and ownership housing needs of middle and
upper-middle income households.

Figure 21: Regional Rental Housing Gap, 2020
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Housing Perspectives

While the Southeastern Region is not experiencing significant population and household growth,
the region is changing. Specifically, it is becoming more racially and ethnically diverse, as well as
growing in its share of upper-middle income households. Yet, despite these changes, the region
has captured little investment over the past decade. Among the key findings that will shape the
housing landscape over the coming years:

+ The region has a high concentration of special populations in the form of veterans and
the disabled, both of which have unique housing needs. Housing supply tailored to these
populations is likely limited in the region given the age of the rental housing stock and lack
of development over the past ten years.

* Growth in area household income is not keeping-up with growth in median rent, which
is due to a tight housing supply in the form of very low vacancy rates, a high share of
substandard units, and a high concentration of units that are incompatible with household
structure in the region. A tight housing supply in Edwards and Jefferson Counties, in
particular, has contributed to rental cost increases at rates far exceeding state average for
the same period.

+ The region’s rental occupants are predominantly one and two-person households without
children, which could indicate that the area could benefit from additional 1- and 2-bedroom
units.

+ Theregion has a need for rental housing serving wider income ranges in general. However,
the top rental gap is for units serving households earning between $50,000-$75,000.

* Households earning $20,000-$34,999 are the top growth segment across the region when
it comes to cost-burdened renters. While appears there is a sufficient supply of rental units
affordable to these households, when the tight unit supply is considered for households
earning more than $35,000 combined with rapidly escalating housing prices, this may create
household competition for these units, further increasing prices.
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Report created by IHDA's Strategic Planning and Research Department, October 2022.

To understand housing needs throughout the state, IHDA developed a regional analysis
for a broader understanding of the key demographic, economic and housing trends that
impact housing markets and shape the need for affordable housing across lllinois. For
this analysis, Illinois was divided into 15 geographic regions at the county level, based on
geographic, economics and demographic indicators.

These regional profiles are part of IHDA's Housing Blueprint statewide planning initiative
that will establish a vision for the future of housing in lllinois. We invite all individuals to
take part in the Blueprint's process at ilhousingblueprint.org.

A

ILLINOIS HOUSING
DEVELOPMENT AUTHORITY

of Enjoy lllinois:


http://ilhousingblueprint.org
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