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IV.  AREA ANALYSIS

A.  SITE DESCRIPTION AND EVALUATION 

1.  LOCATION

      The subject site is Riverbend Apartments, an existing cluster of one and two-story brick exterior buildings located at 221 North Warren Street, in the eastern portion of Milledgeville, Georgia.  The site is situated north of East Hancock Street, west of the Oconee River, east of Georgia State Route 112 and south of the railroad tracks.  Located within Baldwin County, Milledgeville is 98.5 miles southeast of Atlanta, Georgia.

2.  SURROUNDING LAND USES
      The subject site is with an established residential area of Milledgeville, Georgia.  Surrounding land uses include a warehouse type building, single-family homes, wooded areas, churches, a gas station, a motel, a restaurant, a paved parking area, a bank and retail and commercial areas.  Adjacent land uses are detailed as follows: 

	North -
	East McIntosh Street, a two-lane residential roadway, borders the site to the north.  Single-family homes line East McIntosh Street and extend northward.  

	East - 
	North Lincoln Street, a two-lane roadway, borders the site to the east.  A heavily wooded area extends east to the Oconee River.

	South -
	East Hancock Street, a four-lane thoroughfare through the downtown area, borders the site to the south.  Flooring America warehouse and Washington Electric Membership Corporation, a small one-story brick building, are across East Hancock Street to the south and southeast.  Single-family homes line East Hancock Street to the southwest.  Norris Wheel and Brake is within the single-family homes to the southwest.  

	West -
	A six-foot barbed wire fence lines a paved parking area to the west.  North Warren Street, an unlined two-lane roadway, borders the parking area and separates the site from the single-family homes beyond.  Green Pastures Baptist Church is northwest of the site on the corner of East McIntosh Street and North Warren Street.  Huddle House Restaurant, First National Bank and a BP Gas Station are to the southwest at the corner of Elbert Street and East Hancock Street.


Overall, the subject property fits well with the surrounding land uses and should contribute to the marketability of the site. 

3.  VISIBILITY AND ACCESS
The subject property is on the northwest corner of the North Lincoln Street, a light-traffic two-lane roadway, and East Hancock Street, a heavy traffic, four-lane thoroughfare, intersection.  Eastbound vehicular traffic on East Hancock Street may encounter some slight delays accessing the site during heavier periods of traffic.  Access to the site can also be gained from East McIntosh Street, a light traffic roadway.  Traffic entering the site from East McIntosh Street should not encounter any delays.  Pedestrian traffic in the area is light.  The site is surrounded by a chain-link fence and scattered established trees on the south and west sides of the property.  It should be noted that the subject buildings in the site area are in a slightly recessed valley in relation to East Hancock Street, the main thoroughfare.  These factors do not hinder the site’s visibility.

4.  PROXIMITY TO COMMUNITY SERVICES AND INFRASTRUCTURE
a. Commercial/Retail Areas

The area is served by numerous shopping opportunities.  Hatcher Square Mall, which includes three large department stores, is located 3.1 miles northwest of the site.  Old Capital Square has over a dozen retailers including a Family Dollar 3.1 miles northwest of the site across from the Hatcher Square Mall.  Big K-Mart is 3.0 miles northwest of the site.  Lowe’s Home Improvement Warehouse is 2.3 miles northwest of the site.  Wal-Mart is 2.6 miles northwest of the site.  Food Max grocery store and a CVS Pharmacy are 1.7 miles northwest of the site.  Winn-Dixie, a major grocery store and pharmacy, is 2.6 miles northwest of the subject site.  A variety of shops are also located in the downtown shopping district, within 0.6 miles east of the site. 

b.   Employers/Employment Centers
The subject site is near the Milledgeville Central Business District, which has numerous employment opportunities.  Major area employers include Central State Hospital, 4.2 miles south, Georgia College and State University, 0.6 miles west, Bill E. Ireland Youth Development Center, 1.9 miles west, Rheem Manufacturing, 3.5 miles northwest, Oconee Regional Medical Center, 1.2 miles northwest and Georgia Military College, 0.4 miles west of the site.  A list of the area’s top major employers is included in the Economic Analysis Section of this report.  

c.   Recreation Areas and Facilities
The Walter B. Williams, Jr. Park, 2.6 miles northwest, offers eight tennis courts, an olymic-size swimming pool, nature trails, a walking track, two playgrounds, two picnic pavilions, a multi-purpose athletic complex and a community center.  Lake Sinclair, 6.9 miles north of the site, offers pontoon rentals, camping pavilions, fishing and swimming.  Little Fishing Creek Golf Course is 3.9 miles northwest of the site.  There are four fitness centers within 10.0 miles of the site.  The Salvation Army Corps. Community Center is within 0.9 miles northwest of the site. 

d.  Entertainment Venues 

Georgia Military College, 0.4 miles east, and Georgia College and State University, 0.6 miles west of the site, have numerous athletic events throughout the year.  Musical and theatrical productions are performed at the Grand Opera House, 31.0 miles northeast of the site.  Carmike 6 Movie Theatres is 3.1 miles northwest of the subject area.  The Milledgeville Trolley Tour starts at the Convention and Visitor’s Bureau, 0.4 miles west of the site, and tours the historical district of downtown Milledgeville.  There are several bars, and restaurants within 3.0 miles of the site.  

e.   Education Facilities
The Baldwin County School District serves the site area.  Carter Elementary School, Oak Hill Middle School and Baldwin County High School are all within 4.0 miles of the subject site.

The Central Georgia Technical College, Milledgeville Campus, which typically has over 5,800 students, is located 2.5 miles northwest of the site. 

The nearest four-year higher education institution is Georgia College and State University located 0.6 miles west of the site off of West Hancock Street.  The school has typical fall enrollment of 5,400 students. 

f.  Social Services
The Milledgeville City Hall, which includes most local government service, is located 0.4 miles west of the site.  The Mary Vinson Memorial Library is within 0.4 miles southwest of the site.  The Wildwind Old America Council Senior Center, which includes numerous social, educational, and counseling programs to elderly residents is within 1.6 miles north of the site.  

g.  Transportation Services
According the Milledgeville Chamber of Commerce there is no public transportation or door-to-door transportation service that serves the Milledgeville and surrounding area.  The site has convenient access to State Routes 22, 24, 49, 212 and 112 as well as the Highway 441 Bypass and U.S. Highway 441.

h.  Public Safety
The Milledgeville Police Department and Milledgeville Fire Department maintain their main offices 0.4 miles west of the site.  The Oconee Regional Medical Center is along North Cobb Street, just 1.2 miles northwest of the site, while the Central State Hospital is 4.2 miles south of the site.  

5.  OVERALL SITE EVALUATION 

The surrounding land uses to the site will have a positive impact on the marketability of the site.  Visibility and access are considered good.  

The site is within close proximity to shopping, employment, recreation, entertainment, and education opportunities.  Social services and public safety services are all within 4.2 miles of the site.  The site has convenient access to major highways.  Overall, we consider the site’s location and proximity to community services to have a positive impact on the marketability of the site. 

A map illustrating the location of community services is on the following page. 

Complete a Community Services Map.  Map should include schools (elementary, middle, high), shopping, major employers, police and fire stations, hospitals, closest banks, post office.  Use initials on your map to designate each – such as: ES = Elementary School, FS= Fire Station, ME= Major Employer, etc. 

B.  PRIMARY MARKET AREA DELINEATION

The Primary Market Area (PMA) is the geographical area from which most of the support for the proposed development is expected to originate.  The Milledgeville PMA was determined through interviews with area leasing and real estate agents, government officials, economic development representatives, and the personal observation of our analysts.  The personal observations of our analysts include physical and/or socioeconomic differences in the market and a demographic analysis of the area households and population.  Kathyjoe Gordon, representative of the Milledgeville Development Authority, state that most of the tenants for the proposed project would come from within the Milledgeville city limits.  Forward Baldwin, a Baldwin County Development Agency, is making great efforts to transition the Milledgeville area into a retirement community for the surrounding area.   

The Milledgeville PMA includes all of the city of Milledgeville, Georgia.  The boundaries of the PMA include:

Log Cabin Road, Airport Road and Lake Sinclair to the north; the Oconee River to the east; Carl Vinson Road, Culver Kidd Parkway, Allen Memorial Drive, Horace Veal Road and Hidden Hills Drive to the south and Georgia Highway 22 West, Little Fishing Creek, Meriwether Road and U.S. Highway 441 to the west. 

A small portion of support may originate from some of the outlying smaller communities in the area, however, we have not considered any secondary market area in this report.  

D.  LOCAL ECONOMIC PROFILE AND ANALYSIS
1.  LABOR FORCE PROFILE
The subject site is located within the __________ portion of ___________ County. The labor force is relatively diversified; however, ___________ and _________ comprise nearly _________ of the entire __________ County labor force.  According to the _____________ Economic Commission, employment in _________ County as of ____________ 200_ was distributed as follows: 

	EMPLOYMENT TYPE
	TOTAL
	PERCENT

	AGRICULTURE
	
	   %

	MINING
	
	   %

	CONSTRUCTION
	
	   %

	MANUFACTURING
	
	   %

	TRANSPORTATION/UTILITIES/

COMMUNICATIONS
	
	   %

	RETAIL TRADE
	
	   %

	WHOLESALE TRADE
	
	   %

	FINANCE/INSURANCE
	
	   %

	SERVICES
	
	   %

	GOVERNMENT
	
	   %

	TOTAL
	 
	100.0%


As the preceding illustrates, the employment base is distributed primarily among ____ industries, ranging in share from _____% to ____%.
The top 5 employers within __________ County comprise a total of ______ employees.  These employers are summarized as follows: 

	INDUSTRY
	BUSINESS TYPE
	TOTAL EMPLOYED

	
	
	

	
	
	

	
	
	

	
	
	

	
	
	

	TOTAL
	
	


According to officials at each of the area’s major employers, local Chamber of Commerce sources, and Economic Development representatives, none of the area’s major employers are expecting any significant increases or decreases in their employment base in the foreseeable future. 

The __________________________ is planning to move its manufacturing and distribution center from __________ to ____________ by the end of the year.  This relocation is expected to bring ___ to ___ new jobs to the area.  Average wages are expected to be between $________ to $________ a year.  

2.  EMPLOYMENT TRENDS
The employment base has increased by ___% over the past 5 years in ___________ County, outpacing the ___________ State average of ____%.  

The following illustrates the total employment base for ___________ County and _______________. 

	
	TOTAL EMPLOYMENT

	YEAR
	____________  COUNTY
	____________

	1990
	
	

	1991
	
	

	1992
	
	

	1993
	
	

	1994
	
	

	1995
	
	

	1996
	
	

	1997
	
	

	1998
	
	

	1999
	
	

	2000
	
	

	2001*
	
	


As the preceding illustrates, the ___________ County employment base has increased by ______ employees since 1990.  However, it is important to note that most of this increase occurred between 199__ and ____. 

The unemployment rate in ________ County has remained between ____% and ____%, well below the state average since 1990.  Employment rates for ___________ County and ______________ are illustrated as follow: 

	
	UNEMPLOYMENT RATE

	YEAR
	______________  COUNTY
	______________

	1990
	   %
	   %

	1991
	   %
	   %

	1992
	   %
	   %

	1993
	   %
	   %

	1994
	   %
	   %

	1995
	   %
	   %

	1996
	   %
	   %

	1997
	   %
	  %

	1998
	   %
	   %

	1999
	   %
	   %

	2000
	   %
	   %

	2001*
	   %
	  %


*Through September
The historically low unemployment rate for __________ County is a positive indicator of the economic stability of the area. 

3.  ECONOMIC FORECAST (Change as needed)

According to statistics provided by the _____________ Economic Commission, and based on interviews with representatives of the local area Chamber of Commerce and Economic Development Department, despite the recent slowdown in new job growth, corporate relocations and the area’s diversified types of industries will help the area experience continued job growth over the foreseeable future. 

Considering, also, the presence of government and education employment in the area, and the resistance these types of employment typically have to economic slowdowns or downturns, we anticipate the _________ County will continue to have a stable and slowly growing economy for at least the next few years.  

PLANNED & PROPOSED 

INSTRUCTIONS: CONTACT LOCAL BUILDING AND PLANNING REPRESENTATIVES TO IDENTIFY ANY MULTIFAMILY PROJECTS PLANNED OR PROPOSED FOR THE PRIMARY MARKET AREA.  IF MORE THAN ONE PLANNING DEPARTMENT HAS JURISDICTION OVER THE MARKET AREA, YOU MUST INTERVIEW THOSE REPRESENTATIVES AS WELL.

INDIVIDUAL INTERVIEWED: ___________________________
DEPARTMENT: ______________________________

PHONE NUMBER: _____________________________________
DATE: __________________________


	PROJECT NAME (LOCATION)
	DEVELOPER
	PROJECT TYPE
	TOTAL UNITS
	PROJECT SPECIFICS
	DEVELOPMENT STATUS
	ANTICIPATED OPENING DATE

	
	
	
	
	
	
	

	
	
	
	
	
	
	

	
	
	
	
	
	
	

	
	
	
	
	
	
	

	
	
	
	
	
	
	

	SAMPLE PLACE APARTMENTS (NE CORNER OF JONES AND SMITH RD.)
	SMITH BUILDERS
	TAX CREDIT-SENIOR (AGE 62+)
	80
	4-PLEX UNITS; 40 1-BR ($400) 40 2-BR ($500)
	APPROVED BY PLANNING COMMISSION 9/7/02
	FIRST UNITS AVAILABLE AUGUST 2003




NOTES:

	

	

	

	

	

	


HUD SECTION 8 VOUCHER INFORMATION

	NAME OF OFFICE:
	VOUCHERS ISSUED:

	CONTACT PERSON:
	PERSONS OF WAITING LIST:

	CONTACT PHONE:
	MONTHLY TURNOVER:

	DATE OF INTERVIEW:
	LAST TIME VOUCHERS ISSUED:


MUST PICK-UP HUD UTILITY ALLOWANCE SHEET

Done?


ECONOMIC INTERVIEWS:

CONTACT CHAMBER OF COMMERCE OR ECONOMIC DEVELOPMENT DEPARTMENT FOR YOUR AREA AND DETERMINE THE CURRENT STATE OF THE AREA’S ECONOMY AND EMPLOYMENT BASE.

WHAT ARE THE TOP 5-10 EMPLOYERS IN THE AREA?

	INDUSTRY
	BUSINESS TYPE
	TOTAL EMPLOYED
	EXPANDING/

CONTRACTING

	
	
	
	

	
	
	
	

	
	
	
	

	
	
	
	

	
	
	
	

	
	
	
	

	
	
	
	

	
	
	
	

	
	
	
	

	
	
	
	

	TOTAL
	
	
	


ARE THERE ANY SIGNIFICANT CHANGES IN TH E AREA EMPLOYMENT BASE (i.e.  Major employer coming to the area, announcement of major cutbacks/layoffs ,manufacturing industry is on a decline, etc.)? _______________________________

DETERMINE WHAT THE POSITIVE OR NEGATIVE FACTORS THAT MAY IMPACT THE LOCAL ECONOMY (i.e. AREA IS SERVED BY RAILROADS , AN INTERNATIONAL AIRPORT, MAJOR HIGHWAYS THA T PROVIDE THE AREA WITH VERY ACCESSIBLE TRANSPORTATION.  OR THE AREA IS A REGIONAL TECHNOLOGY AREA THAT HAS BEEN IMPACTED BY THE DOWNTURN IN TECHNOLOGY MARKET OVER THE PAST YEAR, ETC.)? ____________________________________________________________
__________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________

Other issues impacting local economy?

____________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________

PRIMARY MARKET AREA DELINEATION

The Primary Market Area (PMA) is the geographical area from which most of the support for the proposed development is expected to originate.  The ____________ PMA was determined through interviews with area leasing and real estate agents, government officials, economic development representatives, and the personal observation of our analysts.  The personal observations of our analysts include physical and/or socioeconomic differences in the market and a demographic analysis of the area households and population. 

Your PMA Description should be worded similar to the sample below.  Generally discuss what area the PMA includes, what are its boundaries, and why it was chosen.  Reasons for choosing your boundaries can be based on interviews (particularly when we are evaluating an existing site – ask management where tenants come from) you do with apt. managers, leasing agents, planners, etc.  If there are socioeconomic reasons for choosing the boundaries, then please write in detail what those reasons are.

SAMPLE: The Anytown PMA includes the northern two-thirds of the city of Anytown.  The boundaries of the PMA include the Anytown city limits to the north and east, Anyplace River to the south, and State Route 22 to the west. 

A small portion of support may originate from some of the outlying smaller communities in the area, however, we have not considered any secondary market area in this report.  The southern one-third of Anytown is not expected to originate support for the site, as this area consists primarily of upscale single-family homes and high-end multifamily dwellings and resident of this area will not respond to or qualify for the low-income Tax Credit units proposed at the site.  

Please detail PMA boundaries and reasons for choosing such boundaries below:

The _________________ PMA includes the (section of town, all of town, etc.) ____________________ of the city of __________.  The boundaries of the PMA include (discuss in the order of North, East, South, and West) ____________________________________________________________________


_____________________________________________________________________________.  



PICTURE LIST

	PICTURE  #
	PROJECT NAME
	DESCRIPTION

	
	
	

	
	
	

	
	
	

	
	
	

	
	
	

	
	
	

	
	
	

	
	
	

	
	
	

	
	
	

	
	
	

	
	
	

	
	
	

	
	
	

	
	
	

	
	
	

	
	
	

	
	
	

	
	
	

	
	
	

	
	
	

	
	
	

	
	
	

	
	
	

	
	
	

	
	
	

	
	
	

	
	
	

	
	
	

	
	
	

	
	
	

	
	
	

	
	
	

	
	
	

	
	
	

	
	
	

	
	
	

	
	
	





THIS IS A SAMPLE OF WHAT YOU SHOULD HAVE AS A MINIMUM.  IF YOU DO NOT OBTAIN INFORMATION SUCH AS PROJECT TYPE, LOCATION, OR STATUS, THEN THE REST OF THE INFORMATION IS USELESS.  TRY TO PUT INFO IN THE FORMAT AS IT APPEARS IN THIS SAMPLE..











