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Introduction 

This Census Issue focuses on housing 
units by type within the 10-county 
ARC region. This report uses data 
from the U.S. Census to illustrate 
patterns of housing for the ARC 
region that includes ten counties in 
the metropolitan Atlanta area of 
Georgia.1  Housing is defined by type: 
owner occupied, renter occupied or 
vacant.  Owner occupied housing 
statistics are further disaggregated by 
race.  Comparisons across the decade 
from 1990 to 2000 are provided; 
patterns for 2000 are then illustrated 
in the appendix.   

Total Number of Housing Units per 
County 

Table 1 illustrates that total housing 
units increased for all ten counties 
that comprise the metropolitan 
Atlanta ARC (10-county) region 
during the decade from 1990 to 2000.  
These counties experienced an 
average growth rate in housing units 
for the decade of 38.7 percent.  The 
total number of housing units for this 
region increased by approximately 20 
percent, from 1,052,430 in 1990 to 
1,261,894 in 2000.  This compares 
favorably with total housing unit 
growth of almost 14 percent for the 
entire state for this decade.  Map 1 
illustrates total housing units across 
these counties.  Map 2 shows the 
change in total housing units (1990 to  

2000) and is indicative of the strong 
growth that most census tracts in 
this 10-county have realized.   

According to Table 1, Henry 
County realized the most dramatic 
increase, experiencing over 100 
percent growth in total number of 
housing units during this period.  
Cherokee, Gwinnett and Fayette 
counties fall well above the mean 
rate of growth in housing units, 
while Rockdale, Cobb, Clayton and 
Fulton fall well below.  It is 
interesting that DeKalb County 
experienced the least amount of 
growth in housing units during the 
decade.  This county was the first in 
Georgia to introduce a homestead 
local option sales tax (HOST) in 
July 1997 in which revenues 
generated from the sales tax replace 
county property taxes normally 
applied on residential properties 
within its boundaries. 

Housing Ownership Changes by 
County 

Table 2 displays the percentage of 
housing type by county.  Housing 
type is defined by the U.S. Census 
as owner occupied, renter occupied 
or vacant.  Owner occupied housing 
increased, on average, almost 4 
percent for these counties.  Cobb 
and Gwinnett counties made the 
greatest gains over the decade in 
this 10-county region.  On the other  
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hand, by 2000 Fayette, Henry and Cherokee 
counties realized the greatest proportions of 
owner occupancy (each at around 80 percent).  
Fulton County is the only county in which 
less than half of housing remained owner 
occupied for the entire decade.  Map 3 more 
clearly illustrates low proportions of owner 
occupied housing nested within Fulton 
County and centering in and around the City 
of Atlanta itself.   

Nonetheless, for more than half of these 10 
counties the proportion of renter occupied 
housing did decline from 1990 to 2000, albeit 
slightly.  The greatest gain from 1990 to 2000 
in this type of housing and across these 
counties is exhibited in Douglas County and is 
only a slight gain at that.   

Proportions of vacant housing declined in 
every county in the ARC region in the decade 
from 1990 to 2000.  The average percent of 
vacant housing in 1990 for these counties was 
9 percent, and declined to less than 5 percent 
by 2000.  In 1990, Fulton, DeKalb and Cobb 
counties realized the highest proportions of 
housing vacancies relative to the other 
counties in this region (14 percent, 10 percent, 
and 10 percent, respectively).  These three 
counties also realized over a 5 percent decline 
each in housing vacancies by 2000.  The 
smallest decline in vacant housing as a 
proportion of total housing occurred in Henry 
County (from 6 percent in 1990 to 4 percent 
in 2000).   

Housing Occupancy by Race 

Table 3 illustrates housing occupancy rates by 
race.  Clayton, DeKalb and Gwinnett counties 
realized the greatest declines in housing 
occupancy by whites, with Clayton County’s 
white occupants declining by 27 percent over 
the decade.  All of the counties in this region 
except Fulton lost whites when measured by 
housing occupancy.  Map 4 clearly illustrates 
large pockets of white occupancy 
“parenthetical” or surrounding south Fulton 
County, and most of Clayton County and 
southeast and central DeKalb County.   

Clayton, DeKalb and then Douglas counties 
did realize the greatest gains in housing 

occupied by blacks – Clayton jumped 27 
percent in this category from 1990 to 2000, 
DeKalb increased by 14 percent and Douglas 
County increased 10 percent over the same 
period.  Map 5 illustrates higher proportions 
of blacks regarding occupancy in south 
Fulton, DeKalb, and Clayton counties, at the 
northern tip of Fayette County and the 
southeastern section of Cobb County.  All the 
counties in this ARC region except Fulton 
gained black housing occupants; Fulton 
County sustained very minimal decline in this 
category.    

Housing occupancy by Hispanics made the 
greatest gain in Gwinnett County, which 
realized a greater than 5 percent gain from 
1990 to 2000. Map 6 illustrates higher 
concentrations of Hispanics regarding 
occupancy particularly in Gwinnett, Cobb and 
Clayton counties.  Small gains in the 
proportions for this category of occupant were 
made by most counties, with those in Henry, 
Douglas, Fayette counties quite minimal.   

Housing patterns by race is illustrated more 
definitively in Table 4. Here we consider 
owner occupied housing only by race for the 
state, the ARC region as a whole, and the 
counties individually.  In Georgia from 1990 
to 2000, whites declined by 5 percent in terms 
of their proportion of total owner occupied 
housing.  The ARC region indicates a loss of 
about 10 percent for whites while the 
individual counties in the region illustrate a 
wide range of changes from a loss of 34 
percent in Clayton County to the only gain 
(negligible) of less than one percent in Fulton 
County.  Map 7 does illustrate larger 
proportions of home ownership by whites in 
the outlying counties within this region – 
those surrounding Fulton, Clayton and 
DeKalb. 

Blacks comprised a larger share of owner 
occupied housing units throughout Georgia 
and the ARC region by 2000 as compared to 
1990 – every county in the region except 
Fulton gained in this category.  Georgia and 
the region realized 3 percent and 7 percent 
increases, respectively, in blacks homeowners 
from 1990 to 2000.  Again, the counties 



 3 

illustrate a wide range of proportionate 
changes across the decade – in Clayton 
County the proportion of blacks in owner 
occupied housing increased by 29 percent, a 
gain of 18 percent was realized in DeKalb 
County, while Fulton County’s proportion 
declined by 3 percent. 

Map 8 illustrates a distinctive southern 
crescent regarding the proportion of 
homeowners in the ARC region who are 
black.  That is, the highest proportions of 
blacks in owner occupied housing run from 
southwest Cobb through Douglas across south 
Fulton counties and north Fayette County 
throughout Clayton and southwest Henry 
County and much of south DeKalb County.   

The proportion of Hispanics in owner 
occupied housing made slight to incremental 
advancement in the state, the ARC region, and 
by county from 1990 to 2000 as shown in 
Map 9.  Gwinnett, north Fulton and Clayton 
counties illustrate the greatest gains in this 
category of occupancy.  Map 10 shows that 
Asians have made similar albeit less dramatic 
gains as Hispanics regarding owner occupied 
housing in the ARC region and by county.  
Gwinnett County again realized the greatest 
gain (4 percent) over the decade regarding the 
proportion of Asians that make up owner 
occupied housing units.  Gains of Asians in 
the other counties range from less than one 
percent to 2 percent for the decade.   

Ownership Rates 

From Table 2 we know that for the region in 
2000, 68.4 percent of housing units were 
owned, up from 64.6 percent in 1990. 
Ownership rate increased, often slightly, in 
every county except Douglas. There is 
substantial variation across the counties in the 
home ownership rate. Fulton and DeKalb 
have the lowest rates, while Cherokee, 
Fayette, and Henry have the highest. This 
pattern reflects the degree of urbanization of 
the counties – the more developed counties 
have higher renter rates, i.e., lower ownership 
rates. Table 4 shows how ownership varies by 
race across the 10 counties and we see that 
ownership rates for each racial group follow 
the pattern so noted.  

Whites have the highest ownership rates in 
every county and that rate increased by small 
amounts over the decade in every county 
except Douglas, where it declined.  Blacks 
have a lower ownership rate than whites, but 
ownership rates increased significantly over 
the decade for blacks.  For the region, this rate 
increased from 39.9 percent to 48.3 percent.  
Over the decade from 1990 to 2000, the home 
ownership rates for Hispanics decreased 
significantly.  While the number of Hispanics 
who are owners increased by almost 37 
percent, the increase in the number of 
Hispanics who rent increased by even more – 
over 300 percent. Undoubtedly, this reflects 
the dramatic in-migration of Hispanics to the 
area during the decade. 

Distribution of House Values 

Map 11 illustrates the distribution of owner-
occupied house values. The most expensive 
houses, i.e. $200,000 and upwards, are located 
primarily in north Fulton and areas located 
inside the perimeter north of downtown 
Atlanta. Other concentrations of higher priced 
housing are in north and along the west 
boundary of DeKalb, mostly in the 
Dunwoody, Decatur and Avondale Estates 
areas.  The midwestern boundary and along 
the eastern boundary of Cobb County also 
contain more expensive owner-occupied 
housing.  

Expensive housing (from $100,000 and 
above) is predominant in Gwinnett and 
Cherokee counties, each with tiny pockets of 
less expensive owner-occupied housing 
evident.  Map 11 also indicates that Fayette 
County, one of the southern most counties in 
the 10-country ARC region, seems to have 
only expensive housing – the median value of 
owner-occupied housing in this county ranges 
from about $100,000 to over $200,000, with 
two large sections of the county exhibiting 
median values of $200,000 and above.  

Regarding middle income housing (median 
value ranging from about $50,000 to 
$100,000), most is located in central and 
south Fulton, in the southern half of DeKalb 
and the northern half of Clayton counties. 
Both Henry and Rockdale have pockets of this 
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value of housing evident, as does Douglas 
County.  Housing of very low median value 
(less than $50,000) is exhibited only in central 
Fulton County in the City of Atlanta. 

Distribution of Housing Units According 
To Race  

Table 6 illustrates the dominance of white-
owned housing units in the 10-county ARC. 
Yet, the distribution of race has changed in 
the time period between 1990 and 2000. 
There is now a greater proportion of blacks 
and Hispanics making up home ownership. 
Specifically, white home ownership has 
declined rather drastically in Clayton and 
DeKalb counties while black ownership has 
risen in Clayton, Cobb, Douglas, Fayette, 
Gwinnett, Henry, and Rockdale counties. The 
Hispanic share in ownership also grew 
exceptionally as well in almost all counties in 
the ARC region. In the last decade, home 
ownership in the ARC region has grown, 
while the proportion of white ownership has 
decreased; blacks and Hispanics now make up 
a greater share of home owners in this region 
of the state.   

Median Rent and House Values 

Table 5 provides a comparison of median rent 
and house values in 2000 dollars for the 
decade by state, the ARC region and county.  
Median rent in the state increased by almost 
17 percent from 1990 to 2000; median house 
values increased by 42 percent.  Within the 
ARC region, median rent increased 23 percent 
while median house values increased by 
almost 55 percent.  Of these counties, Fulton 
realized the greatest increase in both median 
rent and house values (28 percent and 82 
percent, respectively).  By 2000, Fulton also 
exhibits the highest median house value of 
$175,800 when compared to the rest of the 
counties, the ARC region and the state.  
Fayette is a close second, with the rest of the 
counties having median housing values falling 
below $150,000.  Aside from Fulton County, 
other counties realizing large gains in median 
house values during the decade from 1990 to 
2000 include Cherokee (60 percent), Cobb (49 
percent), Henry (48 percent), DeKalb (47 

percent), Gwinnett (47 percent), and Fayette 
(46 percent) counties.   

Conclusion  

While overall housing unit totals have grown 
in the ARC region, there is fairly wide range 
of increases across counties.  After years of 
somewhat exponential growth, Gwinnett and 
Cobb counties fell below Henry County in 
2000, at least regarding the growth of total 
housing units.  Gwinnett County does remain 
strong regarding growth related to housing, 
while Cobb seemed to slow down a bit.  
DeKalb’s “low” growth in housing units 
compared to the other counties in this region 
is surprising given the tax incentive that 
county offers to property owners.   

Housing occupancy statistics indicate that 
the remnants of “white flight” have 
remained, if not strengthened.  The 
proportion of whites that make up total 
housing occupants is dropping across the 
state and in this region.  At the same time, 
the proportion of blacks that make up 
occupied housing is increasing – slightly in 
some of the counties in the ARC region, 
dramatically in others.  Clayton County, for 
example, exhibits the largest exchange 
between these populations regarding 
housing occupancy – realizing a 27 percent 
reduction in the proportion of whites in 
occupied housing along with a 27 percent 
increase in the proportion of blacks in such 
housing.  Fulton did not lose whites as a 
proportion of occupied housing; this county 
sustained slight decline in blacks as a 
proportion of occupied housing.   

Blacks gained ground as a proportion of 
owner occupied housing and illustrate a 
distinctive pattern of ownership in a southern 
crescent that sheaths the lower section of the 
ARC region.  Whites still illustrate 
predominance in terms of their proportionate 
make-up of owner occupied housing in the 
10-county area – their coverage is illustrated 
throughout the outlying counties and 
surrounding Fulton, Clayton and DeKalb 
counties. 
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Both Hispanics and Asians have made slow 
but positive advancements both in terms of 
housing occupancy as well as a proportion of 
owner occupied housing within the ARC 
region.  Pockets of growth in housing for 
these races have been illustrated, for example, 
in Gwinnett County.   

The percentage of housing units that are 
ownership occupied increased over the period 
in every county except Douglas.  Ownership 
rates increased for whites and blacks, but 
declined for Hispanics, presumably due to the 
large influx of Hispanics who are renters. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Median rent and house values have increased, 
in some cases, substantially within the ARC 
region. Fulton County experienced the 
greatest growth in these values, compared to 
the other counties in the region, and especially 
when compared to the state at large.  
Undoubtedly, property that is closer to the 
City of Atlanta will continue to become more 
expensive.  This could further exacerbate the 
distinctive changes in housing occupancy and 
owner occupied housing noted above.  

 

 

Notes 
1 The ARC Region includes the following 10 
counties: Cherokee, Clayton, Cobb, DeKalb, 
Douglas, Fayette, Fulton, Gwinnett, Henry and 
Rockdale. 
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TABLE 1. TOTAL NUMBER OF HOUSING UNITS BY COUNTY 
 1990 2000 %Change 
Henry 
Cherokee 
Gwinnett 
Fayette 
Douglas 
Rockdale  
Cobb 
Clayton 
Fulton 
DeKalb 

21,278 
33,828 

137,593 
22,422 
26,493 
19,957 

189,875 
71,920 

297,491 
231,509 

43,166 
51,937 

209,682 
32,726 
34,825 
25,082 

237,522 
86,461 

348,632 
261,231 

102.9 
53.5 
52.4 
46.0 
31.4 
25.7 
25.1 
20.2 
17.2 
12.8 

    
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 

 

TABLE  2.  TYPE OF HOUSING BY COUNTY IN PERCENTS 
 

PERCENT 
OWNER OCCUPIED 

 

PERCENT 
RENTER OCCUPIED  

 
1990 

 
2000 

1990-2000 
Change  

 
1990 

 
2000 

1990-2000 
Change 

Cherokee 
Clayton 
Cobb 
DeKalb 
Douglas 
Fayette 
Fulton 
Gwinnett 
Henry 
Rockdale  

76.3 
53.5 
58.3 
52.1 
71.3 
80.9 
42.8 
63.1 
78.5 
69.1 

79.9 
57.7 
65.3 
55.8 
70.5 
83.4 
47.9 
69.9 
81.7 
71.5 

3.6 
4.1 
7.0 
3.7 

-0.8 
2.5 
5.1 
6.8 
3.3 
2.4 

16.2 
37.6 
31.9 
38.1 
20.4 
13.0 
43.6 
29.2 
15.6 
22.8 

15.4 
37.5 
30.5 
39.6 
23.7 
13.0 
44.2 
26.6 
14.1 
24.4 

-0.8 
-0.1 
-1.4 
1.6 
3.4 
0.0 
0.6 

-2.6 
-1.5 
1.6 

TABLE  3.  HOUSING OCCUPANCY BY RACE IN PERCENTS 
% WHITE % BLACK % HISPANIC  1990 2000 1990 2000 1990 2000 

Cherokee 
Clayton 
Cobb 
DeKalb 
Douglas 
Fayette 
Fulton 
Gwinnett 
Henry 
Rockdale  

90.07 
67.09 
79.73 
54.21 
84.32 
87.78 
46.51 
84.67 
84.84 
84.30 

89.69 
39.82 
71.98 
41.29 
74.83 
82.84 
49.34 
73.21 
79.91 
76.37 

1.51 
21.66 
8.73 

33.16 
6.33 
4.00 

38.53 
4.88 
8.52 
6.36 

2.01 
48.14 
17.52 
47.08 
16.16 
10.52 
37.72 
12.91 
13.16 
15.56 

1.04 
1.38 
1.44 
1.80 
1.07 
0.93 
1.32 
1.58 
0.54 
0.89 

3.24 
4.84 
4.50 
4.58 
1.90 
1.33 
3.38 
6.89 
1.54 
4.06 
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TABLE 5.  MEDIAN RENT AND HOUSE VALUES BY STATE, ARC REGION AND COUNTY  

Median Rent ($) Median House Value ($) 
 1990 2000 % change 1990 2000 % change 
State of Georgia 
ARC Region 
Fulton  
Fayette 
Cobb 
Gwinnett 
Cherokee 
DeKalb 
Henry 
Rockdale 
Douglas  
Clayton 

433 
531 
479 
598 
575 
577 
534 
552 
531 
555 
549 
532 

505 
654 
612 
756 
698 
719 
622 
671 
636 
651 
620 
599 

16.63 
23.16 
27.77 
26.42 
21.39 
24.61 
16.48 
21.56 
19.77 
17.30 
12.93 
12.59 

70,700 
92,352 
96,400 

116,600 
97,500 
95,900 
86,700 
90,900 
81,100 
85,800 
73,400 
69,600 

100,600 
142,657 
175,800 
170,200 
145,300 
140,600 
138,300 
133,500 
120,000 
117,800 
99,600 
90,900 

42.29 
54.47 
82.37 
45.97 
49.03 
46.61 
59.52 
46.86 
47.97 
37.30 
35.69 
30.60 

 
 
TABLE 6.  OWNER OCCUPIED HOUSING UNITS 

Total % White % Black % Hispanic Region/ 
County 1990 2000 % d 1990 2000 % d 1990 2000 %  d 1990 2000 % d 
Georgia 
ARC 
Cherokee 
Clayton 
Cobb 
DeKalb 
Douglas 
Fayette 
Fulton 
Gwinnett 
Henry 
Rockdale 

1,536,829 
577,226 

25,828 
38,501 

110,678 
120,587 

18,880 
18,146 

127,318 
86,811 
16,691 
13,786 

2,029,293 
810,955 

41,503 
49,845 

155,075 
145,821 

24,555 
27,285 

167,111 
146,565 

35,272 
17,923 

32.04 
40.49 
60.68 
29.46 
40.11 
20.92 
30.05 
50.36 
31.25 
68.83 
111.32 
30.00 

81.88 
82.13 
97.89 
84.65 
94.42 
68.52 
93.84 
94.30 
64.92 
95.88 
92.19 
93.97 

76.80 
72.20 
95.69 
50.54 
83.68 
49.09 
83.51 
87.05 
65.21 
82.54 
84.54 
84.85 

-6.20 
-12.09 

-2.24 
-40.29 
-11.37 
-28.35 
-11.00 

-7.68 
0.44 

-13.91 
-8.29 
-9.70 

17.16 
16.36 

1.30 
12.97 

4.26 
29.62 

5.30 
3.98 

34.03 
1.95 
7.34 
5.04 

20.07 
22.92 

1.84 
42.32 
11.66 
47.11 
13.85 
10.54 
30.84 

8.61 
12.70 
12.76 

16.95 
40.09 
41.53 

226.29 
173.70 
59.04 

161.32 
164.82 

-9.37 
341.53 
73.02 

153.17 

1.77 
2.63 
1.37 
2.58 
2.48 
3.45 
1.50 
1.16 
3.10 
2.51 
0.70 
1.29 

1.81 
2.56 
2.16 
3.62 
2.76 
1.76 
1.40 
1.24 
1.80 
4.50 
1.39 
2.46 

2.25 
-2.66 
57.66 
40.31 
11.29 
-48.98 
-6.66 
6.89 

-41.93 
79.28 
98.57 
90.69 

 
 

TABLE 4.  OWNER OCCUPIED HOUSING UNITS AND RACE BY STATE, ARC REGION AND 
COUNTY 

% White % Black % Hispanic  
1990 2000 Change 1990 2000 Change 1990 2000 Change 

Georgia 
ARC Region 
Cherokee 
Clayton 
Cobb 
DeKalb 
Douglas 
Fayette 
Fulton 
Gwinnett 
Henry 
Rockdale 

81.9 
82.1 
97.9 
84.7 
94.4 
68.5 
93.8 
94.3 
64.9 
95.9 
92.2 
94.0 

76.8 
72.2 
95.7 
50.5 
83.7 
49.1 
83.5 
87.1 
65.2 
82.5 
84.5 
84.9 

-5.1 
-9.9 
-2.2 

-34.1 
-10.7 
-19.4 
-10.3 
-7.2 
0.3 

-13.3 
-7.6 
-9.1 

17.2 
16.4 

1.3 
13.0 
4.3 

29.6 
5.3 
4.0 

34.0 
2.0% 
7.3% 
5.0% 

20.1 
22.9 

1.8 
42.3 
11.7 
47.1 
13.9 
10.5 
30.8 
8.6 

12.7 
12.8 

2.9 
6.6 
0.5 

29.3 
7.4 

17.5 
8.6 
6.6 

-3.2 
6.7 
5.4 
7.7 

0.7 
1.1 
1.1 
1.2 
1.0 
1.3 
0.9 
1.0 
0.9 
1.3 
0.3 
0.7 

1.8 
2.6 
2.2 
3.6 
2.8 
1.8 
1.4 
1.2 
1.8 
4.5 
1.4 
2.5 

1.1 
1.5 
1.0 
2.4 
1.8 
0.5 
0.5 
0.3 
0.9 
3.2 
1.1 
1.7 
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MAP 4.  WHITE OCCUPIED HU 2000 
 

 



 12 

MAP 5.  BLACK OCCUPIED HU 2000 
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MAP 6.  HISPANIC OCCUPIED HU 2000 
 

 


