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Presentation Notes
Around the 5 or so years ago we began hearing from more and more communities “what about ‘missing middle housing?’”
The program is based on a model of following best practices in other communities, and this is one strategy where we felt a shortage of examples to point to. 
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The spark came from MMC’s Housing and Community Development Committee. 
A few years ago, MMH rose near the top of the list of issues in an annual survey of the committee. 
During a committee meeting on the topic – in which Opticos Design was the expert speaker – interest grew to the point that a working group was formed. 
The group quickly identified the top barriers – lack of examples, regulations, cost to build, and lack of developers – and we had a reason to pursue further assistance. 
We knew this would need a special kind of approach in order to help municipalities whose housing markets were so wide ranging. 


Communities Experience Similar Trends...

Median Household Income and Median Sale Price Comparison
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Communities across the region were experiencing similar trends.  For example: a lack of attainable homeownership. 

A general rule of thumb states that a household can afford to buy a home 3x their annual income. 
By that measure, a household earning the median income could afford the typical single-family home in 6 of 7 of the region’s counties in 2012. 
By 2023, this was the case in 0 of 7 counties. 


Communities Experience Similar Trends...

Housing Costs as a Percentage of Monthly Income, Renter Households,
2023

Under 30% of monthly income ' 30-50% of monthly income # Over 50% of monthly income

Cook 52% 23% 25%
DuPage 56% 23% 21%
Lake 52% 24% 23%
will 50% 25% 25%
Kane 50% 25% 24%
McHenry 50% 26% 24%
Kendall 44% 36% 20%
7-County Region 52% 23% 25%

0% 20% 40% 60% 80% 100%
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Also, a lack of affordable rentals and rentals across the board. 
In each county, close to half of all renter households are cost burdened - and nearly a quarter are paying over half their income on housing. 


Communities Experience Similar Trends...

Household Types, Chicago Region, 2023 Housing Types, Chicago Region, 2023

= Households with

children = Single Family

30%

= Townhomes
Households without

children Multifamily Building
(2-19 units)

Single-person Multifamily Building

households (20+ units)

8%

Of households are Of homes are
73% one or two-person 50% townhomes or in a
households multifamily building
Up from 64% in 2010
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And the issue of households growing older and smaller but housing options not shifting fast enough. 
Households are getting smaller each year, further adding to the demand for smaller, more attainably-priced homes, but the housing stock is slow to adapt. 
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Knew we needed guidance that could be applicable for a wide range of communities, helping each figure out their own strategy for their own market.


Opticos Design + Metropolitan Mayors Caucus

Jennifer Settle, Megan Reineccius, Dylan Rumsey, Nancy Firfer, Ben Schnelle,
Principal Senior Associate Senior Designer Senior Advisor Manager
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We were fortunate to have tremendous experts right here within the region at Opticos Design. 
Received funding from the Richard H. Driehaus Foundation to work with Opticos over the course of one year. 
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The 18 participating
municipalities differ in size,
location, demographics, and
housing market.
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Lake Michigan
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18 municipalities applied and participated. 
Peer network meetings: applying MMH to your community, zoning and policy, overcoming opposition, case studies in hot and cool markets, development tools to increase feasibility, toolkit overview: 
Test fits:
Selection of sites representing common or typical lot scenarios
Creation of 3D models illustrating best practices and zoning barriers. 
Meetings with developers to discuss feasibility and barriers
Site study workshop:
Test various housing types on typical lots
Identify regulatory barriers in local codes and what modifications would enable MMH





The Missing Middle Housing Toolkit

Missing A resource for local leaders

Middle at any and every stage
Housing

https://bit.ly/MMCmissingmiddlehousing
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The grand result: a toolkit designed to be used by local leaders at any and every stage. 
It’s built in response to the top questions and issues voiced by the municipal leaders in the 18 peer network communities. 
It’s 130-pages, and meant to be a resource you continually turn back to for guidance on issues ranging from zoning to community engagement to finding the right developers. 
Transition to Dylan. 


Missing

Missing Middle RgVEEE
Housing Housing

A Toolkit to Implement MMH in Chicago
Metropolitan Communities

A toolkit to implement MMH in
Chicago Metropolitan
Communities

Missing Middle Hous ing Toolkit for the Ch icago Reg ion | Hous ing Act ion Il inois



Using the Toolkit

A resource for public education
efforts and tactics

Strategic guidance on housing
reform efforts

Engage local developers or builders
using test fit visualizations

Missing Middle Housing Toolkit for the Chicago Region | Housing Action lllinois
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Inside?

Missing Middle Housing Toolkit
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The toolkit is a collection of 

Educational materials can be used to help community leaders and residents alike understand the national housing crisis and how Missing Middle Housing might be a solution.
It's essential to have a clear understanding of what middle housing is and is not to avoid misnomers. Therefore, the toolkit also provides an accurate definition and numerous examples of the various Missing Middle Housing types, categorized by scale. 

Explanation of housing barriers, including the numerous ways in which our comprehensive plans and zoning standards may or may not limit middle housing options. 
Additionally, the toolkit examines how the building code impacts the feasibility of middle housing projects and explores some strategies municipalities have employed to overcome this challenge. 
Common community concerns and the various misconceptions they are tied to. 
Financing challenges and how our entitlement processes discourage developers from building multi-unit structures. 

3. Implementation strategies and creative tactics local, regional, and national municipalities have pursued to encourage middle housing development. 

4. And finally, case studies that provide real-world examples for what these efforts can look like at various scales. �


Key Toolkit Takeaways

1. What is Missing Middle Housing, and why do we need it?
2. Why is it so hard to build today?
3. How can we build a community that prioritizes housing choice?

4. What do some Middle Housing opportunities in the Chicago region look
like?

5. Where do we go from here?

Missing Middle Housing Toolkit for the Chicago Region | Housing Action lllinois
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In summary, the toolkit should provide answers to the following questions: 

What is missing middle housing, and why do we need it? 
Why is missing middle housing so hard to build today? 
How can we amend our policies, get everyone on board, and build a community that prioritizes walkable neighborhoods and housing choice? 
What do some missing middle housing opportunities in the Chicago region look like? 
And where do we go from here? 


The Peer Network
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Representative of the
unique needs and
conditions across the
7-county region.
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A coalition of 18 municipalities organized to receive and share information and strategies for implementing Middle Housing.
Context – all represent different housing contexts: more suburban communities, more walkable communities, more connected to transit, less connected 
Size – small and large communities 
Growth -  rapidly growing communities and some shrinking communities 
Market – high housing costs and not high housing costs 




The Peer Network

How to address the housing needs
of 18 communities of varying sizes,
demographics, and market
conditions?

Missing Middle Housing Toolkit for the Chicago Region | Housing Action lllinois
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A key challenge in creating the toolkit was addressing the potential needs of all the communities represented in the peer network. ��The solution? Set the stage for housing reform at all levels. 

The toolkit is not intended to be a report read from front to back, but rather a collection of ideas that can help guide conversations and actions at any stage. 

Whether or not you have already amended your zoning code and want to address the building code, or you are still addressing community misconceptions about Middle Housing, the toolkit offers a solution or a path forward for each obstacle. 


Toolkit
Highlights

Missing Middle Housing Toolkit for the Chicago Region | Housing Action lllinois
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Next, I want to explore some of the toolkit highlights, including 

The discussion of Barriers to Middle Housing 
The variety of Best Practices we introduce 
The case studies woven throughout the toolkit 
And finally, the test fits in real Chicagoland sites we tested for Middle Housing 


Identifying Barriers to Missing Middle Housing

What is preventing the
development of Middle
Housing?

Planning & Zoning Standards

Financing Challenges

Building Code Requirements

Community Opposition

Developer Priorities

Missing Middle Housing Toolkit for the Chicago Region | Housing Action lllinois
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A mixed-use building under the jurisdiction of the IBC.

Quick Guide: When to apply IRC vs. IBC

Single-unit, townhouse, two-units

and less than three stories greater than three stories

Multi-unit, commercial, mixed-use, or

townhousss, and cupiexs mutpleces, and courtyard buldings.

International
Residential Code
(IRC)

International Building
Code (IBC)

Requirements

Requirements

- Limited fie resistance
(-hour fire wall between
units),sprinkler not
always required

+ Requires fire rated stairs
and walls, sprinkler
system requirecl

+ Muitiple exits, fire
‘escapes, wider coridors

+ One exitper unit
+ ADA compliant
+ Basic accessibilty

requirements, but not
ADA compliant

“The typical cost of
viaacentral corridor on every level (as required bv(hs IBC) is. suunl o
6%-13% of the osts. Tl
stairway and corridor consume around 7% of e building’s floor area.”

- Pew Charitable Trust
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Chapter 3 of the toolkit dives into the various levels of barriers to Middle Housing development. 

We all know that it is extremely difficult to encourage small multi-unit residential buildings nowadays, but we may not realize just how vast the barriers to middle housing can be. 

Planning and Zoning

1. The toolkit begins by examining comprehensive plans and zoning codes, which we take a keen interest in at Opticos. These documents are foundational to our neighborhoods and shape the communities in which we live.
2. As part of this process, we found that some communities have comprehensive plans and zoning districts that are well poised to effectively enable MMH, but many do not. This section provides an overview of the potential barriers that may be identified in these documents. 

Financing challenges 

Not everyone realizes that our policies and practices can directly impact the feasibility of Middle Housing projects. 
Because housing development is expensive all around, we must be aware that our polices can drive up housing development costs. 
While we can’t do much about the cost of materials and labor, we can have a direct impact on land costs and soft costs. Allowing small lots can help control land costs, and reducing impact fees can help with soft costs. 

Building code 

Buildings containing more than 2 dwelling units are typically under the jurisdiction of the International Building Code, which can drive up development costs with extra fire ratings, sprinklers, and stair costs. 
 Some municipalities are exploring the amendment of the International Residential Code, which most small developers are more comfortable working under, to include buildings with three or more units. 

Community opposition 
There are many misnomers and general concerns regarding multi-unit housing. The toolkt explores some of the most common misunderstandings, and provides suggestions for controlling the narrative. 

Developer priorities 
It can be hard to get developers on board with small multi-unit housing types. 
If there are no new examples that prove it can work, many developers don’t want to be the “first.”




Forge Your Own Path

Incremental change vs.

Tailor solutions to your community

comprehensive overhauls

Local Financing &

Incentives

Amending the
Building Code

Missing Middle Housing Toolkit for the Chicago Region | Housing Action lllinois

There is no one-size-fits-all approach

Building
Community
Support

Understanding

Implementation

Addressing

Community
Concerns

Targeted Zoning
Reforms

Amending the
Building Code

Overcoming
Financing Barriers

Identify housing Identify zoning Identify Identify
. burdensome
needs and standards that opportunities for .
] impact fees and
preference need adjustment change
processes

Listen to Decide course Decide course Decide course

community of action of action of action

concerns and and identify and identify and identify

start outreach

stakeholders

stakeholders

stakeholders

Craft reforms that
align with the
community's best
interest

Test potential
solutions and get
community buy-in

Test potential
solutions

Test potential
solutions

Adopt Policy-level
Initiatives

Adopt Zoning
Reform for MMH

Make changes
and reduce
barriers to MMH

Incentivize
opportunities for
MMH

See strategies for
building community
support in Chapter 4.5

See strategies for
implementing zoning
reform in Chapter 4.3

See strategies for
addressing Building
Codes in Chapter 4.4

See strategies for
financing solutions in
Chapter 6.4
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The barriers can be overwhelming, but you don’t have to take them all on at once, and there is no one-size-fits-all approach. 

Tackling one barrier can go a long way 

Incremental change, such as refining a single zoning district to allow more types of multi-unit housing, may be the best approach for one community, while a comprehensive zoning overhaul may be more suitable for another. �
It is important to take the contents of the toolkit and tailor it to support your community's needs. 


Best Practices

Middle Housing mindset:

Comprehensive plans and
neighborhood plans

Approaches to zoning reform

Additional policies (subdivision,
stormwater, IRC, fire)

Implementation and community
engagement

Missing Middle Housing Toolkit for the Chicago Region | Housing Action lllinois

Understanding Context

When planning for Missing Middle Housing, it is important to rememiber that different contexts. Missing Middle
Housing types can be built in an auto-oriented context, but it will not attract the same kind of buyer or renter, wil
not deliver as compact or sustainable pattern of development, and willlikely not achieve the same returns.

DRAFT March 2025 — Chicago Metro, linis.

Walkable urban contexts, which are ideal for MMH,
commonly feature small and regular block patterns
(less than 500 feet in any direction), buildings that face
the street with parking behind, and a mix of uses to
encourage pedestrian use. Together, these attributes
encourage walkability. A place is considered walkable
when a person can walk or bike to fulfill some or all
their daily needs. MMH types are most successful when
located in an existing or newly built walkable context.
Those who are interested in buying or renting MMH tyg
are often willing to trade unit size for close access to
amenities such as shopping, dining, and recreation.

Transitional contexts are in between Walkable a
oriented. In many Chicago Metropolitan cities, t
walkable urban core and traditional neighborhg/
are surrounded by newer neighborhoods chay
a pattern of development that is more orienty
automobile use. In many instances, these ng
hs of the same walkabls
core and traditional neighborhoods to w
adjacent, but certain elements may be
suffer from under-investment. For exar
be good connectivity but parking an:
in front of newer development. In th
incremental changes can improve
these areas more "Missing Middle

Auto-centric suburban conte)

dominated streetscapes, an
over the public realm, whict
Missing Middle Housing ty;
oriented context, but they)
buyer or renter, will not
patterns of developmer

attractiveness of Missing Middle types

Missing Middle Housing Toolkit
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The chapter on best practices explores various approaches to overcome the previously discussed barriers

This chapter looks at how to create a comprehensive plan that prioritizes middle housing

Provides relevant zoning information for amending local zoning codes, including subdivision standards 

And lays out strategies for embarking on community engagement efforts 


Best Practices at Every Level

Comprehensive Effective Zoning Additional Policies Implementation &
Plans Outreach
Zoning code audit IRC & IBC
Locating MMH-Ready Text Amendments (Fire Codes) Community Input &
locations Stormwater Education
o Overlays
Defining MMH Subdivision Controls Pre-approved Plans
_ Form-based Zoning
Goals for Housing Developer RFPs
Diversity

Pilot Projects
Neighborhood Plans

Missing Middle Housing Toolkit for the Chicago Region | Housing Action lllinois
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Different strategies/approaches for every avenue of housing reform 

Can choose which opportunity is best suited to meet your community’s needs 

Comp plan strategies include 
where and how to prioritize middle housing 

Effective zoning strategies include 
Approaches for incremental change or sweeping zoning reform 

Additional policies are suited for 
1. communities that have already overcome many other barriers and are ready to tackle building code and subdivision standards 

Implementation and outreach strategies include
tactics for getting community buy-in 
And creative strategies to get developers on board with middle housing goals 


Zoning Code Audit

Evaluate your zoning
code with a simple
step-by-step code
audit focused on
common barriers.

Pick a zoning district in
a walkable
neighborhood and
follow along!

Missing Middle Housing Toolkit for the Chicago Region | Housing Action lllinois

Code Audit

Do you have any zoning districts
that allow MMH types by-right?

[ vest

[ some are aliowed by special
exception.

O No, no MMH types are allowed.

it is unclear.

Code Audit

Is density limited to less than 20
du/ac?

[ Yes
D No, it is greater than 20.
D There are no density regulations.

Ot is uncfear.

Code Audit

Are side setbacks greater than
seven feet?

[ ves
O No, they are less than.

it is uncleer.

Code Audit

Do you have lot areas greater
than 5,000 square feet?

D Yes
O No, they are less than.
Ot is unclear.

Code Audit

Is more than one parking space
per unit required?

[ Yes
D No, they are less than.

O Parking is regulated by unit size, not
number of units.

Code Audit

Does the multi-family use
category include buildings with
less than five units?

D Yes
D No, it does not.

Ot is not clear.
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A key piece of the toolkit is the simple zoning code audit. �
We encourage you to select a zoning district you would like to test and follow along. 

Some of the key standards we encourage communities to test for middle housing include 
Does your zoning allow small multi-family by-right in walkable residential zoning districts? 
Are your density limits too low? 
Are your side setbacks too high? 
Are your lot area minimums to high? 
What about parking requirements? 

The presented standards were developed after years of experience analyzing zoning codes and testing for middle housing. 
A simple code audit such as this can help start the conversation on the need for zoning reform. 


Case Studies of P

Case studies highlighting
various approaches taken
by local, regional, and
national municipalities

Champaign, IL

Elgin, IL
Warrenville, IL
South Bend, IN
Kalamazoo, M
Buffalo, NY
Portland, OR

Missing Middle Housing Toolkit for the Chicago Region | Housing Action lllinois

Case Study: Pre-Approved Housing Plans
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We found that many communities wanted to see examples of how different communities have addressed these challenges, so the toolkit is filled with ample case studies from small, medium, and large communities. 

For example, 
The city of Champaign, Illinois, is featured for how it built community support for middle housing 
Warrenville’s house-scale zoning overlay 
South Bend, Indiana’s small developer culture 
And Kalamazoo, Michigan’s use of pre-approved housing plans 

Much like the peer network, we wanted to case studies to be used to share ideas and information that may help other communities. 


Regional Development Opportunities

Applying best practices for
Middle Housing

Matching building scale to local
context

Neighborhood infill, corridor,
and large-site test fits

Developer Insights

Missing Middle Housing Toolkit for the Chicago Region | Housing Action lllinois


Presenter Notes
Presentation Notes
Chapter 5 explores regional development opportunities for middle housing, visually illustrates some of the design best practices, and helps match building types to context based on scale. 

When applying to be part of the peer network, applicants submitted sites for testing for Middle Housing. 

Three sites were selected out of nearly 40 that represent common development opportunities across the region.

The test fits include design and zoning standards for: 
Neighborhood infill 
Underutilized corridors
Sites greater than two acres that can become new neighborhoods 



Matching Building Types to Different Sites

—

Neighborhood Infill Large Sites

Small MMH types:
duplex, triplex, fourplex

Corridor Infill

Medium-Large MMH types:

townhouse, multiplex, courtyard,
block-scale buildings

A mix of small-to-large building
types, depending on adjacent
context

Missing Middle Housing Toolkit for the Chicago Region | Housing Action lllinois


Presenter Notes
Presentation Notes
Its important to clarify the intended scale for middle housing types given the neighborhood context, which the toolkit breaks down and spells out 

Neighborhood infill opportunities
Lots approximately 65’ wide or less are best suited for small middle housing types 

Corridor infill 
Corridors can sometimes call for larger middle housing types and present opportunities to consider appropriate building frontages 
Townhouses, multiplexes, courtyard buildings are all great fits for corridors 

And large sites 
 present and opportunity to mix a variety of housing types, create new walkable neighborhoods 


‘esting Real Sites for Middle Housing

(Chapter 4 — Where MMH fts n our Communties

Ci Infill Desi d Zoning Address

574 E Galena Bivd. Aurora, IL

The neighborhood infllTest Fit in Auror features design LotSize 9750t
characteristics that are typical to neighborhood infil, including
building helght, building form and soale, parking acoess

nd placement, and setbacks for typical neighborhood infill Bullding Form  House-Scale buldings (detached
single-unit, small muttiolexes)

Context Walkable resicential neighborhood

lot. These characteristios are easily translatable to zoning
duce to MMH

BUILDING CHARACTERISTICS.

Building Height: 2.5 stories (22')
ADU height: 2 stories (20)

@ ourlexc2 s

@ 0t

BUILDING & PARKING PLACEMENT

Building width/depth: 32'x 40
Porch Frontage

Parking: 15p per du

199 Buiding frontage.

155 Buiding footprint

LOT CHARACTERISTICS
Lot size: 65150

Front Setback: 15
Sidesetback: &

Rear setback: 10" principal building:
5 accessory bulding

=== Setbacks

DRAFT March 2025 — Ghicago Meto, inols

Missng Middlo Housng Toolki 93

‘Chapter 4 — Where MMK fits i our Communities

Connecting Corridor Infill Design and Zoning

The below corridor infil test it is reflective of design practices
recommended for developments on a corridor. Smaller
setbacks than residential neighborhoods, larger building
footprints, additional stories, and building frontages suited for
orridor development are easily translatable into corridor zoning
standards.

BUILDING CHARACTERISTICS

1g Height: 3-4 stories (45)
Total dwelling Units: 52
i units

(1500 f ground fioor commercial space)

- Yow—

\g: 25 units

© wultiplex medium: 20 units

BUILDING & PARKING PLACEMENT

Building width/depth: 50° x 50
Frontage type shopfiont. forcourt, stoop
Parking: 35 parking spaces

Parking ratio: 07

19 Building frontage.
19 Building footprint

site size: 268 x 120

Rear setback: 10" principal
building: 5' accessory building

=== Setbacks

DRAFT March 2025 — Ghisago Metro linois

Address 1301-1331 Roosevelt Rd., Broadview, IL

Site Size
Context
Bui

32160 sf

Walkable commercial corridor

ing Form  House-scale to block-scafe forms.

with some commercial use

.
iy

Mising Midds Housing Tockit 97

‘Chapter 4 — Where MM fits n our Commanities

Connecting Large Site Design and Zoning

Amix of uses, establishing walkable neighborhood patterns
with strests, open space, pedestrian paths, and bulding
frontages, and correctly scaling buildings to match the

easly translate into zoning standards, a design framework, or a
neighborhood plan.

BUILDING CHARACTERISTICS

Commercial, mixed-use, podium
buildings: best suited for placement
along corridors with bulding heights
calibrated tothe existing context

Upper MMH: useful for transitioning
from corridor context into a house-seale
neighborhood, with buiding height set

at 3-4 stories, depending on context.
MMH: easily embedded into or adjacent
to existing house-scale neighborhoods, gy
with bulding heights set at 25 stories
maximurm.

Commercial lot widt!
Upper MMH lot wdith: 50°
House scale lot width: 30:100"
W Commercial
I Upper MH
W House-Scale

50

SITE CHARACTERISTICS

New block size: 450’ x 450'
Public space: 12%

Publc Space

22 Newblockdivision

DRAFT March 2025 — Chisago Metro linois

Neighborhood Infill

Aurora, IL

Missing Middle Housing Toolkit for the Chicago Region | Housing Action lllinois

Corridor Infill
Broadview, IL

Address 211th Steet Metra TOD Site
Site Size 1 acres
Context  Greenfield development adjacent toa

coridor and residential neighborhood

Building Form  House-scale to block-scale forms
with some commercial use

Wissing Midds Housing Toclit 101

Large Site
Park Forest, IL



Presenter Notes
Presentation Notes
Each test fit is broken down into essential zoning standards that help facilitate this kind of development

Building footprints, building height, frontage types, and building placement are all standards that should reflect the context and desired building types.  

Each test fit also presents an opportunity to discuss the tradeoffs for the number of units, building scale, and parking that may work on a given site. 

Visualizations of real sites, such as these, can be valuable tools for communicating to the public and developers the type of middle housing development you hope to achieve. 

Each of these featured schemes was then discussed with regional developers to gauge their feasibility. Those insights are reflected in the toolkit. 
Multi-unit buildings that look like a single-family house are more desirable 
Large site developments require a project leader to see it through to the finish line 
Sites with multiple building types present an opportunity to work with multiple developers 


Current Regional Efforts

Request for Qualifications and Proposals

. . (RFQ/P) for the Redevelopment of the
Since the completlon of the Lincoln Highway Gateway Transit-Oriented

toolkit Development Site

* QOak Park is updating their
residential zoning districts

P
o

| 98 sHAPE
RZ OAK PARK

MORE HOMES  MORE CHOICE - MORE COMMUNITY

 Park Forest RFP for the site of
the large site test fit

Missing Middle Housing Toolkit for the Chicago Region | Housing Action lllinois


Presenter Notes
Presentation Notes
Oak Park is updating their residential zoning districts to explore more middle housing opportunities 
Park Forest put out an RFP for the site of the large site test fit, using some of the toolkit visualizations to attract developers 


Jennifer Settle, Principal

Get in touch with
usl!

jennifer.settle@opticosdesign.com

Dylan Rumsey, Senior Designer

dylan.rumsey@opticosdesign.com

OFTICOS

Or visit opticosdesign.com

Missing Middle Housing Toolkit for the Chicago Region | Housing Action lllinois



AN IMPROBABLE TURNAROUND 74 ‘

2018 - 2025



An
Improbable
Turnaround

Just a decade ago, the
city of Rockford, lllinois
struggled with a host of
economic and

demographic
challenges.

The population was
shrinking, home values
were decreasing, and
a growing number of
properties sat vacant.

Media Spotlight

THE WALL STREET JOURNAL.

Welcome to Rockford, 111, the
Underwater Mortgage Capital of
America

By Conor Dougherty [Follow |

Updated Sept. 8, 2013 1:24 pm ET
ROCKFORD, Ill.—This beaten-down factory town has the highest share of upside-

down mortgages in the nation. Mayor Larry Morrissey isn't surprised. He is upside
down himself.

Rockford Register Star

1in 3 Rockford-area homeowners

underwater on mortgage

Alex Gary
Updated Sept. 20, 2013, 7:20 p.m. CT

Top 4 Underwater Mortgage Metros of
America

By Charlotte O'Malley

September 19, 2013

According to The Wall Street Journal’s “Welcome to Rockford, Ill., the Underwater
Mortgage Capital of America” report, 5.3 million mortgage holders remain
underwater nationwide.




The Depth of the Downturn

2007 2008 2009 2010 2011 2012 2013 2014
normal sales 2102 1350 1207 942 769 920 1003 1101
distressed sales 265 294 380 459 558 682 883 813
total sales 2367 1644 1587 1401 1327 1602 1886 1914
average price $111,743 $107,008 S 94,381 $91,829 S 81,994 S 79,435 S 78,887 S 77,244 S 81,558
median price $100,000 S 96,750 S 86,000 $82,000 S 69,000 S 66,000 S 65000 S 63,250 S 70,000

Average And Median Home Prices (2007-2015)

Average and Median Home Prices (2007-2015)

E o~ Average Price
110000} #— Median Price

100000}

80000+

=

2008 2009 2010 2011 2012 2013 2014 _ 2015
Year




From Distress o s

s

([
D o m I n q n C e Home ésl/e/prices hit new record high as Rockford

Affordable housing and
low cost of living

Strong regional
connectivity

Quality of Life

Lowest Tax Rate since
1984

Projected 3,400 new jobs
in the next decade

ranks No. 9 in national summer housing market list
August 27,2025 | By Kevin Haas

THE WALL STREET JOURNAL.

Rockford Is Now America’s Top Housing Market After an
Improbable Turnaround

By Libertina Brandt (Follow|
April 25,2024 530 am ET

By NBC Chicago Staff « Published January 17, 2025 - Updated on
January 17, 2025 at 3:00 pm

Rockford ranked No. 1 on Realtor.com's list of the Hottest Housing Markets in December,
surpassing 300 other metro areas across the country.

9 ILLINOIS POLICY

ROCKFORD DECLARED HOTTEST HOUSING MARKET IN U.S., BUT
LOW SUPPLY IS REAL STORY

LylLena Estabine

JOBS + GROWTH




Targeting Neighborhood Recovery
with Data-Driven Tools

In 2018, Rockford partnered with

National Resource Network to craft a
/-year revitalization plan and identify
priority neighborhoods for investment.

Some of the distress indicators used
were;

Code violations
Foreclosures

Vacant residential units and
vacant land

Substantial investments through
permits

Homeownership rates

Percent increase in property values
from 2018-2023

Recent home sales

2023 Code Violation Hot Spot Analysis

E:F Rockford City Limits Significant Not Significant




A Visible Impact 2018 - 2024

+ Property Values Increased: 56%
+ Average Sales Price Increased: $69,136 (64.3%)
+ Violent Crime Dropped: 34%

+ Vacant Buildings Decreased: 17%

ighborhood

uuuuuuuuu




Rockford Today: A Market
Transformed

2015 2016 @ 2017 2018 2019 2020 2021 2022 2023 2024 2025 through 9/30/25
1311 1492 1722 1842 1801 1926 2228 1992 1741 1702
673 419 341 232 176 126 47 44 49 29
1984 1911 2063 2074 1977 2052 2275 2036 1790 1731
$ 81,558 $94,784 $99,724 $107,439 $109,796 $121,153 $141,160 $145,973 $159,626 $181,333 § 191,416
$ 70,000 $84,000 $89,900 S 93,000 S 98,000 $111,950 $125,000 $129,000 $142,500 $160,000 $ 172,510

Rockford Housing Market Price Trends (2015-2025)

Rockford Housing Market Price Trends (2015-2025)

—e— Average Price ($)
Median Price ($)




2018 61101 61102 61103 61104 61107 61108 61109 61114

normal sales 138 84 279 73 485 376 204 203
distressed sales 46 11 34 17 35 32 41 16
total sales 184 95 313 90 520 408 245 219
average price S 55,780 $106,836 S 85,174 S 43,164 S$132,281 S 99,702 S$101,820 S$171,059
S 38,500 S 99,500 S 67,500 S 40,000 $113,250 S 88,500 S$100,139 $159,000
2025 through 9/30/25 61101 61102 61103 61104 61107 61108 61109 61114
normal sales 147 91 169 83 255 204 161 94
distressed sales 1 1 4 2 ; 5 1 1
total sales 148 92 173 85 256 209 162 95
average price $123,710 $145,383 S$157,176 S$118,230 $247,681 $188,825 $208,902 $293,581
median price $105,500 S$111,750 $135,000 $120,000 $227,500 S$177,000 $218,450 $280,000

Rockford Housing Market Value Growth By ZIP Code (2018 V... v o & .7

"4

Average Price ($) by E3 ZIP Code for B 2018 Average Price ($) and [l 2025 Average Price ($)

Rockford

250,000

Today: A
look by Zip ..
Code I l

61101 61102 61103 61107 61108 61109 61114




Thrivin
g THE HOUSING LADDER

C T
ommunities
TA o I

AREN'TENOUGH | ...
HOMES, 150% am

WORKFORCE RESERVED
1 250/0 AMI

EVERYBODY MDDERIgE INCOME
COMPETES FOR [t

LOW INCOME

WHAT’S [ 75% ami

VERY LOW INCOME
0 AMI

AVAILABLE. 150%

EXTREMELY LOW INCOME
€30% am

Rockford ONLY lllinois
Community Awarded
HUD-RAISE Grant and
Reconnecting Communities
Awards

- Address housing needs h

between the Whitman . o
Street Interchange and Housing Needs Analysis and Market

the Downtown areaq. S’rudy Complefed in 2024.

TCTA will help city staff Meeting Demand for the Next

engage stakeholders and Decade:

develop a )

community-supported « Rockford must create and preserve
housing plan. 6,000-9,000 Homes by 2035 to
GOAL: Build a Shared support and build on regional

Housing Vision! growth.




Housing Strategy Framework

Vision The Housing Ladder
Rockford envisions a vibrant and Functional Ladder Broken Ladder
inclusive community where
housing serves as a cornerstone for
economic vitality, social equity, and
quality of life. These outcomes
will be achieved by creating a
diverse range of housing options
and coordinating government and
private resources to ensure residents
can live, work, and enjoy life in
every neighborhood.

Low Density Single
Family Home

Low Density Single

Move-up Home

ADU/Assisted Living

Starter Home

Apartment

Live at Home



Housmg Strategy Framework

STRATEGY #1: Make Rockford an attractive place to develop and to encourage new housing choices
across the market.

= REALTOR®: Advocate for zoning reforms that allow ADUs, duplexes, and gentle density. Reduce
regulatory barriers, streamline approvals, and minimize construction costs.

= STRATEGY #2: Apply tailored approaches to specific neighborhood contexts to ensure new
development benefits existing and future residents.

= REALTOR®: Infill development, adaptive reuse, walkability, and pre-approved building plans.

= STRATEGY #3: Strengthen neighborhoods by preserving existing housing stock and revitalizing
vacant and abandoned properties.

= REALTOR®: Public-private partnerships, incentives, and grant programs.

= STRATEGY #4: Strengthen capacity of cross-sector partners to support housing preservation and
development.

= REALTOR®: We have grants available through the National Association of REALTORS® and data
to assist local governments to achieve their goals and projects.

= STRATEGY #5: Expand public education, communication, and advocacy to foster more support for
housing programs, policies, and development.

» REALTOR®: Public awareness campaigns counter housing misinformation and provide market data
to help local governments make informed housing policy decisions.



State-Level
Solutions

Supporting Local

Housing Goals

Local Framework Goals:

- Encourage new
housing choice

- Support infill
development

y

Broaden housing
options

State Legislation

Supporting These Goals:

=SB 1959: Fair Impact
Fees

- HB 1709: ADUs
statewide

- HB1814: Broaden
Housing Types

lllinois REALTORS® Housing Stability & Affordability Initiative

SB 1959 (Castro)
Bringing Fairness and
Consistency to Impact Fees

Hinois REALTORS™ “Housing Stabity & Affordabilty Infiative” is our latest effort 1 bring 10 bear a concentrated and

omprehensive plan to address the lack of housing inventory and afiordabilty in llinois. Our stato, |ike the rest of the

country, faces & housing supply crisis. By some estimates. in 2024, our statewide underproduction of new homes exploded
more than 150,000, making Mincis 0ne of I Nt the worst state in the country for keeping up with housing needs.

Today, mest areas of the state only have 6ne 1o three months of avalable housing on the market. Years of low invertory
have driven prices higher and highes ~ almost 40 percent in only five years - and increased housing instabiity ac
State. The “Housing Stabilty & Affordabity InEiative” puts 1inois 0n & PAth 1o more housing stabiity and affordabiity.

Nowhere is the housing crisis seen more vividly than in the dramatic shortage of middle-income housing - o the
“Missing Middle” “Missing middle™ housing i both starter homes and smalles multi-family units that are considered
“affordable” by those earming betwean B0 percant and 120 percent of the area madian income. In 2024, linols Gov.
8 Pritzker formed the Ad Hoc Missing Middle Housing Solutions Advisory Committee, which llincis REALTORS® was
Droud 10 serve on, 10 Gelve deeper Ino the causes and effects of this Issue. Specificaly, the commitiee was 1asked

with developing interventions the state could pursue to address this crisis

One of the leading contributors to the lack of new missing mideie construction has been local reguations, which can
acd batwaen 25 percent and 40 parcent 1o the cost of new home construc

costly local regulstion, our initiative is championing SB 1959 (Sen. Cristina Castro). This bill makes changes to the.
state’s existing impoct fe gded cost 10 the home buiding pr wh

alveady sets the parameters for haw tawns impiement and charge impact fees, S8 1959 as 0 bring more talmess
and uniformity to this critical development mecharism.

Today, municipalties may apply Infisted Impact feos outside of the parameters of State law Wih no repercussions. Those
affected are loft with only a few choices, all of which are designed 10 discourage protest. Those include simply paying
y fees for the abiity to develop residential properties, suing the Gty for compiance. or abanconing
Thew resdential development project all together. S8 1959 will ot negatively impact any municpality that is currently
n compliance with state kaw. Rather, the amendment proposes an incentive for towns and cities not in compliance 1o
reform their local impact fee ordinances within the next 1218 months. Implementation of these changes will be 1o bring
onsistancy o the IMAact o6 APPICABAN PIOCESS ANG Clear the wiy far NOMe BLAIKGEI 10 ANGAge 0N New FIOjects.

@V eaions v linclsResitors orgMousing

lllinois REALTORS" Housing Stability & Affordability Initiative

Broadening Housing
Typologies on Large Lots

Hinois REALTORS™ “Housing Stabity & Afordabilty IniSistive™ is our latest affort 10 bring 10 bear  concentrated and
comprehensive plan 10 address the lack of heusing inventory and affordabity in lincis. Our state. like the rest of the
courtry, faces a housing supply crisis. By some estimetes, in 2024, our statewide underproduction of new homes.
exploded 10 over 150,000, making Hincis one of If ot the worst state in fo¢ keeping up With housing needs

Todey, most areas of the state only have one 1o three months of housing supply on the market. Years of low inventory
nave driven prices higher and higher — amost 40 percent in only five years — and increased housing INstaoiity cross the
state. The "Housing Stabilty & Affordabiity Intiative” puts llinols on a path 1o more housing stabiity and affordabiity.

Nowhere s the housing criss seen more vividly Than = the dramatic snortage of middle-income housing - of the
“Missing Middie.” “Missing middle” housing i starter homes and smalier mult-fami)
“affordable” by those earning between 80 percent and 120 percent of the area median income.

in 2024, linals Gov. J8 Pritzker formed the Ad-Hoc Missing Middie Housing Solutons Advisory Committes, which
Slincis REALTORS® was proud to serve on, to detve deeper into the causes and effects of this issue. Specifically.

the committee was tasked with eveloping interveations the state coulks pursue to address this erisis. As Ilinois
REALTORS™ research had shown, the committee recognized that expanding housing availability, affordablity, and
choice for the missing middle also helps to preserve affordable housing, prevents homelessness, and invests in mon
nclusive. mixed-income communities Troughout the And while some 200ing reform proposals look at the
slimination of certain zoning classes — like £Ngie-tamily ZONNG — MOFS reasana jontions can preserve zoning
lasses while opening up land use restrictions to sllow for more housing types.

One of the intervantions identified by the Govemor's Committee and inclixded in our Initative ks captured by HE
1814 (Rep. Bob Rita), the “Missing Middle Housing Act” The legslation tackles density hesd-on, combats negative
gentrification and the impict segregation that can be caused by traditional zoning pract

Local zoning ordinances can be used positively to bring effectve order to the layout of towns and cities. However,
' the ways in which real property in certain areas can be used, It is also an unfortunate
1001 to promote segregation and further discrimination. It's estmated tat in Most major cities, 2oning codes ban
mutti-famiy housing, apartments, townhouses and duplexes in over 70 percent of their reskiential areas. Single-famiy
ntially act as density Emitations, obviously decrease the overall housing supply. Worst of il
hough, in the wake of legal prohibitions on rediining, single-family 70ning codes Nave baen used as @ mechanism

(é L'ﬂggg wwwlllincisRealtors.org/Housing

lllinois REALTORS' Housing Stability & Affordability Initiative

Sparking Inventory with ADUs

TORS* “Housing Stability & Affordabity Initiative™ is our latest effort 10 bring to beer a concentrated and
comprenensive plan 1o address the lack of housing inventory and affordabiity in INois. Our state, (i the rest of the
country, faces a housing supply crisis. By some estimates, in 2024, our statewide Lnderproduction of new homes expioded
10 more than 150,000, making Minois one of If N0t the worst state in the country for keeping up with housing needs.

Today, most areas of the state enly have one 1o three months of hausing supply on the markat. Yoars of kaw inventory
have driven prices higher and higher - aimost 40 percent in only five years - and increased housing instability &
State. The “Housing Stabilty & Affordabiity Intiative” puts llinois on & path 1o more housing stabiity and affordal

Nowhere is the housing crisis seen more vividly than in the dramatic shortage of middle-income housing - or
“Missing Middle.” “Missing middle” housing is both starter homes and smaller multi-family units the
“aordable” by those earming between 80 percant and 120 percent of the area median income.

¥ 2024, liinois Gov. JB Pritzker formed the Ad-Hoc Missing Middle Housing Solutions Advisory Committee, which
Hinois REALTORS® was proud to serve on, to deve deeper into the causes and effects of this Issue. Specifically

'@ committes was tasked with developing interventions the state could pursue to address this crisis. As llinois
REALTORS™ research had shown, the committee recognized that expanding housing availability, affordabisty.

0k for the missing middie also helps to presenve affordable Nousing, prevent Nomelossness, and invest in more
clusive. mixedincome commurities throughout the state.

Housing experts and the Govemor's Commitiee concur that one of the biggest impediments 10 sparking the
construction of new hames is cutdated local 70ning and land sse controls. These ocal reguiations Increase the cost
of development and reduce the number of new homes that can be built. Sensible reforms aim to moderately increase
nousing density. without dramatically increasing the cost of Bving in eny pa

mponents of the “Housing Stabiity & Affordability Initiative” is B 1709 (Rep. Kam Buckner, the *Local

ssory Dweling Unit Act” which is an example of a reasonable solution that balances the need to create more
nousIng, with a city or town's desire 10 ensure housing safety. Accessary Dwelling Units (ADUS) represent a relat
casy option to increase the avakable number of housing units in cities and towrs.

Despie Mo rlatve 6356 at which these Lnits can be brought online And e fct that hey re genaraly s6en as A quick
supply of "atfordable” housing units, many municpaliies ban the construction or use of these housing types. HB 1703
orovides that local zoning codes shall net prohibit ADUS outright but maintains a bocal municpality's ability to enact
reasonable restrictians on ADUS 10 ersire they remain safe. TVS commonsense legisiation opans the door to this useful
housing typology while prioritizing new housing s still safe and heatthy,

Q; :.';‘,fgg.'zf www.lllinoisRealtors.org/Housing

lllinois REALTORS' Housing Stability & Affordability Initiative

Addressing lllinois’
Housing Supply Crisis

Hinois REALTORS" *Housing Stablity & Affordabity Initiative” is our latest effort 10 being o bear a concentrated and

the lack of housing inventory and atfordability i lllinois. Like the rest of the country,
Hinois faces & housing supply crisis. According to Freddie Mac, there is currently a housing shortage of at least 3.8
million units. Whise 56me peivate sector analysts put the shortage claser 10 4 5 milion

Currently, most areas of the state ordy have one to three months of housing supply on the market, which has driven
prices highee and increased Nousing instabily Across the state. Our Initiative puts Ilinols o & Path 1o more housing
stabiity and affordabiity.

Whether It is owner-occupied of renter-occupied, there is 3 shortage in every price bracket of avasabie homes in
Hlinois. Th crisis has bean most acute in midde income housing - or what now is commonly referred to as the
“Missing Middle”

‘Missing middie” housing refars to the category of homas that includes what used to be known as starter homes, as well
some senaller mult-family units like duplenes, all of which are considered “affordable” by those earning between 80
of the area median over the caurse of the last 40 years, the parcentage of new
nomes bullt that were considered entry-level has decreased from &0 percent, to now below 7 percont.

To delve deep 2 . In 2024 lllinois Gov. JB Pritzker formed the Ad-Hoc Missing
Middle Housing Salitions Advisary Commities. Spacifically, the committes was tasked with developing interventions
the state coukd pursue to address this crisis. As lllinols REALTORS® research had shown. the committee recognized
that expanding housing availabiity, affordability, and choice for th Nddie 8450 helps 10 preserve affordable
Nousing, prevent Romelessness, and Invest in More INCSe, Mxec-income communities thoughout the state.

Years of overheated demand, the withrawal of the home buiking ncustry, siy-rocketing materials costs and
rstncive buikiing codes have all combined to fusl the curment crisis. While these faciors were s6en natiocawice,
Hlincis felt them all more acutely. From 2019 1o 2024, linois’ housing inventory decreased and rebounded mare
slowly than national trends.

Hlincis's home buikding industry - gutted by the Great Recession and now the third smallest in the entire country

— wass unable to build encugh to meet demand, According 1o U.S. Census data, in 2024, [linois trailed every other

State In the Micwest region for new bullging permits. Even when low interest rates sparked a wave of new home
rstruction i the country, llinois desperately trailed every other state in stemming underproduction.

@) ediiors e lincisReatior org Housing




Housing Strategy Framework Success
Example: Garreit Street Mixed-Use Housing
Development (400 Units)

- Includes senior, workforce,
and market-rate apartments,
addressing multiple housing The Housing Ladder

needs ACross |ncome |eve|s Functional Ladder Broken Ladder

- Represents one of Rockford'’s
largest residential projects in
decades, redeveloping
underutilized commercial land
into high-quality housing.

- Approved by City Councill
10-3 despite initial opposition,
demonstrating growing
support for infill and zoning
reform.




Rockford’s Housing
Boom Continves

- Water Power Lofts: $32 million
redevelopment of a former foundry
info 60 one-bedroom and 4
two-bedroom units, completed 30
months. Rents run from $1,350 to
$2,250. They rented before
completed

= Chick-House Flats: $14 million
redevelopment a 168-year-old
pre-civil war building. Construction 2
years with 14 one-bedroom lofts
g]ncszloﬁb two-bedroom units starting @

Urban Equity Properties is literally taking Rockford
up a level. Right now, about 2,900 people live
downtown, but their vision is to bring 15,000
residents over the next 20 years. That means IECINYOF //):.

going vertical, more mixed-use, more adaptive B CIQFORD

reuse, and more housing options in the city core. r// ILLINOIS, USA l




Responding to Market

Pressures

Housing Challenges

Inventory down 41%:
Only16.5 days of supply
Record-high prices at:
$231,261 (3-county average)
Demand far exceeds supply:
limiting available homes
Rising inflation and material
costs: Push prices higher
In-migration from costly
metros: Adds market pressure
for existing Rockfordians
More housing needed: Across
all price points

City Actions and Opportunities

Property Tax Rebate Program: Joint

program between school district, city
and participating taxing bodies to
rebate property taxes for new
construction. Including rental.

Permit & Regulatory Streamlining

Grant Programs and Tax Abatements
Community Development Financial
Institution (CDFI)

Northern lllinois Land Bank

Reformed Winnebago County Trustee
Program

Maximizing CDBG, HOME, & additional
federal and state investments for housing
and neighborhood revitalization.
Reviewing zoning and land-use policies
with continued stakeholder input




Contact Information

- Sarah Leys, Director Community & Economic
Development, City of Rockford

P: (779) 348-7442
E: Sarah.Leys@rockfordil.gov

= Link to Rockford Strategy Framework:
https://www.rockfordil.gov/CivicAlerts.aspx2 AlID=166

- Neeley Erickson, Government Affairs Director, lllinois
REALTORS®

P. (815) 543-7147
E: NErickson@illinoisrealtors.org



mailto:Sarah.Leys@rockfordil.gov
https://www.rockfordil.gov/CivicAlerts.aspx?AID=166
mailto:NErickson@illinoisrealtors.org
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