IV.  AREA ANALYSIS







A.  SITE DESCRIPTION AND EVALUATION 

1.  LOCATION

The subject site is the existing Maxwell House Apartments, located at 1002 Greene Street, in the central portion of Augusta, Georgia.  Comprised of a 10-story, brick exterior building and two adjacent parking lots, the site property is situated on the southern edge of Augusta’s central business district.  Located within Richmond County, Augusta is situated on the west bank of the Savannah River and is approximately 145.0 miles east of Atlanta.  

2.  SURROUNDING LAND USES
      The Maxwell House Apartments is located two blocks south of the main commercial center of Augusta’s downtown district.  Surrounding land uses include historic single-family homes, various auto service facilities, paved parking lots, and an assortment of light industrial buildings.  Adjacent land uses are detailed as follows: 

	North -
	Four-lane Greene Street, which includes a landscaped grass median, borders the site directly to the north. Farther north is a paved parking lot and the three-story Cobb House Apartments, in good condition.

	East - 
	Two-lane 10th Street borders the site directly to the east. Farther east is a paved parking lot and the small Holy Trinity Greek Orthodox Church.

	South -
	The two-story Augusta Auto Clinic, in average condition, borders the site to the southwest. Four-lane Telfair Street borders the site to the south, and a small parking lot and the Southern Finance Company Loans building, in good condition, borders the site to the southeast.

	West -
	A narrow, paved parking lot borders the site directly to the west. Farther west is the 1030 Building, a two-story brick exterior structure in average condition, which houses the Special Occasions Inc. catering office, CSRA Bail Bonding Service, Finishing Touch Fine Linen Rental, and Greene Streets Food & Spirits.


Within recent years, the downtown area of Augusta has steadily been improving with new businesses and retail shops moving into the area.  Two city blocks north of the site along Broad Street, various new restaurants and loft apartments have been developed over the last five to eight years. Most properties within close proximity to the site are in average to good condition and should have an overall positive impact on the site.  It is noted that the subject site includes five ground floor retail tenants. 

3.  VISIBILITY AND ACCESS
The subject property is at the southwest corner of Greene and 10th streets, in the central portion of Augusta.  Traffic is considered moderate, although traffic notably increases during daytime commuting hours.  Greene Street is a primary four-lane east/west arterial on the southern edge of Augusta’s downtown area.  Pedestrian traffic is noticeable along the sidewalks during daytime hours.  Visibility and access are both considered excellent. Greene Street transitions into the Calhoun Expressway, a four-lane divided thru-fare that provides access to northwestern portions of Augusta, 0.2 miles west of the site.

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

The area is served by various shopping opportunities, although Augusta’s significant areas of retail are centered along the city’s outskirts along Interstates 20 and 520.  A notable tenant of the subject property’s ground floor shops is the Jackson’s Maxwell House Pharmacy.  The nearest grocery is a Kroger supermarket located in the Central Square Plaza, which also includes nine specialty retailers.  This plaza is 0.9 miles from the site along 15th Street.  The Laney IGA Supermarket is another nearby grocery, located at the corner of Laney Walker Boulevard and Summer Street, 1.0 mile south of the site.  A Family Dollar is also located at this intersection.  A dense amount of retail is located along Washington Road from Interstate 20 to W. Vineland Road, which is within 3.5 miles from the site.  The Augusta Mall, which includes over 100 retailers, is located along Wrightsboro Road at Interstate 520, approximately 6.2 miles west of the site.  The Augusta Exchange shopping center provides an additional area of dense retail development, situated at Wheeler Road and Walton Way, 6.5 miles west of the site.  This area of retail includes numerous big box retailers, such as Best Buy, Old Navy, Borders, and Target.  

b.   Employers/Employment Centers
The subject site is at the southern edge of Augusta’s central business district.  Most major downtown employers, such as Wachovia Bank as well as most city and county administration offices, are within 0.8 miles of the site.  The site also is in excellent proximity to the retail centers of the Medical College of Georgia and University Hospital, both of which are within 1.0 mile of the site.  Additional major manufacturing-based employers include E-Z Go/Textron, Quebecor World, and International Paper, all of which are within 10.0 miles of the site.  The area’s largest employer, Fort Gordon, is situated approximately 9.5 miles southwest of the site.  A list of the area’s largest employers is included in the “Economic Analysis” section of this report.  

c.   Recreation Areas and Facilities
Augusta’s Riverwalk, a six-block pathway lining the Savannah River, is 0.5 miles north of the site and is commonly used by area joggers and bikers.  A 17-acre botanical garden is situated between Tatnall Street and the Savannah River, 0.6 miles northwest of the site.  Northern portions of the 1,100-acre Phinizy Swamp Nature Park are 1.1 mile southeast of the site.  This preserve includes walkways over wetlands, nature viewing areas and an educational and visitors center.  A local YMCA is along Milledgeville Road, 3.3 miles southwest of the site.  There are five fitness centers/health clubs located within 5.0 miles of the site. 

d.  Entertainment Venues 

Over 40 restaurants and 100 specialty shops are located throughout Augusta’s downtown district, most of which are within 0.6 miles from the site.  Downtown also includes Artists’ Row, a series of renovated buildings in the 1000 block of Broad Street, 0.3 miles north of the site.  The Morris Museum of Art and Fort Discovery National Science Center are along the Savannah River, within 0.6 miles of the site.  Augusta’s Civic Center, where various concerts and exhibitions are held, is along 7th Street 0.5 miles south of the site.  The William Bell Memorial Auditorium, located 0.4 miles from the site, also holds a variety of musical and theatrical performances.  The Jesse Norman Amphitheatre, an open-air theater, is located along Augusta’s Riverwalk 0.4 miles north of the site.  The Augusta National Golf Club, home setting for the Masters national golf tournament, is located 4.1 miles northwest of the site.

e.   Education Facilities
The Augusta-Richmond County School District serves the subject site area. The elementary, middle, and high schools that serve the site are within 4.0 miles of the site.  

Augusta Technical College, a two-year institution that typically has 2,300 students, is located 7.4 miles south of the site. 

The Medical College of Georgia, Paine College and Augusta State University all are four-year colleges within 4.0 miles from the site.  Augusta State University, which has an average fall enrollment of approximately 5,000 students, is the largest of the three schools and is 3.9 miles west of the site. 

f.  Social Services
The Augusta-Richmond County Municipal Building, which includes most local government service, is located 0.5 miles east of the site along Greene Street.  The Augusta Public Library is within 0.2 miles east of the site, located along the south side of Greene Street.  The Senior Center of Augusta is located along 15th Street, 1.2 miles west of the site.  

g.  Transportation Services
Augusta Public Transit (APT) is a public bus service that serves Augusta and surrounding communities.  The nearest bus stop is along the north side of Greene Street, within 0.1 mile from the site.  The site has excellent access to the Calhoun Expressway, which provides a direct link to Interstate 20.

h.  Public Safety
The Augusta-Richmond County Sheriff’s Department maintains its main office at 401 Walton Way, 0.8 miles southeast of the site.  A local fire department station is situated along Tatnall Street, 0.7 miles northwest of the site.  University Hospital is 0.4 miles southwest of the site.  Additionally, the VA Medical Center is located 0.6 miles from the site.  

5.  OVERALL SITE EVALUATION 

The surrounding land uses to the site will have an overall positive impact on the marketability of the site.  The site is one block from the local library and within six to ten city blocks from many downtown and Riverwalk destinations.

The downtown area of Augusta has been steadily redeveloping; however, crime and safety remain an issue within the subject site area, particularly among seniors.  Loitering and the presence of homeless persons were witnessed near the subject site area upon inspection.  According to interviews with city officials and local apartment managers, car break-ins occur frequently within Augusta’s downtown area, and are the area’s most frequent criminal offense.  It is recommended that a night security patrol and/or a security gate protect the site’s two adjacent parking lots.  Additional lighting also is recommended for the site’s lots.  

The site has excellent proximity to Augusta’s downtown cultural, health care and entertainment offerings.  The site is within reasonable proximity to shopping, employment, and education opportunities.  Social services, public transportation, and public safety services are all within 0.9 miles of the site.  The site has good access to Interstate 20, Augusta’s major highway.  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. 

INSERT COMMUNITY SERVICES MAP 

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 Augusta Site PMA was determined through interviews with area leasing and real estate agents, government officials, 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. 

The Augusta Site PMA includes the central and southern portions of the city of Augusta.  The boundaries of the PMA include the Savannah River to the north, Interstate 520 to the south, Interstate 520, Wrightsboro Road, Heard Avenue, and Milledge Road to the west.

A small portion of support may originate from some additional areas outside of the selected PMA; however, we have not considered any secondary market area in this report.  The city of North Augusta, South Carolina was not included within the PMA. According to several Tax Credit apartment managers in the area, North Augusta’s residents, in most cases, would not move south into Augusta.  It is also noted, that recent construction has occurred of more than $300,000 homes along the Savannah River in North Augusta.  

Areas of western Augusta were not included, as there is an abrupt transition from low- and moderate-income households to high-end historical homes to the west of Heard Avenue and Milledge Road, which comprise the western boundary of the PMA.  Most of the subject site’s support is expected to originate from the central portion of Augusta, as well as from various neighborhoods throughout the southern portions of Augusta within the Interstate 520 outer-loop.

A map delineating the boundaries of the PMA are including on page ____ of this report.

INSERT PRIMARY MARKET AREA MAP (PMA)










