








































































HOMES 
FOR A 
CHANGING 
REGION
Phase 3: Implementing Balanced 

Housing Plans at the Local Level

Northwest DuPage Cluster: 
Glendale Heights, Hanover Park, 
and West Chicago

NOVEMBER 2017



INTRODUCTION 3

Homes for a Changing Region | Northwest DuPage County Cluster

PREPARED BY:

Table of Contents
               

Introduction       page 1

       
Glendale Heights       
Glendale Heights Today       page 11
Context for Planning       page 16
Key Housing & Community Development Issues    page 18
Recommendations           page 20

Hanover Park       
Hanover Park Today       page 33
Context for Planning       page 38
Key Housing & Community Development Issues    page 40
Recommendations           page 44
         
West Chicago
West Chicago Today       page 59
Context for Planning       page 64
Key Housing & Community Development Issues    page 66
Recommendations       page 68 
         
Appendix            
Glendale Heights Data       page A1
Hanover Park Data       page A13
West Chicago Data       page A25
Endnotes        page A36



INTRODUCTION 1

Homes for a Changing Region | Northwest DuPage County Cluster

Introduction

Homes for a Changing Region
Homes for a Changing Region is a project of the Chicago Metropolitan 
Agency for Planning’s (CMAP) Local Technical Assistance (LTA) 
program, the Metropolitan Mayor’s Caucus, in partnership with 
and with support from the Metropolitan Planning Council. The 
project provides technical assistance to municipal leaders to address 
current housing issues and recommends housing policies to create 
a balanced mix of housing types, serve the needs of current and 
future residents and workers, and enhance livability. The plan covers 
multiple communities within the same subregion, providing steps 
for each municipality. Homes for a Changing Region supports the 
goals of CMAP’s GO TO 2040 Plan, the regional comprehensive plan 
for the Chicago metropolitan area, by fostering livable communities 
with diverse housing options and encouraging efficient governance 
through inter-jurisdictional collaboration. To date, plans have been 
prepared for 40+ communities in northeastern Illinois.

The Northwest DuPage Cluster
Glendale Heights, Hanover Park, and West Chicago are located 
near each other, but are not adjacent communities. While they are 
unique in regard to specific development issues and opportunities, 
local amenities, housing needs, and current planning focus, they 
have commonalities that make them a cluster. The main similarity 
is the strong commitment each has to maintaining current housing 
stock, supporting programs to advance resident quality of life and 
the local business community, and actively pursuing opportunities 
for new development. It is noteworthy that all three towns have 
internal staff capacity, and support of the community to conduct 
good housing and community development work. Therefore, plan 
recommendations for each highlight current successes and suggest 
additional actions to add value to current practices. Building on 
strong foundations bodes well for each municipalities’ efforts in 
implementing the Homes plan to enhance current policies, programs, 
and partnerships.
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Benefits of Homes
Being part of Homes for a Changing Region allows communities to 
consider where they are today in regard to housing and the role 
that housing will play in their futures. Addressing housing in this 
way allows a municipality to focus resources on the most pressing 
housing matters and to put in place the policies, regulations, and 
programs to maintain the local housing stock and community 
character. The process also highlights the relationship between 
housing and community development. Not every community action 
that supports housing is specifically a “housing” program. The 
work municipalities put into enhancing quality of life for residents 
adds to its desirability and ultimately supports home values. In this 
way, efforts toward strengthening business districts, sponsoring 
community events, and working with other local taxing jurisdictions 
ultimately supports quality housing.

HOMES ENABLES COMMUNITIES  TO:

Begin planning how to meet future housing 
demand and further establish a role in securing 
quality housing for the community.

Assess potential for new development /       
redevelopment.

Share strategies and efforts with neighboring 
communities and vice versa. 

Secure input from residents of the community on 
housing and related issues of importance.

Receive sound housing data and evaluation of 
how that data impacts the future.

Consider housing and other community 
development issues that impact residents’ quality 
of life.
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Housing as an Issue 
A great many factors go into how people choose their housing. 
The most important factors are at a tipping point and need to be 
considered to set the context for this work.

First, while the country and economy have exited the Great Recession 
of recent years, jobs and incomes continue to be uncertain for many 
people. This impacts funds available for living expenses and mobility 
to change jobs and homes.

Second, conditions such as reduced property values and foreclosures 
of the past ten years have abated but continue to impact the housing 
sector. A result of this uncertainty is that homeownership is not as 
powerful a draw as in the past. The term “rent by choice” is now part 
of the housing market lexicon. Those unsure or uneasy about job 
security are holding off or avoiding buying homes.

Finally, demographics are significantly influencing the housing needs 
in communities.  Baby Boomers and Millennials represent large 
populations and are impacting the housing market. In addition, the 
cultural makeup of America continues to change. The great melting 
pot that this country is known to be continues to become more 
diverse with peoples from a variety of cultures. For the NW DuPage 
County Cluster and housing in general, these factors loom large in 
how communities address housing.

Relevant housing trends are summarized on the following 
page. These trends are based on research conducted by various 
organizations that cover housing topics, including the Urban Land 
Institute, National Association of Realtors, National Association of 
Homebuilders, and Zillow.

The Wildwood Glen subdivision in Glendale Heights provides 
attractive green space for residents.

QUESTIONS HOMES CONSIDERS

Who is likely to live here?
What can they afford?
What housing types will they seek?
What types and size of housing will be provided?
What are Village/City preservation needs?
Will the Village/City be proactive in determining its 

housing needs?

The Homes for a Changing Region plan can help 
communities consider key questions about the next 10 to 
20 years:
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OLDER BABY BOOMERS | AGE: 60 - 69 YRS
According to the Pew Research Center 10,000 baby boomers turn 65 every 
day. The ability of many to afford housing was hurt significantly by the 
recession.

NATIONAL DEMOGRAPHIC TRENDS

  YOUNGER BABY BOOMERS | AGE: 50 - 59 YEARS
Younger seniors and Baby Boomers who downsized from single-family 
homes into condominiums or townhouses at the peak of the market may 
find that they are unable to recoup their investment if they need to sell in the 
near term.  Those who have owned their homes for many years are less likely 
to have housing problems, though many expected to use the proceeds of 
the sale of their home to pay for senior housing or additional care as they age.  
Those who re-financed their homes at the peak of the market find that they 
are unable to sell their home for the balance on their mortgage.

Generation X and Millennials have deferred home purchases.  However, 
as the job market continues to improve and home prices have begun to 
increase, more people in these age groups will consider buying while prices 
remain below pre-recession levels.

Immigrants have varying housing needs when locating in suburban 
communities and may find housing there too expensive.

HOUSING COSTS
Combined costs of 
housing and 
transportation establish 
housing affordability as 
on ongoing concern.

HOUSING TYPES
The demand for 
traditional, 
single-family 
housing is falling 
and demand for 
townhomes and 
multifamily rising.

RENTAL OPTIONS
Renting is more 
appealing to many 
households, which are 
demanding high quality 
rental options.

MORTGAGE MARKET
The mortgage market has 

limited loan fund 
availability, even though 
mortgage rates continue 

to be low. 

SMALLER HOMES
Smaller single-family 

homes are being built, as 
many homebuyers want 

lower utility and 
maintenance costs.

INFILL 
DEVELOPMENT

New development is 
more likely to be 

-

construction occurring 
closer to jobs and 

urbanized areas.

NATIONAL HOUSING TRENDS

These trends have affected the demand for 
housing across the nation and should be 
considered by all communities.

  GEN X & MILLENIALS | AGE: 20 - 40 YRS

IMMIGRANTS | AGE: NOT APPLICABLE



INTRODUCTION 5

Homes for a Changing Region | Northwest DuPage County Cluster

Process
Project Initiation 
The Homes project for the Northwest DuPage County Cluster was 
initiated with a kick-off meeting in each community that included 
the local Steering Committee and staff, CMAP representatives, 
and the consultant team. The meetings were used to review 
the project scope, address questions from the community, and 
establish a common understanding of goals and expectations for 
the planning process. A tour of the community was conducted to 
better understand opportunities and issues relating to housing and 
community development. 

Market Assessment and Issue Analysis
An analysis of housing markets was conducted for each community. 
Interviews with local realtors, landlords and stakeholders provided 
further insight into housing supply and demand. The assessment of 
each community considered:

General demographics, housing and employment data
Existing and future housing supply/demand by tenure and unit type
Housing, transportation and utility cost impacts on affordability

 Impacts of foreclosures and short sales 

Quantitative and qualitive information were evaluated and compiled 
into a Community Assessment report for each community. That data 
and issue summary was presented to the community at a workshop 
meeting in which participants and the project team could dig deeper 
into issues and opportunities facing the communities.

Public and Stakeholder Outreach
Community outreach was strongest through the various stakeholder 
discussions and community meetings. However, to ensure access to 
the project and input opportunities for any interested party, a project 
website served to inform the public about upcoming meetings, draft 
reports, and general project information. It also provided a platform 
for feedback that included a survey, interactive comment map, and 
visual preference quiz. 

Policy Recommendations
Findings from the data analysis, community assessments, and 
public input were used to develop a comprehensive set of housing 
and community development related recommendations for each 
municipality. These recommendations propose strategies to help 
make housing in the communities more livable and affordable. 
They also include a focus area visualization to convey a relevant 
recommendation. These draft recommendations were presented 
to each municipality for review and consideration. This is an 
important aspect of the Homes process; plan recommendations are 
not intended to be imposed upon the community by the project 
partners, but comfortably embraced as a set of ideas with which 
the community can work.  To that end, final feedback from each 
community was incorporated into the document in preparing this 
Homes for a Changing Region plan for the Northwest DuPage County 
Cluster.

The project website had over 700+ unique visitors and 2,000+ 
page  views.

The Homes process included many stakeholder meetings.



Homes for a Changing Region | Northwest DuPage County Cluster

INTRODUCTION6

Using the Report

The Homes for a Changing Region process focused on understanding the community 
(existing conditions) and considering available implementation options. Those options are 
presented as recommendations for the communities to consider, which are presented in this 
report in the form of policies, programs, and partners.  In some cases, these are existing local 
actions identified to be seen as priorities that continue to advance housing and community 
development objectives.

Policies are approaches to housing and community development that can be applied  in 
considering development proposals, implementation of existing plans, zoning or long 
range development plans, budget priorities, etc. 

Programs are actions to advance established local housing and community development 
goals.

Partners are resources and agencies available to assist the community in meeting its 
goals. 

These single-family homes are within walking distance of West 
Chicago’s downtown.
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Impact on HOAs
The financial impacts of the recession affected homeowners 
associations (HOAs) in several ways. Foreclosures and late or non-
payment of monthly assessments has meant that HOAs may have less 
money for capital improvements, ongoing maintenance, and regular 
operations. They also find themselves in unfamiliar management 
territory, working out payment plans with owners, negotiating with 
banks to maintain foreclosed units, and struggling to find funds 
for operations. To the extent that the associations take on debt to 
address financial needs, this can present challenges in bringing in 
new owners, as the amount of association debt can impact a buyer’s 
ability to get a mortgage. 

Investor purchases of units for rent can help to address some of the 
immediate issues of unpaid assessments, but can create other issues. 
Concerns over renters being short-term residents and less vested in 
the community are noted by HOAs. In attempting to address this 
concern, some associations seek to limit the number of rentals in 
the property. This must be done by vote of the association, but may 
be difficult as increasing numbers of units are owned by investors 
and owner-occupants want permission to rent should they fall on 
difficult financial times. The higher the share of renters in a building 
or development, the more difficult it may be for a potential owner-
occupant to obtain a mortgage.

It is important for communities to have this context in mind 
when working with HOAs on property maintenance or general 
improvement items.

Lessons Learned: Issues for the NW 
DuPage Cluster and Beyond
A number of common concerns came into focus over the course of 
preparing the NW DuPage Homes plan. As each of the communities 
endeavors to implement this plan and other initiatives, several factors 
should be considered. They, and other communities, will need to 
continue contemplating these points as they confront housing 
related questions . 

Finding the New Normal 
This planning process was conducted as communities emerged from 
the “Great Recession” of the late 2000s and early 2010s, with the 
national economy returning to a mode of slow but steady growth. 
However, needs and issues related to housing had changed over 
the recession, as had municipalities’ role in addressing them. In both 
regards, it is not yet clear if the current housing market is the new 
normal, or if that has yet to develop.  What was evident during this 
work was that homeowners’ flexibility to sell or buy a residence, 
perceptions of rental living, housing affordability, and challenges 
related to property maintenance have evolved. The common 
denominator is uncertainty brought on by concerns over job security. 
This prompted holding off the purchases of a new home or created 
the inability to sell a current one. The recession also drove home the 
realization that property values don’t always increase. 

Currently, communities continue to play a role in maintaining their 
housing stock, business environment, and residents’ quality of 
life. But those efforts are pushing against large, national economic 
forces. How or when home values and job security will become 
more predictable is uncertain. When (or if) the housing market will 
return to its pre-recession level is unclear, though it has improved in 
most areas. It may take years before some owners who bought their 
homes when prices were highest can recoup their investment to pay 
off a mortgage.

A related change is the increase in single-family homes acquired 
by investors and maintained as rental properties. While not a 
new phenomenon, towns are seeing more of this situation and 
determining whether or how to address it through their enforcement 
programs. Again, the growth in this housing choice comes from 
uncertainty in how long it may take the financial status of individuals 
to recover. As a result, many have joined the category of those that 
rent by choice so as not to be saddled with a property should their 
job or financial situation unexpectedly change.
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Property Maintenance
Municipalities typically have ordinances and programs related 
to property maintenance. Such code enforcement includes 
inspection programs aimed at maintaining the quality of housing, 
neighborhoods, and business districts. Property maintenance needs 
and actions vary by community, but all understand its importance, as 
do residents and business owners. 

For the three municipalities in the NW Cluster, and many others, 
property maintenance efforts include systematic inspection of rental 
dwellings, code enforcement staffs, and programs related to landlord 
education and support. The lesson to be taken from efforts in these 
three communities shows that several items are key to a successful 
program: 

  A structured inspection program,
  Clear communication between all parties,
  Sustained commitment by staff and officials,
  Outreach, education and support for landlords, and

A strong community educational effort as to the    
program’s value. 

Multiple Jurisdictions
Illinois is well known for its many individual units of local government. 
Governance issues aside, this situation creates a challenge for cities 
and villages working to create a sense of community. Such a sense 
of belonging is important not only for residents’ enjoyment of 
their neighborhood and community, but for a municipality to have 
unified support for local programs and policies. The divide created 
by different school, park, and library districts makes it difficult for 
residents of the same town to share interest in using or willingness to 
fund common community amenities. Perceptions (right or wrong) as 
to the quality of these community services (especially school districts) 
impact residents in ways ranging from how they engage with nearby 
neighbors to the marketability and value of their homes. Communities 
in this plan cluster have worked hard to address this quality of life 
issue through community events, established partnerships, and 
sharing of information. A change to the government structure is not 
expected soon, but the communities involved in this plan are striving 
to find ways to emphasize their strengths and overcome impacts of 
these structural challenges. 

Many Glendale Heights neighborhoods feature shady streets 
with mature trees.
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GLENDALE HEIGHTS
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Glendale Heights 
Today
Starting in the mid-1900s, the Village of Glendale Heights grew as a 
place of residence with small subdivisions dotting a generally rural 
landscape.  The Village continued to grow from these historic roots, 
building up its housing stock with ranch homes, split level units, 
apartments, and condominiums.  With its convenient location near 
two major interstates, Glendale Heights has diversified its offerings to 
the community, including shopping areas, industrial and employment 
centers, modern municipal facilities, parks and recreation, and access 
to a strong education system. Over time, Glendale Heights has 
generally been viewed as a community that offers more affordable 
options for housing than other nearby municipalities.  

Data analysis and assessment of community perspectives paint 
a picture of the existing housing conditions in Glendale Heights 
today.  This section considers data available from the U.S. Census and 
provided by CMAP, whose project planning tools were applied to 
create the charts that follow.

Demographics

Over the last decade, Glendale Heights’ population has grown  by 
eight percent, with over 34,000 residents living there today. Assuming 
that the Village continues to grow at a similar rate, this further 
emphasizes the importance of planning, particularly in regards to 
housing and the expected increase in demand for housing units.

QUICK FACTS

The population is projected to grow by 21% and 
households by 23% between 2012 and 2040.
3.06 average household size is higher than DuPage County 
average of 2.70.
Housing prices have increased from 2011 but are not back 
to pre-recession levels.
Glendale Heights has a relatively high share of homeowners 
earning less than $50,000.
2014 median household income is $62,935.1

The median cost for homeowners with a mortgage is 
$1,923/month.  This requires an income of $76,920, which is 
22% higher than the median household income.
The 2014 median age is young at 33.5 years.2

1 ESRI estimates
2 ESRI estimates

HouseholdsPopulation

10,791

11,141

350

3%

31,765

34,159

2,394

8%

2000 Decennial Census

2012 ACS

Change, 2000-2012

% Change, 2000-2012

Glendale Heights Population & Households

Single-family housing near the western edge of the Village


