IV.  AREA ANALYSIS







A.  SITE DESCRIPTION AND EVALUATION

1.  LOCATION

      The subject site consists of two vacant and undeveloped areas of land along Blackshear Road in northeastern Cordele, Georgia. Site “A,” where the majority of the apartments would be located, sits back from the road with only the entrance adjacent to Blackshear Road.  Site “B” is located to the east of site “A.” Located within Crisp County, Cordele is 143.0 miles south of Atlanta and 39.0 miles northeast of Albany, Georgia.

2.  SURROUNDING LAND USES
      The subject site is within a partially established area of Cordele, Georgia.  Surrounding land uses include a nursing home, an assisted-living facility, apartment complexes, single-family homes, churches and undeveloped land.  Adjacent land uses are detailed as follows: 

	North -
	Directly north of the site are the Blackshear Villas assisted-living facility and the Willow Apartments. Across Blackshear Road to the north are a school, the Pecan Grove Apartments and single-family homes.  Further north is the Cordele Airport.  

	East - 
	To the east of the site is a church and several single-family homes scattered along Blackshear Road.  Further east is primarily undeveloped land and Interstate 75.  

	South -
	Adjacent to the southern border of the site is an alley that runs east to west.  Across the alley are several single-family homes.  Further south are single-family homes and some wooded areas.

	West -
	Adjacent to the west edge of the site is the Crisp Regional Nursing/Rehab Center.  Further west is a church and a public housing development.


Overall, the subject property fits well with the surrounding land uses and should contribute to the marketability of the site. The nursing home, assisted-living facility, apartment complexes and single-family homes in the site area are primarily in good condition.  

3.  VISIBILITY AND ACCESS
The subject property is located along the south side of Blackshear Road, a moderately traveled road in Cordele, Georgia.  Traffic is mainly residential as Blackshear Road leads primarily to area houses and apartment complexes.  Visibility is poor, as the apartment buildings in site “A” would sit behind the existing Blackshear Villas assisted-living facility and the Willow Apartments.  A narrow entryway is the only part of site “A” that would be visible from Blackshear Road.  Site “B” has one building that would be visible from the road.  Access to the site is convenient for both east and westbound traffic.

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

The area is served by various shopping opportunities.  Numerous shopping plazas and specialty stores are located along Sixteenth Avenue approximately 1.5 miles south of the site.  Cordele Market Place, located 1.6 miles south of the site, includes Wal-Mart Super Center and eight other retailers.  Winn-Dixie Marketplace offers a Winn-Dixie grocery store, Moore’s department store, and a Dollar General, and is located 1.7 miles south of the site. In addition, Cordele Square, located 1.8 miles from the site, offers over 10 retailers including Harvey’s Supermarket, Belk department store, Goody’s department store, Family Dollar, and CVS Pharmacy. A variety of shops are located in the downtown shopping district, 1.9 miles southwest of the site.  Cordele’s two largest grocery stores are located within 2.0 miles of the site. 

b.   Employers/Employment Centers
The subject site is near numerous employment opportunities.  Major area employers include Westcast, Lasco Bathware, Best Manufacturing, Nexfor Norbord, Harris Group, Classic Surrounds, and Nationwide Homes, all of which are within 10.0 miles of the subject site.  A list of the area’s largest employers is included in the “Economic Analysis” section of this report.  

c.   Recreation Areas and Facilities
There are six parks within 5.0 miles of the subject site.  Britt Williams Park, the areas largest park, offers playgrounds, picnic areas, baseball diamonds and basketball courts.  The Georgia Veterans State Park, located approximately 8.8 miles west of the site, offers over 500 acres of land and includes two museums, a swimming pool, playground, and a lake for swimming and fishing. There are three fitness centers within 4.5 miles of the site, while the Lake Blackshear YMCA is located within 2.0 miles west of the site. The Cordele Community Clubhouse is 1.9 miles southwest of the site.

d.  Entertainment Venues 

Various entertainment options are available in the Cordele area. The Cordele Motor Speedway offers car racing and live entertainment and is located within 2.5 miles from the site.  Martin Triple Theater, the local movie theater, is located 1.8 miles south of the site.  The SAM Shortline Southwest Georgia Excursion Train offers a historic trip through the area.  The Cordele Farmers’ Market is a popular local attraction, which promotes the watermelon, the crop for which Cordele is known.  

e.   Education Facilities
The Crisp County Public School System serves the subject site area. The elementary, middle, and high schools that serve the site are within 4.5 miles of the site.  

The South Georgia Technical College, which offers technical certificate and associate degrees, is located 34.0 miles west of the site. 

The nearest four-year higher education institution is Darton College, located 46.0 miles southwest of the site in Albany, Georgia.  The school also has a satellite campus in Cordele, which offers primarily business related courses.

f.  Social Services
The Cordele City Hall, which includes most local government services, is located 1.3 miles west of the site.  The Cordele-Crisp Carnegie Public Library is 1.5 miles southwest of the site.  The Senior Center, which includes numerous social, educational, and counseling programs to elderly residents, is within 3.1 miles southwest of the site.  

g.  Transportation Services
The Dooly-Crisp Unified Transportation System serves the area.  The bus service does not have preset stops, but is open to the public on an as-needed basis.  The site has very convenient access to Interstate 75 and US Routes 41 and 280.

h.  Public Safety
The Cordele Police Department and the Cordele Fire Department Station One both maintain their offices next to city hall, approximately 1.3 miles west of the site.  The Crisp Regional Hospital is located just 1.1 miles west 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.  The neighboring buildings are in good condition, however, they obstruct visibility of the site because the site sits behind the assisted-living facility and the Willow Apartments.  Therefore, visibility is considered poor.  Accessibility is considered good as the site can be easily reached from both the east and west.

The site is within close proximity to shopping, employment, recreation, entertainment, and education opportunities.  Social services, public transportation, and public safety services are all within 2.5 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. 

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 Cordele 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. 

The Cordele PMA includes the entire city of Cordele and some outlying areas around Cordele.  The boundaries of the PMA include Georgia Highways 27 and 215 to the north, Dockweiler Road to the east, Mud Road, Coffer Road and McKenzie Road to the south, and Coney Road and McCay Road 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.  Because Cordele is the largest city in the area, support can be expected from rural areas around Cordele, including Vienna.  Vienna has few community services to offer, and residents are likely to consider Cordele an appealing alternative.  In addition, Dooly County and Crisp County work together in many ways and moving from one county to the other is not an issue.  The areas further east, south and west may provide some support, but not enough to be considered in the Primary Market Area; the distance from these areas to Cordele is far, therefore, it is unlikely that many residents would make that move.  

A map delineating the boundaries of the PMA is included on the following page.
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