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. INTRODUCTION

This report is for the purpose of documenting some preliminary analysis of the known and
potential development in the Woodbine area, establishing some assumptions about the mid-
term (15-year) future, and providing preliminary development projections for this period.
This is a preliminary piece, but it attempts to put into this concise report some data that can
be refined collectively by the planning team, which can be used to assist our programming
and planning efforts. In light of the many activities currently ongoing in and around
Woodbine, one thing and one assumption are clear: for Woodbine the past does not equal
the future.

The analysis in this report builds upon and references a previous study prepared by William
Christian & Associates (WCA) in 2004, entitled Woodbine Business District Market
Study.
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1. RESIDENTIAL ANALYSIS

The following sets of residential development are currently known to be either highly likely
or likely in any future Woodbine scenario. These are projects we know will happen; any of a
number of other lands may also develop that could be annexed into Woodbine or which
would fall into the trade area of Woodbine businesses. The projections following that deal
with additional households and population are based on five-year increments of growth.
There are three main sources of residential growth that drive the projections made here.

These three main residential growth sources are as follows.

Infill Residential Development within the existing city limits of Woodbine. This infill
development is expected to occur on vacant land that exists within the current city limits.
Our projection is based on the assumption that the city will undertake some efforts to assist
and promote compatible infill development. In Figure 1, on the following page, this vacant
land is identified in yellow. This land represents some highly marketable, eminently
developable opportunities for real estate entrepreneurs. There are an estimated 318 acres of
this vacant, potential infill land within the current Woodbine city limits, or about 25 percent
of the 1,200 acres that currently lies within unincorporated Woodbine.

We do not have an estimate of how much of these 318 acres is developable. There are
scattered pockets of wetlands in this area. In addition, although this analysis has not dealt
with redevelopment opportunities on underutilized or obsolete structures, these
opportunities also exist in Woodbine and offer additional possibilities for rehabbing or
redevelopment.

For purposes of our analysis here to develop some projections of potential housing (and
commercial) development, we have assumed that about 100 acres (roughly one-third) of this
vacant land will be put into open space. This amount could be a combmation of wetlands,
open space and park space, but specifically planned in this master planning process to come
together over time into an integrated system that meets the city’s open space and recreational
needs. This planning should also be cognizant of the possibilities of creating “greens” or
other amenities to front housing and other infill development on.

On the remaining “infill” lands, which comprise about 200 acres after netting for
nonresidential development that will be discussed later in this report, we project 600 housing
units, or three units to the gross acre. This level of infill construction, in conjunction with
the 30 percent park and open space set-aside, would be in keeping with the overall densiry
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framework of Woodbine, and would allow for a variety of infill residential products,
including low, medium and higher density single family, townhouses, and some multifamily
products, both for-sale and rental. All of these housing types could be accommodated in the
city and would cumulatively produce a diverse and interesting housing stock.

Based on WCA market analysis, the immediate term development market could support all
of the housing product types identified, with prices for ownership housing in the range of
$135,000 and up into the $300,000’s for homes on larger lots or lots fronting an amenity
such as a lake or green space.

Satilla River Landing is a development located on the Satilla River that was annexed into
Woodbine in 2004. This project is comprised of 144 single family lots, all of which are sold.
The majority of them were sold to non-resident buyers from upstate Georgia. In the near
future, when the pump station testing is completed at the site, new home construction
activity should begin. We project that there will be a strong surge of construction activity in
the first five years, which will taper off in subsequent years.

Satilla River Bluffs is a proposed project along the Satilla River east of Woodbine. A large
project at 1,500 acres and a projected, but preliminary, 2,500 units, Satilla River Bluffs will
petition Woodbine for annexation and approval. Reportedly, the first phase of this project is
approximately 600 units. The city is in favor of annexation and will likely extend services to
this area. In fact, the developer of Satilla River Bluffs is expected to assist the funding of
upgrades to Woodbine’s water and sewer systems. The developer has also made other,
informal offers of assistance and land to the city. According to Satilla River Bluffs’
Development Plan submittal to Woodbine (dated October 28, 2005), the project is
anticipated to be developed in four phases over the next ten years, with construction
beginning in 20C6.

The following provides our assumptions for making projections regarding residential growth
in Woodbine. This growth includes only the previously discussed, currently known potential
growth within the predicted city limits of Woodbine. There is a strong possibility that this is
a “low-ball” projection about Woodbine’s growth insofar as the city may continue to
promote a policy of annexation and expansion of city services delivery and grow well beyond
this forecast.

Nevertheless, the following summarizes a projection, based on current knowledge of the
mid-term, fifteen-year residential growth potential in Woodbine.
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