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Executive Summary 
 The disastrous events of April 27th, a series of severe weather outbreaks across five 

southeastern states, impacted 64% of the counties in the state of Alabama. Tuscaloosa County, and to 

an even greater extent, the City of Tuscaloosa, experienced a direct strike from an EF4 tornado that left 

in its path devastating loss of life and destruction  of property. Of the reported 14,000 homes that were 

ŘŜŎƭŀǊŜŘ ǳƴƛƴƘŀōƛǘŀōƭŜ ƻǊ ŀ ǘƻǘŀƭ ƭƻǎǎ ŀŎǊƻǎǎ !ƭŀōŀƳŀΣ ¢ǳǎŎŀƭƻƻǎŀΩǎ ǎƘŀǊŜ ǿŀǎ ŀǇǇǊƻȄƛƳŀǘŜƭȅ 18%, the 

highest level in the state. 

 The purpose of this report is to present the short-term impact and to provide a preliminary 

analysis of the disaster upon ¢ǳǎŎŀƭƻƻǎŀΩǎ residential real estate market. The primary focus of this report 

is housing units as defined by the US Census Bureau, but to a greater degree, the existing single-family 

home. Future studies specific to other asset classes such as apartments, affordable & public housing, 

new construction, and commercial real estate are either in the planning stages or underway. 

 ¢ƘŜ ǊŜǇƻǊǘΩǎ ŀǇǇǊƻŀŎƘ Ƙŀǎ ǘƘǊŜŜ Ƴŀƛƴ ŎƻƳǇƻƴŜƴǘǎ ǿƛǘƘ ŜŀŎƘ ŜƴŎƻƳǇŀǎǎƛƴƎ ŀ ǳƴƛǉǳŜ 

perspective in relation to time ς past, present and future. With the disaster in our rearview mirror, the 

first component represents a direct assessment of its impact on the housing supply. The second 

ŎƻƳǇƻƴŜƴǘ ƭƻƻƪǎ ŀǘ ǘƘŜ άcurrent conditionsέ ƻŦ ǘƘŜ ¢ǳǎŎŀƭƻƻǎŀ ǊŜŀƭ ŜǎǘŀǘŜ ƳŀǊƪŜǘ ǿƘƛƭŜ ǘƘŜ Ŧƛƴŀƭ 

component provides a comparative data analysis of local census-data & demographics that may shed a 

ray of light on the future of TuscaƭƻƻǎŀΩǎ ƘƻǳǎƛƴƎ ŎƻƳƳǳƴƛǘƛŜǎΦ  

 
Market Assessment. The path of the tornado ripped through neighborhoods primarily consisting of 

single-family homes constructed between 1950-1970, small to medium apartments, and off-campus 

student housing. Approximately 5,144 housing units, мнΦс҈ ƻŦ ǘƘŜ /ƛǘȅΩǎ ǘƻǘŀƭ ƘƻǳǎƛƴƎ ƛƴǾŜƴǘƻǊȅ ƻŦ 

40,872, were impacted by disaster.  A preliminary estimate to repair damaged (3,904 units) and replace 

destroyed homes (1,240 units) is $224,319,552 or $43,608 per unit. This section of the report drills down 

ŀƴŘ ǇǊƻǾƛŘŜǎ ŘŜǘŀƛƭŜŘ ǎǘŀǘƛǎǘƛŎǎ ŎƻƴǎƛǎǘŜƴǘ ǿƛǘƘ ǘƘŜ /ƛǘȅ ƻŦ ¢ǳǎŎŀƭƻƻǎŀΩǎ ƭŜƴǎ ƻŦ the impacted area.  

Market Conditions. In the broadest context, the Tuscaloosa real estate market proved very resilient and 

truly persevered during the study period defined as the 2nd quarter (April/May/June).  In 2010, 

residential sales located within the impacted area represented 32% of total sales and retreated only to 

25% in 2011 despite the disaster. Approximately 87 houses or 15% of total listings in the impacted area 

were withdrawn from the market as of June 30thΦ ¢Ƙƛǎ ǇŜǊŎŜƴǘŀƎŜ ǊŜŘǳŎŜǎ ǘƻ ƻƴƭȅ р҈ ƻŦ ǘƻǘŀƭ άŀŎǘƛǾŜ ς

ŦƻǊ ǎŀƭŜέ ƭƛǎǘƛƴƎs in Tuscaloosa County. In this section, the report provides detailed & historical sales data 

associated with the impacted area with comparisons to market conditions at the city, state and national 

level. 

Comparative Market Analysis of Census-Data. There are 45 census tracts that make-up Tuscaloosa 

County and approximately 10 tracts or 22% were significantly impacted by tornado.  No one will argue 

that the 2010 census data was turned upside down by the tornado but this data will prove invaluable in 

identifying the demographic characteristics of individuals & families displaced while also assisting with 

identifying future housing needs by specific types for Tuscaloosa County. In this section, the report 

provides recently released 2010 housing related census-data associated with the impacted census tracts 

and compares the 2000 census to identify trends at the city, state and national level. 
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Highlights 

Residential Damage Assessment 
 40,872 housing units within City of Tuscaloosa (84,842 units within Tuscaloosa County) exist 

prior to April 27th per U.S. Census Bureau, 2010 

 5,144 total housing units or 12.6% of City housing inventory were impacted by disaster  

 1,240 units or 24% of total were destroyed with average replacement estimate of $76,444 per 

unit  

 216 units or 17% of destroyed units are known apartment units while 72 units or 6% are known 

rental houses per Rock Advisors multifamily preliminary survey. Figures expected to increase. 

 188 units or 15% of destroyed units represent public housing supply (Rosedale Court) 

 1,412 or 27.5% of impacted housing units were significantly damaged with average estimated 

repairs of $41,852 per unit 

 2,492 or 48.5% of impacted housing units were affected (habitable/repairs needed) with 

average estimated repairs of $12,528 

 Damage % by City geographic reference (by units): Westς22% / Central-31% / East-43% 

 Damage % by City geographic reference (by dollar): Westς27% / Central-41% / East-23% 

 Total estimate to rebuild/repair all impacted units: $224,319,552 or $43,608 per unit 

Residential Market Conditions (study period: 2nd Quarter): 

 Broad Theme: Tuscaloosa outperforms statewide real estate market during 2nd quarter 

 Sales:  32.5% decrease in impacted area vs. 13.7% decrease in overall Tuscaloosa market /                             

Share of sales as % of total from impacted area reduced to 25% from 32% from 2010 

 Median Price:  9.6% decrease in impacted area vs.-.3% decrease in overall Tuscaloosa market 

 Average Price: 32.5% decrease in impacted area vs. 13.7% decline in overall Tuscaloosa market 

 Days on Market: 16.1% increase in impacted areas vs. .8 increase in overall Tuscaloosa market 

 Units for Sale: 10.5% decrease in impacted areas vs. 8.5% decrease in overall Tusc. market 

 Listings Withdrawn:  !ǇǇǊƻȄƛƳŀǘŜƭȅ ут ƘƻǳǎƛƴƎ ǳƴƛǘǎ ƻǊ мр҈ ƻŦ άŦƻǊ ǎŀƭŜ  - ƭƛǎǘƛƴƎǎέ ƛƴ ƛƳǇŀŎǘŜŘ 

ŀǊŜŀǎ ǿŜǊŜ ǿƛǘƘŘǊŀǿƴ ŦǊƻƳ ƳŀǊƪŜǘ ŀǎ ŀ ǊŜǎǳƭǘ ƻŦ ŘƛǎŀǎǘŜǊ κ wŜǎǘŀǘŜŘΣ ƻƴƭȅ р҈ ƻŦ ŀƭƭ άŦƻǊ ǎŀƭŜ ς 

ƭƛǎǘƛƴƎǎέ ŦƻǊ ƻǾŜǊŀƭƭ ¢ǳǎŎŀƭƻƻǎŀ ƳŀǊƪŜǘ ǿŜǊŜ ǿƛǘƘŘǊŀǿƴ ŘǳŜ ǘƻ ŘŀƳŀƎŜ ŀƴŘκƻǊ ŘŜǎǘǊǳction  

Residential Census-Data Comparative Analysis (2010 census vs. 2000): 

 Census Tracts: 10 of 45 or 22% of census tracts that define Tuscaloosa County were impacted 

 Population Growth (% ch): Impacted areas (12.9%), City (16.1%), County (15.3%) grew at a 

faster pace than Alabama (7.5%) and US (9.7%). UA enrollment growth during decade is driving 

factor. 

 Total # of Housing Units (% ch): Impacted areas (22.1%), City (17.2%), County (18.8%) grew at a 

faster pace than Alabama (10.8%) and US (13.6%). UA growth fuels favorable change. 

 Owner vs. Renter Occupied Housing Units (own%/rent %): Impacted areas (37%/67%), City 

(42%/58%) have greater percent of renters vs. Alabama (70%/30%), and the US (65%/35%)  
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I. Introduction  
The purpose of this report is to present the short-term impact and to provide a preliminary 

assessment of the disaster upon the residential real estate market of Tuscaloosa. The primary focus of 

this report is housing units as defined by the US Census Bureau, but to a greater degree, the existing 

single-family home. Future studies specific to other asset classes such as apartments, affordable & 

public housing, new construction, and commercial real estate are either in the planning stages or 

underway. 

At the time of this report, the City of Tuscaloosa was in the process of drafting Tuscaloosa 

ForwardΣ ŀ ǎǘǊŀǘŜƎƛŎ ŎƻƳƳǳƴƛǘȅ Ǉƭŀƴ ǘƻ ǊŜƴŜǿ ŀƴŘ ǊŜōǳƛƭŘΦ ¢ƘŜ /ƛǘȅΩǎ ǎǘŀǘŜŘ Ǝƻŀƭ ƛǎ ŦƻǊ ǘƘŜ Ǉƭŀƴ ǘƻ Ǝŀƛƴ 

final approval from the City Council in late August. Until this plan is approved, which at a minimum will 

begin to lower the level of uncertainty as it relates to the Tuscaloosa real estate market, it is simply 

premature to definitively address future housing needs. Future studies will address these questions. 

Definition of Market Area 

 The study area begins within the City of Tuscaloosa at I-359 on the west and runs east to 

Hurricane Creek and beyond to the Tuscaloosa County line. The path of the tornado through middle of 

the City of Tuscaloosa was six miles long and approximately half a mile in width. The majority of 

neighborhoods in its path were constructed between the 1950s to the 1970s consisting of single-family 

homes, low-ǊƛǎŜ ŀǇŀǊǘƳŜƴǘǎΣ ŀƴŘ ǳƴƛǘǎ ǘŀǊƎŜǘŜŘ ǘƻ ǎǳǇǇƭȅ ǘƘŜ ƳŀǊƪŜǘΩǎ ŘŜƳŀƴŘ ŦƻǊ ƻŦŦ-campus housing. 

Lƴ ŦŀŎǘΣ ǘƘŜ άƳŀƧƻǊƛǘȅέ ƻŦ ǘƘŜ ƘƻǳǎƛƴƎ ǳƴƛǘǎ ƛƳǇŀŎǘŜŘ ǿŜǊŜ ƻŎŎǳǇƛŜŘ ōȅ ǊŜƴǘŜǊǎ ŀƴŘ ōȅ ƛƴŘƛǾƛŘǳŀƭǎ ǿƛǘƘ 

ƛƴŎƻƳŜ ōŜƭƻǿ ¢ǳǎŎŀƭƻƻǎŀΩǎ ƳŜŘƛŀƴ ƛƴŎƻƳŜΦ 

Effective Date of Study  

 The effective date of the study is June 30, 2011. Data retrieval began in May and it was quickly 

determined that analysis of current residential market conditions should be viewed in the aggregate of 

the second quarter (April, May & June). This approach would provide a leveling effect for known market 

disruptions such as residential closings scheduled for late April that was pushed into both May and June. 

Lǘ ǿƻǳƭŘ ŀƭǎƻ ǇǊƻǾƛŘŜ ŜƴƻǳƎƘ ǘƛƳŜ ǘƻ ŘŜǘŜŎǘ ƘƻǳǎƛƴƎ ǳƴƛǘǎ άǿƛǘƘŘǊŀǿƴέ ŦǊƻƳ ǘƘŜ ŀŎǘƛǾŜ άŦƻǊ ǎŀƭŜέ 

inventory due to significant damage or total destruction while also beginning to pick-up data associated 

with consumers purchasing replacement homes. 

Source of Data & Submarket Delineations  

 Data for the report derived from three primary sources (see also Acknowledgements): 

1) Market Assessment ς GIS Department, City of Tuscaloosa (in conjunction w/ Incident Command) 

2) Market Conditions ς West Alabama Multiple Listing Service (MLS), Tuscaloosa Assn of REALTORS 

3) Census-Data Comparative Analysis ς US Census Bureau (primarily 2010)  
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II. Residential Market Assessment  
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

ά! ŎƭƻǎŜǊ ƭƻƻƪ ƛƴǘƻ ǘƘŜ ŘƛǎŀǎǘŜǊΩǎ ƛƳǇŀŎǘ ƻƴ ¢ǳǎŎŀƭƻƻǎŀΩǎ ƘƻǳǎƛƴƎ sǳǇǇƭȅΦέ 

Highlights 
 40, 872 housing units within City of Tuscaloosa (84,842 units within Tuscaloosa County) exist 

prior to April 27th per U.S. Census Bureau, 2010 

 5,144 total housing units or 12.6% of City housing inventory were impacted by disaster  

 1,240 units or 24% of total were destroyed with average replacement estimate of $76,444 per 

unit  

 216 units or 17% of destroyed units are known apartment units while 72 units or 6% are known 

rental houses per Rock Advisors multifamily preliminary survey. Figures expected to increase. 

 188 units or 15% of destroyed units represent public housing supply (Rosedale Court) 

 1,412 or 27.5% of impacted housing units were significantly damaged with average estimated 

repairs of $41,852 per unit 

 2,492 or 48.5% of impacted housing units were affected (habitable/repairs needed) with 

average estimated repairs of $12,528 

 Damage % by City geographic reference (by units): Westς22% / Central-31% / East-43% 

 Damage % by City geographic reference (by dollar): Westς27% / Central-41% / East-23% 

 Total estimate to rebuild/repair all impacted units: $224,319,552 or $43,608 per unit 

Photo Courtesy of: AL.com 

Photo Courtesy of: AL.com 
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Tornado Study Area of Tuscaloosa County 

 
Red= Destroyed    Yellow=Damaged   Green=Affected I Red lines represent Tuscaloosa City Limits   

 

 Total Housing Units  % of Total  Average Rebuild Estimate 
($)  

Affected 2492 48.5 $12,528 

Damaged 1412 27.5 $41,852 

Destroyed 1240 24 $76,444 

Total 5144  $43,608 per unit 

 
Overall % of  Housing Units  in Tuscaloosa 

 Tuscaloosa City Tuscaloosa County 

Housing Units 40,872 84,842 
Study Area % of Total 12.59% 6.06% 

 
Figure 1: The above study area is the path of the tornado defined by the City of Tuscaloosa, which is split into 
three parameters: West, Central, and East.  The charts illustrate an estimated number of housing units along the 
path that were hit by the tornado on April 27th, 2011 as well as the estimated repair costs. 
 
*The U.S. Census Bureau defines a housing unit as a house, an apartment, a group of rooms, or a single 
room intended for occupancy as separate living quarters.  In accordance with this definition, each 
apartment unit in an apartment building is counted as one housing unit.  
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WEST 

 

 

 
 Total Housing Units  % of Total  Average Rebuild 

Estimate ($)  

Affected 674 59.4 $18,904 

Damaged 309 27.2 $60,086 

Destroyed 152 13.4 $79,305 

Total 1135  $52,765 per unit 

 
Overall % of Housing Units in Tuscaloosa  

 Tuscaloosa City Tuscaloosa County  

Housing Units 40,872 84,842 
Study Area % of Total 12.59% 6.06% 

% West of Total 2.78% 1.34% 
 
 
  

Figure 2: The West parameter encompasses neighborhoods in the surrounding areas such as The Downs, 
Glendale Gardens, Leatherwood, Hillcrest, A. P. Lee, Hackberry Circle, and B. M. Burks.  Noticeable landmarks 
and streets include I-359, Greensboro Avenue, and 10th Avenue. 
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CENTRAL 

 

 

 

 Total Housing Units  % of Total  Average Rebuild 
Estimate ($)  

Affected 774 48 $16,215 

Damaged 444 27.5 $33,091 

Destroyed 396 24.5 $122,096 

Total 1614  $57,134 per unit 

 
Overall % of Housing Units in Tuscaloosa  

 Tuscaloosa City Tuscaloosa County 

Housing Units 40,872 84,842 
Study Area % of Total 12.59% 6.06% 

% Central of Total 3.95% 1.90% 

 

 

Figure 3: The Central parameter encompasses neighborhoods in the surrounding areas of Forest Lake 
Subdivision, Wood Manor, Cedar Crest, University Place, Ashbrook, Rosewood, and The Highlands.  Noticeable 
landmarks and streets include the intersection of 15th Street and McFarland Boulevard and University Mall. 
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EAST 

 

 

 

 

 
 
 

Overall % of Housing Units in Tuscaloosa  
 Tuscaloosa City Tuscaloosa County 

Housing Units 40,872 84,842 
Study Area % of Total 12.59% 6.06% 

% East of Total 5.42% 2.61% 

 Total Housing Units  % of Total  Average Rebuild 
Estimate ($)  

Affected 886 40 $6,233 

Damaged 654 30 $14,615 

Destroyed 674 30 $49,378 

Total 2214  $23,408 per unit 

Figure 4:  The East parameter encompasses neighborhoods in the surrounding areas of Alberta Heights, 
Juanita Drive, Brentwood, Crescent Gardens, Austin Subdivision, Druid Hills, and Pondering Mead.  Noticeable 
landmarks and streets include Crescent Ridge Road, Kicker Road, University Boulevard, and the Leland 
Shopping Center. 
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ϝ{ƻǳǊŎŜΥ ¢ǳǎŎŀƭƻƻǎŀ CƻǊǿŀǊŘΣ aŀȅƻǊΩǎ wŜǇƻǊǘ ς Data Source: ESRI 
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III. Residential Market Conditions 

Highlights: 

 Broad Theme: Tuscaloosa outperforms statewide real estate market during 2nd quarter 

 Sales:  32.5% decrease in impacted area vs. 13.7% decrease in overall Tuscaloosa market /                             

Share of sales as % of total from impacted area reduced to 25% from 32% from 2010 

 Median Price:  9.6% decrease in impacted area vs.-.3% decrease in overall Tuscaloosa market 

 Average Price: 32.5% decrease in impacted area vs. 13.7% decline in overall Tuscaloosa market 

 Days on Market: 16.1% increase in impacted areas vs. .8 increase in overall Tuscaloosa market 

 Units for Sale: 10.5% decrease in impacted areas vs. 8.5% decrease in overall Tusc. market 

 Listings Withdrawn:  !ǇǇǊƻȄƛƳŀǘŜƭȅ ут ƘƻǳǎƛƴƎ ǳƴƛǘǎ ƻǊ мр҈ ƻŦ άŦƻǊ ǎŀƭŜ  - ƭƛǎǘƛƴƎǎέ ƛƴ ƛƳǇŀŎǘŜŘ 

ŀǊŜŀǎ ǿŜǊŜ ǿƛǘƘŘǊŀǿƴ ŦǊƻƳ ƳŀǊƪŜǘ ŀǎ ŀ ǊŜǎǳƭǘ ƻŦ ŘƛǎŀǎǘŜǊ κ wŜǎǘŀǘŜŘΣ ƻƴƭȅ р҈ ƻŦ ŀƭƭ άŦƻǊ ǎŀƭŜ ς 

ƭƛǎǘƛƴƎǎέ ŦƻǊ ƻǾŜǊŀƭƭ ¢ǳǎŎŀƭƻƻǎŀ ƳŀǊƪŜǘ ǿŜǊŜ ǿƛǘƘŘǊŀǿƴ ŘǳŜ ǘƻ ŘŀƳŀƎŜ ŀƴŘκƻǊ ŘŜǎǘǊǳction  

 

 

* Data Source for this Section:  West Alabama MLS 

Photo Courtesy of: TuscaloosaNews.com 
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The overall Tuscaloosa market 

proved resilient in the aftermath 

of tornado. Residential sales from 

within the impacted area 

declined from 32% to 25% of 

total sales during the study 

period (2nd Qtr).  


