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“Growth is planned to occur in and around communities in a way that complements and enhances 
their character…Development in designated growth areas should be compatible in size, scale and 

architecture with existing development,” and “Retention and expansion of local firms is the key.” 
- Phil Hoon, of the Coalition for the Preservation of Chestertown,  

quoted in Preservation Magazine; November/December, 2003 
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City of Columbia, Illinois Master Plan              I: Existing Conditions, Assets, and Constraints 

 

Graphic 3: Households in Columbia (Revised 12/1
Sources:  U.S. Census, 1997 Demographics, and Projection
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Graphic 4: Housing by Occupant Type 
(Rev. 9/24/04)
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 Graphic 5: Households by Income Range 
(Revised to Reflect Year 2000 Census Data, 12/13/04)
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Graphic 6: Households by Income 
(Revised 11/04)
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Graphic 7: Estimated Household Income (Rev. 9/24/04) 
Data Sources: Demographics 1997, and Census 2000 

 
 

 1997 2000 

Median Household Income $43,894 $58,003 

Per Capita Income $21,213 $26,767 
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Graphic 8 Marital Status: 1990 - 2000 
(Revised 7/24/04)
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Graphic 9: Building Permits - 
Residential Activity, 1992-2003 (Rev. 12/13/04)
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As is shown in Graphic 9, single-family housing growth in Columbia has been strong between 1994 and 
2003. During the first half of this period (1994 through 1998), new single-family building permits steadily 
grew from 37 to 83 units per year. The five-year annual average during this period was just over 52 units. 
(Multi-family activity grew through 1995, when a general moratorium on apartment construction was 
enacted.) 
James Pona & Associates – February 21, 2005 
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City of Columbia, Illinois Master Plan Update     II. Population Growth 

II.  Projected Growth 
 
This chapter presents a brief summary of projected growth in Monroe County and in Columbia, based on 
several sources of information as identified below. It is intended to serve as a foundation for the plan to 
be presented in the subsequent chapter. 
 
A.  Monroe County Population Projection 
 

East-West Council of Governments (EWCOG) has recently revised downward its population 
projections for all of the Metro East counties. The graph below has been revised to reflect this 
change for Monroe County, which is shown in five-year increments from the year 2000 through 
2020: 

 
Graphic 11 

Monroe County Population Projection, 2000 - 2020 
(Revised July, 2004)
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According to EWCOG, Monroe County’s growth rate for the 2000-2005 period is projected to be 
7.6%. For the period 2005-2010 it is projected to be 4.8%. From 2010-2015 growth is projected at 
4.8%; and from 2015-2020 the county’s population is expected to grow by 4.6%. (Source: Population 
and Employment Projections; East-West Gateway Coordinating Council. The City believes that 
these County projections are somewhat conservative) 
   
EWCOG also examined county growth as a percentage of the total growth projected for the entire 
St. Louis Region. Monroe County’s population share of the region is projected to grow slightly from 
1.1% in 2000 to 1.2% in 2020. Similarly, Madison County’s population as a share of the region is 
projected to grow modestly from 10.4% to 10.5% by 2020.  However, St. Clair County’s population 
as a proportion of the region is projected to decline slightly from 10.3% to 10.1% by 2020. Although 
the Monroe County share of the region’s population is relatively low compared to Madison and St. 
Clair Counties, the growth rate of this share is is slightly greater than that of St. Clair County. Refer 
to Graphic 12. 
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Graphic 12 
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It is important to recognize that the preceding projections relate to a county which has a north-south 
orientation and which is located at the southern edge of the region’s area of influence. Although the 
county’s northern border is located only about 4 miles from the region’s geographic center at the St. 
Louis Arch, its southern limit lies almost 40 miles south of the Arch. EWCOG’s projections reflect this 
geographic position as well as the county’s overall rural character. 
 
On the other hand, Columbia’s location at the northern limit of Monroe County places it at the front 
door of considerable growth emanating to the southeast from St. Louis County, which is the 
economic core of the region. The city’s geographic prominence in Monroe County is further apparent 
in that it is the largest of the two principal cities in the county; and that the other city, Waterloo, is 
more remotely located in relation to the core of the region. Moreover, Columbia is located at the 
southern approach to the Jefferson Barracks Bridge, which operates considerably below its traffic 
capacity, enabling very short commutes to and from the City, and further attracting new 
development. This has resulted in substantially higher historic growth in Columbia compared with 
Monroe County as a whole. 
 
B.     Columbia Population Projection 
 

A refined 2004-2020 growth projection for Columbia itself can be made based on the following: 
The 2003 population count of 8,862 as provided in the special census undertaken in that year; 
anticipated build out of more than 1,360 new housing units between 2003 and 2020 (based on 
a continuation of recent housing growth of 80 units per year); and an estimated household size 
of 2.6 persons, which would result in a population increase of 3,536 individuals. Based on these 
factors and assumptions, more than 12,000 people could be living in Columbia by the year 
2020. Refer to Graphic 13. 
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Graphic 13 

  
  

Columbia Population Projection, 2005
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C.    Projected 

Area of Planning Influence  
 

Over the past 20 years, growth in and around Columbia has pushed the city’s boundaries to the 
north, east, and south, in an uneven fashion.  Although the City’s original 1 square mile of densely 
developed land area has grown to approximately 8 square miles, development extends unevenly 
in all directions to cover a land area of more than 15 square miles.  
 
Within this 15 square-mile area, there is an extensive amount of relatively undeveloped land – 
some of it close to the City’s historic core – which must be carefully planned and managed for the 
City’s future. This 15 square-mile area is defined as Columbia’s projected area of planning 
interest. Refer to map, Graphic 14. 
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