
CHAPTER TWO: CITY PROFILE/EXISTING CONDITIONS 
 
2.0 Population  
Regional Context 

uburn is located in Lee County, Alabama, the state’s 8th largest county with a 2010 
population of 140,247.  Auburn is part of the Auburn-Opelika Metropolitan Statistical Area 
(MSA), which is coterminous with the boundary of Lee County and also has a 2010 

population of 140,247.  The Auburn-Opelika MSA is part of the Columbus-Auburn-Opelika GA-
AL Combined Statistical Area (CSA), which also includes: 
 

• Columbus MSA 
Chattahoochee County, GA; Harris County, GA; Marion County, GA; Muscogee County, 
GA; and Russell County, AL 

 
• Auburn-Opelika MSA 

Lee County, AL 
 

• Tuskegee Micropolitan Statistical Area 
Macon County, AL 

 
The 2010 population of the Columbus-Auburn-Opelika CSA is 456,564. 
 
Lee County 
The City of Auburn’s 2010 population is 53,380 according to the U.S. Census.  The City of Auburn 
is currently challenging that population figure and believes the City’s 2010 population was 59,563.  
Auburn is the largest city in Lee County.  A graphic comparison of the population of various 
jurisdictions in Lee County is below. Loachapoka and the portions of Notasulga and Waverly are not 
shown in the pie chart, as their populations are too small to be represented accurately. 

A 

Auburn 53,380 38.06% 

Unincorporated Areas 51,009 36.37% 

Opelika 26,477 18.88% 

Smiths Station 4,926 3.51% 

Phenix City (part) 4,153 2.96% 

Loachapoka 180 0.13% 

Notasulga (part) 75 0.05% 

Waverly (part) 47 0.03% 

Figure 2.1: Lee County Population Distribution by Jurisdiction 

Source: U.S. Census 
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Growth 
The City of Auburn and Lee County have been among the fastest growing communities in Alabama 
for some time.  The table below shows population change since 1970 for the cities of Auburn and 
Opelika, Lee County, and the State of Alabama. 

 
The City of Auburn has seen tremendous growth since 1970, more than doubling in population 
since that date.  Some of that growth is attributable to growth in the student population at Auburn 
University (AU).  The chart below shows student population reported by the Census as a share of 
the City of Auburn’s total population from 1970 to 2009.1   
 

 
 
In 1970, college students constituted approximately 63% of Auburn’s population.  By 2009, that 
percentage had decreased to 44%.  If the university continues with plans to cap enrollment at 
25,000, the proportion of students to non-students will continue to decrease.  Using AIGM 
population projections, the City of Auburn will have a population of 87,916 by 2030 (based on 
current city limits); even if every Auburn University student lived in the City limits (which has never 
                                                 
 
1 At the time of the writing of this section, the U.S. Census Bureau has not yet released all available data for 2010.  In 
places in this section, data from the 2007-2009 American Community Survey (ACS) is used, with the data year listed as 
2009.  ACS data is sampled, so the 2007-2009 data represents an average of results across those years. 
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Figure 2.2  - Student/Non-Student Population: 1970 to 2009  

Students Non-students
Sources: U.S. Census  

Table 2.1 - Population Change: 1970 to 2010 Source: U.S. Census 

Jurisdiction 1970 1980 1990 2000 2010 % Change 
Auburn 22,767 28,471 33,830 42,987 53,380 134.5% 
Opelika 19,027 21,869 22,122 23,498 26,477 39.2% 
Lee County 61,268 76,283 87,146 115,092 140,247 128.9% 
Alabama 3,444,354 3,894,025 4,040,587 4,447,100 4,779,736 38.7% 



been the case), the resulting student share of the population would be 28%.  This will have a number 
of implications for the City’s future growth, including increased household sizes, increased demand 
for family housing, and changes to the City’s demographics.  
 
Racial Composition 
Table 2.3 - Racial Composition 
 1990 % 2000 % 2010 % 
Total Population 33,830 100% 42,987 100% 53,380 100% 
White 27,016 80.0% 33,553 78.1% 40,069 75.1% 
African-American 5531 16.4% 7,217 16.8% 8,834 16.5% 
Asian 1138 3.4% 1,422 3.3% 2,825 5.3% 
Other 85 0.3% 795 1.8% 830 1.5% 
Hispanic* 314 0.9% 666 1.5% 1551 2.9% 
*People who classify themselves as “Hispanic” may be of any race. For example, in the 2010 column the 1,551 people who 
identify themselves as Hispanic are all also included in one of the four other categories above. Source: U.S. Census 

 
Diversity of race has remained fairly constant from 1990 to 2010 in Auburn.  The most noticeable 
trend is an increase in the percentage of people of Hispanic origin.  This trend is consistent with an 
overall trend in which the Hispanic population is growing quickly across the South.  According to 
the Census, the Hispanic population of Lee County grew from 552 in 1990 to 4,571 in 2010, an 
828% increase.   
 
Auburn is slightly less diverse than Lee County.  In 2010 71.3% of Lee County’s population was 
white, 22.7% African-American, 2.6% Asian, and 3.4% other.   
 

  



Age Composition 
As expected in a town with a large university student population, the median age in Auburn is quite 
low, at 23.3 years of age, in 2010. The Lee County median age in 2010 was 29.5, and in the State of 
Alabama the median age was 37.9 years in 2010. 

 
As noted earlier, the share of the overall population that consists of students has been decreasing as 
Auburn’s non-student population grows.  This trend is clear from Figure 2.3.  It shows noticeable 
decreases in the percentage of the population aged 15 to 24 years, and increases in all categories 
from 35 years to 85 years and over.  Though the school-age population appears constant in regard to 
distribution, the increase in overall population will result in corresponding increases to the school-
age population, with corresponding increases in need for school infrastructure. 
 
Educational Attainment 
Table 2.4 - Educational Attainment 
 1990 % 2000 % 2009 % 
Population 25 years and over 12,766 100.0% 17,060 100.0% 22,583 100.0% 
Less than 9th grade 700 5.5% 453 2.7% 469 2.1% 
9th to 12th grade, no diploma 819 6.4% 1,049 6.1% 991 4.4% 
High school graduate (includes equivalency) 1,861 14.6% 2,188 12.8% 3,463 15.3% 
Some college, no degree 2,339 18.3% 3,001 17.6% 3,284 14.5% 
Associate's degree 657 5.1% 823 4.8% 1,108 4.9% 
Bachelor's degree 2,960 23.2% 4,555 26.7% 6,965 30.8% 
Graduate or professional degree 3,430 26.9% 4,991 29.3% 6,303 27.9% 
% high school graduate or higher 11,247 88.1% 15,558 91.2% 21,115 93.5% 
% bachelor's degree or higher 6,390 50.1% 9,546 56.0% 13,279 58.8% 

Source: U.S. Census 
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Figure 2.3 - Age Distribution: 1990 to 2010 
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With Auburn University as a major employer, the City of Auburn population over the age of 25 is 
highly-educated.  The proportion of Auburn’s population over 25 with a high school education or 
better is 93.5%, compared to an Alabama state average of 81.5% and a national average of 84.9%. It 
has improved since 1990 by 5.4%.  The proportion of Auburn’s population with a bachelor’s degree 
or higher in 2009 was 58.8%, compared to an Alabama state average of 21.8% and a national 
average of 27.8%. This level of educational attainment is an advantage for business recruitment. 
 
Household Type 
The U.S. Census defines a household as “all the people who occupy a housing unit as their usual 
place of residence.”  A family household contains “a group of two or more people who reside 
together and who are related by birth, marriage, or adoption”; non-relatives living in a family 
household are not included for certain census tabulations.  This difference between family and non-
family households has historically been useful in cities such as Auburn to make statistical distinctions 
between the student and non-student populations; increasing changes in household structure that 
are increasing the number of non-family households nationally may render this as a less useful tool 
in the long-term. 

 
The distribution of household types in Auburn has not changed significantly since 1990.  The 
number of family households has increased by almost 4% since 2000. Notable, too, is the decrease 
in the percentage of nonfamily households.  While the nation as a whole, and the State of Alabama, 
saw an increase of around 2% in non-family household population from 2000 to 2008, Auburn saw 
an almost 4% decrease. The decrease in the share of non-family households as a percent of the total 
is indicative of the decreasing share of the Auburn population that consists of students. 
 
From 1990 to 2010, the number of households in the City of Auburn increased by 64.5%, while 
overall population increased by 57.7%. The rate of household increase is outpacing the rate of 
population increase for the time being.  Nationally, the number of households increased by 5.6 
million between 2005 and 2010. 
 
Table 2.6 - Household Size Source: U.S. Census 

 1990 2000 
% change 
from 1990 2010 

% change 
from 2000 

Auburn 2.23 2.12 -4.93% 2.24 5.66% 
Lee County 2.50 2.42 -3.20% 2.44 0.01% 
State of Alabama 2.62 2.49 -4.96% 2.48 -0.01% 

 

Table 2.5 - Households by Type 
 1990 % 2000 % 2010 % 
Total Households 13,444 100.0% 18,421 100.0% 22,111 100.0% 
Family households (families) 5,530 41.1% 7,238 39.3% 9,900 44.8% 

With children 2,732 20.3% 3,429 18.6% 5,137 23.2% 
Without children 2,798 20.8% 3,809 20.7% 4,763 21.5% 

Nonfamily households 7,914 58.9% 11,183 60.7% 12,211 55.2% 
    Householder living alone 4,374 32.5% 6,778 36.8% 7,476 33.8% 

65 years and over 513 3.8% 827 4.5% 979 4.4% 
Source: U.S. Census 



Household size has seen significant change since 1990. The trend has been downward except in 
Auburn, which recently saw a significant rebound in household size. Auburn households also tend 
to be significantly smaller than households at the county or state level. This is attributable in part to 
the large student population in Auburn, which is reflected in the difference in year 2010 household 
size between owner-occupied and renter-occupied households at 2.55 and 1.99 persons per 
household (not shown in table).  While the Census does not directly track student households, the 
following chart clearly shows the correlation between persons who have been or are currently 
enrolled in college (“some college”) and renter-occupied households. 

  
 
Income & Poverty 
Because of Auburn’s large student population, the City’s poverty rate is high, despite the City’s 
apparent prosperity. The disparity between family income (families include two or more related 
people) and household non-family income is very significant.  It is useful to point out here that the 
low non-family income may be attributable, in part, to students with non-reported income from 
sources including family allowances or support while in school.  In 2010, median family income in 
Auburn was $73,458 and median household non-family income was $19,683.  Median family income 
in Alabama was $52,287 and $62,367 in the nation as a whole. Median non-family household income 
in Alabama was $23,011 and $31,156 in the nation as a whole.   
 
Table 2.7 - Income & Poverty Source: U.S. Census 

 1989 1999 
% change 
from 1989 2010 

% change 
from 1999 

Median family income $35,876 $55,619 55.0% $73,458 32.1% 
Median nonfamily household 
income $6,662 $9,677 45.3% $19,683 103.4% 
Poverty rate (all people) 39.90% 38.10% -1.8% 24.1% -14% 
Jan 1989 to Jan 1999 CPI increase (South Urban): 34.48% 
Jan 1999 to Jan 2010 CPI increase (South Urban): 33.58% 
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Income indicators have improved significantly in Auburn since 1989.  From 1989 to 1999, family 
income in Auburn jumped 55% while non-family income increased 45.3%.  Both increases outpaced 
the rate of inflation (34.48%) significantly.  While the year over year increase in median family 
income decreased to 3.2% annually from 1999 to 2010 (less than the 5.5% annual rate from 1989 to 
1999), median non-family household income jumped to $19,683, a 103% increase (10.3% year over 
year).  This likely contributed to the significant drop in the poverty rate in the City of Auburn from 
38.1% in 1999 to 24.1% in 2010, a decrease of 14%. 

 
Labor Force 
The Census defines the labor force as those 16 years of age and older who are employed, looking for 
employment, or are in the armed forces. The 2007-2009 American Community Survey estimate of 
the size of Auburn’s labor force is 25,637. The relatively small number compared to Auburn’s 
overall population is a function of the large student population. The largest employment sectors are 
education and health care, followed by retail trade and arts, entertainment & hospitality. 
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Figure 2.5: Industry Employment, 2009 

Source: U.S. Census 



Employment in Auburn is dominated by Auburn University with approximately 5,500 employees.  
The top 10 employers in Auburn are: 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

2.1 Housing 
Housing Units  
The City of Auburn has approximately 26,761 housing units, excluding units on the campus of 
Auburn University. These units are broken down as follows: 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Using Census figures from 2000 and the 2011 figures above, the number of single-family detached 
units increased by 46% from 2000 to 2011, while the number of multi-family units increased by 
25%.  
 
Age of Housing 
The age of existing housing stock provides a rough estimate of the quality of existing housing stock. 
Older homes that are well-maintained are an asset to the City of Auburn. Older homes do, however, 
often contain health hazards as well as maintenance issues that are found less frequently in newer 
homes. 

Table 2.8 - Largest Employers, 2009 Source: U.S. Census 

Employer Employees % of city employment 
Auburn University 5,500 15.71% 
Auburn City Schools 800 2.29% 
City of Auburn and Auburn Water Works Board 750 2.14% 
Briggs & Stratton Corporation 550 1.57% 
East Alabama Medical Center 508 1.45% 
Wal-Mart Supercenter 375 1.07% 
Masterbrand Cabinets 325 0.93% 
CV Holdings 260 0.74% 
Borbet Alabama 205 0.59% 
SCA, Inc. 175 0.50% 
Rexnord 175 0.50% 
Total 9,623 26.99% 

Table 2.9 - Housing Units by Type, 2011 
Type Unit Count % of Total 
Apartments/Condominiums 12,149 45.4% 
Single-Family Detached 10,329 38.6% 
Duplex 1,765 6.6 % 
Mobile Homes 1,045 3.9% 
Townhouses 784 2.9% 
Mixed-Use 
Commercial/Residential 308 1.2% 
Dormitory - Off-Campus 200 0.7% 
Triplex/Quadplex 56 0.2% 
Other 123 0.5% 

Source: City of Auburn 



 
 
 
 
 
 
 
 
 
 
 
 
 
 

Home Ownership 
As with other indicators, the rate of home ownership in Auburn is lower than national rates due to 
the City’s high student population. The trend is, however, changing as the character of Auburn’s 
population changes over time. In 2000, housing units in Auburn were 40.9% owner-occupied and 
59.1% renter-occupied. In 2009, housing units in Auburn were 44.4% owner-occupied and 55.6% 
renter-occupied, a significant change. 
 
Vacancy and Rental Rates 
With the volume of new construction in Auburn since 2000, vacancy rates are an important 
indicator regarding the adequacy of the housing market to meet the needs of Auburn’s growing 
population. Nationally, apartment vacancy has been on the rise, reaching an all-time high at the 
beginning of 2010. 

 
 
 
 
 
 
 

Rental rates increased by 54.5% in the period from 2000 to 2009. The Rent of Primary Residence 
component of the Consumer Price Index for Southern cities in Auburn’s population range increased 
by 33% during that period, suggesting that the rental market is performing well, as higher demand 
for units results in higher rents. In addition, a number of luxury apartment communities have 
entered the market since 2000. 
 
2.2 Citizen Survey 
The Auburn Citizen Survey is administered every year by ETC Institute, a firm that specializes in 
market research for local governments. While relevant results from the survey will be discussed in 
each section, a summary of the 2011 results follows. 
 
Highlights from the 2011 Citizen Survey: 

• Satisfaction with the value received for City tax dollars/fees is 33% above the national 
average. 

Table 2.10 - Age of Existing Housing Stock, 2009 Source: U.S. Census 

 Number of 
Units 

% of Units 

Built 2005 or later 2,380 8.3% 
Built 2000 to 2004 5,403 18.9% 
Built 1990 to 1999 7,764 27.2% 
Built 1980 to 1989 4,370 15.3% 
Built 1970 to 1979 4,496 15.7% 
Built 1960 to 1969 2,047 7.2% 
Built 1950 to 1959 1,165 4.1% 
Built 1940 to 1949 440 1.5% 
Built 1939 or earlier 498 1.7% 

Table 2.11 - Vacancy and Rental Rates Source: U.S. Census 

Type 2000 2010 
Homeowner 3% 4.6% 
Rental 8.8% 9.3% 
Median Rental Rate $446 $689 (2009) 



• Satisfaction with the overall quality of City services is 28% above the national average. 
• Overall satisfaction ratings increased, while most communities decreased during the past 

year. Some of the most significant improvements occurred in 
o Quality of stormwater runoff 
o Maintenance of city streets/facilities 
o Enforcement of city codes/ordinances 
o Satisfaction with City leadership 

• Overall priorities for the next two years 
o Flow of traffic congestion and management 
o Maintenance of City streets and facilities 
o Quality of the school system 

• Zoning and land use ranked as the 5th highest priority of respondents when asked where city 
officials should concentrate efforts. 

• When asked “Do you think the current rate of growth in the City of Auburn is too fast, too 
slow, or about right?”, citizens responded: 

o Too fast: 32% 
o About right: 57% 
o Too slow: 5% 
o Don’t know: 6% 


