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Introduction 

The Southwest Georgia Regional Commission (SWGRC) undertook a survey of the housing conditions in 

Thomas County, Georgia, utilizing information from the US Census, the Thomas County Tax Assessor’s 

Office, and previous housing studies and plans, to get an overview of the housing conditions in the 

unincorporated portions of the county. Thomas County is situated in Southwest Georgia where three 

federal and five state highways connect with points in all directions.   

According to the Census, the county has a total area of 552 square miles. Thomas County is twenty-five 

miles north of Interstate 10 which is a major transcontinental east-west route and forty-five miles west 

of Interstate 75 which is also a major north-south transcontinental route. There are approximately 

10,500 houses in the unincorporated areas.  

Executive Summary 

Housing is a crucial amenity in both urban and rural development. People need a place of comfort that 

can protect them from being exposed to environmental conditions. As people move from one place to 

another to perform their daily activities, there is a need for shelter. Due to inequality in income levels, 

not everyone can afford good housing, and this exacerbates problems such as homelessness, 

substandard housing, blight, crime, and environmental issues. Community needs concerning housing 

cannot be overemphasized. Thus, a plan to address issues and understand community needs should be 

considered and implemented. 

In 2020, the Thomas County Commission took a step to develop a housing assessment to better 

understand the present conditions of housing and how to potentially improve housing conditions in 

the county. The county enlisted the assistance of the Southwest Georgia Regional Commission to assist 

in the development of the housing assessment.  

The distribution of housing types and conditions was examined using primary and secondary data, and 

several areas were identified with concentrations of substandard and dilapidated housing. Factors such 

as population, economy and race were also considered.  

Recommendation and strategies to address housing issues and community needs were given.  
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Purpose 

This assessment aims to present a broad overview of the county that offers an analysis that focuses on 

the structural characteristics and conditions of dwellings, the demographic structure of the county, and 

other issues that pertain to housing in the area.  

The purpose is to provide a basis upon which community groups, residents, and the local government 

can jointly develop an understanding of the housing situation. By presenting an overview of housing 

conditions, as well as current demographic and housing concerns, this housing assessment can be the 

starting point in developing additional housing or as serving as a focus for housing rehabilitation plans. 

Definitions 

Standard condition: The home is of a physical condition that it provides safe and secure quarters and 

in its current state provides for the personal health, safety, and well-being of its occupants. Structural 

elements such as the roof, foundation, doors, windows, exterior walls, and the porch and steps are in a 

well-maintained condition with no visible major damage. 

Substandard condition: The home lacks a critical element or does not meet building codes for 

electrical, plumbing, roofing, or drainage. Such a home may lack complete plumbing or sanitary 

facilities for the exclusive use of the occupants or may have violations of an applicable housing code 

imposed by a local authority and which pose a material threat to the health or safety of the occupants. 

Structural elements such as the roof, foundation, doors, windows, exterior walls, and the porch and 

steps have some evident damage which may cause injury to an occupant or visitor. 

Dilapidated condition: The home has aged to the point where it fails to provide safe and secure 

quarters and in its current state may endanger the health, safety, or well-being of its occupants. 

Structural elements such as the roof, foundation, doors, windows, exterior walls, and the porch and 

steps are heavily damaged or entirely missing, making the home unfit for occupation. 

Unassessable: A home may be declared "unassessable" due to a repeated address, vacant or 

agricultural land, or a property containing non-residential buildings. Unassessable addresses are not 

included in the data for this survey. 

Manufactured house: A home that is preconstructed and primarily assembled in factories and then 

transported to the site where it will undergo final assembly. 

Masonry house: A home that is primarily constructed using brick, stone, and concrete blocks that are 

placed and bound together with mortar.  
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Evaluation of Demographics and 

Economics 

Following is a socio-economic summary of Thomas County, which examines population and household 

traits, recent economic history and challenges, current housing inventory, and housing market 

conditions. 

Population Summary  

Unincorporated Thomas County is home to roughly half of the 45,800 citizens living within the county 

borders. About 22,000 people live outside city limits. The entire population, including the cities, grew 

by 2.4% over the last Census count.  

Roughly 60% of the county is White, 36% African American, and most of the remaining 4% is Latino. 

Asians comprised 1%. Foreign-born residents accounted for 2.5% of the population. Over 2,700 

residents were military veterans. 

 

Females accounted for 52.7% of the population while males comprised 47.3%. Just over 18% of 

residents were over the age of 65 years, while 24% were under the age of 18 years. 

60%

36%

4%

Thomas County Ethnic Composition 

White

African American

All Other



6 
 

Almost 85% of county residents aged 25 years and older are high school graduates or higher and 

almost 25% have a bachelor's degree or higher. Households with a computer totaled 87.1% and 79% 

had a broadband internet service subscription. 

Residents under the age of 65 lacking health insurance totaled 16.1% and 12.3% in that age group had 

a diagnosed disability. 1 

Economic Summary 

Thomas County residents in its civilian labor force totaled 27,434, or 59.9% of the population.  

During the data period 2015-2019, median household income for Thomas County residents was 

$43,740, while per-capita income (2019) was $27,454. The poverty rate for this period was 18%. For 

comparison, nationally, median household income was $68,703 in 2019, while the annual median per 

capita income was $35,977 nationally in 2019. The national poverty rate was 11.4%. 

 

Median household incomes for Thomas County households were less than two-thirds (64%) of the 

national average, and per-capita incomes were just over three-quarters (76%) of the national average.  
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The poverty rate in Thomas County was 58% higher than the national average in 2019.  

Total retail sales within the county (2012) were $564.6 million or $12,625 per capita. Total 

accommodation and food service sales topped $59.2 million. Manufacturing shipments (2012) 

exceeded $674.9 million. 2 

The county's economy was severely affected by the global recession of 2008-12, resulting in increased 

unemployment of almost 30.0% between 2006 and 2010. This brought the unemployment rate up 

from an annual average of 4.1% in 2007 to a high of 12.3% in February 2010. 3 

The Thomas County labor market struggled to recover from the effects of the recession, taking until 

March 2018 to improve to below 5%. However, total employment figures have improved annually 

since 2018, with a pre-pandemic unemployment rate of 3.6 (December 2019). April 2020 saw a 

pandemic high 10.5% unemployment rate while in September 2021 the rate fell to an impressive 2.8%. 
4  

11.4%

18%

0

2

4

6

8

10

12

14

16

18

20

National Thomas County

Poverty rates, 2019   

Poverty rate



8 
 

 

U.S. Bureau of Labor Statistics 

Methodology 

For this survey, homes were assessed based on the external physical appearance of the primary 

elements of a housing structure, namely the roof, foundation, doors, windows, exterior, porch and 

steps. 

Roofs and the foundation were weighted most heavily, as it is usually labor-intensive and costly to 

repair or replace these elements. Additionally, these elements are often the cause of other issues that 

may occur within the home. 

Doors and windows were the next most heavily weighted elements, followed by the exterior's 

appearance and then the porch or steps. 

The most common visible signs of needed repairs include:  

• Severely damaged roofing shingles 

• Sagging or buckling roofs 

• Advanced rusting of tin roofs 

• Cracks in the foundation 

• Broken or missing windowpanes.  

Also common were falling or rotting door frames and porches with missing handrails.  

Homes were scored by beginning with 100 points total. Each element was assigned a maximum 

number of points, as indicated in the Evaluation Scale below. Points were deducted by closely 



9 
 

examining each element and placing them into one of the three indicators – standard, substandard, or 

dilapidated – based on the criteria in the scale. 

The home was then assigned a category based on total points, as follows: 

• Standard home:  100 – 70 points 

• Substandard home:  69 – 40 points 

• Dilapidated home:  39 – 0 points 

Evaluation Scale 

 

 Deductions 

Evaluated 

Elements 

Point 

Value 

Standard 

(May need Minor 

Repair) 

100-70 

Substandard 

(Needs Major Repair) 

69-40 

Dilapidated 

(Needs Replacement) 

39-0 

Roof 35 Needs minor repairs to 

correct a missing or 

sagging shingle, gutter, 

or downspout or moss 

growing on the roof. 

 

 

 

 

-0 points 

Missing, buckling, or 

sagging shingles or tin, 

holes in the roof, 

missing or loose 

gutters or downspouts, 

cracked or rotting 

fascia ¼ or less of rust 

on tin roof. 

 

-12.5 points 

Missing, buckling, or 

sagging shingles or tin, 

holes in the roof, 

missing or loose 

gutters or downspouts, 

cracked or rotting 

fascia or rust affecting 

the majority of roof. 

 

-25 points 
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Windows 25 Need minor repairs to 

correct a broken or 

cracked frame or 

another small hole 

related to a window. 

 

 

 

 

-0 points 

There are missing or 

broken panes, broken 

or rotting window 

frames, or other holes 

related to a window 

failure affecting up to 

¼ of all of the 

windows. 

 

-7.5 points 

A majority of the 

windows are failing.  

There are missing or 

broken panes, broken 

or rotting window 

frames, or other holes 

related window. 

 

 

-15 points 

Exterior 20 Paint and/or siding 

need some repair 

work, but there is no 

evidence of structural 

decay. 

 

 

 

 

-0 points 

Major repair work is 

needed to correct 

paint, siding, or other 

parts of the protective 

surface.  There are 

areas of structural 

decay affecting up to ½ 

of the surface. 

 

-5 points 

A majority of the 

protective surface is 

missing, loose, rotting, 

or broken allowing 

weather to reach the 

structural elements of 

the structure. 

 

 

-10 points 

Porch/Steps 20 One missing, broken or 

cracked step, baluster, 

handrail or railing that 

needs minor repair. 

 

 

 

 

 

-0 points 

More than one missing 

broken or cracked 

steps, risers, balusters, 

handrails or railings 

that need minor 

repairs or paint.  Not a 

serious safety concern. 

 

 

-5 points 

Most of the steps 

risers, balusters, 

handrails or railings are 

missing, broken, 

rotting, or cracked.  

Hazard of tripping or 

falling because of 

disrepair. 

 

-10 points 
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Examples of housing conditions 

 

Standard condition  

The house in the photograph above is in good condition overall with no visible damage to the roof, 

windows, exterior, handrails, walkways, handrails, etc.  

 

 

Substandard 

The home above may require repairs to the roof, exterior siding and steps and represents a home in a 

substandard condition.  
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Dilapidated  

The mobile home in the above photo has numerous problems including the roof, windows, siding and 

foundation and falls into the dilapidated category.  

 

Summary of Survey Conclusions 

The sections below summarize the findings of the survey.  

Housing Characteristics 

This survey assessed 8,290 homes of the 10,506 from the records obtained from the Tax Assessor's 

Office. 2,216 addresses were declared "unassessable" due to repeated addresses, vacant or 

agricultural land, or containing non-residential buildings.  

Of the 8,290 homes assessed, most were of frame structure type, for a total of 3,863 (46.6%). The 

second most common type of home was manufactured, with a total of 2,525 (30.5%). The third most 

common was brick homes (n = 1,616; 19.5%) and fourth was masonry (n = 214; 2.6%). The remaining 

types – log, metal, concrete block, block, and "other" – each comprised less than 1% of homes in the 

survey. 
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The table below summarizes home structural types assessed in the survey. 

STRUCTURAL TYPE TOTAL PERCENTAGE 

Frame 3,863 46.6 

Manufactured 2,525 30.5 

Brick 1,616 19.5 

Masonry 218 2.6 

Rock 35 < 1 

Log 22 < 1 

Other 6 < 1 

Metal 5 < 1 

TOTAL 8,290  

Number and percentage of homes by structural type 

3,863, 47%

2,525, 31%

1,616, 20%

214, 2%

Home Structural Types

Frame Manufactured Brick Masonry
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Percentage of homes by structural type  

General Summary of the Housing Supply 

There are approximately 8,290 assessable houses in the unincorporated areas of Thomas County.  

The owner-occupied housing rate for the Census data period 2015-2019 was 61.2%. The median value 

of owner-occupied homes during this data period was $146,800. Homeowners with a mortgage 

incurred a median monthly housing cost of $1,254, while those without a mortgage incurred median 

costs of $447. 

Median gross rents during this period were $861. 5 
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Housing Conditions 

Number of homes by structural type and assessed condition 

 

 
Percentage of homes by assessed condition 

92%

6% 2%

Housing Classification

Standard

Substandard

Dilapidated

By far, most homes assessed in the survey were in standard condition (n = 7,645; 92%), while some 

were substandard (n = 478; 6%) and a small number were dilapidated (n = 167; 2%). The table and 

charts below present the assessed conditions of the homes surveyed. 

STRUCTURAL TYPE Standard  Substandard Dilapidated  TOTAL 

Frame 3,722 93 48 3,863 

Manufactured 2,037 372 116 2,525 

Brick 1,607 7 2 1,616 

Masonry 212 3 1 216 

Rock 35 0 0 35 

Log 22 0 0 22 

Other 5 1 0 6 

Metal 5 0 0 5 

TOTAL 7,645 478 167 8,290 
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Housing Affordability Challenges 

Research by the County Health Rankings & Roadmaps Center at the University of Wisconsin Population 

Health Institute found that in Thomas County 2,654, or 16%, of homes experienced severe cost burden 

in 2021.6 They define severe cost burden households as those that spend 50% or more of their 

household income on housing. 

33.3% of households were “housing cost burdened,” meaning they spent 30% or more of their income 

on housing. This is slightly higher than the 30.2% of all households nationwide. 7 

 

The important of this consideration comes from the housing cost burden rate being a measure of 

housing affordability in a community. People who spend 30% or more of their income on housing are 

often financially insecure. They may find it challenging to pay unexpected bills or save for the future. 

They may have less access to health care, home utilities, healthy food, and transportation. Research 

has shown that "having consistent access to utilities, including basic cooking appliances, safe drinking 

water, electricity and/or gas and internet access is important" for the maintenance of both physical 

and mental health. 8 

Studies have indicated that people who report challenges paying mortgage or rent in the past year are 

much more apt to put off needed medical care, to not purchase medications regularly, and to suffer 

from the unavailability of adequate food. 9 Residents who must spend a high percentage of their 

incomes on housing simply end up with a lack of resources to spend on health and food. 

Housing Affordability and the Impact of the 

COVID-19 Pandemic 

The Georgia Budget & Policy Institute (GBPI) reports that support for a stable housing environment is 

vital, as county residents still face layoffs and furloughs due to the COVID-19 pandemic. Residents may 

struggle to make mortgage and rent payments. Ensuring adequate housing for all residents will "also 

help promote the public health goal of slowing the spread of the virus by preventing people from 

moving constantly and reducing the number of people living outdoors or in crowded places where 

there is increased exposure to the virus". 10 

Many residents in the county faced risk to their employment due to social distancing requirements 

during the pandemic. This was especially the case for those in the grocery store and healthcare 

industries. Some already did not have a high enough income to afford the typical one-bedroom home 

in the county.   
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Thus, housing costs were already demanding a higher percentage of these residents' income, thereby 

limiting their ability to pay a mortgage payment or rent during this pandemic and subsequent 

economic fallout. These hardships can have a strong negative impact on mental well being and reduce 

the residents' ability to afford housing that enables them to avoid infecting other household members. 

The GBPI emphasizes that local governments can encourage better housing quality through 

investments in improving housing conditions and passing regulations to make sure new and existing 

housing meet quality standards.11 

Housing Recommendations 

The recommendations below are made with the understanding that priorities must be determined 

locally through the insight of the residents of Thomas County and its elected leaders. Progress can be 

achieved incrementally, but these recommendations should be undertaken as soon as is feasible to 

provide momentum needed to address the county's housing challenges. 

General 

General recommendations are presented by topic as follows: 

Policy Goal 

The inclusion of rehabilitation or production of affordable single-family housing should be adopted 

as a policy goal for the community. 

Thomas County should encourage objectives that help ensure that residents have good quality housing 

and access to required utilities. Gathering more data about housing quality shortcomings in the county 

will assist in better targeting resources. The county can build on efforts such as responding to home 

hazards that can contribute to poor health. 

Additionally, the county government can pursue federal funding opportunities to repair structural 

damages and to weatherize homes. 

Renter Protections 

The county should enforce tenant due process protection for renters against unreasonable rent and 

utility costs and for eviction proceedings. 
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The county should also protect renters from retaliatory eviction for filing complaints about poor 

housing conditions (The practice of retaliatory eviction was banned by the Georgia Legislature in 2019). 
12  

For an Immediate Response to COVID-19 

The GBPI has made three recommendations that local governments could immediately consider 

implementing in order to help alleviate challenges faced by residents during the pandemic. They are as 

follows: 

1. Put a temporary ban on eviction, foreclosures, and utility shutoffs during the COVID-19 

emergency period. 

In September 2020, the Centers for Disease Control and Prevention (CDC) issued a temporary halt 

on residential evictions to slow the spread of the COVID-19 virus. The U.S. Supreme Court upheld 

the CDC order on June 29, 2021, and the CDC’s final extension of the moratorium ended on July 31, 

2021. The Georgia Supreme Court issued orders declaring and then extending a statewide judicial 

emergency, with the most recent extension expiring on June 30, 2021, without renewal. These 

orders provided local courts with the flexibility to customize and issue their own orders accordingly 
13. 

Therefore, Thomas County could reinstate the moratorium on evictions and foreclosures to ensure 

housing stability during this emergency period until the majority of residents are able to return to 

work and see incomes at the same level as before the pandemic. 

2. Provide financial assistance to help people pay their mortgage, rent, or utility bills or to catch up 

on missed payments after any mortgage or rent moratoria expire. 

Financial assistance by local governments for residents already struggling to pay mortgage or rent 

will help ensure housing stability and lower the negative health effects resulting from the inability 

to pay for basic requirements. Some states, for example, Florida, are offering financial assistance 

via housing trust funds, whereby local governments have the authority to disperse these funds for 

emergency mortgage, rent, and utility bills during the COVID-19 pandemic. 14 

3. Coordinate a collaborative emergency housing response to support people with immediate 

housing needs such as people leaving jails, prisons, or detention centers, domestic violence and 

sexual assault survivors, and people experiencing homelessness. 

People who are serving time in jails, prisons, or detention centers are at a higher risk of contracting 

the COVID-19 virus, and some jails are releasing inmates to reduce the spread. When inmates are 

released because of COVID-19 concerns, they need help to make sure they are adequately housed 
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and not putting themselves or others at risk of exposure during the pandemic. Local governments 

can assist in connecting these released residents with housing and ensure they are not 

reincarcerated because of supervision violations like unpaid fees or failure to maintain steady 

employment during this public health and economic challenge. 15 
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Action Plan  

Activity Responsible 
Party 

Estimated Cost Funding Source Completion Date 

Work with the 
community to 
establish 
housing team to 
set priorities for 
housing 
rehabilitation 
and 
development 

County officials 
working with the 
residents of 
Thomas County. 

$5,000 General fund 2021-2026 

Investigate 
requirements for 
Georgia Initiative 
for Community 
Housing (GICH) 
application.  

County working 
with the Georgia 
DCA and the 
Regional 
Commission 

No-Cost – 
Resources 
available 
through Georgia 
Dept. of 
Community 
Affairs (DCA) 

N/A 2021-2026 

Continue to 
make an 
application for 
housing grants 
from state and 
federal sources 

County officials 
working with the 
Regional 
Commission 

$500 to $2,000 General Fund 2017-2021 

Explore the 
feasibility of 
establishing a 
land bank for 
housing and 
economic 
development 

County working 
with the cities of 
Boston, 
Coolidge, Meigs, 
Ochlocknee and 
Thomasville 

$7,000 General Funds 
from City & 
County 

2021-2026 

Remove blighted 
buildings and 
clean up 
properties 

County officials 
and local 
community 

$20,000 General Fund 2021-2026 

Develop a list of 
properties for 
redevelopment 

County officials 
working with 
local community 

$3,000 General Fund 2021-2026 
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Potential Target Areas 

 

Substandard and dilapidated housing is widely scattered across Thomas County, but three areas were 

identified where the density of substandard and dilapidated housing was highest and are outlined in 

red on the map above. Potential target areas could be delineated from these areas if any housing 
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improvement funding becomes available. From north to south, the areas above have an 18%, 11% and 

12% concentration of substandard and dilapidated housing.  

Appendices 

Community Members Survey 

(This includes any surveys) 

 

Supplemental Tables 

The following tables present data that may be of interest to readers of this report. 

COMMUNITY Total Standard Substandard Dilapidated 

BARWICK 9 6 0 0 

BOSTON 867 786 31 12 

COOLIDGE 740 528 33 15 

MEIGS 204 131 10 1 

OCHLOCKNEE 1,109 889 47 9 

PAVO 458 350 18 5 

PELHAM 13 13 0 0 

THOMASVILLE 6,667 4,751 325 120 

Condition of homes by community 
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ROOF TYPE Standard Substandard Dilapidated 

Shingle Asphalt 5,244 161 29 

Metal Aluminum 0 71 28 

Metal Galvanized 1,758 405 369 

Slate 24 23 10 

Metal 0 64 26 

Metal Standing Seam 24 0 0 

Shingle Asbestos 10 0 0 

Shingle Cement Fiber 1 0 0 

Tile Clay Standard 1 0 0 

Composition 123 4 0 

Wood Shing/Shake Standard 3 0 1 

Condition of roofs by type 

Shingle
Asphalt

Metal
Aluminu

m

Metal
Galvaniz

ed
Slate Metal

Metal
Standing

Seam

Shingle
Asbesto

s

Shingle
Cement

Fiber

Tile Clay
Standar

d

Composi
tion

Wood
Shing/Sh

ake
Standar

d

Dilapidated 29 28 369 10 26 0 0 0 0 0 1

Substandard 161 71 405 23 64 0 0 0 0 4 0

Standard 5244 0 1758 24 0 24 10 1 1 123 3
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50%
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Roofing Type and Condition Chart
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Map (A large-scale zoomable digital version of this map is available) 
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