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EXECUTIVE SUMMARY 
The purpose of Housing4All, the strategic housing plan, is to establish Evanston’s first 
comprehensive and actionable housing strategy — one that provides clear direction for how the 
City will address housing challenges and opportunities through 2036. 

Challenges 
Evanston has many housing-related challenges. Its economic and racial diversity are at risk, 
and although diverse overall, Evanston’s neighborhoods are economically and racially 
segregated. Housing costs are rising rapidly, outpacing income growth. Renters are significantly 
cost-burdened, paying more than 30 percent of their incomes on housing, and purchasing a 
home is increasingly difficult, particularly for younger people. 

Vision 
The City of Evanston will sustain a diverse mix of homes that allow all residents to live and 
thrive. Housing will be accessible for people of all abilities, attainable across income levels and 
life stages, and connected to jobs, schools, amenities, and services. We will ensure a housing 
environment free from discrimination, and promote healthy, safe living spaces in every 
neighborhood. By offering integrated housing options in varied forms, tenures, and price points 
across the city, and supporting stable conditions free from displacement and overcrowding, 
Evanston will remain a community where people can put down roots and stay. 

Focus 
The City will use three objectives to address these challenges: 

1. Protect residents from displacement 
2. Preserve affordable housing units 
3. Create new housing units 

 
Protecting residents from displacement will support household and community stability as 
Evanston continues to grow and evolve. Preserving affordable housing units will expand 
long-term affordability and economic diversity in Evanston. Creating new housing units will 
increase affordable housing and housing options overall in Evanston.  

The above will require expanded funding, collaboration, and data-driven decision-making.  

Our Goals 
The City of Evanston is committed to achieving the following goals by 2036: 

● Increase economic diversity through a more equitable distribution of income 
● Increase racial diversity through a more equitable distribution of race and ethnicity 
● Reduce geographic disparities based on income and net worth 
● Reduce the number of cost-burdened households by 5 - 10% 
● Preserve 500 - 1,000 existing affordable housing units 
● Create 2,500 - 4,000 new housing units 
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INTRODUCTION 
In December 2023, City Council approved several goals, including the development and 
implementation of a strategic housing plan. Current City Council’s draft goals include completing 
a strategic housing plan and implementing the adopted policies and actions.  

Housing4All is Evanston’s first comprehensive and actionable strategic housing plan that will 
provide clear direction to address housing challenges and opportunities over the next 10 years. 
Like other cornerstone City of Evanston strategic plans — CARP for climate action, EPLAN for 
public health, Evanston Thrives for economic development and Preserve 2040 for historic 
preservation — Housing4All will be the guiding framework for housing. It will cement priorities, 
define measurable goals, and provide a roadmap that aligns with the City’s values of equity, 
sustainability, and community well-being. 

This Plan has several core purposes: 

● Assess Evanston’s housing needs and gaps, based on local and regional data and 
community members' input and lived experiences. 

● Identify strategies and initiatives that are effective and reflect the community’s priorities, 
with sensitivity to those with housing challenges. 

● Establish an implementation system with specific targets, actions, responsibilities, and 
timelines. 

● Monitor and report progress to ensure accountability and commitment to the Plan’s 
objectives and goals. 

Equally important is what Housing4All is not. Approval of the Plan will not solve all housing 
challenges, nor provide immediate housing. Housing4All is a practical tool to align efforts across 
City departments, strengthen local and regional partnerships, position Evanston to compete for 
state, federal, and philanthropic funding, and ensure that our limited resources are used 
strategically to maximize impact. 

By setting a bold vision, identifying the path(s) forward, and consistently piloting and 
implementing the Plan’s initiatives, we will work towards a tomorrow where every 
Evanstonian, regardless of income, race, age, disability, or country of origin, has safe, 
stable, and affordable housing. 
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Vision 

The City of Evanston will sustain a diverse mix of homes that allow all residents to live and 
thrive. Housing will be accessible for people of all abilities, attainable across income levels and 
life stages, and connected to jobs, schools, amenities, and services. We will ensure a housing 
environment free from discrimination, and promote healthy, safe living spaces in every 
neighborhood. By offering integrated housing options in varied forms, tenures, and price points 
across the city, and supporting stable conditions free from displacement and overcrowding, 
Evanston will remain a community where people can put down roots and stay. 

 

Different people have different housing needs and preferences, thus a range of housing options 
are needed to provide housing for all. Historically and currently, various groups face greater 
challenges-- this must be addressed to improve the quality of life for those who have been most 
impacted.  

People affected include, but are not limited to: immigrants, justice-involved individuals (people 
who have interacted with the criminal justice system), the LGBTQIA+ community, long-time 
residents, multi-generational households, older adults, people experiencing gender-based 
violence, people experiencing unstable housing, people living with a disability, people of color, 
people who work in Evanston and want to live here, people with children, people with lower 
incomes, single parent families, students, and young people. 

Community Input 
Community members and City Council have long prioritized attainable, affordable housing 
options. Recent community input through Envision Evanston 2045 Comprehensive Plan, the 
Environmental Equity Investigation, and Reparations outreach have continued to highlight the 
need for increasing housing affordability and combating displacement. 

Housing4All Community Engagement 
In June - July 2024, over 110 community members provided input through a digital feedback 
form, at the Housing and Community Development Committee meetings on June 18, 2024, and 
September 17, 2024, and at an in-person “Housing Conversation”. Key takeaways from this 
input that have been incorporated into the Plan include an expansive vision, acknowledging the 
wide range of housing challenges, a greater focus on affordability and housing cost burden, and 
a sense of urgency. 

Did you know? 

Displacement is the forced or involuntary relocation of residents, including departure from a home or 
neighborhood where a tenant would otherwise have wanted to remain if not for socioeconomic 
pressures making that infeasible or undesirable (Dorazio, 2022). This could be due to a large rent 
increase, eviction or nonrenewal, foreclosure, a negligent housing provider, or uninhabitable living 
conditions. 

Equity recognizes that people start from different positions due to systems like racism, classism, and 
sexism. The goal of housing equity is to achieve comparable outcomes, not just ensure equal 
treatment or access to the same resources. 
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Following the release of the Plan and the Housing Gap Analysis on September 12, 2025, 
community input was solicited through October 12, 2025. The City received 678 survey 
responses. Input was solicited via an online and paper survey in Spanish and English. The 
survey solicited feedback on objectives and strategies and collected demographic data about 
respondents. The City held pop-ups at community centers and libraries, presented at ward 
meetings, posted paper flyers, and shared info in newsletters and on social media.  

Survey responses are not representative of the Evanston community, including a smaller 
percentage of renters and lower-income residents– those with a higher likelihood of having 
housing challenges. Even with an overrepresentation of higher-income households and 
homeowners, there is strong support for the objectives and strategies in the Plan. All objectives 
are supported by a majority of respondents, and many strategies were supported by more than 
two-thirds of respondents.  

Figure 1. Community Support for Plan Objectives 

 
Source: (City of Evanston, 2025) 
 
The City also received 940+ open-ended responses as part of the survey, including concerns 
about property tax increases; support for, and concerns about, increased density; concerns 
about affordability and support for rental assistance; support for housing-related climate action; 
and support for transit-oriented residential development. 
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Strategic Plan Synergy 
Housing4All expands upon and supports the implementation of other City of Evanston strategic 
plans as follows: 

Envision Evanston 2045: Comprehensive Plan emphasizes housing affordability and creates a 
framework for increasing housing choice and supply, maintaining existing housing stock, 
preventing displacement, and preserving Evanston’s racial and economic diversity. Plan 
recommendations include implementing a comprehensive housing strategy, increasing housing 
supply and affordable housing choices at all income levels, promoting healthy buildings and 
neighborhoods, building and leveraging local partnerships to expand housing availability and 
affordability, seeking out and expanding revenue sources for housing initiatives, and updating 
the zoning code to help implement these strategies. 

The Environmental Equity Investigation (EEI) explores environmental injustices in Evanston 
today and explores both rising housing costs and housing conditions from an environmental 
equity lens. The EEI recommends expanding housing retrofit programs and outreach, creating a 
housing rental license program, promoting inclusionary housing and increased housing 
diversity, expanding incentives for new affordable housing, and using Community Benefit 
Agreements for new developments to achieve community goals. 

Evanston Thrives recognizes the importance housing plays in supporting local business 
districts. The plan links Downtown revitalization to the construction of new housing and 
highlights the need for zoning code updates to facilitate new residential and mixed-use 
development. It also encourages redevelopment of properties in neighborhood districts, as more 
residential density will provide greater support for local businesses. 

The 2022 EPLAN identifies housing as a major driver of health inequities in Evanston. The plan 
is concerned about the loss of naturally occurring affordable housing and lead exposure, which 
both disproportionately impact low-income households. The plan calls out the persistent racial 
segregation that continues, leading to Black and Hispanic/Latino households experiencing 
greater poverty, risk of displacement, and barriers to stable housing. The EPLAN calls for more 
affordable, accessible housing for older adults, people with disabilities, and other vulnerable 
populations. 

Preserve 2040 supports adaptive reuse policies to diversify housing options, tools to maintain 
affordability, and the rehabilitation of aging housing stock. The plan serves as a roadmap to 
make preservation more accessible, equitable and effective – serving as the City’s guide to 
champion a preservation movement that saves and celebrates the places that embody 
Evanston’s unique character and identity while mutually addressing the challenges of today 
including housing attainability, sustainability, and economic development pressures.   

Evanston’s Climate Action and Resilience Plan (CARP) promotes energy-efficient buildings, 
expanding access to renewable energy, and integrating green infrastructure to improve 
resilience. The plan emphasizes equity-focused strategies that prioritize upgrades and 
protections for low-income and vulnerable residents while leveraging tools like PACE financing, 
zoning reform, utility incentives, and energy efficiency programs. 
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Figure 2. City of Evanston Plan Synergy Key 

Shorthand Plan Focus Approved 

EE45 Envision Evanston 2045: Comprehensive Plan Land Use 2026 

EEI Environmental Equity Investigation Environmental Justice 2026 

Thrives Evanston Thrives: Retail District Action Plan Economic Development 2023 

E-PLAN 
Evanston Project for the Local Assessment of 
Needs 

Public Health 2022 

Preserve 
Preserve 2040: Preservation Commission 
Long-Range Plan  

Historic Preservation 2022 

CARP Climate Action and Resilience Plan  Sustainability 2018 

To identify plan synergies and opportunities for collaboration, each Housing4All initiative will call 
out the City of Evanston strategic plans that are in alignment. 

Constraints and Opportunities 
As of March 2026, the City of Evanston faces various constraints in its efforts to close the 
affordability gap, including limited land for housing development, limited funding to support new 
and expanded initiatives, and increased economic and political uncertainty. However, each of 
these constraints also provides opportunities.  

Limited Land? Not so limiting! 
Evanston is a largely built-out community with limited vacant land available for new housing. 
This can limit opportunities to expand the housing supply, especially affordable units, and can 
drive up development costs. However, ample opportunities exist, including adaptive reuse of 
existing buildings, redevelopment of underutilized properties, transit-oriented development 
(TOD), mixed-use development on east-west corridors, additional “missing middle” housing, 
development on smaller parcels, and increasing accessory dwelling units. 

Limited Funding? We’ll find more! 
As federal housing funds continue to decrease, the cost of preserving and creating affordable 
housing continues to increase. While federal funds have been the backbone of the City’s 
housing work, these funds can also be very restrictive. There are abundant opportunities to 
pursue philanthropic, institutional, and corporate resources, raise revenue locally, and leverage 
public-private partnerships and low-interest financing. 

Uncertainty? This is our north star! 
As key federal departments are operating with a skeleton staff, and interest rates and tariffs 
fluctuate, there is little certainty regarding housing resources or markets. These uncertainties, 
however, present opportunities. By strengthening community engagement and advancing 
policies that better adapt to changing conditions, Evanston can become more resilient and 
better position itself to meet current and future housing needs.
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HOUSING AFFORDABILITY 
Housing affordability often uses a significant amount of jargon. Housing4All attempts to cut 
through the jargon through plain language definitions, relatable context, and call out boxes, like 
the ones below. 

 

For example, household incomes and housing costs are often based on the Area Median 
Income (AMI). In 2025, the Area Median Income in Evanston, Cook County, and the Chicago-
Naperville-Joliet, IL Metropolitan Area was $84,000 for a one-person household and $95,900 for 
a four-person household (Illinois Housing Development Authority, 2025). What’s an Area 
Median Income? Learn more in the call-out box below. 

 

Government agencies and community organizations use different terminologies when 
discussing households earning various incomes. For Housing4All, household income levels are 
defined below: 

 

 

 

 

Housing Affordability 

Housing is affordable when a household pays no more than 30% of its gross income on housing 
costs. Housing costs include rent, mortgage payments, utilities, property taxes, insurance, and 
homeowner association fees. Home repair costs, while sizable, are not typically included. 

A household is a family, a person living alone, or a group of unrelated roommates living together. 
When housing costs exceed 30% of household income, the household is housing cost burdened. 
Households that spend more than 50% of their income are severely housing cost burdened. 

Similarly, when energy costs are 6% or more of household income, the household has a high energy 
burden. Households that spend 10% or more on energy costs have a severe energy burden. 

Area Median Income (AMI) 

Each year, the U.S. Department of Housing and Urban Development (HUD) calculates each county’s 
Area Median Income, based on income data from the American Community Survey (ACS). 

The output is not just one dollar amount, but a series of incomes based on the number of household 
members. HUD also calculates other incomes relative to the Area Median Income: 30 percent of the 
area median income (30% AMI), 80% of the area median income (80% AMI).  

These income levels set eligibility for HUD-supported programs and serve as a common way to 
discuss households earning various incomes. 
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Figure 3. Household Income Levels, 2025 

Plan Terminology AMI Range 
Maximum Income 

1-person 4-person 

Extremely Low Under 30% $25,200 $35,950 

Very Low 30% - 50% $42,000 $59,950 

Low 50% - 80% $67,150 $95,900 

Middle 80% - 120% $100,800 $143,880 

Upper-Middle 120% - 150% $126,000 $179,850 

Higher 150% + $126,000 + $179,850 + 

Source: Illinois Housing Development Authority, Schedule of Maximum Annual Income Limits, 2025. 

To put the above household income levels into context, below are maximum incomes for federal 
and state programs, as well as estimated annual earnings for some common jobs in Evanston: 
 
Figure 4. Federal and State Program Maximum Incomes, 2025  

Program 
Maximum Income, Household Size 

1-person 2-person 3-person 4-person 

SNAP* (food stamps) $20,345 $27,495 $34,645 $41,795 

Medicaid* (health insurance) $21,597 $29,187 $36,777 $44,367 

ISRN (rent assistance) $25,200 $28,800 $32,400 $35,950 

WIC* (supplemental nutrition) $28,953 $39,128 $49,303 $59,478 

LIHEAP* (utility assistance) $31,300 $42,300 $53,300 $64,300 

Housing Choice Voucher (rent 
assistance) 

$42,000 $48,000 $ 54,000 $59,950 

*Based on percent of federal poverty level 
Source: USDA, SNAP Income Eligibility Limits, 2025; USDA, WIC Income Requirements, 2025; Illinois Department of 
Healthcare and Family Services, Medical Programs, 2025; Illinois Department of Commerce and Economic 
Opportunity, Utility Bill Assistance, 2025; Illinois Housing Development Authority, Statewide Referral Network, n.d.; 
U.S. Department of Housing and Urban Development, FY 2025 Income Limits Documentation System, 2025. 
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Did you know? 

The Housing Authority of Cook County (HACC) is the second largest public housing authority in 
Illinois. HACC was established in 1946 to serve 108 communities, as well as unincorporated areas in 
suburban Cook County. HACC administers rent assistance programs for over 13,000 families, seniors, 
and people with disabilities, and owns over 2,100 units of low-income housing (Housing Authority of 
Cook County, n.d.). 

Housing Choice Vouchers (HCV), also known as Section 8 Vouchers, is a federal rental assistance 
program that helps very low-income households, older adults, and people with disabilities afford 
market-rate homes. The tenant pays 30% of their income and the public housing agency pays the 
difference, with maximum assistance based on local housing costs. The voucher is connected to an 
individual and can be used for apartments, townhouses, single-family homes, etc.  

Project-Based Vouchers (PBV) are available for new construction, rehab, or existing multi-unit 
buildings, and provide rental assistance for families, seniors, and those who need supportive housing 
programs. PBVs are attached to a specific residential units or developments. 

Illinois Housing Development Authority (IHDA), created in 1967, is a self-supporting agency to 
finance affordable housing in Illinois. IHDA does not use taxpayer dollars to sustain its operations, 
though it administers publicly funded programs. IHDA has provided over $27 billion in state, federal, 
and leveraged financing to make possible the purchase, development, or rehab of over 327,000 
homes for low- and middle-income households (Illinois Housing Development Authority, n.d.). 

Low-Income Housing Tax Credits (LIHTC) is a federal program for creating affordable rental 
housing, which awards tax credits to developers of projects that set aside units for low-income 
households. IHDA administers the LIHTC program in Illinois. 
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Figure 5. Estimated Annual Salaries / Payments  

Salary or Benefit Annual Salary 

SSA Disability Benefit (Mean) $18,989 

SSA Retiree Benefit (Mean) $23,712 

Cook County Minimum Wage (Full-time) $30,000 

Certified Nursing Assistant (Median) $38,000 

Food Service Worker (Median) $42,000 

NU Grad Student $46,350 

ETHS Teacher (1st year) $64,103 

COE Firefighter (1st Year) $71,470 

Registered Nurse (Mean) $89,155 

NU Assistant Professor (Mean) $125,500 

Note: ETHS (Evanston Township High School), NU (Northwestern University), SSA (Social Security Administration), 
COE (City of Evanston) 
Source: Social Security Administration, Disabled Worker Statistics, 2025; Social Security Administration, Maximum-
taxable benefit examples, 2025; Cook County Government, Minimum Wage Ordinance and Regulations, 2025; 
Northwestern University, Compensation and Benefits, 2024; Northwestern University, Average Salary of Full-Time 
Instructional Faculty by Rank 2013-2014 through 2022-2023, 2023; Evanston Township High School. (2022). 
Collective Bargaining Agreements, 2022; City of Evanston, Application Process and Requirements, 2024; Indeed, 
Nurse Salaries Yearly for Endeavor Health, n.d.; Indeed, CNA - Certified Nursing Assistant, 2026.; Glassdoor, Food 
Service Salaries, 2026.  
 

The Housing Continuum 
The housing continuum illustrates the spectrum of housing options designed to meet the needs 
of all residents—from those experiencing homelessness to households able to purchase 
market-rate homes. It can be used to identify where gaps in the supply exist and identify how to 
fill them. There are many versions of the housing continuum, and one example is below:  

 

Source: Atkey et al., The Municipal Role in Housing, 2022. 

It is important to note that the housing continuum enables mobility. People move along the 
continuum as their life circumstances evolve—from transitional housing to a rental apartment, 
from a rental apartment to purchasing a home, or from a homeowner to a rental apartment. 
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When a gap exists at one point along the continuum, it places pressure on the entire 
housing system. It is a valuable planning tool that helps identify where Evanston’s housing 
stock is strong and where targeted investment is most needed. In Housing4All, the housing 
continuum includes: 

Figure 6. Evanston Housing Continuum 

Continuum Stage 
Income 
(AMI) 

Description 

Homelessness <50% 
Lack of fixed, regular, and adequate nighttime residence, including 
sleeping outdoors, in a car, couch surfing, or “doubling up”. 

Emergency Shelter <30% 

Immediate, short-term safe space for those experiencing 
homelessness. The goal is stabilization, connection to supportive 
services, and moving into transitional or permanent housing. 

Transitional 
Housing 

<30% 

Temporary, medium-term housing (typically 6-24 months) with 
supportive services. The goal is stability, independence, and self-
sufficiency. Often in a group home or a unit in a multifamily 
building. 

Permanent 
Supportive Housing 

<30% 

1+ year lease; often serves tenants with chronic conditions. The 
goal is for tenants to choose future housing. Often 1-3 story, less 
than 15-unit building or a unit in a multifamily building. 

Affordable Rental - 
Income Restricted 

<80% 

Below market, affordable rents. Through inclusionary housing, 
rental assistance, or public housing. Often 3-6 stories, 50-75 units, 
5-12 stories, 90-120 units or a unit in a multifamily building. 

Affordable Rental - 
Naturally Occurring 

50-120% 
Affordable rents without subsidy or income restrictions. Often older 
buildings, 1-4 stories, 2-40 units or 5-8 stories, 40-80 units. 

Affordable 
Homeownership - 
Income Restricted 

80-120% 

Below market, affordable housing. Through inclusionary housing, 
down payment assistance, or a development subsidy. Often single 
unit, townhomes, rowhomes, condos, or co-ops.  

Affordable 
Homeownership - 
Naturally Occurring 

80-150% 

Affordable monthly costs due to unit size, cost of construction, 
community land trust, or shared ownership. Often single unit, 
townhomes, rowhomes, condos, or co-ops. 

Market-Rate Rental 120%+ 

Competitive prices determined by supply and demand. Can ease 
demand pressures for affordable units. Often newer buildings, 3-5 
stories, 20-230 units, or 6+ stories, 100-500 units. 

Market-Rate 
Homeownership 

120%+ 

Competitive prices determined by supply and demand. Can ease 
demand for affordable units. Often single unit, townhomes, 
rowhomes, condos, or co-ops. 
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EVANSTON RESIDENTS 
Housing4All seeks to implement a diverse group of strategies, but to create an effective plan, 
we must assess the needs in the Evanston community. By focusing on the unmet needs, we 
can see what incomes, ages, and household types are most impacted by housing affordability in 
Evanston.  
 

Income 
The City of Evanston is made up of households with varying levels of annual income. Higher 
incomes provide greater access to housing options, the “profiles” below summarize elements of 
each income level. Note: An * indicates that not all households in the income level are eligible. 

Figure 7a. Households by Income Level, 2025  

Household Income 
Number Percent 

$ AMI 

Under $36,000 Under 30% 5,844 19% 

$36,000-$60,000 30-50% 4,208 13% 

$60,000-$96,000 50-80% 5,000 16% 

$96,000-$120,000 80-100% 2,922 9% 

$120,000+ Over 100% 13,392 43% 

Source: Development Planning Partners, Housing Gap Analysis Workbook, Sept. 2025 

 
Source: Development Planning Partners, Housing Gap Analysis Workbook, Sept. 2025 
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Figure 7b. Households by Income Level, 2025
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Figure 8. Evanston Income “Profiles” 

Extremely Low, ≤ 30% AMI 1-Person 4-Person 

Income Range $0 - $25,000 $0 - $36,000 

Eligible Public Programs WIC, LIHEAP, SNAP*, Medicaid* WIC, LIHEAP, SNAP, Medicaid 

Employment Examples Minimum wage job (full-time, part-time) 

Affordable, Rentals 0-5% 0-6% 

 

Very Low, 30-50% AMI 1-Person 4-Person 

Income Range $25,000-$42,000 $36,000-$60,000 

Eligible Public Programs WIC*, LIHEAP* WIC*, LIHEAP, SNAP*, Medicaid* 

Employment Examples 
Minimum wage, CNA, food 
service 

CNA, food service, NU PhD 
student 

Affordable, Rentals 5-9% 6-20% 

 

Low, 50-80% AMI 1-Person 4-Person 

Income Range $42,000-$67,000 $60,000-$96,000 

Eligible Public Programs N/A LIHEAP* 

Employment Examples ETHS teacher, food service 
ETHS teacher, COE firefighter, 
registered nurse 

Affordable, Rentals 9-39%  20-63% 

 

Middle, 80-120% AMI 1-Person 4-Person 

Income Range $67,000-$100,800 $96,000-$143,880 

Employment Examples Registered nurse, COE firefighter NU professor 

Affordable, Rentals 39-80% 20-90% 

 
Upper-Middle, 120-150% 
AMI 

1-Person 4-Person 

Income Range $100,800-$126,000 $143,880-$179,850 

Employment Examples NU professor  

Affordable, Rentals 80-99+% 90-99+% 
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Note: ETHS (Evanston Township High School), NU (Northwestern University), CNA (Certified Nursing Assistant), 
SSA (Social Security Administration), COE (City of Evanston). 
Source: See Figure 1; Figure 2; Figure 3; U.S. Census Bureau and U.S. Department of Commerce, American 
Community Survey, ACS 5-Year Estimates Detailed Tables, Table B25063, n.d. 
 

Families and Children 
The American Community Survey, produced by the U.S. Census Bureau, defines family 
household as “a householder and one or more people living in the same household who are 
related to the householder by birth, marriage, or adoption.” (U.S. Census Bureau, n.d.). This is 
important to consider when reading the data below. 

Approximately 18% (14,056) of Evanstonians are under 18, lower than all comparable 
communities other than Rogers Park (60626).  
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Figure 9a. Age Community Comparison: Under 18, 2023

Higher, 150%+ AMI 1-Person 4-Person 

Income Range $126,000+ $179,850+ 

Affordable, Rentals 99+% 99+% 

Affordable, For-Sale+ 48+% 65+% 
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Source: U.S. Census Bureau, U.S. Department of Commerce, American Community Survey, ACS 5-Year Estimates 
Data Profiles, Table DP05, n.d. 

Slightly more than half (53%) of Evanston households are family households. Of those, 46% are 
2-person, 44% are 3- or 4-person, and 9% are 5+ person households.   

Source: U.S. Census Bureau, U.S. Department of Commerce, Household Type by Household Size. American 
Community Survey, ACS 5-Year Estimates Detailed Tables, Table B11016, n.d. 
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Figure 9b. Age Community Comparison: Under 18, 2023
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About one-quarter of households overall (24%) have children under 18. Of those, 69% are 
married parents, 20% by female householders, and 10% by male householders. Note: this 
includes households with two parents who are not married. 

Figure 11. Households with Children, 2023 

 Number Percent 

Total Households 31,387  

Households With Children Under 18 7,567 24% (of total) 

Married Couple 5,240 69% 

Female Householder 1,495 20% 

Male Householder 789 10% 

Nonfamily 43 1% 

Source: U.S. Census Bureau, U.S. Department of Commerce, American Community Survey, ACS 5-Year Estimates 
Detailed Tables, Table B25115., n.d. 

Seventeen percent of children in Evanston attend preschool or kindergarten, 28% attend 1st - 
4th grade, 28% attend 5th - 8th grade, and 27% attend high school. 

 
Source: U.S. Census Bureau, U.S. Department of Commerce, American Community Survey, ACS 5-Year Estimates 
Subject Tables, Table S1401, n.d.  
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Students 
College students living in Evanston attend various institutions of higher learning for varying 
lengths of time, may work full- or part-time, have diverse household structures, may be 
financially dependent or independent, and have varying housing needs. 

Given that a meaningful portion of those students are affiliated with Northwestern University 
Evanston Campus, it is important to consider the following: 

● Northwestern University requires 1st and 2nd year undergraduate students to live on 
campus, in on-campus student housing. Some 3rd and 4th year undergraduate students 
and some graduate students live in student housing on campus as well. These students 
are included in Census population data, but since they reside in “group quarters,” they 
are not considered households and are not included in Census household data. 

● Students who live “off campus” are included in both Census population and household 
data. Some students are independent, similar to non-student households in Evanston. 
Other students are dependent on family members and therefore have a higher ability to 
pay than an independent student on a similar income. 

Evanston’s “on campus” student population makes up a significantly greater percentage of the 
total population (7%) than any other comparable community.  

Figure 13. Population in “On Campus” Student Housing (%), 2020  

Geography 
“On Campus” 

Student Housing 

Evanston 7% 

Rogers Park (60626) 3% 

Cook County 1% 

Chicago 1% 

Skokie, Oak Park, Lincolnwood, Wilmette, West Ridge (60645) 0% 

Source: U.S. Census Bureau, Decennial Census, DEC Demographic and Housing Characteristics, Table P5, n.d. 

The following tables illustrate the diversity of the Northwestern student body and the students’ 
unique housing situations. Over 4,000 students attend Northwestern’s other campuses and over 
3,000 graduate students attend programs at the Evanston Campus remotely.  

Figure 14. Student Population, Northwestern University 

 Estimate Percent 

Total Students, All Campuses 23,431   

Total Students, Evanston Campus 19,173 82% 

Evanston Campus Undergraduate (Full-Time), Graduate (In-Person) 16,100 69% 

Source: Northwestern University, Enrollment Statistics, 2024. 
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Of Northwestern’s 8,900 undergraduate students, about 58% live on campus. Of the remaining 
3,760 undergraduate students, at least 200 live outside of Evanston. Therefore, about 3,560 
undergraduate students live “off campus” in Evanston, or approximately 4% of Evanston’s 
population. 

Figure 15. Undergraduate Housing, Northwestern University  

 Estimate Percent 

Evanston Campus Undergraduate Students (Full-Time) 8,900  

On-Campus Student Housing Capacity 5,140 58% 

Off-Campus Student Households (Total) 3,760 42% 

 

Off-Campus Student Households (Non-Evanston) 200 5% 

Off-Campus Student Households (Evanston) 1,100 29% 

Off-Campus Student Households (Unknown) 2,460 65% 

Note: These numbers are conservative as they do not account for students studying abroad 
Source: From email correspondence with Luke Figora, Vice President and Chief Operating Officer of Northwestern 
University (L. Figora, Personal Communication, September 11, 2025). 

Some Northwestern graduate students live on-campus (10%), close to half live outside of 
Evanston (44%), and a similar amount (47%) live in Evanston. Graduate students living outside 
of Evanston primarily live in Chicago. About 3,375 graduate students live “off campus” in 
Evanston, or approximately 4% of Evanston’s population.   

Figure 16. Graduate Housing, Northwestern University  

 Estimate Percent 

Evanston Campus Graduate Students (In-person) 7,200  

On-Campus Student Housing Capacity* 645 9% 

Off-Campus Student Households (Total) 6,555 91% 

 

Off-Campus Student Households (Non-Evanston) 3,180 49% 

Off-Campus Student Households (Evanston + Unknown) 3,375 51% 

Off-Campus Student Households (Evanston) 3,240  

Off-Campus Student Households (Unknown) 135  

*This does not account for spouses, children, and other family members housed in these units 
Source: From email correspondence with Luke Figora, Vice President and Chief Operating Officer of Northwestern 
University (L. Figora, Personal Communication, September 11, 2025). 
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The table below outlines common themes of different cohorts and student types at 
Northwestern, providing a clearer picture of student housing needs. 

Figure 17. Student Cohorts, Northwestern University  

Student Cohort Common Elements 

1st and 2nd Year 
Undergrad 

● Often first time living away from home, developing social circles 
● Targeted programming to orient and onboard to Northwestern 

3rd and 4th Year 
Undergrad 

● Primary social groups are often formed 
● Familiar with campus, more self-sufficient and independent 
● Study abroad and internship participation takes them off campus   
● Less interested in structured residence hall experience 

Masters and 
Professional Student 

● Programs are generally 1-3 years 
● Some work; some go to school full-time 
● Some recent grad, some mid-career 
● Many have spouses/partners and families, have life beyond NU 
● Wide spectrum of financial resources 

PhD Student ● Programs often 6-7 years, can go through various life stages 
● Many have spouses/partners and families, have life beyond NU 
● Housing is a long-term commitment, may purchase if possible 
● Many are on fixed stipend 

International Student ● Share traits outlined above depending on program type 
● Often challenged by initial entry into US housing 

Source: From email correspondence with Luke Figora, Vice President and Chief Operating Officer of Northwestern 
University (L. Figora, Personal Communication, September 11, 2025). 
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Seniors 
In Housing4All, the term “senior” is defined as an individual who is 65 years or older. Note: 
various government programs, such as Social Security and Medicare, have different definitions 
for seniors. About 18% of Evanston residents are 65+, similar to Oak Park, less than 
Lincolnwood, Wilmette, and Skokie, and greater than other comparable communities. In taking 
into account the student population in calculating the percentage of seniors in Evanston, the 
population size of students did not greatly affect the ratio of seniors in relation to the overall 
population of Evanston. 

 

Source: Esri, Esri Updated Demographics 2025 [Population], 2025. 
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A little more than half (54%) of Evanston seniors live in family households, 40% in nonfamily 
households (live alone or with a non-family member), and 7% in group quarters. Seniors in 
assisted living facilities are typically considered households and those in nursing homes or 
skilled nursing wings of lifecare communities are living in group quarters. 

Figure 19. Household Type - 65+, 2023 

 Estimate Percent 

Population 65+ 13,628  

Family households 7,302 54% 

Nonfamily households 5,417 40% 

Group quarters 909 7% 

Source: U.S. Census Bureau, U.S. Department of Commerce, American Community Survey, ACS 5-Year Estimates 
Detailed Tables, Table B09020, n.d. 

Half of households with a senior are 1-person households, compared to only 31% for non-senior 
households. Meanwhile, only 4% of households with a senior are nonfamily households, 
compared to 13% for non-senior households. 

 
Source: U.S. Census Bureau, U.S. Department of Commerce, American Community Survey, ACS 5-Year Estimates 
Detailed Tables, Table B11007, n.d. 

Most households in Evanston with a householder 15 to 34 years old are renters. That changes 
with householders 35-44, as 58% of those households are homeowners. This trend continues, 
with 74% of households with seniors 65-84 are homeowners, but meaningfully decreases for 
seniors 85+, with 58% homeowners. 
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Source: U.S. Census Bureau, U.S. Department of Commerce, American Community Survey, ACS 5-Year Estimates 
Detailed Tables, Table B25007, n.d. 

While about 40% of Evanston senior households have at least $1 million in net worth, about one 
in five senior households have less than $75,000. 

Source: Esri, Esri Updated Demographics 2025 [Net Worth], 2025.
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CHALLENGES 
Housing4All’s objectives and strategies are rooted in Evanston’s current and projected housing 
needs. Development Planning Partners (DPP), a Chicago-based consulting firm, completed the 
Housing Gap Analysis Final Report on September 9, 2025. The report provides a timely, 
relevant analysis that, combined with other quantitative and qualitative data, anchors this Plan’s 
recommendations in Evanston’s current and projected housing needs. Key data are included 
below; additional data can be found in Appendix C. 

  

Affordability Gap 
The City of Evanston Housing Gap Analysis estimates that 11,019 households, over 35% 
of all households in Evanston, are cost-burdened in 2025. Of those households, 
approximately 64% are renters and 36% are homeowners. 

Assuming no major changes to the local housing market or new housing strategies by the City 
of Evanston, in 2035, the Housing Gap Analysis projects that the number of cost-burdened 
households will decrease to 8,354 households, 26% of households in 2035 (Development 
Planning Partners, 2025).  

Figure 23. Housing Cost Burden, 2025 - 2035  

 Total Households Cost-Burdened Households 

  Estimate Percent 

2025 31,366 11,019 35% 

2035 31,879 8,354 26% 

Source: Development Planning Partners, Housing Gap Analysis Workbook, Sept. 2025. 

  

Data Terms 

American Community Survey (ACS): a continuous, national household survey conducted by the 
U.S. Census Bureau that provides annual data on various characteristics of the U.S. population. 

According to the Census, ethnicity is whether a person is of Hispanic or Latino origin. Someone of 
Hispanic or Latino ethnicity can be a member of any one or more races (U.S. Census Bureau, n.d.).  

The U.S. Department of Housing and Urban Development (HUD) was established in 1965 to 
increase homeownership, support community development, and provide access to affordable housing 
free from discrimination. HUD administers federal aid, enforces fair housing laws, and supports 
programs, like Housing Choice Vouchers, to assist low-income households. 

Each year, HUD receives Comprehensive Housing Affordability Strategy (CHAS) data from the U.S. 
Census Bureau, demonstrating the extent of housing problems and housing needs, particularly for 
low-income households. 
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Contributing factors include: 

● Displacement: As lower-income households leave Evanston and higher-income 
households move to Evanston, the number of cost-burdened households will decline. 
However, Evanston will have lost critical members of our community, and the underlying 
affordability challenge will persist. 

● Aging population: Some older adults may pay off their mortgages, reducing their 
monthly housing expenses and no longer be cost-burdened. 

● Household consolidation: More people living together, like adult children with parents, 
roommates, or multigenerational households, can spread costs across multiple incomes, 
but mask other housing challenges, such as overcrowding. 

● Income growth and inflation: An increase in income that outpaces increases in rent or 
homeownership costs can contribute to greater housing affordability. 

Because displacement and limited housing options are likely contributing factors to the 2035 
projection, and because the number and percent of cost-burdened households remain large, 
strategic action is needed to assist Evanston’s cost-burdened households.  

Figure 24. Housing Cost Burden, by Tenure, 2025  

Total Renter Owner 

11,019 64% 36% 

Source: Development Planning Partners, Housing Gap Analysis Workbook, Sept. 2025. 
  



  
 

Housing4All Strategic Housing Plan, City of Evanston  Page 25 

Cost burden is not evenly distributed– lower-income households are much more likely to be cost 
burdened. Between 56% and 75% of households earning less than 80% AMI are cost-
burdened, compared to 28% earning 80-100% AMI, and just 4% earning over 100% AMI. To 
address this challenge, strategic action needs to be targeted towards households 
earning less than 80% AMI, those most likely to be cost-burdened. 

Source: Development Planning Partners, Housing Gap Analysis Workbook, Sept. 2025. 
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To assess housing needs at the neighborhood level, Housing4All uses census tracts. Census 
tracts, defined by the U.S. Census Bureau, have an average population of 4,000 people and are 
relatively permanent. Evanston currently has 19 census tracts. In 2020, census tract 8094 
(generally downtown) was divided into 8094.01 and 8094.02. Therefore, when comparing 
census tracts before and after 2020, census tracts 8094.01 and 8094.02 have been combined. 

Figure 26: City of Evanston Census Tracts, 2025 

 
Source: City of Evanston, 2020 Census Tracts, 2020. 
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Cost burden is also unevenly distributed across Evanston. Census tracts 8102, 8095, and 8093 
(parts of the 5th and 8th Wards and Downtown) contain 30% of Evanston’s cost-burdened 
households. While fewer cost-burdened households can be positive, it is more likely an indicator 
of limited housing options affordable to households with lower incomes. Therefore, strategic 
action is needed in all census tracts to assist Evanston’s cost-burdened households. 

Figure 27. Evanston Housing Cost Burden, by Census Tract, 2025 

 
Source: Development Planning Partners, Housing Gap Analysis Workbook, Sept. 2025. 
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Economic Diversity 
Almost two-thirds of Evanston’s low-, very low-, and extremely low-income households are cost 
burdened (64% of households earning under $96,000 per year). These households, comprising 
almost half (48%) of Evanston households, face constant financial challenges and may be 
unstably housed. Absent targeted housing initiatives, it will remain difficult for low-, very low-, 
and extremely low-income households to find housing that meets their needs in Evanston.  

Evanston households earning over $120,000 per year comprise over 43% of Evanston 
households, of which only 4% are cost burdened. This is not surprising as cost burden is 
inversely tied to income –as incomes rise, cost burden decreases. Their housing challenges are 
often due to the inability to find the type or tenure of housing in a location they desire and may 
seek housing in other communities as a result (Development Planning Partners, 2025).  

  
 

Racial Diversity and Black Population Decline  
Household income in Evanston varies greatly by race and ethnicity. Median annual income for 
White households is close to $120,000, compared with $91,000 for Latino households, $90,000 
for multi-racial households, $77,000 for Asian households, and $56,000 for Black households. In 
addition, 41% of White households have incomes over $150,000 per year, compared with only 
14% of Black and 16% of Latino households. Conversely, only 35% of White households earn 
less than $75,000 per year, compared with 60% of Black and 47% of Latino households. 

Differences in household income have a significant impact on housing affordability. Half of 
White households can afford to spend over $3,000 per month on housing, while half of Black, 
Asian, and Latino households can afford approximately $1,400, $1,900, and $2,300 per month, 
respectively. 

Housing challenges due to income are particularly acute for Evanston’s households of color, 
especially Black households.  

  

Energy Burden 

Energy burden describes the percentage of annual household income that goes toward energy costs. 
Spending 6% or more of household income on energy costs is considered high energy burden. 
Meanwhile, spending 10% or more on energy costs is considered severe energy burden.  

As of 2024, 25% of households in the Chicago metro area had an energy burden over 4%. However, 
25% of Black households had an energy burden of 9%, and 25% of low-income households had an 
energy burden over 16% (Ayala & Dewey, 2024). 

For renters, there is a unique conundrum - housing providers pay for property improvements, but 
tenants pay for their energy usage. Called the split incentive, housing providers lack financial 
motivation to invest in energy-saving upgrades that would reduce tenant utility bills. 

Note: The numbers above are presented as upper quartile rates, indicating that 25% of households in 
the group experience a burden higher than the rate provided. 
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Figure 28. Median Household Income by Race (Alone), 2023 

 White 

Black or 
African 

American 
Hispanic or 

Latino Asian 
Some Other 

Race 
Two or More 

Races 

Median Income $119,602 $56,004 $91,023 $76,985 $74,391 $90,477 

Note: Some other race includes American Indian & Alaska Native and Native Hawaiian & Other Pacific Islander. 
Source: U.S. Census Bureau, U.S. Department of Commerce, American Community Survey, ACS 5-Year Estimates 
Detailed Tables, Table B19013, n.d.; Development Planning Partners, Housing Gap Analysis Workbook, Sept. 2025. 
 

Note: Some other race includes American Indian & Alaska Native and Native Hawaiian & Other Pacific Islander. 
Source: Development Planning Partners, Housing Gap Analysis Workbook, Sept. 2025. 
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As can be seen below, racial disparities in household income are even more pronounced. Over 
40% of White households in Evanston earn at least $150,000 per year while only 14% of Black 
households and 16% of Latino households earn equivalent amounts. This has significant 
implications regarding housing access, choice, and stability. 

 

Note: Some other race includes American Indian & Alaska Native and Native Hawaiian & Other Pacific Islander. 
Source: U.S. Census Bureau, U.S. Department of Commerce, American Community Survey, ACS 5-Year Estimates 
Detailed Tables, Table B19001, n.d.; Development Planning Partners, Housing Gap Analysis Workbook, Sept. 2025. 
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Based on Census data, the number of Black Evanstonians has declined over the past 10-15 
years. Changes in Census methodology, question wording, and coding in 2020 enable the 
Census to provide a more complete picture of how people identify their race and ethnicity but 
complicates comparing pre-2020 data with 2020 and subsequent years, making it difficult to 
pinpoint the magnitude of the decline. 

One approach compares each race alone and Hispanic or Latino origin of any race. According 
to this method, while the total population increased 2% since 2013, the Black population 
decreased by about 16%. Also, there is a substantial increase in Evanstonians who identify as 
multiracial; the changes noted above are likely a significant contributing factor. 

Figure 31. Population Change, by Race Alone, 2013-2023 

 Total 
White 
alone 

Black or 
African 

American 
alone 

Hispanic 
or Latino 

of any race 

Asian 
alone 

Some 
other race 

alone 

Two or more 
races  

2013 74,937 50,603 13,521 7,174 7,015 1,524 2,274 

2023 76,552 46,598 11,365 9,446 6,904 3,315 8,370 

% Change 2% -8% -16% 32% -2% 118% 268% 

Source: U.S. Census Bureau, U.S. Department of Commerce, American Community Survey, ACS 5-Year Estimates 
Detailed Tables, Table B02001, n.d. 
Note: Summed cells may exceed the total population. 
Note: Pacific Islander, American Indian and Alaska Native are included in Some Other Race 

Another approach compares each race, including in combination with other races, with the 
White, non-Hispanic or Latino population. According to this method, the Black population 
decreased by about 8% and there is a substantial increase in Evanstonians who identify as 
some other race. Again, the changes noted above are likely a contributing factor. 

Figure 32. Population Change, by Race Adapted, 2013-2023  

 Total 

White alone, 
Not Hispanic 

or Latino 

Black or 
African 

American  
Hispanic or 

Latino Asian 
Some other 

race 

2013 74,937 45,195 14,660 7,174 7,898 2,217 

2023 76,552 44,733 13,458 9,446 8,842 9,316 

% Change 2% -1% -8% 32% 12% 320% 

Source: U.S. Census Bureau & U.S. Department of Commerce, American Community Survey, ACS 5-Year Estimates 
Data Profiles, Table DP05, n.d. 
Note: Summed cells may exceed the total population. 
Note: Some other race includes American Indian & Alaska Native and Native Hawaiian & Other Pacific Islander. 

While the magnitude is uncertain, it is evident that the Black population has declined. Coupled 
with a significant housing cost burden, this underscores the need for expanded initiatives to help 
combat the displacement of Black Evanstonians. 
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