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II. Economic Overview

Population & Growth
The population of  the six-county Augusta SMSA stood at 500,000 for the 2000 census. 40% 
of  this population resided in Richmond County, while approximately one-third was located 
in the two South Carolina counties of  Aiken and Edgefield, and the remaining quarter was 
located in the three suburban/rural Georgia counties (see Table 1).

 

	
  

Table 1: Augusta Population Forecasts

The population forecasts used in the Augusta Comprehensive Plan anticipate overall regional 
growth of  44,000 between 2000 and 2010 and total population growth from 2000 to 2030 
of  more than 150,000 (31% increase). Only 20,000 of  this population growth is anticipated 
to occur within Richmond County by 2030. An alternative population forecast prepared for 
the Upper Ogeechee Water Planning area anticipates similar overall regional growth through 
2030, but forecasts population growth in Richmond County of  approximately 37,000 people. 
Based on these growth forecasts, Augusta’s share of  the region’s population is expected to 
decline from 40% in 2000 to 34% to 36% by 2030.

However, as shown on Table 2, residential building activity in Augusta was strong through 

This memorandum identifies 
the economic and socioeconomic 
conditions that could impact the 
stability and growht of Augusta.  
Economic and social factors 
impact  Augusta at a macro 
(Georgia state or South Eastern 
region) and a micro (Old City or 
Augusta Midlands) level.
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Income, Employment & Industry Mix
Table 3 identifies the comparatively low incomes in the Augusta SMSA and Richmond 
County, with overall SMSA incomes 13% below Georgia averages and Richmond County 
incomes 19% below the state. These lower incomes in part reflect the comparatively low 
cost of  living in Augusta. The 2000 census reported that median home value for Augusta 
SMSA was 27% below the national average and median rent was 24% below the nation.

Single Family Units Multi-Family Units
Year Units Year Units

2000 483 2000 42
2001 548 2001 196
2002 565 2002 349
2003 664 2003 224
2004 829 2004 2
2005 604 2005 89
2006 815 2006 0

Table 3: Augusta Per Capita Income

 Lower than average cost of  living and incomes, coupled with reputedly high levels 
of  worker productivity, helps maintain Augusta’s competitiveness in manufacturing 
industries and, recently, has been reflected in substantial growth of  customer service 
information centers (see Table 4). Nonetheless, manufacturing employment in Augusta 
has not been immune from worldwide trends. During the strong 2000 to 2006 economic 
period, manufacturing employment in Augusta SMSA dropped by 20% (largely due to 
capital investment that increased worker productivity)—a pattern similar to the national 
drop of  17% in manufacturing employment during that period. As a result, Augusta’s 
employment mix evolved by 2008 to emphasize health care, retail trade, and lodging and 
dining.

the decade, up until the crisis in national housing 
markets set in. More than 5,400 housing units 
were added in Augusta during the first seven years 
of  the decade. This was balanced in part by the 
demolition of  nearly 800 units. Based on typical 
household sizes for Augusta, these new housing 
units would support a population growth of  
11,000 to 12,000. This suggest that population 
forecasts for the county may be understated. For 
purposes of  this Development Agenda effort, 
we are assuming that Augusta/Richmond County 
population in 2010 will be approximately 211,000 
people. 

Single Family Units Multi-Family Units
Year Units Year Units

2000 483 2000 42
2001 548 2001 196
2002 565 2002 349
2003 664 2003 224
2004 829 2004 2
2005 604 2005 89
2006 815 2006 0

Table 2: Augusta Building Permits 2000-2006
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Single Family Units Multi-Family Units
Year Units Year Units

2000 483 2000 42
2001 548 2001 196
2002 565 2002 349
2003 664 2003 224
2004 829 2004 2
2005 604 2005 89
2006 815 2006 0

Table 4: Augusta Employment Mix 2008

This pattern is further reflected in the list of  
Augusta’s major employers (see Table 5), with 
significant emphasis on the high-tech activities at 
Ft. Gordon and on the education and health care 
sectors. 

 

Single Family Units Multi-Family Units
Year Units Year Units

2000 483 2000 42
2001 548 2001 196
2002 565 2002 349
2003 664 2003 224
2004 829 2004 2
2005 604 2005 89
2006 815 2006 0

Table 5: Major Augusta Employers

Overall regional employment is comparatively concentrated within Augusta, but there are a 
variety of  important employers in the other five counties, including major manufacturers—
Kimberly Clark, Bridgestone, Club Car—and a major concentration of  the nuclear power 
industry in and near Savannah River site. A recent survey of  eight regional nuclear employers 
by Booz Allen Hamilton indicates that employment in this sector is expected top grow from 
9,000 currently to as much as 13,000 in the next five years. 

Despite the comparatively low income levels, Augusta’s emphasis on technical, health care, 
and educational services yields a workforce with higher concentrations of  jobs in professional 
and related occupations than nationally or in Georgia (see Table 6). Between 21% and 22% of  
employed persons in Augusta work in professional occupations. 

Single Family Units Multi-Family Units
Year Units Year Units

2000 483 2000 42
2001 548 2001 196
2002 565 2002 349
2003 664 2003 224
2004 829 2004 2
2005 604 2005 89
2006 815 2006 0

Table 6: Professional Occupation Employees 2000

The growth of  new housing opportunities in the suburbs and rural areas and the higher 
reputation of  Columbia County schools compared to those in Richmond County would 
suggest that these professionals would be concentrated in the suburbs. However, this is not 
the case with professionals constituting 21.12% of  all employed persons living in Augusta 
compared to 21.79% in the suburbs. We can conclude that various niche segments of  
professionals find Augusta an attractive housing choice.
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The strong professional base in Augusta also 
comes despite a comparatively low number 
of  undergraduates in four-year colleges and 
graduate students in the area. Based on the 
estimated 544,400 population of  the SMSA, the 
area would expect to be home to nearly 6,000 
more undergraduates (in four-year colleges and 
universities) and 2,200 more graduate students 
than is currently the case (see Table 7). This 
suggests the strong potential for the expansion 
of  current colleges and universities and/or the 
additional of  other institutions.

Single Family Units Multi-Family Units
Year Units Year Units

2000 483 2000 42
2001 548 2001 196
2002 565 2002 349
2003 664 2003 224
2004 829 2004 2
2005 604 2005 89
2006 815 2006 0

Table 7: Higher Education Enrollment Potential 2010

Tourism & Visitation
The tourism industry provides another important 
economic potential for Augusta, building on the 

major Masters Tournament anchor and the growing heritage market associated with the 
music and career of  James Brown. 

Currently the Augusta Convention and Visitors Bureau (ACVB) reports that more than 
1.5 million people visit Augusta annually generating tourist expenditures greater than 
$366 million and accounting for more than 5,000 jobs. These visitors support the nearly 
8,500 hotel rooms located within the Greater Augusta area (see Table 8). 85% of  these 
hotels rooms are located within 15 miles of  Downtown Augusta.

Single Family Units Multi-Family Units
Year Units Year Units

2000 483 2000 42
2001 548 2001 196
2002 565 2002 349
2003 664 2003 224
2004 829 2004 2
2005 604 2005 89
2006 815 2006 0

Table 8: Greater Augusta Hotel Supply 2009

This hotel supply is heavily weighted toward the more modestly priced Mid-Range 
and Economy hotel products. 96 of  106 properties with five-sixths of  the hotel room 
supply are classified in these categories. Hotel occupancy, moreover, has declined with 
the economic downturn. ACVB reports that average hotel occupancy in the first quarter 
of  2009 was down to 51.5% from 57.2% in 2008 and that aggregate hotel revenue had 
declined by nearly 5%.

Augusta is also evolving into a major location for outdoor recreation tourism, in part 
through the efforts of  the Augusta Sports Council. The city hosted the inaugural ESi 
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been strong, especially for owner-
occupied housing. We have identified 
2,445 homes purchased by owner-
occupants in Augusta in the past 24 
months. The median sales price of  
these homes was $99,000. 90% of  
home sales were in the price range 
from $25,000 to $259,000.

Ironman 70.3 triathlon on September 27, 
2009, with more than 3,400 competitors. 
This placed the Augusta event, in its 
infancy, as the second largest Ironman 70.3 
race in the world. 

In an additional entry into the world of  
high-profile outdoor recreation, Augusta 
will host the 2010  International Mountain 
Bicycling Association (IMBA) World 
Summit in May, which is expected to be the 
largest in IMBA’s history.

Housing Markets
Housing markets have been very active in 
Augusta during the last decade. As noted 
above, more than 5,400 housing units 
were added in Augusta during the first 
seven years of  the decade, though this was 
balanced in part by the demolition of  nearly 
800 units. South Augusta saw the strongest 
residential growth, with approximately 39% 
of  all new Augusta housing units being 
constructed there. This was followed closely 
by Belair with 37% of  new housing. South 
Richmond (13% of  new housing units) and 
West Augusta (10%) also grew substantially.

Sales of  new and existing homes have also 



131Bringing Back the Garden City: Augusta Development Agenda  [Appendix]

III. Greenspace 
System Strategy

Moving Forward on Green 
Infrastructure
Although the barriers to preservation 
can seem large, the power behind any 
comprehensive greenspace program lies 
in wrangling together a strong visioning 
document, backed up with a strong set 
of  land development regulations, and the 
insight to strategically leverage opportunity 
as it presents itself.  This all happens 
through the coordinated efforts of  many 
individuals and institutions.  

The entire program will need to be 
aggressive in its goals.  It will need to be 
prepared for the opportunities that will 
come along by creating an inventory and 
tracking system of  potential greenspace 
parcels.  It will need an ambitious plan 
with a comprehensive community outreach 
program. And it will need a higher level of  
inter-governmental organization to promote 
and implement the vision. 

Greenspace should be considered in routine 
governmental procedures such as:

•	 Rezoning review

•	 New development review

•	 	Public Works applications

The goal being to bring greenspace 
up for automatic consideration during 
routing governmental procedures.  While 
it is important to have a public outreach 
component to educate people of  all ages 
and station in life about the benefits of  and 
sacrifices for quality open space, it is even 
more important to change the surrounding 
regulatory systems to create a simple 
process that incentives environmentally 
sensitive choices over standard development 
practices.  We should make powerful 
defaults that do the ‘right thing’, because 
organizations often have a difficult time 
with changing their defaults.

Process for creating “Development 

This memorandum provides 
insight and intial thoughts on 
promoting a more sustainable 
approach to development.  This 
refers to both the development of 
an integrated greensapce network 
of ‘hubs’ and ‘links’ and codifying 
low impact, sustainable building 
practices.
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Principles”
Deciding where to encourage development 
and where to protect natural resources is 
a difficult issue that cities have to balance.  
Particularly engaged in this issue should be 
the building community, the land trust, and 
the city. 

These groups should come together in 
a structured series of  meetings to create 
a recommended list of  development 
principles that support green infrastructure 
planning.  These include regulations 
typically found in public work standards, 
subdivision regulations, storm water 
management and zoning. 

This process would be a monumental step 
towards the promotion of  environmentally 
sensitive development in Augusta-
Richmond County through code, policy, 
and regulatory updates.  The discussion 
itself  would generate new ideas about 
development practices within the county 
and foster better communication and 
relationships amongst the city, community 
associations, environmental groups, and the 
development groups.  

The expected outcome of  the 

process would be a list of  regulatory 
recommendations to be voted into 
city legislation by the Commissioners 
encompassing the following topics:

Subdivision Regulations	
•	 Residential street widths, create a 

subdivision roads matrix table
•	 	Street and block length restrictions
•	 	Right of  way widths (encourage design 

flexibility to allow for various methods of  
movement, accessibility, and storm water 
inflow)

•	 	Promote bio-retention islands and storm 
water treatment in roads and paving 
materials

•	 	Open Space design (make Conservation 
Design Developments the ‘default 
option’)	

•	 Appropriate lot development with 
setbacks and frontage dimensions

•	 	Sidewalks (develop biking and walking 
plan for neighborhoods and schools)

•	 	Encourage permeable surfaces / rooftop 
harvesting

•	 	Open Space Management through Home 
Owners Associations

Zoning	
•	 Make natural resource management a 

clear priority

•	 	Enforce landscaping requirements (tree 
conservation and planting)	at each 
change in property ownership	

•	 	Strengthen stream buffers and public 
accessibility provisions

•	 	Establish Transferable Development 
Rights within the city

•	 	Establish density bonuses and 
conservation design development 
ordinances

Public Works Standards		

•	 Storm water management and aquifer 
protection

•	 	Reduce existing pollution loads through 
Low Impact Development regulations

•	 	Develop incentive programs
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Process for creating “Green 
Infrastructure” plan
In the interim, in order to start identifying 
existing and potential “hubs” and “links”, 
before a permanent Green Space City 
Coordinator has been appointed, a 
committee should develop a plan for a 
county wide greenway system.  City staff  
from Planning, Parks and Rec, Police and 
Public Works should work with a cross 
section of  citizens including neighborhood 
leaders, hotel / tourism managers, 
environmental planners, and developers to 
discuss and design a strategic plan outlining 
goals and strategies for the protection of  
greenspace and its public accessibility.

The first priority should be to work with the 
PATH Foundation and the Land Trust in 
creating a map that locates all the properties 
that meet the definitions of  potentially 
protected greenspace.  Evaluation criteria 
should be developed for prioritizing sites 
throughout the county for protection.  
And policies should be implemented to 
promote the creation of  greenspace.  This 
group should work with the ‘Development 
Principles’ process to review current tools 
and research tools used elsewhere, to 

evaluate the full extent of  what is possible 
for the County. 

The expected outcome of  the process 
would be to integrate the conservation 
plan into local government operations 
encompassing the following areas:

Potential Methods to be Discussed
•	 Acquisition Methods: All land does not 

need to be publicly owned, however, 
tittle acquisition is often the bet method 
to ensure that lands are protected in 
perpetuity.

•	 Regulatory Methods: Effective land use 
controls should encourage developers to 
contribute to land conservation programs 
by prescribing what the community wants 
and offering rewards for meeting goals.

•	 Incentive Programs rely on voluntary 
land owner involvement and avoid 
controversial property rights issues

•	 Funding: Preserving land in perpetuity 
requires strong partnerships and multiple 
sources of  funding.  

There are two sides to creating 
an integrated greenspace system.  
One is a passive strategy of 
preventing further damage 
through increasing development 
regulations as mentioned on the 
prior page.  Two, is an active 
strategy of creating quality 
open spaces through planned 
conservation measures by an 
active leadership structure. 
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IV. Context Sensitive 
Solutions

A Framework for Road and 
Street Design
The road system can be visualized as 
a network of  mixed-use avenues and 
boulevards that link key destinations 
throughout Augusta.  These routes will 
be reinforced by the development of  
prototype communities at key nodes along 
them.  The concept will be enhanced by 
layering on a “Garden City” treatment of  
targeted gateways, corridors, and beauty 
spots.  Special strategies will be explored 
for the main entrances into the State of  
Georgia and Augusta from South Carolina.

Context Sensitive Solutions
The concept of  designing major urban 
thoroughfares (arterial routes and collector) 
according to the context in which they 
are located is an emerging practice 
that is being studied and formulated 
on a national level by the Institute of  
Transportation Engineers, the Congress 
on New Urbanism, Federal Highway 
Administration, and the Environmental 
Protection Agency.  On a state level, the 

Georgia Department of  Transportation 
has espoused the new design approach 
and published a manual of  practice on 
the subject that includes in its purpose 
statement, Context Sensitive Solutions 
(CSS) is an important part of  future 
planning and design projects in Georgia, 
and our goal is that GDOT will be among 
the transportation leaders in the exchange 
of  CSS ideas and concepts.”  The stage 
is thus set, and the opportunity exists 
for Augusta to be the laboratory where 
these new design approaches can be 
demonstrated at a real life scale.

Context Sensitive Solutions balance the 
competing needs of  diverse stakeholders 
beginning in the earliest stages of  road 
project development;  provides flexibility 
in applying design standards to produce a 
facility that is useful to all users regardless 
of  the mode of  travel they choose; and 
incorporates aesthetics as an integral part 
of  the design.  CSS considers community 
objectives, stakeholder priorities, land uses, 
and abutting activities to establish the urban 
design context (either existing or desired).  
This context zone is then considered 
along with the traffic-moving functional 
classification to determine a thoroughfare 

The technical memorandum 
discusses Context Sensitive 
Solutions as an enabling strategy 
to build a greener, better 
Augusta.  
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Context Zone Characteristics
Context 

Zone Distinguishing Characteristics General Character

C-1 Natural Natural landscape Natural features

C-2 Rural Agricultural with scattered development Agricultural activity and natural 
features

C-3 Suburban Primarily single family residential with walkable 
development pattern and pedestrian facilities, 
dominant landscape character

Detached buildings with landscaped 
yards

C-4 General 
Urban

Mix of housing types including attached units, 
with a range of commercial and civic activity at the 
neighborhood and community scale

Predominantly detached buildings, 
balance between landscape and 
buildings, presence of pedestrians

C-5 Urban 
Center

Attached housing types such as townhouses and 
apartments mixed with retail, workplace and civic 
activities at the community or sub-regional scale.

Predominantly attached buildings 
landscaping within the public right of 
way substantial pedestrian activity

C-6 Urban 
Core

Highest-intensity areas in sub-region or region, 
with high-density residential and workplace uses, 
entertainment, civic and cultural uses

Attached buildings forming sense of 
enclosure and continuous street wall 
landscaping within the public right 
of way, highest pedestrian and transit 
activity

Districts To be designated and described locally, districts are 
areas that are single-use or multi-use with low-density 
development pattern. These may be large facilities 
such as airports, business parks and industrial areas.

*  General descriptions and characteristics of  the full range of  Context Zones. This report focuses on urban zones (C-3 through 
C-6).

type.  

Aesthetic treatments are included as a part 
of  the plans throughout the design process.  
But, while aesthetics are considered 
integral to all context sensitive street design 
processes, there are different degrees of  
landscaping and street furnishings that 
may layered on to the design based on 
community priorities.

Functional Classifications
The roadway system of  Augusta is 
a network of  interstates, highways, 
commercial arterial routes, and local 
streets.  From a functional point of  view, 
these routes are classified according to the 
Georgia Department of  Transportation’s 
system, as follows:

Functional Class

•	 Urban Interstate Principal Arterial

•	 Urban Freeways and Expressways

•	 Urban Principal Arterial

•	 Urban Minor Arterial
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Thoroughfare Types
The development agenda concentrates on 
thoroughfares that serve existing urban and 
suburban areas and those that will likely 
undergo future development within the 
time horizon of  the Plan, specifically those 
within Context Zones C-3 through C-6.   
The types of  thoroughfares are organized 
by a classifying system that governs the 
design criteria of  the thoroughfare and 
along with the surrounding context is used 
to determine the physical configuration 
of  the traveled way, intersections, and the 
roadside.  

The major categories are called boulevards, 
avenues, and streets. 

•	 Highway – a two-lane or larger roadway 
with ditch sections to accommodate 
regional and local traffic at higher speeds. 

•	 Boulevard – a divided thoroughfare with 
curbs that serve a mix of  regional and 
local traffic and accommodate the most 
important transit routes.

•	 Avenue – a curbed road of  up to four 
lanes, with or without a median, that 

serves a mix of  regional and local traffic.

•	 Street – generally a two-lane curbed road 
that serves predominantly local traffic.

Applying Context Sensitive Solutions in Augusta 
The concept of  using context zones, 
thoroughfare types, and functional 
classifications to develop the design 
proportions and details of  a roadway 
will lead to more attractive designs that 
support activities along the way.  As the 
intensity of  adjacent land uses increases, the 
roadside accommodates greater diversity 
of  functions and the thoroughfare design 
changes to support the entirety of  activities.  

Therefore, to determine the design 
criteria for a given road, a new process 
is followed.  First the Functional 
Classification is determined from the 
Functional Classification Map maintained 
by the ARTS metropolitan transportation 
planning organization.  The Context 
Zone is selected by consulting this 
Development Agenda, the Comprehensive 
Plan, other area plans, zoning codes, 
historic district maps, and future land use 
plans; considering pedestrian and transit 
activity; studying context characteristics 
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Urban Thoroughfare Design Characteristics

Urban 
Number of 
Through 
Lanes

Design 
Speed 
(mph)

Operating 
Speed (mph)

Intersection 
Spacing

Transit 
Service 
Emphasis

Median Curb 
Parking

Bicycle 
Facilities

Freight 
Mvmt.

Boulevard 4 to 6 35-40 30-35 660 to 1,320 
feet

Express and 
Local

Required Optional Bike Lanes or 
Parallel Route

Regional Truck 
Route

Multiway 
Boulevard

4 to 6 30-40 (20 
in access 
roadway)

25-35 660 to 1,320 
feet (400 to 
600 feet for 
access lanes)

Express and 
Local

Required Yes on access 
roadway

Regional 
Route / Local 
deliveries only 
on access 
roadway

Avenue 2 to 4 30-35 25-30 300 to 660 
feet

Local Optional Yes Local Truck 
Route

Street
2 30 25 300 to 600 

feet
Local Optional Yes Local 

Deliveries 
Only
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beyond the thoroughfare, including 
adjoining neighborhoods and districts; 
and discovering community goals and 
objectives.  The Thoroughfare Type is then 
selected that best accommodates these 
criteria for desired level of  urban qualities, 
such as compactness, degree of  mixed 
land uses, transit, freight, bicycles, parking, 
walkability, etc.  The aesthetic goals of  the 
city are then overlaid based on a major 
system of  designated Garden City Gateway 
locations and Garden City Corridors, and 
a lesser sprinkling of  specific Garden City 
Beauty Spots to produce, over time, a 
distinctive Augusta Streetscape system.  

Encouraging Supportive Adjoining Development 
This context sensitive street system covers 
the public portion of  Augusta’s gateways 
and corridors.  Add on to this system 
some improved treatments for abutting 
development, (based on enhancing the 
present street yard, landscaping, and signage 
criteria), and the “View from the Road” will 
be greatly improved.  The Development 
Agenda will explore these types of  
enhancements that will help achieve the 
desired results.

Augusta Development Agenda 
A Potential Way of Visualization/Organization/Prioritization 

Augusta Gateways and Corridors 

  Thoroughfare Types 
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Principal Arterial                 
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Collector                 
                  
Local                 
                  
Beautification Overlay Designations: "Garden City" Corridors   
   "Garden City" Gateways    
   "Garden City" Beauty Spots   
The Context Sensitive Solution (CSS) relationship between functional classification 
and thoroughfare type, with beautification overlays. 
Source:  Adapted from Institute of Transportation Engineers (ITE) Context Sensitive Solutions in Designing 
Major Urban Thoroughfares, www.ite.org, Fact Sheet 4. 

 
 
Encouraging Supportive Adjoining Development  
 
This context sensitive street system covers the public portion of Augusta’s gateways and 
corridors.  Add on to this system some improved treatments for abutting development, (based on 
enhancing the present street yard, landscaping, and signage criteria), and the “View from the 
Road” will be greatly improved.  The Development Agenda will explore these types of 
enhancements that will help achieve the desired results.  


